Comptroller’s Handbook AM-UA

Asset Management (AM)

Unique and
Hard-to-Value Assets
August 2012

c Office of the
Comptroller of the Currency

Washington, DC 20219



Lily.Dow
Highlight


Unique and
Hard-to-Value Assets Contents

OVEIVICW .ucvurreeereeereereecsseesecsscsssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssesssases |

What Are Unique and Hard-to-Value Assets?............ccccoeeeeeeeieieiieniiiinnnnnn. 1
Risks Associated With Unique and Hard-to-Value Assets........cceeeeeeeeeennennns 2
OperatioNal RiSK........coeeiiiiiiiiieiieee e 3
ComplianCe RisK ....uuueeeeeiiieiceee e 4

Risk Managesen
Risk Supervision.. ...
Risk Assessment....
Risk Controls...........

Risk Monitoring.............

Personnel and Departmen O ettt e e e e e e e e e e e eeeeaans

Types of Unique and Hard-to-Value A
Real Estate .........ccovvvevvevvvinenennnnn ¥
Evidence of Ownership ................
INSPECHIONS ..vvviiiieiiiieeeiee e
Environmental Issues ............oveeiiiiiinnn .
Valuations ......ceeeevviiieeiiiiiiieeeeee O
INSUFANCE...ouniiiiiieiee e
Farm and Ranch Management
Commercial Real Estate Leases .......cccoeivvuueeiiiiiiiieiiiiiiieee e
TIMDET INTEIESTS ...t
MiINEral INtEIESTS ...
Evidence of OWNErship .....cccooeeiiiiiiiiiiiiiieeeeeeeeeeccee e,
ValUGLIONS .covvieiiee e

Managing Income and EXPeNnSses ........c.coovvvvvviiiiiieeeeeeieeeeeeiicieeeeenn, 28
Environmental ISSUES .........oeeeiiiiiiiiicieeeee e 29

Comptroller’s Handbook [ Unique and Hard-to-Value Assets



Closely Held BUSINESSES .......ccceeeeeeeeiieiiiieeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeee 29

Closely Held Corporation ..........ccoooeeeeeiiiiiiiiiiiiiieeeeeeeeeeeeeeeeeeeeeeeee 30
PaArtNErSNIPS ..eeieiiieieeeieeeeeeeeeeeeeeee et 30
Evidence of OWNErship ..........ccuvveeiiiiiiiiiiiaes 33
Valuations ......ooooiiiiiiieeeeeeeeeeeeeeeeeeeeeeeeeeeee 34
LT U] =1 Vo TSP 34
LOANS AN NOTES .....oviiiiiiiiiiiieiiieeeeeeeeeee ettt e e e e e e e e e e e e e e e e 35
Life INSUMANCE ..coviiiiiieiiieeeeeeeeeeeeeeeeeeeee et e e e e e 37
Adequacy of INSUrance ASSetS.............covvveveeeeeeeeiiieeeeeeeeeeeeeeeeeeeeeeee 38
Tangible Assets and Collectibles.............oooooiiiiiiiiiiiiiiiiee 40
Examination PrQCedures ...........eeeeeeeeeeeeeeenneenneneenenenneneeesssnssssssssssssssssssssssnes 42
Planning R CS et 42
QUANTHGIOTIRIGI. - g« cvvvevrnrrrnnerrnaeruneerteesuaessneestaersuasssneeseaaesnaessnaessneesnaees
Quality of

PO TGOS . -+ttt
Processes.. Q.. .;.-

Personnel ... R e
Control Systems. N
Conclusion

AppendiXes ......ccceeeeeeeeeeeeeeeeeeee. e,
Appendix A: Request Letter (Sapl

Appendix B: Environmental Inspec®®ng
Phase One.....cccoeeeeeiiiiiiiiiiiiiennn . N
Phase TWO......cceeeeeeeiiiiiiiiiciieeeeeeeeeeiannans
Phase Three.....ccooeeeeeiiiiiiiiiiiieeee S
Appendix C: Real Estate Worksheet
Appendix D: Farm and Ranch Review Workshee®Q....dl.......coovvvvvveneen.. 59
Appendix E: Types of Life INSUrance ..........ccoeeeeeeeiiiiiiiiiceeeeeeeeeeeeeinn. 61
Term Life INSUMANCE .......oooviiiiiiieee et 61
Permanent Life INSUranCe........ccoeeeiiiiiiiiiiiiiiieeeeeeeeeeeeeccee e 61
REFEIENCES ..eeeeeeeeeeereeeeennneieeeeeeeeeeeeennsnsnsseeeeseesessnnssssssssssssssssssnnsssssnssssssaanns 64

Unique and Hard-to-Value Assets ii Comptroller’s Handbook



Unique and Hard-to-Value Assets Overview

This booklet describes unique assets and hard-to-value assets, risks associated
with investing or holding these assets, and the fiduciary role in managing
these assets. This booklet provides guidance for examining these types of
discretionary assets held in fiduciary accounts in asset management areas of
national banks and federal savings associations (collectively, banks). In many
instances, the guidance is equally applicable to assets held in custody
accounts and to non-managed trust accounts. The guidance provides bank
examiners with expanded examination procedures, which supplement the
core assessm andards in the “Large Bank Supervision” and “Community
Bank Superg ooklets of the Comptroller’s Handbook. The examination
procedures are but may be used when a bank has a significant
number of uni§u ctS®0 manage or has hard-to-value assets for reporting
purposes.

What Are Unique and e Assets?
held businesses, mineral interests,

Unique assets include real e %&

loans and notes, life insurance, taffgj ssets, and collectibles. Fiduciaries
generally accept these assets into tdlst ks to accommodate a client’s
entire portfolio of assets. The most corggfhq N
bank placing the family home or proper ?
bank may purchase these types of assets b

appropriate expertise and only in accounts of
sophistication.

ple of this arrangement is a
. On rare occasions, a

Unique assets may also be used as investments, such aSan income-producing
shopping center or rental property. Management of unique assets presents
numerous challenges. Real estate presents possible environmental liability.
Leases for real estate—including farm, ranchland, and mineral interests—must
be negotiated and rent must be collected. Collectibles must be protected and
insured. Across all of these asset types, one of the common challenges is that
unique characteristics make these asset types hard to value. The unique assets
described in this booklet are not traded on a financial market and therefore
do not have readily determined values. In contrast, other investments
typically held in a trust or retirement account, such as equities and bonds,
have values that are readily ascertained. In contrast with the fungibility of
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most securities, the specific attributes of a unique asset can affect not only its
value but its marketability.

Depending on the type of unique asset held in a fiduciary or custody account,
a variety of laws apply. These laws not only govern how these assets are to be
monitored and administered by a fiduciary, but they also can affect how the
assets are valued. Banks acting in a fiduciary capacity must invest fiduciary
funds in a manner consistent with applicable law, pursuant to 12 CFR 9.11
and 12 CFR 150.260(a)". Banks also must be aware of the various state laws
that regulate real property ownership as well as registration requirements
imposed on closely held companies. There are additional restrictions in the
Internal Revenug Code for individual retirement accounts and for employee

t to the Employee Retirement Income Securities Act
onsumer compliance laws may apply to certain loans,
ges, held in fiduciary accounts. Most banks do not

such as real esiiite

actively buy an is type of asset. They are usually received in-kind or
deposited during accounts. No matter how these assets are
received by banks, prqpe inistration and operational controls are critical.

Risks Associated With UniqRe a?ard -to-Value Assets

Asset management risks are inhe idually managed portfolios, but
the inclusion of unique assets further i bank’s risk. Risk increases

because these assets often requ1re Spe a e to manage, are sometimes

. 1 rofNge
beneficiaries when holding a nonproductive asset @
by a primary beneficiary. Other beneficiaries might Nesi#

property was not made more productive. A bank’s failure to properly manage
unique assets prudently and legally can increase the bank’s risks, particularly
its operational, compliance, reputation, and strategic risks. This in turn may
adversely affect the bank’s earnings and capital.

' OCC is conducting a comprehensive review of regulations as part of the Office of Thrift
Supervision’s integration into the OCC. Check references mentioned in this booklet to determine the
current applicability to national banks (12 CFR 9) and federal savings associations (12 CFR 150).
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Operational Risk

Operational risk is the risk to current or anticipated earnings or capital arising
from inadequate or failed internal processes or systems, the misconduct or
errors of people, and adverse external events. This risk manifests itself in
several ways. First, safeguarding unique assets owned by an account for
which the bank is a fiduciary or custodian poses unique risks. This involves
the physical upkeep and securing of the asset as well as maintaining the
account’s legal ownership of the asset. Real estate or collectibles are in this
asset type. Secondly, a bank fiduciary holding unique assets such as mineral
interests, real estate, or interests in closely held companies generally requires
specialized accgunting and control systems. Without these systems, the bank
risks not pro onitoring and accounting for the various income streams
and relatedax sgeiated with these assets.

Income-producing for example, typically has recurring

ts, that are received by the bank as

mated clearing house (ACH) payments,

s and accurately account for upkeep

t do not have processing systems for
nsactions manually, creating a

individual payments via
or wire transfers. The bank

Mineral interests are another unique asse ' ecialized and complex
processing requirements. Mineral-interest pay producers of oil or
gas wells owned by multiple accounts are usu in one combined

specialized accounting and management reporting systems. These systems
provide mechanisms for reporting and properly supervising such assets.

A bank fiduciary must ensure it has appropriate personnel in place to
supervise these assets. The bank must have staff that monitors controls that
track the cost of capital investments and the expenses associated with these
investments. This process should be used to monitor maintenance costs as
well as any improvements made to the assets.
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Compliance Risk

Compliance risk is the current and prospective risk to earnings and capital
arising from a violation of, or noncompliance with, laws, rules, and
regulations. In the asset management business lines, compliance risk
encompasses not only regulatory compliance but also compliance with
applicable law and governing instruments. For example, farm and ranch real
estate, as well as many mineral interests, are affected by environmental laws
that subject fiduciaries to significant fines in the event of noncompliance.
There can also be provisions in the governing instrument that mandate
retention of an asset or restrict sales, such as the right of first refusal by
beneficiaries. lfghe bank sells the asset without following the protocol
established ig@heNyoverning instrument, the bank will have violated its

fiduciary dffty. Pink fiduciary also needs to adhere to prudent ethical
standards that gequy m to act in the best interests of beneficiaries. The
bank fiduciary hat it follows sound fiduciary principles when
administering uni s&s.

Asset management acco d tnsactions present Bank Secrecy Act/Anti-
Money Laundering (BSA/A ice of Foreign Asset Control (OFAC)
sgfladls lending, and other traditional

concerns similar to those of
und BSA/AML and OFAC

trust may hold an entity, such as a grocerNg
business as part of the operation, or an import-
held business.

a money-service
o9t Beisiness as a closely

A bank fiduciary can expose itself to compliance ris Is to adhere to the
bank’s policies and procedures or fails to secure needed expertise. For
instance, if a bank fiduciary invests in or accepts an asset that is not
authorized or even prohibited by bank policy, the fiduciary can be criticized
for failing to comply with bank policy. The bank fiduciary that lacks expertise
in managing a particular asset type, such as certain mineral interests, may
choose to delegate the management of those assets. The bank fiduciary
should still have sufficient understanding of the underlying risks and
characteristics presented by those assets to properly supervise outside
managers of those assets.
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Strategic Risk

A bank fiduciary assumes strategic risk when taking on new product lines
without having the expertise and systems to properly manage and control
risks associated with the line of business. The risk level depends on the
compatibility of an organization’s strategic goals and the business strategies
developed to achieve these goals. Because the management of unique assets
falls outside the more traditional equity and fixed-income strategies,
management must ensure that personnel are qualified to manage these assets.
With more traditional financial investments, administrators have numerous
financial tools to monitor performance and do not need to focus on physical
safekeeping of i{ge assets. Because unique asset market values are associated
with a specifj , financial reviews have to be tailored to the particular
asset and i® red pgtential profitability.

