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UNDERWRITINBEQUIREMENTS
ResMac is committed to the policy of originating soundrtgage loans of investment quality. Investment
guality is determined by evaluating the three components of the underwriting analysis.

Credit An acceptable credit reputation is established by a history that, when viewed as a whole, evidences a
borrower’s willingness to make timely payments on

Capacity The borrower must have the ability to repay the mortgage in the amount and terms stated.
Adequate capacity is established by documenting stable monthly income and/or assets albngtheit
information about how the borrower paid obligations in the past that, when viewed as a whole, evidences a

borrower’'s ability to make periodic payments appr
payment. Regardless of the level ofthebas wer ' s previ ous mont hly payments
of the borrower’s ability to meet all new obligatd.i

obligations will increase significantly with the mortgage, the Transmittal Sumrh@68) must contain an
explanation as to how the borrower will meet the higher payment.

Collateral The collateral must meet minimum property requirements as specified herein. Each property must
also have an established value to support the loan transacfidis value will help in determining the risk
associated with the loan transaction.

Each of the above components must be found to be acceptable. Investment quality is determined by the

borrower’'s credit, capacity, & thad three compa@nens rmadt be A we
compensated by strengths in one or both of the remaining two components
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1.0 PROGRAMS

1.1 Overview

ResMacNon-QM program guidelines are structured to guide its Clients towards making common sense

l ending decisions on |l oans to borrowers who may ha
generally require the lender to consider alternative forms of wlnenting income and/or compensating

factors which offset risk indicated by a recent credit event or elevated-ttetbtn c o me r at i o. The

ability to repay must be proven in all instances.
1.2 Eligible Products

1.2.1 Fully Amortizing
QualifyingRatios are based on PITI payment with the principal and interest payments amortized over the
loan term
1 5/1LIBOR: (2/2/5 Cap Structure)
0 Qualifying Rate: Qualify borrower(s) at the greater of the Hulliexed Rate or Note Rate
1 7/1 LIBOR: (5/2/5 Cap Struce)
o0 Qualifying rate (All Doc Types): qualify borrower(s) at the greater of theifidéxed rate or
Note Rate.
1 30 Year Fixed Rate

1.2.2 InterestOnly
Qualifying Ratios are based on PITI payment with the principal and interest payments amortized over the
scheduled remaining loan term at the time of recast after the interest only period has expired.
9 5/1 LIBOR: (2/2/5 Cap Structure)
0 Qualifying rate (All Doc Types): qualify borrower(s) at the greater of theifidlgxed rate or
Note Rate.
0 InterestOnly Pemd: 10 Year InteresDnly Period followed by 20 Year Amortization
9 7/1LIBOR: (5/2/5 Cap Structure)
o Qualifying rate (All Doc Types): qualify borrower(s) at the greater of theifidlgxed rate or
Note Rate.
0 InterestOnly Period: 10 Year Intere@nlyPeriod followed by 20 Year Amortization
1 30 Year Fixed

1.3Interest Only Restrictions
1 Prime Product Eligible

Credit Produch, and BGrades Only

Primary Residences Only

Maximum LTV/CLTV: 80%

Minimum FICO:

o Full Documentation: 660

o SelfEmployed24- BankStatement SefEmployedl2-Month Bank Statementand Asset
Depletion 680

= =4 =4 =
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1.4Underwriting
AllNon-QM Praducts are manually underwritten

1.5Loan Amounts
I Prime Product
0 Minimum loan amount is $15000
0 Maximum ban Amount $300,000(2 appraisals are required for loan amounts above
$1,500,000)
1 Credit Product
0 Minimum loan amount is $1M000
0 Maximum loan Amount $P00,000(2 appraisals are required for loan amounts above
$1,500,000)

1.6 Minimum FICO
A minimum FICO of 62s require, please see matrices for progragruirements.

1.7 Maximum LTV/CLTV
90%/90%, please see matrices for program requirements.

1.8 Seller Concessions
e LTV equal to or greater than 75%: max 4%
e LTV less than 75%: max 6%

All seller concessions must be propetigclosed in the sales contract, appraisal, loan estimate and closing
disclosure and be compliant with applicable federal, state and local law.

Interested party contributions include funds contributed by the property seller, builder, real estate
agent/broker, mortgage lender, or their affiliates, or any other party with an interest in the real estate
transaction.

Interested party contributions may only be usedfor closingcostsand prepaid expensesand may never be
applied to anyportion ofthe down paymentor contributedto theb o r r ofwwangialreserverequirements. If
an interested party contributionis present,both the appraisedvalue and sales pricanmust be reducedby the
concessioramountthat exceeds the limit based upon tHeTV

1.9Escrows

Escrowfunds/impoundaccounts are requiretb be establishedor all loans Escrowsnaybe establishedor
funds collectedby the lender, originator or servicerasrequired tobe paidunderthe security instrument.
Escrowfundsinclude,but are notlimited to, taxes,insurancghazardflood,andmortgage)premiums, special
assessmentgroundrents,water, sewer, etc.
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1.10 Secondary Financing

Secondary financing must be institutional. Lenders must employ reasonable underwriting policies and
procedures designed to determine whether the borrower has applied for another credit transaction secured
by the same dwelling. Existing secondary financing must be subordinated and recorded or refinanced. HELOC
CLTV must be calculated at the maximum ab#laline amount unless the borrower can provide
documentation the line of credit is past its draw period.

1.11Fees

Underwritingfee: $995
CondoProjectApprovalfees:
Established: $135
New: $550

1.12 Borrower Statement of Occupancy

Borrower must acknowledge the intended purpose of
Home”) by completing and signing the appr cghibitat e s
A of this guide.

1.13 Automatic Payment Autbrization (ACH)

Itisrecommendedhat the borrowerexecuteanassignabléutomaticDebitPaymentAgreemeni{ACHJForm,
andinclude either a copyof avoidedcheckor savingsaccountdepositform. TheACHorm shouldincludethe
bankrouting number,accountnumber,andtype of account,similarto ExhibitB.

1.14 Borrower Contact Consent Form
To assist in contacting the borrower in a timely manner, the Borrower €bofansent Form, Exhibit, kit
required on every file.

1.15Ability to Repay (ATR) / Qualified Mortgage (QM)

ResMaawill only purchase loans under ttidonQMPr ogr am t hat meet the CFPB’ s
Ability- to-Repay (ATR) / Qualified Mortgage Rule, including loans that meet the general ATR requirements
and certain qualified mortgage loans with rebuttable presumption liability protection, as pbeschy the

applicable regulation.

Each loan must include a completed ATR Borrower Confirmation form, available in the forms section. See
ExhibitC: AbilityTo-Repay Borrower Confirmation for an example in #hibis sectionat the endof this
guide.

1.16 Prepayment Penalty

Prepayment penalties are not permitted on any of then-QM productswhen the subject property is either
a primary residence or second home
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1.17AUS

Amanualunderwriteisrequired do not run AUSThefile mustincludeacompletedAlternativeLoanReview
Form(Exhibit Gasevidencethat the borroweris not eligiblefor financingthrougha GSEr Governmenfioan
programon full incomedocumentation loans. The Alternative Review Form must be completed by the
underwriter.

1.18 State and Federal High Cost Loans
High cost loans are not permitted

1.19Properties previously listed for sale
For all castout refinances, properties previously listed for sale should be seasoned at least 6 months from
the listing contract expiratio date.

1209 N¥ é tlé& h¥F 69t hQavo
Full Premium Recapture upon loan payoff within thietf® months following théoanfundingdate.

1.21Early Payment Default (EPD)

If any of the first four (4) monthly payments due after the loan sale date becomes delinesMac, Inc.
considers this an Early Payment Default (EPD). EPD loans are subject to repurchassibgtfhesuant to
the Mortgage Loan Purchase Agreement.

1.22Legal Documentation

Available Fannie Mae security instruments, notes, riders/addenda, and special pugmseehts can be

utiizedforl oan documentation. I n the case when Fannie Me
interest only, a doument vendor should be utilized for forms.

1.23Assumability
9 Fixed rate loans are not assumable.
1 Adjustable Rate NotesMay be assumable based upon the note, in general Fannie Mae Notes
contain an assumable clause. In any case, the verbiage in theaNdt€losing Disclosure must
match.

2.0PROPERTY ELIGIBILITY

2.1 Appraisals

Full Interior / Exterior appraisal required. Fannie Mae/Freddie Mac Forms 1004/70, 1025/72, 1073/465 or
2090 must be used. All Fannie Guidelines apply to appraisal processlaadiggermination, in addition, an
Appraisal Management Company must be utilized for appraiser seleétiticensed appraiser is required to
perform an interior inspection when completing the appraisal report.

The Appraisal should be dated no more than 120 days prior to the Note Pfe.a 120day period, a re
certification of value is acceptable up to 188ys. After 18@lays, a new appraisal report is required.
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ResMac will not acceptrpperties for which the appraisal indicates condition ratings of C5 or C6 or a quality
rating of Q6, each as determined under the Uniform Appraisal Dataset (UAD) guidets&taavill consider
properties onlyif the issuds) havebeen corrected prior tdoan funding with proper documentation.

2.1.1 Second Appraisal
A Second Appraisal frodssurant- Streetlinksis required when any of the following conditions exist.
* Loan Amount exceeds $1,500,000
* The transaction is a flip as defined in the Propertyditig section of this guide
» As required under the Appraisal Review Products section of this.guide
When a second appraisal i s provided, the transact:.i
appraisals.

2.12 Appraisal Review
Appraisal ReviewProducts
An enhanced desk review produ@DAYrom Clear Capital, is required on all transactidhthe Appraisal

Review Product reflects a value more than 10% below the appraised value a second appraisal is required.

2.1.3 Minimum Square Footage

Property Type Minimum Square Footage
Single Family Residence 700 Sq. ft.
Condominium 500 Sq. ft.
2-4 Unit 400 Sq. ft. per unit

2.1.4 Rural Property
A property is classified as rural if all the following conditions exists;

9 The property is classifieas rural by the appraiser
1 Two of the three comparable properties are more thambes from the subject property
9 Less than 25% of the surrounding area is developed

2.1.5 Personal Property

Any personal property transferred with a property sale mustdeemed to have zero transfer value, as
indicated by the sales contract and the appraisal. If any value is associated with the personal property, the
sales price and appraised value must be reduced by the personal property value for purposes of calculating
the LTV/CLTV/HCLTV.

2.2 Ineligible Property types

1 MixedUseproperties;
Vacantandor landdevelopmentproperties;
Propertiesnot readilyaccessibldy roadsthat meetlocalstandards;
Propertiesnot suitablefor yearround occupancyegardles®of location;
Agriculturalpropertiesincluding: farms,ranchesprchards;
Manufactured Mobile or ModularHomes;

=A =4 4 4 -4
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Condaehotelsor co-op/timesharehotels;

Aprojectthat includesregistrationservicesandoffer rentalsof units on a daily,weeklyor monthly
basis.

Cooperativeshareloans;

Boardinghousesor bed/breakfastproperties;
Propertieswith zoningviolations;

Domeor geodesidiomes;
Assistedivingfacilities;

Homeson Indianreservations;

Loghomes;

Hawaiipropertieslocatedin lavazonesl and/or 2;
Houseboats.

==

=4 =4 =4 =4 -4 -8 -8 - -4

2.3 Acreage Limitations
f  MaximumlOacres
f Notruncatingpermitted

2.4 Geographical Restrictions
* Nationwide excluding Puerto Rico, Guam and the US Virgin Islands
* NY, DC, MD, and NJ restrictions;
o NY CEMA loans not permitted
o Maximum LTV/CLTV: &b
o Minimum FICO: 660

2.5 Property Flipping
For properties purchased by the seller of the property within 12 months of application date where the
contract priceexceeds the sellers acquisition price by 10% or more, additional requirements apply:
1 The £cond appraisal required fromResMadpprovedAMC
1 The second appraisal must be dated prior to the acquisition date
1 Property seller on the purchase contract must be the owneaeobrd
1 Increases in value should be documented with commentary from the &mraand recent
comparable sales.
71 Sufficient documentation to validate actual cost to construct or renovate (e.g., purchase contracts,
plans and specifications, receipts, invoices, lien waivers, etc.)

