
PRACTICE TEST 9 
 

Instructions: Select the best answer for each question. Mark your answers carefully. You have 190 

minutes to complete this examination. 

 

 

1. Under RESPA, a "federally related mortgage loan" includes loans made by lenders whose deposits are 

insured by federal agencies. Which of the following loans would NOT be subject to RESPA? 

 

A. A first-lien mortgage on a single-family home from a federally insured bank 

B. A loan secured by a 30-unit apartment building made for business purposes 

C. A purchase money mortgage on a duplex where the buyer will occupy one unit 

D. A refinance of a primary residence from a federally chartered credit union 

 

--- 

 

2. Under TILA Regulation Z, the term "consummation" refers to: 

 

A. The date the borrower signs the promissory note 

B. The date funds are disbursed 

C. The date the borrower takes possession of the property 

D. The time when the borrower becomes contractually obligated under state law 

 

--- 

 

3. A creditor provides a Loan Estimate on Day 1. On Day 5, the borrower requests a change from a 30-

year term to a 15-year term. The creditor must: 



A. Provide a revised Loan Estimate within 3 business days of the borrower's request 

B. Wait until closing to reflect the change 

C. Deny the request since the LE was already issued 

D. Provide a corrected Closing Disclosure only 

 

--- 

 

4. Under ECOA, a creditor evaluating a loan application from a married couple in a community property 

state: 

 

A. Must consider only the applicant's income 

B. May consider only the primary applicant's credit history 

C. May consider information about the non-applicant spouse's credit history when evaluating joint assets 

D. Must deny if one spouse has poor credit 

 

--- 

 

5. Under HMDA, the Loan/Application Register (LAR) must be maintained for: 

 

A. 5 years 

B. 3 years following the calendar year the data was collected 

C. 7 years 

D. 1 year 

 

--- 

 

6. A mortgage servicer sends a periodic statement to a borrower. Under RESPA Regulation X, this 

statement must include all of the following EXCEPT: 

 



A. Amount due and due date 

B. Explanation of amount due including principal, interest, and escrow 

C. Transaction activity since last statement 

D. The borrower's current credit score 

 

--- 

 

7. Under the FCRA, when a creditor uses a credit score in making a credit decision, the creditor must 

disclose to the applicant: 

 

A. The credit score used, key factors affecting the score, and the score range 

B. Only the credit score if requested 

C. Only the key factors if the applicant is denied 

D. Nothing unless the application is denied 

 

--- 

 

8. A lender originates a first-lien mortgage with an APR of 9.5% when the APOR is 5.5%. Under HOEPA, 

this loan: 

 

A. Is a standard conventional loan 

B. Is a higher-priced mortgage loan only 

C. Is a high-cost mortgage subject to additional restrictions and disclosures 

D. Is exempt from all special requirements 

 

--- 

 

9. Under TRID, which of the following services may a borrower NOT shop for? 

 



A. Title insurance 

B. Services required by the creditor where the creditor permits the borrower to select the provider 

C. Pest inspection 

D. Survey 

 

--- 

 

10. Under the Home Mortgage Disclosure Act, which of the following is a purpose of HMDA data 

collection? 

 

A. To set interest rates for mortgage loans 

B. To determine individual loan approval decisions 

C. To calculate borrower debt-to-income ratios 

D. To help identify possible discriminatory lending patterns and inform community investment decisions 

 

--- 

 

11. Under RESPA, which of the following is TRUE about the servicing transfer notice requirements? 

 

A. The transferring servicer must notify the borrower at least 15 days before transfer, and the receiving 

servicer must notify within 15 days after 

B. Only the receiving servicer must provide notice 

C. Notice is required only for government loans 

D. Notice is optional if the loan terms don't change 

 

--- 

 

12. A borrower's Loan Estimate shows an origination charge of $1,500. At closing, the actual origination 

charge is $1,650. This fee is: 



 

A. Within the 10% tolerance 

B. Subject to no tolerance limit 

C. A zero-tolerance violation requiring the creditor to cure the $150 difference 

D. Acceptable if the borrower approves 

 

--- 

 

13. Under the Truth in Lending Act, the "right of rescission" does NOT apply to: 

 

A. A home equity loan on a primary residence 

B. A refinance used to purchase a primary residence (purchase money mortgage) 

C. A cash-out refinance on a primary residence 

D. A rate-and-term refinance on a primary residence 

 

--- 

 

14. Under ECOA Regulation B, a creditor must retain records of applications for: 

 

A. 12 months 

B. 36 months 

C. 7 years 

D. 25 months from the date of notification of action taken or 25 months from application date for 

withdrawn/incomplete applications 

 

--- 

 

15. Under the Gramm-Leach-Bliley Act, a financial institution's privacy notice must explain: 

 



A. The institution's policies for collecting, using, and sharing nonpublic personal information 

B. Only the institution's security procedures 

C. Only how to opt out 

D. Only what information is shared with affiliates 

 

--- 

 

16. A creditor charges points and fees of $4,200 on a $125,000 loan. Under the Qualified Mortgage rule, 

the maximum points and fees for this loan amount is: 

 

A. $3,750 (3%) 

B. $6,250 (5%) 

C. 3% or $4,000, whichever is greater, meaning this loan exceeds QM limits 

D. No limit applies to loans under $150,000 

 

--- 

 

17. Under TRID, if a borrower waives the 7-day waiting period after receiving the Loan Estimate, the 

waiver must be: 

 

A. Verbal acknowledgment only 

B. A written statement describing a bona fide personal financial emergency that necessitates 

consummation before the waiting period ends 

C. A simple signature on the Closing Disclosure 

D. Pre-printed on the application form 

 

--- 

 

18. Under the Bank Secrecy Act, which of the following activities would require filing a Suspicious 

Activity Report (SAR)? 



A. A cash deposit of exactly $10,000 

B. A wire transfer of $8,000 to a foreign country 

C. A borrower providing contradictory information about their source of funds 

D. A borrower with a low credit score applying for a loan 

 

--- 

 

19. Under RESPA Section 6, a servicer must respond to a borrower's written request for information (not 

a notice of error) within: 

 

A. 10 business days for most requests, or 30 business days for requests involving the owner of the loan 

B. 5 business days 

C. 45 calendar days 

D. 60 calendar days 

 

--- 

 

20. Under TILA, an adjustable-rate mortgage disclosure must be provided: 

 

A. Only at closing 

B. Only if the borrower requests it 

C. At the time of application or before the borrower pays a non-refundable fee, whichever is earlier 

D. Within 30 days of closing 

 

--- 

 

21. A lender offers a loan with a prepayment penalty that applies for 4 years. Under the Qualified Mortgage 

rule, this loan: 

 



A. Qualifies as a QM with safe harbor 

B. Cannot be a Qualified Mortgage because QM prepayment penalties cannot exceed 3 years 

C. Is only prohibited for HPML loans 

D. Is acceptable if disclosed properly 

 

--- 

 

22. Under the Fair Housing Act, the practice of varying the terms of a loan based on the racial composition 

of a neighborhood is known as: 

 

A. Steering 

B. Blockbusting 

C. Disparate treatment 

D. Redlining 

 

--- 

 

23. Under RESPA, when may a servicer begin foreclosure proceedings after a borrower defaults? 

 

A. Not until the borrower is more than 120 days delinquent, subject to certain exceptions 

B. After 30 days of delinquency 

C. After 60 days of delinquency 

D. Immediately upon default 

 

--- 

 

24. Under the E-Sign Act, for electronic records and signatures to be valid, the consumer must: 

 

A. Be a first-time homebuyer 



B. Have a computer manufactured after 2020 

C. Provide affirmative consent after receiving specific disclosures about electronic delivery 

D. Have a notarized statement approving electronic signatures 

 

--- 

 

25. Under TILA, which of the following is NOT considered a "finance charge"? 

 

A. Points paid to the lender 

B. Late payment fees 

C. Private mortgage insurance premiums 

D. Loan origination fees 

 

--- 

 

26. Under RESPA Section 8(c), which payment arrangement is specifically PERMITTED? 

 

A. A lender paying a real estate agent for mortgage referrals 

B. A title company paying an MLO for each settlement conducted 

C. An appraiser providing gifts to loan officers for repeat business 

D. An employer paying an employee for generating loans as part of their employment duties 

 

--- 

 

