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New Agent Guide

At Alliance Title, we take great pride in the opportunity to be part of one of the most important decisions a person can make 
in a lifetime. 

It takes a group of providers, working as a team, to make the closing process a positive and enjoyable experience. To be part 
of the closing experience as we work closely with real estate agents, lenders, builders, attorneys, buyers, and sellers,  
is something we as a team look forward to! 

We’ve prepared this guide to share the tools and resources that we have available. We believe our most important and 
valuable resource to you is our people. We have staff members in all of our departments who serve with an uncompromising 
standard of professionalism, every step of the way. 

It takes a highly skilled team to create a smooth closing – and we hope you will choose Alliance Title to be part of your team!
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What is Escrow?

When escrow involves real estate, it refers to funds and documents that are held by an impartial third 
party, such as Alliance Title & Escrow, LLC, on behalf of the buyer and seller and/or lender during the 
course of the transaction. The funds are distributed and documents are recorded only in accordance 
with the written instructions received from the parties. 

People buying and selling real estate open an escrow for their protection and convenience. All parties 
rely on the escrow holder to faithfully carry out their mutually agreed upon instructions relating to the 
transaction, or to advise them if any of the instructions are contradictory or cannot be completed. 

Once all terms and conditions of the written instructions have been fulfilled, and all closing conditions 
are satisfied, the escrow is closed and the transfer of property and money is completed.

ESCROW 



At Alliance Title, we take pride in providing the best overall closing experience for our agents, lenders, 
and their customers. To help make your next transaction as smooth as possible, review these useful tips.

Provide the following to your escrow team:

•	 A commission verification form.  

•	 Phone numbers, email addresses and/or fax numbers for your clients and/or the lender  
they are using. 

•	 Will any of the parties be using a Power of Attorney (POA)? 

•	 Are any of the parties in title incapacitated or deceased? 

•	 Has a change in marital status occurred for any of the principals? 

•	 Has there been a name change for any of the principals? 

•	 Will the property be transferred into or from a trust, partnership, corporation, or Limited 
Liability Company? 

•	 Has there been any construction on the property in the last six months? 

•	 Will the principals be present to sign closing documents at our local Alliance Title office,  
or will we need to arrange a mobile notary for signing out of the area? 

•	 Will any of the parties be setting up a 1031 Exchange as part of this sale transaction? 

•	 Is the current owner a foreign seller, potentially subject to IRS FIRPTA withholding? 

•	 Did the seller do a modification, deferment, or forbearance of the existing mortgage loan? 

•	 Proceeds, if any, must be payable to the owner of record. If there is an entity such as a 
trust, partnership, Corp, or LLC, please be sure they have a bank account in the entity name 
prior to closing. 

•	 Any additional insight or information regarding your customer(s) that may help make the  
process go smoothly the day of closing, such as your customer(s) need for a translator;  
they are visually, audibly, or physically impaired; require separate signings due to an  
unamicable divorce scenario, out of state buyer/seller, etc.  

•	 All parties signing documents must have a current driver’s license or other valid 
government-issued photo I.D. 

Always remember that while we will do everything we can to ensure that your customers have the best 
overall closing experience with Alliance Title, your escrow team is a neutral third party and cannot 
represent the buyer, or seller, or negotiate on their behalf.

ESCROW 
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ESCROW 

CLOSING COSTS – WHO PAYS FOR WHAT 

     THE SELLER CUSTOMARILY PAYS FOR: 
			   •  Owner’s title insurance premiums

			   •  Escrow fee – 50%

			   •  Real estate commission 

			   •  Document recording and release fee for deed of reconveyance

			   •  Any loan fees required by buyer’s lender

			   •  Payoff of all loans in seller’s name or against the property 

			   •  Interest accrued by lender being paid off, statement fees, reconveyance / release tracking fees,  
     		          and any prepayment penalties

			   •  Any judgments, tax liens, etc. against the seller, including the cost of recording the 
		          release document

