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Except as expressly indicated or unless the context otherwise requires, the Company, =~ PHH, we, our or us means
Corporation, a Maryland corporation, and its subsidiaries.

CAUTIONARY NOTE REGARDING FORWARD-LOOKING STATEMENTS

Certain statements in this Annual Report on Form 10-K are forward-looking statements within the meaning of the
Private Securities Litigation Reform Act of 1995. Forward-looking statements may also be made in other documents
filed or furnished with the SEC or may be made orally to analysts, investors, representatives of the media and others.

Generally, forward-looking statements are not based on historical facts but instead represent only our current beliefs
regarding future events. All forward-looking statements are, by their nature, subject to risks, uncertainties and other
factors. Investors are cautioned not to place undue reliance on these forward-looking statements. Such statements may
be identified by words such as expects, anticipates, intends, projects, estimates, plans, may increase,
similar expressions or future or conditional verbs such as will,  should, would, may and could . Forward-looking
statements contained in this Form 10-K include, but are not limited to, statements concerning the following:

§

the impact of the adoption of recently issued accounting pronouncements on our financial statements;
future origination volumes and loan margins in the mortgage industry;

actuarial estimate of total reinsurance losses and expected future reinsurance premiums;

mortgage repurchase and indemnification claims and associated reserves and provisions; and

savings to be realized from the execution of our transformation plan.

Actual results, performance or achievements may differ materially from those expressed or implied in
forward-looking statements due to a variety of factors, including but not limited to the factors listed and discussed in
Part I Item 1A. Risk Factors in this Form 10-K and those factors described below:

the effects of continued market volatility or continued economic decline on the availability and cost of our
financing arrangements and the value of our assets;

the effects of a continued decline in the volume of U.S. home sales and home prices, due to adverse economic
changes or otherwise, on our Mortgage Production and Mortgage Servicing segments;

the effects of changes in current interest rates on our business and our financing costs;

our decisions regarding the use of derivatives related to mortgage servicing rights, if any, and the resulting
potential volatility of the results of operations of our Mortgage Servicing segment;

the effects of increases in our actual and projected repurchases of, indemnification given in respect of, or related
losses associated with, sold mortgage loans for which we have provided representations and warranties or other
contractual recourse to purchasers and insurers of such loans, including increases in our loss severity and
reserves associated with such loans;

the effects of reinsurance claims in excess of projected levels and in excess of reinsurance premiums we are
entitled to receive or amounts currently held in trust to pay such claims;

Table of Contents 6
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§ the effects of any significant adverse changes in the underwriting criteria or existence or programs of
government-sponsored entities, including Fannie Mae and Freddie Mac, including any changes caused by the
Dodd-Frank Wall Street Reform and Consumer Protection Act;

§ the effects of any inquiries and investigations of foreclosure procedures by attorney generals of certain states
and the U.S. Department of Justice;
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§ the ability to maintain our status as a government sponsored entity-approved seller and servicer, including the
ability to continue to comply with the respective selling and servicing guides, including any changes caused by
the Dodd-Frank Act;

§ the effects of any changes to the servicing compensation structure for mortgage servicers pursuant to the
programs of government sponsored-entities;

§ changes in laws and regulations, including changes in mortgage- and real estate-related laws and regulations
(including changes caused by the Dodd-Frank Act), status of government sponsored-entities and state, federal
and foreign tax laws and accounting standards;

§ the effects of the insolvency of any of the counterparties to our significant customer contracts or financing
arrangements or the inability or unwillingness of such counterparties to perform their respective obligations
under, or to renew on terms favorable to us, such contracts, or our ability to continue to comply with the terms
of our significant customer contracts, including service level agreements;

§ the effects of competition in our existing and potential future lines of business, including the impact of
consolidation within the industries in which we operate and competitors with greater financial resources and
broader product lines;

§ the ability to obtain financing (including refinancing existing indebtedness) on acceptable terms, if at all, to
finance our operations or growth strategy, to operate within the limitations imposed by our financing
arrangements and to maintain the amount of cash required to service our indebtedness;

§ the ability to maintain our relationships with our existing clients and to establish relationships with new clients;

§ the ability to attract and retain key employees;

§ adeterioration in the performance of assets held as collateral for secured borrowings;

§ the impact of the failure to maintain our credit ratings;

§ any failure to comply with covenants under our financing arrangements;

§ the effects of the consolidation of financial institutions and the related impact on the availability of credit; and

§ the impact of actions taken or to be taken by the U.S. Department of the Treasury and the Board of Governors
of the Federal Reserve System on the credit markets and the U.S. economy.

