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Summary: This Regulatory Bulletin transmits revised Examination Handbook Section 212, One- to
Four-Family Residential Real Estate Lending. The Office of Thrift Supervision (OTS) revised this sec-
tion to include the Interagency Guidance on Nontraditional Mortgage Product Risks, issued October 4,
2006; bring OTS guidance into line with that interagency guidance; and implement other revisions.
This revised handbook section replaces the existing Examination Handbook Section 212.

For Further Information Contact: Your OTS Regional Office or William Magrini in the Credit
Policy Division of the OTS, Washington, DC, at (202) 906-5744. You may access this bulletin
at our web site: www.ots.treas.gov.

Regulatory Bulletin 37-18

SUMMARY OF CHANGES

OTS is issuing revised Examination Handbook Section 212, One- to Four-Family Residential
Real Estate Lending. Change bars in the margin of the section indicate significant revisions. We
provide a summary of changes below.

Section 212  One- to Four-Family Residential Real Estate Lending

This section focuses on one- to four-family residential mortgage lending, including first mort-
gages, second mortgages, and home equity lines of credit. The section addresses the many ele-
ments necessary for a successful real estate lending operation and highlights risk and underwrit-
ing considerations for specific types of mortgage loan products. We significantly revised Ex-
amination Handbook Section 212 to:

e Incorporate the Interagency Guidance on Nontraditional Mortgage Product Risks, issued
on October 4, 2006, by the OTS and the other bank and credit union regulatory agencies.
We revised parts of Section 212 to be consistent with the interagency guidance.

e Revise the guidance that addresses loan qualification expectations for teaser rate, nontra-
ditional, and subprime mortgages to state that associations should qualify borrowers with
payments based on the loan’s fully indexed amortizing interest rate.
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e Revise the guidance to state that associations should use prudent underwriting standards
to qualify borrowers including loans originated for sale to third parties under contract of
sale. OTS is concerned that certain standard representations and warranties, such as a
guarantee against early payment defaults, could result in repurchases by savings associa-
tions for loans that do not meet their own prudent underwriting standards.

e Add additional conditions to qualify low-doc residential loans as prudently underwritten
for purposes of meeting the 50 percent capital risk weighting requirements for qualifying
residential mortgages.

e Add a discussion of the addendum to Credit Risk Management Guidance for Home Eq-
uity Lending.

e Revise the guidance on the use of automated underwri 'ngﬁ@te’ms and reduced loan
documentation.

Program: Adds new Level | procedure no. 3 regardi @es of 1-4 family residential loan
programs. Expands on Level Il procedure no. 11 re m negatively amortizing loans. Ex-
pands on Level Il procedure no. 12 regarding hy, RM loans. Adds two new bullets to Level
I procedure no. 15 regarding manufactured g%ncin .

Questionnaire: Adds new questions reg@ oan doc@wtation and subprime lending.
Appendix C: Makes minor cIanﬁ% hrou e document
anc o

Appendix F: Adds Interagen

Q’ Q)Q‘ VA A

—Grovetta Gardineer

Assistant Managing Director
Examinations and Supervision Policy

ntraditional Mortgage Product Risks as a new
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Asset Quality Section 212

One- to Four-Family Residential Real
Estate Lending

The primary business of the thrift industry is residential real estate lending. Section 5(c)(1)(B) of the
Home Owner’s Loan Act (HOLA) authorizes federal savings assojations to invest in loans secured by

“residential real estate” — subject to safety and soundness considdrdjorts. Residential real estate loans
include permanent mortgage loans, construction loans, or oans secured by single- and multi-
family residential dwellings. This Handbook Section foc rmanent mortgage lending secured
by one- to four (1-4) family residential properties. \X/ onstructlon and multifamily loans in
Handbook Section 213.

one hand, highly sta ed as a of the secondary market, along with

The single-family residential mortgage market is a itive market and one that offers a wide
variety of loan product m¥t cq demand. Loan products are, on the

LINKS

innovations in a d un and credit scoring. On the other hand,
"7 Program

competition and and roduced an array of mortgage loan product
I Questionnaire options fog mers ra rom fixed-rate to variable-rate loans, interest-
[ Appendix A only loan Vel ortiZfig loans, subprime loans, and reverse mortgages.
"~ AppendixB Each brings different underwriting, risk, and portfolio

nt co

=7 Appendix C "@‘“
"~ Appendix D a cr risk perspective, well-underwritten loans to creditworthy
7=/ AppendixE dividual d by their personal residences are among the safest loans in a
= Appendis F savi sation’s portfolio'. While annual loan loss rates for prime 1-4 family

permMeny loans fluctuate over time, they are typically below 20 basis points,
which is generally lower than the loss rates for any other class of loans. Portfolios of such loans
generally present much less credit risk than commercial real estate loan portfolios because:

e The risk of default is spread over many moderately sized loans rather than a few large loans.

e Savings associations generally use standardized underwriting criteria, which makes overall
performance more predictable.

e Default risk is low and diversified. It is generally not dependent on the success of a particular
business or industry.

! Initially, we will focus our discussion on prime mortgage loans with loan-to-value (LTV) ratios of less than 90 percent or with private
mortgage insurance. Subprime mortgage lending and high LTV lending will be discussed later in this section.
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Asset Quality Section 212

e The amount of loss given default is generally lower because the loans are well secured by the
borrower’s home.

Single-family mortgage loans do entail risks. These risks include interest-rate risk, an increased default
risk if underwriting standards are weak or are not followed, and the risk that properties in a particular
community or during an economic downturn may experience price declines. Price declines may lead to
both higher defaults and greater losses in each default. The risks inherent in a real estate mortgage loan

depend on:
e The borrower’s creditworthiness (or ability and willingness to pay) over the loan term.
e The loan amount relative to the value of the security property N ever the life of the loan.

e The loan’s terms and interest rate over the loan term.

Lenders can mitigate risk by establishing and adherj Qound lending standards and portfolio
diversification strategies; maintaining high quality loa\]1 icing and collections departments; regularly
assessing portfolio risk and monitoring portfolio peffoNnance; and making changes or taking remedial

action as necessary. E %

This Handbook Section has two parts:

e Real Estate Lending Policj é "éns an overview of real estate lending

. RS
standards, loan portfolio risk n\ ment,_and qgifer underwriting considerations.

e Underwriting Consid gg Q&ic Loan Products: subprime mortgage lending,
a

adjustable rate m ortF udmg tively amortizing loans, interest-only loans, home equity

loans, manufact @ hdw€ing loage and reverse mortgage loans.

REAL ESTATE LEND OLICIES AND OPERATIONS

Real Estate Lending Standards

As indicated in Handbook Section 201, one of the first steps in creating a sound lending program is the
establishment of safe and sound lending policies and prudent underwriting criteria. On December 31,
1992, OTS, in concert with the other federal banking agencies, adopted the Rea/ Estate Lending Standards
Rule (RELS), 12 CFR { 560.100-101. The rule requires each insured depository institution to adopt and
maintain a written policy that establishes appropriate limits and standards for all extensions of credit
that are secured by liens on or interests in real estate or are made for the purpose of financing the
construction of a building or other improvements to real estate. Such policies must be consistent with
safe and sound banking practices, appropriate to the size of the institution and the nature and scope of
its operations, and reviewed and approved by the board of directors. The rule also requires that the
lending policies must establish:
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e Loan portfolio diversification standards.

e Prudent underwriting standards, including loan to value (LTV) limits that are clear and
measurable.

e Loan administration procedures.

e Documentation, approval, and reporting requirements to monitor compliance with the savings
association’s lending standards.

In addition, savings associations must monitor conditions in the real estate market in its lending area to
ensure that its policies continue to be appropriate for current marm)rx:litions. The rule also requires
that the real estate lending policies reflect consideration of the Ifragen®y Guidelines for Real Estate I ending
Policies (Interagency Guidelines). The Interagency Guidelines %endix A to § 560.101 state that an
institution’s written lending policy should contain an o of the scope and distribution of the
institution’s credit facilities and the manner in whi & tate loans are made. In particular, the
institution’s policies should address the following: \

e Geographic lending areas.

e Loan portfolio diversification strate e b

e Prudent underwriting standargs clear surable.
e Appropriate terms and ¢ (’ns by @ real estate
loan. é
The institution should consider
e J.oan originatjo proval p@dures both internal and external
factors in the formulation of its
e Loan review and procedures for loan loan policies.
exceptions. 3%

e oan administration procedures.
e Monitoring and reporting procedures.

e Appraisal and evaluation program.

The institution should consider both internal and external factors in the formulation of its loan policies,
including the expertise and size of its lending staff, market conditions, and compliance with real estate
related laws and regulations.

Appendix A to this Handbook section contains answers to commonly asked questions about the RELS
and Interagency Guidelines. While the Interagency Guidelines apply to all real estate loans, not just 1-4

Office of Thrift Supervision March 2007 Examination Handbook 212.3



Asset Quality Section 212

family residential real estate loans, we incorporate the guidance relevant to single-family mortgage
lending in the following discussion.

Underwriting Standards

Prudently underwritten real estate loans should reflect all relevant credit factors including:
® The capacity and creditworthiness of the borrower.

e The value of the security property.

e Borrower equity. \
e Any secondary sources of repayment. \\

e Any additional collateral or credit enhancements (i& , private mortgage insurance, etc.).

The underwriting standards should also address:

e Maximum loan amounts. 6

e Maximum loan maturities. bg «
e Amortization schedules. \Q 2

e LTV limits.

e Pricing structurQ~ @

e (Credit scores.

e Debt-to-income requirements for loans originated, loans purchased and loans sold in the
secondary market.

e The use of automated underwriting and credit scoring systems in the underwriting process.

Documentation Standards

OTS expects savings associations to document loans to establish a record of each transaction,
demonstrate loan quality, and secure its interest in any collateral pledged for the loan. OTS designed its
documentation requirements to be flexible and based on the size and complexity of the savings
association’s lending operations. Pursuant to 12 CFR § 560.170, each savings association, including its
operating subsidiaries and service corporations, should establish and maintain loan documentation
practices that:
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Asset Quality Section 212

e Ensure the association can make an informed lending decision and can assess risk on an
ongoing basis.

e Identify the purpose of and all sources of repayment for each loan, and assess the ability of the
borrower(s) and any guarantor(s) to repay the indebtedness in a timely manner.

e [Ensure that any claims against a borrower, guarantor, security holders, and collateral are legally
enforceable.

e Demonstrate the appropriate administration and monitoring of its loans.

e Take into account the size and complexity of its loans. \ .

The purpose of this rule is not to mandate a list of requlre Ndocuments but to ensure that the
association maintains the necessary documents to p ts interest in the loan and verify
management’s determination that each borrower ﬂhngness and ability to repay their

obligations in accordance with the loan’s contrggtial t&ms. OTS modeled these documentation
requirements after the Interagency Guidelines Exz‘ab/zy ind S dndardgfor S afe@/ and Soundness. (See 12 CEFR Part

570.)
Typical Documentation t @

For residential real estate lendlngf % assocmtg)byplcally obtain the following documentation:

e A signed loan apphcatlor%

e Asignedandd r ssory @an mortgage (or deed of trust).

security interest in the

e A title insurance policy P%V@n of title to evidence the recording of the loan and the lender’s
¢

e An appraisal or evaluation, in accordance with 12 CFR Part 564, evidencing the value of the
security property.

e Fvidence that the borrower obtained adequate hazard insurance and a certification that the
borrower will retain such insurance for the life of the loan.

e A credit report or financial statement evidencing the borrower’s other credit obligations and
payment history.

e Verification of the source of down payment, and a verification of borrower income and
employment.
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e Debt-to-income ratio calculation, to document the borrower’s ability to repay the loan.

e An underwriting or approval memorandum or form (signed off by the person(s) or committee
authorized to approve the loan) that documents the loan’s compliance with the savings
association’s underwriting requirements, rules, and regulations.

Some savings associations may require additional documentation such as bank statements, pay stubs,
W-2 forms, and income tax returns.

Documentation for Loans to be Sold

When lenders originate loans for resale, they will typically documen&ng in accordance with the needs
or requirements of the intended purchaser. For example, when agsavin® association originates loans for
sale to Freddie Mac or Fannie Mae, the lender may ¢ underwriting requirements and
documentation required by those organizations. Such u iting and documentation requirements
may be less stringent than what the lender requires f@RIMmgy it plans to hold in its portfolio. Some
lenders use the loan underwriting and documentation\equements of the purchaser when they plan to
sell the loans and have a written loan purchase {grferyent with the purchaser. However, virtually all
loan sales have contractual representations andwarrdgfiics th#f agve the purchaser to “put back” loans
that have any of the following issues or conce

e Documentation errors or omiss%@ «,

e Involve fraud. ‘\Q

e Become delinquent
after the sale, h

yaNgperiod. The warranty period typically is for 120 days
ontracts require longer periods and may be up to 12

months afte 2
If an investor’s underwrit] @:lards are lenient, and a loan becomes delinquent during the
representations and warra 10d, the purchaser may require the lender to repurchase the loan.

Moreover, many lenders use #rtgage brokers to supplement their own originations, so that they may
not have as much control over the production process and the information in the loan files. Where
information is missing or inaccurate, purchasers may be able to require the lender to repurchase loans
long after the sale. This can expose a savings association to much greater credit risk than it would have
from its “held for investment” portfolio.

Thus, savings associations should use prudent underwriting and documentation standards even when
they intend to sell loans to others.

2 Selling a loan with representations and warranties that exceed 120 days from the date of loan purchase results in recourse such that the
seller must maintain capital for the entire loan until the representations and warranties expire.
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Reduced Loan Documentation

In recent years, some savings associations reduced loan documentation requirements to meet customer
demand for such products, expedite loan approval, and reduce administrative costs. Savings
associations and examiners have raised questions about whether “low-doc” and “no-doc” loans meet
OTS’s documentation requirements.

The following definitions are useful in the discussions of this issue:

Well-documented loans. A well-documented loan has the documentation necessary to: record the
loan and secure the lender’s interest in the collateral, support the borrower’s willingness and ability to
repay the loan, and establish the sufficiency of the collateral to Hqﬁce the loan, if it should become

necessary. ¢

lender’s interest in the collateral, and the sufficiency of th eral to liquidate the loan, if necessary.
However, it may not have all of the documentation N ically require to support the borrower’s
ability to repay the loan. For example, a lender k Borrowers to state their income rather than

require full income verification such as payroll sta W-228, Or tax returns.
.

No-doc loans. A “no-doc” loan generally ha docum@ necessary to record the loan and the
lender’s interest in the collateral, but h cummiw support the borrower’s willingness and
1

Low-doc loans. A “low-doc” loan has the documentatioQ%y to record the loan and secure the

b

ability to repay the loan or the suffici the cOlleral to liquidate the loan, if necessary (e.g., no
income verification, credit report,o sal.)

Regardless of the savings ass@on’s n@r such programs, you should focus on the actual
documents required and the 1t risk [WA. OTS has long held that no-doc residential real estate
ending, as defined above, is unsafe and unsound. Low-doc
ending programs, as defined herein, vary greatly and require
careful scrutiny.

OTS has long
residential real e3tate le :
as defined above, is d

Savings associations that make low-doc loans should
unsound.

demonstrate that such loans are prudently underwritten and
meet OTS’s documentation requirements. Well-managed
low-doc residential lending programs typically offset the higher risk undertaken by not fully evaluating
the borrower’s source of repayment with other mitigating credit factors. For example, if the association
does not ask for or verify the borrower’s income, it should use other means to demonstrate the
borrower’s willingness and ability to make timely loan payments, such as higher borrower down
payments (lower LTV ratios) and higher credit scores. Some lenders may determine ability to repay a
mortgage by comparing the applicant’s new mortgage payments with his or her current rent or
mortgage payments, or they may ask for two or three months of the applicant’s checking account
statements and review the activity.

While there can be much debate over which documents are needed to support the loan decision, the
ultimate proof of whether the association’s loans are adequately underwritten lies in the performance of
its portfolio relative to similar but well-documented portfolios. If an association offers a low-doc loan
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product, it should ensure appropriate risk-based pricing and regular monitoring of loan performance,
and limit the volume of production until it has experience with the product and it demonstrates
adequate performance.

Supervisory Loan-to-Value Limits

As set forth in the Interagency Guidelines, permanent mortgage or home equity loans on owner-
occupied, 1-4 family residential property whose LTV ratio equals or exceeds 90 percent at origination
should have appropriate credit enhancement in the form of either mortgage insurance or readily
marketable collateral. On a case-by-case basis, associations may make loans in excess of supervisory
LTV limits based on the support provided by other credit factors and documented in the loan file.

On October 8, 1999, the banking agencies issued Ineragency Guigance I—}zg/y LTV Residential Real Estate
Lending. (See Appendix D.) High LTV loans are defined as a &\, line of credit, or combination of
credits secured by liens on or interests in owner-occupied mily residential property that equals or
exceeds 90 percent of the real estate’s appraised valu '@xception is a loan that has appropriate
credit support such as mortgage insurance, readily m\e le collateral, or other acceptable collateral,

that reduces the LTV ratio below 90 percent. Th% policy statement, the agencies clarified that
a

any residential mortgage or home equity loan with
does not have the additional credit support, d be cofigideied an exception to the Guidelines and
included in the association’s calculation of @ bject to &)L 00 percent of capital limitation. (See 12
CFR § 560.101, and Appendices A and ks secl\ - additional information.)

*
Exceptions to the Gener Edein Ii(cb

pru derwritten loan approvals that are exceptions to its

Lending policies may provi

standard lending policies oard o ors is responsible for establishing standards for review
and approval of su ritt®n justification that clearly sets forth all the relevant credit
factors that support©he underwii decision should support the loan approval. Tracking of the
aggregate level of exceptiong«pe etect shifts in the risk characteristics of the loan portfolio. When
viewed individually, under¥g exceptions may not appear to increase risk significantly; however,

when aggregated, even well%#itigated exceptions can increase portfolio risk. Management should
regularly analyze aggregate exception levels and report them to the board. An excessive volume or a
pattern of exceptions may signal an unintended or unwarranted relaxation of the association’s
underwriting standards.

Loan Administration

The loan administration function is responsible for receiving and recording payments, recording
security agreements, retaining loan documentation, and maintaining escrow accounts. Associations
should establish procedures to monitor the payment of real estate taxes and insurance and to arrange
for interim or blanket hazard insurance policies to cover any lapse in coverage. This becomes more
important with seriously delinquent loans because borrowers may have less incentive and ability to
make such tax or insurance payments. Loan administration procedures for real estate lending should
address:
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e Documentation requirements.

e Collateral administration, including the type and frequency of collateral evaluations.
e Loan closing and disbursements; payment processing; and loan payoffs.

e Hscrow monitoring and administration.

e Collection procedures and timing, including foreclosure procedures.

r\.

Timely collection of delinquent loans is a critical factoz@(tfoho performance. An association’s

written policies should provide for enhanced collecti as delinquency problems become more

e C(Claims processing.

e Servicing and participation agreements.

serious.
You should look for indications of delinquencgg%s thf and management are:

e Unaware of delinquency problems. @ « P
e Inaccurately reporting such pr‘o@the b%
e Not taking appropriate actio@ollect@ loan or foreclose, where appropriate.

Real Estate App @nd Evalution

Experience has showiythat the e LTV, the lower the likelihood of default and the lower the
amount of loss in the eventged t. While the sale of collateral is not an acceptable primary source of
repayment, the borrower’s in the home is an important factor in borrower motivation and should

be integrated into the lending decision. Real property provides protection to the lender should the
borrower’s circumstances change and he or she is unable to service the debt.

Thus, an adequate system of collateral appraisal or evaluation and review in accordance with 12 CFR
Part 564 is an essential element in sound real estate lending. A real estate appraiser should base the
market value estimate contained in the real estate appraisal or evaluation on the conveyed interest in
real estate on a cash or cash equivalent basis. Handbook Section 208 provides guidance and
examination procedures on real estate appraisals and evaluations.

Office of Thrift Supervision March 2007 Examination Handbook 212.9
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Portfolio Risk Management

Loan Review and Monitoring A sound real estate lending
policy should be augmented by
strong and effective internal
controls.

A sound real estate lending policy should be augmented by
strong and effective internal controls. These controls should
emphasize proper segregation and independence of duties
between:

e Loan officers who assist the customer and facilitate the application process.

e Loan administration personnel who disburse funds, collect Nnonts, and provide for the
timely receipt, review, and follow-up of all necessary mortiwan documentation.

\'\Q

e Accounting staff that record loan transactions.

e Loan review and internal audit staff.
To monitor credit quality and compliance wit bfz}esta pblicies and procedures, the savings
association should implement a system of int oan re mensurate with its size, tisk, and the

complexity of its lending and invest
loans or lending practices can often b
poorly structured or that is ngt
Unfortunately, such weaknesses

Review (IAR) system could prg

vities MagaBefnent’s inadequate response to problem
ced to_gn Nadequate loan review function, or one that is
ently dent of the officers who made the loans.

The Interagency Policy S, z‘e@on the AlloMguce for Loan and Lease L osses (ALLL) contains an attachment
on loan review syst rto A dix’A in Handbook Section 261 for the ALLL policy statement.
The loan review secti®dg sets fo #clines for establishing a prudent internal loan review program

that: 6

e Promptly identifies loans with potential credit weaknesses so that timely corrective action can
be taken to minimize losses.

e Assesses relevant trends that may affect collectability.

e Provides information to assess the adequacy of the ALLL.

e Assesses the adequacy of and adherence to internal loan policies.
e Evaluates the activities of lending personnel.

e Provides management and the board of directors with objective, accurate, and timely
information on the portfolio’s quality.
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e Includes all loans, whether originated or purchased.

e Includes sample coverage that is statistically valid and includes periodic reviews of high-dollar,
high-risk loans.

The purpose of the internal loan review or IAR is to assess overall asset quality, and identify specific
problem assets so that association management may implement corrective action. An effective IAR
should enable management to identify weaknesses in the loan portfolio and take appropriate corrective
actions when necessary, both with respect to individual loans and any weaknesses in the association’s
loan policies and procedures.

The guidelines list several important elements to an effective loan Iw gystem. These are:
e Qualifications and independence of loan review personnel\\

e Frequency, scope, and depth of reviews.

e Management review of findings and follow- upc%stwe action.

e Report distribution to appropriate staff, m@ment, oard of directors.

While each of these elements is import n eff e(oan review function, one of the most critical

elements is independence. Often thgm loan feJigwMunction is given to loan officers because they
t wghknesses early. This is acceptable as a first line of

are the most familiar with their 10 nd can_spo
review. However, associations s ox avol eliance on loan officers and their line supervisors for
iof odg#ent and the board of directors should ensure that loans
are also reviewed by indiv ho doWgt hfve control over the loans they review and are not part of,
or influenced by, a e apprgagl process.

loan review system.

Please refer to Appendix A %}@book Section 261 for a further discussion of an effective internal

Management Information Systems

Accurate and timely management information reports are key to a successful lending operation.
Management information systems (MIS) reports should enable management and the board of directors
to assess the performance of each loan product type (LTV, credit score, originating office, loan officer,
geographic location, and profitability); and the performance of the portfolio as a whole. This will enable
management to make changes to pootly performing, or unprofitable programs.

MIS reports may include:

e Summary reports showing trends in outstanding loans, new loan volume, delinquencies, and
portfolio yield by different product types and LTV.
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e Credit scoring distribution reports by portfolio, new volume, delinquency, and losses.
e Past due, nonaccrual, trial balance, and collections reports.
e [xtension and renewal reports.

e Reports on the volume and significance of underwriting exceptions.

You should ensure that MIS reports are:
e Used to monitor loan performance or improve the portfolio.
\ ¢
e Timely, accurate and appropriate to the size and complexity &16 sociation’s operations.

e Provided to both management and the board. Q

Automated Underwriting Considera \ Using automated underwriting
allows lenders to lower their

o&;@ *costs, simplify the application
, n

when they plan on selling loans in the s
market. Automated underwriting 4u
performance, statistical models, and wn o fi
evaluate whether a loan can be,s i the

underwriting services are Freddi@ LoagRrosp

Mortgage lenders use autom@unde elp them:

process, and save time.

or® and Fannie Mae’s Desktop Underwriter®.

e Determine the er Whi@é loan can be sold into the secondary market.

e [Dvaluate the credit, cojfe nd capacity of borrowers to make their monthly mortgage
payments.

e Identify the appropriate type of loan for the borrower.