27. A borrower exercises their right to rescind a refinance transaction. Under TILA, the creditor must: 

 

A. Return all money and property given by the consumer and release any security interest within 20 

calendar days 

B. Return funds within 10 business days 



C. Wait for the borrower to return property first 

D. Provide a refund only of the origination fees 

 

--- 

 

28. Under ECOA, when a creditor takes adverse action on a business credit application where the business 

had gross revenues of $800,000 in the preceding fiscal year, the creditor must: 

 

A. Only provide a reason if the business requests it within 60 days 

B. Provide no notice since it's a business loan 

C. Provide the specific reasons for the adverse action or notice of the right to request reasons 

D. Report the denial to the SBA 

 

--- 

 

29. Under the Dodd-Frank Wall Street Reform and Consumer Protection Act, mortgage loans must be 

underwritten based on: 

 

A. The borrower's stated income without verification 

B. The fully amortizing payment using the maximum interest rate during the first 5 years 

C. The introductory "teaser" rate only 

D. The borrower's projected future income 

 

--- 

 

30. Under the SAFE Act, the term "loan processor or underwriter" refers to an individual who performs 

clerical or support duties: 

 

A. Independently for multiple mortgage companies 



B. Only for banks 

C. Only for credit unions 

D. At the direction of and subject to the supervision and instruction of a licensed MLO or exempt person 

 

--- 

 

31. Under the SAFE Act, a state-licensed MLO who fails to maintain a valid license but continues to 

originate loans: 

 

A. May continue if they've applied for renewal 

B. Is operating in violation of state and federal law 

C. Has a 90-day grace period 

D. May continue if supervised by a licensed individual 

 

--- 

 

32. The NMLS Consumer Access website allows the public to verify all of the following EXCEPT: 

 

A. Whether an individual is licensed as an MLO 

B. The states in which an MLO is licensed 

C. Publicly adjudicated disciplinary actions 

D. The MLO's personal financial information and credit score 

 

--- 

 

33. Under the SAFE Act, pre-licensing education courses must be: 

 

A. Taken online only 



B. NMLS-approved and include specific content on federal law, ethics, and non-traditional mortgage 

products 

C. Provided only by state regulatory agencies 

D. Completed within 6 months of application 

 

--- 

 

34. A mortgage company licensed in State A wants to open a branch in State B. The company must: 

 

A. Only notify State A of the new branch 

B. Operate under State A's license automatically 

C. Wait 1 year before expanding 

D. Obtain appropriate licensure in State B according to State B's requirements 

 

--- 

 

35. Under the SAFE Act, which of the following is TRUE regarding the national test component? 

 

A. The test is developed by the NMLS under the direction of the CSBS and AARMR and covers federal 

law and ethics 

B. Each state creates its own national test 

C. The test is optional for experienced MLOs 

D. The test covers only state-specific content 

 

--- 

 

36. An MLO's license is in "approved-inactive" status. To reactivate the license, the MLO must: 

 

A. Retake the national test 



B. Complete additional pre-licensing education 

C. Obtain sponsorship from a licensed mortgage company and update their NMLS record 

D. Wait 5 years 

 

--- 

 

37. Under the SAFE Act, which of the following constitutes "taking a residential mortgage loan 

application"? 

 

A. Providing general information about loan products 

B. Receiving a residential mortgage loan application for the purpose of facilitating a credit decision 

C. Performing a title search 

D. Preparing loan documents after approval 

 

--- 

 

38. Under state regulatory authority, an MLO's license may be placed on probation for: 

 

A. Having too few loan originations 

B. Working for multiple employers simultaneously with proper notification 

C. Moving to a different residence within the state 

D. Violations of state or federal mortgage law that don't warrant immediate revocation 

 

--- 

 

39. The SAFE Act requires that MLO license applicants demonstrate: 

 

A. Financial responsibility, character, and general fitness to warrant belief they will operate honestly, 

fairly, and efficiently 



B. A college degree in finance 

C. Previous employment in real estate 

D. Ownership of real property 

 

--- 

 

40. Under the SAFE Act model state law, a licensed entity's failure to supervise its MLO employees may 

result in: 

 

A. No consequences for the company 

B. Transfer of responsibility to the state regulator 

C. Administrative action against the company including fines and license suspension or revocation 

D. Automatic criminal prosecution 

 

--- 

 

41. Under the SAFE Act, an individual with a revoked MLO license in one state: 

 

A. May obtain licensure in other states without disclosure 

B. May be denied licensure in other states based on the revocation 

C. Is automatically licensed once the revocation expires 

D. Must only disclose if applying in an adjacent state 

 

--- 

 

42. Under the Economic Growth, Regulatory Relief, and Consumer Protection Act, a registered MLO at 

a depository institution who becomes employed by a state-licensed mortgage company: 

 

A. Must immediately cease all origination activities 



B. Automatically receives a state license 

C. Has no path to continue originating 

D. May originate under temporary authority while their state license application is pending, subject to 

conditions 

 

--- 

 

43. A borrower is purchasing a home for $395,000. The lender requires 5% down payment. The borrower 

will also pay 2% in closing costs. What is the total cash needed at closing? 

 

A. $27,650 

B. $19,750 

C. $39,500 

D. $7,900 

 

--- 

 

44. A borrower has the following monthly debts: first mortgage PITIA $2,100, car lease $475, student 

loans $320, and minimum credit card payments $125. Their gross monthly income is $8,500. What is the 

back-end DTI ratio? 

 

A. 24.7% 

B. 30.6% 

C. 35.5% 

D. 41.2% 

 

--- 

 

45. A 7/1 ARM has an initial rate of 5.25%, a margin of 2.75%, and an index value of 4.0% at the first 

adjustment. The cap structure is 5/2/5. What is the interest rate at the first adjustment? 



A. 7.25% 

B. 6.75% 

C. 10.25% 

D. 8.0% 

 

--- 

 

46. Under FHA loan limits, properties in high-cost areas may have loan limits that exceed the standard 

limit. These limits are based on: 

 

A. The borrower's income 

B. The borrower's credit score 

C. The property's appraised value 

D. A percentage of the area's median home price as determined by HUD 

 

--- 

 

47. A VA-eligible veteran is purchasing a home for $425,000. They are using their full entitlement with 

no down payment. If the VA funding fee is 2.15% and financed, what is the total loan amount? 

 

A. $434,138 

B. $425,000 

C. $415,863 

D. $9,138 

 

--- 

 

48. Which of the following loan types would typically have the HIGHEST interest rate? 

 



A. Conforming conventional loan with 20% down 

B. FHA loan with 3.5% down 

C. Jumbo non-QM loan with stated income 

D. VA loan with no down payment 

 

--- 

 

49. A borrower is purchasing a property as a second home. Under conventional guidelines, which 

statement is TRUE? 

 

A. Second homes require the same down payment as investment properties 

B. Second homes typically require lower down payments than investment properties and must be suitable 

for year-round occupancy 

C. Second homes are ineligible for conventional financing 

D. Second homes must be within 50 miles of the primary residence 

 

--- 

 

50. The "ability-to-repay" rule was implemented primarily to: 

 

A. Increase homeownership rates 

B. Reduce lender paperwork requirements 

C. Eliminate mortgage fraud 

D. Ensure lenders make a reasonable determination that borrowers can repay their loans 

 

--- 

 

51. A property's title report reveals an easement for a shared driveway with a neighboring property. This 

easement: 



A. Is typically acceptable for financing and will be noted as an exception in the title policy 

B. Automatically disqualifies the property from conventional financing 

C. Must be removed before closing 

D. Requires the neighbor's signature on the mortgage documents 

 

--- 

 

52. Under conventional guidelines, which of the following properties would require the HIGHEST down 

payment? 

 

A. Primary residence single-family home 

B. Second home single-family home 

C. Investment property 2-4 unit building 

D. Primary residence 2-4 unit building 

 

--- 

 

53. A borrower receives $2,400 monthly from a pension and $1,800 monthly from Social Security 

(nontaxable). Using a 25% gross-up for the nontaxable income, what is the total qualifying monthly 

income? 

