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Introduction
It all starts with the dream of owning a home. Consumers will often turn 
to you, the loan originator, for help turning that dream into a reality.

Consumers look to you, a member of the mortgage industry, for 
expertise and guidance as they navigate the mortgage process. But 
where can you go for guidance?

At MGIC, we know how many steps, people, processes and rules are 
involved in the whole Mortgage Cycle. And we know that in today’s 
constantly evolving and heavily regulated market, it’s more important 
than ever to stay on top of changes. That’s why we prepared this 
program: The Fundamentals of the Mortgage Process.

Fundamentals breaks down the main components of the mortgage 
process, and explores and explains each piece. We’ll walk you through 
everything from loan origination and closing  to servicing and selling. 
You’ll also learn how The 4 Cs of the mortgage industry – Credit, 
Capacity, Capital and Collateral – can help determine whether a 
consumer will be a successful homeowner.

Once you have completed this course, you can better position yourself 
as an expert to your customers. You’ll have the preparation and 
confidence to successfully:

• Explain to consumers how The Four Cs will affect their ability to 
purchase and own a home

• Preapprove and prequalify consumers
• Help consumers understand their loan options
• Guide consumers through the loan application process
• Process loans in order to make faster, prudent underwriting 

decisions

The mortgage business is a risk-based business. But the more you know 
and understand about the process, the more you can help minimize 
that risk for your company and your customers – and the more it will 
increase your success as a mortgage professional. We’ve put all the 
information you need in a convenient, easy-to-read package.

If you have questions about any of the information presented in The 
Fundamentals of the Mortgage Process, please contact your MGIC 
account representative, mgic.com/contact.
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Symbol Key
We use the following icons 
throughout the Fundamentals 
program to highlight details, tips and 
shortcuts that will help you better 
understand the mortgage cycle.

Dictionary: Industry 
jargon and acronyms 
explained

File It: Important 
documents you must 
include in the loan file

Take Note: Information, 
shortcuts or exercises 
that can make your job 
easier

Checkpoint: Helpful 
review points to help 
you ensure you’ve got 
everything you need to 
complete the loan file

Check This Out: 
Information about 
MGIC resources relative 
to the topic at hand 
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Processing  
the Loan
In our Fundamentals of the Mortgage 
Process Book 2: Taking the Loan 
Application, we gathered information 
about the borrowers through the Loan 
App. In this Fundamentals book, we 
learn how proper processing is crucial 
for making an educated, prudent 
decision whether to approve the loan.

Substantiating borrower information 
through verification and documentation 
rests largely on the shoulders of the 
processor. The extent of documentation 
required depends on:
• Whether an automated underwriting 

system (AUS) is underwriting the 
loan or an underwriter is manually 
underwriting it

• The complexity of the file
• The level of risk
• Your company and/or investor 

requirements

At the end of this section, you will be 
able to:
• Understand the role of the processor 

in the mortgage process
• Differentiate types of documentation

Throughout this book:
• The role of the processor will be 

played by you
• “Borrowers” refers to both multiple 

borrowers or a single borrower

Processing 
Responsibilities
With a completed Loan App, we move from 
Origination to the Processing stage of the 
Mortgage Cycle (see page 42), where processors 
put their super powers to work:

• Ensuring data integrity by providing accurate, 
complete information for the loan file, including 
data entry into an AUS

• Keeping the lines of communication open 
among parties involved in the transaction by:

 - Staying in constant contact with 
borrowers regarding the status of their 
mortgage, to request documentation or 
to clarify questions

 - Following up with underwriters and 
originators

 - Contacting resources for documentation

 - Scheduling the closing date with the 
borrowers, sellers, the lender and their 
representatives, etc.

• Gathering and verifying documentation by:

 - Discovering the necessary 
documentation and obtaining it from 
credit and service providers, employers, 
banking institutions, etc.

 - Noting any inconsistencies among 
documents and the Loan App

• Preparing and submitting a thorough, accurate 
loan file for underwriting

• Satisfying the underwriting conditions by 
gathering all of the documents necessary so an 
underwriter can make an informed underwriting 
decision
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Why All the 
Documentation?
Documentation validates the information the 
borrowers provided in the Loan App, including:

• The value of the property

• The source of the down payment

• The borrowers’ employment history

• Their income, assets and liabilities

• Their present and proposed housing expense

Documentation will guide the underwriter’s 
evaluation of how well the borrowers measure up 
against specific characteristics of risk, known in 
the mortgage industry as The 4 Cs:

 The 4 Cs

Credit: The borrowers’ willingness to 
repay the loan based on their prior use 
of credit

Capacity: The borrowers’ ability 
to repay based on the amount and 
stability of their income

Capital: The borrowers’ investment in 
the property from savings and other 
sources

Collateral:  Whether the property’s 
value and marketability provide 
adequate security for the loan

The presence of a high-risk factor in any one of 
these categories doesn’t necessarily threaten 
successful homeownership. But when a number of 
interrelated high-risk characteristics are present 
without sufficient offsets or compensating factors, 
their cumulative effect increases the likelihood of 
default. 

Ultimately, it’s documentation that will support 
the decision whether to approve the borrowers’ 
mortgage.

By making sure each loan package 
contains the appropriate information, 
you can expedite the mortgage 
process. Our Loan File Checklist on 
page 41 is a handy guide for assembling 
loan packages for submission to 
underwriters and investors.

Loan Documentation
Several factors influence the amount of 
documentation required for a loan, including its risk 
assessment and whether it was underwritten by an 
AUS. Investors require less documentation for lower-
risk loans.

The particular documents you may need to gather 
to validate the information in the Loan App are 
determined by your company’s internal processes, 
AUS Findings/Feedback reports, investor requirements 
and the information presented in the Loan App itself.

Acceptable methods you can use to obtain 
documentation are:

• Standard verification, where you’ll request 
Verification of Employment (VOE), Verification of 
Deposit (VOD) and Verification of Mortgage/Rent 
(VOM/R) directly from the verifying entity

• Electronic verification, where either borrowers 
will provide computer-generated W-2s, paystubs 
and bank statements or the loan originator may 
obtain them directly from the borrower’s employer, 
depository or other institution

• Third-party verification, where you request 
verification directly from a third-party service 
verifying employment, income and/or assets
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Automated 
Underwriting
Technology defines how we originate, 
process and underwrite mortgages. We 
have grown dependent on it in terms 
of speed, ease and consistent risk 
decisions.

In this section, we’ll discuss Fannie 
Mae’s and Freddie Mac’s AUS systems 
in particular – and the reports they 
generate.

At the end of this section, you will be 
able to:
• Understand the advantages of using 

an AUS
• Understand how an AUS works
• Appreciate the importance of 

complete, accurate data when using 
an AUS

Efficiencies 
of Automated 
Underwriting
In the automated underwriting world, each loan is 
considered unique, based on its individual set of 
risk factors. AUS systems pre-underwrite each loan 
and then provide processing direction according to 
the results.

Fannie Mae’s Desktop Underwriter (DU), and 
Freddie Mac’s, Loan Product Advisor take the data 
you submit and run it through complex models 
built on years of statistical loan experience. The 
AUS evaluates the data according to risk inherent 
in the borrowers’ profile (see The 4 Cs, page 3) and 
produces a report providing:

• Risk analysis: whether the borrowers are an 
acceptable risk, based on their credit profile and 
noncredit risk factors (Capacity, Collateral and 
Capital)

• Eligibility: whether the program and terms 
entered into the system are acceptable and 
the loan is eligible for purchase (by Fannie or 
Freddie)

• Eligibility for representation and warranty relief: 
whether the income, employment, assets and/
or collateral for the loan are eligible for validation 
or automatic assessment

• Processing direction: the information you’ll 
need to process and document the loan

AUS systems create efficiencies that reduce 
time spent processing and documenting each 
loan. With the help of an AUS, you can qualify 
more borrowers, reduce paperwork, submit for 
underwriting sooner and get your borrowers to the 
closing table faster. It all comes down to saving 
time and money and making customers happy.
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How Does an AUS Work?
You may enter loan application data directly into the AUS or, for 
loan origination system users, information you entered into your 
LOS automatically populates the AUS. The AUS pulls credit reports 
for each borrower.

Fannie Mae’s Desktop Underwriter generates results in a 
Summary of Findings report; Freddie Mac’s Loan Product Advisor 
provides a Feedback Certificate.

The Findings/Feedback results show credit risk evaluation, 
representation and warranty relief eligibility and required 
documentation you’ll need to gather. As you obtain 
documentation, compare it with the information in the Findings/
Feedback. Reconcile any differences, update the AUS accordingly 
and run a new report.

For a sample and explanation of the DU Summary of Findings 
Report, see Appendix A on page 16; for details about the Loan 
Product Advisor Feedback Certificate, see Appendix B on page 20.

DU and Loan Product Advisor offer lenders optional income, 
employment and asset validation/assessment using electronic 
verification reports obtained from approved third-party 
verification service providers. When DU’s Day 1 Certainty® 
validates or Loan Product Advisor’s asset and income modeler 
(AIM) assesses a loan component, the loan may be eligible for 
representation and warranty relief related to that component. 

Fannie Mae’s Collateral Underwriter® (CU®) and Freddie Mac’s 
Loan Collateral Advisor® (LCA) are optional appraisal risk 
assessment models built on millions of property valuations, 
historical data and public records. CU and LCA compare a loan’s 
appraisal to their robust databases and assign a risk score (1=low, 
5=high). For certain loans receiving a risk score of 2.5 or below, 
the lender may be eligible for representation and warranty relief 
related to property value. 

An AUS may also waive the need for an appraisal all together and 
provide a lender representation and warranty relief related to the 
value, condition and marketability of the property. When Desktop 
Underwriter (in conjunction with CU) offers an appraisal waiver, 
Fannie Mae accepts the value estimate submitted by the lender 
and waives the appraisal requirement. Similarly, Loan Product 
Advisor may deem a loan eligible for ACE (Automated Collateral 
Evaluation) based on the estimated property value submitted by 
the lender. 

Good Practice:  
The Double-Check
Review the information gathered on the Loan 
App to ensure that you’re starting with complete, 
accurate data.

Inaccurate or missing data cancels the benefits of 
using an AUS. Processing to inaccurate or missing 
data results in more time, work and expense 
to process the file. It may cause extra calls to 
the borrowers for additional information and 
documentation. If too much data is missing, you 
may not receive a report at all.

If the data from the Loan App is accurate, you 
will process and document the loan manually or 
according to the processing direction from AUS 
results.

What key information do you need to 
cross-check AUS results? All of it. The 
best place to start is by ensuring the 
information you are looking at pertains 
to your loan: Compare the borrower 
information on the AUS report with the 
information provided by the borrowers 
and on their credit report.

Collateral Underwriter®, CU® and Day 1 Certainty® are registered 
trademarks of Fannie Mae. Loan Collateral Advisor® is a registered 
trademark of Freddie Mac.
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The Uniform 
Underwriting 
And Transmittal 
Summary/1008
The Transmittal Summary is published 
jointly by Fannie Mae and Freddie 
Mac. Fannie Mae calls it Form 1008 
(pronounced ten-oh-eight); Freddie 
Mac, Form 1077. We will refer to it as the 
1008. 

This comprehensive form serves many 
purposes: It houses key information 
used in the risk assessment of a loan 
and the decision whether to approve it. 
For approved loans, information from 
the 1008 may be used to create the loan 
commitment letter, also known as the 
approval letter; the final Loan App; and 
the mortgage documents to be signed 
at closing.

That’s a lot of ground for one form to 
cover. And that’s why thorough and 
accurate work up front falls to the 
processor, whose efforts will expedite 
the loan’s closing.

In this section, we’ll walk through 
the 1008, its contents and how the 
information it contains is calculated.

At the end of this section, you will be 
able to:
• Understand the purpose of the 1008
• Define and calculate qualifying ratios
• Define and calculate loan-to-value 

(LTV) ratios
• Explain the relevance of qualifying 

ratios and LTV ratios as they apply to 
the loan process

Preparing the Loan for 
Underwriting
Most originators use an AUS to process a Loan App, and 
the resulting DU Findings/Loan Product Advisor Feedback 
report contains the most important characteristics of the 
loan. Manually underwritten loans will not have a Findings/
Feedback report, but the 1008 displays these same 
important characteristics.

It is this document in the loan file – the DU Findings, Loan 
Product Advisor Feedback or 1008* – that contains key 
data elements and provides totals and ratios detailing final 
income and debt figures, loan amount, interest rate and 
collateral information. This data will help assess risk, as well 
as determine the underwriting decision.

In this book, we’ll prepare a 1008 from scratch so you can 
see where the data to complete it comes from, as well as the 
how and why behind calculations. You’ll transfer the majority 
of information on the 1008 from the Loan App, officially 
called the Uniform Residential Loan Application (URLA – see 
Appendix C, page 26). We will pay particular attention to the 
areas of the 1008 that differ from the URLA. You’ll also pull 
information from the appraisal report and the credit report. 
And you’ll need to calculate some of the information.

The GSEs updated the 1008 in 
December 2018. As of publication of 
this book, additional changes based on 
lender input are under consideration.

Preparing the Loan for Closing
Generally, this is when you’ll order pay-off statements and 
review the tax bill and title commitment to obtain a “clear-to-
close” status.