Using automated underwriting allows lenders to lower their costs, simplify the application process, and
save time. It also helps lenders weigh all the strengths and weaknesses of the loan appropriately, in
accordance with historical experience so that worthy borrowers with minor weakness are not unjustly
rejected.

When a savings association designs and uses its own automated underwriting program, it should test
and validate the program prior to placing it in use and regularly thereafter.

A savings association may use such automated underwriting to facilitate loan analyses and verify that
such loans can be sold to the intended investor; however, it must perform its own underwriting to
determine if such loans are prudently underwritten and meet OTS and interagency guidelines.

212.12 Examination Handbook March 2007 Office of Thrift Supervision
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Interest Rate Risk Considerations

In addition to credit risk, mortgage lending, particularly long-term fixed rate loans, expose the savings
association to interest rate risk; that is the risk that the savings association’s liabilities will reprice faster
than its assets as interest rates rise, causing net interest margins and thus earnings to decline. In addition
to establishing sound lending policies, the association can mitigate other portfolio risks such as interest
rate and market risk, by hedging, by expanding its loan products to include adjustable-rate mortgage
(ARM) loans and 15-year mortgages, and by selling some or all of its most interest-rate sensitive
mortgages. Moreover, many savings associations sell residential mortgage loans in the secondary market
to reduce the interest-rate risk associated with funding long-term, fixed-rate assets with short-term
liabilities. This can also provide future fee income if the loans are sold with servicing retained. These
activities represent unique risks and are addressed in the MortgaK itk sections of the Handbook.

Compliance Considerations Q

As part of a sound lending program, the association ensure that all loans are made in accordance
with federal laws governing credit transactions. cou atlon 12 CFR § 563.27 prohibits a savings
association from advertising or misrepresenting itsfsgfvices cludmg the benefits, costs, terms, or
conditions of loans originated. Loans may no ¢ nfarke tended in a manner that causes the
lender to discriminate against borrowers o prohl \ y the fair lending laws such as the Fair
Housing Act, the Equal Credit Opporti¥gi t, Regflatigh B, or OTS Nondiscrimination regulations.
The Truth-In-Lending Act (TILA), as i entcgaby Regulation Z and its staff commentary, imposes
certain requirements with respect o Ypans dea ith the disclosure of teaser rates, ARM loan
features, negative amortlzatlo alloon payments. In addition, certain high-cost
mortgages defined by the H ners quity Protection Act provisions of TILA are subject
to specific restrictions. L also o evaluation under the Community Reinvestment Act
and implementing re @ part of tiNassociation’s performance in meeting the credit needs of its
community. (See th iance Se@'ls of the Examination Handbook for further discussion.)

Capital Considerati%

OTS regulation 12 CFR § 567.6 establishes a 50 percent risk weighting for qualifying mortgage loans.
Section 567.1 defines a qualifying mortgage loan as a loan that:

e s fully secured by a first lien on a 1-4 family residential property.

e Is underwritten in accordance with prudent underwriting standards, including standards relating
to the ratio of the loan amount to the value of the property (LTV ratio). See Appendix to 12
CFR § 560.101.

e Maintains an appropriate LTV ratio based on the amortized principal balance of the loan.

e s performing and is not more than 90 days past due.
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If a savings association holds both the first and junior liens on a residential property, and no other party
holds an intervening lien, the transaction is treated as a single first lien loan for purposes of determining
the LTV and appropriate risk weighting under § 567.6(a).

In essence, 1-4 family residential mortgages that are performing, are prudently underwritten, and have
loan-to-value ratios at origination of less than 90 percent, or are covered by private mortgage insurance,
may qualify for the 50 percent risk weighting. OTS has not specifically defined the term “prudently
underwritten” for purposes of determining compliance with 12 CFR § 567.1; however, OTS has long
held that to be prudently underwritten, a loan must be made in a safe and sound manner to ensure that
the borrower has the ability and willingness to repay the loan in a timely manner.

OTS allows savings associations flexibility in underwriting their loagg, based on many factors, including
borrower equity or LTV, the borrower’s credit standing (as egiden®d by a credit report and credit
score), sufficient cash flows to service the debt (as evidenced acceptable debt-to-income ratio or
other appropriate information), combined with other fa uch as a guarantee from a financially
responsible third party, private mortgage insurance, or m of other borrower assets that could be
used to liquidate the loan. K

Low-doc Residential Loans ‘
OTS will consider low-doc residential mo ru underwritten for purposes of meeting
the 50 percent capital risk We1ght1ng r ents& alifying residential mortgages, provided the

following conditions are met:

e The loans otherwise meet t 1rem § 567.1.
e The association ade@@ docu e Value of the security property pursuant to the
requirements of, art 56

e The association adequ y@:uments its analysis of each borrower’s credit history (as
evidenced by a credit re r credit score, for example).

e The association obtains borrower income and employment information on the signed
application and uses that information to determine the borrower’s ability to repay the loan. (No

income, no asset loans do not meet this requirement.)

e The loan possesses other credit strengths, such as high credit score or low LTV that mitigate
risks from limited documentation.

e Private mortgage insurance is required for loans with LTVs of 90 percent or more.

e The association performs ongoing risk analysis to monitor performance and risk of low-doc
lending and implements adequate and timely corrective action when needed.

e OTS has no major safety and soundness criticisms of the association’s lending program.
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To retain the 50 percent risk weighting, the loans should perform as well as well-documented qualifying
mortgages, given their risk profile, loss variance, and profitability. Should the performance on a
portfolio of low-doc mortgage loans decline to a level that presents safety and soundness concerns,
OTS may direct the savings association to risk weight some or all of the low-doc mortgages at 100
percent or higher.

Subprime Mortgage Loans

The interagency policy statement Expanded Guidance for Subprime Lending Programs addresses the capital
requirements for subprime mortgage loans. (OTS CEO Memo 137, issued February 2, 2001.) The
guidance states: “Given the higher risk inherent in subprime legding programs, examiners should
reasonably expect, as a starting point, that an association would hél aﬁital against such portfolios in
an amount that is one and one half to three times greater thy at is appropriate for non-subprime
assets of a similar type.” Therefore, if such programs otgmsgNse meet the above requirements, OTS
expects associations to hold capital of one and a half t Jtimes the 50 percent risk weighting for
qualifying 1-4 family mortgages (or more, depending X&overall risks involved).

itne borrowers typically have
akened credit histories that

SPECIFIC LOAN PRODUCTS e @ «,I lude payment delinquencies, and

UNDERWRITING CONSIDERATION

possibly more severe problems such
Subprime Mortgage Lend as charge-offs, judgments, and
bankruptcies.

The term subprime refers to the e chara @ ics of

the individual borrower. Su or 1cally

have weakened credit his at incl ment delinquencies, and possibly more severe problems
such as charge-offs,¢ S, and tc1es Generally, subprime borrowers will display a range of
credit risk characteristigs that ma e one or more of the following:

e Two or more 30-day d%naes in the last 12 months, or one or more 60-day delinquencies
in the last 24 months.

e Judgment, foreclosure, repossession, or charge-off in the prior 24 months.

e Bankruptcy in the last five years.

e Relatively high default probability as evidenced by, for example, a credit bureau score of 660 or
below (depending on the product or collateral), or other bureau or proprietary scores with an
equivalent default probability likelihood.

e Debt service-to-income ratio of 50 percent or greater, or otherwise limited ability to cover

family living expenses after deducting total monthly debt-service requirements from monthly
income.
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Subprime loans are loans to borrowers displaying one or more of these characteristics at the time of
origination or purchase. Such loans have a higher risk of default than loans to prime borrowers.

With subprime lending programs, financial institutions target subprime borrowers and offer them loans
at higher interest rates and loan fees than that offered to prime borrowers, based on the risk of the
loan. Since lenders charge a premium for the added risk of default, subprime loans can be more
profitable than standard risk loans, provided that the lender has accurately estimated default and loss
rates and has adequately priced the loans.

The banking agencies believe that responsible subprime lending can expand credit access for consumers
and offer attractive returns. However, the elevated levels of credit and other risks arising from these
activities require more intensive risk management and, often, addigjonal capital. A savings association
that is or plans to become engaged in subprime mortgage lendi zmw purchase of such loans) must
consider the additional risks inherent in this activity. It must &ne if these risks are acceptable and
can be controlled, given its staff, financial condition, size vel of capital support. If management
and the board decide to enter the subprime lending gu s, they must establish board-approved
policies and procedures, and internal controls to iden\'Qf, easure, monitor, and control the additional
risks.

.
In March 1999, the OTS, together with the ot anking & issued Interagency Guidance on Subprime
Lending, which provides detailed guidance t ners on 13- ime lending activities. (See Appendix A
of Handbook Section 217.) b 4

On February 2, 2001, the Agenéi Qed the %ded Guidance for Subprime Lending Programs (CEO
Memo 137). This expanded guid cuss, ervisory expectations for the ALLL regulatory capital,
examination review of subpf Ctivige sification of risk, and documentation for re-aging,
renewing, or extending dgh nt acc is guidance also discusses regulatory expectations for
the review and treat rtain potentlly abusive lending practices.

Adjustable Rate Mo% Loans

Unlike fixed-rate mortgages, @sfiere the interest rate does not change over the life of the loan, the
interest rate on an adjustable rate mortgage (ARM) is based on the movement of a predetermined
index. The rate is usually set as the function of the predetermined index plus an incremental amount
established at the initiation of the loan. This incremental amount is commonly referred to as the
margin. The combination of the index rate and the margin is referred to as the fully indexed rate.
Depending on the type of index the ARM is based on, the interest accrual rate can change monthly (lith
District Cost of Funds Index [COFI]) or annually (Constant Maturity Treasury Index [CMTI]). Some
ARMs are structured such that there are limits on the amount of the increases and decreases in the
interest accrual rate as the result of changes in the underlying rate index. These are called interest rate
“caps,” “ceilings,” and “floors.”

For most ARM loans, the borrower’s monthly payment amount is recalculated periodically to assure full
amortization of the loan over its remaining life at the current fully indexed interest rate.
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Teaser Rates and Interest Rate Buy Downs

One feature commonly associated with some ARM products is the “teaser” or low introductory interest
rate. This includes situations where borrowers receive a short-term subsidy or “buy down” on the loan
rate from the home seller or lender. Teaser rates are used to attract borrowers to do business with the
home seller or lender and help borrowers qualify for the loan. Teaser rates reduce the initial interest
accrual and monthly payment while the teaser rate is in effect, usually 12 to 36 months. At the
expiration of the teaser-rate term, the borrower’s monthly interest accrual is calculated at the fully in-
dexed rate.

OTS regulations place no specific restrictions on the structure of ARM loans. The adjustable rate
mortgage provisions of 12 CFR § 560.35 do not set limitations og periodic and lifetime interest-rate
adjustments. Thus, management has the flexibility to devel NA;’ down program provided it

underwrites and structures the program in a safe and sound m\ .

Qualifying ARM Borrowers Q

Loans that have adjustments to higher interest r ay lead to steep increases in payment burdens

and subsequent delinquencies if borrowers wer iginallenyqualified at low introductory rates,
ent burdens. It is important that

particularly borrowers with initial high de@yi comg
associations assess a borrower’s ability to for th
income against projected amortizing pd that Al wAult from a fully indexed or current market
interest rate.

Using the deep teaser rates to borys (penable some borrowers to qualify for loans that
they would not qualify for uxétarmal i N

shock to borrowers after t

high L'TVs, poor cregs tfries, high Abt-to-income, and low documentation are present. Savings

associations should mew borrow t an amortizing payment based on the fully indexed or market
thNda

mortgage rate as of te of ¢ ent.

Pricing of ARMs 6

The pricing of products and services offered by savings associations should be competitive, provide
sufficient yield to cover the operating expenses, funding costs, expected losses, and a reasonable risk
adjusted return on invested funds. The pricing of products and services should foster safe and sound
lending.

Some lenders may incorrectly
price ARMs because of a lack of
understanding of the “options” or

risks associated with ARMs.

Some lenders may incorrectly price ARMs because of a lack
of understanding of the “options” or risks associated with
ARMs. Lenders should price “promotional” mortgage loans,
such as adjustable “teaser” rate mortgages, to yield a
sufficient return over the life of the loan. Mortgage docu-
ments should state precisely which index is used and when the rate may be adjusted.
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One method to determine if lenders are appropriately pricing ARMs is to compare the expected returns
on originated ARMs with yields on comparable ARMs in the secondary market. Specifically, you can
compare secondary market data to determine whether the points the association receives for originating
the ARM compensate it for the discount that the secondary market requires to accept the risks of that
ARM. If the required discount is larger than the fees the association receives for originating the ARM,
you might conclude the association is not pricing its ARMs appropriately.

Accounting Treatment

Where the buy down payment is in the form of a single, lump sum representing a portion of the
interest due during the buy down period, the association should include the payment with other
deferred fees and loan costs to determine the net deferred fees f§g the,loan. The association should
amortize such net deferred fees over the life of the loan using thg inteMNest (level yield) method pursuant
to SFAS No. 91. Such accounting is required for any type of | ether fixed-rate or adjustable-rate,
in connection with making a buy down payment.

Savings associations should take into consideration letence of any buy down arrangement in
determining the value of the property. If the amofin} of the buy down is reflected through an increase
in the property’s sale price to a level higher ti%n ident{Caljgraperty in the local market on which

no buy down is offered, then the appraisal sh eflect t

Alternative or Nontraditiona@ortg roducts (AMP)

Lenders have developed a Variety‘ s desi. ?b reduce interest rate risk, make mortgages more
affordable, and avoid the paymefit f¥ctuati ically associated with conventional adjustable rate
mortgages. On October 4, 2 c O er with the other bank and credit union regulatory
agencies issued Interagen doice on NoWgadittonal Mortgage Product Risks.

The Guidance applieSo all federall red depository institutions, their subsidiaries, and affiliates. It
also applies to loans pu chasg f or sold to others. While it specifically applies to nontraditional

mortgages, the principles in idance apply to all mortgage loans with similar features. See
Appendix F for the full text e Guidance.

The Guidance defines the alternative mortgage products as:

e “Interest-only” mortgages — a borrower pays no loan principal for the first few years of the
loan.

e “Payment option” adjustable-rate mortgages (ARMs) — a borrower has flexible payment options
with the potential for negative amortization.

The Guidance instructs institutions to review and analyze several factors when underwriting these types
of loans. Additionally, the Guidance sets forth supervisory expectations for institutions that originate or
service alternative mortgage loans, including:

212.18 Examination Handbook March 2007 Office of Thrift Supervision



http://www.ots.treas.gov/docs/4/422335.pdf

Asset Quality Section 212

e DPortfolio and Risk Management Practices. Financial institutions should have strong risk
management practices, capital levels commensurate with risk, adequate allowances for loan
losses, and strong systems and controls for establishing and maintaining relationships with third
parties.

e Loan Terms and Underwriting Standards. Institutions should establish prudent lending policies
and underwriting standards for alternative mortgage products that include consideration of a
borrower’s repayment capacity.

— OTS recognizes that an institution’s underwriting criteria are based on multiple factors
that are jointly considered in the qualification process,and that a range of reasonable
tolerances may be developed for each factor. \ ¢

— Savings associations should set the initial i %\tae or start rate for alternative
mortgage products in a manner consiste udent risk management practices,
since a start rate substantially below the \ ate for the loan may lead to negative

amortization or payment shock.
O

e Risk Layering. Financial institution;@%er mulroduct features may increase the
potential risks of alternative mo rodug| Ingtittutions should perform adequate
underwriting analysis and consi rengthepin§ borrower qualification standards when loan
products have several highesfis\features %dlt risk factors. These may include:

N
— Reduced or no ntati @customer verification.
— High I . @
—  Borrowers¥vith oo@% histories.
— Simultaneous sec mortgages.
e Consumer Protection. Institutions should implement programs and practices designed to

ensure that consumers receive clear and balanced information to help them make informed
decisions while shopping for and selecting alternative mortgage loans.

— Providing this information to consumers serves as an important supplement to
disclosures required under the Truth in Lending Act, Regulation Z, or other laws.

— Such information should apprise consumers of, among other things, the potential for
negative amortization, whether prepayment penalties apply, and the costs associated
with reduced documentation mortgages.
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Many savings associations have successfully offered alternative mortgage products for many years. OTS
is aware that the experience of these institutions provides insight into successful risk management
practices and disclosures. The Guidance provides flexibility in the methods and approaches an
institution can incorporate into its underwriting standards to appropriately mitigate risks associated with
alternative mortgage products. Accordingly, institutions should strive to incorporate the standards set
forth in the Guidance and balance any inherent risks through sound risk management practices,
implementation of strong control systems, prudent underwriting, and portfolio monitoring to offset the
risks of negative amortization.

Following is a discussion of alternative mortgage product features.

Negative Amortization \ ¢

Lenders may structure some ARM products such that they g%ely amortize under certain interest
rate scenarios. With conventional fixed-rate mortgages, th st accrual rate and annual payment are
held constant over the life of the loan, and a portion o nthly payment reduces the outstanding
principal balance of the loan. Some loans have flexib ent features, such as option ARMs, where
borrowers have the option of making fully amdgtiflin payrnents interest only payments, or a low,
minimum payment. The minimum required pagmeng§femain stht for a specified period; then the

loan recasts so the loan fully amortizes over @ maini rm. If the borrower only makes the
minimum required payment during thg off ;iu periog, a paid interest is added to the principal
balance, thus increasing the outstandi amo t\The minimum payment on option ARM loans
typically increases 7.5 percent each ring fcﬁt n period. Option ARM loans also have caps
that limit the loan balance 1ncrease\ negag#e amortization, to 110 percent to 125 percent of
the original loan amount.

Negatively amortizing m 8 glve roWers payment flexibility, the option of reduced monthly
payments, and if bq e re qua d at the low, minimum payment, allows them to borrow more
than they could other® se afford allows them to free up monthly income for other purposes.

The disadvantage of negatl%nortlzmg loans is that the monthly payment will increase significantly
after the option period expir@#the loan is recast, and the amortization period begins. This may place
borrowers in danger of default if they cannot afford the higher monthly payments. In addition, there is
the risk that the borrower’s equity will decrease if they make only the minimum required payments
during the option period. This decline in borrower equity will accelerate during periods when interest
rates are high.

Another disadvantage is that negatively amortizing loans are less liquid than fully amortizing loans when
borrowers make only the minimum required payments.

Savings associations that offer negatively amortizing mortgages should establish identify, measure,
monitor and control the risks associated with these loans. Associations should implement sound
underwriting criteria and property valuation standards, as well as controls to monitor and manage the
additional risks from negatively amortizing lending.
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Savings associations should also ensure that the borrowers are able to make the higher required
payments after the loans are recast. In general, savings associations should qualify borrowers at an
amortizing payment based on the fully indexed or market mortgage rate as of the date of commitment.

Rather than focusing on loan products with negative amortization features, you can better evaluate risk
by focusing your attention on loans where borrowers are only making the minimum required payments.
Borrowers that chronically make only the minimum payment may be at risk should rates increase or
they experience financial difficulties. You should also determine the amount of mortgages in the
portfolio that actually negatively amortize as opposed to those where the loan contract merely allows it.

NegAm loans should not be considered high LTV loans (pursuant to 12 CFR {§ 560.100-101) just
because of a commitment by the lender to allow the loan balance Nggtlvely amortize to a level that
exceeds the supervisory LTV limits. Because the NegAm com is conditional and because the
borrower may elect to pay a higher payment so that negative zation does not occur or would be
limited, the loan would only become a high LTV loan \loan balance actually increases to 90
percent or higher of the real estate’s value at ongmatlon

See Appendix C for a more detailed discussion of ‘fetvely amortizing loans.

Interest-only  (I/O)  mortgages
associations that offer I/O mortgages

increasingly popular. With a typical l‘@ ﬁxe?ﬁ
nd a

( b X3
Interest-only Mortgage Loans 6
2 @!Comiﬂ extremely important that savings

mortgage, a portion of the er’s  monthl establish sound underwriting criteria
b
payment pays the interest accr to ensure that the borrowers are well

portion of the payment red\%1 priges ount suited for these loans.

of the loan. Over the te e 1oa%rincipal

balance is repaid in qﬁ%mparlson ith an 1/O mortgage, the borrower’s monthly payments are
1

structured to repay tNInterest acc ach month, with no portion to reduce the principal. Thus, the
loan balance does not &ecregge ¢ the interest-only petiod. Most I/O mortgages have an interest-
only period and an amorﬁ% criod. Typically the I/O petiod is five years, and the amortization
period is 25 years. I/O loans n have a 5-year fixed interest rate, which is lower than the interest rate
on a typical 30-year fixed-rate mortgage. The loan then has a 25-year adjustable-rate, fully amortizing
period.

I/O mortgages allow borrowers to reduce their monthly payments, often allowing them to borrow
more than they could otherwise afford, or to free up their income for other purposes. The disadvantage
of I/O loans is that the monthly payment will inevitably increase significantly after the interest-only
period expires and the amortization period begins. This may place borrowers in danger of default if
they cannot afford the higher monthly payments.

1/0 loans are also less liquid than fully amortizing loans, because the borrower pays no principal for
the first five years. This may be an advantage or a disadvantage, depending on the association’s liquidity
needs and its other investment alternatives.
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It is extremely important that savings associations that offer 1/O mortgages establish sound
underwriting criteria to ensure that the borrowers are well suited for these loans. The primary factor to
consider is the borrower’s ability to make higher payments after the expiration of the I/O petiod.

Qualifying I/O Borrowers

It is important that associations qualify borrowers by measuring current income against projected
larger, amortizing payments after the interest rate and the I/O period expires.

As with any lending program, OTS expects savings associations to identify, measure, monitor, and
control the risks of their lending activities. Therefore, a prudent strategy may be to limit the
association's investment or sell most I/O production until man&nept fully understands and can
control the risks involved with this product. \

You should review 1/O programs and assess whether ma nt is conducting the program in a safe
and sound manner, identifying and controlling the riskg, 2 onitoring the performance of the I/O
portfolio. Appropriate MIS and performance reporti &anagement and the board of directors is an
essential element in this process. ‘\

Q-
Home Equity and Second Mort%néLoan%

omfﬁe{s’ needs by allowing them to take out second
ome are education, consolidate bills, start a business,
offers secc%\ortgage or home equity loans for shorter terms
i rtgage loan products. When home equity and second

arketplace, the maximum amount financed would
@.ﬂome, less the amount of the borrower’s first mortgage.

excellent performance experience with these loans.

For years, savings associations accomm
mortgages to make improvements t

Over the past few yedrs, lepd ave offered various higher risk home equity products, such as
subprime home equity loa ome equity lines of credit up to 100 percent of the value of the
home, when combined with first mortgage. Some lenders (many of them unregulated) offer home

equity loans up to 125 percent of the value of the borrower’s home. The higher risks associated with
this lending is discussed in the Interagency Guidance on High 1.1 Residential Real Estate 1ending. (See
Appendix D.)

Because of the higher risk associated with subprime and high LTV home equity loans, savings
associations should consider the Credit Risk Management Guidance for Home Equity Lending issued by the
OTS together with the other banking agencies on May 16, 2005. (See Appendix E.) The guidance
outlines OTS’s expectations for savings associations with home equity lending programs to implement
sound risk management practices. Savings associations should also adhere to the Interagency
Guidelines and the RELS Rule, as well as other applicable rules and guidelines. The association should
determine whether such a program is appropriate taking into account its staff resources, capital levels,
and other risk exposures inherent in the association’s asset structure. Savings associations should
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establish prudent lending standards, credit management, servicing and collections procedures to
identify, measure, monitor, and control the risks associated with such lending.

e Lending Standards. Savings association lending policies relating to its home lending program
should be appropriate given the size and financial condition of the association, the expertise and
size of the lending staff, the need to avoid undue concentrations of risk, market conditions, and
compliance with real estate laws and regulations. The policy should also cleatly state the goals of
the association’s home lending program.