Forward-looking statements speak only as-of the date on which they are made. Factors and assumptions discussed
above, and other factors not identified above, may have an impact on the continued accuracy of any forward-looking
statements that we make. Except for our ongoing obligations to disclose material information under the federal
securities laws, we undertake no obligation to release publicly any revisions to any forward-looking statements. For
any forward-looking statements contained in any document, we claim the protection of the safe harbor for
forward-looking statements contained in the Private Securities Litigation Reform Act of 1995.

3
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PART 1

Item 1. Business
History

We were incorporated in 1953 as a Maryland corporation. For periods between April 30, 1997 and February 1, 2005,
we were a wholly owned subsidiary of Cendant Corporation (now known as Avis Budget Group, Inc.) and its
predecessors that provided mortgage banking services, facilitated employee relocations and provided vehicle fleet
management and fuel card services. On February 1, 2005, we began operating as an independent, publicly traded
company pursuant to our spin-off from Cendant.

Overview

We are a leading outsource provider of mortgage and fleet management services. We provide mortgage banking
services to a variety of clients, including financial institutions and real estate brokers, throughout the U.S. Our

mortgage banking activities include originating, purchasing, selling and servicing mortgage loans through our wholly
owned subsidiary, PHH Mortgage Corporation and its subsidiaries (collectively, PHH Mortgage ). We provide
commercial fleet management services to corporate clients and government agencies throughout the U.S. and Canada
through our wholly owned subsidiary, PHH Vehicle Management Services Group LLC ( PHH Arval ). PHH Arval is a
fully integrated provider of fleet management services with a broad range of product offerings, including managing

and leasing vehicle fleets and providing other fee-based services for our clients vehicle fleets.

According to Inside Mortgage Finance, as of December 31, 2010, PHH Mortgage was the 4th largest retail mortgage
loan originator in the U.S. with a 4.2% market share, the 7th largest overall mortgage loan originator with a 3.1%
market share and the 7th largest mortgage loan servicer with a 1.6% market share. According to the Automotive Fleet
2010 Fact Book, PHH Arval is the 3" largest provider of outsourced commercial fleet management services in the
U.S. and Canada combined and had over 500,000 in vehicle units under management as of December 31, 2010.

Our corporate website is www.phh.com, and our reports filed or furnished pursuant to Section 13(a) of the Exchange

Act are available free on our website under the tabs Investor Relations SEC Reports as soon as reasonably practicable
after they are electronically filed with or furnished to the Securities and Exchange Commission. The SEC also

maintains a website (www.sec.gov) where our filings can be accessed for free. Our Corporate Governance Guidelines,
our Code of Business Conduct for Employees, our Code of Business Conduct and Ethics for Directors and the charters

of the committees of our Board of Directors are also available on our corporate website and printed copies are

available upon request. The information contained on our corporate website is not part of this Form 10-K.

Operating Segments

Our business activities are organized and presented in three operating segments: (i) Mortgage Production

(i1) Mortgage Servicing and (iii) Fleet Management Services. A description of each operating segment is presented
below and the results of operations for each of our reportable segments is presented in Part II Item 7. Management s

Discussion and Analysis of Financial Condition and Results of Operations Results of Operations.

4
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Mortgage Production Segment

Our Mortgage Production segment provides mortgage services, including private-label mortgage services, to financial
institutions and real estate brokers through PHH Mortgage. The Mortgage Production segment generates revenue
through fee-based mortgage loan origination services and the origination and sale of mortgage loans into the
secondary market. PHH Mortgage generally sells all mortgage loans that it originates to secondary market investors,
which include a variety of institutional investors, and typically retains the servicing rights on mortgage loans sold.
During 2010, 95% of our mortgage loans were sold to, or were sold pursuant to programs sponsored by Fannie Mae,
Freddie Mac or Ginnie Mae and the remaining 5% were to private investors.