Also at this point, you’ll obtain a verbal verification of 
employment (VVOE), typically required for employment 
income within 10 business days prior to the closing date. 
Verbal verification dates vary for self-employed borrowers. 
Always check investor requirements.
*Lenders may (but are not required to) retain a 1008 for loans with DU Findings 
or Loan Product Advisor Feedback reports.
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1008  
Section I. Borrower and Property Information

Section I of the 1008 includes basic information related 
to the borrowers and the property. Refer to URLA Section 
1: Borrower Information for Borrower Name and Total # 
of Borrowers and URLA Section 4: Loan and Property 
Information for Property Address and Occupancy Status.  

Enter the following information, as applicable: 

 Property Type: You'll find this information in URLA 
section 4a. Loan and Property Information and URLA — 
Lender Loan Information section L1. Property and Loan 
Information.

Check all that apply. For example, if the property is a 
condominium, check both 1 unit and Condominium.

• 1 unit: An individual, single-family property

• 2, 3 or 4 units: A detached, multi-family property

• Condominium: A real estate project in which each 
unit owner has title to a unit in a building

• PUD (planned unit development): A real estate project 
in which each unit owner has title to a residential lot 
and building 

• Co-op (cooperative): A real estate project in which 
the right to occupy a unit is obtained through the 
purchase of stock in the corporation which owns the 
building

• Manufactured Housing: A home built on a steel 
undercarriage with the wheel assembly necessary for 
transportation

 Project Classification: Indicate the appropriate 
classification.

Fannie Mae/Freddie Mac assign project 
classifications based on project specifications. 
The classification will determine the required 
level of review. You may need to refer to investor 
guidelines to determine the appropriate 
selection.

 Appraised Value: Enter the estimated value of the 
subject property, as indicated on the appraisal report. 
Refer to the sales contract for the Sales Price.

Uniform Underwriting and Transmittal Summary 
I. Borrower and Property Information
Borrower Name___________________________________________________________  Occupancy Status Sales Price$______________________
Total # of Borrowers____________________ Primary Residence Appraised Value $__________________
Property Address_______________________________________________________________________ Second Home

Investment Property
Property Type Project Classification

1 unit Freddie Mac Fannie Mae
2 units Streamlined Review E Established PUD Project Property Rights
3 units Established Project F New PUD Project Fee Simple
4 units New Project P Limited Review - New Condo Project  Leasehold
Condominium Detached Project Q Limited Review - Established Condo Project
PUD Co-op  2- to 4-unit Project R Full Review - New Condo Project
Manufactured Housing Exempt from Review S Full Review - Established Condo Project
Single Wide   Multiwide Reciprocal Review T Fannie Mae Review through PERS - Condo Project

U FHA-approved Condo Project
V Condo Project Review Waived 
1 Full Review - Co-op Project
2 Fannie Mae Review through PERS - Co-op Project

Project Name_______________________________________________ Fannie Mae Condo Project Manager™ Project ID# (if any) __________________________________________

II. Mortgage Information
Loan Type Amortization Type Loan Purpose Lien Position

Conventional Fixed-Rate—Monthly Payments Purchase First Mortgage
FHA Fixed-Rate—Biweekly Payments Cash-Out Refinance Amount of Subordinate Financing
VA Balloon  Limited Cash-Out Refinance (Fannie) $ __________________________
USDA/RD ARM (type) No Cash-Out Refinance (Freddie) (If HELOC, include balance and credit limit)

Other (specify) Home Improvement Second Mortgage
Construction Conversion/Construction to Permanent

Note Information Mortgage Originator Temporary Buydown
Loan Amount $_____________ Seller Yes
Note Rate ___________________ % Broker No
Loan Term (in months) ______________ Correspondent Terms _________________

Broker/Correspondent Name and Company Name:

III. Underwriting Information
Underwriter’s Name Appraiser’s Name/License # Appraisal Company Name
__________________________________________ ____________________________________________________ ________________________________________________________________

Stable Monthly Income Proposed Monthly Payment for the Property
Borrower 1 $_____________ First Mortgage P&I $____________________
Borrower 2 $_____________ Subordinate Lien (s) P&I $____________________
Borrower 3 $_____________ Loan-to-Value Ratios Homeowner’s Insurance $____________________
Borrower 4 $_____________ LTV________________% Supplemental Property Insurance $____________________
Other Borrowers (5+) $_____________ CLTV/TLTV__________% Property Taxes $____________________
Rental Income - subject property $_____________ HCLTV/HTLTV_______ % Mortgage Insurance $____________________
Net Rental Income - other properties $_____________ Association/Project Dues (Condo, Co-Op, PUD) $____________________
Total Borrower Income $_____________ Other $____________________

At least one borrower is self-employed Total $____________________
Level of Property Review

Qualifying Ratios Exterior/Interior
Primary Housing Expense/Income __________% Exterior Only All Other Monthly Payments Used in Qualifying $____________________
Total Obligations/Income(DTI) __________% No Appraisal

Form Number__________ Borrower Funds to Close
Qualifying Rate Required $____________________

Rate Used for Qualifying __________% Escrow (T&I) Yes No Verified Assets $____________________
Initial Bought-Down Rate __________%
Other __________% No. of Months Reserves__________________

Risk Assessment
Manual Underwriting

Interested Party Contributions______________%

AUS Affordable Housing Initiative Homeownership Education Certificate in File
DU  LPA Other Yes No Yes No

AUS Recommendation
DU Case ID/LP AUS Key#
LPA Doc Class (Freddie)
Representative Credit/Indicator Score
Underwriter Comments

IV. Seller and Contact Information

Seller Name_____________________________________ Contact Name________________________________ Contact Phone Number________________
Seller Address___________________________________ Contact Title_________________________________ ___________________________________
________________________________ ______________
Seller No_________________________ _____________ Investor Loan No______________________________
Seller Loan No___________________________________

Freddie Mac Form 1077      12/18 Page 1 of 1 Fannie Mae Form 1008      12/18

Peter Simon

180,000

201,000
200,000

126 Lake View Lane, Pleasant Valley, XY 99999
2 x

x

x

xxx x

x360
x5.5000

ABC Mortgage Company

John Appraiser / 123-0000000 Accurate Appraisal

5,000.00
1,022.02

90.00
95.00

52.50
208.33

1,377.85

1,110.00

20,389.78

x

78,079.00

27.16
15.04

720

x

1234567899

x

Approve/Eligible

5.5000

xx

9,1 .00

,1 .00

x
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1008 
Section II. Mortgage Information

Section II of the 1008 provides detailed information about 
the terms and purpose of the mortgage. Refer to URLA 
— Lender Loan Information section L3. Mortgage Loan 
Information for Loan Type and Amortization Type.

 Loan Purpose: Locate this information in URLA Section 
4a. Loan and Property Information and URLA — Lender 
Loan Information section L1. Property and Loan 
Information.

Indicate the purpose of the loan:

• Purchase: A loan to finance the acquisition of the 
subject property

• Cash-Out Refinance: A transaction where the 
amount of money received by the borrower from the 
new loan exceeds the total funds needed to repay the 
existing debt and closing costs. (Also referred to as an 
equity refinance)

• Limited Cash-Out Refinance (Fannie): Used to pay off 
the first mortgage and any junior liens used to acquire 
subject property; pay closing costs; and disburse 
cash back to borrower, the lesser of 2% of the new 
refinance mortgage or $2,000 

• No Cash-Out Refinance (Freddie): Used to pay off /
pay down the first mortgage and any junior liens used 
to acquire subject property; pay closing costs; and 
disburse cash back to borrower, up to the greater of 
1% of the new refinance mortgage or $2,000

• Home Improvement: Uses some or all of the loan 
proceeds to repair, remodel, renovate, rehabilitate or 
otherwise improve the borrowers’ home

• Construction Conversion/Construction to 
Permanent: Provides: (1) interim construction 
financing, allowing loan proceeds to be disbursed 
over time to pay the builder, contractors, 
subcontractors, suppliers or other providers of 
materials or services; and (2) long-term, permanent 

financing, known as a “permanent” or “end loan,” to 
replace the interim financing upon completion of the 
proposed home’s construction

 Lien Position: Refer to URLA — Lender Loan Information 
section L3. Mortgage Loan Information to determine 
whether the subject loan is a first or second mortgage. 

• Amount of Subordinate Financing: If the loan has 
a new second mortgage, list the amount stated in 
URLA Section 4b. Other New Mortgage Loans on the 
Property You are Buying or Refinancing or URLA — 
Lender Loan Information section L4. Qualifying the 
Borrower – Minimum Required Funds or Cash Back, 
line J. For existing liens, refer to URLA Section 3a. 
Property You Own for this information

 Note Information: Locate the loan amount in URLA 
Section 4a. Loan and Property Information. Use the note 
rate and loan term provided in URLA — Lender Loan 
Information section L3. Mortgage Loan Information.

 Mortgage Originator: Indicate who is originating the 
mortgage:

• Seller: The lender who will be delivering the loan to 
the investor

• Broker: Originates mortgage loans for wholesale. 
Brokers close loans in the wholesaler’s name with the 
wholesaler’s funds

• Correspondent: Originates and funds mortgages in 
its own name. Correspondents sell loans to larger 
lenders, who service them and may also sell them to 
the Secondary Market

 Temporary Buydown: Refer to URLA — Lender Loan 
Information section L3. Mortgage Loan Information to 
determine whether the loan is a temporary buydown; 
for Terms, use the buydown rate stated under Loan 
Features.

Uniform Underwriting and Transmittal Summary 
I. Borrower and Property Information
Borrower Name___________________________________________________________  Occupancy Status Sales Price$______________________
Total # of Borrowers____________________ Primary Residence Appraised Value $__________________
Property Address_______________________________________________________________________ Second Home

Investment Property
Property Type Project Classification

1 unit Freddie Mac Fannie Mae
2 units Streamlined Review E Established PUD Project Property Rights
3 units Established Project F New PUD Project Fee Simple
4 units New Project P Limited Review - New Condo Project  Leasehold
Condominium Detached Project Q Limited Review - Established Condo Project
PUD Co-op  2- to 4-unit Project R Full Review - New Condo Project
Manufactured Housing Exempt from Review S Full Review - Established Condo Project
Single Wide   Multiwide Reciprocal Review T Fannie Mae Review through PERS - Condo Project

U FHA-approved Condo Project
V Condo Project Review Waived 
1 Full Review - Co-op Project
2 Fannie Mae Review through PERS - Co-op Project

Project Name_______________________________________________ Fannie Mae Condo Project Manager™ Project ID# (if any) __________________________________________

II. Mortgage Information
Loan Type Amortization Type Loan Purpose Lien Position

Conventional Fixed-Rate—Monthly Payments Purchase First Mortgage
FHA Fixed-Rate—Biweekly Payments Cash-Out Refinance Amount of Subordinate Financing
VA Balloon  Limited Cash-Out Refinance (Fannie) $ __________________________
USDA/RD ARM (type) No Cash-Out Refinance (Freddie) (If HELOC, include balance and credit limit)

Other (specify) Home Improvement Second Mortgage
Construction Conversion/Construction to Permanent

Note Information Mortgage Originator Temporary Buydown
Loan Amount $_____________ Seller Yes
Note Rate ___________________ % Broker No
Loan Term (in months) ______________ Correspondent Terms _________________

Broker/Correspondent Name and Company Name:

III. Underwriting Information
Underwriter’s Name Appraiser’s Name/License # Appraisal Company Name
__________________________________________ ____________________________________________________ ________________________________________________________________

Stable Monthly Income Proposed Monthly Payment for the Property
Borrower 1 $_____________ First Mortgage P&I $____________________
Borrower 2 $_____________ Subordinate Lien (s) P&I $____________________
Borrower 3 $_____________ Loan-to-Value Ratios Homeowner’s Insurance $____________________
Borrower 4 $_____________ LTV________________% Supplemental Property Insurance $____________________
Other Borrowers (5+) $_____________ CLTV/TLTV__________% Property Taxes $____________________
Rental Income - subject property $_____________ HCLTV/HTLTV_______ % Mortgage Insurance $____________________
Net Rental Income - other properties $_____________ Association/Project Dues (Condo, Co-Op, PUD) $____________________
Total Borrower Income $_____________ Other $____________________

At least one borrower is self-employed Total $____________________
Level of Property Review

Qualifying Ratios Exterior/Interior
Primary Housing Expense/Income __________% Exterior Only All Other Monthly Payments Used in Qualifying $____________________
Total Obligations/Income(DTI) __________% No Appraisal

Form Number__________ Borrower Funds to Close
Qualifying Rate Required $____________________

Rate Used for Qualifying __________% Escrow (T&I) Yes No Verified Assets $____________________
Initial Bought-Down Rate __________%
Other __________% No. of Months Reserves__________________

Risk Assessment
Manual Underwriting

Interested Party Contributions______________%

AUS Affordable Housing Initiative Homeownership Education Certificate in File
DU  LPA Other Yes No Yes No

AUS Recommendation
DU Case ID/LP AUS Key#
LPA Doc Class (Freddie)
Representative Credit/Indicator Score
Underwriter Comments

IV. Seller and Contact Information

Seller Name_____________________________________ Contact Name________________________________ Contact Phone Number________________
Seller Address___________________________________ Contact Title_________________________________ ___________________________________
________________________________ ______________
Seller No_________________________ _____________ Investor Loan No______________________________
Seller Loan No___________________________________
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Section III. Underwriting Information

This section of the 1008 puts more of the data from the 
URLA to work. The borrowers’ income, primary housing 
payment and debt obligations will be compared to take 
another, even more refined measure of their Capacity – their 
ability to repay the mortgage. 