Some high LTV home equity lenders offset the higher credit risks inherent in low security or
unsecured lending by requiring higher credit bureau scores. Lenders may also use other
strategies such as setting maximum debt to income ratios that it 3 borrower’s total monthly
debt burden to prudent levels, and establishing maxim 1 amounts and length of
%h no caps, it is also appropriate
ection.

e Credit Management. Once loans are on the B&% a savings association should perform
periodic risk assessments through loan revi portfolio monitoring. Monitoring should
include the evaluation of trends in loan wglumd/delingt { & nonperforming and classified
loans, as well as losses and the adequac a minimum, associations should
segregate portfolios by LTV ratio (guc 80 to 9 p t, 90 to 99 percent, and 100 to 109

percent) and analyze them separ, = Whenft ﬁrst mortgage is with another lender,
associations should include the e balﬁﬁl the other lender in calculating LTV. It is
not necessary that an exact fi rtgace bal be obtained for this purpose; associations
may use the balance of the @ortga igination or a reasonable approximation based on
expected amortization. 4SS0 roves loans using credit scores, it should track
performance by peri dlt sc updates The association should make adjustments to
underwriting stg @ nd loagmgdmihistration and collection procedures when performance

does not meet expggtations o® mic cycles dictate added concern.

e Servicing and Collect .JBecause foreclosure is seldom a cost effective option, lenders that
engage in high LTV hom® equity lending often need to make special efforts to develop and
maintain effective servicing and collection procedures. Lenders involved in subprime lending
stress that their collection efforts focus on quickly contacting a delinquent borrower,
understanding the reason for the delinquency, and providing borrower counseling when
necessary. Associations need to ensure they can absorb the costs associated with a more
intensive loan servicing and collection function.

e Other Strategies to Minimize Risk. To further minimize risk, associations may want to adopt
strategies more pertinent to the unique nature of subprime or high LTV home equity loans. For
example, when a borrower uses the loan to consolidate other debts, borrowers may reload on
credit card debt after taking out the home equity loan. Lenders might design procedures to
prevent this, such as paying off other creditors directly from the loan proceeds and limiting
“cash out” funds. Lenders may also monitor subsequent charge account activity by updating
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credit bureau reports on a regular basis. When credit report data indicates a decline in the
borrower’s credit standing, lenders should consider taking action to limit their exposure, such as
curtailing further advances on open-end lines of credit.

Addendum to Credit Risk Management Guidance for Home Equity Lending

In September 20006, the federal banking agencies amended the Credit Risk Management for Home Equity
Lending guidance to provide additional guidance for managing risks associated with open-end home
equity lines of credit (HELOC:S) that contain interest-only features. While HELOCs with these features
may provide flexibility for consumers, OTS is concerned that consumers may not fully understand the
product terms and associated risks. This addendum (See Appendix F) provides guidance addressing the
timing and content of communications with consumers obtain&tigterest—only HELOCs. These
consumer protection recommendations are similar to the guidagge cowtained in the Interagency Guidance
on Nontraditional Mortgage Product Risks (September 20006) for ¢ &nd home purchase, refinance, and

home equity mortgage products. Q

Manufactured Home Financing
uflLto de% #omes built to Housing and Urban
c

Congress designated the term “manufactured
i@ stabhst@ Manufactured Home Construction
bre-egipts 1 building codes. Manufactured homes

Development (HUD) building code (HUD ca
and Safety Standards Act of 1976. H

have a permanent chassis. Modular, pa Tkit a her homes without a permanent chassis are not
considered manufactured homes. M anuf‘cﬁ omes have evolved from their distant origins
as travel trailers or mobile homes are algaost aefer moved from their original site. Today, about
three-fourths of new unit sales 0 Iti-se mes, and two-thirds are placed on the buyer’s land.

In most states, manufa ornes ¢ Otfiginally titled as personal property or chattel. To be
considered real est me’s ls axles, and hitch must be removed and the home must be
permanently attachedo the la ch cases, personal property title is surrendered and the home

converted to real property 1% nce with state and local requirements.

Pursuant to section S(C) (1)(J)sf the HOLA, a federal savings association may invest in manufactured
home chattel paper’ and interests therein without limitation as to percentage of assets. This authority
includes dealer inventory and retail financing.

Additionally, a savings association may invest in manufactured homes secured by a combination of the
manufactured home and real estate. If the manufactured home is permanently affixed to a foundation, a
savings association may treat a loan secured by a combination of manufactured home and lot on which
it sits as a home loan and report it as such on its Thrift Financial Reports. Such loans are subject to the
LTV and other requirements of the Interagency Guidelines, at 12 CFR § 560.101.

3 The term “manufactured home chattel paper” means a document evidencing an installment sales contract or a loan or interest in a loan
secured by a lien on one or more manufactured homes and equipment installed or to be installed therein.
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Lenders engaged in manufactured housing finance must carefully manage the risk of collateral
depreciation. Savings associations should establish conservative underwriting standards, prudent LTV
limits and amortization schedules, and rigorous appraisal standards for manufactured home lending.
Professional appraisers with specific experience in valuing manufactured homes should conduct the
appraisals. Fannie Mae and Freddie Mac purchase mortgages secured by manufactured homes, subject
to specific underwriting guidelines. Mortgage insurance is available from private mortgage insurers and
Federal Housing Administration (FHA) for loans secured by manufactured homes.

Reverse Mortgage Loans

Over two-thirds of this country’s senior citizens own their homes. While almost 80 percent of the
homes are owned free of any liens or encumbrances, many seniorfN{indgthemselves in the position of
being “house rich but cash poor.” In response to this probl sotde lenders have developed loan
products referred to as reverse mortgage loans.

Reverse mortgage loans are a form of credit extensic@ed by first mortgages on single-family
residences. As the term implies, reverse mortgage lo the reverse of traditional mortgage loans.
Instead of borrowing a lump sum and repaying itfovfr \ime, borrowers receive loan proceeds either in
the form of a line of credit (typically about 30 gercerfgfto 40 teof the property’s value, which they
can draw on when they need it) or in regul nthly . The advances may either be for a
specified number of months (“term” lo n@ ay bg pat long as the borrower lives in the home
(“tenure” loans). Regardless of the adv: ature 6t Yhe loan (term, tenure, or line of credit), reverse
mortgage loans do not have ﬁxed m ates. fb ture when the borrower either dies or moves.
If there are two borrowers, the loa\ tures ywhen survivor dies or moves. At that time, lenders are

repaid out of the proceeds fro ale o me, and the lendet’s recovery from the borrower or
the estate will be limited to %p oceg e sale of the home. As with conventional mortgage
loans, the lender accrues i on the tstandmg balance until the loan is repaid.

For a typical mortgadg loan, the ount is based on a percentage of the appraised value or sales
price, and is repaid by the hagrdgfey(s) through monthly payments over a fixed loan term, so that the
loan amount in relation to perty’s value typically decreases over time. Reverse mortgages, on the

other hand, start out with a®™6w LTV ratio that typically increases over time as the lender makes
advances to the borrower(s) and interest accrues on the unpaid balance.

The amount of the monthly payments or advances the borrower(s) receive for either term or tenure
reverse mortgage loans depends on the estimated loan maturity, the interest rate, and the value of the
home. Lenders use mortality and relocation tables to estimate the loan maturity. For tenure loans, the
number of months to maturity equates to the number of payments the lender will have to make to the
borrower(s). For example, under the FHA reverse mortgage program, a 65-year-old woman, with
$100,000 in home equity, might receive $234 per month for life. An 85-year-old woman with $100,000
in home equity might receive $604 per month. The reason for the increase in payment amounts to the
85-year old borrower is that the number of payments the lender expects to pay is much lower than for
the 65-year old borrower.
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Other factors that affect monthly payments are the expected appreciation or depreciation of the home
and whether the borrower receives an up-front advance in addition to monthly payments. The FHA
program uses very conservative life expectancy assumptions in its payment model, so monthly
payments are often lower than with private programs that use standard life insurance mortality tables.

Reverse mortgage loans are attractive from a consumer standpoint in that they enable borrowers to use
the equity in their homes to produce monthly cash income while they remain in their homes. OTS
encourages associations to engage in lending programs that meet identified community credit needs,
provided the association conducts them in a safe and sound manner. While reverse mortgage loans may
be responsive to a particular community’s credit needs, their structure presents several challenges to
lenders, including:

over the life of the loan.

.
e The management of risks associated with changes in tl&% and condition of the property

e The uncertainty over the loan term, the number@\ents that will be made to the borrower.

e The general lack of experience among ma rs with reverse mortgage products.
0
Therefore, it is incumbent on management the bo 1rectors to carefully assess all risks
associated with any proposed reverse flend] am and determine to what degree the

association can offset or tolerate such r&

Furthermore, as with all new lendig®\pr&grams, sav1 associations should limit their reverse mortgage

investments until they gain suffficidt ex c in dealing with the unusual characteristics of the
product. As reverse mortga y real estate, they are subject to the RELS regulation
ction

and Interagency Guidehn@

Appendix B containNgm8te detaﬂ@scussmn of the risks associated with reverse mortgage loans, as
well as accounting and 8ther ol@sues.

REFERENCES

United States Code (12 USC)

Home Owners’ Loan Act

§ 1464(5)(c)(1) Loans or Investments without Percentage of Assets Limitations

§ 1464(5)(c)(2) Loans or Investments Limited to a Percentage of Assets or Capital
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Code of Federal Regulations (12 CFR)

Part 528
Part 535
Part 560
560.100-101
§ 560.170

§ 563.43

Part 564
§ 567.1
§ 567.6
Part 570
§ 590.3

§ 590.4

Nondiscrimination Requirements
Prohibited Consumer Credit Policies
Lending and Investment

Real Estate Lending Standards
Establishment and Maintenance of Records

Loans by Savings Associations to Their XCN@ Officers, Directors and
Principal Shareholders \

Appraisals
Qualifying Mortgage Loan (L\
Risk-based Capital Cre

%%ones
Safety and Soun andaﬂ
Operations tion)

Consum@ tecti S for Federally Related Loans, Mortgages, Credit Sales

and P@\ces S@ irst Liens on Residential Manufactured Housing
&

Office of Thrift gpervi@%uidance

CEO Memos
CEO 103

CEO 137

CEO 222

CEO 244

Uniform Retail Credit and Account Management Policy
Expanded Guidance for Subprime Lending Programs
Credit Risk Management Guidance for Home Equity Lending

Interagency Guidance on Nontraditional Mortgage Product Risks
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Regulatory and Thrift Bulletins

RB 3b Policy Statement on Growth for Federal Savings Associations

TB 13a Management of Interest Rate Risk, Investment Securities, and Derivatives
Activities

TB 55a Interagency Appraisal and Evaluation Guidelines

TB 72a Interagency Guidance on High Loan-to-Value Residential Real Estate Lending

Handbook Sections \

Section 208 Appraisals '\

Section 217 Consumer Lending, Appendix A\ ncy Guidance on Subprime Lending

Section 261 Adequacy of Valuation All ppendlx A, Effective Internal Asset
Review Systems

Section 410 Financial Reports an

Section 1100

Section 1200

Section 1300

Section 1400

Comphance Ex : ?B% t Program
Fair Lenc@
Cons oan<? @ulatlons

Q@Jance s afid Regulations

Financial Accountl@dards Board, Statement of Financial
Accounting Standard

No. 5

No. 34

No. 67

No. 91

No. 133

Specifies GAAP Accounting for Losses and Contingencies

Capitalization of Interest Cost

Accounting for Costs and Initial Rental Operations of Real Estate Projects
Specifies GAAP Accounting for Loan Fees

Accounting for Derivatives
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Other References

Fannie Mae and Freddie Mac Underwriting Guidelines

FHA Underwriting Guidelines
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One- to Four-Family Residential Real Estate Lending

Program

EXAMINATION OBJECTIVES

To evaluate the one- to four- (1-4) family residential loan portfolio for credit quality and risk.

To determine if a savings association’s lending policies regarding real estate lending activities are
adequate, in conformance with the Real Estate Lending Standards (RELS), and appropriate to the size
and complexity of the association’s lending operations.

To assess management’s and lending personnel’s conformance with established policies and guidelines,
and compliance with applicable laws and regulations.

To determine if a savings association’s risk management Ns and internal controls regarding
residential real estate lending activities are adequate. :

To initiate corrective action as appropﬁate

EXAMINATION PROCEDURES 0

You should conduct the following e n@ t ce in conjunction with the Examination
Handbook, Section 201, Overv1ew res t ing together a review of the entire lending
function(s) of an association. savm iation has multiple loan departments (e.g.,
segregated by lending type(s)) the er tgam wallluse the aggregate findings to arrive at an overall
assessment of the lending func d thﬁ% risk and quality of the entire loan portfolio. As such,
the examiner-in-charge (EI miner responsible for Asset Quality should avoid
duplication of efforts_b rlng anNExc ange of information and results from each examiner
responsible for the sset q@ sections.

LEVEL | @ WKP. REF.

This section expands on the general lending discussion in Section 201 to address additional
policy guidelines specific to 1-4 family residential mortgage lending.

1. Review Section 201 Level I findings to determine whether the loan policies and
procedures include guidance related to the types of 1-4 family residential lending
programs the association offers, and whether the portfolio risk management
practices and internal controls adequately address these programs.

Exam Date:
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Reviewed By:
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One- to Four-Family Residential Real Estate Lending

Program

WKP. REF.

2. Verify that the lending policies and practices are consistent with the RELS (12
CFR §§ 560.100-101) and the Interagency Guidelines for Real Estate Lending
Policies, the Interagency Guidance on High LTV Residential Real Estate Lending
(Interagency LTV Guidance) (Appendix D to this Handbook Section), and the
Interagency Guidance on Nontraditional Mortgage Product Risks (CEO
Memorandum 244). Verify that the lending policies and procedures are appropriate
for the nature and risk of the real estate lending activities conducted.

to what extent the association makes nontraditional of subprime
mortgages. Identify any new lending activities, pr strategles to evaluate
as part of this review.

e Determine whether the association’s len®ogra corporate risk

layering features such as high LTV ] ng,’simu % second mortgages,

3. Determine the types of 1-4 family residential loan progr& d note whether and

or limited documentation.
4. Review loan portfolio perﬁ)@? for the xglbs mortgage products offered.

Ensure that the associatio rop tified loans by various risk elements.

e Identify any erce con@s’nd determine whether additional review
is needed uch rn

5. Review the audit repoﬁreceding report of examination and all lending

related exceptions noted, and determine if management took appropriate
corrective action.
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One- to Four-Family Residential Real Estate Lending

Program

WKP. REF.

6.  In conjunction with the board and management report reviews in Examination
Handbook Sections 260, 310, and 330, ascertain if any problems or concerns
regarding real estate lending were noted.

7. Review MIS reports related to 1-4 family residential lending to identify potential
areas of concern and to assess the adequacy of reporting to the board of directors
and management on the performance of the real estate portfoNcr@nds,

delinquencies, exceptions, losses, collections, etc.). \

8. Verify that the association is propetly classifym ue 1 4 family mortgages and
home equity loans in accordance with the U Retall Credit and Account

Management Policy. E

9. Participate in the Level I revie tion orNiscuss findings with the EIC to
ensure that the association?@al practiceg ghe sound and do not otherwise

impact the risk of the assc@ s le perations.

) Q.
10.  Coordinate WQ}&winers re ing compliance management to ensure that the

association adequiitely cov ¢ 1-4 family residential lending within the scope of
the compliance mana% versight, and that there are no material violations of
consumer lending laws eficiencies in the compliance management function
that could impact the risk profile of the real estate loan portfolio.

11. Review Level II procedures and perform those necessary to test, support, and
present conclusions derived from performance of Level I procedures. Where you
determine that the association has sound underwriting policies and practices, and
strong internal controls and risk management practices, you might limit your
review to higher risk lending activities (e.g., subprime lending), areas with identified
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One- to Four-Family Residential Real Estate Lending

Program

WKP. REF.

performance concerns, or newer lending activities or programs (e.g., interest-only
loan programs) where the association’s track record is limited.

12. Based on your Level I review, determine the need for sampling of homogeneous
assets.

LevVEL Il '\ ¢

One- to Four-Family Residential Lending Q\
1. Determine whether the association has establi Sil‘or cedures to verify borrower
provided information (such as sending out verificgtion gfgeposit letters and
.

verification of income letters). t E
A ¢

v

2. Determine whether the assqci S esta% dequate procedures to perfect its

interest in the security pro& \ 2

yield to cover tii§operatin es, funding costs, and risk premium attendant to

the extension of credi%

3. Verify that th crvdon ade;ztel prices mortgage loans to provide sufficient

4. If applicable, determine whether the association has appropriate controls, oversight,
and underwriting policies and procedures to address low-doc loan programs.

Exam Date:
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One- to Four-Family Residential Real Estate Lending

Program

WKP. REF.

5. For FHA-insured and VA-guaranteed loans:

e Determine that a valid certificate of insurance or guaranty is on file by reviewing
management’s procedures to obtain such insurance or guaranty or by test
checking a representative sample of such loans.

e Determine that required delinquency reports are being submitted.

N

6.  Verify that the points the association receives for ori@7 the ARM loans
compensate the association for the discount that tg s dary market would
demand to accept the risks of that ARM produc

Adjustable Rate Mortgages

.
7. Determine which index (Treasury bil count basis or on the
constant-maturity yield rate) the a on us r*adjustable rate mortgages

(including interest-only mortg;
state precisely which index ¢

erify t(abs ciation’s mortgage documents

7.
8. For discounte i, or “tegser” WRMs:

e Determine if the a C@'l s current pricing structure or policy is sufficient to
cover the associa peration expenses, funding costs, and risk premium. If
not, determine the dness of management’s strategy. Note if any of the
following conditions are present:

— Deeply discounted ARMs, even in periods of stable or falling interest rates,
may not reach profitability until at least two or three repricings occur.

— Any interest-rate movement above the yearly interest-rate cap must be
absorbed by the association.

— Refinancing existing ARMs at lower rates offered on new ARMs reduces
the opportunity to recoup initial losses in subsequent repricings.

Exam Date:
Prepared By:
Reviewed By:
Docket #:

Office of Thrift Supervision March 2007 Examination Handbook 212P.5



One- to Four-Family Residential Real Estate Lending

Program

WKP. REF.

e Determine if the association’s lending policies and procedures and underwriting
guidelines adequately address the increased default risk by qualifying borrowers
at the fully indexed rate.

9. Verify that the association propetly accounts for interest rate buy downs according
to SFAS No. 91.

Home Equity Lending \\ *

10.  If the association originates home equity loans, verif \he association:

e Adheres to the guidance set forth in the Int ag&y LTV Guidance regarding
high LTV loans.

0
e Has adequate underwriting procedur
e Has an adequate servicing an nd staffing.

e Has adequate monitoring a d rtmg

Negative Amortization and

% t Oniz

11.  If applicable, g @ n@ whethgg the ®ssociation has underwriting policies and
procedures tha{dequately ad loans with the potential for negative
amorttization, includingd n the amount of negative amortization allowed on a
loan compared with i ent market value.

e Determine that the underwriting for such loans conforms with OTS guidance in

this section as well as the Interagency Guidance for Nontraditional Mortgage
Product Risks.

e Assess the level of such loans with chronic negative amortization.

Exam Date:
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One- to Four-Family Residential Real Estate Lending

12.

Determine if the association (and brokers, if applicable) provide borrowers with
adequate information concerning the payment options, negative amortization if only
the minimum payments are made, and reset provisions of loans with negative
amortization features.

WKP. REF.

Subprime Mortgage Lending

13.

14.

15.

16.

TS
If the association is engaging in subprime mortgage lendinK% that the

association:

e Segregates its subprime loans to manage risks gntor performance.

e Follows the Interagency Subprime Lend idance and the Expanded
Subprime Lending Guidance. %

( D TS
e Has sufficient staff training and reso@ to ma% additional collection
burden. @ p
e Has sufficient ALLL and cg:i cov?'% ditional risks inherent in its

subprime lending operat]

P

If the associatio %ybtid 2-2or 5-27 ARM loans, verify that underwriting
‘@l O
t te.

standards req wers t@ah’ y at the fully indexed rate, and not the start or

“teaser” interes @

™~ 4

As appropriate, conduct additional subprime lending examination procedures
detailed in Appendix B of Handbook Section 217.

Select a sample of subprime loans for review and analyses. Sampling is mandatory
for associations with subprime lending programs.
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Program

WKP. REF.

Reverse Mortgage Loans

17.

18.

Determine if the association engages in reverse mortgage lending. If so, verify that
the association:

e Calculates the risk-based capital requirement separately for each reverse
mortgage loan.

e Assesses each borrower’s life expectancy for each reverse mortgage loan.

e Performs a sensitivity analysis on the reverse mortgage loNxogram’s

profitability for: \\

— A range of alternative mortality rates.

— A variety of possible appreciation and KN n scenarios.

Determine whether the association strucé revers e loan contracts to
t

withhold the appreciation portion of until a 1at10n actually occurs.

.
Manufactured Home Financing \

19.

Determine whether ciati s in manufactured home financing. If so,
determine whe ssociation:

e s originatindesidenti
manufactured hogfles;
that is insured or g

state loans secured by permanently affixed
dlvesting in retail manufactured home chattel paper
teed.

e Has adequate underwriting standards, policies and procedures specific to
manufactured home financing.

e Has staff with expertise in this area.
e Has adequate loan administrative and collections for this lending activity.
e Has adequate ALLL.

e Uses professional appraisers experienced in manufactured home valuation.

Exam Date:
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One- to Four-Family Residential Real Estate Lending

Program

WKP. REF.

e Sells manufactured home chattel paper without recourse.

Sampling

20.  If concerns are noted in reviews, select for review a sample of 1-4 family mortgages.
You should base this decision on the performance of those portfolios, whether the
association offers new loan programs, and the adequacy of the association’s lending
policies, practices, oversight, and controls. Focus transactional testing on the higher
risk areas. Use transactional testing to provide reasonable co &m@ that the
conclusions regarding 1-4 family residential lending are va

AN

CONCLUSIONS \'\\)

1. Summarize findings, obtain managemen s&s, & programs and the
continuing examination file (CEF) Wlth forma will facilitate future

examinations. File exception sheeta gener«ﬁly

2. Ensure that your review n@\he ob@s of this Handbook Section. State your

riate recommendations for any necessary

findings and conclu51o well 2
corrective measi e approp ate work papers and report pages.

o2

EXAMINER’S SUMMA RECOMMENDATIONS, AND COMMENTS
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Real Estate Mortgage Lending

Questionnaire

Yes No

GENERAL QUESTIONNAIRE

Real Estate Loan Policies

1. Has the board of directors adopted written real estate loan policies that define:
e Geographic lending areas?

* Acceptable types of properties?

* Lending authority of committees and individual officers? N .
ecific types of mortgage

¢ Minimum financial information required for borrower N

loans?
e Minimum appraisal standards for real estate rﬂc\&ans?

e Maximum advance as a percentage of ap;(?e( value or purchase price?
* Limits on the amount of negative ardgrtize¥ion T a mortgage compared
with its current market value?
/

e Sound review standards.fo@kestate Io%lications that require the underwriting
analysis/decision be d(@g ed?

«  Minimum standard an d% ion?

e Limitation @umber or a
contractor? @

e Limitations on th%@’type, or amount of loans purchased or sold by the institu-

¢ Maximum loan maturities? @

nt of loans involving any individual borrower or

tion?

e Minimum standards for qualification of borrowers for various loan products (ARMs,
Teaser Rate, etc.)?

2. Are loan underwriting standards reviewed at least annually to determine if they are com-
patible with changing market conditions?

O O O o oo od odo godao
O O O o oo oo oo godo

3. Does the institution have written collection policies and procedures that are approved by
the board of directors?
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Real Estate Mortgage Lending

Questionnaire

Yes No

4, Does the institution have a written schedule of fees, rates, terms, and collateral require- ] [
ments for all new loan?

Appraisal Practices
1. Has the board of directors:
* Adopted an appraisal policy?
* Developed written hiring policies for appraisers?
* Developed a review system for appraisers? \

L 2
2. Has the board of directors adopted a current approved a i&ist and are appraisers
approved before they are used?

3. Are current agreements of sale, option, or listing tion made available to apprais-
ers?

4. Avre appraiser's fees based upon a set fee aNg not ¥e gr the loan or the appraised
value of the property?

5. If staff appraisers are used, does th tion diﬁlly have test appraisals made by
independent appraisers in order the fﬁl of appraisal reports?

*

6. If appraisers who are not e s of theinstit®tion are used, does the institution ade-
quately investigate their rjquali ion, and qualifications?