The Mortgage Production segment includes PHH Home Loans, LLC (together with its subsidiaries, PHH Home
Loans ), which is a joint venture that we maintain with Realogy Corporation. We own 50.1% of PHH Home Loans
through our subsidiaries and Realogy owns the remaining 49.9% through their affiliates. We have the exclusive right
to use the Century 21, Coldwell Banker and ERA brand names in marketing our mortgage loan products through PHH
Home Loans and other arrangements that we have with Realogy.

The Mortgage Production segment also includes our appraisal services business, Speedy Title & Appraisal Review
Services LLC, which provides appraisal services utilizing a network of approximately 2,200 third-party professional
licensed firms offering local coverage throughout the U.S. and also provides credit research, flood certification and tax
services. The appraisal services business is closely linked to the processes by which our mortgage operations originate
mortgage loans and derives substantially all of its business from our various channels.

We originate mortgage loans through three principal business channels: (i) private label services (outsourced
mortgage services for financial institutions); (ii) real estate (mortgage services for brokers associated with brokerages
owned or franchised by Realogy and third-party brokers); and (iii) relocation (mortgage services for clients of Cartus
Corporation).

§ Private Label Services Channel: We are a leading provider of private-label mortgage loan originations for
financial institutions and other entities throughout the U.S. In this channel, we offer a complete outsourcing
solution, from processing applications through funding, for clients that wish to offer mortgage services to their
customers but are not equipped to handle all aspects of the process cost-effectively. We also purchase closed
mortgage loans from financial institutions. Representative clients include Merrill Lynch Credit Corporation,
USAA Federal Savings Bank and Charles Schwab Bank, which represented approximately 15%, 14% and 11%
of our mortgage loan originations for the year ended December 31, 2010, respectively.

§ Real Estate Channel: We work with real estate brokers to provide their customers with mortgage loans.
Through our affiliations with real estate brokers, we have access to home buyers at the time of purchase. We
work with brokers associated with NRT Incorporated, Realogy s owned real estate brokerage business, brokers
associated with Realogy s franchised brokerages ( Realogy Franchisees ) and third-party brokers that are not
affiliated with Realogy. NRT Incorporated is the largest owner and operator of residential real estate brokerages
in the U.S. and Realogy is a franchisor of some of the most recognizable residential real estate brands. During
the year ended December 31, 2010, approximately 27% of our mortgage loan originations were derived from
our relationship with Realogy and its affiliates. The following presents a summary of the relationships with
Realogy-owned brokers and its franchisees and third-party brokers within the Real Estate Channel:

Realogy-owned Brokers

Realogy has agreed that the real estate brokerage business owned and operated by NRT Incorporated and the title and
settlement services business owned and operated by Title Resource Group LLC will exclusively recommend PHH
Home Loans as provider of mortgage loans to: (i) the independent sales associates affiliated with Realogy, excluding
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the independent sales associates of any Realogy Franchisee; and (ii) all customers of Realogy Services Group LL.C
and Realogy Services Venture Partner, Inc., excluding Realogy Franchisees. In general, our capture rate of mortgage
loans where we are the exclusive recommended provider is much higher than in other situations.

5
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Realogy Franchisees and Third Party Brokers

Certain Realogy Franchisees have agreed to exclusively recommend PHH Mortgage as provider of mortgage loans to
their respective independent sales associates. Additionally, for other Realogy Franchisees and third-party brokers, we
endeavor to enter into separate marketing service agreements or other arrangements whereby we are the exclusive
recommended provider of mortgage loans to each franchise or broker. We have entered into exclusive marketing
service agreements with 5% of Realogy Franchisees as of December 31, 2010.

Substantially all of the originations through the real estate channel during the years ended December 31, 2010, 2009
and 2008, were originated from Realogy and Realogy Franchisees. For the year ended December 31, 2010, we
originated mortgage loans for approximately 18% of the transactions in which real estate brokerages owned by
Realogy represented the home buyer and approximately 9% of the transactions in which real estate brokerages
franchised by Realogy where we have exclusive marketing service agreements, represented the home buyer.