Provide the following information, as applicable:

 Stable Monthly Income: 

• Borrower  income: Income the borrowers receive or 
earn that has been verified as stable monthly income. 
Refer to the URLA and URLA — Additional Borrower 
sections 1b. Current Employment/Self-Employment 
and Income, 1c. Additional Employment/Self-
Employment and Income and 1e. Income from Other 
Sources

• Rental Income - subject property: The monthly 
income generated from the subject property; a 2- to 
4-unit, owner-occupied property; or a 1- to 4-unit 
investment property. This information is located in 
URLA sections 3a. Property You Own or 4c. Rental 
Income on the Property You Want to Purchase

• Net Rental Income - other properties: The monthly 
income generated from any non-subject investment 
properties owned by the borrowers. Locate the 
amount in URLA section 3b. IF APPLICABLE, 
Complete Information for Additional Property 

 Total Borrower Income: Add all sources of income and 
enter the total.

 At least one borrower is self-employed: Indicate whether 
at least 1 borrower’s stable monthly income is from self-
employment.

 Proposed Monthly Payment for the Property: Transfer 
the applicable amounts from URLA — Lender Loan 
Information section L3. Mortgage Loan Information.

 Total: This amount represents the total monthly 
payment – or PITIA – for the subject property.

 PITIA is an acronym for the 5 components of the 
monthly mortgage payment:

Principal: The portion of the payment used to 
reduce the loan balance(s)

Interest: The portion of the payment used to pay 
interest that is due

Taxes: One-twelfth of the annual property tax 
bill

Insurance: One-twelfth of the annual 
homeowners, supplemental property insurance 
(e.g., flood insurance) and mortgage insurance bills

All other: Homeowner association/project dues, 
ground rent, etc.

Uniform Underwriting and Transmittal Summary 
I. Borrower and Property Information
Borrower Name___________________________________________________________  Occupancy Status Sales Price$______________________
Total # of Borrowers____________________ Primary Residence Appraised Value $__________________
Property Address_______________________________________________________________________ Second Home

Investment Property
Property Type Project Classification

1 unit Freddie Mac Fannie Mae
2 units Streamlined Review E Established PUD Project Property Rights
3 units Established Project F New PUD Project Fee Simple
4 units New Project P Limited Review - New Condo Project  Leasehold
Condominium Detached Project Q Limited Review - Established Condo Project
PUD Co-op  2- to 4-unit Project R Full Review - New Condo Project
Manufactured Housing Exempt from Review S Full Review - Established Condo Project
Single Wide   Multiwide Reciprocal Review T Fannie Mae Review through PERS - Condo Project

U FHA-approved Condo Project
V Condo Project Review Waived 
1 Full Review - Co-op Project
2 Fannie Mae Review through PERS - Co-op Project

Project Name_______________________________________________ Fannie Mae Condo Project Manager™ Project ID# (if any) __________________________________________

II. Mortgage Information
Loan Type Amortization Type Loan Purpose Lien Position

Conventional Fixed-Rate—Monthly Payments Purchase First Mortgage
FHA Fixed-Rate—Biweekly Payments Cash-Out Refinance Amount of Subordinate Financing
VA Balloon  Limited Cash-Out Refinance (Fannie) $ __________________________
USDA/RD ARM (type) No Cash-Out Refinance (Freddie) (If HELOC, include balance and credit limit)

Other (specify) Home Improvement Second Mortgage
Construction Conversion/Construction to Permanent

Note Information Mortgage Originator Temporary Buydown
Loan Amount $_____________ Seller Yes
Note Rate ___________________ % Broker No
Loan Term (in months) ______________ Correspondent Terms _________________

Broker/Correspondent Name and Company Name:

III. Underwriting Information
Underwriter’s Name Appraiser’s Name/License # Appraisal Company Name
__________________________________________ ____________________________________________________ ________________________________________________________________

Stable Monthly Income Proposed Monthly Payment for the Property
Borrower 1 $_____________ First Mortgage P&I $____________________
Borrower 2 $_____________ Subordinate Lien (s) P&I $____________________
Borrower 3 $_____________ Loan-to-Value Ratios Homeowner’s Insurance $____________________
Borrower 4 $_____________ LTV________________% Supplemental Property Insurance $____________________
Other Borrowers (5+) $_____________ CLTV/TLTV__________% Property Taxes $____________________
Rental Income - subject property $_____________ HCLTV/HTLTV_______ % Mortgage Insurance $____________________
Net Rental Income - other properties $_____________ Association/Project Dues (Condo, Co-Op, PUD) $____________________
Total Borrower Income $_____________ Other $____________________

At least one borrower is self-employed Total $____________________
Level of Property Review

Qualifying Ratios Exterior/Interior
Primary Housing Expense/Income __________% Exterior Only All Other Monthly Payments Used in Qualifying $____________________
Total Obligations/Income(DTI) __________% No Appraisal

Form Number__________ Borrower Funds to Close
Qualifying Rate Required $____________________

Rate Used for Qualifying __________% Escrow (T&I) Yes No Verified Assets $____________________
Initial Bought-Down Rate __________%
Other __________% No. of Months Reserves__________________

Risk Assessment
Manual Underwriting

Interested Party Contributions______________%

AUS Affordable Housing Initiative Homeownership Education Certificate in File
DU  LPA Other Yes No Yes No

AUS Recommendation
DU Case ID/LP AUS Key#
LPA Doc Class (Freddie)
Representative Credit/Indicator Score
Underwriter Comments

IV. Seller and Contact Information

Seller Name_____________________________________ Contact Name________________________________ Contact Phone Number________________
Seller Address___________________________________ Contact Title_________________________________ ___________________________________
________________________________ ______________
Seller No_________________________ _____________ Investor Loan No______________________________
Seller Loan No___________________________________
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Section III. Underwriting Information (continued)

 All Other Monthly Payments Used in Qualifying: Use the 
totals from URLA sections 2c. Liabilities – Credit Cards, 
Other Debts, and Leases that You Owe and 2d. Other 
Liabilities and Expenses. 

If the borrower owns real estate in addition to the 
subject property, also include Monthly Insurance, 
Taxes, Association Dues, etc.; and Monthly Mortgage 
Payment(s) from URLA Section 3: Financial Information 
– Real Estate. 

If the subject property is a second home or investment 
property, be sure to include the borrowers’ Total Primary 
Housing Expense payment. 

Qualifying Ratios
Underwriters and investors will use the qualifying and LTV 
ratios you calculate in Section III of the 1008 to quantify the 
borrowers’ Capacity and Capital and evaluate the degree 
of risk associated with the loan. The ratios may have been 
calculated earlier in the process – most likely when the loan 
originator prequalified the borrowers. As the loan moves 
through the system, you’ll check and re-check the ratios as 
you receive and verify information.

 Primary Housing Expense/Income: This qualifying ratio 
tells you the percentage of the borrowers’ total monthly 
income that will be dedicated to their Primary Housing 
Expense (PITIA) payment. It’s referred to as the top ratio, 
front-end ratio or housing ratio. We will use housing ratio.

Housing Ratio Formula

Primary Housing Expense (PITIA)  = Housing Ratio 
Total Borrower Income 

Calculate the Housing Ratio

Primary Housing Expense (PITIA): 
Total Income:

$1,377.85 
$9,161.00

$1,377.85
= Housing Ratio

$9,161.00

15.04% = Housing Ratio

Because the Total Proposed Monthly Payment 
for the Property  is for the borrowers’ primary 
residence, it serves as their Primary Housing 
Expense.

Uniform Underwriting and Transmittal Summary 
I. Borrower and Property Information
Borrower Name___________________________________________________________  Occupancy Status Sales Price$______________________
Total # of Borrowers____________________ Primary Residence Appraised Value $__________________
Property Address_______________________________________________________________________ Second Home

Investment Property
Property Type Project Classification

1 unit Freddie Mac Fannie Mae
2 units Streamlined Review E Established PUD Project Property Rights
3 units Established Project F New PUD Project Fee Simple
4 units New Project P Limited Review - New Condo Project  Leasehold
Condominium Detached Project Q Limited Review - Established Condo Project
PUD Co-op  2- to 4-unit Project R Full Review - New Condo Project
Manufactured Housing Exempt from Review S Full Review - Established Condo Project
Single Wide   Multiwide Reciprocal Review T Fannie Mae Review through PERS - Condo Project

U FHA-approved Condo Project
V Condo Project Review Waived 
1 Full Review - Co-op Project
2 Fannie Mae Review through PERS - Co-op Project

Project Name_______________________________________________ Fannie Mae Condo Project Manager™ Project ID# (if any) __________________________________________

II. Mortgage Information
Loan Type Amortization Type Loan Purpose Lien Position

Conventional Fixed-Rate—Monthly Payments Purchase First Mortgage
FHA Fixed-Rate—Biweekly Payments Cash-Out Refinance Amount of Subordinate Financing
VA Balloon  Limited Cash-Out Refinance (Fannie) $ __________________________
USDA/RD ARM (type) No Cash-Out Refinance (Freddie) (If HELOC, include balance and credit limit)

Other (specify) Home Improvement Second Mortgage
Construction Conversion/Construction to Permanent

Note Information Mortgage Originator Temporary Buydown
Loan Amount $_____________ Seller Yes
Note Rate ___________________ % Broker No
Loan Term (in months) ______________ Correspondent Terms _________________

Broker/Correspondent Name and Company Name:

III. Underwriting Information
Underwriter’s Name Appraiser’s Name/License # Appraisal Company Name
__________________________________________ ____________________________________________________ ________________________________________________________________

Stable Monthly Income Proposed Monthly Payment for the Property
Borrower 1 $_____________ First Mortgage P&I $____________________
Borrower 2 $_____________ Subordinate Lien (s) P&I $____________________
Borrower 3 $_____________ Loan-to-Value Ratios Homeowner’s Insurance $____________________
Borrower 4 $_____________ LTV________________% Supplemental Property Insurance $____________________
Other Borrowers (5+) $_____________ CLTV/TLTV__________% Property Taxes $____________________
Rental Income - subject property $_____________ HCLTV/HTLTV_______ % Mortgage Insurance $____________________
Net Rental Income - other properties $_____________ Association/Project Dues (Condo, Co-Op, PUD) $____________________
Total Borrower Income $_____________ Other $____________________

At least one borrower is self-employed Total $____________________
Level of Property Review

Qualifying Ratios Exterior/Interior
Primary Housing Expense/Income __________% Exterior Only All Other Monthly Payments Used in Qualifying $____________________
Total Obligations/Income(DTI) __________% No Appraisal

Form Number__________ Borrower Funds to Close
Qualifying Rate Required $____________________

Rate Used for Qualifying __________% Escrow (T&I) Yes No Verified Assets $____________________
Initial Bought-Down Rate __________%
Other __________% No. of Months Reserves__________________

Risk Assessment
Manual Underwriting

Interested Party Contributions______________%

AUS Affordable Housing Initiative Homeownership Education Certificate in File
DU  LPA Other Yes No Yes No

AUS Recommendation
DU Case ID/LP AUS Key#
LPA Doc Class (Freddie)
Representative Credit/Indicator Score
Underwriter Comments

IV. Seller and Contact Information

Seller Name_____________________________________ Contact Name________________________________ Contact Phone Number________________
Seller Address___________________________________ Contact Title_________________________________ ___________________________________
________________________________ ______________
Seller No_________________________ _____________ Investor Loan No______________________________
Seller Loan No___________________________________
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 Total Obligations/Income (DTI): This qualifying ratio 
compares the total of all monthly payments, including 
the borrowers’ Primary Housing Expense (PITIA), with 
their total income. It’s also known as the bottom ratio, 
back-end ratio, debt ratio, debt-to-income (DTI) ratio 
or total debt ratio. We will use Total Debt Ratio and DTI 
interchangeably.

 Total Debt Ratio Formula
Primary Housing Expense  

(PITIA)  +  
All Other Monthly Payments = Total Debt Ratio 

Total Borrower Income 

The Total Debt Ratio tells you the percentage of the 
borrowers’ total income that will be used to pay their 
total monthly debt.

Calculate the Total Debt Ratio

Total All Monthly Payments: 
Total Income:

$2,487.85 
$9,161.00

$2,487.85
= Total Debt Ratio

$9,161.00

27.16% = Total Debt Ratio

Today’s lending environment focuses more on 
borrowers’ maximum total debt ratios than on 
maximum housing ratios. Lenders and investors 
typically set 45% as the maximum total debt 
ratio. However, an AUS may consider higher total 
DTI ratios.

Some lenders and investors may be sensitive to 
both ratios. Be sure to check your company and 
investor guidelines.

Loan-to-Value (LTV) Ratios
LTV ratios express the percentage of the purchase price or 
appraised value, whichever is less, that will be lent to the 
borrower.

LTV ratios also dictate the appropriate processing path to 
follow. For example, if a loan has an LTV greater than 80% 
(a down payment of less than 20%), investors often require 
mortgage insurance in order to meet their requirements.

 For detailed information about mortgage 
insurance, see The Fundamentals of the 
Mortgage Process Book 5: Understanding How 
Mortgage Insurance Works, or go to mgic.com/
training to sign up for a webinar. 