7. Do loan approval ar@%isal fu aintain adequate independence internally?

8. Does the insti t use bo@er-supplied appraisal reports?

9. Avre appraisal review ellidentified and given specific guidelines to determine the
adequacy of the appra%

O god 0O o 0O o odod
O dod O o O o odiod

10.  Are appraisers paid the same amount whether or not the loan is granted?

Collateral

[]

1. Does the institution have a sound policy of cross-collateralizing security properties for
major borrowers?

2. Are loan advances supported by written evidence or reinspection of property?
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Real Estate Mortgage Lending

Questionnaire

Yes No
3. If supplemental collateral is held on loans, is it secured and a record of its status main- ]
tained?
4. Is written acknowledgment obtained from the borrower for the pledging of savings ac- L]

counts or the assignment of life insurance policies?

Loan Documentation

1. Do the institution’s loan documentation policies and procedures comply with 12 CFR§ [ []
560.170?

2. Does the institution verify each applicant’s income, employment, %gd financial condition
prior to loan commitment?

3. Are procedures in effect to ensure compliance with th‘\‘ements of government 1 O
agencies insuring or guaranteeing the loans?

4. Has a system for maintaining adequate loan d tflles been established including:
* A check sheet to assure that required s ar %d‘and on file?
* Inspection performed by mternal I erso

5. Are procedures in effect to protect @ ocu ts om theft, damage, or inappropriate
release?

* Are collateral reIeases@ ed on@ required payments have been cleared?
* Arelien release@%/ed re\@-by an officer or officers based on the size of the

loan?
6. Are all real estafqJoan com

7. Are approvals of real ances reviewed, before disbursement, to determine that
such advances do not inessfise the borrower's total liability to an amount in excess of the
institution's loan commitment or legal lending limit?

s issued in written form?

Od Ood Odo
Od Od Odo

Loan Interest and Commitment Fees

1. Is the preparation of interest earned or loan fees subsidiary journals reviewed by person-
nel who do not issue checks or handle cash?

2. Avre interest and fee computations made and tested by persons who do not also issue ]
checks/drafts or handle cash?
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Real Estate Mortgage Lending

Questionnaire
Yes No

3. Does the institution properly account for deferred and earned loan fees? HEE
Recordkeeping
1. Is the preparation and posting of subsidiary loan records performed or reviewed by per- [ ]

sons who do not also issue official checks/drafts or handle cash?
2. Avre the subsidiary loan records reconciled daily with the appropriate general ledger ac-

counts and are reconciling items investigated by persons who do not also issue official

checks/drafts or handle cash?
3. Are delinquent account collection requests and past-due notl ed to the trial bal- [] []

ances used in reconciling loan subsidiary records to gener r accounts and are they
handled by persons who do not also issue official chec% ts or handle cash?
I

4. Are detailed statements of account balances and led to mortgagors at least
annually? a\
5. Are inquiries about loan balances receivedand stlgat parsons who do not also

handle cash?

6. Are documents supporting recorde&@adjus }\ ked or tested by persons who

do not also handle cash?

7. Is a daily record maintained % arizingloans de payments received, and interest
collected to support applic@ neral accounts?

8. Are note and liabilit trial repared and reconciled to controlling ac-
counts by emplgsge 0 do not prodgss or record loan transactions?
9. Are records ang'les for seryd ans segregated and identifiable?

10. Is an overdue accoun

enerated on a timely basis?
11.  Are loan officers prohibited from processing loan payments?

12.  Are loan payments received by mail recorded upon receipt independently before being
sent to and processed by a note teller?

O dodo o o o o o
O godo o o o o O

13.  Are advance loan payments adequately controlled if they are not immediately credited to
the loan account?
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Real Estate Mortgage Lending

Questionnaire

Insurance and Escrow

1. Does the institution require escrows for taxes and insurance, and include such payments
when qualifying borrowers?

2. Does the institution have a mortgage blanket hazard insurance policy?

3. Is there an effective, formalized system for determining whether insurance premiums are
current on collateral properties?

4, Does the institution require that insurance policies include a losgpayable clause to the
institution? 7\ ¢

5. Are disbursements for taxes and insurance supported by re§ordsshowing the nature and
purpose of the disbursements?

O o 0O oo O
O O 0O oo O

6. If advance deposits for taxes and insurance are n ired, does the institution have an
effective system for determining whether taxe(avnsurance have been paid?

Subprime Lending ¢

1. Does the institution have a subpri I@‘.g prw& 1 O

]

combined LTV, cregdi re, d ion, and originating officer/office, or bro-
ker?

If so: %

>
* Does the institution tr, %rn@c{)f bprime loans based on product type, [ ]
e Does the@@ use t@slm underwriting standards for sold or held-for-sale

loans as it gs for its p 1¢) loans?
* Does the instituti ns without any form of implicit or explicit recourse?
* Are representations and warranties standard and limited to 120 days?

*  Where repurchase obligations are significant, does the institution maintain adequate
reserve accounts for such contingencies?

O dod 0O
O dod 0O

* Has the institution had to repurchase a significant amount of sold loans?

Exam Date:
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Questions and Answers on Real Estate Lending Standards (RELS)
Regulation and Guidelines

1. What is the private mortgage insurance (PMI) requirement for owner-occupied, one-
to four- (1-4) family residential and home equity mortgage loans?

Owner-occupied, 1-4 family residential and home equity mortgage loans of 90 percent
LTV ratio or greater have “appropriate” PMI or readily marl&abﬁlg collateral. There is no
requirement to have PMI coverage that would bring the gffectye LTV ratio down to 80
percent. If an association makes a 95 percent LTV 1 r&i requires PMI that insures
losses down below 90 percent, the loan would no nsidered a high LTV loan for
purposes of the real estate lending standards pohc\%

2. Can a savings association originate 100 p‘% LTV ratio loans without PMI?
ent L

.
A savings association can originate 100 é T%%mortgage loans without PMI,

though they would be included in theg* s in exc the supervisory LTV limits” cat-
egory, which must be reported to ard ire€tors and limited, in aggregate, to 100
percent of capital. While examyj ould gyt tAke exception to a moderate amount of
such loans, they may criticite\@sociation it the loans are underwritten in an unsafe and

unsound mannet. c |

3. What is the loan c for purchase a developed residential lot where the
roads and sew% are iréﬂa but there are no immediate plans to build a home?
The association skould tre@ Oan as a land development loan. Although the purpose of
the loan is not to defelag%#e lots, the end product is the same. OTS expects savings
associations that make gigher-risk loans to do so at lower LTV ratios. Those with lower

]

risk, such as loans to purchase finished lots, could be made at the maximum LTV ratio.

4. Do uninsured deposits that are in excess of the FDIC insurance limit (currently
$100,000) count as “financial instruments” for “readily marketable collateral?”

Yes.
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5. How would the maximum supervisory LTV ratio limit be calculated for loans fully
cross-collateralized by two or more properties or secured by a collateral pool of two or

more properties?

For cross-collateralized loans, the maximum loan that the association can make within the
supervisory LTV ratio limits is based on the following formula: [(Value of each property X

appropriate maximum LTV ratio) less any senior liens].

6. What is the loan category of a loan to construct a single-family home, where the
borrower has a take-out commitment (made by either the same lender or a different

lender) for permanent financing when completed?

.
A construction-permanent loan secured by a Si@nily
fo

owner-occupant is treated as a permanent mortgage loa

residence to the
urposes of categorizing the

loan in the supervisory LTV ratio limits. In oth s, if the LTV ratio equals or
exceeds 90 percent, the loan should have credi& cement in the form of PMI or
an

readily marketable collateral. A constructio

one lender with the permanent

take-out by a second lender is treated as a 1 y conggruction loan (with an 85 percent
supervisory LTV ratio limit) until con uct1 is co e*and the permanent lender
refinances the loan. If the permanent 1 is a cl d affiliate of the construction
lender, then the loan can be treatad erm ? Of course, as in all construction
loans, a lender should always ‘ n a 1ate disbursement controls during the

construction period. Q

subject to the rule?

7.  Are unsecured loans iv@ ;%ds used to purchase or improve real estate)

Yes. In drafi tatuto landuage that required the banking agencies to draft
regulations req ing feder red depository institutions to issue regulations on real
estate lending standar ress was concerned that, without a requirement to include
unsecured loans use inance real estate transactions, some institutions would be

tempted to make unsec®€d loans to avoid having to comply with the rule.

8.  Are loans underwritten as “unsecured” loans where the lender takes a security interest

in real estate at borrower’s request (i.e., for tax purposes) subject to the RELS rule?

Yes. The “abundance of caution” exception only applies when a loan is otherwise well
collateralized, such as a loan to purchase an automobile that is collateralized by the vehicle,
and the underwriting criteria and loan terms were more indicative of an auto loan.

How should associations categorize, for supervisory LTV ratio limit purposes, mort-

gage loans that are not principal residences?

Unless such residences meet the Internal Revenue Service (IRS) test of residency, the loans
are considered improved property loans (85 percent LTV ratio limit) since they are not
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owner-occupied, 1-4 family residences. (The definition of owner-occupied requires that the
home be the borrower’s principal residence.) If the loan is made with an LTV ratio higher
than 85 percent, it is placed in the larger 100 percent of capital “bucket” (which does not
have a principal residence requirement).

Loans that meet the IRS test of residency are treated as owner-occupied, 1-4 family
residences.

10. How should loans under the FHA Title I program be treated?

Similar to the OTS capital rule treatment of such loans, FHA Title I program loans are not
considered guaranteed loans, so if the association makes IN with LTV ratios of 90
percent or higher without PMI, they would go in the lo xcess of the supervisory
limits “bucket.”

11. Does the RELS rule cover manufactured hom&g

The rule applies to real estate loans. Loans €c§reY by “manufactured homes” that are not
affixed to real property are not real estatqloansfghid the S«ule does not apply to them.
Other “similar” personal property — mo%omes ¥ — are chattel and are not con-
sidered home loans under the rule, I ile hgme a lot secure the loan, the security
property is categorized as chattel d, an«d{t loan would be subject to the RELS
rule. If a manufactured loan is ently to the property, it is a home loan and

covered by the rule. ¢

12.  How should loans gél?eed @ederal government or state governments be
treated for purpos@f e sup LTV ratio limit if the guarantee is less than the

loan amount°< E 2

All loans, or portfon o o@guatanteed by the U.S. Government or its agencies, and all
loans backed by the and credit of a state government, are excluded from the
supervisory LTV ratio diefiit guidelines. Consequently, any portion of a loan that is so
guaranteed should not be categorized as a high LTV loan.

13. Do we include non-owner-occupied, 1-4 family loans in the 100 percent of capital
exception bucket?

Yes. Non-owner-occupied 1-4 family loans are subject to the 85 percent LTV ratio for
improved property loans; such loans with LTV ratios greater than 85 percent are placed in
the 100 percent exception bucket.
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14.

15.

16.

17.

18.

Are loans in excess of the supervisory LTV limit secured by developed lots for 1-4
family residential homes placed in the 100 percent of capital exception bucket?

Yes. All loans related to 1-4 family residential properties go into the 100 percent exception
bucket. For developed lots, the lots should be in a 1-4 family residential subdivision and
properly zoned to be treated as 1-4 family residential properties.

Should home improvement loans be treated like permanent mortgages or construction
loans?

Yes, home improvement loans should be treated like permanent mortgages for purposes
of determining the maximum supervisory LTV. .

If an association has a firm take-out commitment§hconstruction loan, can it be

treated as an excluded transaction under the fou lusion (loans to be sold)?

No, because the borrower has not met the co\mﬂs of the ultimate lender (complete

construction, obtain an occupancy permit, ef.)
How do you determine the superviso@ rati for multi-stage projects?

The maximum LTV ratio for mul ro]e 1S ﬁtlrnately limited by the L'TV ratio ap-
plicable to the final stage of t Ass tioNs should establish, as part of their loan
administration policies, prG on loan d bursements, based on the value of the
project less the cost to cor@ it les pletion reserve, during the entire construction

process. In general, pr j nt means that funding of the initial acquisition
of raw land shoul Xceed%cent of the cost of the land and funding the
development s % d not cxcee®75 percent of the costs of development, etc.

For cross-collat®ralized é we calculate the maximum LTV ratio based on a
weighted average *1f one loan in the pool is over the LTV ratio limits, what
goes into the high LT tio “bucket?”

If the weighted-average LTV ratio of the pool is over the maximum supervisory LTV
ratio, the whole pool goes into the bucket. If the weighted-average LTV ratio is less than
the supervisory maximum, nothing goes into the bucket, even if one loan is above the
maximum supervisory LTV ratio. This is in recognition that with cross-collateralization,
the association has “excess LTV ratio cushion” in one loan to “cover” another loan’s lack
of LTV ratio cushion. Conversely, if the entire excess cushion is used, then the whole pool
presents a higher degree of risk. This will give associations an incentive to structure pools
to exclude any loans that might cause the pool to be put in the bucket, but that is
acceptable. We can review any individual loan for safety and soundness, and associations
should only be making prudent loans.
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19. If a bank makes a loan to a borrower to purchase a property and make improvements
that will enhance the value over the original cost, on what value should the LTV be

based?

In general, the LTV should be based on the original cost plus the improvements, however,
use the fair market value (per the appraisal or evaluation) as completed after the
improvements are made.
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RIsSks AND PoLICcY ISSUES ASSOCIATED WITH REVERSE MORTGAGE LOANS

Accounting for Reverse Mortgages

The accounting for reverse mortgages, including the recognition of interest and fee income, should be
in accordance with instructions provided by the staff of the Securities and FExchange Commission
(SEC), in an October 1992 paper, “Accounting for Pools of Uninsured Residential Reverse Mortgage
Contracts.” In general, the SEC instructions require the grouping gf in dividual reverse mortgages into
pools, and then adjusting the carrying value of, and recoganl g iMdgnte on the pools based on the
retrospective yield. The retrospective yield is the effective ylel 1ncept10n of the mortgages, which
reflects both actual cash flows to date and expected future

The SEC instructions require that estimates of futu ows incorporate actuarial projections of
mortgage terminations, including assumptions 1fe expectancy, prepayments, and borrower
relocation, and projections of collateral values. At'e epor date the analysis of actual cash flows
to date and expected future cash flows is to bedgdatdd, a rospectlve yield is to be recomputed.
The carrying value of each pool of revers age loa resents the recorded investment in the
loans, adjusted on a cumulative basi ncomAlregbenized based on the retrospective yield.

Considering the complex accountin ues payolWed with reverse mortgage lending, savings
associations are cautioned againse ng in suck Jrograms unless their accounting staffs have the

knowledge and experience to degwig®such €ies.

Classification of R @e M e Loans

Savings association Classify gmgyerse¢ mortgage loans in accordance with the OTS Classification
of Assets regulation TR CFR § and OTS bulletins and policy statements. The OTS regulation

directs federal savings ass to classify assets based on well-defined weaknesses. Assets are
classified Substandard, Dous#ul) or Loss based on the degree and likelihood that the association would
sustain a loss on the assets.

Unlike standard mortgage loans, reverse mortgage loans are repaid from the proceeds of the sale of
collateral, not monthly borrower payments. As such, reverse mortgage loans that are not insured by an
agency of the federal government should be classified based on the ability of the collateral to support
the loan. A loan should be adversely classified if the recorded investment in the loan (including
accumulated advances to borrowers, accrued fees, accrued interest, deferred net fees, and any
unamortized purchase premium or discount!) exceeds the estimated net proceeds from the sale of the

1 'The contra account resulting from the application of the retrospective yield approach, if determined on a pool basis, should not be
deducted in arriving at the recorded investment. (Specific valuation allowances, however, can be deducted from the loan balance in
arriving at the recorded investment.) This is because the classification decision is made on a loan-by-loan basis. Also, because this contra
account is not available to absorb losses in the association’s entire portfolio, it cannot be included in the association’s allowance for loan
and lease losses (ALLL) for purposes of the risk-based capital regulation.
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security property, based on the most current value of the property (based on an appraisal or evaluation).
Disposition costs, such as real estate commissions, attorney’s fees, settlement costs, etc., reduce the
amount realized from the sale of the property. Therefore, unless an association can show that its
disposition costs will likely be less than 10 percent, it should classify loans with a loan-to-value (L'TV)
ratio (based on the current appraised value of the property) greater than 90 percent as no less severe
than Substandard.? It should be noted that loan amounts greater than the expected net disposition
value of the property should be netted from the loan by additions to the retrospective yield contra
account. Therefore, classifying such amounts Loss is not necessary.

Risk-Based Capital Rule Treatment

Reverse mortgages are treated as follows under the risk-based capitwe',

On-balance-sheet amounts are treated like other mortgage loan MIse mortgage loans that meet the
requirements for “qualifying mortgage loans” (including tio and performance requirements) are
risk-weighted at 50 percent. Once the loan no longer q& s a “qualifying mortgage loan” (such as
when the LTV ratio is 90 percent or higher), the loan be risk-weighted at 100 percent. (The LTV
ratio, for the capital rule purposes, is compute the recorded investment in the loan as the
numerator and the original property value as thg denggfitnato .

rted to abbalance—sheet credit equivalent amount
the alance-sheet asset. Savings associations should

t for% -balance-sheet commitment. (The 50 percent

The off-balance-sheet commitment amount is firs
and then risk-weighted in the same fas

credit conversion factor assunk the co tment is not cancelable by the association.
Unconditionally cancelable comgnitg¥ents d ave to be included in the calculation of risk-weighted
assets.) The amount of the nce, mitment is determined by multiplying the number of
remaining payments? by unt dvance to be paid each period. The off-balance-sheet
commitment amou: reca te nnually. For line of credit loans, which contain a cap on the
dollar amount to be 0V1ded t rrower, the off-balance-sheet commitment is the undisbursed

line of credit amount.

Although pool accounting be used to determine an association’s yield on its reverse mortgage
investment, the risk-based capital requirement must be calculated separately for each loan.

2 Because reverse mortgage loans are accounted for using the retrospective yield method, which requires a contra account for uncollectible
amounts, it is not necessary that uncollectible amounts be classified Loss. An ALLL is not automatically required on reverse mortgage
loans classified Substandard. However, general allowances should be established for reverse mortgage loans if the association is likely to
experience losses on the disposition of the security property that are not reflected in the recorded investment. The level of any required
ALLL on reverse mortgage loans should be based on the association’s historical net loss experience for reverse mortgage loans, adjusted
for current conditions and trends.

3 For tenure loans, the number of remaining payments is usually equal to the estimated number of remaining months of a borrower’s life,
based on a third-party, independent actuarial table.
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Mortality/Relocation Estimates

In order to estimate how long a savings association will have to make payments under the tenure
reverse mortgage loan contracts, it must assess each borrower’s life expectancy. Such estimates are
generally made using mortality rates, published by the U.S. Bureau of the Census, or actuarial tables
available from life insurance companies.* It is important that an association use current actuarial tables
from a reliable and independent source (preferably from a major life insurance company or some other
entity that has proven expertise and reliability). Also, consideration should be given to whether national
mortality norms can be expected to hold for the association’s particular area and mix of borrowers.
There is the risk that a particular population will not behave as predicted by national mortality and
relocation norms. Persons who apply for reverse mortgages may not be representative of the general
population, so there is the potential for the mortality rates of anN\gssosiation’s borrowers to deviate
significantly from published tables. Therefore, an association spQuld Perform a sensitivity analysis on
the effect a range of alternative mortality rates would have on e pMgram’s profitability.

Some reverse mortgage lenders use both mortality an ion rates to estimate when the reverse
mortgage contract will terminate. Typically, a rever e ge loan is expected to terminate when the
borrower either moves or dies. Since senior citize relocate before they die, the use of relocation
rates allow for contract term estimates to be shorter d allo ders to justify larger payments to the
borrower. Federal savings associations are ur: use c en adopting relocation rates for the
general elderly population, because rev: @) gage o s may alter their relocation patterns in
light of the fact that they will continu eive \&h y payments from the lender as long as they
remain in their homes.

Appraisals and the Rec@ Reappralsals

As with other real estat the P s of 12 CFR Part 564 establish when an appraisal or
evaluation is require r verse morto¥ge loan. There are no specific requirements for reappraisals
or reevaluations afte omn is madi wever, as with other types of real estate loans, the association
should periodically assc%s th Va@ the collateral supporting its loans. This is particularly important
for reverse mortgage loans % he loan balance increases over time and the collateral is the primary
source of repayment.

As stated in Thrift Bulletin 55, Real Estate Appraisal and Evaluation Guidelines, the useful life of an
appraisal or evaluation will vary depending on the property and the market place. Management should
determine if there have been material changes to the appraisal’s or evaluation’s underlying assumptions
that affect the original estimate of value. Factors that could cause material changes in property values
include:

e DPassage of time.

4 Insurance companies use actuarial tables (also referred to as annuity tables) to determine the monthly amount they can profitably pay to
a purchaser of their annuity products. Actuarial tables differ from mortality tables in that they have built-in assumptions that annuitants
will die at a slower rate (generally 65 percent to 85 percent) than indicated by mortality tables. This assumption serves two purposes: (1) it
protects the insurance company in the event that annuitants live longer than projected by mortality tables, and (2) it allows the insurance
company to build a profit into the annuity product.
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e Market volatility.
e Availability of financing.
e The inventory of unsold homes in the marketplace.

e New improvements to, or lack of maintenance on the security property or surrounding
properties.

e Zoning changes.
e Changes in the local economy. \
If the useful life of an appraisal or evaluation becomes su ‘\”\' nagement should determine whether

there is a need for a reappraisal or reevaluation. Where rog alues have changed significantly from
when the loan was originated, a new appraisal or eval t& may be warranted.

This is particularly important if property values Ita clin r i£ the loan balance of an individual
loan approaches the anticipated market value gigthe Securi rty. A significant change in property
value will result in a corresponding incre ecreas ¢ estimated net collateral proceeds at
contract termination and, therefore, an @ent toMe afsoCiation’s effective yield on the loan.

Property Appreciation Ax ptions‘b

Reverse mortgage loan program§ offcn ass@t the security property will appreciate over the life of
the loan. Integrating proper precia #On)a ptions into the loan contract allows lenders to offer
higher payments to bg 0 ecause t lender would ostensibly receive more funds from the sale of
the property whe rrower es or relocates. While appreciation assumptions may seem
reasonable and suppo%ged by hi experience, in some markets the anticipated appreciation may
not materialize, and, in oth , properties that have experienced high appreciation rates over the
past decade could experien tantlal depreciation in the future.

Savings associations should analyze the characteristics and profitability of their reverse mortgage loans
under a variety of appreciation and depreciation scenarios, including a “worst case” scenario of
property depreciation such as those experienced in parts of California and Boston in the early 1990s.
When estimating cash flows for accounting purposes, associations should adjust any appreciation or
depreciation assumptions periodically during the life of the loan.

Finally, association management is encouraged to take a very conservative stance toward property
appreciation and depreciation assumptions. It may be useful to structure contracts to withhold the
appreciation portion of the payment until appreciation actually occurs. The benefit of this structure is
that, if appreciation actually occurs, the association could justify higher payments to borrowers later in
the contract, which, in effect, would provide borrowers with a hedge against inflation.
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Interest-Rate Risk

Interest-rate risk is potentially high for fixed-rate reverse mortgage loans. Because of their negative
amortization feature, fixed-rate reverse mortgage loans could have substantially greater interest-rate
sensitivity than standard 30-year fixed-rate mortgage loans. The Thrift Financial Report’s Consolidated
Maturity and Rate Schedule (Schedule CMR) does not have a separate category for reverse mortgages,
so they must be reported as they are on Schedule SC. For purposes of Schedule CMR, the savings
association should report the outstanding balance of reverse mortgages similar to the manner in which
it reports other home mortgage loans, that is, the current outstanding balance (not the estimated future
disbursements). The weighted average maturity should be based on the expected life of the loan, given
mortality calculations.

Because Schedule CMR may not reflect the interest-rate se % of reverse mortgages, savings
associations that plan a significant investment in reverse mort ge ans should conduct an interest-rate
sensitivity analysis. Such investment may require assoclan% undertake an internal interest-rate risk
analysis required by Thrift Bulletin 13a, Management o& st Rate Risk, Investment Securities, and
Derivatives Activities.

Taxes and Insurance (1/ q .

To protect the collateral value of the sec operty, %gs associations should ensure that real
estate taxes are paid and that adequ ard ﬁce is maintained. This becomes critically
important as the borrower’s equity es, b hey may have less incentive to pay real estate
taxes. Savings associations are ad? t& monitor the ayment of real estate taxes and insurance and to
hold blanket hazard insurance p 0 cQ, y lapse in coverage.