§ Relocation Channel: In this channel, we work with Cartus Corporation, Realogy s relocation business, to
provide mortgage loans to employees of Cartus clients. Cartus is the industry leader of outsourced corporate
relocation services in the U.S. Substantially all of the originations through this channel during the years ended
December 31, 2010, 2009 and 2008 were from Cartus.

Our mortgage loan origination channels are supported by our retail and wholesale/correspondent platforms as further
described below:

§ Retail Platform: Through our retail platform, we maintain direct contact with borrowers who are purchasing a
home or refinancing a mortgage loan. This contact is made through our teleservices operation or through our
network of field sales professionals.

Teleservices

We operate a teleservices operation (also known as our Phone In, Move In program) that provides centralized
processing in an effort to ensure consistent customer service. We utilize Phone In, Move In for all three origination
channels described above. We also maintain multiple internet sites that provide online mortgage application
capabilities for our customers.

Field Sales Professionals

Members of our field sales force are generally located in real estate brokerage offices or are affiliated with financial
institution clients around the U.S., and are equipped to provide product information, quote interest rates and help
customers prepare mortgage applications. Through our MyChoice program, certain of our mortgage advisors are
assigned a dedicated territory for marketing efforts and customers are provided with the option of applying for
mortgage loans over the telephone, in person or online through the internet.

§ Wholesale/Correspondent Platform: Through our wholesale/correspondent platform, we purchase closed
mortgage loans from community banks, credit unions, mortgage brokers and mortgage bankers. We also acquire
mortgage loans from mortgage brokers that receive applications from and qualify the borrowers.

6
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The following table sets forth the composition of our mortgage loan originations by channel and platform for each of
the years ended December 31, 2010, 2009 and 2008:

Year Ended December 31,
2010 2009 2008

Total Mortgage Originations by Channel:

Private label services 73% 63% 63%
Real estate 25% 35% 33%
Relocation 2% 2% 4%
Total Mortgage Originations by Platform:

Retail 68% 85% 85%
Wholesale/Correspondent 32% 15% 15%

Mortgage Servicing Segment

We principally generate revenue in our Mortgage Servicing segment through fees earned from our servicing rights or
from our subservicing agreements. Mortgage servicing rights are the rights to receive a portion of the interest coupon
and fees collected from the mortgagors for performing specified mortgage servicing activities, which consist of
collecting loan payments, remitting principal and interest payments to investors, managing escrow funds for the
payment of mortgage-related expenses such as taxes and insurance, performing loss mitigation activities on behalf of
investors, and otherwise administering our mortgage loan servicing portfolio. Mortgage servicing rights for sold loans
are initially recorded at fair value in our Mortgage Production Segment s results of operations. Changes in fair value
subsequent to the initial capitalization are recorded in our Mortgage Servicing Segment s results of operations. Our
Mortgage Servicing segment also includes the results of our reinsurance activities from our wholly owned subsidiary,
Atrium Reinsurance Corporation.

We provide mortgage reinsurance to certain third-party insurance companies that provide primary mortgage insurance
on loans originated in our Mortgage Production segment. While we do not underwrite primary mortgage insurance
directly, we provide reinsurance that covers losses in excess of a specified percentage of the principal balance of a
given pool of mortgage loans, subject to a contractual limit. In exchange for assuming a portion of the risk of loss
related to the reinsured loans, Atrium receives a portion of borrowers premiums from the third-party insurance
companies. Our two contracts with primary insurance companies are inactive and in runoff. While in runoff, Atrium
will continue to collect premiums and have risk of loss on the existing population of loans reinsured, but may not add
to that population of loans. For additional information regarding mortgage reinsurance, see Part II Item 7.
Management s Discussion and Analysis of Financial Condition and Results of Operations Risk Management in this
Form 10-K.

See  Our Business Mortgage Production and Mortgage Servicing Segments Mortgage Production Segment and  Item 1.
Risk Factors Risks Related to our Company The industries in which we operate are highly competitive and, if we fail to
meet the competitive challenges in our industries, it would have a material adverse effect on our business, financial

position, results of operations or cash flows. for more information.