 LTV: This ratio compares the amount of the first 
mortgage with the property’s appraised value or 
purchase price, whichever is less.

LTV Ratio Formula
Original Loan Amount = LTV Ratio 

Lesser of Sales Price or  
Appraised Value

Locate the figures for Original Loan Amount on the 1008 
in Section II, under Note Information; and for Lesser of 
Sales Price or Appraised Value in Section I.

Calculate the LTV Ratio

Sales Price: 
Appraised Value: 
Mortgage Amount:

$200,000 
$201,000 
$180,000

Because the Sales Price is less than the Appraised 
Value, use the Sales Price in your calculation.

$180,000 = LTV
$200,000

90% = LTV

 CLTV/TLTV: The combined LTV (CLTV) or total LTV 
(TLTV) ratios come in to play when borrowers are 
financing the subject property with a second mortgage 
and/or drawn balance of a home equity line of credit 
(HELOC). CLTV/TLTV compares the total of the first and 
second mortgages and/or drawn balance of a HELOC 
with the lesser of the appraised value or sales price.

 CLTV/TLTV Ratio Formula
First Mortgage + Second Mortgage = CLTV/TLTV

Ratio Lesser of Sales Price or Appraised Value

Locate the values for the first and second mortgages’ 
loan amounts on the 1008, Section II. For Lesser of Sales 
Price or Appraised Value, use the amount located in 
Section I.

Practice: Calculate a CLTV/TLTV Ratio

Sales Price: 
Appraised Value: 
First Mortgage Amount: 
Second Mortgage Amount:

$200,000 
$201,000 
$180,000 

$10,000

Because the Sales Price is less than the Appraised 
Value, use the Sales Price in your calculation.

$180,000 + $10,000
= CLTV/TLTV

$200,000
$190,000 = CLTV/TLTV
$200,000

95% = CLTV/TLTV
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Section III. Underwriting Information (continued)

 HCLTV/HTLTV: If a Home Equity Line of Credit (HELOC) 
is used to finance the subject property, the Home Equity 
Combined or Home Equity Total LTV ratio is used. The 
HCLTV/HTLTV is determined by adding together the 
unpaid principal balance of the first mortgage; the total 
available line of any HELOC, regardless of the balance of 
funds drawn; and, if applicable, the principal balance of 
all other subordinate financing secured by the property; 
and then dividing that sum by the lesser of the property’s 
sales price or appraised value.

HCLTV/HTLTV Ratio Formula
First Mortgage + HELOC 

(+ any additional Subordinate 
Financing)

= HCLTV/HTLTV Ratio  
Lesser of Sales Price or  

Appraised Value

Locate HELOC values on the 1008’s Section II, under Lien 
Position, Amount of Subordinate Financing.

Practice: Calculate an HCLTV/HTLTV Ratio

Sales Price: 
Appraised Value: 
First Mortgage Amount: 
HELOC Credit Limit:  
Drawn Balance on HELOC: 
Second Mortgage Amount:

$200,000 
$201,000 
$180,000 

$10,000 
$2,000 
$4,000

$180,000 + $10,000 + $4,000 = HCLTV/HTLTV
$200,000

$194,000 = HCLTV/HTLTV
$200,000

97% = HCLTV/HTLTV

Uniform Underwriting and Transmittal Summary 
I. Borrower and Property Information
Borrower Name___________________________________________________________  Occupancy Status Sales Price$______________________
Total # of Borrowers____________________ Primary Residence Appraised Value $__________________
Property Address_______________________________________________________________________ Second Home

Investment Property
Property Type Project Classification

1 unit Freddie Mac Fannie Mae
2 units Streamlined Review E Established PUD Project Property Rights
3 units Established Project F New PUD Project Fee Simple
4 units New Project P Limited Review - New Condo Project  Leasehold
Condominium Detached Project Q Limited Review - Established Condo Project
PUD Co-op  2- to 4-unit Project R Full Review - New Condo Project
Manufactured Housing Exempt from Review S Full Review - Established Condo Project
Single Wide   Multiwide Reciprocal Review T Fannie Mae Review through PERS - Condo Project

U FHA-approved Condo Project
V Condo Project Review Waived 
1 Full Review - Co-op Project
2 Fannie Mae Review through PERS - Co-op Project

Project Name_______________________________________________ Fannie Mae Condo Project Manager™ Project ID# (if any) __________________________________________

II. Mortgage Information
Loan Type Amortization Type Loan Purpose Lien Position

Conventional Fixed-Rate—Monthly Payments Purchase First Mortgage
FHA Fixed-Rate—Biweekly Payments Cash-Out Refinance Amount of Subordinate Financing
VA Balloon  Limited Cash-Out Refinance (Fannie) $ __________________________
USDA/RD ARM (type) No Cash-Out Refinance (Freddie) (If HELOC, include balance and credit limit)

Other (specify) Home Improvement Second Mortgage
Construction Conversion/Construction to Permanent

Note Information Mortgage Originator Temporary Buydown
Loan Amount $_____________ Seller Yes
Note Rate ___________________ % Broker No
Loan Term (in months) ______________ Correspondent Terms _________________

Broker/Correspondent Name and Company Name:

III. Underwriting Information
Underwriter’s Name Appraiser’s Name/License # Appraisal Company Name
__________________________________________ ____________________________________________________ ________________________________________________________________

Stable Monthly Income Proposed Monthly Payment for the Property
Borrower 1 $_____________ First Mortgage P&I $____________________
Borrower 2 $_____________ Subordinate Lien (s) P&I $____________________
Borrower 3 $_____________ Loan-to-Value Ratios Homeowner’s Insurance $____________________
Borrower 4 $_____________ LTV________________% Supplemental Property Insurance $____________________
Other Borrowers (5+) $_____________ CLTV/TLTV__________% Property Taxes $____________________
Rental Income - subject property $_____________ HCLTV/HTLTV_______ % Mortgage Insurance $____________________
Net Rental Income - other properties $_____________ Association/Project Dues (Condo, Co-Op, PUD) $____________________
Total Borrower Income $_____________ Other $____________________

At least one borrower is self-employed Total $____________________
Level of Property Review

Qualifying Ratios Exterior/Interior
Primary Housing Expense/Income __________% Exterior Only All Other Monthly Payments Used in Qualifying $____________________
Total Obligations/Income(DTI) __________% No Appraisal

Form Number__________ Borrower Funds to Close
Qualifying Rate Required $____________________

Rate Used for Qualifying __________% Escrow (T&I) Yes No Verified Assets $____________________
Initial Bought-Down Rate __________%
Other __________% No. of Months Reserves__________________

Risk Assessment
Manual Underwriting

Interested Party Contributions______________%

AUS Affordable Housing Initiative Homeownership Education Certificate in File
DU  LPA Other Yes No Yes No

AUS Recommendation
DU Case ID/LP AUS Key#
LPA Doc Class (Freddie)
Representative Credit/Indicator Score
Underwriter Comments

IV. Seller and Contact Information

Seller Name_____________________________________ Contact Name________________________________ Contact Phone Number________________
Seller Address___________________________________ Contact Title_________________________________ ___________________________________
________________________________ ______________
Seller No_________________________ _____________ Investor Loan No______________________________
Seller Loan No___________________________________
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There is a direct correlation between the amount 
of the down payment that borrowers invest 
toward their purchase and the amount of risk 
associated with the loan. The greater their 
investment, the lower the LTV ratio and risk 
involved. Conversely, the smaller the investment, 
the higher the LTV ratio and risk.

 Qualifying Rate: Check the applicable option and 
provide the interest rate used to qualify the borrowers 
for the mortgage.

• Rate Used for Qualifying: For adjustable-rate 
mortgages (ARMs), the principal and interest (P & I) 
amount may be based on an interest rate higher than 
the initial note rate

• Initial Bought-Down Rate: For buydown loans, the  
P & I is based on a rate lower than the note rate 

• Other: For loans where the fully indexed rate was 
used for qualifying the borrowers

 Level of Property Review: Indicate the level of fieldwork 
performed to support the sales price or market value. 
Provide the form number of the appraisal document 
used, which is based on the type of inspection and the 
type of property being appraised.

 Risk Assessment: Indicate whether the loan was 
manually underwritten or run through an AUS, such as 
DU or Loan Product Advisor (LPA).

 Representative Credit/Indicator Score: Supply the 
borrowers’ credit scores. See how to select the 
appropriate credit score in the example at right.

 Underwriter Comments: Use this section to indicate 
conditions and/or write comments on the file. For 
example, you may comment about the liquid assets and 
reserves yet to be verified along with a note regarding 
compensating factors for exceeding a guideline.

Which Credit Score to Use
Example: 1 borrower / 2 scores

Credit Repository Borrower’s 
Credit Score

TransUnion 680

Equifax 674

If 2 scores are provided, the indicator score is 
the lower of the 2 scores — 674 in this case.

Example: 1 borrower / 3 scores

Credit Repository Borrower’s 
Credit Score

TransUnion 675

Equifax 685

Experian 666

If 3 scores are provided for 1 borrower, drop the 
highest and lowest scores (685 and 666). The 
remaining score is the indicator score — 675 
in this example.  

Example: 2 borrowers / 3 scores each

Credit Repository Credit Score
Borrower 

A
Borrower 

B

TransUnion 676 662

Equifax 660 685

Experian 654 690

If 3 scores are provided for each borrower, 
drop the highest and lowest scores (676 
and 654 for Borrower A; 690 and 662 for 
Borrower B). 

Then compare the 2 remaining scores (660 for 
Borrower A; 685 for Borrower B). The lower of 
the 2 is the representative score — 660 in this 
example. 
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Section IV. Seller and Contact Information

This section of the 1008 includes information about the 
mortgage seller and the contact person for the mortgage. 
This information is usually completed after the closing of the 
loan and before the loan is sold on the secondary market.

  Seller Loan No: This is a number assigned to a mortgage 
purchased or securitized by Fannie Mae or Freddie Mac.

 Contact Information: Although an official field is not 
provided for the contact’s email address, add it below 
the Contact Phone Number.

Uniform Underwriting and Transmittal Summary 
I. Borrower and Property Information
Borrower Name___________________________________________________________  Occupancy Status Sales Price$______________________
Total # of Borrowers____________________ Primary Residence Appraised Value $__________________
Property Address_______________________________________________________________________ Second Home

Investment Property
Property Type Project Classification

1 unit Freddie Mac Fannie Mae
2 units Streamlined Review E Established PUD Project Property Rights
3 units Established Project F New PUD Project Fee Simple
4 units New Project P Limited Review - New Condo Project  Leasehold
Condominium Detached Project Q Limited Review - Established Condo Project
PUD Co-op  2- to 4-unit Project R Full Review - New Condo Project
Manufactured Housing Exempt from Review S Full Review - Established Condo Project
Single Wide   Multiwide Reciprocal Review T Fannie Mae Review through PERS - Condo Project

U FHA-approved Condo Project
V Condo Project Review Waived 
1 Full Review - Co-op Project
2 Fannie Mae Review through PERS - Co-op Project

Project Name_______________________________________________ Fannie Mae Condo Project Manager™ Project ID# (if any) __________________________________________

II. Mortgage Information
Loan Type Amortization Type Loan Purpose Lien Position

Conventional Fixed-Rate—Monthly Payments Purchase First Mortgage
FHA Fixed-Rate—Biweekly Payments Cash-Out Refinance Amount of Subordinate Financing
VA Balloon  Limited Cash-Out Refinance (Fannie) $ __________________________
USDA/RD ARM (type) No Cash-Out Refinance (Freddie) (If HELOC, include balance and credit limit)

Other (specify) Home Improvement Second Mortgage
Construction Conversion/Construction to Permanent

Note Information Mortgage Originator Temporary Buydown
Loan Amount $_____________ Seller Yes
Note Rate ___________________ % Broker No
Loan Term (in months) ______________ Correspondent Terms _________________

Broker/Correspondent Name and Company Name:

III. Underwriting Information
Underwriter’s Name Appraiser’s Name/License # Appraisal Company Name
__________________________________________ ____________________________________________________ ________________________________________________________________

Stable Monthly Income Proposed Monthly Payment for the Property
Borrower 1 $_____________ First Mortgage P&I $____________________
Borrower 2 $_____________ Subordinate Lien (s) P&I $____________________
Borrower 3 $_____________ Loan-to-Value Ratios Homeowner’s Insurance $____________________
Borrower 4 $_____________ LTV________________% Supplemental Property Insurance $____________________
Other Borrowers (5+) $_____________ CLTV/TLTV__________% Property Taxes $____________________
Rental Income - subject property $_____________ HCLTV/HTLTV_______ % Mortgage Insurance $____________________
Net Rental Income - other properties $_____________ Association/Project Dues (Condo, Co-Op, PUD) $____________________
Total Borrower Income $_____________ Other $____________________

At least one borrower is self-employed Total $____________________
Level of Property Review

Qualifying Ratios Exterior/Interior
Primary Housing Expense/Income __________% Exterior Only All Other Monthly Payments Used in Qualifying $____________________
Total Obligations/Income(DTI) __________% No Appraisal

Form Number__________ Borrower Funds to Close
Qualifying Rate Required $____________________

Rate Used for Qualifying __________% Escrow (T&I) Yes No Verified Assets $____________________
Initial Bought-Down Rate __________%
Other __________% No. of Months Reserves__________________

Risk Assessment
Manual Underwriting

Interested Party Contributions______________%

AUS Affordable Housing Initiative Homeownership Education Certificate in File
DU  LPA Other Yes No Yes No

AUS Recommendation
DU Case ID/LP AUS Key#
LPA Doc Class (Freddie)
Representative Credit/Indicator Score
Underwriter Comments

IV. Seller and Contact Information

Seller Name_____________________________________ Contact Name________________________________ Contact Phone Number________________
Seller Address___________________________________ Contact Title_________________________________ ___________________________________
________________________________ ______________
Seller No_________________________ _____________ Investor Loan No______________________________
Seller Loan No___________________________________
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180,000

201,000
200,000
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ABC Mortgage Company

John Appraiser / 123-0000000 Accurate Appraisal

5,000.00
1,022.02

90.00
95.00

52.50
208.33

1,377.85

1,110.00

20,389.78

x

78,079.00

27.16
15.04

720

x

1234567899

x

Approve/Eligible

5.5000

xx

9,1 .00

,1 .00

x
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AppendicesThorough Processing 
Paves the Way for a Sound 
Underwriting Decision
So, you’ve finalized the 1008 and documented 
accordingly. It’s your diligent groundwork that will 
expedite and ultimately support the decision whether 
to approve the borrowers’ mortgage. How well they 
measure up against the risk characteristics of The 
4 Cs will be discovered in the next stage of the 
Mortgage Cycle, Underwriting. There, we will evaluate 
the borrowers’ Credit, Capacity, Capital and Collateral 
as a whole to come to a sound, informed decision.