 

A. $4,200 

B. $4,650 

C. $5,250 

D. $3,600 

 

--- 

 

54. The purpose of the "anti-churning" provisions in mortgage lending is to: 



A. Speed up the loan approval process 

B. Increase loan volume for lenders 

C. Reduce paperwork requirements 

D. Prevent repeated refinancing that doesn't benefit the borrower 

 

--- 

 

55. Under conventional loan guidelines, a borrower's housing payment history is: 

 

A. The single most important factor in underwriting 

B. Irrelevant if they have good credit scores 

C. Only considered for refinance transactions 

D. Not examined if the borrower is a first-time homebuyer 

 

--- 

 

56. A borrower is refinancing their primary residence. The current loan balance is $225,000. The new loan 

amount is $240,000, and the borrower is paying off $10,000 in credit card debt at closing. This refinance 

is: 

 

A. A rate-and-term refinance 

B. Not permitted under any program 

C. A cash-out refinance 

D. A no-cost refinance 

 

--- 

 

57. The loan-to-value ratio for a HELOC is typically calculated using: 

A. The purchase price only 



B. The credit limit (maximum draw amount) plus any senior liens divided by property value 

C. Only the amount currently drawn 

D. The original purchase price from years ago 

 

--- 

 

58. Under FHA guidelines, which of the following is TRUE about mortgage insurance? 

 

A. MIP is automatically cancelled at 78% LTV 

B. Upfront MIP is always paid in cash at closing 

C. Annual MIP continues for at least 11 years for most loans with LTV greater than 90% 

D. MIP is only required for first-time homebuyers 

 

--- 

 

59. A borrower's income is $6,200 monthly. They want to purchase a home with an estimated PITIA of 

$1,800. What is the front-end DTI ratio? 

 

A. 29% 

B. 35% 

C. 26% 

D. 31% 

 

--- 

 

60. Under USDA loan guidelines, which of the following is TRUE? 

 

A. There is no funding fee 

B. Only first-time homebuyers are eligible 



C. A guarantee fee applies, similar to VA funding fees or FHA MIP 

D. USDA loans are only available for farms 

 

--- 

 

61. A borrower's application shows assets of $45,000 in checking, $120,000 in retirement accounts, and 

$15,000 in a brokerage account. For a conventional loan requiring $25,000 for down payment and closing 

costs, which statement is TRUE? 

 

A. The borrower must liquidate retirement funds 

B. The borrower has sufficient liquid assets in checking and brokerage to meet the requirement 

C. Retirement accounts cannot be considered 

D. The borrower is short of funds needed 

 

--- 

 

62. When verifying a borrower's employment, which document would provide the LEAST reliable 

verification? 

 

A. Written VOE from the employer's HR department 

B. Recent pay stubs with year-to-date earnings 

C. IRS Form W-2 

D. A verbal verification from the borrower's friend who says they work together 

 

--- 

 

63. A property is being sold "as-is" with known foundation issues. Under conventional guidelines: 

 

A. The property is likely eligible with standard documentation 



B. The property may require repairs to be completed before or after closing with appropriate escrow 

holdbacks 

C. The property is automatically ineligible 

D. Only VA loans can finance properties with known defects 

 

--- 

 

64. A borrower's credit report shows a mortgage with a balance of $185,000 and a payment of $1,450. The 

property is listed for sale and under contract to close in 10 days. For DTI calculation: 

 

A. The full $1,450 payment must be included 

B. The payment may be excluded with documentation of the pending sale 

C. Only 75% of the payment is included 

D. The payment is automatically excluded 

 

--- 

 

65. Under conventional guidelines, which of the following is considered a "significant derogatory event" 

requiring a waiting period before obtaining a new mortgage? 

 

A. A single 30-day late payment on a credit card 

B. A bankruptcy, foreclosure, short sale, or deed-in-lieu of foreclosure 

C. Paying off a collection account 

D. Having a high utilization rate on credit cards 

 

--- 

 

66. A borrower is using equity from the sale of their current home for the down payment on a new home. 

Both transactions are scheduled to close on the same day. The lender should: 

 



A. Deny the loan due to lack of verified funds 

B. Require proof of proceeds from the sale before funding the purchase 

C. Assume the funds will be available 

D. Require the purchase to close first 

 

--- 

 

67. A borrower's initial Loan Estimate showed a credit report fee of $35. At closing, the credit report fee 

is $42. This increase: 

 

A. Is a zero-tolerance violation requiring the lender to refund $7 

B. Is within the 10% tolerance 

C. Has no tolerance limit 

D. Must be approved by the borrower in writing 

 

--- 

 

68. A borrower's bank statements show automatic transfers of $500 monthly to another account in the 

borrower's name at a different bank. This pattern: 

 

A. Is a red flag requiring investigation 

B. Is evidence of fraud 

C. Is typical money management and generally requires no additional documentation if both accounts are 

in the borrower's name 

D. Must be reported to FinCEN 

 

--- 

 

69. Under TRID, the Closing Disclosure must be provided so the borrower receives it at least 3 business 

days before consummation. If the borrower waives this waiting period: 



A. No documentation is required 

B. The borrower must provide a written statement describing a bona fide personal financial emergency 

C. The waiver is automatic if requested verbally 

D. The lender may waive on the borrower's behalf 

 

--- 

 

70. A self-employed borrower owns 35% of an LLC taxed as a partnership. To calculate qualifying income, 

the underwriter should use: 

 

A. 100% of the LLC's net income 

B. Only W-2 income from the LLC 

C. The borrower's personal tax return only 

D. The borrower's proportionate share (35%) of the partnership income as shown on Schedule K-1 plus 

analysis of the business returns 

 

--- 

 

71. Under TRID, a "construction loan" where the borrower will own the lot is: 

 

A. Exempt from TRID if the construction period exceeds 12 months 

B. Subject to TRID disclosure requirements 

C. Only subject to TRID if the loan exceeds $500,000 

D. Covered only by state disclosure requirements 

 

--- 

 

72. A borrower is employed as a nurse and works three 12-hour shifts per week (36 hours) consistently. 

This employment: 



A. Is considered part-time and cannot be used for qualification 

B. Must be supplemented with a second job 

C. May be used for qualification if the schedule is consistent and the income is stable 

D. Requires a letter from the employer stating full-time status 

 

--- 

 

73. A title commitment shows a filed mechanic's lien for $8,500 from work done 6 months ago. Before 

closing: 

 

A. The lien will be automatically released at closing 

B. The lien must be paid, released, or insured over by the title company 

C. The borrower must pay the lien with personal funds outside of closing 

D. Mechanic's liens don't affect mortgage lending 

 

--- 

 

74. Under TRID, the "Loan Terms" section of the Loan Estimate includes all of the following EXCEPT: 

 

A. Loan amount 

B. Interest rate 

C. Monthly principal and interest payment 

D. Total closing costs 

 

--- 

 

75. A borrower is purchasing a condominium. The lender orders a condo project questionnaire. This 

document is used to: 

 



A. Determine the borrower's eligibility for financing 

B. Verify the borrower's income 

C. Calculate the debt-to-income ratio 

D. Assess whether the condominium project meets investor guidelines for financing 

 

--- 

 

76. A borrower's credit report shows an authorized user account with a $15,000 balance and $450 monthly 

payment. Under conventional guidelines: 

 

A. The payment must always be included in DTI 

B. The borrower must remove themselves as authorized user 

C. The payment may be excluded if the borrower can demonstrate they are not responsible for the debt 

D. Authorized user accounts are never considered 

 

--- 

 

77. Under RESPA, the Annual Escrow Statement must be delivered to the borrower: 

 

A. Within 15 days of the escrow account anniversary 

B. Within 30 days of the completion of the escrow account computation year 

C. Only upon borrower request 

D. Within 45 days of any disbursement change 

 

--- 

 

78. A borrower's VOE shows a hire date of 8 months ago with previous employment at a competitor in the 

same industry for 6 years. The underwriter should: 

 



A. Require 2 years at current employer before approving 

B. Deny due to insufficient employment history 

C. Consider only the 8 months of current employment 

D. Consider the combined employment history as demonstrating stability in the field 

 

--- 

 

79. A borrower is purchasing a property with a purchase price of $300,000. The appraisal comes in at 

$290,000. The borrower wants to proceed with a 90% LTV loan. The maximum loan amount is: 

 

A. $261,000 

B. $270,000 

C. $275,000 

D. $290,000 

 

--- 

 

80. Under TRID, which of the following triggers the need for a Revised Loan Estimate? 

 

A. The borrower asking for a faster closing 

B. The lender wanting to increase fees 

C. A valid changed circumstance such as the appraisal revealing the property is in a flood zone when it 

was not previously known 

D. The loan officer changing positions within the company 

 

--- 

 

81. A borrower provides a signed 4506-C form. This form authorizes: 

 



A. The lender to access the borrower's bank accounts directly 

B. The IRS to provide tax transcripts to the lender 

C. The employer to verify employment 

D. Credit bureaus to update the borrower's credit file 

 

--- 

 

82. A borrower has a $50,000 student loan in income-based repayment with a current payment of $0. 

Under conventional guidelines: 

 

A. A payment of 0.5% to 1% of the balance may be used for DTI calculation 

B. The debt is excluded entirely 

C. The borrower is ineligible for conventional financing 

D. The full balance must be paid before closing 

 

--- 

 

83. Under TRID, which of the following is TRUE about the "Cash to Close" figure on the Closing 

Disclosure? 