			   •  Any and all delinquent taxes 

     THE BUYER CUSTOMARILY PAYS FOR: 
			   •  Lender’s title policy premiums
			   •  Escrow fee – 50%
			   •  Recording charges for all documents in buyer’s name

			   •  Home Owners’ Association prorates and transfer fees

			   •  All new loan charges (except those required by the lender for seller to pay or otherwise  
		          negotiated between buyer and seller)

			   •  Hazard Insurance premium for the first year
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ESCROW 

GOOD FUNDS EXPLANATION
Cleared funds which are on deposit with the closing agent.  Said funds must be fully available 
without recourse for closing agent to disburse.  

EARNEST MONEY
Earnest money is a deposit made to a seller that represents a buyers good faith to make a 
purchase such as the acquisition of a new home.

WHAT IS A 1031 EXCHANGE?
A 1031 exchange is a vehicle that allows investors to defer capital gains tax on the sale of 
property held in a trade, or business, or for investment. Using a Qualified Intermediary (QI) to 
exchange such property offers investors (“Exchangers”) one of the last great opportunities to 
build wealth and save taxes. 
	
By utilizing the 1031 tax-deferred exchange, the Exchanger can sell their investment property 
and purchase replacement property of equal or greater value, deferring the capital gains tax that 
would normally be paid.

Investors generally complete tax-deferred exchanges to defer the capital gains tax on the 
investment properties they sell. However, there are many additional reasons why the investor 
might want to exchange one property for another.

WHAT IS LONG-TERM ESCROW?
A long term escrow is an arrangement to have a neutral party service the contract between 
a buyer and a seller. In doing so, the long term escrow company handles the details, such as 
retaining the original documents for safekeeping; accepting and distributing funds; calculating 
principal and interest; and retaining reserves for taxes and insurance. 

Our expertise in long term escrow services ensures the highest level of accuracy and integrity 
when servicing contracts between buyers and sellers. As part of our long term escrow services, 
we handle the details, such as retaining the original documents for safekeeping; accepting 
and disbursing funds; calculating principal and interest; and retaining reserves for taxes and 
insurance. Our online system allows for access to payment and balance information and other 
online processing options to help you maintain your transactions seamlessly.

RON
RON stands for Remote Online Notarization (RON). This will be discussed more in the  
Title section. 

ESCROW DEFINITIONS
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Available Anywhere
Real Estate professionals are always on the run. Using EMTransfer you’ll no longer need to pick
up a paper check and drive it around town. You can access your EMTransfer account with your
preferred mobile device and work with earnest money electronically from anywhere.

Fully Documented  
When Real Estate Professionals use EMTransfer, they can be assured that their buyer’s earnest
money will be fully documented to include information such as the property address, the earnest
money amount, the buyer’s bank details, and who is assigned to hold the earnest money.

Electronically Deposited  
EMTransfer is directly integrated with the trust account holder’s bank account. This allows
the trust account holder to initiate an electronic deposit of the buyer’s earnest money directly into
their bank account once the buyer’s offer is accepted. You’ll never need a paper check again.

To learn more about EMTransfer, contact your local representative today 
or visit www.alliancetitle.com/emtransfer.

Electronic Earnest 
Money Is Here

Alliance Title introduces electronic earnest 
money collection with the EMTransfer™ platform. 

EMTransfer is a cloud based service that allows 
Real Estate Agents, Real Estate Buyers and 

Earnest Money Holders to securely document, 
collect & disburse Earnest Money 100% 

electronically.

ESCROW 
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Serving all of Idaho and parts of Montana, Washington and Wyoming, Alliance Title & Escrow, LLC offers a 
complete range of residential and commercial real estate title, escrow and information services.

Alliance Title & Escrow, LLC will only deliver wire instructions through our secure technology 
solution, EMTransfer®, and guarantee your transaction up to $1,000,000.00

Wire Fraud: 
Don’t be the  
next victim

WHAT HAPPENS NEXT?
    •  You will receive an email and/or text notification invite from EMTransfer®. 
    •  Follow the directions to validate your device AND your identity.
    •  Easily review and download wiring information.
    •  Be confident! The wire information has been secured.