Remember, as mortgage professionals, our shared 
goal is to qualify as many borrowers as possible 
without compromising the assets of the lender or 
the investor – and above all, without compromising 
the borrowers’ ability to successfully maintain 
homeownership.

To broaden your understanding of underwriting, refer 
to our Fundamentals of the Mortgage Process Book 4: 
Evaluating Credit, Capacity, Capital and Collateral.
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Appendix A 
DU Summary of Findings Report

The Summary of Findings contains 
the results of DU’s pre-underwriting 
evaluation of data, including processing 
direction.

 Summary of Findings: The 
opening section provides the risk 
recommendation/eligibility decision 
and details about the mortgage – 
key information that will guide your 
first processing steps.

 Recommendation: There are 4 DU 
recommendations:

• Approve/Eligible: The loan meets 
DU’s credit-risk standards and is 
eligible for sale to Fannie Mae

• Approve/Ineligible: The loan 
meets DU’s credit-risk standards 
but is ineligible for sale to Fannie 
Mae. If ineligible, the Findings 
will provide an explanation; for 
example, excessive loan amount 
or LTV

• Refer with Caution: The loan is 
ineligible for delivery to Fannie 
Mae as a DU loan

• Out of Scope: DU is unable to 
analyze the loan

 Day 1 Certainty: Indicates an 
offer to waive the appraisal and/
or relief from the enforcement of 
representations and warranties 
on the value, condition and 
marketability of the property.

 Risk/Eligibility: Look for messages 
about the loan’s risk assessment 
and underwriting recommendation 
in this section. If the loan receives a 
Refer with Caution, Ineligible or Out 
of Scope recommendation, DU will 
identify its reasons.

99999999999

Document Suzie Homebuyer’s income

1234567890
Suzie Homebuyer

987654321

X9abcdefg

3600 S. Pine Avenue,
Greene, VA 99999

990999ABCD

Suzie Homebuyer 01234567899 XYZ

ABC Home Mortgage, Inc. 
1234567890

Suzie Homebuyer

Suzie Homebuyer 99999999

Suzie Homebuyer

Suzie Homebuyer

Suzie Homebuyer Dollars and Cents
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Suzie Homebuyer

Suzie Homebuyer

Suzie Homebuyer

3600 S. Pine Avenue,
Greene, VA 99999

1234567890

X9abcdefg

987654321

AVENUE, GREENE, VA 99999, 000000. (MSG ID 2757)
3600 S. PINE 

4/12/2020  01:47PM

3/22/2020  3:07PM

04/04/2020

07/02/2020.

03/02/2020

04/12/2020  01:47PM

04/04/2020  10:40 AM.
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 Representations and Warranties: 
This section provides messaging 
specific to representation and 
warranty relief.

 Findings: You’ll find loan-level 
messages identifying risk 
factors contributing to DU’s 
recommendation in this section. 
For loans that receive an Approve, 
DU may identify certain strengths 
in the file that contributed to the 
underwriting recommendation.

 Verification Messages/Approval 
Conditions: This section identifies 
the follow-up processing steps 
you must complete to comply 
with Fannie Mae’s requirements 
for credit, mortgage insurance, 
liabilities, employment and income 
and asset verification, as well as 
the type of appraisal that must be 
completed. Note: The Day 1 flag 
indicates the loan may have gone 
through the DU validation service.
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Document Suzie Homebuyer’s income

1234567890
Suzie Homebuyer

987654321

X9abcdefg

3600 S. Pine Avenue,
Greene, VA 99999

990999ABCD
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ABC Home Mortgage, Inc. 
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Suzie Homebuyer 99999999

Suzie Homebuyer

Suzie Homebuyer

Suzie Homebuyer Dollars and Cents

Dollars and Cents

Dollars and Cents

Suzie Homebuyer

Suzie Homebuyer

Suzie Homebuyer

3600 S. Pine Avenue,
Greene, VA 99999

1234567890

X9abcdefg

987654321

AVENUE, GREENE, VA 99999, 000000. (MSG ID 2757)
3600 S. PINE 

4/12/2020  01:47PM

3/22/2020  3:07PM

04/04/2020

07/02/2020.

03/02/2020

04/12/2020  01:47PM

04/04/2020  10:40 AM.
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Appendix A 
DU Summary of Findings Report (continued)

 Observations: This section 
highlights factors DU considered in 
its underwriting analysis, including 
the version of DU that was used to 
analyze the loan, the Case File ID 
number, the number of times the 
loan has been submitted to DU, 
credit scores, source of income and 
funds available toward the down 
payment.
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4/12/2020  01:47PM

3/22/2020  3:07PM

04/04/2020

07/02/2020.

03/02/2020

04/12/2020  01:47PM

04/04/2020  10:40 AM.



19

 Underwriting Analysis Report: The 
information in this Findings section 
resembles the 1008 and contains 
information that summarizes the 
underwriting analysis.
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Appendix B 
Loan Product Advisor Feedback Certificate

The Feedback Certificate contains 
the results of Loan Product Advisor’s 
pre-underwriting evaluation of data, 
including processing direction.

 Assessment Summary: The 
opening section of the Feedback 
Certificate provides the number 
of submissions, LP Key Number, 
Purchase Eligibility, Risk Class 
evaluation and Representation and 
Warranty Relief eligibility for the 
loan. 

 Purchase Eligibility: This section 
identifies whether and under 
what conditions Freddie Mac will 
purchase the loan.

• Eligible: The loan is eligible 
for purchase under standard 
Freddie Mac Seller/Servicer 
Guide criteria

• Ineligible: The loan does not 
meet program requirements. 
A message explaining the 
ineligible results is found in the 
Purchase Restrictions section of 
the Feedback Certificate

 Feedback Certificate

Assessment Summary
BORROWER NAME

John Freddie

Assessment Summary
PURCHASE ELIGIBILITY

ELIGIBLE

RISK CLASS

ACCEPT

Representation & Warranty Relief
COLLATERAL R&W* RELIEF

NOT ELIGIBLE N/A

NUMBER OF SUBMISSIONS

1

INCOME R&W* RELIEF

NOT ELIGIBLE

LP KEY NUMBER

A1540786

ASSET R&W* RELIEF

NOT ELIGIBLE

Loan Details
BORROWER NAME

John Freddie
990-10-0001

ADDITIONAL BORROWER

Mary Freddie
990-20-0002

APPRAISAL IDENTIFIER

1100AA1111
LENDER LOAN NUMBER

1122334455
MORTGAGE TYPE

Conventional

PROPERTY ADDRESS

1234 S MAIN ST,
WINSTON SALEM, NC 27101

DOCUMENTATION LEVEL

Streamlined Accept

Loan-to-Value Ratios
LTV TLTV

91.55%

HTLTV

Qualifying Ratios
PROPOSED HOUSING (PITI)
$1,405.00

PRESENT HOUSING EXPENSE
$1,220.00

TOTAL MONTHLY INCOME
$6,100.00

TOTAL MONTHLY DEBT
$2,356.00

MAX MORTGAGE LIMIT
N/A

HOUSING RATIO DEBT RATIO OCCUPANT HOUSING RATIO OCCUPANT DEBT RATIO

Credit Report Information
SELECTED BORROWER SELECTED REPOSITORY INDICATOR SCORE

MARY FREDDIE Experian 771

BORROWER REPOSITORY AND CREDIT SCORE CREDIT REFERENCE

John Freddie Experian
785

TransUnion
779

Equifax
760

300473075890000

Mary Freddie Experian
771

TransUnion
768

Equifax
783

300473075890000

CREDIT REORDERED CREDIT REACCESSED

Mortgage Details
PRODUCT TYPE
30 Year Fixed Rate

AMORTIZATION TYPE
Fixed

AMORTIZATION MONTHS
360

LOAN AMOUNT
$205,000.00

INTEREST RATE
4.5000%

LOAN PURPOSE
Purchase

PURCHASE PRICE
$225,000.00

ESTIMATED PROPERTY VALUE
$225,000.00

APPRAISED PROPERTY VALUE
$225,000.00

NUMBER OF UNITS
1

PROPERTY TYPE
Site Built

OCCUPANCY
Primary Residence

REFINANCE TYPE
N/A

CASHOUT AMOUNT
N/A

NEW CONSTRUCTION
N/A

OFFERING IDENTIFIER
N/A

INTEREST RATE BUYDOWN
No

SALES CONCESSIONS
N/A

ARM QUALIFYING RATE
N/A

ARM QUALIFYING PITI
N/A

AFFORDABLE SECOND
N/A

SECONDARY FINANCING
$0.00

HELOC BALANCE
$0.00

HELOC LIMIT AMOUNT
$1,000.00

LENDER SUBMITTED RESERVES
$26,000.00

Asset Details
TOTAL ELIGIBLE ASSET
$55,000.00

TOTAL FUNDS TO BE VERIFIED
$34,940.00

THIRD PARTY ASSET VALIDATION
N/A

Loan Product Advisor®

91.11% 91.11% 91.55%

23% 23%39% 39%

! ! !
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 Risk Class: The Risk Class identifies whether 
the loan meets Freddie Mac’s credit standards 
and the level of review required. Loan Product 
Advisor considers a combination of risk factors, 
including LTV, qualifying ratios, assets, credit 
history, employment, property type and loan 
purpose.

• Accept: Loan Product Advisor has 
determined the borrower’s credit worthiness 
is acceptable

• Caution: Loan Product Advisor has 
determined that the borrower has a 
blemished credit reputation and/or the loan 
has significant layering of risk

 - If the Caution provides an A-minus 
offering, and the loan complies with 
specific underwriting criteria, it may be 
eligible for sale as an A-minus mortgage. 
However, if A-minus is not offered or if 
the loan doesn’t comply with the specific 
A-minus underwriting criteria, the 
lender must conduct a full underwrite 
to determine whether the loan is an 
acceptable risk

 Collateral Representation and Warranty Relief: 
This field identifies whether the loan is Eligible 
or Not Eligible for Collateral Representation 
and Warranty Relief. It provides assurance in 
the form of lender relief from representation 
and warranties related to property value.

 Income Representation and Warranty 
Relief:  This field identifies whether the loan 
is Eligible, Not Eligible or Unavailable for 
Income Representation and Warranty Relief. It 
provides assurance in the form of lender relief 
from representation and warranties related to 
qualifying income.  

 Asset Representation and Warranty Relief: 
This field identifies whether the loan is 
Eligible, Not Eligible or Unavailable for Asset 
Representation and Warranty Relief. It provides 
assurance in the form of lender relief from 
representation and warranties related to 
sufficient, verified assets. 

 Loan Details: This section of the Feedback 
Certificate identifies the borrowers, property 
address and level of documentation results.

 Documentation Level: Loan Product Advisor 
defines the minimum level of documentation 
you will need to obtain to sell the loan to 
Freddie Mac, which generally corresponds to 
the Risk Class:

• Streamlined Accept denotes that 
Freddie Mac requires significantly 
less documentation than a standard 
documentation mortgage

• Standard indicates Freddie Mac requires 
the most comprehensive level of 
documentation
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Appendix B 
Loan Product Advisor Feedback Certificate (continued)

 Loan-to-Value Ratios: This section 
of the certificate provides the LTV 
ratios.

 Qualifying Ratios: This section 
displays the information Loan 
Product Advisor used to determine 
the qualifying housing and debt 
ratios.

  Credit Report Information: Locate 
the borrowers’ Underwriting 
Score and the credit agency that 
provided it here. If 2 credit scores 
are provided, the Underwriting 
Score is the lowest; if 3 scores, it’s 
the middle one. The Indicator Score 
is typically the lowest Underwriting 
Score for each borrower. If there is 
only 1 borrower, the Underwriting 
Score is the Indicator Score. 