7

Table of Contents 13



Edgar Filing: PHH CORP - Form 10-K

Table of Contents
Fleet Management Services Segment

We provide fleet management services to corporate clients and government agencies throughout the U.S. and Canada.
The following table sets forth the Net revenues attributable to our domestic and foreign operations for our Fleet
Management Services segment:

Year Ended December 31,
2010 2009 2008
(In millions)

Net revenues:
Domestic $ 1,378 $ 1,489 $ 1,702
Foreign 215 160 125

We are a fully integrated provider of these services with a broad range of product offerings. We primarily focus on
clients with fleets of greater than 75 vehicles. As of December 31, 2010, we had more than 280,000 vehicles leased,
primarily consisting of cars and light-duty trucks and, to a lesser extent, medium and heavy-duty trucks, trailers and
equipment, and approximately 285,000 additional vehicles serviced under fuel cards, maintenance cards, accident
management services arrangements and/or similar arrangements. During the year ended December 31, 2010, we
purchased approximately 54,000 vehicles.

We differentiate ourselves from our competitors primarily on three factors: the breadth of our product offering,
customer service and technology. We are able to offer customized solutions to clients based on their needs. We
believe we have developed an industry-leading technology infrastructure. Our data warehousing, information
management and online systems enable clients to download customized reports to better monitor and manage their
corporate fleets. We place an emphasis on customer service and focus on a consultative approach with our clients. Our
employees support each client in achieving the full benefits of an outsourced fleet management program, including
lower costs and increased productivity. We offer 24-hour customer service for the end-users of our products and
services.

We provide corporate clients and government agencies the following services and products:

§ Fleet Leasing and Fleet Management Services. These services include vehicle leasing, fleet policy analysis
and recommendations, benchmarking, vehicle recommendations, ordering and purchasing vehicles, arranging
for vehicle delivery and administration of the title and registration process, as well as tax and insurance
requirements, pursuing warranty claims and remarketing used vehicles. We lease vehicles to our clients under
both open-end and closed-end leases:

Open-End I eases
Open-end leases represent 97% of our lease portfolio and are a form of lease in which the client bears substantially all

of the vehicle s residual value risk. These leases typically have a minimum term of 12 months and can be continued
after that at the lessee s election for successive monthly renewals. Upon return of the vehicle by the lessee, we
typically sell the vehicle into the secondary market and the client receives a credit or pays the difference between the
sale proceeds and the vehicle s book value.

Open-end leases may be classified as operating or direct financing depending upon the nature of the residual

guarantee. Revenues for operating leases contain a depreciation component, an interest component and a management
fee component, and are recognized over the lease term. For direct financing leases, revenues contain an interest
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component and a management fee component, and are recognized over the lease term.

Closed-End I.eases
Closed-end leases represent 3% of our lease portfolio, and are a form of lease in which we retain the residual risk of
the value of the vehicle at the end of the lease term.
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Maintenance Services. We offer clients vehicle maintenance service cards that are used to facilitate payment
for repairs and maintenance. We maintain an extensive network of third-party service providers in the U.S. and
Canada to ensure ease of use by the clients drivers. The vehicle maintenance service cards provide clients with
the following benefits: (i) negotiated discounts off of full retail prices through our convenient supplier network;
(i) access to our in-house team of certified maintenance experts that monitor transactions for policy
compliance, reasonability and cost-effectiveness; and (iii) inclusion of vehicle maintenance transactions in a
consolidated information and billing database, which assists clients with the evaluation of overall fleet
performance and costs. For the year ended December 31, 2010, we averaged 287,000 maintenance service cards
outstanding in the U.S. and Canada. We receive a fixed monthly fee for these services from our clients as well
as additional fees from service providers in our third-party network for individual maintenance services.