Reputation Ri

The manner in which Rpa

fiduciary customers may ha
bank fiduciary’s lack of exp
bank to significant losses, potenti
fiduciaries must ensure that they
place to manage, secure, and protect
assets and collectibles can present hei
often have a sentimental attachment to suNg
to replace them if they are lost or damaged.

iary manages unique assets on behalf of its
ificant impact on the bank’s reputation. A
ersight of unique assets can subject the

dbutation risk. Beneficiaries
g it may not be possible

Reputation risk may arise if a bank does not have @ se to administer
an asset type, monitor the condition of the asset, or a%gg#a value for those
assets, and the bank is ultimately required to outsource those processes.
Because third-party providers act as agent for the bank, any weakness in third-
party supervision has the potential to affect the bank directly through negative
publicity or litigation. Because many fiduciary relationships result from client
referrals, maintaining a good reputation is critical to building future business.
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Risk Mitigation—Unique and Hard-to-Value Assets

Risk Management

The specialized expertise needed to manage, analyze, and value unique
assets makes sound risk management processes essential. Because risk
strategies and organizational structures vary, there is no standardized risk
management system that works for every bank. Each bank should establish
comprehensive risk management systems based on its size and complexity to
ensure that the system is suited to each bank’s needs and circumstances.
When developing its risk management structure, a bank should consider the
size and complgyity of the unique assets invested and managed by the bank
fiduciary. T et Management” booklet of the Comptroller’s Handbook
provides additi idance on risk management systems for all asset types.

Risk Supervisi

The bank’s board of di S enior management should take
appropriate steps to identifyffmeasfe, control, and monitor the risks
associated with investing an nageunique assets. The bank fiduciary has

a duty to maintain and protect thgfalgflof a trust’s assets and to make them
productive. Board and manageme mit to and support
comprehensive risk management syst ectively manage risk
associated with unique assets. These sys Id include specific
processes for each class of unique assets h ed by the bank’s trust

department, including

e areview of each asset annually (not necessarily 4 e time for each
asset or asset class) in conjunction with a review o account’s more
readily marketable financial assets.

e policy guidelines for valuation frequency and methods.
e sufficient expertise to monitor any third party managing these assets. This
oversight is particularly critical when unique assets such as real estate, oil,

gas, or mining interests are held in a fiduciary account.

e processes to provide appropriate insurance coverage and ensure relevant
taxes are paid.
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e a process to ensure and track timely management actions and
documentation, particularly in terms of sale decisions.

e a process to track income from unique assets and to ensure payments are
received and appropriate action is taken when not received in a timely
manner.

e controls, such as audit and compliance reviews, to ensure the bank
follows its policies and procedures appropriately.

Risk Assessment

A risk asses Ips the bank identify its risks, determine how to measure
those risks®an he quality of the controls and monitoring systems. The
bank’s risk ass uld address the changing risk characteristics and
expectations of ient portfolio, including identifying applicable
risks posed by the in those accounts. Management should focus
on the following item ping its risk assessment:

0
e Types and volume of unNue assegfmanaged in the bank; and the types of
accounts holding those assets;

e Expertise needed to manage the vojlfie complexity of unique assets;

e Sources of information and methodolo [ue these assets;

various types of assets, and the bank’s ability to x imely
management reports that document the volume, v and performance
of these assets both individually and collectively;

e Adequacy of systems to handle the volume ss valuation of the

e Adequacy of audit and compliance oversight and testing, including
BSA/AML and OFAC; and

e Adequate documentation, event tracking, and exception reporting systems
and mechanisms.
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Risk Controls

Risk controls are policies, procedures, processes, and systems that help
control and mitigate risk. The types, breadth, and depth of controls should be
consistent with the board’s risk tolerance. Risk controls include

e Risk tolerance for the volume and types of unique assets the bank invests
in or manages. These standards should include correlating the size of the
real estate portfolio to the trust department staff’s capabilities and limiting
the geographic footprint of real estate or mineral interests to a size or
scope that can be effectively monitored.

ocess for tracking and reporting exceptions to ensure that

e A monitq @
follow @b apNe®ogective action is completed.

e Adequate int&ga processes to safeguard unique assets. This is
particularly imp®t

that can be stolen

e Proper separation of duties both wi ong administration and
operational areas. For example, areas s\ bt of income and
payment of expenses require separation to oper controls and
accountability.

Other key risk controls over unique assets include th unt review
processes mandated by 12 CFR 9.6 and 12 CFR 150.200-220.

Pre-acceptance review—12 CFR 9.6(a) and 12 CFR 150.200: Before accepting
a fiduciary account, a bank shall review the prospective account to determine
whether the trust department has the resources and expertise to administer
the account properly.

The pre-acceptance review is the key assessment used to identify the type of
assets in each account the department is ultimately responsible for
administering. This preliminary review process may be used to screen out
types of unique assets that the bank has determined it does not want—or does
not have the resources—to manage or that pose heightened litigation or
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reputation risks exceeding the bank’s risk appetite. A bank may also decide
that certain asset types are too costly to manage and cannot be profitably held
in a fiduciary account.

Management should have a well-defined process for evaluating and
inspecting real estate and mineral interests before acceptance. Management
should use experts who understand these assets and who provide a level of
consistency when evaluating these assets. During this review, the bank or its
experts should determine whether the bank has sufficient expertise to manage
the unique assets, determine whether potential environmental concerns and
liability have been addressed adequately, and ensure systems, operations,
and administratpve personnel have the resources to properly administer these

assets.

During this pr iduciary should evaluate its responsibilities under
the governing I local law, and grantor and beneficiary
expectations. In t | estate, mineral interests, and closely held

articular attention to the location of the
difficult to manage assets located out-of-

. ause some states limit ownership of
% onresident fiduciary may need to

tlego out-of-state real estate. The fee

businesses, the bank sifou
assets, as it may be mo

territory, in other states, or
real estate to resident bank fi
hire an ancillary bank fiduciary t
charged for managing assets in oth&r s
legal expenses, and other additional ¢

majority interest in a closely held business
responsibility than a minority owner. Limited o [imited liability
while general partners do not, and working mine

' present greater
potential liability than royalty interests.

Management should thoroughly inspect any property that potentially has
environmental issues and should perform due diligence to determine local
regulatory requirements and constraints, particularly in unfamiliar
jurisdictions. Examples include: real property owned by the trust; leasehold
interests in real estate; collateral assignments on real estate mortgages;
interests in partnerships, or closely held businesses that own real property.

There are three phases of environmental inspections. Phase 1 is a visual
inspection. Phase 2 involves testing for contamination. Phase 3 is an actual
cleanup. The reader can find a description of phase 1, 2, and 3 inspections in
appendix B of this booklet. The U.S. Environmental Protection Agency (EPA)
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provides additional information about fiduciary liability and Superfund sites
on www.epa.gov.

Bank trust department policies should set clear guidelines for the level of
environmental due diligence that must be performed by the bank before
accepting real estate, mineral interests, or closely held businesses as trust
assets or accepting an appointment to administer an estate that holds such
assets. Environmental liability can attach itself as soon as the bank comes into
the chain of title and may even exist after the bank’s involvement with the
asset ends. In the unlikely event that the bank decides to accept an asset with
environmental issues, the bank must ensure there is a plan in place to resolve
those issues.

A commo tQ mitigate a bank fiduciary’s risk is to require the
governing instylim ontain indemnification language to keep an asset.
Letters of direcli e power-holder for property a client wishes the
bank to retain, sucCN\as bdfieMgiary-occupied real estate, are also appropriate.
However, these letter \rdCtion (also known as retention letters) should be

updated periodically to remain the wishes of the client.

Initial post-acceptance revie ,—,%
acceptance of a fiduciary accou
the bank shall conduct a prompt reVie

substantial funding of the account) to
ensure they are appropriate.

.6(b) and 12 CFR 150.210: Upon
i bank has investment discretion,

which the bank has investment discretion meet the objectives of the account
or that action plans have been established for disposition of the asset. It is
also an opportunity to ensure that all assets have been properly received and
titled by the bank. This review must incorporate any discretionary unique
assets and must assess how these assets fit into the account’s overall
investment goals. This review provides management with the opportunity to
make decisions regarding the selection of an outside manager, if needed, to
directly manage these assets. The trust department should also obtain the
most current market values for these assets to ensure the bank has the most
accurate values on its books. Appropriate documentation to properly manage
these assets should be in place, including the following:
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e Each asset should be properly titled. Title insurance should be obtained
for real estate. If required under state law, title insurance must be properly
registered.

e The status of property taxes and insurance coverage should be determined
and documented.

e If outside managers are to be used to manage an asset, the bank needs to
enter into comprehensive and properly executed agreements with those

managers.

e As determi by the pre-acceptance review, documented plans of action
to addres g environmental issues must be formalized and must
include®im for correction.

e If physical as€ts, Wchgs collectibles, art, or personal effects, are being
held off premis iqen®e is required that they are appropriately housed
and are properly segur

every calendar year, a bank s t a review of all assets of each
fiduciary account for which the iggestment discretion to evaluate
whether the assets are appropriate, indjig and collectively, for the
account.

Annual review—-12 CFR 9.6 aryFR 150.220: At least once during

On an annual basis, each unique asset for whi k has investment
discretion must be reviewed to determine whe AL remains an
appropriate holding for the account’s portfolio. T hould evaluate

appreciating assets), unless otherwise authorized by the governing
instrument. For income-producing unique assets, the review should contain
financial analysis demonstrating performance. The bank fiduciary should
compare the unique asset’s performance with other similar assets and other
potential investments. OCC Bulletin 2008-10, “Fiduciary Activities of
National Banks: Annual Reviews of Fiduciary Accounts Pursuant to

12 CFR 9.6(c),” and 12 CFR 150-220 outline the type of information
expected in these reviews. The review should also consider actual income
generated, passive income and expense management for tax purposes, and
the tax consequences of selling the assets. If bank staff does not have the
expertise to provide this information, the bank must retain vendors with
appropriate expertise to perform this analysis. The annual review should
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ensure valuations are appropriate, inspections have been addressed, and
taxes and insurance are current.

Risk Monitoring

Management should have policies and procedures in place that ensure
compliance with laws, rules, regulations, and sound fiduciary practices. This
is particularly important with real estate because state and local laws and
regulations govern real property. Monitoring processes should be in place to
ensure that high-risk properties are properly administered, procedures are
implemented to mitigate risk, responsibilities are assigned for correction, and
time frames areget for corrective actions. In addition, a bank should have
mechanismsgfl pM&ge to elevate higher-risk assets to the attention of senior
manageme onitor accounts and transactions for suspicious activity.

Personnel an rigent Organization

value assets should be organized to match
the volume, risk, and complgkity othe property held. A small bank trust
department, whose account®hold ogg® non-complex unique assets, may
require that account administrato ge the property held in these trusts.
Departments with more complex'r aggpholdings may find it more
appropriate to form a committee to m cFN estate. Committee members
typically include trust department man @ epresentatives from the
bank’s credit department, and outside boN\{ g with real estate
expertise.

Supervision of unique QadRa

When unique asset holdings are significant or co y trust
departments establish separate departments to super ese different types
of holdings. Personnel in these functional areas should have specialized
knowledge and experience. Their duties may range from managing farm and
ranch properties (and the commodities produced on those properties) to
managing timber interests, leasing commercial buildings, or, in limited cases,
purchasing real estate investment holdings.