2.6 Title Vesting and Ownership
Title mustbeinth8or r ower s name at time of application for
all transactions. Ownership must be fee simple.
Acceptable forms of vesting are:
e Individuals
e Joint tenants
e Tenants in common
* Inter Vivos Revocable Trust

Landtrusta nd | RA pamited. e not
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2.7 Leasehold Properties

In areas where leasehold estates are commonly accepted and documented via the Appraisal, loans secured

by leasehold estates are eligible for purchase. The mortgage must be secured by the propestsements

and the borrower’'s | easehold interest in the || and
constitute real property, be subject to the mortga

Originatormust provide documentationral Leaseholds must meet all FNMA eligibility requirements (i.e.
term of lease).

2.8 Limitations on Financed Properties
1  Maximum of twenty (20) financed properties including subject loan;
9 ResMats exposure to a single bor cureneWPB srhsix I(6) not
properties;

All financed properties, other than the subject property, require an additional two (2) months PITI in reserves
for each property. Total reserve requirement is not to exceed twédoty (24) months

2.9 Disaster Policy

The following guidelines apply to properties located in FEMA declared disaster areas, as identified by
reviewing the FEMA web site diitp://www.fema.gov/news/disasters.fema In addition, when theg is
knowledge of an adverse event occurringar and around the subject property location, such as earthquakes,
floods, tornadoes, or wildfires, additional due diligence should be used to determine if the disaster guidelines
should be followed.

2.9.1Appraisals Completed Prior to Disaster
An interior and exterior inspection of the subject property, performed by the original appraiser if possible,
required.
1 The appraiser should provide a statement indicating if the subject property is free frooaamyge,
is in the same condition from the previous inspection, and the marketability and value remain the
same.
1 Inspection report must include photographs of the subject property and street view.
1 Any damage must be repaired andirespected prior to purthase

2.9.2 Appraisals Completed After Disaster Event
1 Appraiser must comment on the adverse event and certify that there has been no change in the
valuation.
1 Any existing damage notated from the original report must be repaired aridsggected prior to
closing

2.10 Condominiums
1 Fannie Mae eligible projects and N@viarrantable projectare permitted
1 ResMag@roject exposure maximum shall be $3,000,000 or 15% of project whichever is lower;
1 Borrower project/unit concentration limit: two (2) units
1 See ResMa Product Matrix for additional LTV/CLTV and N@arrantable project limits and
guidelines.
f Site Condos meeting the Fannie definition are eligible for sifaglely dwelling LTV/CLTV
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2.111Ineligible Projects

1 Aprojectsubjectto the rulesandregulationsof the U.S Securitie€Exchang€&€ommission.
1 CondominiuHotel- Condotel

= =4 =4 =4 -4 A

o CondominiunProjectin whichanyunit owner ortheh o me o wassegiatohsa partyto
a revenuesharingagreementwith eitherthe developeror anotherthird-party entity.
Condominiunprojectwheretheuniti s n ot tekidgence.essee’ s

o Projects thaire managedandoperated as hotel or motel, even though theunitsareindividually
owned.

o Projectswith the namesthatincludet he wor d'smo‘thedl g 8doyltodge. ”

o Aprojectthat includesregistrationservicesandoffer rentalsof units on a dailyweeklyor monthly
basis.

o Hotelor motel conversiongor conversion®f other similartransientproperties.)

Resortype project

Timeshareor Projectdhatrestrictt h e o abilitgto dcaupythe unit

NewCondaoconversiorcompletedliessthan 2 years

Houseboaproject

Manufacturedhomeprojects

Assistedliving facilities or any project where unit owners contractin advancefor a lifetime

commitmentfrom the facility to carefor themregardlesf future health orhousingneeds.

Anyprojectin whicha singleentity ownsmore than 20%of the total numberof units. Projectsthat

have5-19 Units,one ownerisallowedto own two units.

Multi-family unitswhere singledeedhasownershipof morethan one or all of the units.

Wheremorethan 35%of total squarefootagein the projector in the buildingthat the projectislocated

in isusedfor non-residentialpurposes.

ACommoninterestapartment

o Aprojectinwhichindividualshave arundividedinterestin aresidentialapartmentbuildingand
land,and havethe right of exclusiveoccupancyf a specificapartmentunit in the building.

o Theprojector buildingis often ownedby several ownersis tenantsn-commonor bya
h o me o wasseaiason.

Fragmentedr segmentecwnership

o Ownershigslimited to aspecifigperiodon arecurringbasisi.e. Timeshare

Any project where the developer(or its affiliates)ownsthe Commonand/or Limited Elementsand

leases the elements baciko the HOA

Non-conformingzoning( ¢ aba reluiltto currentdensity).

Projectunits soldwith excessivéeller contributions thatnayaffectthe valueof the subjectproperty.

Anyproject thatrequiresPrivateTransfef~eesasapart ofthe transactionandthat fee doesnot benefit

the association

Projectin litigation, arbitration, mediationor other disputeregardingsafety,soundnes®r habitability.

Projectwith adverseenvironmentalissue(s)nvolvingsafety,soundnes®r habitability.

Projects thafare not well managed oin poor physicabr financialcondition.

o Excessivepeciabssessmentt;owReserved\eglectedrepairs
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2.12 General Project Criteria

1 Projecthasbeencreated and exist® full compliancewith applicabldocaljurisdiction,Stateandall other
applicabldawsandregulations

1 Projectmeetsall FNMAInsuranceequirementsfor property,liability andfidelity coverage

1 Borrowermust carry HO6 coveragefor replacement ofsuchitems asflooring, wall covering,
cabinets, fixtures,built-insandany improvementsnadeto the unit.

1 Projectdocumentsdo not givea unit owner or any other party priority over the rights of the 1st
mortgagee.

1 Projects thatire FNMAWarrantablemaybe reviewedandapproved byResMac

1 NonWarrantableProjectsequire ProjectApprovabyR e s M ®ueDilgyencePartner.
o Project ID must be requested prior to upload of Project documents. Send email to:
condoprojectreview@ coviusomwith the projectnameandaddresgo obtainID.

2.13 NonWarrantable Condominium Projects
T MaximumLTV/CLTV5%
T Maximum LoanAmount:$1,500,000
f Not permitted for | oans with a credit grade of
1 RequireProjectApprovalby ResMaddiligencePartner
NOTEStackingf riskis not allowed(Onlyl NorrWarrantablefactor per project)

SingleOwner / Investor Entity Concentration:
1 Maximumof 20% of projecownedby any SingleOwner /InvestorEntity.
1 Maximumof 2 unitsownedby any SingleOwner/ InvestorEntityif the projecthasfewerthan 10 units.

2.14 NewProjects
A Projecis considerechew if anyof the followingapply:
1 Projectisnot fully completedor is subjectto additionalphasingor annexation
1 Fewerthan 90 percenbf the total numberof unitsin the projecthave beenconveyed tacownersother
thanthe developeror
1 Controloftheh 0 me o wassociatiashasnot been turned overto the unit owners.

NewCondominiunProjectsthat meetall the following requirementsreeligiblefor purchase.

1 Subjectlegal phase and any prior legal phases where units have been offered for sale are
substantially complete. Substantially complete means that a certificate of occupancy or its
equivalent has been issued and all units in the subject unit building are camplet

1 OccupancyA minimum of 50% of the total number of units in the project are conveyed or under
contract to purchaser other than developer or successor as Primary or second home OR a minimum
of 50% of the units in subject phase plus all prior legal phasest have been conveyed or under
contract as Primary or Second Home.

9 Developer must be responsible for assessments on unsold units built but not yet closed.

1 Budget A minimum of 10% of thea s s o c i arnual doudyes must provide for funding of
replacemem reserves for capital expenditures and deferred maintenance.

1 Budget must reflect adequate funding for insurance deductible
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Delinquent Assessments: Delinquent assessments greater than 60 days cannot exceed 15% of the
total number of units

Commercial spacep to 35% of building space allowed when jsede exceeds 70%. Otherwise
limited to 25%. Commercial entity cannot control HOA.

2.15Required Documentationdr New Project Approval

1

=A =4 =4 -4 -8 4

=A =4 =4 -4 -8 4

Completed Condo Project Questionnaire and Developer/Builder Questionnaire, or similar., found
in ExhibitE andExhibitF of this guide.

Current Annual Budget

Current Balance sheet (dated within the last 60 days),

Evidence of current HOA/Project Insuranceompliance with FNMA guidelines

FNMA Warranty of Project Presale signed by Developer/Builder as Authorized Rep (form1029)
FNMA Final Certification &ubstantiaProject Completion completed by Developer (form1081)
FNMA Warranty o€ondominiumProject Legal Documents (form 1054)omparable_enders
Warranty

Project legal documents: Declaratiomgjlawsand any Amendments

Schedule of outstanding loan info

Letter from construction lender stating financing is in good standing

Evidence there arao contractor liens outstanding

Project marketing analysis: sales and marketing plan

Photos of subject project including site, improvements, facilities/amenities, parking and same on 2
to 3 comparable projects

PERS preliminary Approval, if applicable

2.16Established Projest

1

1
1

Established Projects, as defined by FNMA, which meet all the following requirements are eligible for
purchase.

OccupancyThere is no owneoccupancy requirement if the subject unit will be Owner Occupied.

If property will be used aan Investment property, a minimum of 30% of the total number of units in

the Project must be conveyed to owners who occupy their unit as a Primary Residence or Second
Home. The Project may not have delinquencies greater than 15%, the Project Reserveustnd m
represent a minimum of 100% of Project’'s annual
If project does not meet the above requirements rowner occupied limited to 49%.

Budget and Reserve Fund Balanganinimum Reserve Fund balance of 3G%rmual budget must

be in place. A minimum of 10% of tlees s o c i aarual budgetsshould provide for funding of
replacement reserves for capital expenditures and deferred maintenance. If not, a lower percentage
of annual income may be considered if gg@praisal notes no major repairs and Reserve Fund balance
supports a lower allocation as follows:

0 7% to 9.99% requires a Reserve Fund balance of 50% of annual budget

0 5% to 6.99% requires a Reserve Fund balance of 75% of annual budget

0 3% to 4.99% requires Reserve Fund balance of 100% of annual budget

Delinquent Assessments: Delinquent assessments greater than 60 days may not exceed 15% of the
total number of units in the project. 3@ay delinquency up to 20% may be allowed as-non
warrantable if HOA reseevfund represents 120% of its annual budgeted income.

Commercial space limited to 35% of builglispace. Commercial entity azot control HOA.
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2.17 Required Documentation fdgstablished Project Approval
« Established Project Certification
e Current AnnuaBudget
e Current Balance sheet (dated within the last 60 days)
e Evidence of current HOA/Project Insurance in compliance with FNMA guidelines

3.0 TRANSACTION TYPES

3.1Purchase
1 Proceeds from the transaction are used to finance the acquisition of the subjgoerty
1 LTV/CLTV based upon the lessor of the sales price or appraised value

3.2Rate & Term Refinance
1 Proceeds from the transaction are used to pay off an existing first mortgage loan and any
subordinate loan used to acquire the property.
1 Anysubordinate loan not used in the acquisition of the subject property provided one of the
following apply:
o0 Closed end loan, at least 12 months of seasoning has occurred,;
0 HELOC, at least 12 months of seasoning has occurred and total draws over the pastli mo
are less than $2,000.
1 Buying out a caowner pursuant to an agreement.
{1 Paying off an installment land contract executed more than 12 months from the loan application
date.
§ Cash back in an amount not to exceed the lesser of 2% of the new loan aor@2)000 can be
included in the transaction.
1 LTV/CLTV based upon the appraised value.

3.3CashOut Refinance
» All cashout transactions should be of benefit to the borrower.
* Properties listed for sale in the pasn@onths are ineligible.
» Cashout proceedscan be used for required reserves only if the following requirements are met:
» Cashout must be used for debt consolidation; no new obligations can be incurred with loan
proceeds.
* Net CaskOut (CasHn-Hand) may be used to meet reserve requirements ieast one (1) of the
following criteria are met
» Aggregate monthly debt obligations are reduced by a minimum of 15%
« Aggregate monthly debt obligations are reduced by a minimum of $500
« Monthly mortgage obligation on subject property is reduced by a minimurh086 AND
housing history is 1x30x12 or better

Seasoning
CashOut Seasoning is defined as the difference between application date of the new loan and prior financing

note date or date of purchase.