Accident Management Services. We provide our clients with comprehensive accident management services
such as immediate assistance upon receiving the initial accident report from the driver (e.g., facilitating
emergency towing services and car rental assistance), an organized vehicle appraisal and repair process through
a network of third-party preferred repair and body shops and coordination and negotiation of potential accident
claims. Our accident management services provide our clients with the following benefits: (i) convenient,
coordinated 24-hour assistance from our call center; (ii) access to our relationships with the repair and body
shops included in our preferred supplier network, which typically provide clients with favorable terms; and

(iii) expertise of our damage specialists, who ensure that vehicle appraisals and repairs are appropriate,
cost-efficient and in accordance with each client s specific repair policy. For the year ended December 31, 2010,
we averaged 290,000 vehicles that were participating in accident management programs with us in the U.S. and
Canada. We receive fees from our clients for these services as well as additional fees from service providers in
our third-party network for individual incident services.

Fuel Card Services. We provide our clients with fuel card programs that facilitate the payment, monitoring and
control of fuel purchases. Fuel is typically the single largest fleet-related operating expense. Our fuel cards
provide our clients with the following benefits: (i) access to more fuel brands and outlets than other
private-label corporate fuel cards; (ii) point-of-sale processing technology for fuel card transactions that
enhances clients ability to monitor purchases and consolidated billing; and (iii) access to other information on
fuel card transactions, which assists clients with the evaluation of overall fleet performance and costs. Our fuel
cards are offered through relationships with Wright Express LLC and another third party in the U.S. and a
proprietary card in Canada, which offer expanded fuel management capabilities on one service card. For the
year ended December 31, 2010, we averaged 276,000 fuel cards outstanding in the U.S. and Canada. We receive
both monthly fees from our fuel card clients and additional fees from fuel partners and providers.

Trademarks and Intellectual Property

The trade names and related logos of our private-label clients are material to our Mortgage Production and Mortgage
Servicing segments, as these clients license the use of their names to us in connection with our mortgage outsourcing
business. These trademark licenses generally run for the duration of our origination services agreements with such
financial institution clients and facilitate the origination services that we provide to them. Realogy s brand names and
related items, such as logos and domain names, of its owned and franchised residential real estate brokerages are
material to our Mortgage Production and Mortgage Servicing segments.

Realogy licenses its real estate brands and related items, such as logos and domain names, to us for use in the

mortgage loan origination services that we provide to Realogy s owned real estate brokerage, relocation and settlement
services businesses. In connection with our spin-off from Cendant Corporation (now known as Avis Budget Group,
Inc.), we entered into trademark license agreements with TM Acquisition Corp., Coldwell Banker Real Estate
Corporation and ERA Franchise Systems, Inc. Pursuant to these agreements, PHH Mortgage was granted a license in
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connection with mortgage loan origination services on behalf of Realogy s franchised real estate brokerage business
and PHH Home Loans was granted a license in connection with its mortgage loan origination services on behalf of
Realogy s owned real estate brokerage business owned and operated by NRT, the relocation business owned and
operated by Cartus Corporation and the settlement services business owned and operated by Title Resource Group
LLC.
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The service mark PHH and related trademarks and logos are material to our Fleet Management Services segment. All
of the material marks used by us in our Fleet Management Services segment are registered (or have applications
pending for registration) with the U.S. Patent and Trademark Office. All of the material marks used by us in our Fleet
Management Services segment are also registered in Canada and the PHH mark and logo are registered (or have
applications pending) in those major countries where we have strategic partnerships with local providers of fleet
management services. Except for the Arval mark, which we license from a third party so that we can do business as
PHH Arval in the U.S., we own the material marks used by us in our Fleet Management Services segment.

Competition

The industries in which we operate are highly competitive. The principal factors for competition in our business are
service, quality, products and price. We focus on customer service while working to enhance the efficiency of our
operating platform. Excellent customer service is also a critical component of our competitive strategy to win new
clients and maintain existing clients. We, along with our clients, consistently track and monitor customer service
levels and look for ways to improve customer service. Some of our largest competitors in the mortgage business
include Bank of America, Wells Fargo Home Mortgage, Chase Home Finance, GMAC Mortgage and CitiMortgage.
Our competitors in the fleet management business include GE Commercial Finance Fleet Services, Wheels Inc.,
Automotive Resources International, Lease Plan International, and other local and regional competitors, including
numerous competitors who focus on one or two products.