Some bank trust departments find it more effective to outsource property
management instead of hiring full-time professionals. Any vendor the bank
engages to manage property should have experience managing similar
properties. Depending on the volume and complexity of the asset involved,
the bank fiduciary may engage part-time or full-time third-party managers.
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The bank fiduciary should only delegate duties pursuant to a written man-
agement agreement prepared by legal counsel. The agreement should specify
each party’s responsibilities to ensure the bank fiduciary retains control over
remittances, such as lease payments and expenditures, repairs, and mainten-
ance. Any management agreement should address insurance bonding in the
event of wrongdoing by the asset manager. The agreement should include
language that ensures that the third-party manager provides to the bank the
information the bank needs to effectively oversee the property manager’s
work. For vendors or agents who provide material services to the bank, refer
to OCC Bulletin 2001-47, “Third-Party Relationships: Risk Management Prin-
ciples” for guidance. As indicated in this bulletin, “no single system is ideal
for every bank. Large banks typically require sophisticated risk management
systems invo complex and diverse array of third-party products and
services. eg hand, community banks may be able to comply with
this guidance i mal and systematic manner because of the relative
simplicity of thei@risMexposures and management’s direct knowledge of the
third parties.”

Types of Unique and Ha altje Assets

Real Estate /

Real estate assets can represent signifi
These holdings may include any of the

Ngs in fiduciary accounts.
Bty types: residential, retail,
igNcally, it would be
grcel of real estate.

a griented farms or
ranches. Real estate is generally received in-kind at § unt’s inception or
is subsequently transferred by the grantor out of his ONgg#hame and into the

trust.

Bank fiduciaries are responsible for properly managing all types of real
property. They must have in-depth knowledge of prudent real property
management, including market knowledge, accounting and legal expertise,
diversification of holdings where possible, and careful oversight and
monitoring of each asset. Property held for investment and potential sale
requires different skills and management techniques than property, such as a
residence, held for the use of a beneficiary. If the real estate does not produce
income for the trust, the bank fiduciary must determine whether retaining the
property is in the best interests of the trust.
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Bank fiduciaries must ensure that property is maintained and made
productive, while attempting to maximize the return for the account. They
must take timely action through appropriate management tools. For example,
tickler systems remind management to collect rent, manage leases, update
insurance, perform inspections, obtain environmental evaluations, and pay
taxes on time. Checklists guide administrators through the steps to ensure that
these tasks are performed. Exceptions to established processes should be
reported to the board or a designated committee, and a tracking system
should be maintained to follow up on missing documentation or deficiencies.
A bank trust department that invests in and manages a large number of real
estate properties may operate at the direction of a real estate committee that
oversees these gctivities.

ent decisions. The real estate file should contain

tMR bank fiduciary’s actions. The level of
documentation neede@ deQefds on the complexity and risks associated with
each holding and the a e [Aws governing the property. Required

documentation includes evi enywnership, valuations and inspections,
a
)

insurance, environmental re , and payment of taxes. The file
should document how the prop ingmaintained. See appendix C of
this booklet for an optional worksh®et ing a real estate sample.

D

Evidence of Ownership

If a bank owns real estate as part of a fiduciarySglat®ngig the bank trust
department must have evidence of ownership by¥s
used in the context of legal “possession” of the prop
title” and “clear title” refer to a title that is free of litigation risks, liens, and
defects. Before purchasing real estate, a prudent fiduciary must consider
whether the current owner is able to pass clear title. Two methods for
assuring that clear title can be conveyed are (1) a legal search is performed
and an opinion is provided; and (2) a formal title search is performed and title
insurance is obtained.

Land ownership is documented with a deed. The most common forms of
deeds are warranty, quitclaim, and executor’s deed.

A warranty deed indicates that the grantor or owner possesses the title free
and clear of imperfections. The transfer under this form of deed creates a
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liability on the part of the grantor/owner of the property, and is subject to
recourse by the purchaser if defects exist.

A quitclaim deed merely conveys whatever title the grantor/owner has or
claims to have in the property. No recourse exists against the grantor. In fact,
a grantor/owner signing a quitclaim deed may have no legal title to the
property at all.

The executor of an estate conveys an executor deed as part of a sale or
distribution. While the OCC does not require a particular title search method
or type of deed, it is important that the bank fiduciary have an effective
process in placgto minimize future litigation. It is a bank fiduciary’s basic

duty to gath s and, as part of this process, to take reasonable steps to
ensure thedfus clear title to the property.
Inspections

Inspections should be @errified on at least an annual basis in conjunction

with the account’s ann stm§nt review, as required by 12 CFR 9.6(c)
and 12 CFR 150.220 and O C BuNetg 2008-10, “Fiduciary Activities of
National Banks: Annual Revi ojff \du@riary Accounts Pursuant to

12 CFR 9.6(c).” Inspections are r forgall real estate properties and

mineral working interests when thé&ba wvestment discretion. The
purpose of the inspection is to keep th

? ANciary informed of the
condition of the property. The trust depalg ¥ ogicy for holding real estate
should provide guidelines for the timing and

[0 tsN§f inspections. Some
items to consider include

e the economic condition of the neighborhood.

e any deterioration in the structure.

e lease maturities and tenant quality.

e any conditions that could lead to liability hazards or risks.
e any known contamination or environmental problems.

e the date of previous inspection/appraisal.

the current status of tax and insurance payments on the property.
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In limited situations, inspections may be waived by the grantor or other
individual who has authority over the account. If dealing with a co-trustee, or
grantor with diminished capacity, the bank must ensure waiving inspections
is a safe and sound practice and appropriate for the property. If an inspection
is waived, the fiduciary should document the reasons for doing so. If
owner/grantors or beneficiaries occupy the property, if the owner/grantor is
on-site on an ongoing basis, or if the trust only owns a fractional interest in
the property, a less detailed inspection may be appropriate. It remains the
bank fiduciary’s duty to ensure the property is being maintained properly
through an appropriate level of inspection.

Environmental [ssues

s are a source of potentially significant risk to fiduciaries
ince the enactment of the Comprehensive

e, Compensation, and Liability Act of 1980 (CERCLA)
uperflinQ Act) and the Superfund Amendments and
Reauthorization Act ofg1 9 ARA), environmental liability has become a
critical issue for bank fi s. §RCLA allows for recovery of cleanup

costs by the EPA. Cleanup cgsts y material and may have a significant
|9
0

Environm
managing real
Environmental

impact on returns on investm , the Asset Conservation, Lender
Liability, and Deposit Insurance n gct of 1996 (ACA) amended
CERCLA to clarify and, under defined ances, limit a fiduciary’s
liability. The ACA provided “safe harb s for fiduciaries to take, or
decline to take, without incurring person® hen managing property
in a trust.” These activities are particularly crtic 2Nl or properties that
may have housed hazardous materials are takéRINt®a Agt.

Under CERCLA Section 107(n), fiduciary liability un provision of
CERCLA cannot exceed assets held in the fiduciary capacity. In addition, a
fiduciary may not be found liable in its personal capacity for certain actions,
such as

e undertaking or requiring another person to undertake any lawful means
of addressing a release of a hazardous substance.

e enforcing environmental compliance terms of the fiduciary agreement.

e administering a facility that was contaminated before the fiduciary
relationship began.
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Under the ACA, however, a fiduciary is considered personally responsible for
cleaning up a property if its negligence contributed to the site’s
contamination. EPA designed these criteria to prevent fiduciary relationships
from being established to avoid cleanup costs.

For mineral interest assets, the potential for environmental liability depends
on the type of mineral interest held. This is discussed in more detail in the
“Mineral Interests” section of this booklet.

Valuations

Asset valuation js a critical component when determining whether a bank

alue. Valuations are also used to initially
determine and thereaft ainYhe appropriate level of insurance required

on improved real estate. /
Accurate asset valuations are crit#a et galuations determine the position

and market values reported on clieht s and on online client
reporting systems. These valuations ar etermine the appropriate
level of insurance required for each tang state asset, and they are

on the asset management accounting system—may be reportable in certain
Internal Revenue Service (IRS) filings; may determine the amount of
distributions made to beneficiaries; and may be used by clients to prepare
financial reports, including audited financial statements subject to generally
accepted accounting principles (GAAP). See page 29 of the “Asset
Management Operations and Controls” booklet of the Comptroller’s
Handbook.

For investments, such as real estate, also closely held businesses, and mineral
interests, that may not be readily priced, it may be difficult to obtain regular
or reliable valuations. Methods of valuing these investments include
appraisals, theoretical financial models, and bank personnel and unique asset
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committee estimates. While not required by regulation, the OCC does view
the triennial real estate appraisal as a safe and sound banking practice to
ensure the value of a property is accurate. Tax assessments, while appropriate
for tax authorities, should not solely be relied on for valuations unless
benchmarked against other data. In fact, the bank fiduciary should evaluate
the reasonableness of the tax assessed value and, where appropriate,
challenge those assessments.

Valuation methods should provide detail, and their accuracy should be verifi-
able. Valuations should be performed as frequently as feasible and whenever
a material event occurs. “Material” should be clearly defined and the primary
valuation factorg for these assets should be determined. Any change in the
primary valu ctors or any material event should trigger a valuation up-
date. See Refft Asset Valuation section of the “Investment Manage-
ment Services” f the Comptroller’s Handbook for more details.

At a minimum, in ppraisals should be obtained when a property
is being sold or purch he bank fiduciary can adequately support the
property’s value. Indep isals must be performed annually on real
estate held in employee be flt ts to ensure accurate reporting

u"

requirements on IRS Form 5
Plan.” For individual retlrement
ensuring that all IRA assets (mcludl g
or with otherwise readily determinabl lue, such as real estate) are
valued annually at their fair market valué® the potential difficulty
with determining valuations of hard to value or gRguyassets annually, banks
should use caution when accepting these typeRgf a%etgg IRA accounts.

A bank trust department may obtain real property va QA bank personnel
with expertise outside of the trust department, who regularly perform
appraisals. If the bank’s trustee fee is based on the market value of the
property, however, a potential conflict of interest occurs. In those instances,
the bank fiduciary should obtain valuations from an independent source.

| Return/Report of Employee Benefit
), trustees are responsible for
traded on established markets

Underlying values of leased commercial properties, such as office buildings,
industrial parks, and strip malls, relate to current market lease terms. A bank
should consider a current, formal, and independent appraisal before
renewing a lease. A bank fiduciary needs to ensure that the lease rates are
consistent with current market rates. This ensures that the asset is being made
as productive as possible. Between lease renewal dates, the bank fiduciary
may rely on less formal inspections and analyses of trends about the property.
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Similarly, for rented residential property, bank fiduciaries need information to
support decisions made regarding the appropriate terms and levels of rental
rates. The value, commercial nature, and underlying type of property should
guide the bank fiduciary’s selection of the type of appraisal needed. A large
apartment complex or substantial commercial property requires more
comprehensive analysis of the property’s value than smaller rental properties,
such as single-family homes.

For undivided fractional interests in properties, such as when a parcel of land
is owned by several individuals including a trust, several factors influence a
fiduciary’s decision regarding the frequency of valuations. What are the terms
of the governing instrument regarding decisions about the property? Does the
bank fiduciar a controlling interest in the property, perhaps through a
combinati ed accounts? Are there any concerns with the grantor or

rely on informal i i d analyses of trends about such property. If the
or are litigious, however, a bank fiduciary
may need to carefully a
decisions.

Grantor- and beneficiary—occupie/ ncgs are examples of circumstances
in which bank fiduciaries may rely®n
trends for valuations. There are numer
can facilitate determinations of informal

information on public Web sites that include t

frequently lagging marketplace changes, these sources provide a range of
valuations that may be used between formal appraisals.