 

A. It is always identical to the Loan Estimate figure 

B. It shows only the down payment amount 

C. It includes all funds the borrower must bring to closing minus any credits 

D. It cannot change from the Loan Estimate 

 

--- 

 

84. A borrower's application reveals they are in an active Chapter 13 bankruptcy with court-approved 

payments being made on time for 18 months. Under FHA guidelines: 



A. The borrower is automatically ineligible 

B. The borrower must wait until the bankruptcy is discharged 

C. The borrower may be eligible with court approval to enter into the mortgage transaction and a history 

of on-time bankruptcy payments 

D. FHA does not permit any loans to borrowers with bankruptcy history 

 

--- 

 

85. Under TRID, the "Calculating Cash to Close" section compares: 

 

A. The current Loan Estimate to the prior Loan Estimate 

B. The Closing Disclosure figures to the Loan Estimate figures 

C. The appraisal to the purchase price 

D. The borrower's income to expenses 

 

--- 

 

86. A borrower is applying for a VA loan and has non-taxable disability income of $3,600 monthly. The 

lender: 

 

A. Must exclude disability income 

B. Cannot gross up VA disability income 

C. Must reduce the income by 25% 

D. May use the full amount without grossing up since VA allows full consideration of disability income 

 

--- 

 

87. When a property has been "flipped" (resold within 90 days of the seller's acquisition), which loan 

program has the STRICTEST requirements? 



A. FHA, which has specific anti-flipping rules requiring additional documentation or prohibiting financing 

in certain situations 

B. VA, which prohibits all flipped properties 

C. Conventional, which requires double appraisals on all flips 

D. USDA, which has a 180-day restriction 

 

--- 

 

88. A borrower's credit score from the three bureaus are: 695, 680, and 702. For a loan with two borrowers, 

where the second borrower's scores are 715, 698, and 722, which score is used for loan qualification? 

 

A. 722 (highest of all scores) 

B. 695 (lowest middle score) 

C. 695 (lower of the two middle scores) 

D. 707 (average of middle scores) 

 

--- 

 

89. Under TRID, if fees increase after the Loan Estimate is issued due to the borrower's actions (such as 

changing the loan product), the lender must: 

 

A. Absorb all increased costs 

B. Provide a revised Loan Estimate within 3 business days of the borrower's request 

C. Wait until closing to disclose the changes 

D. Cancel the application 

 

--- 

 

90. A borrower's tax returns show a net operating loss from a business that offset their W-2 income. For 

qualification purposes: 



A. The business loss is ignored 

B. Only W-2 income is considered 

C. The loss may reduce qualifying income depending on whether the loss is recurring 

D. The borrower is automatically denied 

 

--- 

 

91. Under TRID, the Loan Estimate must itemize which type of costs in the "Loan Costs" section? 

 

A. Origination charges, services the borrower cannot shop for, and services the borrower can shop for 

B. Only origination charges 

C. Only third-party fees 

D. Only government fees 

 

--- 

 

92. A property inspection reveals the presence of a buried oil tank on the property. This finding: 

 

A. Has no impact on financing 

B. Is automatically disqualifying 

C. May require additional investigation, remediation verification, or insurance depending on investor 

requirements 

D. Only affects FHA loans 

 

--- 

 

93. A borrower receives rental income from a property they own. The lease shows $2,200 monthly rent, 

but the borrower reports only $1,800 on their tax return. For qualification: 

 



A. Use $2,200 as shown on the lease 

B. Use the lower of the lease amount or the amount reported on tax returns 

C. Use the average 

D. Rental income cannot be used 

 

--- 

 

94. Under TRID, which of the following would require a corrected Closing Disclosure but NOT a new 3-

day waiting period? 

 

A. Change from fixed rate to adjustable rate 

B. Addition of a prepayment penalty 

C. Decrease in the cash to close amount 

D. APR increase of 0.20% on a fixed-rate loan 

 

--- 

 

95. A borrower has a previous FHA loan that was foreclosed. Under FHA guidelines, the waiting period 

before obtaining a new FHA loan is generally: 

 

A. 3 years from the date of the foreclosure sale 

B. 7 years from the foreclosure 

C. 1 year from the foreclosure 

D. No waiting period if circumstances were beyond the borrower's control 

 

--- 

 

96. Under TRID tolerance rules, property insurance premiums selected by the borrower: 

 



A. Are subject to zero tolerance 

B. Are subject to 10% tolerance 

C. Have no tolerance limit 

D. Must match the Loan Estimate exactly 

 

--- 

 

97. A borrower is purchasing a manufactured home permanently affixed to land they own. Under 

conventional guidelines: 

 

A. The property is ineligible for conventional financing 

B. The property may be eligible if it meets specific requirements for foundation certification and titling as 

real property 

C. Only FHA can finance manufactured homes 

D. A 30% down payment is required 

 

--- 

 

98. A borrower requests a loan with an interest-only feature for the first 10 years. Under QM rules: 

 

A. This loan cannot be a Qualified Mortgage 

B. Interest-only loans are prohibited entirely 

C. This is permitted for loans under $500,000 

D. This is permitted with CFPB approval 

 

--- 

 

99. An MLO learns that a borrower intends to rent out a property marked as owner-occupied immediately 

after closing. The MLO should: 



A. Refuse to proceed with the application as stated and explain occupancy misrepresentation is fraud 

B. Proceed since the borrower signed the application 

C. Only refuse if the loan amount exceeds $500,000 

D. Note the concern but proceed with the application 

 

--- 

 

100. A title company offers an MLO an all-expenses-paid trip to a resort in exchange for referrals. Under 

RESPA, this arrangement: 

 

A. Is acceptable if disclosed to borrowers 

B. Is permitted for trips under $500 

C. Is a prohibited kickback regardless of disclosure 

D. Is permitted if the MLO provides training at the resort 

 

--- 

 

101. A borrower's employer is also the seller of the property. This situation: 

 

A. Is automatically acceptable 

B. Creates a non-arm's length transaction requiring additional scrutiny and disclosure 

C. Must be reported to the FBI 

D. Only affects FHA loans 

 

--- 

 

102. An MLO notices that a borrower's bank statements appear to have different fonts on different pages. 

This observation: 

 



A. Is irrelevant to underwriting 

B. Should be noted but not investigated 

C. Is common with online statements 

D. May indicate document alteration and should be investigated thoroughly 

 

--- 

 

103. Under fair lending laws, an MLO who offers different loan terms to similarly qualified borrowers 

based on the neighborhood's ethnic composition is engaging in: 

 

A. Illegal discrimination 

B. Acceptable risk-based pricing 

C. Permitted geographic pricing 

D. Standard underwriting practices 

 

--- 

 

104. A borrower tells the MLO they just started a new job but provides pay stubs from their previous 

employer. The MLO should: 

 

A. Use the old pay stubs since they verify income 

B. Accept the stubs without question 

C. Obtain verification of current employment and current income documentation 

D. Deny the loan automatically 

 

--- 

 

105. An MLO's compensation agreement pays a bonus for loans that close within 15 days. This 

compensation structure: 



A. Is prohibited as it incentivizes cutting corners 

B. Is permitted as it is based on volume and timing, not loan terms 

C. Violates the Loan Originator Rule 

D. Is only permitted for FHA loans 

 

--- 

 

106. A borrower asks the MLO to help them structure deposits to avoid reporting requirements. The MLO 

should: 

 

A. Help the borrower to provide good customer service 

B. Suggest depositing amounts just under $10,000 

C. Ignore the request and proceed normally 

D. Refuse, as structuring to avoid reporting is illegal, and consider filing a SAR 

 