Property Mainten

Adequate maintena t e sec property is critical to a reverse mortgage program. Although
most reverse rnortga loan do s oblige borrowers to keep their property in good repair and
otherwise maintain the valug?® roperty, the borrowers may have little incentive or ability to do so.

While typical reverse mortg¥e Jban documents grant the lender the authority to make needed repairs
and add the costs to the loan balance, such additions to the loan balance only increase the risks that
there will be insufficient value in the home upon sale to cover the amount due. While the lender could
conceivably declare default if the borrower fails to maintain the property, public relations
considerations may preclude such action. Also, there are costs associated with property inspections to
ensure that the borrower properly maintains the property. Therefore, lenders should consider the
effect of deferred maintenance (or lender funded repairs) on the value of their investment.

Legal Requirements and Legal Risks

While reverse mortgage loans have been available for some time, the product is not in widespread use.
Therefore, federal savings associations may not be thoroughly familiar with the statutory and regulatory
requirements that will apply if they offer a reverse mortgage program. In addition, the contractual rights
and obligations of borrowers and lenders in these transactions will differ significantly from those under,
for example, purchase-money mortgage loan contracts. For these reasons, a savings association that
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offers, or intends to offer, a reverse mortgage program should consult its legal counsel to ensure that
the program complies with applicable requirements and that any legal risks associated with these loans
are adequately addressed. In this regard, the association should, at a minimum, consider the following
laws and statutes:

Basic Authority

Federal savings associations have express authority, under the Home Owners’ Loan Act (HOLA) and
OTS regulations, to originate or purchase reverse mortgages, notwithstanding any contrary state laws.
By virtue of the Alternative Mortgage Transaction Parity Act (“Parity Act”), 12 USC §§ 3801 et seq.,
state savings associations are also authorized to originate and purchase reverse mortgages even when
state law purports to prohibit reverse mortgages, unless the state i egtion expressly “opted out” of
the Parity Act within the three year period beginning on Octob 82, and ending on October 14,
1985. In “opt out” states, state law governs the permissibili everse mortgages for state savings
associations. Federal savings associations are not sub}ect x law even in states that have exercised
their “opt out” option.

Notwithstanding the foregoing, a special rule 1n the state of Texas. The HOLA provides
deference to the specific provision in the Tex non%pcohlblts most non-purchase money
liens against homesteads.

State Usury Laws

Some reverse mortgage loans hage fn ual pr feature designed to offset the risks that some
borrowers may live longer tha orta redlct If the annual loan fee is significant, the
earlier the borrower repays t h he effectlve cost of financing. For example, OTS is
aware of some private prg that 1 annual loan fee based on the value of the home, not
the loan balance. A with a 5 ent annual loan fee and a 10.5 percent interest rate would
result in an effectl st rate eater than 20 percent should the loan repay within the first 6

years.> Therefore samngs assog should determine whether state usury laws apply. Although
federal law generally pre-e pplication of state usury laws to mortgage loans (including reverse
mortgage loans) that are seclifed/by first liens on residences, 12 USC § 1735f-7a, states were permitted
to “opt out” of this pre-emption provision within the three year period beginning on April 1, 1980, and
ending on March 31, 1983. Maximum interest rates in “opt out” states will either be governed by state
law or the federal Most Favored Lender provision. 12 USC § 1463(g).

Disclosure Laws

Disclosures made to borrowers about reverse mortgage loans must comply with the Truth in Lending
Act (TILA) and with the implementing regulation — Regulation Z — promulgated by the Federal
Reserve Board. Lenders must provide reverse mortgage borrowers with full and accurate disclosures
including, where appropriate, the loan’s annual percentage rate and total finance charges. Borrowers
must also be notified of their right to rescind the transaction. Also, savings associations should consider

5 The OTS would look unfavorably on such aggressive pricing, which may have a negative effect on the association’s CRA rating.
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making annual percentage rate and finance charge disclosures under varying scenarios of property
appreciation and borrower mortality.

In addition, the Community Development Banking Act amends the TILA to require that lenders make
certain new disclosures regarding the projected total cost of a reverse mortgage loan to the borrower.

Contractual Provisions

Circumstances unique to reverse mortgage transactions may affect both the borrower’s ability to
comply with the terms of the reverse mortgage loan contract and the association’s ability to recover
possession of the security property at the appropriate time. For example, an eldetly borrower receiving
a modest fixed income may lack the resources to maintain the secyity pgoperty as called for under the
reverse mortgage loan contract. A borrower’s heirs may be ugawardthat he or she has taken out a
reverse mortgage and may, upon the borrower’s death, :&e the association’s right to take
possession of the property. While no contractual provi n eliminate the possibility that these
problems will arise, foresight and careful drafting of the ¢ mortgage loan documents may mitigate
the legal risk they present for the association. Savin iations may also reduce their legal risk by
ensuring that borrowers understand the practicalf{cdhs§quences of the rights and obligations that the
reverse mortgage loan contract creates. Savias 1atio uld therefore consider encouraging

borrowers to seek independent credit counseh y part o%&rerse mortgage programs.

Government Guaranteed Re§ Mo 5e Programs
a

n Devdopment (HUD), through the Federal Housing
arantee program that lenders may participate in. The
grams discussed above, except that FHA guarantees

FHA program is similar to
payment to the borrow he e lender should become unable to meet its payment
obligations to the b(@ d guarante® the lender’s investment. Under the program, borrowers pay

The Department of Housing @
Association (FHA), offers a rex@

FHA a mortgage 1
maximum claim amour¥, plus a al premium of one-half of one percent of the outstanding loan
balance. Under the FHA p e maximum claim amount is the maximum dollar amount that the
FHA can insure for a particu cographical area. The MIP, which can be financed, provides a fund to
absorb losses in the event that the mortgage balance on some loans exceeds the value of the property at

the time the loan becomes due and payable.

The FHA guarantee is structured so that once the balance of a guaranteed loan reaches 98 percent of
the maximum claim amount, the lender has the option of assigning the mortgage to FHA, thus
eliminating the likelithood of loss to the lender. FHA’s loan guarantee is limited to a maximum of the
lesser of the appraised value of the house or the maximum dollar amount that the FHA can insure for
single-family residences in a geographical area (currently $67,500 to $227,550). As mentioned above, the
FHA program bases payments on the assumption that a borrower will live to age 100, so monthly
payments to a typical FHA program borrower may be lower than payments under programs that use
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actuarial life expectancies.t Also, interest rates on the FHA reverse mortgage program are often lower
than the rates charged by private programs.

As with other FHA guaranteed loans, the guaranteed portion of these loans is risk-weighted at 20
percent for the risk-based capital rule.

Another positive aspect of the FHA program is that Fannie Mae will purchase an association’s reverse
mortgage loans made under the FHA program. Because of the federal guarantee, an association’s
participation in this or similar government guaranteed reverse mortgage loan programs alleviate many
of the safety and soundness concerns discussed above.

¢ The fact that an association’s reverse mortgage loan program may have specific features that are very conservative does not ensure that
the program as a whole is prudent. Similarly, the fact that the association bases expected loan terms on current actuarial tables, rather than
the very conservative mortality assumptions used by the FHA, does not mean that, taken as a whole, the lender’s reverse mortgage lending
program is imprudent.
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NEGATIVELY AMORTIZING MORTGAGES

Introduction

A conventional fixed-rate mortgage holds the interest accrual rate and the payments constant over the
life of the loan. A portion of each monthly payment reduces the outstanding principal of the loan.
Negative amortization (NegAm) adjustable rate mortgages (ARMs) are structured such that the
outstanding principal balance may increase, even though payments are current. Negative amortization
occurs when the borrower makes a payment at an interest rate that is lower than the accrual rate;
therefore, the monthly payment is insufficient to cover the interest gxpense, and the difference is added
to the principal amount. &

If lenders carefully underwrite NegAm loans with prudg x to value (LTV) percentages and
monitor the loans closely, the added credit risk may be s§ d manageable. However, aggressively

underwritten NegAm loans without adequate cont ol\ supervisory concerns. In addition, the
credit performance of NegAm loans is particularl erable in an economic environment of rapidly
rising interest rates and stagnant or falling propert vl

NegAm Products/Features
Many NegAm loans, also called Option@oams age 66 following common features:

e Begin with an introductory teﬁ@
e Borrower choice of payn%gou&
e A lagging aggre@st rate @sx
e A cap on annual paymenm @es

e Contain maximum princip® accrual limits

e Mandatory recast dates.

Teaser rate. Typically, a savings association originates a NegAm loan with a low introductory
“teaser” rate. This may be more than 200 basis points below the fully indexed loan rate. This teaser rate
is generally in effect for a period of one to three months. During the teaser rate period, the borrower’s
payment rate is the same as the lender’s accrual rate (interest rate). At the expiration of the teaser rate
period, the loan’s interest rate immediately rises to the fully indexed rate; however, the minimum
required loan payment remains the same until the next payment adjustment. If the borrower only
makes the minimum required payment during this period, the loan will typically negatively amortize.
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The lender determines the interest rate by adding a margin, stated in the mortgage, to the underlying
index rate. This margin over the index varies with competitive pricing pressures, but is usually in the
range of 200 to 300 basis points.

Payment amount. Borrowers typically have four payment options available with these loans:
e An amount sufficient to amortize the loan over 30 years.
e An amount sufficient to amortize the loan over 15 years.

e An amount that only covers the monthly accrued interest.
.

e A minimum payment amount that permits negative amor N
ul

Index. While the borrower has several payment optiO|]s, X ion ARM loan’s interest rate typically
cg

adjusts periodically according to the loan contract. Maficofftracts allow for interest rate adjustments
on a monthly or quarterly basis. Historically, m interest rates were based on the 11th
District Cost of Funds Index (COFI). However, ast ears, lenders have shifted away from
COFI and now use other indexes such as thgh]2-Mont y‘Average (MTA). Both COFI and
MTA have a delayed response to interest f nges c ed with the constant maturity Treasury
(CMT) index. This lagged response red @ potepflial greFative amortization (or payment shock for
borrowers wanting to make interest o amosigi ayments). To the extent that an association’s
liabilities more closely resemble gh than , these indices reduce the association’s basis
risk from an asset/liability man@\ t pegyctive: However, if the spread between an association’s
or

cost of funds and COFI W% W?@Cason, the association may face substantial income

compression. @
Payment caps. P%mcrease decreases on NegAm loans are typically limited to 7.50 percent
per year. If borrowerW elect t only the minimum required payment, and those payments,
including the annual 7.5 p% wlcrease, are not sufficient to pay interest accruals, the shortfall is

added to the loan balance.

Accrual limits and recast dates. NegAm loans typically recast at the earlier of: (1) every five years,
ot (2) when the loan balance increases to more than the contractually allowed maximum loan limit,
known as the principal accrual limit. This varies by lender and the initial loan-to-value, and typically
ranges from 110 percent to 125 percent of the original loan amount. When the loan recasts, the
payment will adjust to the amount needed to fully amortize the loan over the remaining 25 years and is
not subject to the 7.50 percent annual payment cap. For a $200,000 loan with a 110 percent accrual
limit, the recast would occur if the principal balance increased to $220,000. If the initial LTV were 80
percent, the LTV would have increased to 88 percent at the recast date (not considering any increase or
decrease in property value). Because loan terms are set by contract, and lenders have varying terms, you
may also encounter other maximum principal accrual limits.
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NegAm Risks

ARM lending involves a transfer of interest rate risk from the lender to the borrower. As a tradeoff, the
lender must assume the additional credit risk associated with a borrower’s potential inability to service
the loan if interest rates rise. NegAm loan products were developed, in part, to help prevent
prepayment or default from occurring due to borrowers being unable to meet their monthly payments
because of interest rate spikes. While option-ARM loans may mitigate risks associated with payment
shock and prepayment from interest-rate increase, payment shock can still be substantial if the loan is
structured with a low teaser rate (a minimum payment based on a start rate during the option period
that is well below the filly indexed amortizing rate).

The combination of deep teaser rates, aggressively qualifying WQrrogvers at below fully indexed
amortizing rates, high principal accrual limits, no verification Nbo wer income and liquidity, and
high L'TVs increase the credit risk to the lender.

Underwriting standards. Lenders try to mitigate t or credit risk associated with NegAm
loans with sound underwriting standards, (1nclud1n % verification, and LTV requirements), loan
structure, and terms. Please refer to the main y of this section for guidance on underwriting
standards. 0

ccaspay. shock, where the loan payment adjusts
ce O‘%‘ remaining life of the loan. Even with the
borr ay not be able to make the higher payments.

ualify borro s at less than the fully-amortizing, fully indexed
ubpri rowers, or have inadequate underwriting controls.

Capitalized interest. l& may r%:gative amortization as income in the form of capitalized
interest. The lender actual cetVe the negative amortization amount as a payment from the

borrower. Under gend lly accep @)untmg principles (GAAP) the lender may capitalize (add to the

Payment shock. NegAm borrowers
upward to fully amortize the principl
protection of interest rate or payme
This is especially true when lena\

payment rate, make NegAm loafs t

loan balance) the accrued 1d interest amount and recognizes it as income as long as the
capitalized interest is consi ollectible. The collectibility of the interest depends on the borrowet’s
ability and willingness to rep™ to full principal and interest, which is influenced by the borrower’s

ability to service the debt and the size of the loan relative to the property value. When borrowers
consistently make only the minimum required payments on option ARM mortgages, the increasing
capitalized interest balance may indicate increasing credit risk, as it might indicate declining borrower
equity and the borrower’s inability to make fully amortizing payments. A high level of capitalized
interest may also create cash flow or liquidity concerns for the lender.

Credit risk. LTVs can increase over time (if property values decline or the borrower chooses to make
only the minimum required payments), which increases the credit risk to the association. Recast
requirements are designed to prevent runaway LTVs. If property values do not appreciate and interest
rates rise, all lenders may be adversely affected, but NegAm lenders face greater exposure because of
escalating I'TVs. Additionally, the reported earnings sometimes mask credit risk in a NegAm portfolio,
where the association is accruing income at a higher rate than the borrower is paying on the loan.
Traditional credit quality monitoring reports of point-in-time delinquency and default data may lag as
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indicators of asset quality problems because borrowers facing payment problems can opt to reduce
their monthly payments without causing the loan to go delinquent or disrupting the income accrual on
the loan. Therefore, a strong indicator of potential credit risk is the number of an institution’s option-
ARN loans that actually negatively amortize.

NegAm Compliance Requirements

Promotion of NegAm loans must comply with OTS and other federal regulatory requirements. Section
563.27 prohibits a savings association from advertising or misrepresenting its services, including the
benefits, costs, terms, or conditions of NegAm loans originated. NegAm loans may not be marketed or
extended in a manner that causes the lender to discriminate against borrowers on a basis prohibited by
the fair lending laws such as the Fair Housing Act, the Equal CrediOpgortunity Act, Regulation B or
OTS Nondiscrimination regulations. The Truth in Lending ActiJ 1LY, as implemented by Regulation
Z and its staff commentary, imposes certain requirements w. &pect to NegAm loans dealing with
the disclosure of teaser rates, ARM loan features, ne mortization conditions, and balloon
payments. In addition, certain high-cost mortgages i by the Home Ownership and Equity
Protection Act provisions of TILA are prohibited fr having negative amortization features.
Moreover, NegAm loans are subject to evalua% der the Community Reinvestment Act and
implementing regulation as part of the associgtion’ erfor 4n meeting the credit needs of its
community. 6

NegAm Risk Management @ ’

underwrite NegAm loans with L monitor the loans closely, the added credit risk they
face may be small and rnana%ﬂ OWGmgTY essively underwritten NegAm loans without adequate
controls raise supervisory s. Q~

Lenders engaged in%[\m lenc%rogram should monitor the quality of the NegAm portfolios
1

closely. Specifically, len®ers sho and monitor all loans with the NegAm option and quantify the
borrowers’ preferences regfrds egAm loan payments. The choice of making the fully amortizing
versus the minimum paymengg#a borrower option, the exercise of which is a revealing indicator of a
borrower’s ability to service the loan. Additionally, lenders should:

Not all NegAm loan portfolios mg%tured the saae or have higher credit risk. If lenders carefully

e Use appropriate underwriting standards. Underwriting standards for NegAm loans should
meet the real estate lending standards set forth in 12 CFR §560.101. Poor underwriting can
create loans where the potential risk from negative amortization is excessive.

e Identify the percentage of borrowers utilizing negative amortization and the associated
capitalized interest. Because capitalized interest may have accumulated over several years,
lenders should report balances by loan vintage. If capitalized interest is substantial, its impact on
the association’s income levels should be analyzed to evaluate the quality of earnings. Excess
capitalized interest may also create possible cash flow or liquidity concerns.
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e Track NegAm loan performance by program and origination year. Point-in-time
delinquency reports for NegAm loans can be misleading and mask immediate problems not
reflected in delinquency rates. NegAm delinquency rates are generally only meaningful when
combined with an analysis of borrower utilization and capitalized interest levels. If NegAm
utilization and capitalized interest levels are increasing, future credit problems may arise.

e Track performance by credit scores. If warranted, segment the portfolio into different credit
score groups to better track performance and risk exposure. Tracking portfolio performance
using an average credit score may mask portfolio risk.

e Monitor the impact of its use of NegAm loans on its recotd of meeting the credit needs
of its community, including low- and moderate-inco e&tk’ets. While many NegAm
loan programs offer expanded credit opportunities to co ities, a few may have the effect
of significantly eroding borrowers’ equity and thus adv, foecting the communities.

Qualifying for the 50 Percent Risk-Ba kapital Treatment

OTS regulation 12 CFR § 567.6 establishes a 50 peteegdt risk
Section 567.1 defines qualifying mortgage loai¥ as de- tg
that are performing, are prudently underwrit nd hav!

cighting for qualifying mortgage loans.
ily residential first mortgage loans
ratios at origination of 90 percent or

less, or are covered by private mortgagay ce. Taqu tor a 50 percent risk weighting, NegAm
loans should meet the above requirem oul &cfoh’o of NegAm mortgages present safety and
soundness concerns, OTS may d@ ¢ assoei#gn®to risk weight some or all of the NegAm
mortgages and any future produ 100 more.

Examination of Ne

You should caref ndmg programs and determine if the association has
appropriate underwr g contr tandards as described throughout this Handbook Section and

portfolio and ensure that 1o reserves and capital are sufficient to support the level of risk.

Appendix. As with all loa%S ou should evaluate the level of credit risk in the association’s

Office of Thrift Supervision March 2007 Examination Handbook 212C5



Appendix D: One- to Four-Family Residential
Real Estate Lending Section 212

Office of the Comptroller of the Currency

Board of Governors of the Federal Reserve System
Federal Deposit Insurance Corporation

Office of Thrift Supervision

October 8, 1999 \ .
INTERAGENCY GUIDANCE ON H|®TV RESIDENTIAL
I

REAL ESTAT\NI NG
PURPOSE (1/

( p .
The Office of the Comptroller of the Curre Q’ O, th of Governors of the Federal Reserve
System (FRB), the Federal Deposit Insuly JorpoyfondDIC), and the Office of Thrift
Supervision (OTS) (collectively, the age @- are igagtlyNssuing this statement to address some of the
inherent risks of high loan-to-valwe residentidl t}al estate lending. This statement clarifies that

the real estate lending standards & adop R the agencies in 1992 apply to these transactions.1
ntro? @ ncies expect institutions to have in place when

PYAQ),

This statement also outlines

engaged in this type of ler@

Background a@eope @
Section 304 of the Federal %@surance Corporation Improvement Act of 1991 required the

agencies to adopt uniform ons prescribing real estate lending standards. The agencies’
regulations and the appended Guidelines require institutions to adopt and maintain comprehensive,
written real estate lending policies. The Guidelines describe the criteria, specific factors, and
supervisory LTV limits that institutions should consider when establishing their real estate lending
policies.

For the purpose of applying the Guidelines to high LTV residential real estate loans, a high LTV
residential real estate loan is defined as any loan, line of credit, or combination of credits secured by
liens on or interests in owner-occupied 1- to 4-family residential property that equals or exceeds 90
percent of the real estate’s appraised value, unless the loan has appropriate credit support. Appropriate

1 The agencies adopted uniform rules on real estate lending and issued the Interagency Guidelines for Real Estate Lending Policies (Guidelines),
dated December 1992. See 12 CFR Part 34, Subpatt D (OCC); 12 CFR Part 208.51 and Appendix C (FRB); 12 CFR Part 365 (FDIC);
and 12 CFR 560.100-101 (OTS).
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credit support may include mortgage insurance, readily marketable collateral or other acceptable
collateral that reduces the LTV ratio below 90 percent.?

Insured depository institutions have traditionally avoided originating residential real estate loans in
amounts exceeding 80 percent of the appraised value of the underlying property unless the amount
above 80 percent was supported by private mortgage insurance, a government guarantee or other credit
support. However, this trend is changing. Consumers are increasingly using the equity in their homes
to refinance and consolidate other debts or finance purchases. By doing so, they can generally obtain
favorable repayment terms, lower interest rates, and tax advantages relative to other forms of consumer
debt, such as unsecured credit cards. These and other factors have stimulated strong consumer

demand for these loans.
\ ¢

High L'TV lending can be profitable when risks are effecti naged and loans are priced based on
risk. High LTV lending poses higher risk for lenders th ional mortgage lending. A summary of
the primary credit risks associated with this type of ler}\i@o

Credit Risks Associated with High LTV Loans

llows:

e Increased Default Risk and Losses.
and the severity of losses on high LTV,
mortgages and home equity loans.” The”
credit risk selection and/or credit riting#pRacices, while the increased severity of loss
results from deficient collatera ddition, the performance of high LTV
borrowers has not been test%\ rthg an ecgﬁ\ic downturn when defaults and losses may

increase. 0

e Inadequate Collate %igh L s are typically secured by junior liens on owner-
occupied single-, idencegayher® the combined loans frequently exceed the market value
of the home, som¥§times by & as 25 to 50 percent. When such a loan defaults and the
combined LTV excceds @nt, it is unlikely that the net sales proceeds will be sufficient to
repay the outstanding d cause of foreclosure, repair, and selling expenses. Therefore, high
LTV lenders are exposed #a significant amount of loss in the event of default.

centgfldies t¢ that the frequency of default
s far %f hose associated with traditional
e

f default may indicate weaknesses in

e Longer Term/Longer Exposure. High LTV loans generally have long maturities (up to 30
years). The lender’s funds are therefore at risk for the many years it takes the loan to amortize
and the borrower to accumulate equity. This leaves lenders vulnerable to future adverse events
beyond their control, such as the death, divorce, sickness or job loss of a borrower. Finally,
high LTV loans are often underwritten using credit-scoring models. The predictive value of
these models is less reliable beyond a two-year horizon and across different economic cycles.

2 Examples of readily marketable collateral and other acceptable collateral are contained in the Guidelines.

3 Moody’s Investor Service. “Moody’s Home Equity Index Update, Special Repott,” pp 2, 6 - 8, dated October 2, 1998; “Home Equity
Index Update: 3Q98,” pp 7-8, dated January 22, 1999; and 1Q99, pp 1-2, 9, dated May 21, 1999; OTS Research and Analysis, “National
Mortgage Default Rates and the Vintage Effect,” May 19, 1997, p 5.
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e Limited Default Remedies. Traditional mortgage servicing and collection procedures are not
as effective when engaging in high LTV lending because the sale of collateral and customer
refinancing are generally eliminated as ways to collect these loans. A delinquent borrower with
little or no equity in a property may not have the incentive to work with the lender to bring the
loan current to avoid foreclosure. The borrower also may not have the ability to fund closing
costs to sell the property as an alternative source of repayment. Therefore, high LTV lenders
must intervene eatly to reduce the risk of default and loss.

Effective Risk Management Programs

Institutions involved in high LTV lending should implement ris mNeﬁlent programs that identify,
measure, monitor, and control the inherent risks. Ata rninirn‘\‘i institution’s program should

reflect the existing Guidelines for real estate lending, as we e other risk management issues
discussed within this statement. The following represents Rpalhl summary of the Guidelines.
Institutions should refer to the Guidelines for additiox

idance on loan portfolio management
considerations, underwriting standards, and credit (!tistration.

q.