WHAT TO WATCH OUT FOR!
We will NEVER send wire instructions direct to your email.  If any wire information is 
received by email DO NOT ACT.  It should be treated as fraudulent and questioned immediately.

Our wire instructions will NEVER change from the instructions you receive through the 
EMTransfer® platform.

If either of these things happen notify your Escrow Team at a known phone number immediately!

ESCROW 
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TITLE

Right, title and interest of a person or entity shown on 
Schedule B-II – Gaps in the chain of title

Old, outstanding open Deeds of Trusts or Mortgages – 
reconveyances/satisfactions were not properly executed and 
recorded in a timely manner

Lack of Access – Does not abut a public road or current 
means of access is uninsurable

Judgments, liens, state or federal tax liens

RED FLAGS

1.
2.

3.
4.

What to look out for in a commitment
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TITLE

Standard Coverage Owner’s Policy
  
   •	Extends protection based on a search of record- 

    ed documents and real estate tax records only.   
• The policy, subject to its exclusions, conditions, 
    stipulations and exceptions, insures that: 

	 w The title is vested as shown 
	 w There are no defects in or liens or 	 	
        encumbrances on the title

	 w The title is marketable and that there is 		
        a right of access to and from the land
Pricing: 

Base rate as filed by underwriter.*  Premium typically paid  
by seller. Not subject to deductibles.
* Base rates are regulated and filed by the underwriters with the  
  Department of Insurance.

Expanded Coverage Owner’s Policy
•	 Includes the protection afforded in the Standard 
     Owner’s Policy and  
• It extends protection to the insured for:
	 w Rights or claims of parties in possession  
	    not shown by the public records
	 w Encroachments, overlaps, and boundary  
	    line disputes

	 w Easements, or claim of easements, 
	    not shown of public record

	 w Any lien, or right to lien, for services, labor, 		
		  or materials imposed by law and not shown 
		  of public record
•	 Provides for coverage for forced removal due to:* 
	 w Zoning violations  w Encroachments 	
	 w Lack of access

•	 Provides for post-closing coverage for some  
	 title defects resulting from:* 	
	 w Forgeries  	  w  Easements 
	 w Mineral extractions 
	 w Discriminatory covenants or encroachments
•	 Provides coverage for appreciated home value  
	 of the home:*
	 w Up to 10% per year, 5 years max 			 
	 w Extends to heirs & beneficiaries
Pricing: 

Standard + 10% surcharge (1-4 family residential properties only). 
Surcharge typically paid by buyer.

*  Deductibles may apply.

www.alliancetitle.com

Example Standard Rates: (Underwriter: Chicago Title)

$200,000 = $1,058
$300,000 = $1,398
$400,000 = $1,653
$500,000 = $1,908

$600,000 = $2,163
$700,000 = $2,418
$800,000 = $2,673

Disclaimer: This summary is for marketing purposes only and is not to be considered a commitment or title 
policy interpretation. Please refer to the title policy for a complete and accurate description of coverage.

One-time fee per policy/ 
endorsement paid at the 

time of purchase.

TITLE INSURANCE COVERAGE OPTIONS
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TITLE

DECEASED
IN TITLE

Within 3 years of death of individual:

1.	 Probate
•	 The State of Idaho sets forth that estates be probated within 3 years of the death of  

an individual.  
•	 The probate should happen in the County where the property is located.  
•	 Should be handled through the courts.

OR

1.	 Affidavit in Lieu of Administration
•	 This would be in lieu of probate.
•	 Can only occur if the property is vested under husband and wife and they are still 

married at the time of the death.

