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Enhancements to the Simple Access Program

Homebridge is pleased to announce enhancements to the Simple Access program. Highlights of the
enhancements are detailed, by documentation option, below. Additionally, updates and clarifications of
existing guidelines have been provided.

Investor Cash Flow (ICF) Option

Removed reserve requirements for both the subject property and additional financed properties;
reserves no longer required on ICF option (excluding loans with an LTV 80.01% to 85% which
continues to require 12 months PITIA reserves OR loans with a borrower who is a Foreign
National see below for requirement)

The requirements to allow the DSCR to be calculated using the interest-only payment have been
enhanced and simplified as follows:
-  DSCR must be 2 1.00, and
- Minimum 640 credit score, and
- Maximum 75% LTV
Removed current requirements for the credit score being 20 points higher, LTV reduction, and
additional reserves
DSCR of .800 to < 1.00 requirements have also been improved:
- Reserves no longer required
- Interest-only payment may now be used when calculating the DSCR
- Clarified the maximum LTV is 70%; a 10% LTV reduction is still required
NOTE: A minimum 720 credit score, 0x30 in 24 months housing, and, if leases utilized to qualify
and they exceed the market rent, the lower actual market rent is used, continues to apply

First time home buyers living rent free will now be considered on a case-by-case basis with
Homebridge management review and approval

Foreign Nationals, borrowers who do not work or reside in the U.S., are now eligible on the
Investor Cash Flow option only:
- Purchase, rate/term eligible; cash-out ineligible
- 1-unit investment properties only; 2-4 units ineligible
- Maximum LTV/CLTV 60%
- Loan amounts up to $1,500,000
- Reserves required as follows:
- Loan amount < $1,000,000: 12 months PITIA reserves required, OR
- Loan amount > $1,000,000 to $1,500,000: 24 months PITIA, AND

- Any additional reserves requirements that may be applicable; refer to the
“Reserves” topic in the Simple Access guidelines
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- Borrowers are not required to have a social security number or U.S. credit history.

- Borrowers with U.S. credit are subject to the maximum LTV and loan amounts
determined by the credit score requirements on the matrix

- Borrowers without U.S. credit may disregard the credit score requirement and
only follow the LTV and loan amount limits

- Borrowers must be a citizen of Canada, Mexico, or a country on the U.S. State
Department’s Visa Waiver Program (VWP) list. A valid passport and visa (if applicable)
are required. To view eligible countries go to: Travel.State.Gov.

NOTE: Countries not listed on the Department of State website VWP page may be
eligible on a case-by-case basis subject to Homebridge management review and
approval

- First time home buyers eligible

- Title may be held in the name of an LLC subject to Homebridge management review and
approval

- Homebridge management will complete a Know Your Customer check at the time of initial
loan approval; any alerts must be cleared prior to loan closing

- A mandatory ACH Agreement must be completed by the borrower, which Homebridge will
supply with closing documents

Refer to the Foreign National topic in the Investor Cash Flow section of the Simple Access guidelines for
complete details

Full Documentation Option

1-4 unit primary residence purchase and rate/term transactions eligible up to 85% LTV/CLTV with
680 credit score and $1,000,000 loan amount

1-4 unit primary residence purchase and rate/term transactions eligible up to 85% LTV/CLTV with
720 credit score and $1,500,000 loan amount

1-unit second home purchase and rate/term transactions eligible up to 85% LTV/CLTV with 720
credit score and $1,000,000 loan amount

NOTE: The second home loan amount, LTV/CLTV, credit score matrix has been separated from
the primary residence matrix and is now its own stand-alone matrix in the guidelines on
page 2

Unreimbursed employee expenses that do not appear on the borrower’s most recent years tax
returns are not considered

Clarified that unreimbursed employee expenses that do not appear on the borrower’s most recent
years tax returns are not considered

Clarified that corporate/partnership tax returns or interim financials are not required if the income
from that entity is not used to qualify the borrower subject to specific requirements. Refer to
Simple Access guidelines for requirements.