For information about the formal appraisal process, and the cost, markets, and
income approaches to value, refer to OCC Bulletin 2010-42, “Sound
Practices for Appraisals and Evaluations: Interagency Appraisal and Evaluation
Guidelines.” It is important to be aware that appraisals of properties held in
trust are not subject to the regulations that govern appraisals for commercial
loans. As fiduciary properties are not being held as collateral for a loan, their
values do not need to be monitored as frequently or closely. Whether it is a
commercial loan or a trust property, however, the approaches for determining

Comptroller’s Handbook 19 Unique and Hard-to-Value Assets



values are the same, and the characteristics of a good quality appraisal are
fundamentally similar.

The trust department should have board-approved policies that establish
guidelines and minimum appraisal requirements. The bank’s compliance
systems should identify and track corrective actions for exceptions to these
policies. Management should clearly document the reasons supporting a
policy exception and identify whether it is a temporary or permanent
exception.

Insurance

Insurance re ents vary with the type and nature of the properties.
roperties should have hazard and liability insurance,
ire, flood, theft, and natural disasters. Unimproved
properties shoul minimum, have liability coverage. Based on an
analysis of costs aM ben@itN\a fiduciary might consider other types of
insurance. For exampl§ r&qtYnterruption insurance may be prudent in order
to replace rents lost be ceMgin events for a specified period. Also
appropriate may be off-prenfgses seé¥viges coverage or utility insurance that
covers the loss of rental inco % d with an interruption of services
caused by physical losses beyon pegty itself. Boiler and machinery
goerties or manufacturing

insurance may be appropriate for ifdugly
plants held in trust to provide insuran g o for lost revenues when
certain equipment is under repair.

e policy covering
most or all properties managed by the departmen® T is responsible
for providing information about each property to th ce provider on
acceptance of the property. Master policies often cover replacement cost for
individual properties, with an aggregate limit of loss for the bank. Many
master policies also provide liability coverage. The bank should have
management tools in place, such as tickler systems, to alert management to
policy expiration dates and to prompt requests to obtain needed
documentation. Periodic valuations coupled with insurance coverage reviews
ensure that the amount of insurance coverage is adequate. Insurance is an

extremely important means of transferring risk and limiting the risk of
litigation.
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Farm and Ranch Management

There are special considerations when crops and livestock are being raised on
real property. The bank fiduciary usually is responsible not only for the
underlying property of the account administered but also for the farm’s or
ranch’s production. If the bank fiduciary leases the land, it should ensure that
the tenant is capable, experienced, and knowledgeable about the particular
operation. The bank fiduciary should obtain summary financial information
about the income and expenses related to the farm’s or ranch’s production.
To understand and analyze a farm’s or ranch’s financial information, the bank
fiduciary needs to be familiar with the cycle of production for the crop or
livestock. For iggtance, crop share leases are common for certain types of
crops with rg xpenses (seed, fertilizer, etc.) shared proportionately.
Because c¥p i e varies by geography and type of crop, a bank
fiduciary is resgo r ensuring the most cost-effective insurance is in
place. The ban ry gaust also evaluate the potential benefits and
limitations associa iR gdyernment farm programs to assess the merits of
participation.

progress. Periodic farm mana s reports should document the type
of crops planted, when harvest i%e edgnd projected, and actual yields.
Qs or other storage facilities

p the commodities are held
e bank fiduciary also

The bank fiduciary also nee d(ﬁy reports to properly monitor production
S

Harvested crops are often stored in'gr.
until sold. The bank fiduciary should @
through warehouse receipts and other do%mg

needs to ensure that crops are protected from s gewr loss.
Livestock need to be inspected periodically by th ciary or by the
fiduciary’s agent. The inspection should give a head f the livestock by

breed, sex, and age, with a market value. The inspection should include
comments on the weight and general health of the animals and veterinary
expenses. The inspection should provide information specific to the type of
operation, including breeding, grazing, or feedlot operations. Inspections for
grazing operations should include comments on the quality of the grassland
and related factors.

The use of outside agricultural managers is common, and they should be
carefully vetted. These outside managers should be familiar with the types of
agriculture properties being managed as well as the local agricultural
economy. A manager should not be hired simply because the manager has
ties to the bank or his or her property is adjacent to the trust property. The

Comptroller’s Handbook 21 Unique and Hard-to-Value Assets



bank should have documented criteria for the selection and assessment of the
manager’s performance.

Agricultural managers, either in the bank’s asset management department or
external professionals, may recommend the use of hedging strategies to
protect future selling prices. Before hedging strategies are used, the bank
fiduciary should determine whether the governing instrument or applicable
law authorizes such strategies. Information about financial analysis,
production cycles, hedging strategies, and other guidance on sound banking
practices may be found in the “Agricultural Lending” booklet of the
Comptroller’s Handbook. Also see appendix D of this Unique and Hard to
Value Asset bogklet for a sample worksheet when reviewing farm and ranch

property.

Commercia te Leases

eases may be held as a trust investment and is
typically leased to genat®i e. A trust that holds CRE leases may target

hospitality, and residential ( ifarjdy and one- to four-family). CRE leases
are commonly received in kin ted into the trust by a grantor. An
adequate appraisal of the proper d L in place to ensure the asset is

properly valued.

mal leases that are
ensure that
ponsibilities of
both the lessor and the lessee are detailed. Rights sibilities that
should be addressed in any lease are insurance, taxe? tenance, time of
rent payment, rent escalation clauses, easements, and inspection rights.
When selecting a tenant, a fiduciary should carefully evaluate relevant factors
of a lease arrangement, such as the business type, how long the tenant has
been a going concern, and history with other landlords. Such factors are
necessary to protect rent values and the account’s investment and to guard
against possible complaints or litigation. Environmental considerations are
also of great importance when selecting tenants. By-products of certain
operations, such as gas stations, dry cleaners, and printers, can be detrimental
to property values and may subject the account and, ultimately, the fiduciary,
to environmental risk. See “Environmental Issues” discussed in the “Risk
Controls” section earlier in this booklet.

Leased properties should be governed by
reviewed by legal counsel. Leases should be re
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Timber Interests

There are special considerations when timber is held in a trust. Like other
types of unique assets, timber interests are typically transferred to the bank’s
trust department in kind at the initiation of a trust. Less frequently, timber
interests may be purchased by a bank fiduciary, primarily at the direction of
the grantor.

The bank trust department’s timber interest records should describe the type
of trees grown and the trees’ intended use. The amount of funds generated
from sales depends whether the timber is intended for paper production,
building materigls, or furniture. The trust manager with responsibility for this
area should jg A written plan for timber management. The timber
manageme®it pj |d include the timing of tree harvestings and planting
replacements.

Because the growtM¢ygl mmercnal grade trees is 20 to 30 years, the
timing of harvesting shgul er favorable prices, the client’s tax
situation, and specific a e needs. The manager should ensure
that harvesting and prepara anting follow timber management
practices that avoid environm e or that negatively affect future
yields. The timber management igclude provisions that address
thinning the replanted forest after 10 t as well as other strategies
designed to improve growth. A bank fi¥ly uId require periodic status
reports from the timber property manage onformance with the
plan. These timber reports detail when trees ar t, document bids

income may be derived from the sale of hunting leases on the land. If hunting
is allowed, the bank fiduciary should either purchase a liability policy, or
require documentation of coverage from those securing hunting rights on the

property.
Mineral Interests

The term “mineral interest” refers to the rights to the oil, gas, and solid
minerals in a property. There are many forms of mineral interest ownership,
each of which gives the holder differing rights and liabilities. Consequently,
mineral interests have varying levels of risk. In most cases, bank fiduciaries do
not purchase mineral interests as investments. Instead, mineral interests are
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usually deposited as original assets of a trust or acquired at death of the
grantor or testator. Proper management of mineral interests requires
personnel with highly specialized expertise, experience, and industry
contacts. Many trust departments seek outside professional assistance to
ensure that these assets are properly administered. Banks with income-
producing mineral interests need specialized accounting and control systems
to manage them.

Bank fiduciaries must ensure that processes are in place to properly manage
mineral interests. The most common types of mineral interests are royalty
interests and working interests.

(RD): Interest retained by the mineral interest holder when
aged. The Rl receives a specified portion of mineral
income wit f the development and operating costs (except for
certain taxe

e Working interest ({I): ing interest is an interest in which the
account participates wNb the operator of the well or mine in the

actual expenses of drillirg, minjor maintaining the property. This
r

provides the account a grée f the income remaining after
deducting all RI. That share i tigdly higher than the RI but also
imposes a greater share of expense ntial liability.

When dealing with mineral interests, the Ny must utilize

management tools to initiate timely action an acdocumentation. For

example, there should be a process to ensure tgel gACcurate posting of
Il

royalty and other income checks received from @ e operators.
Documentation should coincide with the terms of th&\Jegg# agreements
signed by the asset owner (the trust) and the operating company (the oil or
mining company). This documentation should specify the percentage of
interest that the trust receives from the operating company based on the mine
or well’s production. Based on industry practice, the minimum royalty a
lessor customarily receives is 12.5 percent (one-eighth) of every dollar’s
worth of oil or gas produced from the lessor’s property. It is common to refer
to ownership interests in terms of one-eighths. Mineral interest
documentation should also include the frequency that income is to be paid as
well as which parties receive what percentage of income.

The bank fiduciary may be responsible for negotiating mineral leases. The
bank fiduciary should consider selling working interests where the costs of

Unique and Hard-to-Value Assets 24 Comptroller’s Handbook



administration exceed the benefits of holding the assets. A trust department
should have tickler systems to remind the fiduciary to review and ensure
expenses are current such as taxes and insurance coverage. A bank fiduciary
should maintain documentation to support proper administration. This
documentation should include evidence of ownership, valuations, leases,
income and expenses, and environmental issues.

Evidence of Ownership

Several documents may be used as evidence of ownership, including the
governing instrument, division orders, and mineral deeds.

e Division g prepared by the drilling or mining company detail a land

’ oduction payments. The division orders include the
fractional offde ercentage of ownership in the mineral interest or
production, y contain details regarding expense payments. While
the bank fiduci& typ&al uses the division order to check the

calculation of incofge expense payments, the fiduciary should first
ensure that the own létages and production shares are accurate.
e Mineral and royalty deeds / nership. Mineral deeds convey title

to designated minerals on or spgrific surface property, usually in

perpetuity. A royalty deed conveys t in royalty mineral interests,
often for a stipulated period.