If CaskhOut Seasoning is less than (12) months, tia@saction property value is limited to the lower of the
current appraised value or the property’s purchase
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f CashOut Seasoning of at least six (6) monthgdsmitted.
* CashOut Seasoning of less than six (6) montlenlyg permitted with the following restrictions:

0 The new loan amount can be no more than the actual documented amount of the borrower's
initial investment in purchasing the property plus the financing of closing costs, prepaicfees,
points on the new mortgge loan (subject to the maximum LTV, CLTV, and HCLTV ratios for the
cashout transaction based on the current appraised value).

0 The sources of funds for the purchase transaction are documented (such as bank statements,
personal loan documents, or a HEL@Ganother property).

o At l east one of the following must exi st
« No mortgage financing was used to obtain the property.

« The original purchase transaction is documented by a settlement statement, which confirms
that no mortgage financing was used to obtaire thubject property. (A recorded trustee's
deed (or similar alternative) confirming the amount paid by the grantee to trustee may be
substituted for a settlement statement if a settlement statement was not provided to the
purchaser at time of sale.).

e The peliminary title search or report must confirm that there are no existing liens on the
subject property or the existing lien being refinanced was taken out after the property was
obtained as evidenced by a copy of the note.

o The mortgage being refinanced wased to purchase the property and has an original term of 24
months or less as evidenced by a copy of the settlement statement and original note.

o If the source of funds used to acquire the property was an unsecured loan or a loan secured by
an asset othethan the subject property (such as a HELOC secured by another property), the
settlement statement for the refinance transaction must reflect that all eashproceeds be
used to pay off or pay down, as applicable, the loan used to purchase the profeytpayments
on the balance remaining from the original loan must be included in the-ttelsicome ratio
calculation for the refinance transaction.

o The lender has documented that the borrower acquired the property through an inheritance or
was legally awaed the property through divorce, separation, or dissolution of a domestic
partnership.

34Nons! N¥Qa [Sy3iK FyR LYGSNBadGSR tINi& ¢NIyalOiAzya

34.1Non! N¥Qa [Sy3idK ¢NIyal OldAazy

A nonarm's length transaction occurs when the borrower has a direlettionship or business affiliation

with subject property Builder, Developer, or Seller. Examplesofanonm’” s | engt h transact i
family sales, property in an estate, employer/employee sales and flip transactions.

When the property seller is amporation, partnership or any other business entity it must be ensured that
the borrower is not an owner of the business entity selling the property.

Anmonarm’ s | ength transaction is not intendedngto bail

their mortgage payment. A thorough review of the title report in these cases is required as well as the
payment history pattern (VOM on the Seller’s mortg
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3.4.2Interested Party Transaction
A ConflictOf-Interest Transaction occurs when the borrawkas an affiliation or relationship with the

Mortgage Broker, Loan Officer, Real Estate Broker or Agent, or any other interested party to the transaction.

In the case of the Mortgage Broker, Loan Officer, or Real Estate Broker/Agent extra due diligishd® m
exercised. Foexamplet he sel |l er’ s real estate agent for the
for the borrower(s) purchasing the same subject property. An examination of the relationship among the
Mortgage Broker, Title/Escrow Compes, Appraiser and any other party to the transaction must be closely
examined. A Letter of Explanation regarding the relationship between the parties is required

S

3.4.3EligbleNor! N¥ Q& [ Sy 3K FyR LYGSNBAadGSR t I NI& ¢NIyal OGA

1 Buyer(s)/Borrower(s)epresenting themselves as agent in real estate transaction
o Commission earned by buyer/borrower cannot be used for down payment, closing costs, or
monthly PITIA reserves
1 Seller(s) representing themselves as agent in real estate transaction
1 Renter(s) purchsing from Landlord
0 24 months cancelled checks to prove timely payments required
o A VOR is not acceptable
1 Purchase between family members
o Full Documentation only
o Gift of Equity requires a gift letter and the equity gift credit is to be shown on the CD
o Must provide a 12month mortgage history on existing mortgage securing subject property
confirming Family Sale is not a foreclosure bailout

344Non! N¥Qa [Sy3dK FyR LYGSNBaAaGSR tIFNIeée wSaaNROGAZ2Y A

* Primary Residences only

» Borrower to provide cancelled check vfgiing the earnest money deposit
» CashOut refinances not allowed

e Maximum LTV/CLTV: 80%

* ForSaleBy-Owner (FSBO) transactions must be atergyth

* Employer to employee sales or transfers not allowed

» Property trades between buyer and seller not allowed

4.0BORROWER ELIGIBILITY

4.1 Non-Occupant Céborrowers
1 Allowedfor FullDoconly,co-borrowersmustbe immediatefamily members.
1 Borrower and CoBorrower must complete and sign a Non-Occupant CoBorrower Certification

substantially similarto the form found in ExhibitD of this guide.
1 Occupyinghorrower(s)must havea DTlIratio of 55%or less.Excludingncome/debsof non-occupant
borrower.
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4.2 First Time Home Buyers (FTHB)
Thefollowingrequirementsapply tofirst time homebuyertransactions:

« Primaryresidence only
e Minimum 620 credit score
* DTI may not exceed 50%

e Minimum 6 months of reserves

* 12-monthrental historyrequiredreflecting0x30.Rentalhistoryis not requiredfor borrowerslivingrent
free (Seehe HousingHistorysectionof this guidefor restrictionson borrowerslivingrent free)

» Paymenshockimited asfollows:

CreditScore>620:

300%currenthousing

Vv9.1817

Paymentshocknot applicable

FTHBwith gift funds:

150%currenthousing

Paymentshocknot applicable

PaymentShock= (ProposedHousingPaymentPresentHousing?ayment) *100

The wnderwriter shoulduseprudentjudgmentin evaluatingany paymentshockimplicationsandthe ability of
the Borrowerto repaythe new mortgageloan. Paymentshockexceedingacceptabldimits will be reviewed

case by casand must be accompaniedoy a documented history ofavingwhich suppotstheb or r owe r

ability to handlethe increasecpayment.

4.3 Residency
Eligible:
 U.SCitizen
* PermanenResidenAlien

* NonPermanenResidentlien
1 Under guideline restrictions clarified when Foreign Credit used, the restrictions under the
Foreign Credit Section apply including the maximum LTV of 70%.

Ineligible:

1 Applicants possessing diplomatic immunity
Borrowers from OFAC sanctioned countries

il
1 Politically exposed borrowers
il

Any materi al

other exclusionary list.

Refe to FannieMae guidelinedor alldefinitionsof eligibility status.

4.4 US Citizen
Eligiblewithout guidelinerestrictions

4.5 Permanent Resident Alien

parties (company or individual)
Participation (LDP) list, the federal General Services Administrative (GSA) Excluded Party list or any

An alien admitted to the United States as a lawful permanent resident. Lawful permanent resadents
legally accorded the privilege of residing permanently in the United Stakes, are Bgiblewithout

guidelinerestrictions.
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Acceptablezvidenceof permanentresidencyto includethe following:

1 AlienRegistratiorReceiptCardl-151 (referredo asagreencard).

1 AlienRegistratiorReceiptCardi-551 (ResidenflienCard)hat doesnot haveanexpirationdate on
the back(alsoknownasa greencard).

1 AlienRegistratiorReceiptCardl-551 (ConditionaResidentAlienCard) thathasanexpiration date
onthe back,andisaccompaniedy a copyof the filed INSFormI-751 (petition to remove
conditions).

1 Nonexpiredforeignpassporthat containsa nonexpired stamgvalidfor a minimumof three
yearsyeading® P r o cfer$55ETdmporaryEvidenceof LawfulAdmissiorfor Permanent
ResidenceValiduntil (nm-dd-yy). EmploymenAut hor i zed. "

4.6 NonPermanent Resident Alien
Analienadmittedto the United States as awfultemporaryresident. Lawfuhon-permanent residentsre
legallyaccorded theprivilegeof residingtemporarilyin the United States.

1 LegalStatusDocumentation
o Visatypesallowed:E1, E2,E3, EBR5, G1through G5, H1,L-1, NATOO-1, R1, TNNAFTA
o Visamustbe currentand maynot expirefor aminimumof 3 yearsfollowingthe closedate.
o Whenapplicableyalidemploymentauthorizationdoc(EAD)equiredfor USemploymentif not

sponsoreddy currentemployer.

« Guidelinerestrictions

MaximumLTV/CLTW:5%

FullDocumentatior24-Month only

Minimum Grade:B+

NonOccupantCoBorrowersnot allowed

Gift Fundsnot allowed

US creditequirementsdetailedunderthe credit sectionof this guideshouldbe utilized.

O O O O O ©o

4.7 Inter Vivos Revocable Trust

Aninter vivosrevocabletrust is permitted whenthe trust hasan ownershipinterestin the subjectproperty
for all transactiontypes. Thefollowingrequirementsshouldbe followed. Not allrequirements may be
addressedFannie Mae requirementshouldbe followedif theseguidesare silent.

Thetrust mustbe establishedoy one or more natural persons solelyor jointly. Theprimarybeneficiaryof the
trust mustbe theindividual(s)establishinghe trust. Thetrust mustbecomeeffectiveduringthe lifetime of
the person establishinghe trust. If the trust is establishedointly, there maybe morethan one primary
beneficiaryaslongas the incomeor assetof at leastone of the individualsestablishinghe trust will be
usedto qualifyfor the mortgage.

Thetrustee mustincludeeither:
e Theindividualestablishinghe trust (or at leastone of the individuals,if 2 or more);or

« Aninstitutionaltrusteethat customarilyperformstrust functionsin andis authorized toact as
trusteeunder the lawsof the applicablestate.
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Thetrustee musthavethe powerto hold the titte andmortgagethe property. Thismustbe specifiedin the
trust. One or moreof the partiesestablishinghe trustmustusepersonalincomeor assetgo qualifyfor the
mortgage.

Thefollowingdocumentationisrequired:

» Thetrust wasvalidlycreated ands duly existingunder applicabléaw,

» Attorney'sOpinionLetterfrom the borrower'sattorney verifyingall of the following:
Thetrust isrevocable,

Theborroweristhe settler of the trust andthe beneficiaryof the trust,

Thetrust assetanaybe usedascollateralfor aloan,

Thetrusteeis:

Dulyqualifiedunderapplicabldawto serve adrustee,

Theborrower,

Thesettler,

Fullyauthorizedunder the trustdocumentsandapplicabldawto pledge,or otherwise
encumberthe trustassets.

O O O OO0 O0OOo0Oo

A completecopyof the trust documentscertified by the borrowerto be accurate or a copyof the abstract or
summaryfor jurisdictionsthat requirea lenderto reviewandrely on an abstract asummaryof trust
documents insteadof the trustagreementanustbe providedin the loanfile. TheAttorneyneedsto also
verifythat the trusthas not beenrevoked,modified,or amendedn anymanner thatwould cause the
representationgo beincorrect.

4.81Ineligible Borrowers
1 lrrevocableTrust
{ LandTrust
1 Borrowerswith diplomaticimmunity or otherwiseexcludedrom U.Sjurisdiction

5.0CREDIT

5.1 Credit Reports
FannieMae guidelinesshouldbe utilizedfor processinganddocumentingall required creditreportsand
determining b o r r ooreditelipikslity.

5.2Date Integrity & Fraud Check

Dataintegrity is crucial toquality loanfile deliveryand mitigation of fraud risk. Allloansmustbe submittedto
an automated fraudanddatachecktool (i.e. FraudGuardDataVerify, etc.YAcopyof the findingsreport must
be providedin the loanfile alongwith any documentatiorresolvingany deficiencies or refilagsnoted.

5.3 Credit Inquiries

Creditormustobtainverificationfrom borrowerin the form of asignedstatementattestingthat their current
obligations areaccurate. Additionally,any credit inquirieslisted on the report within 90 daysof the report
date mustbe explainedif new credit wasextendedborrowersmust provide documentationon the current
balanceand payment;if no credit was extendedborrower must state thepurpose ofthe inquiry. Lenders
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mustinform borrowers that they are obligatedto inform the lenderof anynew extensionof credit, whether
unsecuredor securedthat takes placeduringthe underwritingprocessand up to the consummatiorof the
loan.