The Guidelines direct institutions to dewgl eir ovx«{nt LTV limits for real estate loans, subject

Loan-to-Value Limits

to the supervisory LTV limits. The GuicNQ® pernift i§stitutions to grant or purchase loans with LTV

ratios in excess of the supervisory, I ts pro¥igeq that such exceptions are supported by
documentation maintained in the nent gedit e that cleatly sets forth the relevant credit factors
justifying the underwriting decisfon hese@factors may include a debt-to-income ratio or credit
score. The Guidelines furthe cify t ]OWAls in excess of the supervisory LTV limits should be
identified in the institygo cords and ¥Qould not exceed 100 percent of the institution’s total
capital. *

The Guidelines state that firgestic rtgages or home equity loans on owner-occupied, 1- to- 4- family
residential property loans TV ratios equal or exceed 90 percent should have appropriate credit

support, such as mortgage instrance, readily marketable collateral, or other acceptable collateral.
Through this policy statement, the agencies clarify that any residential mortgage or home equity loan
with an LTV ratio that equals or exceeds 90 percent, and does not have the additional credit support,
should be considered an exception to the Guidelines and included in the institution’s calculation of
loans subject to the 100 percent of capital limit.

CALCULATING THE LOAN-TO-VALUE RATIO

For the purpose of determining the loans subject to the 100 percent of capital limitation, institutions
should include loans that are secured by the same property, when the combined loan amount equals or
exceeds 90 percent LTV and there is no additional credit support. In addition, institutions should

4 Moreover, within the aggregate limit, total LTV exceptions for all commercial, agricultural, multifamily, or other non-1- to 4-family
residential properties should not exceed 30 percent of total capital.
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include the recourse obligation of any loan in excess of the supervisory LTV limits that is sold with
recourse.

The LTV ratio for a single loan and property is calculated by dividing the total (committed) loan
amount at origination by the market value of the property securing the credit plus any readily
marketable collateral or other acceptable collateral. The following guidance is provided for those
situations involving multiple loans and more than one lender. The institution should include its loan
and all senior liens on or interests in the property in the total loan amount when calculating the LTV
ratio. The following examples are provided:

e Bank A holds a first lien mortgage on a property and subsequently grants the borrower a home

equity loan secured by the same property. In this case the ba oald combine both loans to
determine if the total amount outstanding equaled or exc percent of the property’s
market value. If the LTV ratio equals or exceeds 90 d there is no other appropriate
credit support, the entire amount of both loans i 1s ion to the supervisory LTV limits

and is included in the aggregate capital hmltatlon

lien mortgage for the same borrower and th&sam ty. Bank A would combine the
committed amount of its home equ1ty 1 h the a outstanding on Bank B’s first lien
mortgage to determine if the LT equal ogpe eeded 90 percent of the property’s
market value. If the LTV ratio e r exc percent and there is no other appropriate
credit support, Bank A’s entme equlty I an exception to the supervisory LTV limits
and is included in the aggr pltal jtatioff. Bank A does not report Bank B’s first lien
mortgage loan as an exce% ut m to calculate the LTV ratio.

e Bank A grants a borrower a home equity loaft sgc ed b%jecond lien. Bank B holds a first

When a loan’s LTV rgs uced beloWQ0 percent by amortization or additional credit support, it is
no longer an exceptf e Guld and may be excluded from the institution’s 100 percent of
capital limitation.

Transactions Exclu%from Supervisory Guidelines

The Guidelines describe nine lending situations that are excluded from the supervisory LTV limits,
reporting requirements, and aggregate capital limitations. The agencies have received numerous
questions from bankers and examiners regarding two of these excluded transactions. These are:

e Abundance of Caution. The Guidelines indicate that any loan for which a lien on or interest
in real property is taken as additional collateral through an abundance of caution may be
excluded from the supervisory LTV and capital limits. The Guidelines specifically state that
“abundance of caution” exists when an institution takes a blanket lien on all or substantially all
of the assets of the borrower, and the value of the real property is low relative to the aggregate
value of all other collateral. Because real estate is typically the only form of collateral on a high
LTV loan, the abundance of caution exclusion would not apply to these transactions.
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e Loans Sold Promptly, Without Recourse, to a Financially Responsible Third Party. The
Guidelines state that loans that are to be sold promptly after origination, without recourse, to a
financially responsible third party may be excluded from supervisory LTV limits. The agencies
have received several inquiries requesting a definition of the word “promptly.”

This exclusion provides flexibility to institutions engaged in mortgage banking operations. Institutions
engaged in mortgage banking normally sell or securitize their high LTV loans within 90 days of
origination. Accordingly, the agencies will generally find that when a lender sells a newly originated
loan within 90 days it has demonstrated its intent to sell the loan “promptly” after origination.
Conversely, when a lender holds a loan for more than 90 days, the cl(;s believe that the intent to
sell “promptly”” has not been demonstrated. Such loans will be 1 clu among the loans subject to the
overall capital limit. The agencies may also determine that thi ion is not available for institutions
that have consistently demonstrated significant Weaknesse@m mortgage banking operations.

BOARD REPORTING AND SUPERVISO w SIGHT
e 1n%cm’s records, and the aggregate

portfo d be reported to the board at least
tee min verify adherence to this standard.
An institution will come under incr: erv1s sC tmy as the total of all loans in excess of the
supervisory LTV limits, includin JQF \Y reslden a)real estate loan exceptions, approaches 100
percent of total capital. If an 1n 00 percent of capital limit, its regulatory agency

will determine if it has a s & con ake action accordingly. Such action may include

amount, along with performance experience o
quarterly. Examiners will review board or

All exceptions to the Guidelines should be ideztiﬁed

directing the institution to, its lo cess of the supervisory LTV limits to an appropriate
level, raise additiona r submit a pwn to achieve compliance. The agencies will consider,
among other things, titution’ 1tal level and overall risk profile, as well as the adequacy of its
controls and operations, W 1r11ng whether these or other actions are necessary.

G%L

OTHER RISK MANA ISSUES

Loan Review and Monitoring. Institutions should perform periodic quality analyses through loan
review and portfolio monitoring. These periodic reviews should include an evaluation of various risk
factors, such as credit scores, debt-to-income ratios, loan types, location, and concentrations. Ata
minimum, institutions should segment their high TV loan portfolio by their vintage (age) and analyze
the portfolios’ performance for profitability, growth, delinquencies, classifications and losses, and the
adequacy of the allowance for loan and lease losses based on the various risk factors. Institutions
should monitor the ongoing performance of their high LTV loans by periodically re-scoring accounts,
or by periodically obtaining updated credit bureau reports or financial information on their borrowers.

On February 10, 1999, the Federal Financial Institutions Examination Council (FFIEC) issued the
Uniform Retail Credit Classification and Account Management Policy. That FFIEC policy statement established
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the minimum uniform classification standards for retail credit. Institutions involved in high LTV
lending should adopt the standards contained in this policy as part of their loan review program.

Sales of High LTV Loans. When institutions securitize and sell high LTV loans, all the risks inherent
in such lending may not be transferred to the purchasers. Institutions that actively securitize and sell
high LTV loans must implement procedures to control the risks inherent in that activity. Institutions
should enter into written counterparty agreements that specify the duties and responsibilities of each
party and include a regular schedule for loan sales.

Institutions should also develop a contingency plan that designates back-up purchasers and servicers in
the event that either party is unable to meet its contractual obligations. To manage liquidity risk,
institutions should also establish maximum commitment limits for amwunt of pipeline and
warehoused loans, as well as designate alternate funding sources

Institutions should refer to Statement of Financial Account ndards No. 125 (FAS 125),
“Accounting for Transfers and Servicing of Financial % Extinguishments of Liabilities,” for
guidance on accounting for these transactions. If agedyritiZation transaction meets FAS 125 sale or
servicing criteria, the seller must recognize any gai e sale of the pool immediately and
carry any retained interests in the assets sold (ifégludifg servici s /obligations and interest-only
strips) at fair value. Management should ensu t the ptions used to value these retained

interests are reasonable and well supporéd@ tor K aluation and for the subsequent

quarterly revaluations.

Compliance Risk. Institutions ttmelgmat r gb\ase high LTV loans must take special care to
n 4&

avoid violating fair lending and @ n laws and regulations. Higher fees and interest
rates combined with comper%)n inc foster predatory pricing or discriminatory “steering”
of borrowers to high gducts for N@sons other than the borrower’s creditworthiness. Such

; V1olate Fair Housing Act, Equal Credit Opportunity Act, the Truth in
nd restrictions under the Home Ownership and Equity

tJtes or closing costs), or the Real Estate Settlement Procedures Act.

ent program must identify, monitor, and control the consumer
high LTV lending.

Protection Act for loans wi
An adequate compliance m&wfg
compliance risks associated wi
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CREDIT RISK MANAGEMENT GU|DAN?E\® HOME EQUITY LENDING

PURPOSE (1>
In response to the exceptionally strong growt ome eq

Office of the Comptroller of the Currency, Ard of G§ ors of the Federal Reserve System, the
Federal Deposit Insurance Corporation, ¥ fice ofAhréft Supervision and the National Credit
Union Administration (collectively, t @ ies) @ ing this guidance to promote sound risk

management practices at financialj ons with Hofje equity lending programs, including open-end
home equity lines of credit (HE and -end home equity loans (HELSs). The agencies have
found that, in many cases, inge crgelit anagement practices for home equity lending have
not kept pace with the pr %rapld nd easing of underwriting standards.

Overview Q‘ @

The rise in home values coygfed low interest rates and favorable tax treatment has made home
equity loans and lines attmé% consumers. To date, delinquency and loss rates for home equity
loans and lines have been low, due at least in part to the modest repayment requirements and relaxed
structures that are characteristic of much of this lending. The risk factors listed below, combined with
an inherent vulnerability to rising interest rates, suggest that financial institutions may not be fully
recognizing the risk embedded in these portfolios. Specific product, risk management, and
underwriting risk factors and trends that have attracted scrutiny are:

e Interest-only features that require no amortization of principal for a protracted period,;

e Limited or no documentation of a borrower’s assets, employment, and income (known as “low
doc” or “no doc” lending);

e Higher loan-to-value (LTV) and debt-to-income (DTI) ratios;

Office of Thrift Supervision March 2007 Examination Handbook 212E.1



Appendix E: One- to Four-Family Residential
Real Estate Lending Section 212

e Lower credit risk scores for underwriting home equity loans;

e Greater use of automated valuation models (AVMs) and other collateral evaluation tools for the
development of appraisals and evaluations; and

e Anincrease in the number of transactions generated through a loan broker or other third party.

Like most other lending, home equity lending can be conducted in a safe and sound manner if pursued
with the appropriate risk management structure, including adequate allowances for loan and lease losses
and appropriate capital levels. Sound practices call for fully articulated policies that address marketing,
underwriting standards, collateral valuation management, individual account and portfolio management,
and setvicing. & M

changing risk profile of home equity portfolios. Managem uld actively assess a portfolio’s
vulnerability to changes in consumers’ ability to pay agd tential for declines in home values.
Active portfolio management is especially importztgﬁ\ﬁnancial institutions that project or have

Financial institutions should ensure that risk management @%sep pace with the growth and

already experienced significant growth or concentratibns} part rlyo in higher risk products such as
high-LTV, “low doc” or “no doc,” interest-on[yor tMird-p rated loans. This guidance
describes sound credit risk management sys

T
y 4
e Product Development and Marketi (b
'S
e Origination and Underwritira\ @

e Third-Party Originatio, 6
e Collateral Valua@nageme:@

e Account Management @

e Portfolio Management

e Operations, Servicing, and Collections

e Secondary Market Activities

Portfolio Classifications, Allowance for Loan and Lease Losses (ALLL), and Capital

Credit Risk Management Systems

Product Development and Marketing

In the development of any new product offering, product change, or marketing initiative, management
should have a review and approval process that is sufficiently broad to ensure compliance with the
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institution’s internal policies and applicable laws and regulations' and to evaluate the credit, interest
rate, operational, compliance, reputation, and legal risks. In particular, risk management personnel
should be involved in product development, including an evaluation of the targeted population and the
product(s) being offered. For example, material changes in the targeted market, origination source, or
pricing could have significant impact on credit quality and should receive senior management approval.

When HELOCs or HELSs are marketed or closed by a third party, financial institutions should have
standards that provide assurance that the third party also complies with applicable laws and regulations,
including those on marketing materials, loan documentation, and closing procedures. (For further
details on agent relationships, refer to the “Third-Party Originationgk Se ction) Finally, management
should have appropriate monitoring tools and management info M systems (MIS) to measure the
performance of various marketing initiatives, including offers case a line, extend the interest-only
period, or adjust the interest rate or term. X

Origination and Underwriting

All relevant risk factors should be considered whet eftgMishinggroduct offerings and underwriting

guidelines. Generally, these factors should inc[lge a Morro Jhe and debt levels, credit score (if
obtained), and credit history, as well as the loa collat@a e (including valuation methodology),

lien position, and property type and loca «\
Consistent with the agencies reg%la real ding standards,’ prudently underwritten home

equity loans should include an e n of 2R rro ’s capacity to adequately service the debt.’
lo g-term P

Given the home equity prod p and the large credit amount typically extended to a

consumer, an evaluation of r ent @ ity"Whould consider a borrower’s income and debt levels
and not just a credit s edlt score based upon a borrower’s historical financial performance.
While past perform good tor of future performance, a significant change in a borrower’s
income or debt levels advers the borrower’s ability to pay. How much verification these

underwriting factors reqmre%l nd upon the individual loan’s credit risk.

1 Applicable laws include Federal Trade Commission Act; Equal Credit Opportunity Act (ECOA); Truth in Lending Act (TILA),
including the Home Ownership and Equity Protection Act (HOEPA); Fair Housing Act; Real Estate Settlement Procedures Act
(RESPA); and the Home Mortgage Disclosure Act (HMDA), as well as applicable state consumer protection laws.

2 In 1992, the agencies adopted uniform rules on real estate lending standards and issued the “Interagency Guidelines for Real Estate
Lending Policies.” See 12 CFR Part 34, Subpart D (OCC); 12 CFR Part 208.51 and Appendix C (FRB); 12 CFR Part 365 (FDIC) and 12
CFR 560.100-101 (OTS).

% The OCC also addressed national banks’ need to assess a borrower’s repayment capacity in 12 CFR 34.3(b). This
safety and soundness-derived anti-predatory lending standard states that national banks should not make consumer real
estate loans based predominantly on the bank’s realization of the foreclosure or liquidation value of the borrower's
collateral, without regard to the borrower's ability to repay the loan according to its terms. See also Regulation Z (Truth
in Lending — 12 CFR 226.34(a)(4)).

4 “Interagency Guidelines Establishing Standards for Safety and Soundness™ also call for documenting soutce of repayment and assessing
ability of the borrower to repay the debt in a timely manner. See 12 CFR 30, Appendix A, I1.C.2 (OCC); 12 CFR 208, Appendix D-1
(FRB); 12 CFR Part 364, Appendix A (FDIC); and 12 CFR Part 570, Appendix A (OTS).
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HELOCs generally do not have interest rate caps that limit rate increases.” Rising interest rates could
subject a borrower to significant payment increases, particularly in a low interest rate environment.
Therefore, underwriting standards for interest-only and variable rate HELOCs should include an
assessment of the borrower’s ability to amortize the fully drawn line over the loan term and to absorb
potential increases in interest rates.

Third-Party Originations

Financial institutions often use third parties, such as mortgage brokers or correspondents, to originate
loans. When doing so, an institution should have strong control systems to ensure the quality of
originations and compliance with all applicable laws and regulations, and to help prevent fraud.

Brokers are firms or individuals, acting on behalf of either the f ancinstitution or the borrower,
who match the borrower’s needs with institutions’ mortgage o ion programs. Brokers take
applications from consumers. Although they sometimes pgO®gs\ the application and underwrite the
loan to qualify the application for a particular lender, th ly do not use their own funds to close
loans. Whether brokers are allowed to process and orMyany underwriting will depend on the
relationship between the financial institution and tfie prker. For control purposes, the financial
institution should retain appropriate oversight Ef all qigfical lo ogessing activities, such as

2

verification of income and employment and i ndence praisal and evaluation function.

Correspondents are financial compani sually@osand fund loans in their own name and
subsequently sell them to a lender. Fj instigfonfcommonly obtain loans through
correspondents and, in some cas te the u%rriting function to the correspondent. In
delegated underwriting relations{fff ﬁna gstitution grants approval to a correspondent financial

company to process, underw, ccordmg to the delegator’s processing and
ntro

underwriting requirement com purchase those loans. The delegating financial
institution should h s and to provide assurance that the correspondent is
appropriately managN¢ financially s , and provides mortgages that meet the institution’s prescribed
underwriting guidelines‘and that ply with applicable consumer protection laws and regulations. A
quality control unit or func e delegating financial institution should closely monitor the quality

of loans that the correspondemeflinderwrites. Monitoring activities should include post-purchase
underwriting reviews and ongoing portfolio performance management activities.

Both brokers and correspondents are compensated based upon mortgage origination volume and,
accordingly, have an incentive to produce and close as many loans as possible. Therefore, financial
institutions should perform comprehensive due diligence on third-party originators prior to entering a
relationship. In addition, once a relationship is established, the institution should have adequate audit
procedures and controls to verify that third parties are not being paid to generate incomplete or
fraudulent mortgage applications or are not otherwise receiving referral or unearned income or fees

5 While there may be periodic rate increases, the lender must state in the consumer credit contract the maximum interest rate that may be
imposed during the term of the obligation. See 12 CFR 226.30(b).
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contrary to RESPA prohibitions.® Monitoring the quality of loans by origination source, and
uncovering such problems as early payment defaults and incomplete packages, enables management to
know if third-party originators are producing quality loans. If ongoing credit or documentation
problems are discovered, the institution should take appropriate action against the third party, which
could include terminating its relationship with the third party.

Collateral VValuation Management

Competition, cost pressures, and advancements in technology have prompted financial institutions to
streamline their appraisal and evaluation processes. These changes, coupled with institutions

underwriting to higher L'TVs, have heightened the importance of st llateral valuation
management policies, procedures, and processes.
Financial institutions should have appropriate collateral Vﬂ@\‘pohdes and procedures that ensure

compliance with the agencies’ appraisal regulations’ agd teragency Appraisal and Evaluation

Guidelines” (guidelines).” In addition, the instituti %ul :

e [Establish criteria for determining the a rnethodology for a particular
transaction based on the risk in the tra n and % rtfolio. For example, higher risk
transactions or non-homogeneous t@ty be supported by more thorough
valuations.  The institution should{alo set (.5 for determining the extent to which an

e Ensure that an expected %Qvﬂlated the property is not communicated to an appraiser

or individual performi

b

contro preclude “value shopping.” Use of several valuation tools
may return differeM¢ values same property. These differences can result in systematic
overvaluation of prop e valuation choice becomes driven by the highest property
value. If several differe aluation tools or AVMs are used for the same property, the
institution should adhere to a policy for selecting the most reliable method, rather than the
highest value.

® Require sufficient documentation to suppott the collateral valuation in the appraisal/evaluation.

¢ In addition, a financial institution that purchases loans subject to TILA’s rules for HELs with high rates or high closing costs (loans
covered by HOEPA) can incur assignee liability unless the institution can reasonably show that it could not determine the transaction was
a loan covered by HOEPA. Also, the nature of its relationship with brokers and correspondents may have implications for liability under
ECOA, and for reporting responsibilities under HMDA.

712 CFR 34, subpart C (OCC); 12 CFR 208 subpart E and 12 CFR 225 subpart G (FRB); 12 CFR 323 (FDIC); 12 CFR Part 564 (OTS);
and 12 CFR 722 (NCUA).

8 Comptroller’s Handbook for Commercial Real Estate and Construction 1ending, SR letter 94-55 (FRB); FDIC (Financial Institution Letter
(FI1-74-94), dated November 11, 1994; Thrift Bulletin 55a (OTS); and LTCU 03-CU-17 (NCUA).
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AVMs —When AVMs are used to support evaluations or appraisals, the financial institution should
validate the models on a periodic basis to mitigate the potential valuation uncertainty in the model. As
part of the validation process, the institution should document the validation’s analysis, assumptions,
and conclusions.” The validation process includes back-testing a representative sample of the
valuations against market data on actual sales (where sufficient information is available). The validation
process should cover properties representative of the geographic area and property type for which the
tool is used.

Many AVM vendors, when providing a value, will also provide a “confidence score” which usually
relates to the accuracy of the value provided. Confidence scores, however, come in many different
formats and are calculated based on differing scoring systems. Financial institutions that use AVMs
should have an understanding of how the model works as well as wih¥% the confidence scores mean.
Institutions should also establish the confidence levels that ar a&pﬂate for the risk in a given
transaction or group of transactions. \

When tax assessment valuations are used as a basis fo Qﬂcetal valuation, the financial institution
should be able to demonstrate and document the ¢ tioft between the assessment value of the
taxing authority and the property’s market value a®$pdrt 8 the gglidation process.

.
Account Management 6
Since HELOC:s often have long-term, i nly offt teatures, financial institutions should have

risk management techniques that id% her r%ﬂ unts and adverse changes in account risk
t

profiles, thereby enabling manag¢ implemen ely preventive action (e.g., freezing or reducing

lines). Further, an institution s ave r agement procedures to evaluate and approve
additional credit on an existi re e interest-only period. Account management
practices should be approgftesfor the e portfolio and the risks associated with the types of
home equity lendin @

Effective account mana¥ement p@lces for large portfolios or portfolios with high-risk characteristics
include: %

e Periodically refreshing credit risk scores on all customers;

e Using behavioral scoring and analysis of individual borrower characteristics to identify potential
problem accounts;

e Periodically assessing utilization rates;

e Periodically assessing payment patterns, including borrowers who make only minimum
payments over a period of time or those who rely on the line to keep payments current;

e Monitoring home values by geographic area; and

9 National banks should refer to OCC Bulletin 2000-16, “Risk Modeling — Model Validation.”
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e Obtaining updated information on the collateral’s value when significant market factors indicate
a potential decline in home values, or when the borrower’s payment performance deteriorates
and greater reliance is placed on the collateral.

The frequency of these actions should be commensurate with the risk in the portfolio. Financial
institutions should conduct annual credit reviews of HELOC accounts to determine whether the line of
credit should be continued, based on the borrower’s current financial condition.'’

Where appropriate, financial institutions should refuse to extend additional credit or reduce the credit
limit of a HELOC, bearing in mind that under Regulation Z such stgps can be taken only in limited
circumstances. These include, for example, when the value of t &éral declines significantly below

the appraised value for purposes of the HELOC, default of a il obligation under the loan
agreement, or deterioration in the borrower’s financial circ s.'" In order to freeze or reduce
credit lines due to deterioration in a borrower’s financia tances, two conditions must be met:

(1) there must be a “material” change in the borrower§ tin%gcial circumstances, and (2) as a result of
this change, the institution has a reasonable belief ‘% e borrower will be unable to fulfill the plan’s

payment obligations. q

Account management practices that do no tely con uthorizations and provide for timely
repayment of over-limit amounts may si tly 1 as€a portfolio’s credit risk. Authorizations of
over-limit home equity lines of credit be rgfMictcy and subject to appropriate policies and
controls. A financial institution’s s should regglire over-limit borrowers to repay in a timely
manner the amount that exceedfCsgMlishe it limits. Management information systems should be
sufficient to enable managen‘% 1deng re, monitor, and control the unique risks associated
with over-limit accounts. @

Portfolio Managagerit @

Financial institutions shoul nt an effective portfolio credit risk management process for their
home equity portfolios that

Policies - The agencies’ real estate lending standards regulations require that an institution’s real estate
lending policies be consistent with safe and sound banking practices and that an institution’s board of
directors review and approve these policies at least annually. Before implementing any changes to
policies or underwriting standards, management should assess the potential effect on the institution’s

10 Under the agencies’ risk-based capital guidelines, an unused HELOC commitment with an original maturity of one year or more may be
allocated a zero percent conversion factor if the institution conducts at least an annual credit review and is able to unconditionally cancel
the commitment (i.e., prohibit additional extensions of credit, reduce the credit line, and terminate the line) to the full extent permitted by
relevant federal law. See Appendix A to 12 CFR 3, Section 3(b)(4)(ii) for OCC; 12 CFR 208, Appendix A, II1.D.4 and 12 CFR 225,
Appendix A, IL.D.4 for FRB; Appendix A to 12 CFR 325, II(D)(4) (FDIC); and 12 CFR 567.6 (OTS).