 Feedback Certificate

Assessment Summary
BORROWER NAME

John Freddie

Assessment Summary
PURCHASE ELIGIBILITY

ELIGIBLE

RISK CLASS

ACCEPT

Representation & Warranty Relief
COLLATERAL R&W* RELIEF

NOT ELIGIBLE N/A

NUMBER OF SUBMISSIONS

1

INCOME R&W* RELIEF

NOT ELIGIBLE

LP KEY NUMBER

A1540786

ASSET R&W* RELIEF

NOT ELIGIBLE

Loan Details
BORROWER NAME

John Freddie
990-10-0001

ADDITIONAL BORROWER

Mary Freddie
990-20-0002

APPRAISAL IDENTIFIER

1100AA1111
LENDER LOAN NUMBER

1122334455
MORTGAGE TYPE

Conventional

PROPERTY ADDRESS

1234 S MAIN ST,
WINSTON SALEM, NC 27101

DOCUMENTATION LEVEL

Streamlined Accept

Loan-to-Value Ratios
LTV TLTV

91.55%

HTLTV

Qualifying Ratios
PROPOSED HOUSING (PITI)
$1,405.00

PRESENT HOUSING EXPENSE
$1,220.00

TOTAL MONTHLY INCOME
$6,100.00

TOTAL MONTHLY DEBT
$2,356.00

MAX MORTGAGE LIMIT
N/A

HOUSING RATIO DEBT RATIO OCCUPANT HOUSING RATIO OCCUPANT DEBT RATIO

Credit Report Information
SELECTED BORROWER SELECTED REPOSITORY INDICATOR SCORE

MARY FREDDIE Experian 771

BORROWER REPOSITORY AND CREDIT SCORE CREDIT REFERENCE

John Freddie Experian
785

TransUnion
779

Equifax
760

300473075890000

Mary Freddie Experian
771

TransUnion
768

Equifax
783

300473075890000

CREDIT REORDERED CREDIT REACCESSED

Mortgage Details
PRODUCT TYPE
30 Year Fixed Rate

AMORTIZATION TYPE
Fixed

AMORTIZATION MONTHS
360

LOAN AMOUNT
$205,000.00

INTEREST RATE
4.5000%

LOAN PURPOSE
Purchase

PURCHASE PRICE
$225,000.00

ESTIMATED PROPERTY VALUE
$225,000.00

APPRAISED PROPERTY VALUE
$225,000.00

NUMBER OF UNITS
1

PROPERTY TYPE
Site Built

OCCUPANCY
Primary Residence

REFINANCE TYPE
N/A

CASHOUT AMOUNT
N/A

NEW CONSTRUCTION
N/A

OFFERING IDENTIFIER
N/A

INTEREST RATE BUYDOWN
No

SALES CONCESSIONS
N/A

ARM QUALIFYING RATE
N/A

ARM QUALIFYING PITI
N/A

AFFORDABLE SECOND
N/A

SECONDARY FINANCING
$0.00

HELOC BALANCE
$0.00

HELOC LIMIT AMOUNT
$1,000.00

LENDER SUBMITTED RESERVES
$26,000.00

Asset Details
TOTAL ELIGIBLE ASSET
$55,000.00

TOTAL FUNDS TO BE VERIFIED
$34,940.00

THIRD PARTY ASSET VALIDATION
N/A

Loan Product Advisor®

91.11% 91.11% 91.55%

23% 23%39% 39%

! ! !
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 Mortgage Details: This section of 
the Feedback Certificate provides a 
summary of the loan data – similar 
to the information on the 1008 – 
used in the underwriting analysis.

 Asset Details: This section reports 
eligible assets and assets the 
borrowers need to close the loan.

REQUIRED BORROWER FUNDS
$27,150.00 + REQUIRED RESERVES

$0.00 + PAID DOWN DEBTS
$0.00 + PAID OFF DEBTS

$7,790.00

Transaction Details
AUS STATUS
Complete

LOAN PROCESSING STAGE
Underwriting

ASSESSMENT EXP DATE
2020-12-24

ASSESSMENT TYPE
Credit

LPA VERSION
5.0.06

LOAN PRODUCT ADVISOR ID
441836

TRANSACTION ID
597558

AUS TRANSACTION NUMBER
3285231

DATE/TIME REQUESTED
2020-08-26T16:41:30Z

DATE/TIME ASSESSED
2020-08-26T16:41:42Z

SELLER NUMBER
000601

BROKER NUMBER
N/A

CORRESPONDENT NUMBER
N/A

MSP NUMBER
N/A

ORIGINATING COMPANY
Cybertek Test2

SUBMITTING COMPANY
Cybertek Test2

Message Summary
PURCHASE
RESTRICTION
MESSAGES

DATA QUALITY AND
SYSTEM MESSAGES

AFFORDABLE
LENDING AND
ACCESS TO CREDIT
MESSAGES

EMPLOYMENT AND
INCOME MESSAGES

ASSETS AND
RESERVES
MESSAGES

CREDIT AND
LIABILITIES
MESSAGES

PROPERTY AND
APPRAISAL
MESSAGES

GENERAL MESSAGES MORTGAGE
INSURANCE
MESSAGES

2

RESULTS RESULTS RESULTS RESULTS RESULTS RESULTS RESULTS RESULTS RESULTS

Data Quality And System Messages
CODE MESSAGE

DQE0332 Each label for the EMPLOYER must have a corresponding RELATIONSHIP that has an arcrole of CURRENT_INCOME_ITEM to
EMPLOYER.

Employment And Income Messages
CODE MESSAGE

FEI0012 Unable to retrieve an income report for John Freddie with Equifax. (Internal error code: 602)

FEI0012 Unable to retrieve an income report for Mary Freddie with Equifax. (Internal error code: 602)

FEI0029 Based on Loan Product Advisor's overall assessment, the loan is not eligible for income representation and warranty relief; however, it
may be eligible for relief offered through Freddie Mac's selling representation and warranty framework.

FEI0034 Signed IRS Form 4506-T: Any borrower, whose income is used to qualify, is required to sign IRS Form 4506-T no later than the Note
Date.

FEI0102 A 10-day pre-closing verification (10-day PCV) for John Freddie  is required for each source of employment income used to qualify. The
10-day PCV must be dated no more than 10 Business Days prior to the Note Date or after the Note Date but prior to the Delivery Date.

FEI0102 A 10-day pre-closing verification (10-day PCV) for Mary Freddie  is required for each source of employment income used to qualify. The
10-day PCV must be dated no more than 10 Business Days prior to the Note Date or after the Note Date but prior to the Delivery Date.

FEI0069 Employment/base income for John Freddie  for base non-fluctuating earnings or fluctuating hourly earnings must be supported by a YTD
paystub documenting all YTD earnings and W-2(s) for the most recent calendar year, OR a written VOE documenting all YTD earnings
and earnings for the most recent calendar year.

FEI0069 Employment/base income for Mary Freddie  for base non-fluctuating earnings or fluctuating hourly earnings must be supported by a YTD
paystub documenting all YTD earnings and W-2(s) for the most recent calendar year, OR a written VOE documenting all YTD earnings
and earnings for the most recent calendar year.

FEI0081 If income from a second or additional job for Mary Freddie  is used to qualify, obtain YTD paystub(s) documenting all YTD earnings and
W-2s for the most recent two calendar years OR a written VOE documenting all YTD earnings and the earnings for the most recent two
calendar years.

48

0 0 9 7 5 4 2201

 Feedback Certificate

Assessment Summary
BORROWER NAME

John Freddie

Assessment Summary
PURCHASE ELIGIBILITY

ELIGIBLE

RISK CLASS

ACCEPT

Representation & Warranty Relief
COLLATERAL R&W* RELIEF

NOT ELIGIBLE N/A

NUMBER OF SUBMISSIONS

1

INCOME R&W* RELIEF

NOT ELIGIBLE

LP KEY NUMBER

A1540786

ASSET R&W* RELIEF

NOT ELIGIBLE

Loan Details
BORROWER NAME

John Freddie
990-10-0001

ADDITIONAL BORROWER

Mary Freddie
990-20-0002

APPRAISAL IDENTIFIER

1100AA1111
LENDER LOAN NUMBER

1122334455
MORTGAGE TYPE

Conventional

PROPERTY ADDRESS

1234 S MAIN ST,
WINSTON SALEM, NC 27101

DOCUMENTATION LEVEL

Streamlined Accept

Loan-to-Value Ratios
LTV TLTV

91.55%

HTLTV

Qualifying Ratios
PROPOSED HOUSING (PITI)
$1,405.00

PRESENT HOUSING EXPENSE
$1,220.00

TOTAL MONTHLY INCOME
$6,100.00

TOTAL MONTHLY DEBT
$2,356.00

MAX MORTGAGE LIMIT
N/A

HOUSING RATIO DEBT RATIO OCCUPANT HOUSING RATIO OCCUPANT DEBT RATIO

Credit Report Information
SELECTED BORROWER SELECTED REPOSITORY INDICATOR SCORE

MARY FREDDIE Experian 771

BORROWER REPOSITORY AND CREDIT SCORE CREDIT REFERENCE

John Freddie Experian
785

TransUnion
779

Equifax
760

300473075890000

Mary Freddie Experian
771

TransUnion
768

Equifax
783

300473075890000

CREDIT REORDERED CREDIT REACCESSED

Mortgage Details
PRODUCT TYPE
30 Year Fixed Rate

AMORTIZATION TYPE
Fixed

AMORTIZATION MONTHS
360

LOAN AMOUNT
$205,000.00

INTEREST RATE
4.5000%

LOAN PURPOSE
Purchase

PURCHASE PRICE
$225,000.00

ESTIMATED PROPERTY VALUE
$225,000.00

APPRAISED PROPERTY VALUE
$225,000.00

NUMBER OF UNITS
1

PROPERTY TYPE
Site Built

OCCUPANCY
Primary Residence

REFINANCE TYPE
N/A

CASHOUT AMOUNT
N/A

NEW CONSTRUCTION
N/A

OFFERING IDENTIFIER
N/A

INTEREST RATE BUYDOWN
No

SALES CONCESSIONS
N/A

ARM QUALIFYING RATE
N/A

ARM QUALIFYING PITI
N/A

AFFORDABLE SECOND
N/A

SECONDARY FINANCING
$0.00

HELOC BALANCE
$0.00

HELOC LIMIT AMOUNT
$1,000.00

LENDER SUBMITTED RESERVES
$26,000.00

Asset Details
TOTAL ELIGIBLE ASSET
$55,000.00

TOTAL FUNDS TO BE VERIFIED
$34,940.00

THIRD PARTY ASSET VALIDATION
N/A

Loan Product Advisor®

91.11% 91.11% 91.55%

23% 23%39% 39%

! ! !
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Appendix B 
Loan Product Advisor Feedback Certificate (continued)

 Transaction Details: This section 
includes AUS status and the 
assessment expiration date.

 Message Summary: The top 
portion of the summary provides 
a snapshot of the number of 
messages contained in the 
Feedback report. In the sample, for 
example, there are 9 Employment 
and Income Messages and 20 
Assets and Reserves Messages. 
The messages are based on Loan 
Product Advisor’s risk assessment 
of the loan and provide processing 
direction and documentation 
requirements. See the following 
page for the various message 
categories.

REQUIRED BORROWER FUNDS
$27,150.00 + REQUIRED RESERVES

$0.00 + PAID DOWN DEBTS
$0.00 + PAID OFF DEBTS

$7,790.00

Transaction Details
AUS STATUS
Complete

LOAN PROCESSING STAGE
Underwriting

ASSESSMENT EXP DATE
2020-12-24

ASSESSMENT TYPE
Credit

LPA VERSION
5.0.06

LOAN PRODUCT ADVISOR ID
441836

TRANSACTION ID
597558

AUS TRANSACTION NUMBER
3285231

DATE/TIME REQUESTED
2020-08-26T16:41:30Z

DATE/TIME ASSESSED
2020-08-26T16:41:42Z

SELLER NUMBER
000601

BROKER NUMBER
N/A

CORRESPONDENT NUMBER
N/A

MSP NUMBER
N/A

ORIGINATING COMPANY
Cybertek Test2

SUBMITTING COMPANY
Cybertek Test2

Message Summary
PURCHASE
RESTRICTION
MESSAGES

DATA QUALITY AND
SYSTEM MESSAGES

AFFORDABLE
LENDING AND
ACCESS TO CREDIT
MESSAGES

EMPLOYMENT AND
INCOME MESSAGES

ASSETS AND
RESERVES
MESSAGES

CREDIT AND
LIABILITIES
MESSAGES

PROPERTY AND
APPRAISAL
MESSAGES

GENERAL MESSAGES MORTGAGE
INSURANCE
MESSAGES

2

RESULTS RESULTS RESULTS RESULTS RESULTS RESULTS RESULTS RESULTS RESULTS

Data Quality And System Messages
CODE MESSAGE

DQE0332 Each label for the EMPLOYER must have a corresponding RELATIONSHIP that has an arcrole of CURRENT_INCOME_ITEM to
EMPLOYER.

Employment And Income Messages
CODE MESSAGE

FEI0012 Unable to retrieve an income report for John Freddie with Equifax. (Internal error code: 602)

FEI0012 Unable to retrieve an income report for Mary Freddie with Equifax. (Internal error code: 602)

FEI0029 Based on Loan Product Advisor's overall assessment, the loan is not eligible for income representation and warranty relief; however, it
may be eligible for relief offered through Freddie Mac's selling representation and warranty framework.