Mineral interests received in kind or deposite al trust assets pass
ownership from the grantor to the bank fiducia ugNe governing
instrument. The governing instrument should aut ' pank fiduciary to
hold mineral rights and should describe the bank fio¥ management
powers. If the grantor specifically relieves the bank fiduciary of liability for
holding mineral interests regardless of whether those interests generate
income, the governing instrument should expressly include this language.
Several state laws provide this exculpatory language as well. Upon accepting
mineral interests, a bank fiduciary should contact the county tax assessor
where the minerals are located and file an affidavit of ownership. This
affidavit assists potential investors in locating the owner of the mineral
interest.
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Valuations

Engineering reports typically value minerals by estimating recoverable
reserves, the life of the well or mineral-bearing property, and the future price
of the minerals produced. The basic value of minerals depends on the cash
flow that the mineral interests generate from production. Reliance on
engineering reports is the most widely accepted method for determining the
valuation of mineral interests. For evaluation purposes, an independent
engineering firm must prepare acceptable engineering reports, which must
include detailed analyses of mineral reserves. An engineering report must
address the following three critical concerns:

e Pricing: Pg nust be realistic and supported. The report should reflect
considedliti Qg both price inflation and cost inflation over the estimated

e Discount facto ul rates should reflect current market interest

rates.

of the mineral interest. In

months. Significant price fluc
require adjustments to the valuatio
conditions. The critical factor in de
timeliness of the report is change in

es, the report should not exceed 12

e Timing: Reports should g accuTaje and should represent the production
t gt
orghanges in interest rates may

how the asset is to be used. Formal valuations are typically performed by
geologists or petroleum engineers and are very costly. Bank fiduciaries
generally obtain engineering reports for estate tax purposes, or when large
interests are purchased, sold, or used for collateral for borrowing. Bank
fiduciaries may use an informal value of three-to-five years’ historical
production, along with an analysis of market factors. These less formal
valuations may be used for risk assessments for small fractional interests or
properties that the bank trust department management is familiar with, and
before the sale of older, smaller interests. The bank’s policy should set
guidelines for when a certain valuation process may be used.
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Mineral interests, such as depleting assets, are difficult to value because the
price is based on the assets’ continued availability at any given time. It has
been industry practice to list each mineral property on the trust department’s
master asset listing at a nominal $1 value. While this valuation method may
be simpler, it is not likely to reflect the significance of the assets being
managed. Bank fiduciaries therefore should use caution when following this
practice and need to ensure they have other valuation methods in place.

Technological advances may lead to an increase in production in wells that
were once not economically viable. Because of this, it is industry practice to
retain mineral interests, if the instrument authorizes retaining them without

liability to the fiduciary.

Fiduciarie
percentage of llar
the risks associ

rge a set fee for minerals management rather than a
ue. Minerals management fees should be based on
e specific type of holding and the resources

required to managWjt. B hould refer to OCC Asset Management
Interpretation on Call ep®&t®chedule RC-T — Mineral Properties
(January 14, 2005), for ta\ regarding the use of multiples of annual

revenues in the context valUgtions Yorg all Report filings. The document can
be found at www.occ.gov/to cafit arkets/asset-management/corporate-
trust/memo-rc-t-mineral-propertie®.p,

Leases

| leases. A lease is a
on a specified

he right to enter
off address the terms
of the arrangement and how revenue and the liability are portioned. Some
terms may change depending on market factors. When negotiating a new
lease, the fiduciary should try to obtain information about the terms of other
recent leases on comparable mineral interests in the area from other
operators.

The bank fiduciary is responsible for negoti
legal document in which the holder of the mi
tract of land grants either specific individuals or

When negotiating a new lease, the bank fiduciary should use a lease
document prepared by legal counsel. If the bank fiduciary is using a standard
lease drafted by the operator (lessee), at a minimum, bank legal counsel or
counsel with expertise should review all lease documents before execution.
Standardized lease forms provided by the lessee may not contain language
needed to fully protect the interests of the fiduciary account and the bank
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fiduciary. Some common features found in leases include
e a provision for a fixed-term, often three years.

e an up-front cash bonus (paid on a per-acre basis) to the lessor (trust
account) on signing.

e a provision within the terms of the lease that provides the lessee the
option to either drill or pay “delay rentals.” “Delay rentals” are payments
by the operator to the lessor to extend the terms of the lease in the
absence of production. (These payments are generally contractually

required to Rold the lease.)

e royalty #ro sdh the event the well starts producing.

e the total dep®to Whickathe lessee is allowed to drill without an increase
in the percentady rqy Ry Jayment.

e conflicts of interest |a e stQing that the lessees are not related to the
bank, its shareholders, dRectors, gfficers, or other interested parties.
While state laws vary, in oil-rich Stg¢#fs Bkegrexas and Oklahoma, an oil
company with a minerals lease has thejig N xplore for minerals and is not
G
\ »

required to obtain permission from the’% ner. The oil or gas
company usually attempts, however, to o face owner's agreement
to avoid legal issues later. Bank fiduciaries tha th® surface where

exploration is occurring should negotiate a "su UFINe agreement"” with
ﬁ e owner is
Nyges parameters for

the operator. The agreement not only sets out ho
compensated in case of property damage but also es
ingress and egress to the land.

Managing Income and Expenses

The amount of income received from a producing property depends on
several factors; including the fraction of the interest owned, lease terms, and
the level of production. If the oil or gas well is established, with regular
production expected from the well, the bank fiduciary may receive monthly
royalty checks. Otherwise, companies sometimes aggregate small payments
until they reach a reasonable amount, usually agreed upon in advance, or
they may issue one annual check.
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For working interests, the bank fiduciary may receive authorization for
expenditures (AFE) from the operator (expenses for developing the interest),
which the bank fiduciary must approve and return to the operator. Before
approving an AFE, the bank fiduciary should be knowledgeable about the
industry, the operations of the particular interest, and the operator to ensure
that the expenses being approved are reasonable. The bank should have a
system in place for allocating payments between principal and income.

Federal and state tax laws establish depletion allowances for tax purposes and
an array of other taxation issues. Accounting for mineral depletion and
allocation of payments between principal and income beneficiaries are
usually establisRed by state law.

The bank f§
associated wit
the information

hpuld have a process for managing income and expenses
ction of mineral interests. The bank should obtain
and have appropriate systems or processes in place to
anticipate the timMg and@stpated amount of income payments. If a payment
is not received or the noYnis unusual, this should prompt further inquiry
from the department. I0Nciary should also have good internal
controls over income posting and k writing as with any other income
producing property.

Environmental Issues

Working interests have the greatest pote ¥iljge The bank fiduciary
should ensure that any working interest leas at the operator

, N bank fiduciary
should require annual documentation showing t ﬁ ciary as an
“additional insured.” Maintaining environmental lial8 urance mitigates
the need to perform environmental assessments of the drilling or mining sites.
Inspections of these types of properties are extremely important and may
warrant inspections more frequently than annually.

Closely Held Businesses

A closely held business is one that is owned by a single or small number of
persons. Closely held businesses may be organized in various legal forms,
such as closely held corporations, partnerships, sole proprietorships, or
limited liability companies. Below are some examples of closely held
business structures.
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Closely Held Corporation

A closely held corporation is a corporation whose stock is owned by a
limited number of shareholders and is not actively traded on any local
market or major exchange. A closely held corporation is contrasted with a
publicly held corporation, which often has thousands or even millions of
shareholders who are able to buy and sell their shares in public markets. A
publicly held corporation is a registered entity with the U.S. Securities and
Exchange Commission (SEC). As a registered entity, a publicly held
corporation is subject to the SEC’s periodic financial reporting requirements.
Closely held corporations are not registered with the SEC and are not subject
to the SEC’s pegiodic financial reporting requirements.

laws governing the internal affairs of closely held

e as for publicly held corporations. A corporation is
created by fili ificate of formation with the Secretary of State in the
state where the cgoratn¥§ physically located or where the company
legally elects to incorffor®e.®A corporation is regarded as a legal person and

The organg
corporations

has the attributes of li iIN, centralization of management, perpetual
duration, and ease of transf@rabili shares. The owners of a corporation
are called “shareholders.” T I ho manage the business and affairs

of a corporation are called “dir

oy
Partnerships O

e General partnership: An association of r More persons, all of
d separately liable

whom are general partners. Each partnerNjoin
for the partnership’s obligations. Each partne
profits or losses of the partnership. Partners haViug
business. A general partnership may arise informally, although the
sound practice is to define the relationships among the general partners
in a written partnership agreement. Because of the unlimited liability of
general partners, a bank trustee would normally not accept a general
partnership as a trust asset.

e Limited partnership: A partnership with two types of partners, general

partners and limited partners. A limited partnership is created in
accordance with the requirements of state law, including the filing of a
limited partnership certificate with the state. The general partners have
the same rights as noted in the previous paragraph, and they are
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responsible for the operation of the limited partnership. The limited
partners have limited liability based on their investment in the
business. The general partners in a limited partnership recognize profits
and losses jointly and severally, as they do in a general partnership.
Limited partners only recognize profits and losses in proportion to their
investment. The remainder goes to the general partners. As noted in
the previous paragraph, a bank typically serves only as a limited
partner for liability reasons.

e Family-limited partnership (FLP): A form of limited partnership

generally created to manage and control family properties or
hese partnerships are usually established as part of an
bonal wealth transfer strategy. Two primary benefits for

" interests in property (turning property into units

rQp #or the purpose of carrying out a gifting strategy.

e toseek “ gifts made as well as on the transfer of a
partner’s remaiffing inferest in the FLP at death. These benefits of
an FLP may re cstoff taxes.

partnership and then grant limit » ip interests to their children
merely transferred from

A value of the
overall portfolio by making the underlying pb gless liquid. In
addition, a grantor can ensure that these assets #8in in the family as
long as they remain owned by the partnership. There is generally a
limited market for these assets because of their concentrated
ownership, typically within one family. Many of these partnerships,
however, are formed to hold assets for tax reasons, not to sell them. In
light of recent rulings that limit the tax advantages of FLPs, partnerships
should have valid non-tax reasons to exist, such as managing a family
business or pooling together investment assets (real estate, for
example). In addition, the creators of the FLPs should not use
partnership assets, such as cash or a house, for personal use. If a
grantor donates to a partnership but still continues to use assets, the
assets may revert back to the grantor’s estate.
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e Joint venture: A business structure formed by two or more parties for a

specific purpose. Joint ventures are similar to partnerships but are
usually limited to one or two projects.

e Sole proprietorship: Although not a partnership, it is legal form of

business that makes no legal distinction between the individual owner
and the business itself. The owner takes all the profits and losses and is
personally liable for the business obligations. Income and losses from
sole proprietorships are reported on the owner’s personal federal tax
return. In contrast, income or losses from other forms of corporate
ownership are reported on separate returns with each entity’s own

(corporati li d partnership combined) that is taxed by the IRS
as a sole profrigioRghiPwith the same limited liability attribute of a
corporation. LL&owWke called “members.” The management
structure must be stat: certificate of formation filed with the
state where it is base

A bank fiduciary’s administration of cl
legal forms can be complex. The level

procedures to ensure sound and prudent admin oy &

against potential liability. This may require more @ gement oversight.
The bank fiduciary may be held liable by account beNg§ig#aries for any losses
incurred from mismanaging these assets. Mismanagement can occur if the
bank does not have the expertise to operate a certain type of business and
does not seek outside managers to provide the expertise. The fact that closely
held businesses generally have limited marketability, or a sale may require
approval of other owners, gives the bank limited options for addressing
difficult situations. Often times, a grantor, surviving spouse, or beneficiary is
involved in running the business or is employed by the business.

A bank fiduciary should document the type of business and provide a
comprehensive analysis of each business’s financial condition, management,
earnings, growth, marketability, product lines or services, and competitors.
Additionally, the bank should periodically request financial information from
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the business, develop a method for evaluating the business’s financial
condition annually, and document reasons for continuing to hold or sell the
asset. Closely held businesses, when held as investments, should be suitable
for the account and in line with the account’s investment objectives.

The governing trust instrument often contains specific language regarding the
disposition of a closely held business that is received in kind or deposited. If
the instrument is silent, the bank fiduciary must act in the best interests of the
beneficiaries and determine whether to continue to operate the business.
Bank fiduciaries that have sole investment discretion over an account that is
the majority owner of a closely held company are in a position to control the
company. If, hoyvever, the trust account holds only a minority interest or
shares respo Nies with other co-fiduciaries, a bank fiduciary can be

placed in of negotiating with co-fiduciaries over the best course for
the business gdgiing rd.
In some situations ¥y r@ the best interest of the account beneficiaries

for a bank fiduciary offceMgo%e a member of the company’s board of
directors so the bank fi caminfluence decisions affecting the company.
Fees received by the bank fil§uciary?fgg serving as a board member should be
remitted to the account unles C% negotiated. The bank may only
retain the fee if specifically authofiz licable law. In addition, the
bank should ensure it is acting at a X0 avoid any self-dealing
transactions or even the appearance o of interest. Such conflicts
could arise if the bank is lending the co or if bank personnel
acquire an interest, financial or otherwise, 1 ny. A bank fiduciary
may potentially assume additional liability by
for a company if the decisions they are involved
company. Bank fiduciaries should obtain directors
acting in this capacity.