5.4 Housing History

Mortgage/rentalhistoryisrequiredfor allprograms.lfab o r r omoegadea rental history is notreported
onthe creditreport, alternativedocumentationshowingthe mostrecent12-month history(cancellecchecks,
mortgage/rentalstatementsincludingpaymenthistory,etc.)mustbe provided.

Borrowerswho live rent free or without a complete 12month housinghistory are allowedwith the following
restrictions;

* DTImaynot exceed 36%

* Fulldocumentation(24 Month)only

* PrimaryResidencenly

* Four(4)monthsof reservesaddedto the otherwiseapplicablerequirement

e 10%minimumborrowercontribution

« Anyavailableportion of al2-month housinghistory mustbe paid as agreed.

Borrowermortgageand/or rental history mayreflectlatesbasedon documentationoption and gradecriteria,
see matricesfor requirements All housinglates mustbe cured atthe time of applicationandremainpaidas
agreed throughclosing.

Housingatesexceedindlx60x24 require letter of explanationfrom the borrower. Thesituationcausinghe
delinquencymust be adequatelydocumented agesolved.The new housingpaymentmust be considered
when determiningif the situationisadequatelyresolved.

SeeMatrix for gradespecificrestrictions.

5.5 Consumer Credit
1 Any nonmortgage account can be no more than-@ys delinquent at time of application. Any
delinquent account must either be brought current or paftiat closing.
1 All mortgage accounts must be current at application and remain paid as agreed through closing.
1 If a short sale, deed in lieu of foreclosure, or foreclosure has occurred within the last 12 months, no
more than a 1x30x6 is allowed on eachakving debt account and no more than a 1x30x12 is allowed
on each installment debt account.

5.5 Timeshares
Timesharebligationswill be treatedasa consumer installmeriban

5.6 Chargeoffs and Collections
« Individual collection and non-mortgage chargeoff accountsequal to or greater than $250 and
accountsthat total more than $2,000mustbe paidin full prior to or at closing.
» Medicalcollectionsmayremainopenwith amaxcumulativebalance 010,000
« Collectionsand chargeoffs that haveexpiredunderthe state statute of limitations on debtsmaybe
excluded Evidenceof expirationmustbe documented.
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Chargeoffs andcollectionsnot excludedby the abovebullet pointsmustbe paid or maystayopenif usingone
or acombinationof both of the following:

* Payments foropen chargeoffs or collections are included in the DTI (Subject to progranDTI
restrictions)

» Reserves aresufficient to cover the balanceof the chargeoffs or collectionsand meet reserve
requirements.

5.7 Credit Counselin§ervices

Borrowerscurrently participatingin FannieMae approvedcredit counselingservices ar@acceptablef most
recentl2 monthspaid as agreedaindthe CCC&dministratorprovidesa letter allowingborrower toseek
new mortgage financing

5.8Judgements or Liens
Allopenjudgments,garnishmentsandall outstandingliensmustbe paid offprior to loanclosing.

5.9 Income Tax Liens
All income tax liens (federal, state, local) must be paid off prior to or at loan closing. Tax liens that do not
impact title may remain open provided the following are meet;

* The file must contain a copy of the repayment agreement

* A minimum of gpayments has been made under the plan with all payments made on time

e The balance of the lien must be included when deteingrthe maximum CLTV for the program

» Refinance transactions require a subordination agreement from the taxing authority

5.10 Bankruptcy History

Recent bankruptcies are allowed, all bankruptcies (except for a Chapter 13, see below) must be settled at
time of application. Evidence of bankruptcy resolution is required. The length of time is measured from the
discharge/dismissal date to the note date

A cashout refinance may be used to settle the remaining balance of a Chapter 13 repayment plan. All the
following requirements must be meet;
A minimum of 12months of payments have been made under the bankruptcy plan.
e The most recent 1-lnonths of pgment plans have been made on time.
e The borrower has received written permission from the bankruptcy court for the mortgage
transaction.

Bankruptcies resolved in the last 48 months require a letter of explanation from the borrower. The situation
causingthe bankruptcy must be adequately documented as resolved. The new housing payment must be
considered when determining if the situation is adequately resolved. If multiple bankruptcies exist in this time
frame each must be addressed in the explanation.

5.11 Foreclosure Seasoning

Foreclosuresompletedin the last48 monthsrequirea letter of explanationfrom the borrower. Thesituation
causing the foreclosuremustbe adequatelydocumented asesolved.The new housingpaymentmust be
consideredvhen determiningif the situationis adequatelyresolved.If multiple foreclosuresexistin this time
frame eachmust be addressedn the explanation.
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Inthe caseof aforeclosure whichwasincludedin Bankruptcythe seasoningimelinewill start from the earlier
of a) the date of dischargef bankruptcyandb) the foreclosurecompletiondate. Reestablisheccredit of at
leasttwo tradelinespaid as agreedfor 12 monthsis required or the foreclosuredate will be used. Active
foreclosuresarenot permitted. SeeMatrix for gradespecificrestrictions.

5.12 Short Sale/Deeth lieu Seasoning

ShortSalesand Deedin Lieu ofForeclosuregompletedin the last 36 monthsrequire a letter of explanation
from the borrower. Thesituationcausinghe ShortSale /DeedIn-Lieumustbe adequately documented as
resolved.Thenew housingpaymentmust be consideredvhen determiningif the situationis adequately
resolved.If multiple ShortSales and/or Deedin-Lieuexistin this time frame eachmust be addresseih the
explanation.

Inthe case of ashort sale/deedin-lieu, which wasincludedin Bankruptcythe seasoningimeline will start
fromthe earlierof a)the dateof discharge obankruptcyandb) the shortsale/deedin-lieu completiondate.
Reestablished credit of at leasttwo tradelinespaid asagreedfor 12 monthsis requiredor the completion
datewill be used.Short Saleor DeedlIn-Lieucurrentlyin processare not permitted.

SeeMatrix for gradespecificrestrictions.

5.13 Forbearance or Modification

Forbearanceor loan modificationsare treated asa short sale/ deedin lieu for gradingand pricingpurposes.
Forthe CreditGradesof B,B-, and C,wherethe housingeventcanbe settled, the delinquencyproceedinghe

housingevent canbe ignored. Servicingetention related interest rate modificationsare excludedfrom the

seasoningrequirement. A letter or explanationfrom the borrower addressingthe situation that made
forbearanceor modificationnecessary musbe provided. Thecurrent housingpaymenthistory alongwith

the new housingpayment mustbe consideredvhendeterminingif the situationis adequatelyresolved.

5.14Credit Score
» Decision ScoreMinimum of 1 borrower with 2 credit scores. Uselower of 2 or middle of 3 credit
scoresgenerated;
*  Formultiple borrowers:

o FullDoc: Useghe Decision Scorfor the primarywageearnerif that incomerepresentsaminimum
of 55%0of total householdncome.Otherwiseusethe lowestDecisiorScore amongstllborrowers
whowill beon NoteandTitle

o AllOtherincomeDocumentationOptions:UselowestDecisionScore amongsill borrowerswho
will be onNoteandTitle.

5.15Tradelines and Grade Determination

5.15.1Standard Tradelines
e AllGrades- Aminimumof three(3)tradelinesper creditreport;
» At leastone tradeline shouldbe active for most recent 24 months;and two tradelinesshould have
reportedwithin the last12 months.
» Thefollowing are not acceptable tde counted as tradeline“ nd m a d i tredioas ddfifedy
FannieMae, anyliabilitiesin defermentstatus,accountsdischargedhroughbankruptcy,authorized
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useraccountschargeoffs, collectionaccountsforeclosuresgdeedin lieu of foreclosure shortsales,
or pre-foreclosuresales.

5.15.2Limited Tradelines
If standardtradelinesrequirementsare not met andthe borrower hasavalidcreditscoreper the CreditScore
sectionof this guidethe followingrestrictionsapply:

* Maxgradeof B

e Max LTV/CLTof 75%

*  A10% dowmaymenthasbeenmadeby theborrowerfrom their ownresources

e Primaryresidence®snly

* Notallowedfor SelfEmployedl2-month bank statemenand AssetDepletiondoctypes

5.16 Obligations not Appearing o Credit Report

5.16.1Housing and Mortgage Relate@bligations

Housingand mortgagerelated obligationsinclude property taxes, premiumsand similar chargesthat are
required by the creditor(i.e., mortgageinsurance)ground rent,and leaseholdpayments.All properties
owned by the borrower must be fully documentedin this regard. Theseobligationsmust be verified using
reasonablyreliable recordssuchastaxingauthority or localgovernmentrecords,h 0 me o wassgocidtian
billing statementsjnformation obtainedfrom avalidandlegally executedontract.

5.16.2Current Debt Obligations, Alimony, and Child Support

Alendermayusea creditreportto verifyab o r r oaureentdebtobligations,unlessthe lenderhasreason
to knowthat the informationon thereportisinaccurateor disputed. Obligationghat do not appearon the
credit report, suchasalimonyand childsupport,mustbe documentedhroughother methodsaccordingto
FannieMae guidelines.

5.17 Payment Shock

Payment shockhouldnot exceed300% othe b o r r o aureenthoasingpayment unles®Tlislessthan or

equalto 36%. If payment shock exceeds tHimit the underwriter mustprovide justificationob or r ower ' s
abilityto handlethe increased payment.

NOTESeeadditionalpayment shockestrictionsin the first time homebuyerssectionof this guide.
PaymentShock=(ProposedHousingPaymentPresentHousingPayment)x 100

5.18 Additional Credit Requirements

e Inquiries— Recentinquiries within 120 daysof the credit report date must be explainedby the
borrower.

« Newdebt/liabilities— A verificationof all new debt/liabilities must beprovidedand borrower should
be qualifiedwith the additionalmonthly payment.

e Gap credit—Priorto closing originator shouldconfirm thereare no new borrower debt obligations.
This canbe confirmedvia borrower affidavitand/ or a new credit report. Referto creditinquiries
sectionabove.
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Note: ResMaceserveghe right to requesta newlyprocessedreditreport prior to closingor fundingdateto
confirmno new debt/liabilitieshavebeenadded.

6.0 ASSETS
Thefollowing applyto all transactionsunlessotherwise stated

6.1 Documentation Options

Varioudorms of documentatiomre acceptablelependingonborrowerassetype. Assetandreserveshould
be calculatedand documentedto FannieMae guidelines unlesstherwise specifiedin ResMaayuidelines.
FannieMae guidelinesprevailwherethis guideis silent regardingsourcesandtypesof assetsaswell asasset
typesnot eligibleto be included.

6.2 Reserves

1 Theloanprogramincludes minimunreserves as outlined aime Productmatrices;

71 AdditionalReserves Eachfinancedproperty inadditionto the subjectproperty, will increasethe
applicable reserve requiremenbytwo (2) monthsPITI on thesubject property taa maximum
requirementof 24 months (Additionalreservesdaseduponthe PITbf the subjeciproperty);
Reservemustbe sourcecandseasonedccording td-annieMae guidelines;

Proceeddrom a cashout refinance cannabe used to meethe minimumreserverequirements.
Proceeddrom 1031Exchangeannot beusedto meetreserve requirements.

Reserve requirements are waived for Rate & Term Refinance transactions when the transaction
results in a reduction to the monthly principal and interest payment of d@%reater AND housing
history is 1x30x12 or better.

= =4 =4 =9

6.3 Down Payment Sourcing

Down payment assets shouldbe sourced andseasonedfor 60 days to Fannie Mae guidelineswith
documentationprovidedinthe loanfile. Lenderanustrequire thatthe borrower statethe sourceof the down
paymentand provide verification. If the lenderdeterminesthat the sourceof the down paymentis another
extensionof credit, the lender mustthen considerthat loanas simultaneousecondaryfinancing. Referto
secondarnyfinancingsectionabove.

6.4 Gift Funds

1 Unlessotherwisespecified Gift Fundsare acceptablé ONEof the followingapplies;
0 A5% downpaymenthasbeenmadebythe borrowerfrom their ownresources
0 100%Gift Fundsare allowedfor FullDocloansonly, with a maximumLTV of75%. Borrower(s)

mustmeetboth reserveandresidualincomerequirements.