Competitive conditions in the mortgage business can be impacted by shifts in consumer preference between
variable-rate and fixed-rate mortgage loans, depending on the interest rate environment. Many smaller and mid-sized
financial institutions may find it difficult to compete in the mortgage industry due to the consolidation in the industry
and the need to invest in technology in order to reduce operating costs while maintaining compliance in an
increasingly complex regulatory environment. Additionally, more restrictive underwriting standards and the
elimination of Alt-A and subprime products has resulted in a more homogenous product offering, which has increased
competition for conforming mortgages across the industry.

We are party to a strategic relationship agreement dated as of January 31, 2005 between PHH Mortgage, PHH Home
Loans, PHH Broker Partner, Realogy Services Venture Partner, Inc. and Cendant Corporation (now known as Avis
Budget Group, Inc.), which, among other things, restricts us and our affiliates, subject to limited exceptions, from
engaging in certain residential real estate services, including any business conducted by Realogy. The strategic
relationship agreement also provides that we will not directly or indirectly sell any mortgage loans or mortgage loan
servicing to certain competitors in the residential real estate brokerage franchise businesses in the U.S. (or any
company affiliated with them).

Many of our competitors are larger than we are and have access to greater financial resources than we do, which can
place us at a competitive disadvantage. In addition, many of our largest competitors are banks or affiliated with
banking institutions, the advantages of which include, but are not limited to, the ability to hold new mortgage loan
originations in an investment portfolio and having access to financing with more favorable terms than we do,
including lower rate bank deposits as a source of liquidity. See ~ Item 1A. Risk Factors Risks Related to our
Company The businesses in which we engage are complex and heavily regulated, and changes in the regulatory
environment affecting our businesses could have a material adverse effect on our business, financial position, results
of operations or cash flows. for more information.
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Seasonality

Our Mortgage Production segment is generally subject to seasonal trends. These seasonal trends reflect the pattern in
the national housing market. Home sales typically rise during the spring and summer seasons and decline during the
fall and winter seasons. Seasonality has less of an effect on mortgage refinancing activity, which is primarily driven
by prevailing mortgage rates.

Our Mortgage Servicing and Fleet Management segments are generally not subject to seasonal trends.
Employees

As of December 31, 2010, we employed a total of approximately 5,610 persons. Management considers our employee
relations to be satisfactory. As of December 31, 2010, none of our employees were covered under collective
bargaining agreements.

Item 1A. Risk Factors
Risks Related to our Company

The businesses in which we engage are complex and heavily regulated, and changes in the regulatory environment
affecting our businesses could have a material adverse effect on our business, financial position, results of
operations or cash flows.

Our Mortgage Production and Mortgage Servicing segments are subject to numerous federal, state and local laws and
regulations and may be subject to various judicial and administrative decisions imposing various requirements and
restrictions on our business. These laws, regulations and judicial and administrative decisions to which our Mortgage
Production and Mortgage Servicing segments are subject include those pertaining to: real estate settlement
procedures; fair lending; fair credit reporting; truth in lending; compliance with net worth and financial statement
delivery requirements; compliance with federal and state disclosure and licensing requirements; the establishment of
maximum interest rates, finance charges and other charges; secured transactions; collection, foreclosure, repossession
and claims-handling procedures; other trade practices and privacy regulations providing for the use and safeguarding
of non-public personal financial information of borrowers and guidance on non-traditional mortgage loans issued by
the federal financial regulatory agencies. By agreement with our private-label clients, we are required to comply with
additional requirements that our clients may be subject to through their regulators.