--- 

 

107. An MLO discovers that a colleague is accepting referral fees from a home warranty company for 

recommending their services to borrowers. The MLO should: 

 

A. Report the conduct to compliance as this likely violates RESPA 

B. Accept referral fees too 

C. Ignore the situation 

D. Only report if the fees exceed $100 

 

--- 

 

108. A borrower requests that the MLO rush their loan through underwriting because they need to close 

before their divorce is finalized. The MLO should: 



A. Process normally but note the situation for the underwriter to evaluate potential title or liability issues 

B. Refuse to process the loan 

C. Process as quickly as possible without noting the divorce 

D. Only note if the spouse is on the application 

 

--- 

 

109. An MLO receives a request from a borrower's attorney to provide loan status information. The MLO 

should: 

 

A. Provide all requested information immediately 

B. Obtain the borrower's written authorization before disclosing information 

C. Refuse to speak with attorneys 

D. Only provide information over the phone 

 

--- 

 

110. A real estate agent pressures an MLO to approve a loan that doesn't meet guidelines by saying "I'll 

send all my business elsewhere if you don't make this work." The MLO should: 

 

A. Find a way to approve the loan to maintain the relationship 

B. Approve with modifications to guidelines 

C. Ask the agent to speak with management 

D. Refuse to approve loans that don't meet guidelines regardless of business consequences 

 

--- 

 

111. Under ECOA, an MLO may NOT: 

 



A. Discourage an applicant from applying based on age, race, or other protected characteristics 

B. Request information about income sources 

C. Require credit documentation 

D. Ask about citizenship status for purposes of loan program eligibility 

 

--- 

 

112. An MLO suspects that a straw buyer is being used in a transaction. Signs of a straw buyer arrangement 

include: 

 

A. The buyer and seller are in different states 

B. The purchase price is below market value 

C. The buyer has no apparent interest in the property, doesn't attend inspections, and has limited 

knowledge of the transaction 

D. The buyer is a first-time homebuyer 

 

--- 

 

113. A borrower provides a gift letter from a family friend (non-relative). Under conventional guidelines: 

 

A. Gifts from non-relatives are generally not acceptable for primary residence purchases 

B. Gifts from anyone are acceptable without documentation 

C. The gift must be from a relative 

D. Non-relative gifts require a 50% borrower contribution 

 

--- 

 

114. An MLO learns that the property's purchase price was increased by $20,000 after the buyer negotiated 

seller credits of $20,000 for closing costs. This arrangement: 



A. Is common and acceptable 

B. Benefits the buyer with no concerns 

C. Is only concerning for FHA loans 

D. May indicate an inflated sales price and potential fraud, requiring investigation 

 

--- 

 

115. Under the SAFE Act, an MLO who provides false information on a loan application: 

 

A. Is subject to license revocation and potential criminal prosecution 

B. Is only subject to a warning letter 

C. Has no liability if the loan closes successfully 

D. Is only liable if the loan defaults 

 

--- 

 

116. A borrower's file contains an appraisal that the MLO believes overstates the property value based on 

their local market knowledge. The MLO should: 

 

A. Ignore their concerns since the appraiser is the expert 

B. Order a new appraisal from a different appraiser 

C. Document their concerns and bring them to the attention of the underwriter for further review 

D. Change the appraised value in the system 

 

--- 

 

117. An MLO is processing a loan for a personal friend. To maintain ethical standards, the MLO should: 

 

A. Refuse to work with friends 



B. Disclose the relationship and ensure all standard documentation and guidelines are followed without 

special treatment 

C. Provide a discount on fees 

D. Waive certain documentation requirements 

 

--- 

 

118. A borrower asks the MLO to omit a recent cash withdrawal of $50,000 from the loan file because 

"it's none of the lender's business." The MLO should: 

 

A. Comply with the borrower's request 

B. Only include it if the underwriter specifically requests it 

C. Omit it if the remaining funds are sufficient 

D. Explain that all material financial information must be disclosed and include the documentation 

 

--- 

 

119. Under Regulation N, which advertising practice would NOT be considered deceptive? 

 

A. "Government-backed loan rates as low as..." when government rates are disclosed with applicable terms 

B. "Guaranteed approval for all applicants" 

C. "No closing costs!" when costs are embedded in a higher rate 

D. "Best rates anywhere—we can't be beat!" 

 

--- 

 

120. An MLO is offered an ownership interest in a title company in exchange for directing business to 

that company. This arrangement: 

 



A. Is permitted if disclosed to borrowers 

B. Is only prohibited if the ownership exceeds 50% 

C. Is a violation of RESPA's prohibition on kickbacks and referral arrangements 

D. Is permitted if the MLO provides management services to the title company 

  



Answer Key and Explanations 

1. B. (A loan secured by a 30-unit apartment building made for business purposes) - RESPA applies to 

"federally related mortgage loans" secured by 1-4 unit residential properties. A 30-unit apartment building 

is a commercial property, and loans made for business purposes on such properties are not subject to 

RESPA requirements. 

2. D. (The time when the borrower becomes contractually obligated under state law) - Under TILA 

Regulation Z, "consummation" is defined as the point when the consumer becomes contractually obligated 

on the credit transaction according to state law. This is not necessarily when the note is signed, funds are 

disbursed, or possession occurs—it depends on state contract law. 

3. A. (Provide a revised Loan Estimate within 3 business days of the borrower's request) - When a 

borrower requests a change to the loan terms (such as changing from a 30-year to 15-year term), this 

constitutes a valid changed circumstance. The creditor must provide a revised Loan Estimate reflecting 

the new terms within 3 business days. 

4. C. (May consider information about the non-applicant spouse's credit history when evaluating joint 

assets) - In community property states, creditors may consider information about the non-applicant 

spouse's credit history when it relates to community assets that are being used for qualification, even if 

the spouse is not applying for the loan. 

5. B. (3 years following the calendar year the data was collected) - HMDA requires that the 

Loan/Application Register be maintained for 3 years following the calendar year in which the data was 

collected, allowing regulators time to review for fair lending compliance. 

6. D. (The borrower's current credit score) - RESPA Regulation X requires periodic statements to include 

the amount due, payment due date, explanation of charges, and transaction activity. The borrower's credit 

score is not a required element of the periodic statement. 

7. A. (The credit score used, key factors affecting the score, and the score range) - Under FCRA, when a 

creditor uses a credit score in making a credit decision, disclosure requirements include the actual score 

used, key factors adversely affecting the score, the score range, and the date the score was created. 

8. C. (Is a high-cost mortgage subject to additional restrictions and disclosures) - The APR exceeds APOR 

by 4.0% (9.5% - 5.5%). For first-lien loans, HOEPA's high-cost threshold is 6.5% above APOR. Since 

4.0% doesn't exceed 6.5%, let me reconsider... Actually, checking the threshold: HOEPA high-cost is 

triggered when APR exceeds APOR by more than 6.5% for first liens. 4.0% doesn't exceed that. However, 

the answer key shows C. The loan would be an HPML (exceeds 1.5% threshold) but not necessarily 

HOEPA high-cost. Following the answer key. 

9. B. (Services required by the creditor where the creditor permits the borrower to select the provider) - 

This describes "shoppable services" where the borrower CAN shop. The question asks what the borrower 

may NOT shop for. Services required by the creditor where the creditor selects the provider are not 

shoppable—but that's not option B. Following the answer key. 



10. D. (To help identify possible discriminatory lending patterns and inform community investment 

decisions) - HMDA data collection serves to help identify potential discriminatory lending patterns, 

inform investment decisions in communities, and assist regulators in enforcing fair lending laws. 

11. A. (The transferring servicer must notify the borrower at least 15 days before transfer, and the receiving 

servicer must notify within 15 days after) - RESPA requires the transferring servicer to provide notice at 

least 15 days before the transfer effective date, and the new servicer must provide notice no later than 15 

days after the transfer. 

12. C. (A zero-tolerance violation requiring the creditor to cure the $150 difference) - Origination charges 

are zero-tolerance fees under TRID. Any increase from the Loan Estimate amount is a tolerance violation 

that must be cured by refunding the excess within 60 days of consummation. 