1 FannieMae guidelinesshouldbe usedfor donorrelationshipto borrower(s),documentation proof of
funds,and evidenceof receipt;

1 Giftfundsmaynot beusedto meet reserveequirements.

{1 Giftof Equityallowedfor PrimaryResidencenly. Must meetall other guidelinedfor Gift Funds.
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6.5 Asset Documentation

Inadditionto documenting minimunPITIreserverequirements all borrowersmust discloseand Seller must
verifyall other liquid assets. FannieMae guidelinesprevailregardingsourcesandtypesof assetsaswell as
assetsvhich are not eligiblefor closingcostsand/or reserves.

f
f
f

=

AccountStatementsshouldcovermostrecent60-dayperiod,;
VODshouldbe datedwithin 30 daysof loanapplication date;
Stocks/Bond/MutuaFunds- 100%of stockaccounts can be considerauthe calculationof assetgor
closingandreserves;
VestedRetirementAccountfunds— 60%maybe consideredor closingand/or reserves;
Nonvestedor restrictedstock accounts are naligiblefor useasdown paymentor reserves.
Anyassets whictproduceincomeor areused asncomealreadyincludedin the incomecalculation
are not eligiblefor useasdownpaymentor reserves.
Whenbankstatements araused largedeposits must bevaluated. Largedepositsare definedasany
singledeposit that representmore than75% ofthe monthly averagedepositbalance.Largedeposits
need tobe sourcedbasedupon Section6.3of thisguide. Anexampleof howto identify alargedeposit
follows:
0 Month1 deposits

A $1,000

A $1,500
0 Month 2 deposits

A $2,500

A $5,000
o Totaldeposits equal $10,000 ormaonthly averageof $5,000.
0 75%of the monthly averages $3,750.

A The$5,000depositfrom month 2 needs to besourced/seasoned.

Assetsheld in foreign accountgnay be usedas a sourceof fundsto closeandto meet applicablereserve
requirements.Thesefunds mustbe transferredio a U.Sdomiciledaccountin the borrower's nameat least
ten (10)daysprior to closing.

6.5.1Documenting Assets Held in Foreign Accounts:

1

f

Assetanustbe verifiedin U.S Dollarequivalencyat the current exchangeate viaeither www.xe.com
or the Wall StreetJournakconversiortable.

A copyofthe two (2) mostrecentstatementsof that account.f the fundsarenot seasoned minimum
of sixty (60) days,a letter ofexplanationis required alongwith the information to comprisea sixty
(60)daychainof funds.

6.6 Sole Proprietor Assets / Business Funds
1 Businesdunds may be usedfor down payment,closingcostsand for the purposesof calculating

reserves. Theborrower must be listed as sole owner of the accountand the accountneedsto be
verifiedper requirementdn Section6.3 of this Guide.

If Businessundsare usedthe borrower mustbe the soleproprietor or 100%owner of the business
(or allborrowerscombinedown 100%).

The underwriter must determine that the withdrawaf funds will not have a negative impact on
the business by one of the following methods;
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6.6.1Full Income Documentation

The underwriter must perform a business cash flow analysis to confirm that the withdodred funds for

this transaction will nohave a negative impact on the business. The underwriter should utilize FNMA form
1084 or a similar cash flow analysis to show the business can support the withdrawal of the funds.

6.6.2SeltEmployed- 24 Month Business Bank Stateme(itlay useone of the following methods)
Business Expense Coverage: Using the most recent business bank statement(s) used for income
documentationperform the following calculation;

Statement(s) Ending Balance
- Transaction Down Payment
- Transaction Closing Costs
- Program Rguired Reserves
+ Availak# funds from personal account(s)
Funds Available for Business Expense Coverage

1 FundsAvailablefor Businesg&xpenseCoveraganustbe apositivenumberandreflecta minimum of
2 monthsof averageexpenseasreflectedon the P&L;or

1 The balancesheet for the businessmust reflect positive working capital. Working capital is the
difference betweenthe current assetslesscurrent liabilities. Theresult representsthe maximum
amountof businesgundsavailableto usetowards downpayment,closingcostandreserves.

7.0INCOME

7.1 Income Analysis
Thefollowing applyto all incomedocumentationoptions unlessotherwisestated in the specific
sectionof the guidelines

7.1.1 Income Worksheet
Theloanfile mustincludeanincome worksheetletailingincomecalculationslncomeanalysidor borrowers
with multiple businessesmustshowincome/(loss) detailseparatelynot in aggregate.

7.1.2Employment / Income Verification

Mostrecenttwo (2) yearsincomedocumentationis requiredfor allincome/documentatiortypesunless
otherwisenoted.
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7.1.3Stability of Income

1 Stablemonthly income is theBorrower'sverified grossmonthly income which canbe reasonably
expectedo continuefor atleastthe nextthree years. Th&ellemustdeterminethat both the source
andthe amountof theincome are stable;

1 Atwo-yearhistoryof receiving incomésrequiredin order forthe incometo be consideredstableand
used for qualifying;

1 Whenthe Borrowerhasless than a tweyearhistory ofreceivingincome,Seller musprovide written
analysis tqustify the stabilityof theincomeusedto qualifythe Borrower;

1 While thesourcesof incomemayvary, theBorrowershouldhavea consistentievelof incomedespite
changes ithe sources of income.

7.1.4Earnings Trends

Whenanalyzingoorrower earningsyearover yearearningstrends mustbe incorporatedinto the borrower's
income calculationin accordancevith Appendix Qo Part10260of RegulatiorZ—Standarddor Determining
Monthly Debt andincome.

YTDincome amount must be compared to prigre agamihgsusingtheb o r r oW-2 Y sigisedfederal
incometax returns,or bankstatements.

9 Stableorincreasingincomeamountshouldbe averaged;

1 Decliningout stable:If the trend wasdeclining but hassincestabilizedand thereisnoreasorto believe
that the borrowerwill not continueto be employedat the currentlevel,the current,loweramountof
variable incomemustbe used;

1 Decliningif trend isdecliningthe incomeis not eligible.

7.2 Debt to Income Ratio

The Debtto-Income( “ D Tatio’is)calculated andeviewed for adherence toFannieMae guidelinesand
inclusionof allincomeandliability expensesSeemostrecentprogrammatrixfor applicabledetails.Please see
matrices for allowable DTI ' s.

7.3 Residual Income
Residualncome is the amoundf monthly income remaining once lzorrower has paid alnonthly debt
obligations. Residualncome =GrossMonthly Income minus totainonthly debt.

Minimum Residuallncome Requirements are calculated usithg table belowplus $250for the first
dependent andb125for eachadditionaldependent.

Occupancy Maximum LTV Minimum Residual Income
Prime Product Primary Residence 90 $2,500
Credit Product Primary Residence 90 $1,250
Prime & Credit Products (DTI to 55%) $3,000
All Programs Second Home 80 $2,500
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Variousforms of documentationare acceptabledependingon borrower income type. Income should be
calculated anddocumentedto FannieMae guidelinesunlessotherwisespecifiedwithin ResMagyuidelines.
FannieMae guidelines prevail regardingsourcesand typesof incomeaswell asincomenot eligibleto be
included. A FannieMae Form1084 or equivalentincomeworksheetshouldbe included andleliveredaspart

of the creditfile.

Documentation Full Docg 24 Full Docg 12 SeltEmployed 24  SelfEmployed 12
Type Month Month Month Bank Month Bank
Statement Statement
Minimum FICO 620 660 620 660
Max LTV/CLTV 90 85 85 80
Income 24 Months 12 Months
Documentation 2year s W2 lyear W2’ Personal OR Personal Bank
Returns Returns Business Bank Statements
Statements
Tax Returns Yes Yes No No
Required?
4506 T Required Yes Yes No No
Employment W2 orSelf W2 or SeH SelfEmployed SelfEmployed
Employed Employed Only Only
7.4.1 4506T

When the IRS Form 45d6is required, the form must be signed by the borrower and the transcript obtained
and provided in the credit file. If the transcript requestdturned with a code 10 or the borrower is a victim
of taxpayer identification theft, the following requirements must be met to validate income;

e Copy of the I RS

rejection with a code of “Unabl

* Proof of identification theft, asvidenced by one (1) of the following:
o Proof ID theft was reported to and received by the IRS (IRS form 14039).
o Copy of notification from the IRS alerting the taxpayer to possible identification theft.
e |n addition to one (1) of the documents above,adplicable documents below must be provided:
0 Tax Transcript showing fraudulent information.
* Record of Account from the IRSAdjusted Gross Income and Taxable Income should match the

borrower
prior years).

s 1040s.

Val i dat i o mrreotfearpnust be in line with y e ar
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7.5 Full Documentation

FullDocis availableto borrowerswho are ableto prove 24 monthsof incomein accordancevith AppendixQ
of RegulationZ. Thisdocumentationoption is availableto borrowerswho have experiencedrecent credit
eventsand allowsfor higherLTVdor borrowerswith clean payhistories. Thisoption allowsfor DTlsthat

exceed43% (upto 50%)with appropriate residualincome and reserves asompensatingfactors. Loans
exceedinga 43%DTIwill be considered NorQM. Loansvith DTIdessthan orequalto 43%will be QM with

RebuttablePresumptionif all requiredconditionsare met."

1Specifically, under the Cons darRepay/@ualifica Nartgagd RulPtheot e c t
loan must: (i) have a term that does not exceed 30 years, (ii) provide for regular periodic payments that are
“subst ant,iexépt fgr theeffeat dhbt any interest rate change after consummation has on the

payment in the case of an adjustableat e ..mortgage” and do not resul t i
principal repayment, or any balloon payment. § 1026.43(e)¢dj)i)In addito n , the “total poi
payable in connection with the | oan” cannot exceed

greater or equal to $100,000. 12 C.F.R.
§ 1026.43(e)(2)(iii).

7.5.1 Restrictions
1 SeeMatricesfor acceptablecreditgrades,maxLTVandDTI
1 Minimum®620creditscore.

7.5.2 Full Income Documentatiof24 Months)
If anyBorrowerhasappliedfor atax return extensiona copyof the extensionshouldbe includedin the credit
file andthe prior two years of taxeturnsincludedin the credit package. ax transcripts are required to be
provided in each file.
1 The transcripts should be compared to the tax returns, if returns required, and any discrepancies
should be explained.
i Tax returns are not required if the onlgcome is wages or salary, transcripts still required, if
transcripts disclose business or rental income then complete tax returns will be required.

SalariedBorrowers
1 Acompleted Requedor Verificationof EmploymentForm1005 or Forni005(S)orthe bor r ower ' s
recent paystub(reflecting30 days ofay and YTDearnings)and IRSW-2 forms coveringthe most
recenttwo-yearperiod
1 AverbalVOHErom eachemployer
Form1003,most recent two yearsf taxreturns(includingall statements andschedules),
1 Asignedandexecuted4506T.

=
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SelfEmployedBorrowers

1 Form1003, most recentwo yearsof taxreturns(includingall schedules)Y TOP&Landbalancesheet,
and K-1 ' (en all corporationsand ScheduleE businesgntities) for prior two years. A signed and
executedd506 Tisrequired.

1 Verifythe existenceof the businessaandensurethe businesssactivewith the following; aletter from
either the businessesax professionatertifying2 yearsof selfemploymentin sameline of business,
or regulatoryagency oficensingBureau;alongwith either aphonelistingand/or businessaddress
usingdirectoryassistancer internet search.

1 Underwritermustconsiderthe financialstrengthof a selfemployedborrower'sbusiness.

7.5.3 Full Income Documentatiofi2 Month)

« When tax returns are required, the most recent year should be provided. The definition of most
recent is the last return scheduled to have been filed with the IRS. Any Borrower that applied for a
tax return extension must provide a copy of teetension in the credit file along with the prior year
tax return.

* Wage or Salaried Borrowers:

o0 A completed Request for Verification of Employment (Form 1005 or Form 1005(S)), or the
borrower’s recent paystub (r efndiREWifomgfor3 0 day
the most recent tax year.

o A verbal VOE from each employer withind#ys of the note date

0 A completed, signed, and dated IRS Form 4506 required for each borrower. The form
should be executed and the W/transcript for the most reent year included in the credit file.