Gaps of employment > 60 days for wage earner borrowers require a written explanation from the
borrower (currently required if > 30 days)

Wage earner borrowers with commission/bonus income < 25% of base income that is earned
more than 1-year but less than 2 may be eligible on case-by-case basis if documentation indicates
continuance is likely (currently 2 years required). Overtime income continues to require receipt
for a minimum of 2-years
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Wage earner borrowers earning commission/bonus income = 25% of base income are no longer
required to provide tax returns. W-2 transcripts for previous 2-years and written VOE to confirm a
2-year average and proof of continuance. Commission/bonus income earned > 1-year but < 2
may be eligible on case-by-case basis if likely to continue. Overtime income still requires a
minimum of 2-years receipt

Documentation of Income, Self-Employed Borrower Requirements topic, Method One — One
Year’s Tax Return section is updated to state the maximum DTI is 50%
Income — Rental topic Method Two: Lease Agreement section has been updated as follows:

- Anexpired lease converted to a month-to-month is eligible

- The lower of the lease or the appraiser’s opinion of market rent must be used for
qualifying, when applicable

Bank Statement Option

The Rental Income — Subject Property Refinance and the Non-Subject Property section under
the Other Income Sources topic has been updated as follows:

- An expired lease, converted to a month-to-month, is acceptable to document rental
income received

Asset Qualifier Option

Residual income requirements have been updated to a minimum of $1,500 (currently VA residual
income requirements apply). Residual income is determined by dividing available assets by 48
months. Clarified that residual income should be calculated without applying any tax deductions

Clarified that if a marketable security has a margin loan balance, the loan balance is deducted
from the asset value

General Updates

The following general updates apply to ALL documentation options unless otherwise noted

DTI > 50% to 55% is eligible subject to the following:
- Full Doc and Bank Statement options only; DTI not applicable to ICF or Asset Qualifier
- Maximum 65% LTV (Full Doc and Bank Statement), and
- Purchase and rate/term transactions only; DTI > 50% ineligible on cash-out, and
- Minimum 640 credit score, and
- Additional 6 months PITIA reserves, and
- 0x30 in previous 12 months housing/mortgage history, and
- Residual income of .5% of the loan amount per month, with a minimum of $2,000, and

- Two (2) years income documents (i.e. 2-years W-2s/tax returns on Full Doc option; 2-
years personal or business bank statements, as applicable, on Bank Statement option)

NOTE: Bank Statement option 12 months bank statements ineligible > 50% DTI

Clarified that first time home buyer guidance only applies when all borrowers on the transaction
are first time home buyers
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e Residual income requirements for DTI > 43% to 50% has been updated as follows:

- A minimum of $1500.00 per month will now be required (previously VA residual income
requirements applied). Residual income applies to Full Doc, Bank Statement, and Asset
Qualifier options)

NOTE: The residual income requirement is still eligible to be waived if the borrower has an
additional 6 months reserves

e Transactions involving a non-occupant co-borrower on Full Doc and Bank Statement options with
an LTV > 80% the occupant borrower’s back-end ratio limited to 50%

o Updated the disputed accounts topic to add if the disputed account is a collection account, with a
balance < $250, the disputed account may remain open

e Authorized user accounts may be removed and not included in the borrower’s DTI/debt service if
documentation is provided confirming the borrower is not making the payments on the account.
A credit supplement, showing the account has been removed, is acceptable to document removal

o Clarified that if any derogatory event is exactly 2-years removed the 2-4 year waiting period
guidance applies

e Title held in the name of a partnership or corporation is now eligible subject to the following
(excluding Foreign National borrowers):
- The entity must be legally formed and domestic to the state where the property is located

- The sole purpose of the partnership/corporation must be the ownership of the subject
property

- The partnership/corporation cannot own any other properties

- All shareholders/partners/members must be natural persons and be borrowers on the loan

Copies of the following must be provided:
- Atrticles of incorporation, and
- Operating agreement, by-laws, or equivalent, and
- Application for Employer Identification Number (IRS Form SS-4) listing tax ID number, and
- Certificate of Good Standing from the applicable Secretary of State Office, and
- Unanimous Consent & Resolution to Borrow, and
- An attorney opinion letter, attesting the entity meets all of the above requirements
- Homebridge management review and approval will be required
- A pricing adjustment of 0.375 will apply
o |f the appraiser indicates on an appraisal the property is located in a declining market, Homebridge

management review and approval will be required. A pricing adjustment and/or LTV reduction
may apply
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The Simple Access guidelines, Submission Form, and supporting materials have been updated and posted
on the Homebridge website at www.homebridgewholesale.com

The enhancements and updates are eligible for new submissions and loans currently in the pipeline

The Homebridge rate sheet will reflect Foreign National pricing effective January 21, 2020. When pricing a
Foreign National loan the following applies:

e Borrowers with U.S. Credit: The applicable credit score LLPA and the Foreign National LLPA apply
e Borrowers without U.S. Credit: Only the Foreign National LLPA applies

If you have any questions, please contact your Account Executive.
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