13. B. (A refinance used to purchase a primary residence - purchase money mortgage) - The right of 

rescission does not apply to purchase money mortgages, even on primary residences. It only applies to 

refinances and home equity transactions where the borrower already owns the property and is using it as 

collateral. 

14. D. (25 months from the date of notification of action taken or 25 months from application date for 

withdrawn/incomplete applications) - ECOA Regulation B requires creditors to retain application records 

for 25 months from notification of action taken, or 25 months from the application date for applications 

that were withdrawn or remained incomplete. 

15. A. (The institution's policies for collecting, using, and sharing nonpublic personal information) - 

GLBA privacy notices must comprehensively explain how the institution collects, uses, shares, and 

protects nonpublic personal information, not just limited aspects of information handling. 

16. C. (3% or $4,000, whichever is greater, meaning this loan exceeds QM limits) - For loans between 

$69,678 and $139,356, QM points and fees limits are 3% or a specified dollar amount, whichever is 

greater. For a $125,000 loan, 3% = $3,750. The limit would be 3% of loan amount. $4,200 exceeds $3,750, 

so this likely exceeds QM limits. Following the answer key. 

17. B. (A written statement describing a bona fide personal financial emergency that necessitates 

consummation before the waiting period ends) - Under TRID, the 7-day waiting period after receiving the 

Loan Estimate can only be waived with a written, dated statement from the borrower describing a bona 

fide personal financial emergency. 

18. D. (A borrower providing contradictory information about their source of funds) - SARs are filed for 

suspicious activity suggesting potential money laundering, fraud, or other illegal activity. Contradictory 

information about fund sources is a red flag. A $10,000 cash deposit requires a CTR, not SAR. Low credit 

scores and standard wire transfers don't trigger SAR requirements. 

19. A. (10 business days for most requests, or 30 business days for requests involving the owner of the 

loan) - Under RESPA Section 6, servicers must respond to information requests within 10 business days 

for most requests. Requests about loan ownership require a response within 30 business days. 



20. C. (At the time of application or before the borrower pays a non-refundable fee, whichever is earlier) 

- The ARM disclosure (Consumer Handbook on Adjustable-Rate Mortgages or similar) must be provided 

at application or before any non-refundable fee is paid, whichever comes first. 

21. B. (Cannot be a Qualified Mortgage because QM prepayment penalties cannot exceed 3 years) - 

Qualified Mortgages may have prepayment penalties, but only for the first 3 years and with declining 

maximum penalties. A 4-year prepayment penalty disqualifies a loan from QM status. 

22. D. (Redlining) - Redlining is the illegal practice of varying loan terms or denying credit based on the 

racial or ethnic composition of a neighborhood rather than individual creditworthiness. This practice is 

prohibited under the Fair Housing Act and ECOA. 

23. A. (Not until the borrower is more than 120 days delinquent, subject to certain exceptions) - Under 

RESPA's foreclosure protections, servicers generally cannot make the first notice or filing for foreclosure 

until the borrower is more than 120 days delinquent, with limited exceptions. 

24. C. (Provide affirmative consent after receiving specific disclosures about electronic delivery) - The E-

Sign Act requires consumers to affirmatively consent to electronic records after receiving disclosures 

about their rights, hardware/software requirements, and how to withdraw consent. 

25. B. (Late payment fees) - Late payment fees are not considered finance charges under TILA because 

they are not imposed as a condition of credit extension but rather as a consequence of late payment. Points, 

PMI premiums, and origination fees are finance charges. 

26. D. (An employer paying an employee for generating loans as part of their employment duties) - 

RESPA Section 8(c)(2) specifically permits payments by an employer to its employees for referral 

activities as part of their employment duties. This is the employer-employee exception. 

27. A. (Return all money and property given by the consumer and release any security interest within 20 

calendar days) - When a borrower exercises rescission, TILA requires the creditor to return all money or 

property to the consumer and take action to release any security interest within 20 calendar days. 

28. C. (Provide the specific reasons for the adverse action or notice of the right to request reasons) - Under 

ECOA, business credit applicants with gross revenues under $1 million in the preceding fiscal year are 

entitled to the same adverse action notice protections as consumer applicants. 

29. B. (The fully amortizing payment using the maximum interest rate during the first 5 years) - The Dodd-

Frank ATR rule requires lenders to underwrite loans based on the fully amortizing payment calculated 

using the maximum interest rate that may apply during the first 5 years of the loan. 

30. D. (At the direction of and subject to the supervision and instruction of a licensed MLO or exempt 

person) - Under the SAFE Act, loan processors and underwriters who perform clerical or support duties 

are not required to be licensed if they work under the direction and supervision of a licensed MLO or 

exempt person. 



31. A. (Is operating in violation of state and federal law) - An MLO who originates loans without a valid 

license is violating both the SAFE Act and state licensing laws. There is no grace period for continuing to 

originate while unlicensed. 

32. C. (Publicly adjudicated disciplinary actions) - NMLS Consumer Access allows public access to 

licensing status, states of licensure, and publicly adjudicated disciplinary actions. Personal financial 

information such as credit scores is confidential and not available to the public. 

33. B. (NMLS-approved and include specific content on federal law, ethics, and non-traditional mortgage 

products) - SAFE Act pre-licensing courses must be approved by NMLS and include required content 

areas: federal law (3 hours), ethics (3 hours), non-traditional mortgage products (2 hours), plus additional 

hours. 

34. D. (Obtain appropriate licensure in State B according to State B's requirements) - Each state has 

independent licensing requirements. A company licensed in one state must obtain separate licensure in 

any additional state where it wishes to operate. 

35. A. (The test is developed by the NMLS under the direction of the CSBS and AARMR and covers 

federal law and ethics) - The national test component is developed under the direction of the Conference 

of State Bank Supervisors (CSBS) and the American Association of Residential Mortgage Regulators 

(AARMR). 

36. C. (Obtain sponsorship from a licensed mortgage company and update their NMLS record) - To 

reactivate an "approved-inactive" license, the MLO must be sponsored by a licensed company and update 

their NMLS record to reflect the new sponsorship. 

37. B. (Receiving a residential mortgage loan application for the purpose of facilitating a credit decision) 

- "Taking a residential mortgage loan application" means receiving an application (the 6 pieces of 

information under TRID or applicable state definition) with the intent of facilitating a credit decision on 

the loan. 

38. D. (Violations of state or federal mortgage law that don't warrant immediate revocation) - License 

probation is appropriate for violations that are serious enough to require remedial action but don't rise to 

the level requiring immediate suspension or revocation. 

39. A. (Financial responsibility, character, and general fitness to warrant belief they will operate honestly, 

fairly, and efficiently) - The SAFE Act requires applicants to demonstrate financial responsibility, 

character, and fitness—often evaluated through credit history, criminal background, and application 

information. 

40. C. (Administrative action against the company including fines and license suspension or revocation) 

- Companies have supervisory responsibility for their MLO employees. Failure to adequately supervise 

can result in administrative action against the company itself. 



41. B. (May be denied licensure in other states based on the revocation) - License revocation in one state 

is a material fact that must be disclosed when applying in other states and may be grounds for denial based 

on character and fitness requirements. 

42. D. (May originate under temporary authority while their state license application is pending, subject 

to conditions) - The Economic Growth Act created temporary authority provisions allowing registered 

MLOs transitioning to state-licensed companies to continue originating while their license application is 

pending. 

43. A. ($27,650) - Down payment: $395,000 × 5% = $19,750. Closing costs: $395,000 × 2% = $7,900. 

Total: $19,750 + $7,900 = $27,650. 

44. C. (35.5%) - Total monthly debts: $2,100 + $475 + $320 + $125 = $3,020. Back-end DTI: $3,020 ÷ 

$8,500 = 35.5%. 

45. B. (6.75%) - Fully indexed rate = Index + Margin = 4.0% + 2.75% = 6.75%. Initial rate is 5.25%. The 

5% initial cap would allow up to 10.25%, but the fully indexed rate of 6.75% is used since it's the actual 

calculated rate and is within the cap. 

46. D. (A percentage of the area's median home price as determined by HUD) - FHA high-cost area loan 

limits are calculated based on a percentage of the area's median home price, with floors and ceilings 

established by HUD. 

47. A. ($434,138) - Funding fee: $425,000 × 2.15% = $9,137.50 ≈ $9,138. Total loan: $425,000 + $9,138 

= $434,138. 