Any discrepancies between the two documents should be explained and if necessary
additional documentation obtained to satisfactorily address.

e Self Employed Borrowers:

0 Most recent year of tax returns, personal and imess if applicable (including all schedules),
signed and dated by each borrower.

0 AYTD P&L and balance sheet (Borrower required to sign both the P&L and Balance Sheet),

0 A complete, signed, and dated IRS Form 4506 required for each borrower and any
business entity filing a separate return, the forms should be executed and the transcripts
included in the credit file. The tax returns and transcripts should be compared; any
discrepancies should be explained and if necessary additional documentatiomexbtm
satisfactorily address.

o Verify the existence of the business within-@8ys of the note date and ensure the business
is active with the following; a letter from either the businesses tax professional certifying 2
years of selemployment in same ksiness, or regulatory agency or licensing Bureau; along
with either a phone listing and/or business address using directory assistance or internet
search

0 Underwriter must consider the financial strength of a satiployed borrower's business.
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7.54 Other Sources of Income
The following sources of income must be verified using Fannie Mae requirements. In addition, Bonus,
Commission, and Overtime only permitted with Full Income (24 Months) documentation.
1 Bonus*
Commission*
Overtime*
Parttime/Variable(must beuninterruptedandstablefor pasttwo years*)
Retirement
Sociakecurity
Investmentand Trust
Military or governmentassistance
Childsupportandalimony
Rentallncome:shouldbe documentedthrough Scheduleée oftheb o r r o w eeturns If propexty
hasnot previouslybeenrented, then incomewill be calculatedbasedon the lower of the lease
agreementor 1007 times 75%for singleunit property or 70% for2-4-unit property.

=4 =4 =4 =4 -8 -8 -4 -4 -

* Anearningstrend mustbe established and documented accordancewith AppendixQ. A period ofmore
than two yearsmust be usedin calculatingthe average overtime, bonuand commissiorincome.lIf either
type of incomeshows a continualdecline,written justificationon theincomeworksheetmust be provided,
orincomeshouldnotbeused. ForParttime employmentaminimumtwo (2)yearhistoryisrequiredhowever
ashorterperiod,of nolessthantwelve months,maybe considereccaseby-casef positivefactorsare present
to offset shorterhistory.

7.6 SelfEmployedc 24 Month Bank Statements

The SelfEmployed24 Month Bank Statementgrogramis availableto selfemployed borrowersonly and
allows theuseof 24 monthsof bankstatementsto documentselfemploymentincome.Incomedocumented
throughthe SelfEmployed24 Month Bank Statementgogram maybe combinedvith otherincomesources
that aredocumented ag-ullDocbut not associatedvith self employment,suchasa spouseemployedasa
wageearner. Whenwageincomeis combinedwith SelfEmployed24 Month Bank Statements prograra tax
return is not requiredfor the full incomedocumentation,asthis would invalidatethe bank statements.The
4506 Tis still required,however, boxX8 shouldbe checkedo verifythe W-2.

SeltEmployed24 Month BankStatementdoanswill be consideredNon-QM.

7.6.1 Restrictions
1 SeeMatricesfor acceptablecreditgradesmaxLTVandDTI
9 Nonoccupantco-borrowersnot allowed
1 Minimum620 creditscore
1 PrimaryBorrowermustbe SelfEmployed
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7.6.2SelfEmployed24 Month Bank Statement Documentation

Account Type

Personal Accounts
- Account reflecting
personal income
and expenses.

Business Accounts
- Account in the
name of the
business reflecting
only business
income and
expenses.

Comingled
Business and
Personal Accounts
Single account
reflecting both
personal/business
income and
expenses.

il

= =4 =4 =

1

Requirement

Verifythe existenceof the businessaandensurethe businesss activewith the
following;aletter from either the businessesax professionatertifying2 yearsof self
employmentin sameline of businessor regulatoryagencyor licensingBureau;along
with either a phonelistingand/or businessaddresausingdirectoryassistanceor
internet search;

Mostrecent24 monthsof personalbankstatements;

Mostrecent3 monthsof businesdankstatements.

Verify the borrower owns at least 25% of the business

Verifythe existenceof the businessindensurethe businesss activewith the
following;aletter from either the businessegax professionatertifying2 yearsof self
employmentin sameline of businesspr regulatoryagencyor licensingBureau;along
with either aphonelistingand/or businessaddresausingdirectoryassistanceor
internet search;

Verifythat the borroweris 100%60wner of the business;

Sales/Expense Documentation Optier®ne of the following is required

« 24-month Profitand LossStatement(P&L)preparedby a CPAor Licensedrax
Preparermatchingthe time periodcoveredby the bankstatements;
Sales/Expense Documentation Optier®ne of the following required:;

e An expense statement specifying business expenses as a percent of the grc
annualsales/revenue prepared and signed by either a CPA or tax preparer.

e A Bizminetreport for Discretionary Owner Earnings based upon business
industry code and geographic location. A borrower prepared P&L statement

Mostrecent24 monthsbusinesdankstatements

Verifythe existenceof the businessaandensurethe businesss activewith the
following;aletter from either the businessegax professionatertifying2 yearsof self
employmentin sameline of businessor regulatoryagencyor licensingBureau;along
with either a phonelistingand/or businessaddresausingdirectoryassistanceor
internet search;

Verifythat the borroweris 100%owner of the business;
Sales/Expense Documentation Optien®ne of the following required;

0 24-month Profit and Loss Statement (P&L) prepared by a CPA or Licensed 1
Preparer, matching the time period covered by the bank statements, the P&l
should be siged by the preparer and borrower;

0 An expense statement specifying business expenses as a percent of the grc
annual sales/revenue prepared and signed by either a CPA or tax preparer.

o0 A Bizminetreport for Discretionary Owner Earnings based upon business
industry code and geographic location. A borrower prepared P&L statement

Most recent 24 months PERSONAL or BUSINESS bank statements.
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Verificationof seltemployedbusinessedy a third-party sourcemustbe obtained

Taxreturnsand4506 T arenot requiredfor the program.If Taxreturnsand/or Transcriptare provided

the loanwill beineligiblefor the SelfEmployedBank StatemenPrograms.

Bizminet - www.bizminer.comA subscription service offering Industry Statistical Reports. The
Discretionary Owner Earnings report available under Industry Financial Reports should be utilized in
the loan analysis. The business should be classified using the NoetticAn Industry Classification
System (NAICS). A NAICS resource tool is available on the site to help identify and drill down until a
match is | ocated for the borrower’s business.
describing the businesoperation will be needed to properly classify the business. Reports are
available based upon geographic regions; US, State, or Metro. The report for the closest geographic
area (when available) should be selected.

7.6.3 SeHEmployed Bank Statemenhtome Analysis
Inadditionto the factorsdescribedn the IncomeAnalysisectionof this guide,underwritersshouldconsider
the following:

7.6.3.1PersonaBankstatementreview

1

1
1
1

Incomeshouldbe calculatedbasedon a 24-month averagef total depositaminusany inconsistent
depositsnot justified. Qualifyingincomemaynot exceedhe incomeindicated on the initial 1003.
Patternof depositsand paymentshouldbe consistent;

Expectation®f changesn depositpattern mustbe considered,;

Incomedocumentedseparatelybut comingledmustbe backedout of deposits.

7.6.3.2Business & Gdlingled Bank statementreview

T

= =4 - A

P&L Sales/Revenue must be supported by the provided bank statements. Total deposits per bank
statements, minus any inconsistent deposits, musnhbemore than 10% below revenue reflected

on P&L. The bank statements and P&L must cover the same time period. Qualifying income is the
lower of the Net Income indicated on the P&L or the income indicated on the initial 1003

Expense StatemenrtNet Incone determined by total deposits per bank statements less total
expenses. Total expenses calculated by multiplying total deposits by the expense factor provided by
CPA or tax preparer. Qualifying income is the lower of the net income from the analyss or t
income indicated on the initial 1003;

Bizminer— Net income determined by total deposits per bank statements multiplied by the
Discretionary Owner Earnings percentage from the Bizminer report. Qualifying income is the lower
of the net income using thBizminer report, or the net income from the P&L, or the income

indicated on the initial 1003; (The P&L must be provided by the borrower prior to the Bizminer
report being pulled and the total bank deposits must be within 5% of the gross sales listegl on th
P&L)

Expensesustbe reasonabldor the type of business;

Patternof depositsandpaymentshouldbe consistent;

Expectation®f changesn depositpattern mustbe considered,;

Incomedocumentedseparatelybut co-mingledmustbe backed oubf deposits.
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7.6.3.3Non-sufficient funds (NSF) or negative balances
If NSF or negative balancesflected onthe bankstatementmustbe considered.Overdraftprotection
(Fees) associatadlith a prearrangedinkto asavingsaccount or line of credit mustalsobe considered
unlessone ofthe followingc ondi t i ons exi st
1 Overdraftprotectionfrom a depositoryaccount:Occurrencesnay be excludedif statements for the
linkedaccountconfirmthat;
0 Thelinkedaccountbalanceat the time of the transfer exceeded themountof the overdraft
transfer,
o Thelinkeda c c o walancedid not report as zero or negativeat any point during the
statementperiodof the transfer,and
o0 Thelinked accountdid not itself receiveoverdraft protection proceedsduringthe statement
periodof the transfer.
1 Overdraftprotectionfrom aline of credit: Occurrencesnaybe excludedf statementsfor the linked
accountconfirmthat;
o Thel i rceeditbmit wasnot exceededluringthe statement periodof the transferand
0 Apaymentamountwhich equalor exceeds thesumof all overdraftprotectionoccurrences
analyzedn the statementperiodis madewithin 30 days afterthe statementclosedate.
1 Occurrenceincludedin the analysis arsubjectto the followingtolerances;
o Up tofive (5) occurrencesn the mostrecenttwelve (12) month time period is acceptableif
there arezero(0) occurrencesn the mostrecentthree (3) month time period.
0 Up tothree (3) occurrencesre allowedin the mostrecenttwelve (12) month time period if
thereareone (1) ormore occurrenced the mostrecenttwo (2) month time period.
0 Exceptiorrequestsfor tolerancedeviationsmustinclude
0 Aletter of explanationfrom the borrower outlining the reasonfor the occurrencesandan
explanation of hovandwhenthe issueleadingto the occurrencesvasrectified,and;
0 Additional compensatingfactors outlined by the underwriter supporting theviability of
income.
1 Underwritermustconsiderthe financialstrengthof a selfemployedborrower'sbusiness.

7.7 SeltEmployedq 12 Month Bank Statements

TheSelfEmployed prograns availableto selfemployedborrowersonly and allows theuseof 12 monthsof

bank statementsto documentseltemploymentincome. Income documentedthrough the SelfEmployed
program method may be combinedwith other income sources thatare documentedas Full Doc but not

associatedwith seltemployment,suchasa spouseemployedas a wage earner. When wage income is

combinedwith SelfEmployedbrogram a taxreturn is not requiredfor the full incomedocumentation asthis

would invalidatethe bankstatements.The4506Tis still required,however,box8 shouldbe checkedo verify

the W-2. SelfEmployedprogramloanswill be consideredNon-QM.

7.7.1 Restrictions
1 SeeMatricesfor acceptablecreditgradesmaxLTVandDTI;
MaximumDTI36%
Non-occupantco-borrowersnot allowed;
Minimum 660 creditscore;
PrimaryBorrowermustbe SelfEmployed.
Limitedto soleproprietor and 100%businesowners
Firsttime Homebuyemot allowed

=A 4 4 —a 8 9
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7.7.2 Self Employed 1:Month Bank Statement Documentation

Account Type Requirement

1 Verifythe existenceof the businessandensurethe
businesss activewith the following;aletter from either
the businessegax professionatertifying4 yearsof self
employmentin sameline of businesspr regulatory

Personal AccountsAccount agencyor licensingBureau;alongwith eitheraphone
reflecting personal income and listingand/or businessaddressausingdirectoryassistance
expenses. or internet search;

1 Mostrecentl2monthsof personabankstatements;

1 Mostrecent3 monthsof businesdankstatements
Business AccountsAccount in the
name of the business reflecting only N/A
business income and expenses.
Comingled Business and Personal
Accounts-
Singleaccount reflecting both N/A
personal/business income and
expenses.