After 3 years of death of individual:

1.	 Affidavit of Heirship or Survivorship
•	 All heirs have to sign off on documents releasing their interest.

Exceptions to Probate:

1.	 Trusts
•	 If property is in a Trust at the time of death, probate is not required.

2.	 Quiet Title Action
•	 Only applicable when there are NO heirs at all. Should be handled through the courts.

Serving all of Idaho and parts of Montana, Washington and Wyoming, Alliance Title & Escrow, LLC offers a 
complete range of residential and commercial real estate title, escrow and information services.
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TITLE

Serving all of Idaho and parts of Montana, Washington and Wyoming, Alliance Title & Escrow, LLC offers a 
complete range of residential and commercial real estate title, escrow and information services.

HOW DEATH  
AFFECTS TITLE

No

Yes

No

Yes

Within  
3 years

Over 
3 years

Yes

No

Business as usual.

Are/were they married?
(What does vesting look like?)

When did they pass away?
Is the spouse in Title?

Probate Affidavit in Lieu of 
Administration

Probate
Affidavit of Heirship or 

Survivorship

Is the Seller Deceased?
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TITLE

POA
A real estate power of attorney (POA) form is used to select an agent to manage, acquire, 
mortgage (refinance), convey, or sell a property. It is most commonly used when a buyer or seller 
decides to use if either is unable to attend the closing, or out of the country, to execute the  
closing documents.

The form may be used in a durable manner which means the powers granted can remain valid.

RON
RON stands for Remote Online Notarization (RON). It is becoming more popular now so we 
wanted to review a few must haves for a RON closing.

When preparing for a RON closing make sure you…

	 1.	 Have a computer or laptop with an internet browser (such as Chrome), a webcam 
		  and a microphone or an iPhone or Android with connectivity. 
	 2.	 Log in early to access the signing platform and test your technology.
	 3.	 Have 2 forms of valid ID available including either a state issued ID or a US Passport.
	 4.	 Follow all instructions carefully and complete the identity verification process before 
		  the signing begins. 
	 5.	 Make sure that your signing room is well lit and free from interruptions.

While we’re excited about this technology and its convenience, we know the in-person 
experience is still preferred by many. Whatever goes into an excellent closing for you and your 
customers, we’re ready to get it done.  

TITLE DEFINITIONS
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LENDER

Which loan program will fit your client’s needs? 
	 1.	 FHA: An affordable government-backed financing option designed to assist with a low 	 	
		  down payment and lower credit score
			   • 3.5% down 
			   • FHA approved condos 
			   • Primary residence only

	 2.	 CONVENTIONAL: The most common type of mortgage to serve the majority of 		
		  homebuyers 
			   • 3% down 
	 	 	 • Primary residence, second home and investment financing available

	 3.	 VA: A no-down-payment option for veterans and active duty service members
			   • 0% down 
			   • VA approved condos 
			   • Primary residence only

	 4.	 USDA: A no down payment option for low-to-moderate income borrowers in rural areas 
			   • 0% down 
			   • Condos must be approved 
			   • Primary residence only

Here are some documents that may be required of your client in the home buying process:
	 1.	 Paystubs for the last 30 days 
	 2.	 W-2s and 1099s for the last 2 years 
	 3.	 Federal income tax returns for the last 2 years, including all schedules 
		  and attachments applicable
	 4.	 Last 2 bank statements for all bank accounts 

Credit Scores:
	 A credit score rates a consumer’s credit worthiness. It is a number from 300 to 850. A 
higher score looks better to potential lenders. This number is based on credit history and takes into 
account the number of open accounts, total levels of debt, repayment history, and other factors.

LENDER TIPS
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LENDER

You will need 20% Down to purchase a home.
FACT: Several loan programs require 0%- 3.5% down. Most government loans, 
such as Federal Housing Administration (FHA), Department of Veteran’s Affairs 
(VA) and the US Dept. of Agriculture (USDA), as well as state sponsored bond 
programs have low to no down payment requirements or offer down payment 
assistance. 

Mortgage Myth #1:

Mortgage Myth #2:
You can’t overcome bad credit.
FACT: Your credit score can change from month to month. One late payment can 
suddenly set you back, but if you get on track and make the rest on time, you can 
improve your credit. Set good spending habits and don’t get discouraged, even a 
bankruptcy won’t prevent you from buying a home in the future.
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MARKETING

For an exceptional customer service experience, 
please contact your local team.