11 Regulation Z does not permit these actions to be taken in circumstances other than those specified in the regulation. See 12 CFR
g p P g

226.5b()(3) (vi)(A) — (F).
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overall risk profile, which would include the effect on concentrations, profitability, and delinquency and
loss rates. The accuracy of these estimates should be tested by comparing them with actual experience.

Portfolio objectives and risk diversification - Effective portfolio management should clearly communicate
portfolio objectives such as growth targets, utilization, rate of return hurdles, and default and loss
expectations. For institutions with significant concentrations of HELs or HELOC:s, limits should be
established and monitored for key portfolio segments, such as geographic area, loan type, and higher
risk products. When appropriate, consideration should be given to the use of risk mitigants, such as
private mortgage insurance, pool insurance, or securitization. As the portfolio approaches
concentration limits, the institution should analyze the situation sufficiently to enable the institution’s
board of directors and senior management to make a well-informed decision to either raise
concentration limits or pursue a different course of action. .

home equity portfolio. To gain this understanding, an ins should analyze the portfolio by
segment using criteria such as product type, credit risk s 1, LTV, property type, geographic area,
collateral valuation method, lien position, size of cai e to prior liens, and documentation type

Effective portfolio management requires an understanding i xlous risk characteristics of the

(such as “no doc” or “low doc”).

Management information systems - By maintainin ate cr a ﬁnanc1al institution can segment
loan portfolios and accurately assess ke %atacte MIS should also provide management
with sufficient information to identify, @ t, meaSu and control home equity concentrations.
Financial institutions should perlod ess th cy of their MIS in light of growth and
changes in their appetite for ris nstitugQns s1gr11ﬁcant concentrations of HELs or
HELOCs, MIS should include @mlmu rts and analysis of the following:

e Production and pgrt trends by¥Rroduct, loan structure, originator channel, credit score,

LTV, DTI, lien oskQy, docum@ﬂon type, market, and property type;
e Delinquency and loss jon trends by product and originator channel with some
accompanying analysis &f sgnificant underwriting characteristics (such as credit score, LTV,

DTI);
e Vintage tracking;
e The performance of third-party originators (brokers and correspondents); and

e Market trends by geographic area and property type to identify areas of rapidly appreciating or
depreciating housing values.

Policy and underwriting exception systems - Financial institutions should have a process for identifying,
approving, tracking, and analyzing underwriting exceptions. Reporting systems that capture and track
information on exceptions, both by transaction and by relevant portfolio segments, facilitate the
management of a portfolio’s credit risk. The aggregate data is useful to management in assessing
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portfolio risk profiles and monitoring the level of adherence to policy and underwriting standards by
various origination channels. Analysis of the information may also be helpful in identifying correlations
between certain types of exceptions and delinquencies and losses.

High LTV Monitoring - To clarify the agencies’ real estate lending standards regulations and interagency
guidelines, the agencies issued “Interagency Guidance on High LTV Residential Real Estate Lending”
(HLTYV guidance) in October 1999. The HLTV guidance clarified the “Interagency Real Estate
Lending Guidelines” and the supervisory loan-to-value limits for loans on one- to four-family
residential properties. This statement also outlined controls that the agencies expect financial
institutions to have in place when engaging in HLTV lending. In repent e‘xaminations, supervisory staff
has noted several instances of noncompliance with the supervis e&to—value limits of the
“Interagency Real Estate Lending Guidelines.” Financial insti should accurately track the
volume of HLTV loans, including HLTV home equity and@ ntial mortgages, and report the

0

aggregate of such loans to the institution’s board of dire\ pecifically, financial institutions are

reminded that: \
itwld be%tiﬁed in the institution's records.
\ e

resid s should not exceed 100 percent
limit, TV loans for properties other than
ould efceed 30 percent of capital.

e In calculating the LTV and & @ning com(pbce with the supervisory LTVs, the financial

e Loans in excess of the supervisory LTV Li
The aggregate of high LTV one- to four-f;
of the institution's total capital.’” Witlt
one- to four-family residential propg#

institution should consider 1or li 1 loans secured by the property and held by the
institution are reported a ceptiMy combined LTV of a loan and all senior liens on an
owner-occupied one- r-familNgCsT®ential property equals or exceeds 90 percent and if

there is no addi |

marketable collat

dit en@e nt in the form of either mortgage insurance or readily
e For the LTV calculatio% oan amount is the legally binding commitment (that is, the entire
amount that the financial #€titution is legally committed to lend over the life of the loan).

e All real estate secured loans in excess of supervisory LTV limits should be aggregated and
reported quarterly to the institution’s board of directors.

12 For purposes of the “Interagency Real Estate Lending Standards Guidelines,” high LTV one-to four-family residential property loans
include: (i) a loan for raw land zoned for one-to four-family residential use with a LTV ratio greater than 65 percent; (i) residential land
development loan or improved lot loan with a LTV greater than 75 percent; (iii) a residential construction loan with a LTV ratio greater
than 85 percent; (iv) a loan on non-owner occupied one-to four-family residential property with a LTV greater than 85 percent; and (v) a
permanent mortgage or home equity loan on an owner-occupied residential property with a LTV equal to or exceeding 90 percent without
mortgage insurance, readily marketable collateral, or other acceptable collateral.
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Opver the past few years, new insurance products have been introduced to help financial institutions
mitigate the credit risks of HLTV residential loans. Insurance policies that cover a “pool” of loans can
be an efficient and effective credit risk management tool. But if a policy has a coverage limit, the
coverage may be exhausted before all loans in the pool mature or pay off. The agencies will consider
pool insurance as a sufficient credit enhancement to remove the HLTV designation in the following
circumstances: 1) the policy is issued by an acceptable mortgage insurance company, 2) it reduces the
LTV for each loan to less than 90 percent, and 3) it is effective over the life of each loan in the pool.

Stress testing for portfolios - Financial institutions with home equity concentrations as well as higher risk
portfolios are encouraged to perform sensitivity analyses on key portfolio segments. This type of
analysis identifies possible events that could increase risk within a portfolio segment or for the portfolio
as a whole. Institutions should consider stress tests that 1ncorporat tertst rates increases and
declines in home values. Since these events often occur 51mu1 usly, the agencies recommend
testing for these events together. Institutions should also p analyze markets in key
geographic areas, including identified “soft” markets. Ma t should consider developing
contingency strategies for scenarios and outcomes th redlt risk beyond internally established
risk tolerances. These contingency plans might in cr ased monitoring, tightening underwriting,
limiting growth, and selling loans or portfolio seg

0
Operations, Servicing, and Collectj
Effective procedures and controls shou alnta c§ f6r such support functions as perfecting liens,
collecting outstanding loan docume 1n1ng e coverage (including flood insurance), and
paying property taxes. Credit risk®si8gadement sh oversee these support functions to ensure that
operational risks are propetly co@ d.
Lien Recording - Instltutlon d take 1ate measures to safeguard their lien position. They

should verify the a priorit senior liens prior to closing the loan. This information is
necessary to determitNthe loan's I tio and to assess the credit support of the collateral. Senior
liens include first mortg ges ing liens for unpaid taxes, outstanding mechanic's liens, and
recorded judgments on the Wer

Problem Loan Workouts and Loss Mitigation Strategies - Financial institutions should have established
policies and procedures for problem loan workouts and loss mitigation strategies. Policies should be in
accordance with the requirements of the FFIEC’s “Uniform Retail Credit Classification and Account
Management Policy,” issued June 2000, and should, at a minimum, address the following:

e Circumstances and qualifying requirements for various workout programs including extensions,
re-ages, modifications, and re-writes. Qualifying criteria should include an analysis of a

borrower’s financial capacity to service the debt under the new terms;

e Circumstances and qualifying criteria for loss-mitigating strategies, including foreclosure; and
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e Appropriate MIS to track and monitor the effectiveness of workout programs, including
tracking the performance of all categories of workout loans. For large portfolios, vintage
delinquency and loss tracking also should be included.

While the agencies encourage financial institutions to work with borrowers on a case-by-case basis, an
institution should not use workout strategies to defer losses. Financial institutions should ensure that
credits in workout programs are evaluated separately for the ALLL, because such credits tend to have
higher loss rates than other portfolio segments.

Secondary Market Activities \ .
u

More financial institutions are issuing HELOC mortgage-bac N rities (i.e., securitizing HELOCs).
Although such secondary market activities can enhance cregig ayailability and an institution’s
profitability, they also pose certain risk management chaIle % n institution’s risk management

systems should address the risks of HELOC securitizgtibNg. -
Portfolio Classifications, Allowance for‘:a an%a‘se Losses, and Capital

The FFIEC’s “Uniform Retail Credit Classific and A(@a anagement Policy” governs the
S

classification of consumer loans and estgbli neraj cla tion thresholds based on delinquency.

Financial institutions and the agencies’ rs ha% discretion to classify entire retail portfolios,

or segments thereof, when underwrity knes% linquencies are pervasive and present an
igh-I. ans to borrowers who exhibit inadequate

. .. *
excessive level of credit risk. Portx

capacity to repay the debt withir{a seXsona may be subject to classification.

Financial institutions shm@%blish a fate ALLL and hold capital commensurate with the
riskiness of their po @ oSwfn deteginin® the ALLL adequacy, an institution should consider how
the interest-only and ¥¢aw teature @ELOCS during the lines’ revolving period could affect the loss
curves for its HELOC portfglp. se institutions engaging in programmatic subprime home equity
lending or institutions that 1igher risk products are expected to recognize the elevated risk of the
activity when assessing capitalefid ALLL adequacy."

13 Refer to “Interagency Questions and Answers on Capital Treatment of Recourse, Direct Credit Substitutes, and Residual Interests in
Asset Securitizations” (May 23, 2002), OCC Bulletin 2002-22 (OCC); SR letter 02-16 (FRB); Financial Institution Letter (FIL-54-2002)
(FDIC); and CEO Letter 163 (OTS). See OCC’s Comptroller Handbook for Asset Securitization, dated November 1997. The Federal
Reserve also addressed risk management and capital adequacy of exposures arising from secondary market credit activities in SR letter 97-
21.

14 See the “Interagency Expanded Guidance for Subprime Lending Programs” issued in January 2001 for supetvisory expectations
regarding risk management processes, allowance for loan and lease losses, and capital adequacy for institutions engaging in subprime
lending programs.
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CONCLUSION

Home equity lending is an attractive product for many homeowners and lenders. The quality of these
portfolios, however, is subject to increased risk if interest rates rise and home values decline. Sound
underwriting practices and effective risk management systems are essential to mitigate this risk.
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INTERAGENCY GUIDANCE ON N ITIONAL MORTGAGE

PRODUé;i/

Residential mortgage lending has traditionally a cons c managed business with low
delinquencies and losses and reasonably sta erwritin dards. In the past few years consumer
demand has been growing, particularly i @mce | étate markets, for closed-end residential
mortgage loan products that allow b ayment of principal and, sometimes, interest.
These mortgage products, hereint to as nontra 1t10na1 mortgage loans, include such products as
“interest-only” rnortgages wher owe no oan principal for the first few years of the loan
and “payment option” adjus ARMS) where a borrower has flexible payment
options with the potentlal ative @a

While some institutt e offere@ntradluonal mortgages for many years with appropriate risk
management and soun portfoh rmance, the market for these products and the number of
institutions offering them hfs ded rapidly. Nontraditional mortgage loan products are now
offered by more lenders to a r spectrum of borrowers who may not otherwise qualify for more
traditional mortgage loans and may not fully understand the associated risks.

Many of these nontraditional mortgage loans are underwritten with less stringent income and asset
verification requirements (“reduced documentation”) and are increasingly combined with simultaneous
second-lien loans.” Such risk layering, combined with the broader marketing of nontraditional
mortgage loans, exposes financial institutions to increased risk relative to traditional mortgage loans.

! Interest-only and payment option ARMs are variations of conventional ARMs, hybrid ARMs, and fixed rate products. Refer to the
Appendix for additional information on interest-only and payment option ARM loans. This guidance does not apply to reverse
mortgages; home equity lines of credit (“HELOCs”), other than as discussed in the Simultaneous Second-Lien Loans section; or fully
amortizing residential mortgage loan products.

2 Refer to the Appendix for additional information on reduced documentation and simultaneous second-lien loans.
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Given the potential for heightened risk levels, management should carefully consider and appropriately
mitigate exposures created by these loans. To manage the risks associated with nontraditional mortgage
loans, management should:

e Ensure that loan terms and underwriting standards are consistent with prudent lending
practices, including consideration of a borrower’s repayment capacity;

e Recognize that many nontraditional mortgage loans, particularly when they have risk-layering
features, are untested in a stressed environment. As evidenced by experienced institutions,
these products warrant strong risk management standards, capital levels commensurate with the
risk, and an allowance for loan and lease losses that reflects tKollectibﬂity of the portfolio;
and

TS
e Ensure that consumers have sufficient information \le%y understand loan terms and
associated risks prior to making a product choice.

The Office of the Comptroller of the Currency (Ogg&), %oard of Governors of the Federal Reserve
System (Board), the Federal Deposit Insurance Cotpg@rgtion (%9, the Office of Thrift Supervision
10

(OTS) and the National Credit Union Adminisihgt CL lectively, the Agencies) expect
institutions to effectively assess and manage s assocfed with nontraditional mortgage loan
products.’ Y4

Institutions should use this guidagc ure th anagement practices adequately address these
risks. The Agencies will carefull inize ol marf®ement processes, policies, and procedures in this

area. Institutions that do not tely .9 ese risks will be asked to take remedial action.

The focus of this gui c@)n the high® risk elements of certain nontraditional mortgage products,
not the product typ nstitutigfp with sound underwriting, adequate risk management, and
acceptable portfolio p ormanC@ t be subject to criticism merely for offering such products.

Loan Terms and Un@mting Standards

When an institution offers nontraditional mortgage loan products, underwriting standards should
address the effect of a substantial payment increase on the borrower’s capacity to repay when loan
amortization begins. Underwriting standards should also comply with the agencies’ real estate lending
standards and appraisal regulations and associated guidelines.4

3 Refer to Interagency Guidelines Establishing Standards for Safety and Soundness. For each Agency, those respective guidelines ate
addressed in: 12 CFR Part 30 Appendix A (OCC); 12 CFR Part 208 Appendix D-1 (Board); 12 CFR Part 364 Appendix A (FDIC); 12
CFR Part 570 Appendix A (OTS); and 12 U.S.C. 1786 (NCUA).

4 Refer to 12 CFR Part 34 - Real Estate Lending and Appraisals, OCC Bulletin 2005-3 — Standards for National Banks’ Residential
Mortgage Lending, AL 2003-7 — Guidelines for Real Estate Lending Policies and AL 2003-9 — Independent Appraisal and Evaluation
Functions (OCC); 12 CFR 208.51 subpart E and Appendix C and 12 CFR Part 225 subpart G (Boatrd); 12 CFR Part 365 and Appendix A,
and 12 CFR Part 323 (FDIC); 12 CFR 560.101 and Appendix and 12 CFR Part 564 (OTS). Also, refer to the 1999 Interagency Guidance
on the “Treatment of High LTV Residential Real Estate Loans” and the 1994 “Interagency Appraisal and Evaluation Guidelines.”
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Central to prudent lending is the internal discipline to maintain sound loan terms and underwriting
standards despite competitive pressures. Institutions are strongly cautioned against ceding underwriting
standards to third parties that have different business objectives, risk tolerances, and core
competencies. Loan terms should be based on a disciplined analysis of potential exposures and
compensating factors to ensure risk levels remain manageable.

Qualifying Borrowers — Payments on nontraditional loans can increase significantly when the loans
begin to amortize. Commonly referred to as payment shock, this increase is of particular concern for
payment option ARMs where the borrower makes minimum payments that may result in negative
amortization. Some institutions manage the potential for excessive fgegative amortization and payment
shock by structuring the initial terms to limit the spread betwee Noductory interest rate and the
fully indexed rate. Nevertheless, an institution’s qualifying sta g&shonld recognize the potential
impact of payment shock, especially for borrowers with hi -to-value (LTV) ratios, high debt-to-
income (DTI) ratios, and low credit scores. Recognizin t% institution’s underwriting criteria are
based on multiple factors, an institution should consi mse factors jointly in the qualification process
and may develop a range of reasonable tolerances foiye h factor. However, the criteria should be
based upon prudent and appropriate underwritgng stagéards, @deﬂng both the borrower’s

characteristics and the product’s attributes.

For all nontraditional mortgage loan pr G nin (ﬁ s analysis of a borrower’s repayment

capacity should include an evaluation abilj ay the debt by final maturity at the fully
indexed rate,” assuming a fully a iy repayment s hedule.6 In addition, for products that permit
negative amortization, the repay@ nalysy uld be based upon the initial loan amount plus any
balance increase that may acc% mt e amortization provision.’

Federally Insured Credit Uni&gs should refe R Part 722 - Appraisals and NCUA 03-CU-17 — Appraisal and Evaluation
Functions for Real Estate Relatcd Tra: CUA)

5'The fully indexed rate equals the in atd prevailing at origination plus the margin that will apply after the expiration of an introductory
interest rate. The index rate is a publis nterest rate to which the interest rate on an ARM is tied. Some commonly used indices

include the 1-Year Constant Maturity Treasury Rate (CMT), the 6-Month London Interbank Offered Rate (LIBOR), the 11t District Cost
of Funds (COFI), and the Moving Treasury Average (MTA), a 12-month moving average of the monthly average yields of U.S. Treasury
secutities adjusted to a constant maturity of one year. The margin is the number of percentage points a lender adds to the index value to
calculate the ARM interest rate at each adjustment petiod. In different interest rate scenarios, the fully indexed rate for an ARM loan
based on a lagging index (e.g., MTA rate) may be significantly different from the rate on a comparable 30-year fixed-rate product. In these
cases, a credible market rate should be used to qualify the borrower and determine repayment capacity.

¢ The fully amortizing payment schedule should be based on the term of the loan. For example, the amortizing payment for a loan with a
5-year interest only period and a 30-year term would be calculated based on a 30-year amortization schedule. For balloon mortgages that
contain a borrower option for an extended amortization period, the fully amortizing payment schedule can be based on the full term the
borrower may choose.

7'The balance that may accrue from the negative amortization provision does not necessarily equate to the full negative amortization cap
for a particular loan. The spread between the introductory or “teaser” rate and the accrual rate will determine whether or not a loan
balance has the potential to reach the negative amortization cap before the end of the initial payment option period (usually five years).
For example, a loan with a 115 percent negative amortization cap but a small spread between the introductory rate and the accrual rate
may only reach a 109 percent maximum loan balance before the end of the initial payment option period, even if only minimum payments
are made. The borrower could be qualified based on this lower maximum loan balance.
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Furthermore, the analysis of repayment capacity should avoid over-reliance on credit scores as a
substitute for income verification in the underwriting process. The higher a loan’s credit risk, either
from loan features or borrower characteristics, the more important it is to verify the borrower’s income,
assets, and outstanding liabilities.

Collateral-Dependent Loans — Institutions should avoid the use of loan terms and underwriting
practices that may heighten the need for a borrower to rely on the sale or refinancing of the property
once amortization begins. Loans to individuals who do not demonstrate the capacity to repay, as
structured, from sources other than the collateral pledged are generally considered unsafe and
unsound.® Institutions that originate collateral-dependent mortgage loans may be subject to criticism,
corrective action, and higher capital requirements.

.
Risk Layering — Institutions that originate or purchase mort a@that combine nontraditional
features, such as interest only loans with reduced documentgtidg or simultaneous second-lien loan,

face increased risk. When features are layered, an instituti d demonstrate that mitigating factors
support the underwriting decision and the borrower’s t capacity. Mitigating factors could
include higher credit scores, lower LTV and DTT rggo} sigitificant liquid assets, mortgage insurance or

other credit enhancements. While higher pricing i% offtes¥ used tQ address elevated risk levels, it does
not replace the need for sound underwriting. ¢

Reduced Documentation — Institutio
unverified income, to qualify borrower

singly ely)hduced documentation, particularly
ntradifiofal mortgage loans. Because these practices
essentially substitute assumptions a rified i ion for analysis of a borrower’s repayment
capacity and general creditworthig®&sNhey shagld besflsed with caution. As the level of credit risk
increases, the Agencies expect afj inptitutio re diligently verify and document a borrower’s
income and debt reduction ¢ ity.

Clear policies shoul e use educed documentation. For example, stated income should be
accepted only if thereWge mitigat @ors that clearly minimize the need for direct verification of
repayment capacity. For m li@wers, institutions generally should be able to readily document
income using recent W-2 st%nts, pay stubs, or tax returns.

Simultaneous Second-Lien Loans — Simultaneous second-lien loans reduce owner equity and
increase credit risk. Historically, as combined loan-to-value ratios rise, so do defaults. A delinquent
borrower with minimal or no equity in a property may have little incentive to work with a lender to
bring the loan current and avoid foreclosure. In addition, second-lien home equity lines of credit
(HELOC:) typically increase borrower exposure to increasing interest rates and monthly payment
burdens. Loans with minimal or no owner equity generally should not have a payment structure that
allows for delayed or negative amortization without other significant risk mitigating factors.

Introductory Interest Rates — Many institutions offer introductory interest rates set well below the
fully indexed rate as a marketing tool for payment option ARM products. When developing

8 A loan will not be determined to be “collateral-dependent” solely through the use of reduced documentation.
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nontraditional mortgage product terms, an institution should consider the spread between the
introductory rate and the fully indexed rate. Since initial and subsequent monthly payments are based
on these low introductory rates, a wide initial spread means that borrowers are more likely to
experience negative amortization, severe payment shock, and an earlier-than-scheduled recasting of
monthly payments. Institutions should minimize the likelihood of disruptive eatly recastings and
extraordinary payment shock when setting introductory rates.

Lending to Subprime Borrowers — Mortgage programs that target subprime borrowers through
tailored marketing, underwriting standards, and risk selection should follow the applicable interagency
guidance on subprime lending.” Among other things, the subprime&id}agce discusses circumstances
under which subprime lending can become predatory or abusivey, Insthations designing nontraditional
mortgage loans for subprime borrowers should pay particular mon to this guidance. They should
also recognize that risk-layering features in loans to subpri rowers may significantly increase risks
for both the institution and the borrower. I@

Non-Owner-Occupied Investor Loans — Borr s §nancing non-owner-occupied investment
properties should qualify for loans based on thgir abilf to se%ﬂrxﬁ debt over the life of the loan.

Loan terms should reflect an appropriate com LTV considers the potential for negative
amortization and maintains sufficient borr uity over ife of the loan. Further, underwriting
ower 2 sﬁﬁcient cash treserves to service the loan,

standards should require evidence that
considering the possibility of extend ds of, eNy vacancy and the variability of debt service
an products."

requirements associated with nonf&' i

Portfolio and Risk M em ctices

Institutions should e e@ risk managWnent practices keep pace with the growth and changing risk
profile of their nont fomal mort; oan portfolios and changes in the market. Active portfolio
management is especiay import institutions that project or have already experienced significant
growth or concentration le tutions that originate or invest in nontraditional mortgage loans
should adopt more robust r1s nagement practices and manage these exposures in a thoughtful,
systematic manner. To meet these expectations, institutions should:

e Develop written policies that specify acceptable product attributes, production and portfolio
limits, sales and securitization practices, and risk management expectations;

e Design enhanced performance measures and management reporting that provide early warning
for increasing risk;

9 Interagency Guidance on Subprime Lending, March 1, 1999, and Expanded Guidance for Subprime Lending Programs, January 31,
2001. Federally insured credit unions should refer to 04-CU-12 — Specialized Lending Activities (NCUA).

10 Federally insured credit unions must comply with 12 CFR Part 723 for loans meeting the definition of member business loans.
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e [Establish appropriate ALLL levels that consider the credit quality of the portfolio and
conditions that affect collectibility; and

e Maintain capital at levels that reflect portfolio characteristics and the effect of stressed
economic conditions on collectibility. Institutions should hold capital commensurate with the
risk characteristics of their nontraditional mortgage loan portfolios.