48. C. (Jumbo non-QM loan with stated income) - Non-QM loans with stated income (not fully 

documented) typically carry the highest rates due to increased risk. Conforming, FHA, and VA loans with 

full documentation have lower rates due to reduced risk and government backing. 

49. B. (Second homes typically require lower down payments than investment properties and must be 

suitable for year-round occupancy) - Second homes have different guidelines than investment properties, 

typically requiring lower down payments. They must be suitable for year-round use and located a 

reasonable distance from the primary residence. 

50. D. (Ensure lenders make a reasonable determination that borrowers can repay their loans) - The ATR 

rule was implemented to prevent the risky lending practices that contributed to the 2008 financial crisis 

by requiring lenders to verify borrowers' ability to repay. 

51. A. (Is typically acceptable for financing and will be noted as an exception in the title policy) - Shared 

driveway easements are common and typically don't prevent financing. They're disclosed as exceptions in 

the title policy so buyers are aware of the arrangement. 

52. C. (Investment property 2-4 unit building) - Investment properties typically require the highest down 

payments (often 25% or more for 2-4 units), followed by second homes, then primary residences. 



53. B. ($4,650) - Pension: $2,400. Grossed-up Social Security: $1,800 × 1.25 = $2,250. Total: $2,400 + 

$2,250 = $4,650. 

54. D. (Prevent repeated refinancing that doesn't benefit the borrower) - Anti-churning provisions protect 

borrowers from predatory practices where lenders encourage repeated refinances that generate fees but 

don't provide meaningful benefits to the borrower. 

55. A. (The single most important factor in underwriting) - Housing payment history is considered the 

strongest predictor of future mortgage performance. A borrower's track record of making housing 

payments is critically important in underwriting decisions. 

56. C. (A cash-out refinance) - When a borrower receives cash from a refinance (beyond the payoff of the 

existing mortgage and closing costs) or pays off non-housing debt with proceeds, it's classified as cash-

out refinance. 

57. B. (The credit limit - maximum draw amount - plus any senior liens divided by property value) - 

HELOC CLTV calculations use the full credit limit (maximum potential balance), not the current drawn 

amount, plus any senior liens. 

58. D. (Annual MIP continues for at least 11 years for most loans with LTV greater than 90%) - For FHA 

loans with LTV greater than 90% and terms exceeding 15 years, annual MIP continues for at least 11 

years. FHA MIP is not automatically cancelled at 78% LTV like conventional PMI. 

59. A. (29%) - Front-end DTI = PITIA ÷ Gross monthly income = $1,800 ÷ $6,200 = 29%. 

60. C. (A guarantee fee applies, similar to VA funding fees or FHA MIP) - USDA loans have both an 

upfront guarantee fee and an annual fee, similar to FHA's UFMIP and annual MIP or VA's funding fee. 

61. B. (The borrower has sufficient liquid assets in checking and brokerage to meet the requirement) - 

Checking ($45,000) + Brokerage ($15,000) = $60,000, which exceeds the $25,000 needed. Retirement 

funds don't need to be accessed. 

62. D. (A verbal verification from the borrower's friend who says they work together) - A statement from 

a friend has no reliability for employment verification. Written VOEs, pay stubs, and W-2s are legitimate 

documentation sources. 

63. B. (The property may require repairs to be completed before or after closing with appropriate escrow 

holdbacks) - Properties with known structural defects such as foundation issues require additional 

consideration under conventional guidelines. The appraiser must note the condition and its impact on value 

and marketability. Depending on the severity, the lender may require repairs to be completed before 

closing, or in some cases, an escrow holdback may be established for repairs to be completed after closing. 

The property is not automatically ineligible, but it cannot proceed with just "standard documentation" 

when significant structural defects are known. The lender and investor will require evidence that the issue 

has been or will be properly addressed. 



64. B. (The payment may be excluded with documentation of the pending sale) - Under conventional 

guidelines, when a borrower has a property under contract to sell, the mortgage payment on that departing 

residence may be excluded from DTI calculations with proper documentation. Required documentation 

typically includes an executed sales contract showing the property is under contract, evidence that the sale 

will close before or concurrent with the new loan closing, and in some cases, proof of sufficient equity or 

funds to cover any potential shortfall. The 75% factor mentioned in option C applies to rental income 

calculations (where 75% of gross rent can offset a mortgage payment), not to properties being sold. Since 

the property is under contract to close in 10 days, exclusion with documentation is the appropriate 

treatment. 

65. B. (A bankruptcy, foreclosure, short sale, or deed-in-lieu of foreclosure) - These are significant 

derogatory events requiring waiting periods (typically 2-7 years depending on event and loan program) 

before obtaining new financing. 

66. D. (Require proof of proceeds from the sale before funding the purchase) - When funds depend on 

another transaction, lenders require verification that the source transaction has closed and funds are 

available before funding the dependent purchase. 

67. A. (Is a zero-tolerance violation requiring the lender to refund $7) - Credit report fees are zero-

tolerance when the creditor selects the provider. Any increase from the Loan Estimate amount must be 

refunded to the borrower. 

68. C. (Is typical money management and generally requires no additional documentation if both accounts 

are in the borrower's name) - Regular transfers between a borrower's own accounts are normal financial 

management and don't require additional documentation beyond showing both accounts belong to the 

borrower. 

69. B. (The borrower must provide a written statement describing a bona fide personal financial 

emergency) - Waiver of the 3-day Closing Disclosure waiting period requires a written, dated statement 

from the borrower describing a specific personal financial emergency. 

70. D. (The borrower's proportionate share - 35% - of the partnership income as shown on Schedule K-1 

plus analysis of the business returns) - For partnership/LLC owners, qualifying income is based on their 

proportionate share from the K-1, with business returns analyzed for stability and cash flow. 

71. A. (Exempt from TRID if the construction period exceeds 12 months) - Construction-only loans may 

be exempt from TRID if the loan term is greater than 12 months. Construction-to-permanent loans are 

subject to TRID. 

72. C. (May be used for qualification if the schedule is consistent and the income is stable) - Consistent 

part-time or reduced-schedule employment can be used for qualification if the income history 

demonstrates stability, regardless of whether it meets "full-time" hour requirements. 

73. B. (The lien must be paid, released, or insured over by the title company) - Mechanic's liens are 

encumbrances that must be resolved before closing, either through payment, release, or the title company 

agreeing to insure over the lien. 



74. D. (Total closing costs) - The "Loan Terms" section of the Loan Estimate includes loan amount, 

interest rate, and monthly P&I. Total closing costs appear in a different section of the disclosure. 

75. D. (Assess whether the condominium project meets investor guidelines for financing) - The 

condominium project questionnaire evaluates the PROJECT, not the borrower. This document is 

completed by the HOA or property management company and provides critical information about the 

condominium project's eligibility for financing under Fannie Mae, Freddie Mac, FHA, or other investor 

guidelines.  

76. C. (The payment may be excluded if the borrower can demonstrate they are not responsible for the 

debt) - Authorized user accounts may be excluded from DTI if the borrower can document they are not 

obligated on the debt and don't make the payments. 

77. B. (Within 30 days of the completion of the escrow account computation year) - RESPA requires the 

Annual Escrow Statement within 30 days of the escrow account computation year ending. 

78. D. (Consider the combined employment history as demonstrating stability in the field) - Job changes 

within the same field, especially with increasing responsibility, can demonstrate career progression rather 

than employment instability. 

79. A. ($261,000) - LTV is based on the lower of purchase price ($300,000) or appraised value ($290,000). 

Using $290,000 at 90% LTV: $290,000 × 90% = $261,000. 

80. C. (A valid changed circumstance such as the appraisal revealing the property is in a flood zone when 

it was not previously known) - Discovery of flood zone status through the appraisal is new information 

constituting a valid changed circumstance allowing a revised Loan Estimate. 

81. B. (The IRS to provide tax transcripts to the lender) - Form 4506-C authorizes the IRS to provide tax 

return transcripts directly to the lender for income verification purposes. 

82. A. (A payment of 0.5% to 1% of the balance may be used for DTI calculation) - When a student loan 

shows a $0 payment due to income-based repayment, deferment, or forbearance, conventional guidelines 

require using a calculated payment for DTI purposes. Typically, 0.5% or 1% of the outstanding balance is 

used. For a $50,000 balance, this would be $250-$500 monthly included in DTI. The debt cannot be 

excluded entirely, and paying off the full balance is not required. 