Online Toolbox 
24/7 secure web access to the information & tools you need. 
•	 Place An Order
•	 Closing Cost Calculator - Title Capture
•	 Net Sheet Calculator
•	 Property Profiles 
•	 Plat Map and CC&R Search
•	 Homeowners Association Info
•	 Foreclosure Listing Report
•	 Agent Intel *where available

•	 Marketing Resource Center - Agent Print Pro

Education Offerings 
For CE credits & short educational sessions, we have 
the knowledge.
•	 Continuing Education Courses

Marketing Resources 
From prospecting needs to proximity searches, we offer  
reports & resources to help you grow your business.
•	 Property Information
•	 Prospecting Lists
•	 For Sale By Owner
•	 Foreclosure Reports

Centralized Services 
Single-source solutions for your transaction needs. 
•	 Centralized Title Plant
•	 Central Order Processing
•	 Default Services
•	 Reconveyance Services
•	 Long Term Escrow Services

Utilize the tools you rely on anytime, anywhere, from your desktop or mobile device.  
Visit www.alliancetitle.com today to request an Alliance Advantage user account!

At your service.
Alliance Title is proud to offer the following useful tools:
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MARKETING

Alliance Title proudly offers lead generation tools,  
including qualified and targeted farm reports and other prospecting lists.

Send out mailers based on: 

•	  Subdivision
•	  Just Listed/Sold to Surrounding Homes
•	  Vacant Land or Improvements
•	  Assessed Value
•	  Acreage
•	  Square Footage
•	  Property Type - Residential, Commercial, Farm Land, etc.
•	  Loan Amount/Loan Origination Date
•	  Owner Occupied or Rental Property
•	  Year Built
•	  Neighborhood

Farm Reporting generates listings!
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Be the real estate     
            expert…

Around the clock, Alliance Title & Escrow’s 
Agent Intel  is your online listing package solution.

As a real estate agent, your business 
hours are not 8 a.m. to 5 p.m. So, why 
shouldn’t you be able to access the 
information you need outside of normal 
business hours?

MARKETING

A CREATIVE SOLUTION: 

REQUEST YOUR ACCOUNT TODAY: 
Visit www.agentprintpro.com, click “Request Account” 
and use Invitation Code: 5440688

Alliance Title is proud to introduce AGENT PRINT PRO, 
an online marketing and print solution for real estate 
professionals. 

This invitation-only platform provides real estate 
professionals access to hundreds of beautifully designed, 
customizable marketing templates with top-quality print 
production and an easy-to-use interface. 
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MARKETING

CALCULATOR TOOLS
We have a tool for everything estimate related. With so many valuable features 
available, we think it’s the bomb!

	 NET SHEETS: A must have for real estate agents, our net sheet tool 
	 estimates 	closing costs, recording fees, mortgage payoffs, real estate 
	 commissions, HOA dues, property taxes, and more with multiple delivery 
	 options for you to present to your clients. 

	                                      A login is required and you can save net sheets and preferences. 

	 TITLE QUOTES/LOAN ESTIMATES: Lenders love this 
	 tool, as it helps them obtain accurate closing cost information for their 
	 Loan Estimates. 

	                                      A login is required and you can save quotes and preferences. 

	 INSTANT TITLE QUOTE: Use the Instant Title Quote ‘widget’ 
	 on our website to quickly estimate title and escrow fees.  For Lender or 
	 REALTOR® who need the fees but not the bells and whistles….the Instant 
	 Title Quote is for you.

	 No login required.
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MARKETING

Because learning is an ongoing endeavor in the real 
estate industry, Alliance Title & Escrow is pleased 
to offer useful and relevant knowledge to help you 
provide greater service to your clients.