Evidence of Ownership

Management should maintain documentation that establishes the bank’s legal
capacity as bank fiduciary of any closely held business assets. This
documentation must reflect the form of the company’s incorporation, such as
a stock certificate registered with the Secretary of State in the state where the
corporation is located. Partnership interests also need to be registered to
reflect the bank’s ownership interest held in its fiduciary capacity.
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Valuations

The bank should have a sound process to determine when a formal valuation
is obtained. The need to determine the value of ownership interests in closely
held business assets arises in a number of situations. For example, the
following all require that a value be placed on the business as an ongoing
concern: the sale of the stock of a closely owned company; the sale of
interests in a partnership business; diversification into more liquid assets; tax
calculations; marital and corporate dissolutions; buy-sell agreements; stock
option plans; recapitalizations; and succession planning. The bank fiduciary
must be able to demonstrate that a reasonable approach was taken in valuing
these assets. IR Revenue Ruling 59-60 provides general guidance on valuing
stocks of clo Id assets where market quotations are not available.

The bank fidugghary, also have current fair market values of these assets

for its quarterly g on Schedule RC-T in the bank’s call report, as well

as for assets held | rmal appraisals are needed when an ownership

interest is claimed as le donation or as part of an employee stock

ownership plan. In ad rate valuation is required under

12 CFR 9.6(c) and 12 CFR 1 0. 2 onduct an annual investment review
t

on a flduc1ary account for w has discretion.

Insurance
Insurance coverage required for closely | @ assets depends on the
esponsi

type of business. The bank fiduciary is r etermining what type
and amount of coverage is needed based on tifqnaMre gighe business and its
fair market value. For example, a closely held co @ at manufactures
goods requires different insurance coverage than an ting firm set up as
a limited partnership. In the former example, the bank fiduciary should be
named as “loss payee” on the policy for the manufacturing firm, whereas the
accounting firm may need a higher level of “professional liability insurance.”
A review of these policies should be done during the annual investment
review of the account to ensure there is adequate coverage based on asset
type. If the bank fiduciary has an employee representative serving on the
board of a closely held company, the bank should obtain insurance for that
person, as well as the bank in its capacity as fiduciary, to protect against
potential liability that could result from actions taken by the board.

Administering these types of investments requires an effective risk
management process. This process should include
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e standards addressing the retention and, on a rare occasion, a possible
purchase of a minority ownership interest in a closely held business and a
means to communicate those standards to appropriate bank personnel.

e documentation to support retention of closely held companies, including
letters of direction, when appropriate, and confirmation that any proposed
purchase of closely held stock is permitted by the governing instrument.

e an approval process that involves the trust committee or senior
management for any purchase and retention decisions regarding
investments in ownership interests in a closely held business.

legal review of documents to assess the risk exposure to
idgntify any real or potential conflicts of interest.

BSA/AML issues that need to be addressed,
of Jusiness the entity is engaged in.

Loans and Notes

Loans and notes held as assets n g y accounts include mortgages, real
estate notes secured by deeds of Tr ecured notes, unsecured loans,
and employee benefit participant loan d notes in personal trust

accounts can be brought in with the accg art of the assets received at

bank is prohibited from making a loan from a t
director, or employee of the bank 12 USC 92a(h)

The bank fiduciary is responsible for collecting payment, securing and
inspecting collateral, and, if the note is secured by real property, ensuring the
timely payment of taxes and verifying that insurance coverage is current and
adequate. In addition, in the event of nonpayment, the bank is responsible for
foreclosure or debt collection processes.

Real estate loans may be appropriate fiduciary investments as long as the
bank fiduciary carefully considers both the short- and long-term liquidity
needs of the account. A factor to consider for a bank fiduciary is whether the
real estate securing the loan provides adequate security to cover the principal
and interest of the loan and whether there is an analysis of the borrower’s
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capacity to repay the loan. While loans and notes generally have a higher
yield than short-term debt securities, loans and notes generally also have
longer maturities and less liquidity than other more traditional investments in
a trust account, such as stocks or bonds. They are not readily marketable and
may require large capital outlays compared to other investments and
inspection of the collateral also required.

A bank may not make real estate loans that the bank subsequently sells to
discretionary trust accounts, unless the loans are earmarked at inception for
this purpose and acquisition is specifically authorized in the trust instrument
and applicable law. Where authorized, a bank fiduciary may invest fiduciary
assets in real esiate loans in situations where the bank has provided the

' ing for a project and the bank has made a firm

impe of the construction loan to take over the permanent
financing. It is to note, however, that this is a prohibited transaction
under ERISA fo ee benefit trusts, as this would be considered a

the £cqnt and a party in interest in contravention of
ERISA Section 406(a). §ee “Retirement Plan Services” booklet of the
Comptroller’s Handbo M iINyepth discussion of prohibited transactions
under ERISA and potential |

bility®ffgcting parties in interest.
When making decisions concer esfgte loans or other collateralized

loans, a fiduciary should ensure th

e real estate values are supported by cu Nals and inspections.
e the loan to current appraised value of the ro&{ pr is an acceptable
ratio.

e Uniform Commercial Code filings for collateral have been made with
appropriate state offices, in most cases, the state’s Secretary of State’s
office, and ticklers are in place to identify expiration of those filings.

e the borrower’s ability to pay has been established.

e documentation necessary to establish priority of lien and validity of loan is
in place.

e adequate insurance on the underlying property is obtained and a proper
loss-payee clause is included.
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e ticklers for proper controls are established that address dates for loan
payments, taxes, insurance premium payments, Uniform Commercial
Code filings, inspections.

e adequate interest rates are charged.

Life Insurance

Life insurance may be placed in a trust as part of an estate planning tool. Life
insurance policies may be put into a trust to remove the policy from a
grantor’s estate for inheritance or estate transfer tax purposes. A life insurance
policy frequentl provides the surviving beneficiaries with a liquid asset to
pay estate tg J other final expenses, while enabling them to retain other
less liquid ®sseP
and managing

rance policy for the benefit of the beneficiaries for

fiduciary must understand each life insurance

purchases, or the bank fiduciary must employ
an advisor who is quaR{ie endent, objective, and not affiliated with an
insurance company to p nage these assets. In addition, the bank
fiduciary must periodically ®gyiew inancial condition and rating of the
insurance company. The majority e policies are deposited into the trust
sed legislation to limit the

policy that the trus

ance companies as a
s to require bank

ount for which
ate the financial
health of the issuing insurance company as well as the policy is
performing as illustrated or whether replacement should be considered.

Life insurance trusts are frequently used as estate planning tools. These trusts
involve ownership of a life insurance policy that is transferred to a trust by the
grantor, and the trust is then identified as the designated beneficiary of the
policy. If certain conditions are met, the policy proceeds may pass outside of
the grantor’s estate thus escaping estate transfer taxes. There are numerous
scenarios, however, where IRS rules could result in a clawback of these
policies to the grantor’s estate preventing individuals, for example, from
gifting assets to their descendants or other parties once death is imminent in
an attempt to avoid estate taxes. These rules primarily focus on insurance
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policies or assets in which the deceased retains an interest. Absent an
irrevocable life insurance trust (ILIT) or some other tax avoidance
arrangement, the proceeds of the life insurance policy would otherwise be
taxable.

Using an ILIT can result in a significant portion of an estate passing untaxed to
the beneficiaries by avoiding federal estate taxes on the proceeds. In addition
to transferring an existing policy to this type of trust, it is possible to create the
trust and then have the trust apply for a life insurance policy. In this situation,
the current federal tax code provides that there is no three-year waiting period
before the tax advantages are achieved.

The possib ings of an ILIT are its major advantage. There are,
however, somgispeg requirements that must be considered before a bank
trust departmeNt tsnd manages such assets:

e The trust must bei le. Once the policy is transferred to the trust,
the trust cannot be evoked by the person setting up the trust
(the insured).

e Allowing the policy to lapse r/

fiduciary may be unable to obta#h r
insured party has become uninsur.
insurance coverage at a significantly
has moved into a different risk category?

nt a substantial problem. The
egent insurance because the
only be able to obtain
stgpecause the insured party

e An ILIT typically includes provisions (called rovisions” after
an IRS case) that allow a beneficiary to withdra tribution made to
the trust, e.g. contributions to cover premium pay s. These special
withdrawal powers must be very carefully drafted to avoid creating tax
problems for the trust. See the “Personal Fiduciary Services” booklet of the
Comptroller’s Handbook for details on these types of trusts (appendix A,

pages 72-73).

Adequacy of Insurance Assets

Bank fiduciaries need to have well-developed risk management practices to
evaluate and administer accounts with insurance policy holdings. A bank
fiduciary with discretion over the account must complete formal pre-
acceptance, initial post-acceptance and annual reviews of the insurance
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policy. Independent of these reviews, a fiduciary bank must have risk
management systems and reviews that address the following.

e Sufficiency of premiums: The bank fiduciary must determine whether
current premiums are sufficient to maintain the policy to maturity or to
meet the insured’s life expectancy.

e Suitability of the insurance policy: Consider replacing an insurance policy
if the bank fiduciary identifies concerns with the condition of the
insurance provider or if that provider does not meet the needs of the
grantor or beneficiaries. Also assess any tax changes that could affect the
suitability ofghe policy.

the extent insurance carrier ratings are available,
rpgrate and market events, and should be used
a firm’s creditworthiness.

e Appropriateness of I ent§trategy: The bank fiduciary must evaluate
the appropriateness of in estr?of any segregated account to support

the cash value.

the future and plan for any potential shortfall in premiums. This process
assists the trustee in monitoring the economics of the policy.

Generally, while insurance companies are regulated by the state and maintain
a mandatory level of reserves, specific assets are not identified to support an
insurer’s promise to pay on a policy. Policyholders are subject to the
creditworthiness and liquidity constraints of the company. It is important that
a bank fiduciary perform due diligence on an insurance company issuing a
policy to ensure that it is sound, viable and able to meet future obligations.

Cash value on permanent life insurance policies may be included as part of
the account’s assets if the bank has done a thorough review of the insurance
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company’s financial condition and is satisfied with its soundness. The cash
values for variable life and variable universal life policies, however, are
supported by separate accounts and comprise assets selected by the
policyholder and should be included as account assets. Other term type
policies should be held at a nominal value because the payment and value of
those policies is based on the payment ability of the insurance company at a
future date. Insurance policies should never be reported at the face value of
the policy. In some instances, the bank may just hold a policy for
safekeeping, see further discussion of different types of insurance products in
appendix E of this booklet.