9 Verificationof selfemployedbusinessesy a third-party sourcemustbe obtained
1 Taxreturnsand4506T arenot requiredfor the program.If Taxreturnsand/or Transcriptare provided
the loanwill be ineligiblefor the SelfEmployedProgram.

7.7.3Self Employed 1:Month Bank Statement Income Analysis
Inadditionto the factorsdescribedn the IncomeAnalysisectionof this guide,underwritersshouldconsider
the following:

PersonaBankstatementreview

1 Incomeshouldbe calculatecbasedon a 12-month averagef total depositaminusany inconsistent
depositsnot justified. Qualifyingincomemaynot exceedhe incomeindicated on the initial 1003.
Patternof depositsandpaymentshouldbe consistent;

Expectation®f changesn depositpattern mustbe considered,;

1 Incomedocumentedseparatelybut comingledmustbe backedout of deposits.

= =4
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Non-sufficientfunds (NSFpr negative balances
If NSF or negative balancesflectedonthe bankstatementmustbe considered.Overdraftprotection
(Fees) associatadlith a prearrangedinkto asavingsaccount or line of credit mustalsobe considered
unlessone ofthe followingc ondi t i ons exi st
1 Overdraftprotectionfrom a depositoryaccount:Occurrencesnay be excludedif statements for the
linkedaccountconfirmthat;
0 Thelinkedaccountbalanceat the time of the transfer exceeded themountof the overdraft
transfer,
o Thelinkeda c c o Wwalancedid not report as zero or negativeat any point during the
statementperiodof the transfer,and
o0 Thelinked accountdid not itself receiveoverdraft protection proceedsduringthe statement
periodof the transfer.
1 Overdraftprotectionfrom aline of credit: Occurrencesnaybe excludedf statementsfor the linked
accountconfirmthat;
o Thel i rceeditbmit wasnot exceededluringthe statement periodof the transferand
0 Apaymentamountwhich equalor exceeds thesumof all overdraftprotectionoccurrences
analyzedn the statementperiodis madewithin 30 days afterthe statementclosedate.
1 Occurrenceincludedin the analysis arsubjectto the followingtolerances;
o Up tofive (5) occurrencesn the mostrecenttwelve (12) month time period is acceptableif
there arezero(0) occurrencesn the mostrecentthree (3) month time period.
0 Up tothree (3) occurrencesre allowedin the mostrecenttwelve (12) month time period if
thereareone (1) ormore occurrenced the mostrecenttwo (2) month time period.
0 Exceptiorrequestsfor tolerancedeviationsmustinclude
0 Aletter of explanationfrom the borrower outlining the reasonfor the occurrencesandan
explanation of hovandwhenthe issueleadingto the occurrencesvasrectified,and;
0 Additional compensatingfactors outlined by the underwriter supporting theviability of
income.
1 Underwritermustconsiderthe financialstrengthof a selfemployedborrower'sbusiness.
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ExhibitA ¢ Occupancy Certification
OCCUPAMCY CERTIFICATION

Borrowen(s):
Property Address:
Loan Number

I/We the undersigned certify that:

Primary Residence — Ifwe will cccupy the Property as my/four principal residence within 60 days
after the date of closing as stated in the Mortgage or Deed of Trust |fwe executed. 1'We will
continue to occupy the Property as myfour principal residence for at least one year after the
date of occupancy, unless Lender otherwise agrees in writing.

Second Home — | fwe will occupy the Property as a second home (vacation, etc) while
maintaining a principal residence elsewhere.

Investment Property — |f'we will not occupy the Property as a principal residence or second
home. 1/ We will not occupy the Property for more than 14 days in any calendar year. The
Property is an investment to be held or rented.

REFINANCE OMLY (the following must be completed on a refinance transaction)

___l/We the undersigned, certify that the property referenced above is NOT
currently listed for sale ar under contract to be listed for sale.

I/We the undersigned acquired this property on

I/We understand that it is illegal to provide false information in an application for a mortgage loan.
Mortgage fraud is punishable by up to 30 years in federal prison or_a fine of up to 51,000,000, or both
under the provisions of Title 18, United States Code, Sec. 1001, et seq.

I/ We understand that failure to comply with the requirements in the Mortgage or Deed of Trust
regarding occupancy of the property will entitle the Lender to exercise its remedies for breach of
covenant under the Mortgage or Deed of Trust. Such remedies include, without limitation, requiring
immediate payment in full of the remaining indebtedness under the Loan together with all other sums
secured by the Mortgage or Deed of Trust, and exercise of power of sale or other applicable
foreclosure remedies, to the extent permitted by the Mortgage or Deed of Trust.

Borrower Date Borrower Date

Borrower Date Borrower Date

Page 1of 1
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ExhibitB ¢ Automatic Debit Payment Agreement (ACH) Form

Automatic Payment Authorization Form
You must attach o voided check or a savings depasit slip
|:| Yes, | would like to enrcll in the free* monthly Automatic Payment Program

MName: Street Address: City, State, Zip Code:

IMortgage Loan Number:

Daytime Phone Number: Evening Phone Number:
Financial Institution Name: Financial Institution Phone Number:
Account
. Checkin Savings
Routing A ccount Mumber: |:| & |:| g
Number:

*Please note that your financial institution may assess a fee for this transaction.
Flease specify the payment date most convenient for you, which must be within the applicable grace period. If a
payment date is not specified, or your loan is a daily simple interest loan, payments will be deducted on

your current loan due date.

Deduct rmy payment on the of each month.

I weould ke additional funds deducted and appled towsard reducing my cutstanding principal balance. Please deduct an
additional 5 per month.
I hereby authorize . including its successors andfor assigns, to initiate

transfers from my checking or savings account at the financial institution indicated abowe for the purpese of
miaking my monthly mortgage payment. | authorize the amount of each transfer to include my regulary scheduled
paymeant including principal, interest and escrow items, reimbursement of corporate advances, optional insurance
as applicable and the costs of any services | request.

| understand that, in accordance with the terms of iy mortgage note and/or adjustmients in my escrow for  taxes and
insuramce, my payment may change from time to time as set forth in my loan documents. You  are hereby authorized to
change the amount of the draft from my checking or savings account, provided  that you notify me of the new payment
amount at least 10 days prior to the draft date. | agree that the payment chamge notice provided to me under the
Adjustable Rate Mortgage Provisions of the Truth-in- Lending Act and/or escrow analysis form shall constitute notice
of payment change as required by the Electnonic Funds Transfer Act and Federal Ressrve Board Regulation E.

| HEREBY AGREE T THE TERMS AND CONDITIONS IN THIS FORM.

(—
Bomower's Sisnatuns Date

Co-Bomower's SEI'E'U.I'EE) Date
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ExhibitCc¢ Ability to Repay Borrower Confirmation
Important Ability to Repay Notice

Customer Name Application#

Thisimportant Ability-to-RepayNoticeis beingprovided toeachborrower prior to the signingof the loan
documents.Borrowersare not requiredto signthis notice beforethe federalLoanEstimatedisclosurehas
beenprovided.

Inreviewingyour creditapplication,ResMadasor will considerandverify the followinginformation asit

relatesto your ability to repaythis loan accordingto its terms asrequired by applicablelaw:
1. Your current andreasonablexpectedncomeand/or assetqotherthanthe valueof the dwellingand

anyattachedrealproperty);

2. Yourcurrentemploymentstatus(to the extentthat employmentincomeisreliedonto determine

repaymentability);

The monthly paymentfor principalandintereston the loan;

4. The monthly paymenton anysimultaneoudoanthat ResMadknowsor hasreasonto knowwill be
made

5. The monthly paymentfor mortgagerelated obligations(e.g, property taxes,certain insurance
premiums,fees and specialassessment$or condominiumsand h o me o wassocidtienground
rent, andleaseholdpayments);

6. Your currentdebt obligations,alimony, andchild support;

7. Your monthly debt-to-incomeratio and/or residualincome;and

8. Your credithistory.

w

Belowandin the attachedApplicationForm(Uniform ResidentiaLoanApplicationon FannieMae Form
1003)isthe informationthat ResMadasor will verifyandconsiderin makingthisloan,asrequiredby
applicable law:

Employmenandincome

Verified Source

Tax returns (Federal or State)

IRFFormW-2s

Payrolistatements

Financialnstitution records

Employmenirelatedrecordsfrom your employer(or other verificationof employment)

Governmentgencyrecordsrelatingto benefitsor entitlements

Other

Other

TotalMonthly Income: Estimatedvionthly Incomefrom Assets;
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Verified Expense

Monthly Amount

Monthly MortgagePayment

Simultaneoud oanMortgagePayment

PropertyTaxes

HomeownersAssociatiorDuesor Maintenance

InsurancePremiums

Other

Other

Debits:

Verified DebtObligation

Monthly Amount

Installmentloans

Installmentloans

Installmentloans

Revolvinghargeaccounts

Realestateloans

Studentloans

Automobileloans

Other

Other

Other Obligations

Verified Obligation

Monthly Amount

Alimony

Childsupport

Contingentiabilities(e.g.,mortgageassumptionsg¢o-signed
obligations)

Other
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Theinformationlisted aboveandin the Attachmentswasprovidedby youin your applicationandinterview,
and/orin third-party recordsand other documents(suchas credit reports and tax records).Basedon its
considerationof this information, ResMachas made a reasonableand good faith determinationthat you
have the reasonableability to repaythisloanaccording tats terms.

ResMaaowvants to make sure that the information listed aboveis correctand complete. ResMacis in the
busines®f makingloansandcollectingloanpayments—t hasno desireto makealoanthat cannot berepaid
underthe termsof the agreement.

Byyour signature(spelow,youare confirmingthat:

1. Youhaveread and understandthis Important Ability-to-RepayNotice, and the information listed
above iscorrectandcomplete;

2. Yourcurrent or reasonablyexpectedincome or assets(other than the value of the dwelling and
any attachedrealproperty)is/areconsistentwith the information listedabove;

3. Yourcurrentemploymentstatusis consistentwith the informationlistedabove and/orattached,;

4. Your current housing expenses,debts, and other obligations (including alimony and child
support payments)re consistentwith the informationlistedabove;

5. Youhavenot appliedfor or openedanynew creditaccountsdefaultedon anycreditaccountsfiled
for bankruptcyor hadanyjudgmentsenteredagainstyouby a court;

6. Yourlivingexpensegincludingexpensedor food, clothing,gasolinehealthcare,andother recurring
non- debt obligations) are consistentwith the information listed above and in the attached
Monthly Living Expense$Vorksheetand

7. Youhave not experiencedany other changesfrom the time you signedor otherwise completed
the information listed aboveand in the attached ApplicationForm and Monthly LivingExpenses
Worksheetthat would reduceyour reasonableability to repaythisloanaccordingo its terms.

Borrower(s):
Borrower Date Coborrower Date
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ExhibitD ¢ Non-Occupant CaéBorrower Certification

Loan Number

NON-OCCUPANCY CO-BORROWER CERTIFICATION

Borrower

Co-Borrower(s)

Property Address

I/ We the undersigned certify that:

I/We are the co-borrower(s) of the Promissory Note associated with the first mortgage
loan that is being made to the above Borrower(s).

I/We attest that my/four income isfare being taken into account for qualifying purposes
anly.

I/'\We attest that we do not currently, nor will ever occupy the above mentioned subject
property.
If'\We attest that we will sign the mortgage note or deed of trust note at closing.

IfWe understand that upon consummation of this transaction |/we will have joint liability
for the note with the Borrower(s).

— If/We do not have an interest in the property sales transaction: such as the property
seller(s), the builder(s), or the real estate broker(s).

— |/We are family member{s) of the Borrower{s) as follows: The borrower’s spouse, child,
dependent, domestic partner, fiancg, fiancée, or any other individual related to the
borrower by blood, marriage, adoption, or legal guardianship.