FEI0034 Signed IRS Form 4506-T: Any borrower, whose income is used to qualify, is required to sign IRS Form 4506-T no later than the Note
Date.

FEI0102 A 10-day pre-closing verification (10-day PCV) for John Freddie  is required for each source of employment income used to qualify. The
10-day PCV must be dated no more than 10 Business Days prior to the Note Date or after the Note Date but prior to the Delivery Date.

FEI0102 A 10-day pre-closing verification (10-day PCV) for Mary Freddie  is required for each source of employment income used to qualify. The
10-day PCV must be dated no more than 10 Business Days prior to the Note Date or after the Note Date but prior to the Delivery Date.

FEI0069 Employment/base income for John Freddie  for base non-fluctuating earnings or fluctuating hourly earnings must be supported by a YTD
paystub documenting all YTD earnings and W-2(s) for the most recent calendar year, OR a written VOE documenting all YTD earnings
and earnings for the most recent calendar year.

FEI0069 Employment/base income for Mary Freddie  for base non-fluctuating earnings or fluctuating hourly earnings must be supported by a YTD
paystub documenting all YTD earnings and W-2(s) for the most recent calendar year, OR a written VOE documenting all YTD earnings
and earnings for the most recent calendar year.

FEI0081 If income from a second or additional job for Mary Freddie  is used to qualify, obtain YTD paystub(s) documenting all YTD earnings and
W-2s for the most recent two calendar years OR a written VOE documenting all YTD earnings and the earnings for the most recent two
calendar years.
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REQUIRED BORROWER FUNDS
$27,150.00 + REQUIRED RESERVES

$0.00 + PAID DOWN DEBTS
$0.00 + PAID OFF DEBTS

$7,790.00

Transaction Details
AUS STATUS
Complete

LOAN PROCESSING STAGE
Underwriting

ASSESSMENT EXP DATE
2020-12-24

ASSESSMENT TYPE
Credit

LPA VERSION
5.0.06

LOAN PRODUCT ADVISOR ID
441836

TRANSACTION ID
597558

AUS TRANSACTION NUMBER
3285231

DATE/TIME REQUESTED
2020-08-26T16:41:30Z

DATE/TIME ASSESSED
2020-08-26T16:41:42Z

SELLER NUMBER
000601

BROKER NUMBER
N/A

CORRESPONDENT NUMBER
N/A

MSP NUMBER
N/A

ORIGINATING COMPANY
Cybertek Test2

SUBMITTING COMPANY
Cybertek Test2

Message Summary
PURCHASE
RESTRICTION
MESSAGES

DATA QUALITY AND
SYSTEM MESSAGES

AFFORDABLE
LENDING AND
ACCESS TO CREDIT
MESSAGES

EMPLOYMENT AND
INCOME MESSAGES

ASSETS AND
RESERVES
MESSAGES

CREDIT AND
LIABILITIES
MESSAGES

PROPERTY AND
APPRAISAL
MESSAGES

GENERAL MESSAGES MORTGAGE
INSURANCE
MESSAGES

2

RESULTS RESULTS RESULTS RESULTS RESULTS RESULTS RESULTS RESULTS RESULTS

Data Quality And System Messages
CODE MESSAGE

DQE0332 Each label for the EMPLOYER must have a corresponding RELATIONSHIP that has an arcrole of CURRENT_INCOME_ITEM to
EMPLOYER.

Employment And Income Messages
CODE MESSAGE

FEI0012 Unable to retrieve an income report for John Freddie with Equifax. (Internal error code: 602)

FEI0012 Unable to retrieve an income report for Mary Freddie with Equifax. (Internal error code: 602)

FEI0029 Based on Loan Product Advisor's overall assessment, the loan is not eligible for income representation and warranty relief; however, it
may be eligible for relief offered through Freddie Mac's selling representation and warranty framework.

FEI0034 Signed IRS Form 4506-T: Any borrower, whose income is used to qualify, is required to sign IRS Form 4506-T no later than the Note
Date.

FEI0102 A 10-day pre-closing verification (10-day PCV) for John Freddie  is required for each source of employment income used to qualify. The
10-day PCV must be dated no more than 10 Business Days prior to the Note Date or after the Note Date but prior to the Delivery Date.

FEI0102 A 10-day pre-closing verification (10-day PCV) for Mary Freddie  is required for each source of employment income used to qualify. The
10-day PCV must be dated no more than 10 Business Days prior to the Note Date or after the Note Date but prior to the Delivery Date.

FEI0069 Employment/base income for John Freddie  for base non-fluctuating earnings or fluctuating hourly earnings must be supported by a YTD
paystub documenting all YTD earnings and W-2(s) for the most recent calendar year, OR a written VOE documenting all YTD earnings
and earnings for the most recent calendar year.

FEI0069 Employment/base income for Mary Freddie  for base non-fluctuating earnings or fluctuating hourly earnings must be supported by a YTD
paystub documenting all YTD earnings and W-2(s) for the most recent calendar year, OR a written VOE documenting all YTD earnings
and earnings for the most recent calendar year.

FEI0081 If income from a second or additional job for Mary Freddie  is used to qualify, obtain YTD paystub(s) documenting all YTD earnings and
W-2s for the most recent two calendar years OR a written VOE documenting all YTD earnings and the earnings for the most recent two
calendar years.
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Assets And Reserves Messages
CODE MESSAGE

FAR0050 Based on Loan Product Advisor's overall assessment, the loan is not eligible for asset representation and warranty relief; however, it may
be eligible for relief offered through Freddie Mac's selling representation and warranty framework.

FAR0121 The total funds to be verified are no less than $34,940.00. This amount includes required Borrower Funds ($27,150.00), required
reserves ($0.00), any debts to be paid off at or before closing ($7,790.00) and any debts to be paid down at or before closing ($0.00).

FAR0013 The following asset(s) total $55,000.00 and are eligible sources of funds: Certificate of Deposit: $27,000.00; Money Market: $7,475.00;
Checking: $6,000.00; Checking: $5,200.00; Bond: $4,200.00; Proceeds from Sale of Real Estate: $1,250.00; Other Liquid Assets:
$1,223.00; Checking: $1,000.00; Mutual Fund: $1,000.00; Savings: $500.00; Trust Acct: $152.00.

FAR0045 The following asset(s) total $1,255.00 and are ineligible sources of funds: Cash On Hand: $1,250.00; Other Non Liquid Assets: $5.00.

FAR0124 Required Borrower Funds are calculated as $27,150.00 based on information submitted: purchase price ($225,000.00) + alterations,
improvements and repairs ($0.00) - loan amount ($205,000.00) + transaction costs ($7,150.00) - proceeds from subordinate financing
($0.00).

FAR0009 If a property on the Schedule of Real Estate Owned is pending sale or sold and the sale of the property requires additional funds from the
Borrower, the Seller must document that the Borrower has sufficient funds to complete the sale of the property on the Schedule of Real
Estate Owned in addition to the amount of total funds to be verified.

FAR0066 If other assets are used to qualify the borrower, verify that the funds are from an eligible source and obtain documentation according to
Guide Section 5501.3.

FAR0011 The Seller must verify sufficient assets from eligible sources of funds required to close the Mortgage transaction.

FAR0043 Lender credit may only be used towards the Borrower's Closing Costs. In the event the lender credit exceeds Closing Costs, the lender
credit must be reduced or the amount exceeding the Closing Costs must be applied as a principal curtailment to the new Mortgage.

FAR0082 No reserves are required.

FAR0091 Owner-Occupied or Second Home Property: Financing concessions cannot exceed three percent of value.

FAR0036 This loan was submitted with $41,975.00 in depository accounts (checking, savings and/or money market).

FAR0081 Document the source of funds for any single deposit that exceeds $3,050.00, which is 50% of the total monthly qualifying income OR
reduce the asset amount by the unverified deposit and resubmit.

FAR0107 Depository accounts: For each account (checking, savings, money market, CDs, and other depository accounts) used to qualify the
borrower, obtain an account statement covering a 1-month period or a direct verification.

FAR0176 Stocks, bonds, and mutual funds: For each account used to qualify the borrower, obtain an account statement covering a 1-month period
or direct account verification. If the borrower does not receive a statement, provide evidence the security is owned by the borrower and
verify value using current stock prices from a financial publication or website.

FAR0038 This loan was submitted with $5,200.00 in stocks and/or bonds.

FAR0067 If the following assets are used to qualify the borrower and are needed for closing, include evidence of liquidation unless the combined
value of the assets is at least 20% greater than the amount from these assets needed for closing. When cash value of a life insurance
policy is needed for closing, evidence of liquidation is required. MutualFund, Amt: $1,000.00, Holder: ANP; Bond, Amt: $4,200.00,
Holder: James Bank.

FAR0106 If proceeds from the sale or refinance of the borrower's real property (including proceeds from a 1031 exchange or a bridge loan) are
used to qualify, provide the Settlement/Closing Disclosure Statement or an alternative form required by law verifying the proceeds from
the sale or refinance of the borrower's real property and/or an executed buy-out agreement that is part of an employer relocation plan.

FAR0040 This loan was submitted with net proceeds of $1,250.00 from the sale of a home.

FAR0071 Funds from a trust: Obtain trust agreement or a signed statement on letterhead from trustee or trust manager identifying borrower as
beneficiary, confirms borrower has access to all or a specific amount of funds and trust has sufficient assets to disburse funds needed by
borrower as of the date of the loan closing. If trust funds are needed for closing, evidence of receipt of disbursed funds. Borrower's
portion of undistributed trust funds may be used as reserves only.

Credit And Liabilities Messages
CODE MESSAGE

FCL0329 One or more properties were submitted with a property disposition of Pending Sale on the Schedule of REO and the associated
payments were omitted from the debt-to-income (DTI) ratio. Include evidence to support omission in the mortgage file. Otherwise,
resubmit the loan to Loan Product Advisor under the appropriate property disposition (e.g. Rental, Retained) to ensure the associated
payments are included in the DTI ratio.

FCL0327 The following debt(s) was omitted from the debt-to-income (DTI) ratio: JobRelatedExpenses, Bal: $, Pymt: $125.00.

FCL0325 The following debt(s) was omitted from the debt-to-income (DTI) ratio due to 10 months or fewer payments remaining. Confirm the
number of months remaining, and if the payment will continue for more than 10 months, resubmit the loan to Loan Product Advisor:
Installment, Bal: $1,100.00, Pymt: $120.00, Rem mos: 9.

FCL0257 The following debt(s) was submitted as paid off and/or excluded and is therefore omitted from the debt-to-income (DTI) ratio; include
evidence to support omission in the mortgage file: Creditor: Universal Visa, Acct: ***5792, Bal: $125.00; Creditor: Uncle Sam, Acct:
***9991, Bal: $1,330.00; Creditor: AMEX, Acct: ***4482, Bal: $1,527.00; Creditor: GMAC, Acct: ***3168, Bal: $4,808.00; Creditor: Sallie
Mae, Acct: ***8741, Bal: $5,000.00; Creditor: ABC Lending, Acct: ***1421, Bal: $300,000.00.

FCL0003 The Credit Scores for JOHN FREDDIE are TRW (Experian) 785, Equifax 760, Trans Union 779. The Underwriting Score is Trans Union
779.

FCL0004 The Credit Scores for MARY FREDDIE are TRW (Experian) 771, Equifax 783, Trans Union 768. The Underwriting Score is TRW
(Experian) 771.

FCL0259 771 is the Loan Product Advisor Indicator Score from TRW (Experian) for MARY FREDDIE.

Assets And Reserves Messages
CODE MESSAGE

FAR0050 Based on Loan Product Advisor's overall assessment, the loan is not eligible for asset representation and warranty relief; however, it may
be eligible for relief offered through Freddie Mac's selling representation and warranty framework.

FAR0121 The total funds to be verified are no less than $34,940.00. This amount includes required Borrower Funds ($27,150.00), required
reserves ($0.00), any debts to be paid off at or before closing ($7,790.00) and any debts to be paid down at or before closing ($0.00).

FAR0013 The following asset(s) total $55,000.00 and are eligible sources of funds: Certificate of Deposit: $27,000.00; Money Market: $7,475.00;
Checking: $6,000.00; Checking: $5,200.00; Bond: $4,200.00; Proceeds from Sale of Real Estate: $1,250.00; Other Liquid Assets:
$1,223.00; Checking: $1,000.00; Mutual Fund: $1,000.00; Savings: $500.00; Trust Acct: $152.00.

FAR0045 The following asset(s) total $1,255.00 and are ineligible sources of funds: Cash On Hand: $1,250.00; Other Non Liquid Assets: $5.00.

FAR0124 Required Borrower Funds are calculated as $27,150.00 based on information submitted: purchase price ($225,000.00) + alterations,
improvements and repairs ($0.00) - loan amount ($205,000.00) + transaction costs ($7,150.00) - proceeds from subordinate financing
($0.00).

FAR0009 If a property on the Schedule of Real Estate Owned is pending sale or sold and the sale of the property requires additional funds from the
Borrower, the Seller must document that the Borrower has sufficient funds to complete the sale of the property on the Schedule of Real
Estate Owned in addition to the amount of total funds to be verified.

FAR0066 If other assets are used to qualify the borrower, verify that the funds are from an eligible source and obtain documentation according to
Guide Section 5501.3.

FAR0011 The Seller must verify sufficient assets from eligible sources of funds required to close the Mortgage transaction.