Tangible Assgts and Collectibles

household furnishings and automobiles. Collectibles
§gues, stamps, coins and bullion, gemstones, and
other miscellan hese assets are generally found in estates and
personal trusts. Th es§ictions on collectibles in IRAs and employee
benefit accounts. The fovaninginstrument should authorize retention and
possible purchase of tan Appraisals should be obtained upon

receipt of such assets and vRuations grust be updated periodically.
Depending on the terms of the*8oyfmg instrument and the specific needs
| i e usually either distributed in

Tangible a®gets
include works §f

of the trust, tangible assets and ¢

Collectibles such as rare stamps and coins sho
experts. Diamonds and other gemstones require

\ticated by

pf authenticity

at such assets be
maintained under dual control and be protected from theft, substitution, and
physical damage. Because of their unique nature, these assets may be
irreplaceable. The bank should be aware of specific requirements for storage
of certain types of assets, such as furs, firearms, or liquor. For some types of
tangible assets and collectibles, appropriate off-site storage should be
considered. With some notable exceptions, tangible assets may be difficult to
liquidate. Before accepting unusually rare or highly valuable collectibles,
bank fiduciaries should consider whether it is appropriate to verify the
authenticity and provenance of the asset and whether there are applicable
laws or regulations that restrict the disposition of the asset. Federal and state
laws, the Federal Bureau of Investigation’s Art Crime Team, and numerous
other domestic and foreign law enforcement groups have been established to
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assist in locating, identifying, and securing the return of art, artifacts, and
cultural properties to their rightful owners.

Q
//I/O
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Unique and
Hard-to-Value Assets Examination Procedures

The following procedures are intended to assist examiners in determining the
quantity of risk and the quality of risk management when examining unique
assets in an asset management department. The procedures supplement and
amplify core assessment procedures found in the “Community Bank
Supervision” and “Large Bank Supervision” booklets of the Comptroller’s
Handbook. Examiners should determine which of these procedures to
perform during the examination planning process, depending on the
complexity andgisks associated with the unique assets held in a bank’s asset
Ntment. The decision to use expanded procedures is

Ple gsset management examiner responsible for planning

i ivities for the applicable bank and must be

inthe work papers.

adequately doc
Planning Activities

Objective: To review the quantithof iskgfd quality of risk management relating
to the management of unique ass to establish the timing, scope, and
work plans for this supervisory acti

1. Consult the following sources of info
types and risk characteristics of the un

if applicable, and review the
anaged by the bank:

e OCC information systems.

e Previous reports of examination, related mana t responses, and
work papers.

e Asset management profile.

e Complaints and litigation concerning management of unique assets.

e Audit, compliance reports, other risk monitoring reports, and
management responses provided to the board, committees, business

line managers, and risk management groups.

2. Request and analyze trust department unique asset reports to identify
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trends, growth, and oversight of this area since the last examination. See
appendix A for a sample Request Letter.

3. Develop a preliminary risk assessment and discuss it with the functional
Examiner-in-Charge (FEIC) for asset management or the bank Examiner-in-
Charge (EIC) for perspective and examination planning and coordination.

4. Depending on the performance of the previous steps, combined with
discussions with the FEIC and other appropriate supervisors, determine the

examination scope and the necessary amount of testing.

5. Select from the following examination procedures the necessary steps to
meet exa N objectives and supervisory strategy.

Q
//I/O
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Quantity of Risk

Conclusion: The quantity of risk is (low, moderate, or high).

Objective: To determine the quantity of risk associated with the management of
unique assets.

1. Obtain and analyze management information reports relating to
transaction processing and reporting in the management of unique assets.
Consider the following structural factors:

e Thevo type, and complexity of transactions, products, and
servj d with respect to unique assets.
e The varidglsWents and reports used for control and oversight of
unique ass
2. Obtain and review reNently completed audit and compliance
reports covering unique gsset adivjties and the last OCC examination
report: /

gns relating to the management

@ bank management.

e Determine whether management haste
previous concerns and to implement O& re

e Discuss the findings and rec®m
of unique assets with OCC exa

oryctive action to address
ondations.

3. Select for review a sample of each substantial un Q et category over
which the bank exercises investment discretion. The sample should
include both recently accepted unique assets as well as existing unique
assets. Complete a review of each unique asset and review the following
factors relevant to each category:

New Assets Factors

e Compliance with the bank’s due diligence acceptance process and
policy.

e Compliance with applicable federal, state and local laws.
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e Appropriate holdings for the account and consideration whether they
are in accordance with the trust legal document.

e Appropriateness of title for real property, mineral interests, and
appropriate state registration for closely held assets.

e Environmental assessment, if needed or warranted.

e Adequate ticklers to establish documentation necessary to effectively
control and manage the unique assets type.

Existing Assgts Factors

e Valfftio eglpdated periodically, according to a consistent risk-
based pgc

e Annual accowtgeqevl are performed to ensure each unique asset is
appropriate for ge Bcogabas a whole.

e Inspections of propercs are pgMformed annually.

e Real estate tax payments a e@

e Insurance payments are current

\ge is adequate.
S

e Assets are made productive, unless trusig ment states otherwise.

Joducing
eral interests.

e Financial analysis is performed annually of i
properties, closely held businesses, and worki

e Review of industry associated with unique assets is performed to
compare financial performance.

e Expenditures for capital improvements are appropriate and receive
necessary approvals.

e For insurance trusts an analysis of insurer solvency/strength and
adequacy of policy(s) reflects any changes in grantor circumstances.
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4. Select a sample of unique assets that has been purchased or sold since the
last examination. Review the following:

e Independent appraisal or valuation of asset.

e Appropriateness of sale based on the account’s investment objectives
and trust agreement.

e Conflicts of interest with either outside parties or agents to the
transaction or bank insiders.

e Sale tranggction at arm’s length, fair, with proper disclosures of fees
and c

e Approp
approved
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Quality of Risk Management

Conclusion: The quality of risk management is
(strong, satisfactory, or weak).

Policies

Objective: Determine whether the board has established adequate policies, which
are appropriate for the complexity and scope of the bank's management of
unique assets.

idelines developed by the bank to ensure the proper
administratgpn ue assets. Guidelines should address

e asts Ye bank is willing to accept or purchase for
fiduciary accouRgs.

e acceptance/pre-approgal py.
e assessment of environmen a@or real estate, closely held

companies, and mineral interes

e how unique assets are incorporate ual account investment
review (OCC Bulletin 2008-10, “Fiduci tivities of National Banks:
Annual Reviews of Fiduciary Accounts uan CFR 9.6(c)”and

12 CFR 150.220).
e compliance with applicable federal, state and local laws.
e valuation/appraisal standards and time frames.
e periodic inspections.

e maintenance and capital improvements of real estate and closely held
businesses and working interests.

e process for administering life insurance policies held by a trust, how
the department ensures that the policy is appropriate, and systems are
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in place to ensure no lapse in coverage occurs.

e process for monitoring the condition of the insurance company and
plan of action, if deterioration is detected.

2. Assess how the board of directors or trust committee periodically reviews,
updates, and approves unique assets policies. Assess how the board
ensures that policies are consistent with the bank’s strategic direction and
risk tolerance.

Processes

1. Evaluate ho i ts policies, procedures, and plans are
communicated rRnr@l. Examples of effective methods used by trust

departments inclu
e communicating polic@ ctations to appropriate personnel in a

timely and concise manne

and update personnel about regul i corresponding policy

e periodic internal training sessiorfkfo !! current policy guidelines
changes.

e approval and monitoring of compliance
responsiveness to regulatory, industry, and te

pgMCIq and management
g/ changes.

2. Determine which processes are in place (such as checklists, tickler
systems, review forms, and exception reporting) to ensure

e timely performance of valuations and inspections.
e environmental inspections.
¢ maintenance of adequate insurance.

e payment of real estate taxes.
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e proper safeguarding of tangible assets and collectibles.

e appropriate information about unique assets is provided to personnel
performing the annual account investment review and other types of
reviews.

e timely follow-up of reporting and tracking of exceptions.

3. Assess the quality of inspections, valuations, and review information. Pay
particular attention to areas requiring special expertise, such as farm and
ranch management, timber management, commercial real estate, life
insurance, agd closely held businesses.

4. For far cla properties, determine whether controls implemented
to safeguarga eNgy farm commodities are adequate.
5. Determine wheWNger,oRRcses are in place to ensure compliance with

policy. Examples oReff&ti rocesses include committee oversight, peer
reviews, and officer rglal rquirements.

Personnel /

Objective: Determine whether personnel oflINe the expertise and skills
needed to effectively manage unique as a focus on assets requiring
specialized expertise (such as mineral inte a perty or significant

interests in closely held businesses).

olume and
pact of turnover of

1. Evaluate the adequacy of personnel resources, gi
complexity of the different unique assets. Assess t
personnel overseeing these unique assets areas.

2. Assess the bank’s policy on providing continuing education to ensure that
personnel stay current on regulatory changes and industry standards.

3. Determine whether the bank employs agents (for example, realtors,
environmental specialists, or property managers) to manage or perform an
administrative function, asset valuation, or inspection for the department’s
unique assets services.

The bank’s process for selecting outside agents/vendors, if they provide a
significant service to the department, should include factors identified in
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the OCC Bulletin 2001-47, “Third-Party Relationships: Risk Management
Principles”:

Agent/vendor due diligence review.
e Contract negotiations and approvals.

e Vendor monitoring, including the frequency and quality of information
reviewed.

e Identification of personnel to serve as points of contact with the
agent/vegdor and to conduct ongoing monitoring.

4. Determéhe the bank’s evaluation and compensation programs
consider ingivigflalNgnd trust department’s compliance with policy
guidelines.

Control Systems

Objectives: Determine whether & ivgfcomtrol systems are in place to monitor
compliance with established uni ts granagement policies and

processes. Determine whether control identify, measure, and monitor
risk.
1. Assess the adequacy of management in tems. Consider the

following factors when assessing the qualitfgf r&o
e Appropriateness of type of information provi

e Accuracy of data.

e Timeliness of reporting.

e Adequate level of detail.

e Organization and depth of analysis.

2. Determine the effectiveness of audit or compliance reviews of unique
assets management. A good quality audit has the following:
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A risk-based scope and frequency of reviews based on the types of
unique assets the bank administers and the number of these types of
assets in the department.

Reported weaknesses prioritized on the basis of risk to the bank.
Recommendations for corrective action. Responsibility for corrective
action assigned to a person and given a time frame within which to

accomplish corrective action.

Follow-up method to measure the effectiveness of corrective action.

3. Determi her the compliance function provides the following:

Risk ass@gbs t &§the unique assets area.
Information efpnPel about changes in regulations and industry

standards.

Measures of unique afgets magfgement’s compliance with bank
policy, regulations, and pryg®€njgMuciary practices.

Conclusion

Complete the examination of unique assets man

Objective: Determine overall conclusions and comnNgic
the quantity of risk and management's ability to ide

fF fINyings regarding
‘ g¥asure, monitor,

and control risk in unique assets management.

1.

Prepare a summary memorandum to the asset management examiner or
EIC regarding the types, quantity, direction of risk, and the adequacy of
risk management for the unique assets area.

. Recommend risk assessments for the unique assets portfolio. Refer to the

“Community Bank Supervision” and “Large Bank Supervision” booklets of
the Comptroller’s Handbook.

3. Discuss examination findings and conclusions with the EIC.
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4. Discuss findings with bank management, including conclusions about
risks. If necessary, obtain commitments for corrective action.

5. Based on discussions with the EIC, bank management, and information
contained in the summary memorandum; prepare a unique assets
management comment for inclusion in the report of examination “ROE.” If
necessary, compose “Matters Requiring Attention” (MRA) for the ROE.

6. Provide any necessary information to the asset management examiner to
update the supervisory record.

7. Prepare an ypdated supervisory strategy for unique assets and provide it to
the asset ement FEIC for review, approval, and submission to the
EIC.

8. Prepare a megford&dum or update work programs with any information
that facilitates Wgure ¢arfjnations.

9. Organize and refere ers in accordance with OCC guidelines.

%
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Unique and
Hard-to-Value Assets Appendixes

Appendix A: Request Letter (Sample)

Please provide request items in digital electronic format if possible.

1.

. Unique assets reports denoting asset volum

Copy of the most recent organizational chart for unique assets. Include
geographic distribution of associates and departments and the names of
compliancegy risk management associates assigned to this function.