Continuing Education (CE)
Alliance Title & Escrow is an Idaho Real Estate 
Commission (IREC) approved CE provider. Earn 
elective CE credits for attending one or more of 
our various IREC approved CE course offerings. 
(IREC Provider Approval #109)

Serving all of Idaho and parts of Montana, Washington and Wyoming, 
Alliance Title & Escrow, LLC offers a complete range of residential and 

commercial real estate title, escrow and information services.
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What is an Underwriter? 

A title insurer is often referred to as an underwriter 
because they “underwrite” the risk associated with 
hidden defects covered by the title insurance policy.  
We are not an underwriter.  We are an agent and we 
work with our underwriter partners. 

What is the Difference Between a  
Warranty Deed Versus a Quit Claim Deed? 

A Warranty Deed contains guarantees or assurances 
by the grantor (seller) that the deed conveys good and 
unencumbered title. These guarantees are known as 
covenants of title. Covenants may vary somewhat in 
their scope.

In a Quit Claim Deed, there are no warranties, 
representations, or even an implication that the seller 
owns or holds title to the land or to any particular 
interest in it. In this deed, the seller would say to the 
buyer, “I surrender to you, quit claim, and abandon all 
claims and interests, if any, which I may have in the 
land described herein.”

What is the Difference Between a Mortgage 
and a Deed of Trust? 

The mortgage is, in form, a conveyance of the land by 
the borrower to the lender, followed by description of 
debt and includes a provision or clause to the effect 
that the mortgage shall be void on full payment of 
the debt. A mortgage involves only two parties: the 
borrower and lender.

In the deed of trust, the borrower conveys the land, not 
to the lender, but to the trustee, in trust for the benefit 
of the holder of the promissory note that represents the 
debt. 

I am Refinancing My Second Home in a  
Different City Than I Currently Live. Do I Need 
to Travel to Complete the Transaction? 

No, you certainly don’t! Alliance Title has many 
locations throughout Idaho, Washington, and Montana! 
Choose an Alliance Title location that best fits your 
needs – regardless of your location, your transaction 
can be handled seamlessly with Alliance!

Do I Get the Keys to My New House  
When I Sign the Papers?

Although the signing is a very important part of the 
closing process, in reality, the transaction does not 
‘close’ until the funds are provided to the title company 
and the deed to transfer title is recorded at the county 
courthouse. Keys are usually provided a day or a few 
days after signing. 

How Does the Foreclosure Process Work? 

A mortgage foreclosure is enforced in accordance 
to a court supervised foreclosure process, while a 
deed of trust foreclosure gives the lender the option 
to bypass the court system altogether by following the 
procedures outlined in the deed of trust and applicable 
state laws. 

If I Want to Bid on a Property in a Trustee’s Sale, 
Do I Have to Have Money to Hand in a Bid? 

Yes, certified funds above credit bid amount and up to 
the max you are willing to pay. 

What is a REO? 

The technical real estate acronym stands for “Real 
Estate Owned.” It includes any real estate inventory 
that is held by any lender, after the foreclosure process 
is complete. In order to be a true REO, the vesting deed 
into the lender’s name has been recorded. 

How Quickly Can My REO Transaction Close?

The time frame is very similar to that of purchasing 
non-REO property. 

What is a Short Sale, and How Does it Work? 

A short sale means that the note holder is getting 
“shorted” in funds due to them. When a homeowner 
sells a property, the lender agrees to accept a payoff 
amount that is “short” of all the funds owed to them. 
This happens when the loan they originated on in the 
past few years has a higher balance than the property 
is currently worth.

FAQs
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Serving all of Idaho and parts of Montana, Washington and Wyoming, Alliance Title & Escrow, LLC offers a 
complete range of residential and commercial real estate title, escrow and information services.

© 2023 Alliance Title & Escrow, LLC.  All rights reserved.

Yes, it matters where you close.
Rev. 8/2023
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Serving all of Idaho and parts of Montana, Washington and Wyoming, Alliance Title & Escrow, LLC offers a 
complete range of residential and commercial real estate title, escrow and information services.

www.alliancetitle.com