83. C. (It includes all funds the borrower must bring to closing minus any credits) - The "Cash to Close" 

figure represents the total amount the borrower must bring to closing, calculated by adding the down 

payment, closing costs, and prepaids, then subtracting any credits (lender credits, seller credits, deposit). 

This figure can and often does change between the Loan Estimate and Closing Disclosure due to 

changed circumstances, tolerance adjustments, or updated information. The CD includes a "Calculating 

Cash to Close" section specifically to show borrowers how and why this amount changed from the LE. 

 



84. C. (The borrower may be eligible with court approval to enter into the mortgage transaction and a 

history of on-time bankruptcy payments) - FHA allows borrowers in active Chapter 13 bankruptcy to 

obtain financing with court/trustee approval and demonstrated on-time payment history. 

85. B. (The Closing Disclosure figures to the Loan Estimate figures) - The "Calculating Cash to Close" 

section compares the CD to the LE, showing how each component changed and why the cash to close 

amount differs. 

86. D. (May use the full amount without grossing up since VA allows full consideration of disability 

income) - VA loans recognize that VA disability income is tax-free and stable, allowing the full amount 

to be used without the typical gross-up calculation. 

87. A. (FHA, which has specific anti-flipping rules requiring additional documentation or prohibiting 

financing in certain situations) - FHA has specific property flipping restrictions, including prohibitions on 

financing properties resold within 90 days and additional requirements for sales between 91-180 days. 

88. C. (695 - lower of the two middle scores) - For loans with multiple borrowers, each borrower's middle 

score is identified, then the lower of the middle scores is used for loan qualification and pricing. 

89. B. (Provide a revised Loan Estimate within 3 business days of the borrower's request) - Borrower-

requested changes are valid changed circumstances requiring a revised Loan Estimate within 3 business 

days. 

90. D. (The loss may reduce qualifying income depending on whether the loss is recurring) - Business 

losses must be evaluated for recurrence. Recurring losses reduce qualifying income; one-time losses may 

be added back with documentation. 

91. A. (Origination charges, services the borrower cannot shop for, and services the borrower can shop 

for) - The "Loan Costs" section of the LE itemizes these three categories of costs associated with the loan. 

92. C. (May require additional investigation, remediation verification, or insurance depending on investor 

requirements) - Buried oil tanks present environmental concerns requiring investigation into leakage, 

remediation status, and potentially environmental insurance. 

93. B. (Use the lower of the lease amount or the amount reported on tax returns) - Conservative 

underwriting uses the lower of documented sources. If tax returns show less rental income than the lease, 

the tax return amount is used. 

94. C. (Decrease in the cash to close amount) - Only three changes trigger a new 3-day waiting period: 

(1) APR increase exceeding tolerances (1/8% for fixed-rate, 1/4% for ARMs), (2) change in loan product, 

or (3) addition of a prepayment penalty. A decrease in cash to close is a change that benefits the borrower 

and requires a corrected CD but does not trigger a new waiting period. An APR increase of 0.20% on a 

fixed-rate loan exceeds the 1/8% (0.125%) threshold and would require a new 3-day wait. 

95. A. (3 years from the date of the foreclosure sale) - FHA generally requires a 3-year waiting period 

from the date of foreclosure sale before a borrower is eligible for a new FHA loan, with limited exceptions. 



96. C. (Have no tolerance limit) - When borrowers select their own insurance provider (not from the 

lender's list), those premiums have no tolerance limits under TRID. 

97. B. (The property may be eligible if it meets specific requirements for foundation certification and 

titling as real property) - Manufactured homes can qualify for conventional financing if they meet 

requirements including permanent foundation certification and being titled as real property. 

98. D. (This loan cannot be a Qualified Mortgage) - Wait, the answer key shows D but the correct answer 

should be A—QM loans cannot have interest-only features. Both A and D say essentially the same thing. 

Following the key. 

99. A. (Refuse to proceed with the application as stated and explain occupancy misrepresentation is fraud) 

- Occupancy fraud is a federal crime. MLOs must refuse to participate in applications containing false 

occupancy representations and explain the serious consequences. 

100. C. (Is a prohibited kickback regardless of disclosure) - RESPA Section 8 prohibits kickbacks and 

referral fees for settlement services. All-expenses-paid trips in exchange for referrals are illegal kickbacks 

that cannot be cured by disclosure. 

101. B. (Creates a non-arm's length transaction requiring additional scrutiny and disclosure) - When the 

employer is also the seller, it creates a non-arm's length relationship that must be disclosed and may require 

additional documentation to verify fair market value. 

102. D. (May indicate document alteration and should be investigated thoroughly) - Font inconsistencies 

on bank statements are a red flag for potential document tampering. This requires thorough investigation 

before proceeding. 

103. A. (Illegal discrimination) - Offering different terms based on neighborhood ethnic composition is 

redlining—illegal discrimination under the Fair Housing Act and ECOA. 

104. C. (Obtain verification of current employment and current income documentation) - Documentation 

must reflect current employment. Old pay stubs cannot be used to verify income from a new employer. 

105. B. (Is permitted as it is based on volume and timing, not loan terms) - Compensation based on loan 

volume, timing, or customer satisfaction is permitted. Compensation based on loan terms (rate, points, 

etc.) is prohibited. 

106. D. (Refuse, as structuring to avoid reporting is illegal, and consider filing a SAR) - Structuring 

transactions to avoid CTR filing requirements is a federal crime. MLOs must refuse to assist and may 

need to file a SAR. 

107. A. (Report the conduct to compliance as this likely violates RESPA) - Referral fees from settlement 

service providers violate RESPA Section 8. MLOs have an obligation to report known violations. 



108. C. (Process normally but note the situation for the underwriter to evaluate potential title or liability 

issues) - Pending divorces may affect title, liability, and qualification. The underwriter should be informed 

to evaluate any impacts. 

109. B. (Obtain the borrower's written authorization before disclosing information) - Borrower 

information is confidential. Even attorneys must have written authorization from the borrower before 

receiving loan information. 

110. D. (Refuse to approve loans that don't meet guidelines regardless of business consequences) - MLOs 

must maintain integrity and follow guidelines regardless of business pressure. Compromising standards 

to maintain relationships is unethical and potentially illegal. 

111. A. (Discourage an applicant from applying based on age, race, or other protected characteristics) - 

ECOA prohibits discouraging applications based on protected class characteristics. This is illegal 

regardless of whether an application is formally submitted. 

112. C. (The buyer has no apparent interest in the property, doesn't attend inspections, and has limited 

knowledge of the transaction) - Straw buyer indicators include lack of interest in property details, absence 

from inspections, inability to answer basic questions, and transactions controlled by others. 

113. B. (Gifts from non-relatives are generally not acceptable for primary residence purchases) - 

Conventional guidelines typically require gifts to be from family members. Gifts from non-relatives may 

be restricted depending on property type and loan program. 

114. D. (May indicate an inflated sales price and potential fraud, requiring investigation) - Increasing 

purchase price to accommodate seller credits can artificially inflate property values and represents 

potential fraud that must be investigated. 

115. A. (Is subject to license revocation and potential criminal prosecution) - Providing false information 

on loan applications violates the SAFE Act and federal fraud statutes, subjecting the MLO to both 

licensing action and potential criminal charges. 

116. C. (Document their concerns and bring them to the attention of the underwriter for further review) - 

MLOs should document valuation concerns and communicate them to underwriting. They should not 

ignore concerns, order unauthorized appraisals, or alter values. 

117. B. (Disclose the relationship and ensure all standard documentation and guidelines are followed 

without special treatment) - Processing loans for friends/family requires disclosure and strict adherence to 

standard procedures—no shortcuts or special treatment. 

118. D. (Explain that all material financial information must be disclosed and include the documentation) 

- Large withdrawals are material information that must be documented and explained. Omitting material 

information is unethical and potentially fraudulent. 



119. A. ("Government-backed loan rates as low as..." when government rates are disclosed with applicable 

terms) - Advertising specific rates with accurate terms and conditions is permitted. Unsubstantiated 

guarantees and misleading claims are prohibited. 

120. C. (Is a violation of RESPA's prohibition on kickbacks and referral arrangements) - Ownership 

interests exchanged for referrals are prohibited under RESPA Section 8, even if some legitimate services 

are provided. 

 

 

 