. Outline®of e structure for committees that oversee unique assets
(valuation tte@yapproval committee, specific product line
committees, &¢.) Md associated work groups. Include meeting
frequency, me , inutes for the previous and most current year.

. Current policies and progffdure®for accepting and managing and valuing

timberland, closely held buSth surance, and collectibles.

(Y
)

unique assets such as re est;yfneral interests, farm and ranch,
e

List of accounts containing unique
noted in item 3. Describe how manag
lines (geographically? company type?

en out by the categories
ssigned to the different asset
Ndustry?).

ue, and revenue
for the primary unique assets categories.

Policies and procedures for inspections and valuations of properties.
Describe the types of appraisals and whether performed externally or
internally (include forms used if performed in-house). Describe approval
processes when determining the type of appraisals to be used and who
approves.

Policies and procedures for determining valuations of closely held
business assets. Include valuation forms used if performed in-house. Also
describe the approval processes for accepting or rejecting asset valuations.
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8. Copy of the most recent internal unique assets audit and associated
management response. Include the most recent compliance testing and
reporting performed in the unique assets areas.

9. A listing or discussion of all outstanding and pending litigation and formal
complaints related to unique or specialty assets.

10.Reports on any charge-offs or write-downs related to the administration of
unique assets.

11.List and briefly describe the primary systems used to support various types
of unique asgets (for example, accounting systems for oil and gas
[ il any vendor management arrangements the bank has for
pecifically targeting those that deal with managing or
the different asset types.

12.Briefly describ&gny nfw Wroducts, services, or activities being planned in
this area. Include al rfent marketing materials.

13.Provide access to trainin@ nd materials used in any training for
this product line. }5

14.Describe how ILITs are administereg.
management supervision of this pr
accounts holding insurance.

15.1f the bank relies on legal opinions interpre tegMvs when offering
ILITs, please provide opinions.
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Appendix B: Environmental Inspections

There are three phases of environmental inspections. Phase one is a visual
inspection. Phase two involves testing for contamination. Phase three is
actual cleanup.

Phase One

An environmental professional prepares phase-one audits. A professional has
special experience and training. The phase-one audit is designed to identify
the presence of substances such as radon, asbestos, leaking underground
storage tanks, palychlorinated biphenyls (PCB), lead-based paint, and
contaminateg «Q dwater. Typical property sites that may evidence these
types of cofftangwa#igq are gas stations, convenience stores, landfills, print
shops, laundrig cleaners, auto repair and body shops, and farms.

The scope of a eaudit includes
e areview of propertgovihership and use during the past 60 years to
determine whether t senc@ of any hazardous waste exists or is

possible. /
e use of aerial images to look a njpurs that may help determine use
of the property and adjacent prope

e a closer visual inspection of the prope all structures,
facilities, improvements, and adjacent land

e areview of federal, state, and local governmen @ or any mention of
hazardous waste.

e arecommendation for a phase-two audit, if the phase-one review
indicated the likelihood or threatened release of hazardous waste.

Phase Two

A phase-two audit includes various segments of a phase-one audit, but
extends to actual testing of soil and water for contamination. Other tests
performed include, as appropriate, an analysis of acid mine drainage, testing
of underground storage tanks, and testing for asbestos materials.
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Phase Three

A phase-three audit requires additional testing of the site with the objective of

estimating the cost of cleaning up the site. During this phase, state
environmental authorities must be notified that a contaminated site has been

identified.

Q
//I/O
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Appendix C

Real Estate Worksheet

This worksheet can help examiners who are following the real estate procedures.

Account name:

Account type:

Account number:

Administrator:

Address of property:

Date of last inspection: Condition of property:

Date and val

System ¢

last appraisal:

Fee calculation based on:

Income-prod

Non-income- Vacant
producing: land:

Environmental iss

1. Items to consi
considered and no i

iring or retaining a property (check if
es fognd; highlight any deficiencies):

Leases and rents, including statu®ojg# c@ent rents.

Cost of maintenance, repairs, and cafy mprovements.

Annual inspection/condition of property.

Proper insurance.

Taxes current.

Potential liability for environmental risks.
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2. Does the bank determine the condition of the title to real property under
administration in accounts with investment responsibility?
(Use N/A—not applicable—if exempt.)

3. Are the following items considered when the bank makes a
recommendation or attempt to sell real estate?

Current appraisals by competent appraisers.

Comparable sales analysis.

Use of multiple listings, when appropriate.

tely establishes the agent’s duties and responsibilities,
eMy of reporting, and commission charges.

been ved by bank legal counsel.
5. For administra ration of agricultural, ranch, and other non-urban
properties, dete etiger the bank

uses bank p&gsonnel tgpmanage and administer the property.

anage and administer the property.

uses independenidfgey

ensures that the manager g istrator are qualified.

has operating tenant agreemé
tenant operators are engaged to § p thgggroperties.

t of farm
evators or warehouses

6. Does the bank have procedures for verifying tifg
commodities, such as grain and tobacco, stored 1
(for example, by inspecting warehouse receipts)?

Notes/comments:
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Appendix D

Farm and Ranch Review Worksheet

A “no” response indicates a potential weakness that warrants further
investigation.

1. If a tenant farmer or rancher is used to manage the property, has the bank
signed a contract with the tenant detailing the responsibilities of the tenant
and the bank?

2. Does the t t prepare a budget and operating plan?

3. Does the bR o or prepare financial information concerning the
operations Mf riwor ranch?

4. Does the bank aMaj@z&Qth@ operating results of the farm or ranch at least

annually?
e Assess the quality of t ys:
— Does the bank compare W to expected yields?
— Does the bank compare cur @ o previous year’s yields?

e Is the farm or ranch analysis made part g ad®ount’s annual
investment review?

5. Does the bank conduct periodic inspections of li and/or crops?
e Assess the quality of the inspections.
6. Does the bank review expenses before payment?

7. For grain stored at grain elevators, does the bank obtain warehouse
receipts?

8. For grain stored at grain elevators, does the bank review the elevator’s
bonding and financial condition?

9. Are inspections and appraisals current?
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10. Are insurance and taxes current?

11. Are ticklers created and used?

Q
//I/O
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Appendix E: Types of Life Insurance

The function of life insurance is to create a principal sum or estate, either
upon the death of the insured or through the accumulation of funds set aside
for investment purposes. Life insurance is most commonly used to protect a
person’s dependents against the undesirable financial consequences of the
insured’s premature death or to provide liquid assets to a person’s estate.

Life insurance can be categorized into two broad types, temporary (term) and
permanent insurance. While there are numerous variations of these products,
most life insurance policies generally fall within either one, or a combination,
of the followingacategories.

Term Life Misu

ract that obligates the insurer to pay the policy’s
egd Qesyvithin a specified period. Term life insurance
offers death benefits oy erally has no cash value or savings element.
Because term life insura ids only mortality protection, in most
situations it provides the m per premium dollar. While term life
insurance can be relatively in %E r younger policyholders, term life

e

the age of the policyholder. Most

Term life insurar€e |
face value if the in

term life insurance policies are renew
policyholder attains a specified age. A

paid to a family member, rather than to the lien hold®
Permanent Life Insurance
Whole Life

The cash value of a whole life insurance policy accrues according to a
guaranteed, predetermined rate of return determined by the insurance
company. These policies are also referred to as “general account” products
because the life insurance company’s general assets support the cash value.
Most policies provide lifetime protection to age 100. If the insured is still
living at that age, the policy “endows,” and the guaranteed cash value equals
the face amount of the policy. Premiums and death benefits are guaranteed
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for the duration of the policy. Because premiums are constant, the cost is
much higher in the early years than comparable coverage provided under a
term life insurance policy. Typically, however, the cost relationship reverses
in later years as the cost of term life insurance rises with the age of the
insured.

Combination policies usually combine term insurance with a base whole life
policy by using an attachment or rider. This combination provides for
additional death benefits without a significant increase in premium cost.
Please refer to the “Insurance Activities” booklet of the Comptroller’s
Handbook for further details on this and other insurance products.

Universal Lif

Another permaien of life insurance, universal life is an interest-sensitive
form of life insUi@hcqdesigned to provide flexibility in premium payments
and death benefit Wgpotecton§olicyholders can adjust the premiums, cash
values, and level of prifte(QoM, subject to certain limitations, over the life of
the contract. Additiona e Whole life, the interest credited to the cash
value of universal life policifs is b&eg on current interest rates, subject to an
interest rate floor. Universal e insurance component (mortality
protection) and a professionally ¥a inyestment component. The
policyholder can pay higher premitim intain a high cash value.
Alternatively, the policyholder can m premium payments in an
amount large enough to only cover mortX er expense charges, thus
not accumulating as much cash value.

Variable Life

Variable life is a form of whole life insurance. A difference between variable
and traditional whole life is that the policy’s cash value is invested in
segregated accounts comprised of equities and other securities. Premiums
may be placed in the insured’s choice of stock, bond, or money market funds
offered through the insurance company. The policy’s death benefit and cash
value of the policy depend on the underlying investment portfolio’s
performance, thereby shifting the investment risk to the policyholder.
Generally, there is a minimum guaranteed death benefit. The policy allows
for tax-deferred appreciation of the accumulated assets. Because variable life
policies are classified as securities, life insurance agents selling these policies
must also be registered representatives of a broker-dealer licensed by the
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Financial Industry Regulatory Authority (FINRA) and must be registered with
the SEC.

Variable Universal Life
Variable universal life combines the flexible premium features of universal

life with the investment component of variable life. These products also are
classified as securities and are subject to FINRA and SEC requirements.

Q
//I/O
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Unique and
Hard-to-Value Assets References

Laws

12 USC 92a(h), “Loans of trust funds to officers and employees prohibited;
penalties”;

12USC 1464(n)(7), “Federal Savings Associations, Trust - Certain loans
prohibited”.

29 USC 11Q loyee Retirement Income Security Act of 1974” (ERISA)
Section 40%(a) iated Transactions).

Secrecy Act.”

Regulations

12 CFR 9.6(q), ”Pre-Accepta<ce Revigivs of Fiduciary Accounts.”
e

12 CFR 9.6(b), “Initial Post-Accept eyews of Fiduciary Accounts.”

12 CFR 9.6(c), “Annual Investment ReVie @ Huciary Accounts.”

12 CFR 150.200, “Review of a Fiduciary Acco t | review a
prospective account before | accept it?”

12 CFR 150.210, “Review of a Fiduciary Account — conduct another
review of an account after | accept it?”

12 CFR 150.220, “Review of a Fiduciary Account — Are any other account
reviews required?”

Comptroller’s Handbook

“Agricultural Lending”
“Asset Management”

“Asset Management Operations and Controls”
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“Commercial Real Estate and Construction Lending”
“Community Bank Supervision”
“Insurance Activities”
“Investment Management Services”
“Personal Fiduciary Services”
“Retirement Plan Services”
“Large Bank ision”
OCC lIssuances

OCC Bulletin 20 7
Principles,” (Novem

OCC Bulletin 2008-10, ”An@ s of Fiduciary Accounts Pursuant to
12 CFR 9.6(c),” (March 27, 2 /N
nd Evaluation Guidelines,”

IN-Party Relationships: Risk Management

OCC Bulletin 2010-42, “Interagen
(December 10, 2010).

OCC Asset Management Interpretation, Ca dule RC-T — Mineral
Properties (January 14, 2005).

Other References

Federal Financial Institutions Examination Council, “Bank Secrecy Act/Anti-
Money Laundering Examination Manual,” 2010.

IRS Revenue Ruling 59-60, “Valuing Stock of Closely Held Corporations.”
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