FAR0043 Lender credit may only be used towards the Borrower's Closing Costs. In the event the lender credit exceeds Closing Costs, the lender
credit must be reduced or the amount exceeding the Closing Costs must be applied as a principal curtailment to the new Mortgage.

FAR0082 No reserves are required.

FAR0091 Owner-Occupied or Second Home Property: Financing concessions cannot exceed three percent of value.

FAR0036 This loan was submitted with $41,975.00 in depository accounts (checking, savings and/or money market).

FAR0081 Document the source of funds for any single deposit that exceeds $3,050.00, which is 50% of the total monthly qualifying income OR
reduce the asset amount by the unverified deposit and resubmit.

FAR0107 Depository accounts: For each account (checking, savings, money market, CDs, and other depository accounts) used to qualify the
borrower, obtain an account statement covering a 1-month period or a direct verification.

FAR0176 Stocks, bonds, and mutual funds: For each account used to qualify the borrower, obtain an account statement covering a 1-month period
or direct account verification. If the borrower does not receive a statement, provide evidence the security is owned by the borrower and
verify value using current stock prices from a financial publication or website.

FAR0038 This loan was submitted with $5,200.00 in stocks and/or bonds.

FAR0067 If the following assets are used to qualify the borrower and are needed for closing, include evidence of liquidation unless the combined
value of the assets is at least 20% greater than the amount from these assets needed for closing. When cash value of a life insurance
policy is needed for closing, evidence of liquidation is required. MutualFund, Amt: $1,000.00, Holder: ANP; Bond, Amt: $4,200.00,
Holder: James Bank.

FAR0106 If proceeds from the sale or refinance of the borrower's real property (including proceeds from a 1031 exchange or a bridge loan) are
used to qualify, provide the Settlement/Closing Disclosure Statement or an alternative form required by law verifying the proceeds from
the sale or refinance of the borrower's real property and/or an executed buy-out agreement that is part of an employer relocation plan.

FAR0040 This loan was submitted with net proceeds of $1,250.00 from the sale of a home.

FAR0071 Funds from a trust: Obtain trust agreement or a signed statement on letterhead from trustee or trust manager identifying borrower as
beneficiary, confirms borrower has access to all or a specific amount of funds and trust has sufficient assets to disburse funds needed by
borrower as of the date of the loan closing. If trust funds are needed for closing, evidence of receipt of disbursed funds. Borrower's
portion of undistributed trust funds may be used as reserves only.

Credit And Liabilities Messages
CODE MESSAGE

FCL0329 One or more properties were submitted with a property disposition of Pending Sale on the Schedule of REO and the associated
payments were omitted from the debt-to-income (DTI) ratio. Include evidence to support omission in the mortgage file. Otherwise,
resubmit the loan to Loan Product Advisor under the appropriate property disposition (e.g. Rental, Retained) to ensure the associated
payments are included in the DTI ratio.

FCL0327 The following debt(s) was omitted from the debt-to-income (DTI) ratio: JobRelatedExpenses, Bal: $, Pymt: $125.00.

FCL0325 The following debt(s) was omitted from the debt-to-income (DTI) ratio due to 10 months or fewer payments remaining. Confirm the
number of months remaining, and if the payment will continue for more than 10 months, resubmit the loan to Loan Product Advisor:
Installment, Bal: $1,100.00, Pymt: $120.00, Rem mos: 9.

FCL0257 The following debt(s) was submitted as paid off and/or excluded and is therefore omitted from the debt-to-income (DTI) ratio; include
evidence to support omission in the mortgage file: Creditor: Universal Visa, Acct: ***5792, Bal: $125.00; Creditor: Uncle Sam, Acct:
***9991, Bal: $1,330.00; Creditor: AMEX, Acct: ***4482, Bal: $1,527.00; Creditor: GMAC, Acct: ***3168, Bal: $4,808.00; Creditor: Sallie
Mae, Acct: ***8741, Bal: $5,000.00; Creditor: ABC Lending, Acct: ***1421, Bal: $300,000.00.

FCL0003 The Credit Scores for JOHN FREDDIE are TRW (Experian) 785, Equifax 760, Trans Union 779. The Underwriting Score is Trans Union
779.

FCL0004 The Credit Scores for MARY FREDDIE are TRW (Experian) 771, Equifax 783, Trans Union 768. The Underwriting Score is TRW
(Experian) 771.

FCL0259 771 is the Loan Product Advisor Indicator Score from TRW (Experian) for MARY FREDDIE.

Property And Appraisal Messages
CODE MESSAGE

FPA0014 Loan is not eligible for collateral representation and warranty relief based on the overall assessment of loan and collateral risk, including
appraisal quality, collateral quality and loan characteristics.

FPA0038 A Document File ID from UCDP that matches the Appraisal Identifier could not be found. Please verify the Appraisal Identifier and
address match the appraisal submission.

FPA0072 510,400.00 is the maximum loan limit allowed for a 1-unit property located in FORSYTH County, NC.

FPA0057 Address entered matched to: 1234 S MAIN ST, WINSTON SALEM NC 27101 , Forsyth County. Please confirm accuracy.

FPA0035 Uniform Residential Appraisal Report (Form 70) is required.

General Messages
CODE MESSAGE

FGM0137 Loan Product Advisor feedback messages were not updated to align with the temporary COVID-19 requirements currently in place.
Please reference Single-Family Seller/Servicer Guide Bulletins and FAQs related to COVID-19. Sellers must comply with COVID-19
requirements regardless of any conflicting Loan Product Advisor feedback messages.

FGM0048 Assessment Expiration Date for this loan is 12/24/2020.

FGM0020 Loan Product Advisor Assessment Expiration Date for JOHN FREDDIE is 12/24/2020.

FGM0021 Loan Product Advisor Assessment Expiration Date for MARY FREDDIE is 12/24/2020.

Mortgage Insurance Messages
CODE MESSAGE

FMI0032 This loan is eligible for 16% Custom MI coverage.

FMI0016 This loan requires 30% Standard MI coverage.

* Representation and Warranty

©2020 Freddie Mac
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Appendix C 
The Loan App: URLA Section 1

17 Barker Rd

12345

ps

2

2030

19700603

Peter Simon

p-simon@email.com

497713

321713

438713
12

1

Elizabeth Simon

USA99999

04

Pleasant Valley

12 Oakwood Lane

3,708.00

3,708.00

20

20100109

Music Teacher

USA

497713

99999Pleasant Valley

Franklin Elementary School

xxx xx

xxxx
xxxx
xxxx

XY

xxxx

XY

0

Effective 1/2021
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Peter Simon

451.00

451.00

20

20132103

Teacher

Pleasant Valley

273 River Road

99999 USA

483713Learning Center of America

0.00

xxxx

XY

0

Effective 1/2021

453.00

453.00
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Appendix C 
The Loan App: URLA Section 2

Peter Simon

Savings Teachers Credit Union 06083-00 5,562.00

Checking Teachers Credit Union 06083-71 1,367.00

Retirement Vanguard 4114-556 50,000.00

56,929.00

Proceeds from Real Estate Property to be sold on or before closing 18,150.00

Earnest Money 3,000.00

21,150.00

Installment Auto World 124578 10,000.00 500.00

Installment Auto World 986532 4,789.00 368.00

Installment Higher Education 1348AP9527 15,751.00 160.00

Revolving Acme Credit 60190024554 121.00 32.00

Revolving Discover Card 97531246890 1,000.00 50.00

Effective 1/2021
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URLA Section 3

Peter Simon

150,000.00 0.00 0.00

American Mtg Corp 4789 931.00 116,850.00 Conventional

Pending Sale

99999Pleasant Valley

12 Oakwood Lane

USA

Primary Residence

XY

Effective 1/2021
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Appendix C 
The Loan App: URLA Section 4

Peter Simon

201,000.001

USA99999Pleasant Valley

126 Lake View Lane

180,000.00

XY
200,000.00

Effective 1/2021
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Peter Simon

PR

SP

Effective 1/2021

 
URLA Section 5
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Appendix C 
The Loan App: URLA Section 6  

Peter Simon

Effective 1/2021
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URLA Sections 7-8

Peter Simon

Effective 1/2021
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Appendix C 
The Loan App: URLA Section 9

Peter Simon

300713jsmith@abcmtgco.com

7654321

John Smith

123456

1000 Any Street, Suite 200, Pleasant Valley, XY 99999

ABC Mortgage Company

MB654321

XYMLO7654321

xxxx

Effective 1/2021



35

 
URLA — Additional Borrower Section 1

2002

12345

Elizabeth Simon

19740108

9652

Elizabeth Jones

2

es

Peter Simon

713 438

713 321

713 493

e-simon@email.com

12 Oakwood Lane

Pleasant Valley 99999 USA

4 0

5,000.00

5,000.00

20

1005

Program Designer Technology

99999Pleasant Valley

314 Forest Ave

493713Web Vision Inc.

USA

xxx xx

xxxx
xxxx
xxxx

XY

xxxx

XY

0

Effective 1/2021



36

Appendix C 
The Loan App: URLA — Additional Borrower  
Sections 1 (continued) and 2-4

Elizabeth Simon

0.00

0.00

Peter Simon

Peter Simon

Peter Simon

Effective 1/2021
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 URLA — Additional Borrower Sections 5-7

Elizabeth Simon

PR

SP

Peter Simon

Effective 1/2021
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Appendix C 
The Loan App: URLA — Additional Borrower Sections 8-9

Elizabeth Simon

300713jsmith@abcmtgco.com

7654321

John Smith

123456

1000 Any Street, Suite 200, Pleasant Valley, XY 9999

ABC Mortgage Company

MB654321

XYMLO7654321

xxxx

Effective 1/2021
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The Loan App: URLA — Lender Loan Information

 Peter Simon; Elizabeth Simon

12345

Peter Simon and Elizabeth Simon

1,377.85

52.50

208.33

95.00

1,022.02

360

5.5000

Effective 1/2021



40

Appendix C 
The Loan App: URLA — Lender Loan Information (continued)

 Peter Simon; Elizabeth Simon

203,739.78

3,739.78

200,000.00

20,389.78

183,350.00

203,739.78

3,350.00

3,350.00

180,000.00

180,000.00

180,000.00

Effective 1/2021
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Appendix D 
Loan File Checklist

This checklist will help you assemble loan packages for 
submission to underwriters and investors. By making sure 
each loan package contains the following information, 
you can expedite the mortgage process. Note the term 
“borrowers” refers to both multiple borrowers or a single 
borrower.

Many investors have their own checklists or submission 
sheets. Check individual investors’ submission and 
documentation requirements.

Uniform Residential Loan Application (URLA) – Fannie 
Mae Form 1003, Freddie Mac Form 65 or other approved 
equivalent 

 Completed in full, including a 2-year residency and 
employment history 

 Occupancy status is indicated

 Information matches verification documents

Credit Report

 All supplements, including a public records examination 

 All open credit accounts are listed on the Loan App 

 Reflects 2 to 3 credit scores per borrower

Additional Credit Documentation

 Direct verification for any accounts not listed on the 
credit report

 Letter of explanation for any adverse items

AUS Feedback/Findings Report

 Most recent report and all pages 

 Data submitted is accurate

 All required documentation has been obtained

Verification of Income Documentation

 Pay stub(s) for the most recent 30-day period with year-
to-date earnings, AND

 W-2 forms for the previous 2 years

 Third-party vendor employment verification 

 Employment gaps explained

 Documented telephone verification

Self-Employed Documentation

 2 years’ signed personal tax returns with schedules AND

 If ownership is ≥ 25%, 2 years’ signed business tax returns

 Income analysis forms

Verification of Assets

 Verified funds are sufficient for closing and/or reserves 

 The most recent 2 months’ depository account statements with 
all pages

 Source of funds: Document any significant changes in account 
balances or any recently opened accounts

 A signed gift letter from an acceptable donor and evidence the 
borrowers received the gift funds

Fannie Mae/Freddie Mac Uniform Residential Appraisal Report or 
Other Approved Equivalent

 Photos of subject property, street scene and comparables

 Building sketch and location map

 All addenda and explanations

Sales Contract and/or Escrow Instructions

 Completed in full, including all addenda and signed by all parties

 Verified earnest money deposit (cancelled checks, depository 
account statements)

Additional Documents Your Company or Investors May Require, as 
Applicable

 Divorce decree/separation agreement

 Verification of child support/alimony if the borrower is using such 
income to qualify or is obligated to pay support/alimony

 Signed construction cost breakdown 

 Rental agreements or leases 

 Any other clarifying documents

 Bankruptcy filing statement, schedule of debts, discharge and 
explanation

Generally, documents must not be more than 120 days old from the 
date of the note.

Loan File Checklist is provided by Mortgage Guaranty Insurance Corporation.
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Appendix E 
The 8 Stages of the Mortgage Cycle

 
ORIGINATION

The lender helps the 
borrowers complete the 

loan application.

LOAN SERVICING
Third parties collect 

the borrowers’ monthly 
mortgage payment.

PROCESSING
The lender documents  

the loan file.

SECONDARY MARKET
Lenders and investors buy 

and sell mortgages.

UNDERWRITING
The lender evaluates  

the loan file.

WAREHOUSING
The lender may 

temporarily warehouse 
closed loans.

DELIVERY
The lender packages 

and sends the loan to an 
investor.

CLOSING
The borrowers sign loan 
documents; the sellers 

transfer the title.
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