Policies — An institution’s policies for nontraditional mortgage lending activity should set acceptable
levels of risk through its operating practices, accounting procedures, and policy exception tolerances.
Policies should reflect appropriate limits on risk layering and should include risk management tools for
risk mitigation purposes. Further, an institution should set growth gnd volume limits by loan type, with
special attention for products and product combinations in need of&h?ened attention due to easing

terms or rapid growth. \\

Concentrations — Institutions with concentrations in n n@ nal mortgage products should have
well-developed monitoring systems and risk manage rattices. Monitoring should keep track of

concentrations in key portfolio segments such as 1 es, third-party originations, geographic area,
and property occupancy status. Concentrations alSo 1d bgmgonitored by key portfolio
characteristics such as loans with high combin ratiq, with high DTT ratios, loans with the
potential for negative amortization, loans to ers wi 1t scores below established thresholds,
loans with risk-layered features, and no ¢)-occupfpd yavEStor loans. Further, institutions should
consider the effect of employee incenti gra afcould produce higher concentrations of
nontraditional mortgage loans. CondetNations that/afy not effectively managed will be subject to
elevated supervisory attention a ntial inéPcriticism to ensure timely remedial action.

Loi¥pliance, and audit procedures should focus on

Controls — An institution’ con

mortgage lending actigigie ing high 1% Controls to monitor compliance with underwriting
standards and exce%o those s rds are especially important for nontraditional loan products.
The quality control fu§tion sho @arly review a sample of nontraditional mortgage loans from all
origination channels and a tive sample of underwriters to confirm that policies are being
followed. When control systtmglor operating practices are found deficient, business-line managers
should be held accountable for correcting deficiencies in a timely manner.

Since many nontraditional mortgage loans permit a borrower to defer principal and, in some cases,
interest payments for extended periods, institutions should have strong controls over accruals,
customer service and collections. Policy exceptions made by servicing and collections personnel should
be carefully monitored to confirm that practices such as re-aging, payment deferrals, and loan
modifications are not inadvertently increasing risk. Customer service and collections personnel should
receive product-specific training on the features and potential customer issues with these products.

Third-Party Originations — Institutions often use third parties, such as mortgage brokers or
correspondents, to originate nontraditional mortgage loans. Institutions should have strong systems
and controls in place for establishing and maintaining relationships with third parties, including
procedures for performing due diligence. Oversight of third parties should involve monitoring the

212F.6 Examination Handbook March 2007 Office of Thrift Supervision



Appendix F: One- to Four-Family Residential
Real Estate Lending Section 212

quality of originations so that they reflect the institution’s lending standards and compliance with
applicable laws and regulations.

Monitoring procedures should track the quality of loans by both origination source and key borrower
characteristics. This will help institutions identify problems such as early payment defaults, incomplete
documentation, and fraud. If appraisal, loan documentation, credit problems or consumer complaints
are discovered, the institution should take immediate action. Remedial action could include motre
thorough application reviews, more frequent re-underwriting, or even termination of the third-party
relationship.'

Secondary Market Activity — The sophistication of an instituti n'&oﬁdary market risk
management practices should be commensurate with the natu volume of activity. Institutions
with significant secondary market activities should have co Rensive, formal strategies for managing
risks."”” Contingency planning should include how the ingti will respond to reduced demand in
the secondary market.

While third-party loan sales can transfer a portion of crediFmyk, gn institution remains exposed to
reputation risk when credit losses on sold morgege loans riization transactions exceed
expectations. As a result, an institution ma ine tha necessary to repurchase defaulted

mortgages to protect its reputation and accgftodhe markets. In the agencies’ view, the
repurchase of mortgage loans beyond ling igsgtutdon’s contractual obligation is implicit recourse.
Under the agencies’ risk-based cap'\%s, a repl%ing institution would be required to maintain
risk-based capital against the en@ l or itization."” Institutions should familiarize themselves
with these guidelines before @ w0 tO ortgage loan pools or buying back loans in default.

Management Infor i@nd ReportiNg — Reporting systems should allow management to detect
changes in the risk fits no itional mortgage loan portfolio. The structure and content
should allow the isolati®n of key roducts, risk-layering loan features, and borrower characteristics.
Reporting should also allo ent to recognize deteriorating performance in any of these areas
before it has progressed too At a minimum, information should be available by loan type (e.g.,
interest-only mortgage loans and payment option ARMs); by risk-layering features (e.g., payment option
ARM with stated income and interest-only mortgage loans with simultaneous second-lien mortgages);

11 Refer to OCC Bulletin 2001-47 — Third-Party Relationships and AL 2000-9 — Third-Party Risk (OCC). Federally insured credit unions
should refer to 01-CU-20 (NCUA), Due Diligence over Third Party Service Providers. Savings associations should refer to OTS Thrift
Bulletin 82a — Third Party Arrangements.

12 Refer to “Interagency Questions and Answers on Capital Treatment of Recourse, Direct Credit Substitutes, and Residual Interests in
Asset Securitizations,” May 23, 2002; OCC Bulletin 2002-22 (OCC); SR letter 02-16 (Board); Financial Institution Letter (FIL-54-2002)
(FDIC); and CEO Letter 163 (OTS). See OCC’s Comptroller Handbook for Asset Securitization, November 1997. See OTS
Examination Handbook Section 221, Asset-Backed Securitization. The Board also addressed risk management and capital adequacy of
exposures arising from secondary market credit activities in SR letter 97-21. Federally insured credit unions should refer to 12 CFR Part
702 NCUA).

13 Refer to 12 CFR Part 3 Appendix A, Section 4 (OCC); 12 CFR Parts 208 and 225, Appendix A, II1.B.3 (FRB); 12 CFR Part 325,
Appendix A, ILB (FDIC); 12 CFR 567 (OTS); and 12 CFR Part 702 (NCUA) for each Agency’s capital treatment of recourse.
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by underwriting characteristics (e.g., LTV, DTI, and credit score); and by borrower performance (e.g.,
payment patterns, delinquencies, interest accruals, and negative amortization).

Portfolio volume and performance should be tracked against expectations, internal lending standards
and policy limits. Volume and performance expectations should be established at the subportfolio and
aggregate portfolio levels. Variance analyses should be performed regularly to identify exceptions to
policies and prescribed thresholds. Qualitative analysis should occur when actual performance deviates
from established policies and thresholds. Variance analysis is critical to the monitoring of a portfolio’s
risk characteristics and should be an integral part of establishing and adjusting risk tolerance levels.

Stress Testing — Based on the size and complexity of their lending operations, institutions should
perform sensitivity analysis on key portfolio segments to identify anjNguaamtify events that may increase
risks in a segment or the entire portfolio. The scope of the analy¥g shotld generally include stress tests
on key performance drivers such as interest rates, employmgntNevel, economic growth, housing value
fluctuations, and other factors beyond the institution’s immedMt§ control. Stress tests typically assume
rapid deterioration in one or more factors and attemp, t& ate the potential influence on default
rates and loss severity. Stress testing should aid an jgstiutidh in identifying, monitoring and managing
risk, as well as developing appropriate and cost—ef% 0ss ation strategies. The stress testing
results should provide direct feedback in deter@n nde%% standards, product terms, portfolio

concentration limits, and capital levels.

Capital and Allowance for Loan and Lossé&s § Institutions should establish an appropriate
allowance for loan and lease losses for th yn2ted credit losses inherent in their
nontraditional mortgage loan pot . Thegaghoul#also consider the higher risk of loss posed by

layered risks when establishing teif) ALLL.

Moreover, institutions_sh cognize Wat their limited performance history with these products,
particularly in a stre onmerngmincreases performance uncertainty. Capital levels should be
commensurate with tf cs of the nontraditional mortgage loan portfolios. Lax
underwriting standards or p olio performance may warrant higher capital levels.

When establishing an appropf¥e ALLL and considering the adequacy of capital, institutions should
segment their nontraditional mortgage loan portfolios into pools with similar credit risk characteristics.
The basic segments typically include collateral and loan characteristics, geographic concentrations, and
borrower qualifying attributes. Segments could also differentiate loans by payment and portfolio
characteristics, such as loans on which borrowers usually make only minimum payments, mortgages
with existing balances above original balances, and mortgages subject to sizable payment shock. The
objective is to identify credit quality indicators that affect collectibility for ALLL measurement
purposes. In addition, understanding characteristics that influence expected performance also provides
meaningful information about future loss exposure that would aid in determining adequate capital
levels.

Institutions with material mortgage banking activities and mortgage servicing assets should apply sound
practices in valuing the mortgage servicing rights for nontraditional mortgages. In accordance with
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interagency guidance, the valuation process should follow generally accepted accounting principles and
use reasonable and supportable assumptions."

Consumer Protection Issues

While nontraditional mortgage loans provide flexibility for consumers, the Agencies are concerned that
consumers may enter into these transactions without fully understanding the product terms.
Nontraditional mortgage products have been advertised and promoted based on their affordability in
the near term; that is, their lower initial monthly payments compared with traditional types of
mortgages. In addition to apprising consumers of the benefits of ngntraditional mortgage products,
institutions should take appropriate steps to alert consumers to the 18 Jf these products, including
the likelihood of increased future payment obligations. This igfdMgation should be provided in a timely
manner — before disclosures may be required under the Tr ‘xLe ding Act or other laws — to assist
the consumer in the product selection process. Q

Concerns and Objectives — More than tradition s, mortgage products such as payment option
ARMs and interest-only mortgages can carry a sigrlifigagt risk @zment shock and negative

a
amortization that may not be fully understood g coume, )?ample, consumer payment
obligations may increase substantially at the an inte nly period or upon the “recast” of a
payment option ARM. The magnitude & tg€sp paymht igkcrases may be affected by factors such as
the expiration of promotional interest rftespincre ‘mhe interest rate index, and negative
amortization. Negative amortizatgoR{al¥Q results
traditional amortizing mortgage . W

t
i as s

may find that negative amorn%
e

1 et levels of home equity as compared to a
borfowers go to sell or refinance the property, they
Ily reduced or eliminated their equity in it even when

the property has appreciat con consumers may not fully understand these products
would be exacerbate eting and pagmotional practices that emphasize potential benefits
without also provid and bal@d information about material risks.

In light of these considerati unications with consumers, including advertisements, oral

statements, promotional matcria6, and monthly statements, should provide clear and balanced
information about the relative benefits and risks of these products, including the risk of payment shock
and the risk of negative amortization. Clear, balanced, and timely communication to consumers of the
risks of these products will provide consumers with useful information at crucial decision-making
points, such as when they are shopping for loans or deciding which monthly payment amount to make.
Such communication should help minimize potential consumer confusion and complaints, foster good
customer relations, and reduce legal and other risks to the institution.

14 Refer to the “Interagency Advisory on Mortgage Banking,” February 25, 2003, issued by the bank and thrift regulatory agencies.
Federally Insured Credit Unions with assets of $10 million or more are reminded they must report and value nontraditional mortgages and

related mortgage servicing rights, if any, consistent with generally accepted accounting principles in the Call Reports they file with the
NCUA Board.
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Legal Risks — Institutions that offer nontraditional mortgage products must ensure that they do so in a
manner that complies with all applicable laws and regulations. With respect to the disclosures and
other information provided to consumers, applicable laws and regulations include the following:

e Truthin Lending Act (TILA) and its implementing regulation, Regulation Z.

e Section 5 of the Federal Trade Commission Act (FT'C Act).

TILA and Regulation Z contain rules governing disclosures that institutions must provide for closed-
end mortgages in advertisements, with an application," before loan consummation, and when interest

rates change. Section 5 of the FTC Act prohibits unfair or deceptive acts or practices.
.

Other federal laws, including the fair lending laws and the Rea E&te ttlement Procedures Act
(RESPA), also apply to these transactions. Moreover, the ekes ote that the sale or securitization
of a loan may not affect an institution’s potential liability f tions of TILA, RESPA, the FTC Act,
or other laws in connection with its origination of the te laws, including laws regarding unfair

or deceptive acts or practices, also may apply. (»

Recommended Practices q M
Recommended practices for addressing theget 1sed by,@aditional mortgage products include the

following:17

Communications with Consu Q(fhen promotihg or describing nontraditional mortgage
products, institutions should pr onsugdei ith information that is designed to help them make
informed decisions when selgetifhwfind ugs a@ products. Meeting this objective requires
appropriate attention to t Mg, con d clarity of information presented to consumers. Thus,
institutions should p l@nsumers witBvinformation at a time that will help consumers select
products and chooscNgnoMg payme tions. For example, institutions should offer clear and

balanced product descr. tion; W@ consumer is shopping for a mortgage — such as when the

consumer makes an inquiry stitution about a mortgage product and receives information about
nontraditional mortgage prodwsfs, or when marketing relating to nontraditional mortgage products is
provided by the institution to the consumer — not just upon the submission of an application or at

15 These program disclosures apply to ARM products and must be provided at the time an application is provided or before the consumer
pays a nonrefundable fee, whichever is eatlier.

18 The OCC, the Board, and the FDIC enforce this provision under the FTC Act and section 8 of the FDI Act. Each of these agencies
has also issued supervisory guidance to the institutions under their respective jurisdictions concerning unfair or deceptive acts or practices.
See OCC Advisory Letter 2002-3 - Guidance on Unfair or Deceptive Acts or Practices, Match 22, 2002; Joint Board and FDIC Guidance
on Unfair or Deceptive Acts or Practices by State-Chartered Banks, March 11, 2004. Federally insured credit unions are prohibited from
using any advertising or promotional material that is inaccurate, misleading, or deceptive in any way concerning its products, services, or
financial condition. 12 CFR 740.2. The OTS also has a regulation that prohibits savings associations from using advertisements or other
representations that are inaccurate or misrepresent the services or contracts offered. 12 CFR 563.27. This regulation supplements its
authority under the FTC Act.

17 Institutions also should review the recommendations relating to mortgage lending practices set forth in other supervisory guidance from
their respective primary regulators, as applicable, including guidance on abusive lending practices.
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consummation.” The provision of such information would serve as an important supplement to the
disclosures currently required under TILA and Regulation Z or other laws."

Promotional Materials and Product Descriptions. Promotional materials and other product
descriptions should provide information about the costs, terms, features, and risks of nontraditional
mortgages that can assist consumers in their product selection decisions, including information about
the matters discussed below.

e DPayment Shock. Institutions should apprise consumers of potential increases in payment
obligations for these products, including circumstances in wRich mterest rates or negative
amortization reach a contractual limit. For example, pr&t escrlptlons could state the

maximum monthly payment a consumer would be requi pay under a hypothetical loan
example once amortizing payments are required and tf€Ngrest rate and negative amortization
caps have been reached.” Such information als % describe when structural payment
changes will occur (e.g., when introductory rat mre or when amortizing payments are

required), and what the new payment arnou ld be or how it would be calculated. As
applicable, these descriptions could indicage th high gent may be required at other
points in time due to factors such as n%e amo or increases in the interest rate
index.

e Negative Amortization. t10n is possible under the terms of a
nontraditional mortgage pro cohsumers sh d be apprised of the potential for increasing
principal balances and decr om , as well as other potential adverse consequences

of negative amortizatio duct descriptions should disclose the effect of
negative amortlzatlo an ba nd home equity, and could describe the potential
consequences t umer akthg minimum payments that cause the loan to negatively
amortize. (One ssi e con e is that it could be more difficult to refinance the loan or

to obtain cash upon'a sa home).

18 |nstitutions also should strive to: (1) focus on information important to consumer decision making;

(2) highlight key information so that it will be noticed; (3) employ a user-friendly and readily navigable format for
presenting the information; and (4) use plain language, with concrete and realistic examples. Comparative tables and
information describing key features of available loan products, including reduced documentation programs, also may be
useful for consumers considering the nontraditional mortgage products and other loan features described in this

guidance.

19 Institutions may not be able to incorporate all of the practices recommended in this guidance when advertising nontraditional
mortgages through certain forms of media, such as radio, television, or billboards. Nevertheless, institutions should provide clear and
balanced information about the risks of these products in all forms of advertising.

20 Consumers also should be apprised of other material changes in payment obligations, such as balloon payments.
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e DPrepayment Penalties. If the institution may impose a penalty in the event that the consumer
prepays the mortgage, consumers should be alerted to this fact and to the need to ask the lender
about the amount of any such penalty.”

e Cost of Reduced Documentation Loans. If an institution offers both reduced and full
documentation loan programs and there is a pricing premium attached to the reduced
documentation program, consumers should be alerted to this fact.

Monthly Statements on Payment Option ARMs. Monthly statements that are provided to
consumers on payment option ARMs should provide information that enables consumers to make
informed payment choices, including an explanation of each paymegt option available and the impact
of that choice on loan balances. For example, the monthly paymenNeﬁlent should contain an

explanation, as applicable, next to the minimum payment am at making this payment would
result in an increase to the consumer’s outstanding loan ba Payment statements also could
provide the consumer’s current loan balance, what portign consumer’s previous payment was
allocated to principal and to interest, and, if applicabl mount by which the principal balance

increased. Institutions should avoid leading paymgemoRtion ARM borrowers to select a non-
amortizing or negatively-amortizing payment (for ¢x e, thqqh t‘he format or content of monthly

statements). 6

Practices to Avoid. Institutions also s oid pyftiges that obscure significant risks to the
consumer. For example, if an institutio ertiscsat Pgomotes a nontraditional mortgage by
emphasizing the comparatively logvairNgtal paym ermitted for these loans, the institution also
should provide clear and compa omi infé¥mation alerting the consumer to the risks. Such

information should explain, a nt, tha payment amounts will increase, that a balloon

ayment may be due, and loan ill not decrease and may even increase due to the

pay y y

deferral of interest a pal paym¥®gts. Similarly, institutions should avoid promoting payment
patterns that are str unlikel ccur.”” Such practices could raise legal and other risks for

institutions, as describ& more fl@ ve.

Institutions also should avoi& sygh practices as: giving consumers unwarranted assurances or
predictions about the future direction of interest rates (and, consequently, the borrower’s future
obligations); making one-sided representations about the cash savings or expanded buying power to be
realized from nontraditional mortgage products in comparison with amortizing mortgages; suggesting
that initial minimum payments in a payment option ARM will cover accrued interest (or principal and
interest) charges; and making misleading claims that interest rates or payment obligations for these
products are “fixed.”

21 Federal credit unions are prohibited from imposing prepayment penalties. 12 CFR 701.21(c)(6).

22 For example, marketing materials for payment option ARMs may promote low predictable payments until the recast date. Such
marketing should be avoided in circumstances in which the minimum payments are so low that negative amortization caps would be
reached and higher payment obligations would be triggered before the scheduled recast, even if interest rates remain constant.
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Control Systems — Institutions should develop and use strong control systems to monitor whether
actual practices are consistent with their policies and procedures relating to nontraditional mortgage
products. Institutions should design control systems to address compliance and consumer information
concerns as well as the safety and soundness considerations discussed in this guidance. Lending
personnel should be trained so that they are able to convey information to consumers about product
terms and risks in a timely, accurate, and balanced manner. As products evolve and new products are
introduced, lending personnel should receive additional training, as necessary, to continue to be able to
convey information to consumers in this manner. Lending personnel should be monitored to
determine whether they are following these policies and procedures. Institutions should review
consumer complaints to identify potential compliance, reputation, &hﬁr risks. Attention should be
paid to appropriate legal review and to using compensation proggams that do not improperly encourage
lending personnel to direct consumers to particular products. g&

With respect to nontraditional mortgage loans that an i %\ makes, purchases, or services using a
third party, such as a mortgage broker, correspondent er intermediary, the institution should take
appropriate steps to mitigate risks relating to comyfliajc and consumer information concerns discussed
in this guidance. These steps would ordinarily gnclu monr.things, (1) conducting due
diligence and establishing other criteria for en into a aigHaining relationships with such third
parties, (2) establishing criteria for third- pens tlc%igned to avoid providing incentives for
originations inconsistent with this guida, sett1 c rements for agreements with such third

parties, (4) establishing procedures a @ ms t 181 compliance with applicable agreements,
¢

bank policies, and laws, and (5) in} ting app te corrective actions in the event that the third
party fails to comply with apph "@ank policies, or laws.

Q’@
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Appendix: Terms Used in this Document

Interest-only Mortgage Loan — A nontraditional mortgage on which, for a specified number of years
(e.g., three or five years), the borrower is required to pay only the interest due on the loan during which
time the rate may fluctuate or may be fixed. After the interest-only period, the rate may be fixed or
fluctuate based on the prescribed index and payments include both principal and interest.

Payment Option ARM — A nontraditional mortgage that allows the borrower to choose from a
number of different payment options. For example, each month, the borrower may choose a minimum
payment option based on a “start” or introductory interest rate, an interest-only payment option based
on the fully indexed interest rate, or a fully amortizing principal and interest payment option based on a
15-year or 30-year loan term, plus any required escrow payments, fhimum payment option can
be less than the interest accruing on the loan, resulting in negagiwc\mortization. The interest-only
option avoids negative amortization but does not provide ci al amortization. After a specified
number of years, or if the loan reaches a certain negatlv tion cap, the required monthly
payment amount is recast to require payments that w1\ rnortlze the outstanding balance over the

remaining loan term (}

Reduced Documentation — A loan feature th¥is c®mm red to as “low doc/no doc,” “no
income/no asset,” “stated income” or “stat ” Fo gage loans with this feature, an
institution sets reduced or minimal docx& afion su« substantiate the borrower’s income and

assets.

Simultaneous Second-Lien L ement where either a closed-end second-lien or a

home equity line of credit ( s of %mmultameously with the first lien mortgage loan,
typically in lieu of a higher E] aymxé~
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Dated: September 25, 2006.

John C. Dugan, Comptroller of the Currency.

By order of the Board of Governors of the Federal Reserve System, September 27, 2006.
Jennifer J. Johnson, Secretary of the Board. \ .

Dated at Washington, D.C., this 27th day of Sept b{ 06.

By order of the Federal Deposit Insurance Cgm. q .

Robert E. Feldman, Executive Secretary b
%) /\'

0\0
By the Office of T?%@vision 2
John M. Reich, DirecYor. @Q

Dated: September 28, 2006.

By the National Credit Union Administration on September 28, 2006.

JoAnn M. Johnson, Chairman.
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Office of the Comptroller of the Currency

Board of Governors of the Federal Reserve System
Federal Deposit Insurance Corporation

Office of Thrift Supervision

National Credit Union Administration

ADDENDUM TO CREDIT RISK MANAGEMENT GUIDANCE FOR HOME EQUITY

LENDING \ .

This addendum to the May 2005 Interagency Credit Risk Mana e zdame for Home Equity Lending
(interagency HE lending guidance) provides additional uM% or managing risks associated with
open-end home equity lines of credit (HELOCsS) that terest-only features. While HELOCs
with these features may provide flexibility for cons Agencies are concerned that consumers
may not fully understand the product terms and assogi d risksy This addendum provides guidance
addressing the timing and content of communidgtion¥with &s obtaining interest- only
HELOCs. These consumer protection recom %. ations yffflar to the guidance contained in the

Interagency Guidance on Nontraditional Morfgﬁ (pFoglnct Ri ber 20006) for closed-end home

purchase, refinance, and home equity ge produck.

Credit Risk Manageme ste

Product Development n

When promoting or HELOC at perrmt interest-only payments, institutions should
provide consumers rmatlo t is designed to help them make informed decisions regarding
product selection and Me. Meetj ob)ectlve requires appropriate attention to the timing, content,
and clarity of mforrnatlon to consumers.

Communications with consumers, including advertisements, oral statements, promotional materials,
and periodic statements, should provide clear and balanced information about the relative benefits and
risks of HELOC:s with interest-only features. This includes information about the risk of increased
future payment obligations.” Information about potential increases in payment obligations should
address, among other things, circumstances in which interest rates reach a contractual limit.

2 The Agencies are concerned about increased future payment obligations due to interest rate increases and the end of a non-amortizing
payment period, not payment increases due to additional draws on the line of credit.
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If applicable, these materials should also alert the consumer to any prepayment penalty,” and the need
to seek additional information on the amount of any penalty. Consumers should also be informed of
any premium that may be charged for a reduced documentation program.

This information should be provided in a timely manner, to assist the consumer in the product
selection process. Clear and balanced information should be provided at the time a consumer is
shopping for a loan, not just when an application form is provided or at consummation. For example,
this information could be provided when a consumer inquires about a home equity product and
receives information about products with interest-only features, or when the institution provides the
consumer with marketing materials for such products.* \ .

24 For purposes of this guidance, a prepayment penalty for a HELOC is a fee that will be imposed if the borrower pays off the balance
and terminates the account in advance of the contractual end date.

% Institutions also should strive to: (1) focus on information important to consumer decision making;

(2) highlight key information so that it will be noticed; (3) employ a user-friendly and readily navigable format for presenting the
information; and (4) use plain language, with concrete and realistic examples. Comparative tables and information describing key features
of available loan products, including reduced documentation programs, also may be useful for consumers.
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