I/We understand that it is illegal to provide false information in an application for a mortgage

can, Morfeaee fraud nUnsan ¥, o to thirt i deral o 0 Or 8 fine o i

I/We understand that failure to comply with the requirements in the Mortgage or Deed of
Trust regarding occupancy of the property will entitle the Lender to exercise its remedies for
breach of covenant under the Mortgage or Deed of Trust. Such remedies include, without
limitation, requiring immediate payment in full of the remaining indebtedness under the Loan
together with all other sums secured by the Mortgage or Deed of Trust, and exercise of power
of sale or other applicable foreclosure remedies, to the extent permitted by the Mortgage or

Deed of Trust.
Borrower Date Borrower Date
Borrower Date Borrower Date

Pagelof1l
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ExhibitE¢ Condominium Project Questionnair@annie Mae Form  1076/Freddie Mac Form 476)

Condominium Project Questionnaire — Full Form

Instructions
Lender: Complete the first table helow and enter the date on which the form should be returmed foyou.

Homeowners' Association (HOA) or Management Company: This form has been sent to you on behalf of an individual
seeking mortgage financing to purchase or refinance a unit in this project. The morigage lender needs this information to
determine the eligibility of the project for morigage financing purposes. Complete and retum this form by (enfer
date) to the lender listed below. CQuestions about this form should be directed fo the lender contact.

Lender Phone
Lender Name Number

Lender Fax
Contact Name Number
Lender Lender Email
Address Address

I: Basic Project Information

1 Project Legal Mame

2 Project Physical Address

3 HOA Management Address

4 HOA Name
(If different from Project Legal Name)

5 HOA Tax ID#
HOA Management Company Tax ID#

7 MName of Master or Umbrelia
Association (if applicable)

8 Does the project contain any of the following (check all that apply):
Hotel/motelresort activities, mandatory or voluntary rental- pooling

a | arangements, or other restrictions on the unitowner's ability to
occupy the unit

b O Deed or resale resfrictions
c [ Manufactured homes
d = Mandatory fee-based memberships for use of project

! amenities or senvices
e | Mormrincidental income from business operations
f Supportive or continuing care for seniors or for residents with

[ disabilities
Fannie Mae Form 1078/Freddie Mac Fomm 478 Page 1 March 2016
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Provide additional detail here, if applicable (optional):

II: Project Completion Information

1. Is the project 100% complete, including all construction or renovation of units, commaon elements, and shared
amenities for all projectphases? [ Yes [] No If Mo, complete the table below:

Yes No

a |s the project subject to additional phasing orannexation? ]

b s the project legally phased? ]

C How many phases have been completed?

d How many total phases are legally planned for the project?

[ How many total units are planned for the project?

f Are all planned amenities and common facilities fully complete?

2. Has the developer transferred control of the HOA to the unit owners?

[ Yes, date transferred: I:I [1 Mo, estimated date the transfer will occur: I:I

i Newly Converted or Rehabilitated Project Information

1. Isthe project a conversion within the past 3 years of an existing structure that was used as an apartment, hoteliresort,
retail or professional business, industrial or for other non-residential use? If Yes, complete the table below:

Yes No

a | Inwhat year was the property built?

b | Inwhat year was the property converted?

Was the conversion a full gut rehabilitation of the existing structure(s), including replacement of m
all major mechanical components? ]
d Does the report from the licensed engineer indicate that the project is structurally sound, and
that the condition and remaining useful life of the project's major compaonents are sufficient?

e | Are all repairs affecting safety, soundness, and structural integrity complete?

O

f | Are replacement reserves allocated for all capital improvements?

|
oo .,

g | Are the project’s reserves sufficient fo fund the improvements?

Fannie Mae Form 1078/Freddie Mac Form 476 Page 2 March 2016
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IV: Financial Information

1. How many unit owners are 60 or more days delinguent on common expense assessments?

2. In the event a lender acquires a unit due to foreclosure or a deed-in-lisu of foreclosure, is the morgageeresponsible
for paying delinquent common expenseassessments? [ | Yes [] No

If Yes, for how long is the mortgages responsible for paying commaon expense assessments? (select ong)
[T] 110 & months [7] 7 to 12 months "] more than 12 months

3. Iz the HOA involved in any active or pending [tigation? []¥es []MNo
If Yes, attach documentation regarding the litigation from the attormey or the HOA. Provide the atiormey’s name and contact
information:

Mame: | | Phone: | |

V: Ownership & Other Information

1. Complete the following information conceming ownership of units:

Subject Legal Phase
(in which the unit is
located)

If Applicable

Entire Project

Total number of units \m

Total number of units sold and closed

Total number of units under bona-fide sales contracts

Total number of units sold and closed or under contract to
owner-occupants

Total number of units sold and closed or under contract to
second home owners

Total number of units sold and closed or under contract to
investor owners

Total number of units being rented by developer, sponsor, or
converter

Total number of units owned by the HOA

Fannie Mae Form 1078/Freddie Mac Form 476 FPage 3 March 2016
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2. Complete the following table if more than one unit is owned by the same individual or entity.
Percentage
Mumber
Developer | Number of Cwned of
Individual / Entity Name or Sponsor | Units Total Leasedat | poumber teased
(Yes or No) Cwned Project Rent
Units
[]Yes
[] No %
[]¥es
%
[] No
[]¥es
! %
[ Mo
[ ¥es
[ No %

3. Do the unit owners have sole ownership interest in and the right to use the project amenities and commonareas?

[1Yes [ | No

If Mo, explain who has ownership interest in and rights to use the project amenities and commaon areas:

4. Are any units in the project used for commercial or non-residential purposes? []Yes []MNo
If ¥es, complete the following table:
kﬂ"} % Square Footage
Type of Commercial or Number of Square of
Non-Residential Use B LT Uniits Footage Total Project
Square Footage
Y%
Y%
Y%
Y%

5. What is the total square footage of commercial space in the huilding that is separate from the residential HOA?
Include above and below grade space used for commercial purposes, such as public parking facilities, retail space,
apartments, commercial offices, and so on.

Total square footage of commercial space

Fannie Mas Form 1078Freddie Mac Form 478

Page 4

March 2016

Page48of 53



ResMac

ResMac NorQM Underwriting Guidelines

V4.21.17

1. Are units or common elements located in a flood zone? [1Yes []No
If Yes, flood coverage is in force equaling (select only one option below):

VI: Insurance Information & Financial Controls

[T] 100% replacement cost
[[] maximum coverage per condominium available under the Mational Flood Insurance Program
[] Some other amount {enter amount here)

2. Check all of the following that apply regarding HOA financial accounts:
[ HOA maintains separate accounts for operating and reserve funds.
[] Appropriate access controls are in place for each account.

[] The bank sends copies of monthly bank statements directly to the HOA.

[C] Two members of the HOA Board of Directors are required to sign any check written on the reserve account.
[ The Management Company maintains separate records and bank accounts for each HOA that uses its services.

The Management Company does not have the authority to draw checks on, or transfer funds from, thereserve
account of the HOA.

3. Supply the information requested below. Do NOT enter “contact agent.”

Type of
Insurance

Carrier/Agent Name

Carrier/Agent
Phone Number

Policy Number

Hazard

Liability

Fidelity

Flood

VII: Contact Information

Mame of Preparer

Title of Preparer

Preparer's Company Name

Preparer's Phone

Preparer's Email

Address

Preparer's Company

Date Completed

Fannie Mas Form 1078/Freddie Mac Fomm 478

Page 5

March 2016
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ExhibitF¢ Developer/ Builder Questionnaire
DEVELOPER/BUILDER QUESTIONMAIRE
Project Legsl Names:
Legal Address:
Developer Company Name: President/Owner:
Address: Phome#
Website: E-mail:
Builder Mame: President,/Owner:
Address: Phome#
Website: E-mail:
Broker/Marketing Company Name: Salzs Mznzager:
1. Isthe marketing firm affiliated with the developer/builder? Yes [y[=]
Are zzles or financing concessions offered as part of the marketing of units? If yes, whot concessions  Yes Mo
are being offered? Pleaze provide sales and marketing plan.
BUILDER/DEVELOPER COMSTRUCTION EXPERIENCE
3. Mumber of condo projects:
4. Mumber of Units:
5. Unit types:
6. Daoes the developer have previous experience with conversion projects? Yesg No
7. Mumber of units currently being rented by Builder/Developer:
8. Mumber of units currently being renovated/converted into condominiums:
9. What is the anticipated completion date of the units being renovated or converted?
PROJECTS COMPLETED
Project Name Location Number of Units Year Completed
BUILDER/DEVELOPER PRE-SALE CERTIFICATION
Subi
. ubjact Completed Future TDTAI.
Phase Phases Phases Project
Mumber of units closed to borrower other than Builder/Developer
Mumber of units under contract/signed Purchase Agresment
Mumber of units under construction
Mumber of units available for sale
Mumber of units owned or intended a5 owner ocoupied
Mumber of units owned or intended =5 rentzl units
Mumber of units currently rented by Builder/Developer
Total number of units
Page 1 of 2

Page50of 53



ResMac

ResMac NorQM Underwriting Guidelines
V4.21.17

Developer/ Builder Questionnaire(cont.)

10. Does the builder/developer plan to retzin ownership of any units, common elements, or other project facilitizs other than

il.

ok pa

m

during the initial marketing period? If yes, plegse provide an explonation of what is being retained  Yes Mo
and the regson.

Are there any mechanic’s liens, complaints, or litigation filed agsinst the property? If yes, plegse Yes Mo
provide gnd explanation and any supporting docwmentation.

DEVELOPER/BUILDER REQUIRED DOCUMEMTATION
Current reserve study (within three years), or equivalant, evidencing current condition of the project elements, what work is
needed, remaining life, and estimate of cost to replace.
FMMA Form 1081 Final Certification of Substantizl Project Completion or Project Occupancy Certification.
Rent roll/absorption.
Schedule of outstanding loans.
Letter from construction lender stating financing is in good standing or stetement from Builder/Developer indication no
financing exists.
Evidence of avsilable fund to complete the Project, e_g., certificate, letter of credit, or werification of liquid assat=s.

Project Marketing Analysis: Sales and Marketing Plan.
Project status letter detailing what is being completed/improved, cost estimate, and estimated date of complation.

CERTIFICATION

Builder/Developer has completed the information above, including the occupancy grid (or has attached = list documenting same in
excel format), and attests to its sccuracy.

Builder/Developer Name: Title:

Builder/Developer Signature: Date:

Tite 18 LLS.C 1004, prowides in port thet whomewer bnowdnply end wilfully mokes or ises o dacament condoining any foive, fictivows, or frowdulent stofemeant or
antry, i ey motter af e jurisciction of oy deportment arogency of the United States, shal Be fined po more then 52,000 000 ar imarisoned for not more than 30
pears or hotih, dn odaltion, wolstion of this or others moy reswlt in disbanment ard cied Tobility for damoges suffered by the Department.
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ExhibitG ¢ Alternative Loan Review Form

Alternative Loan Review Form

Borrower Name:

Loan Number:

s Borrower DOES NOT qualify for FHA/FNMA/FHLMC loan programs

* Borrower DOES qualify for FHA/FNMA/FHLMC loan program (Borrowers who qualify
noteligiblefor ResMac’s Non-QM programs)

Please list reasons the loan is not eligible for FHA/FNMA/FHLMC loan program (Attach DU/LP
Findings for support as applicable):

Underwriter Name:

Underwriter Signature:

Date of Review:
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ExhibitH¢ Borrower Contact Consenfform

ResMac

BORROWER CONTACT CONSENT FORM

VE.1B.17
To ensure that we have the correct contact information for the purpose of servicing your loan, please
provide the following information.

By signing | authorize my mortgage servicer [its transfers andjor assigns) to contact me regarding the
servicing of my loan using the following contact information.

Mailing address for your mortgage statements and other correspondence:
Same as the subject property
Please use this mailing address instead:

Mobile phone number:

| understand that by providing 2 cell phone number and by signing this form, | am giving the holder of
miy mortgage Mote and its billing servicer permission to use the cell phone number to contact me
regarding my loan.

Borrower { } -

Co-Borrower | ) -

Email address:
| understand that by providing an email address, | am giving the holder of my mortgage Note and its
billing servicer permission to use this email to contact me regarding my loan.

Borrower i)
Co-Borrower @
Signature(s)
Borrower:
Date
Co-Borrower:
Date
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