During the third quarter of 2010, several of our mortgage servicing competitors announced the suspension of
foreclosure proceedings in various judicial foreclosure states due to concerns associated with the preparation and
execution of affidavits used in connection with foreclosure proceedings in such states. Due in part to these
announcements, we have received inquiries from regulators and attorneys general of certain states requesting
information as to our foreclosure processes and procedures. Additionally, various inquiries and investigations of, and
legal proceedings against, certain of our competitors have been initiated by attorneys general of certain states and the
U.S. Department of Justice, and certain title insurance companies have announced that they will suspend issuing title
insurance policies on properties that have been foreclosed upon by such firms. Further, some local and state
governmental authorities have taken, and others are contemplating taking, regulatory action to require increased loss
mitigation outreach for borrowers, including the imposition of waiting periods prior to the filing of notices of default
and the completion of foreclosure sales and, in some cases, moratoriums on foreclosures altogether.
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While we are continuing to monitor these developments, these developments could result in new legislation and
regulations that could materially and adversely affect the manner in which we conduct our mortgage servicing
business, heightened federal or state regulation and oversight of our mortgage servicing activities, increased costs and
potential litigation associated with our mortgage servicing business and foreclosure related activities, and a temporary
decline in home purchase loan originations in our mortgage production business due to the heightened number of
distressed property sales that have recently characterized existing home sales. Such regulatory changes in the
foreclosure process or delays in completing foreclosures could increase mortgage servicing costs and could reduce the
ultimate proceeds received on the resale of foreclosed properties if real estate values continue to decline. In such
event, these changes would also have a negative impact on our liquidity as we may be required to repurchase loans
without the ability to sell the underlying property on a timely basis.

Additionally, on July 21, 2010 the Dodd-Frank Act was signed into law for the express purpose of further regulating
the financial services industry, including mortgage origination, sales, and securitization. Certain provisions of the
Dodd-Frank Act may impact the operation and practices of Fannie Mae and Freddie Mac and require sponsors of
securitizations to retain a portion of the economic interest in the credit risk associated with the assets securitized by
them. Federal regulators have been authorized to provide exceptions to the risk retention requirements for certain
qualified mortgages and mortgages meeting certain underwriting standards prescribed in such regulations. It is unclear
whether future regulations related to the definition of qualified mortgages will include the types of conforming
mortgage loans we typically sell into government-sponsored entity ( GSE )-sponsored mortgage-backed securities. If
the mortgage loans we typically sell into GSE-sponsored mortgage-backed securities do not meet the definition of a
qualified mortgage, then the GSEs may be required to retain a portion of the risk of assets they securitize, which may
in turn substantially reduce or eliminate the GSEs ability to issue mortgage-backed securities. Substantial reduction in,
or the elimination of, GSE demand for the mortgage loans we originate would have a material adverse effect on our
business, financial condition, results of operations and cash flows since we sell substantially all of our loans pursuant
to GSE sponsored programs. It is also unclear what effect future laws or regulations may have on the ability of the
GSEs to issue mortgage-backed securities and it is not currently possible to determine what changes, if any, Congress
may make to the structure of the GSEs.

The Dodd-Frank Act also establishes an independent federal bureau of consumer financial protection to enforce laws
involving consumer financial products and services, including mortgage finance. The bureau is empowered with
examination and enforcement authority. The Dodd-Frank Act also establishes new standards and practices for
mortgage originators, including determining a prospective borrower s ability to repay their mortgage, removing
incentives for higher cost mortgages, prohibiting prepayment penalties for non-qualified mortgages, prohibiting
mandatory arbitration clauses, requiring additional disclosures to potential borrowers and restricting the fees that
mortgage originators may collect. In addition, our ability to enter into future asset-backed securities transactions may
be impacted by the Dodd-Frank Act and other proposed reforms related thereto, the effect of which on the
asset-backed securities market is currently uncertain. While we are continuing to evaluate all aspects of the
Dodd-Frank Act, such legislation and regulations promulgated pursuant to such legislation could materially and
adversely affect the manner in which we conduct our businesses, result in heightened federal regulation and oversight
of our business activities, and result in increased costs and potential litigation associated with our business activities.

Our failure to comply with the laws, rules or regulations to which we are subject, whether actual or alleged, would
expose us to fines, penalties or potential litigation liabilities, including costs, settlements and judgments, any of which
could have a material adverse effect on our business, financial position, results of operations or cash flows.

The industries in which we operate are highly competitive and, if we fail to meet the competitive challenges in our
industries, it would have a material adverse effect on our business, financial position, results of operations or cash

flows.
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We operate in highly competitive industries that could become even more competitive as a result of economic,
legislative, regulatory or technological changes. Competition for mortgage loan originations comes primarily from
commercial banks and savings institutions. Many of our competitors for mortgage loan originations that are com
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