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MORTGAGE MARKET TURMOIL: CAUSES AND
CONSEQUENCES

THURSDAY, MARCH 22, 2007

U.S. SENATE,
COMMITTEE ON BANKING, HOUSING, AND URBAN AFFAIRS,
Washington, DC.

The Committee met at 10:04 a.m., in room SD-538, Dirksen Sen-
ate Office Building, Senator Christopher J. Dodd (Chairman of the
Committee) presiding.

OPENING STATEMENT OF CHAIRMAN CHRISTOPHER J. DODD

Chairman DoDD. The Committee will come to order.

We again thank you all for being here this morning. The title of
today’s hearing is “Mortgage Market Turmoil: Causes and Con-
sequences,” and I want to welcome all of our witnesses here and
other guests who are in the hearing room this morning.

You cannot pick up a newspaper lately without seeing another
story about the implosion of the subprime mortgage market. The
checks and balances that we are told exist in the marketplace and
the oversight that the regulators are supposed to exercise have
been absent until recently, in my view. Our mortgage system ap-
pears to have been on steroids in recent years, giving a false sense
of invincibility. Our Nation’s financial regulators are supposed to
be the cops on the beat, protecting working Americans from un-
scrupulous financial actors. Yet they appear for the most part to
have been spectators for too long. Risky exotic and subprime mort-
gages, all characterized by high payment shocks, spread rapidly
through the marketplace. Almost anyone, it seemed, could get a
loan. As one analyst put it, “Underwriting standards became so lax
that if you could fog a mirror, you could get a loan.”

Some of these loans have legitimate uses for major sophisticated
borrowers with higher incomes. But a sort of frenzy gripped the
market over the past several years as many brokers and lenders
started selling these complicated mortgages to low-income bor-
rowers, many with less than perfect credit, who they knew or
should have known, in my view, would not be able to afford to
repay these loans when the higher payments kicked in.

I am going to take a few minutes to lay out what I can only call
a chronology of neglect, in my view. Regulators have told this Com-
mittee that they first noticed credit standards deteriorating in late
2003. By then, ratings had already placed one major subprime
lender on a credit watch, citing concerns over their subprime busi-
ness. In fact, data collected by the Federal Reserve Board clearly
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indicated that lenders had started to ease their lending standards
by early 2004.

Despite those warning signals, in February of 2004 the leader-
ship of the Federal Reserve Board seemed to encourage the devel-
opment and use of adjustable rate mortgages that today are de-
faulting and going into foreclosure at record rates. The then-Chair-
man of the Fed said in his speech to the National Credit Union Ad-
ministration, and I quote him, “American consumers might benefit
if lenders provided greater mortgage product alternatives to the
traditional fixed-rate mortgage.” That was in February of 2004.

Three or 4 months after that, the Fed began a series of 17 inter-
est rate hikes in a row, taking the Fed funds rate from June of
2004 at 1 percent to 5.25 percent by June of 2006.

So, in sum, by the spring of 2004, the regulators had started to
document the fact that lending standards were easing. At the same
time, the Fed was encouraging lenders to develop a market alter-
native, adjustable rate products. Just as it was embarking on a
long series of hikes in short-term rates.

In my view, these actions set the conditions for almost a perfect
storm that is sweeping over millions of American homeowners
today. By May of 2005, the press was reporting that economists
were warning about the risks of these new mortgages. In June of
that year, Chairman Greenspan was talking about froth in the
mortgage market and testified before the Joint Economic Com-
mittee that he was troubled by the surge in exotic mortgages. That
indicated that nearly 25 percent of all mortgage loans made that
year were interest-only. Yet, in December of 2005, the regulators
proposed guidance to rein in some of the irresponsible lending. Yet
we had to wait another 7 months, until September of 2006, before
the guidance was finalized.

Even then, even now, the regulators’ response is incomplete. It
was not until earlier this month, more than 3 years after recog-
nizing the problem, that the regulators agreed to extend these pro-
tections to more vulnerable subprime borrowers—borrowers who
are less likely to understand the complexities of the products being
pushed on them and who have fewer reserves on which to fall if
trouble strikes.

We still await final action on this guidance, which I urge the reg-
ulators to complete at the earliest possible moment. Let me explain
why these rules are so important.

The subprime market has been dominated in recent years by hy-
brid ARMs, adjustable rate mortgages, loans with fixed rates for 2
years that then adjust upwards every 6 months thereafter. These
adjustments are so steep that many borrowers cannot afford to
make the payments and are forced to make one of three choices:
either to refinance at great cost, sell their homes, or default on the
loans. No loan should force a borrower into this kind of devil’s di-
lemma. These loans are made on the basis of the value of the prop-
erty, not the ability of the borrower to repay. This is, in my view,
the fundamental definition of predatory lending.

Frankly, the fact that any reputable bank or lender would make
these kinds of loans so widely available to wage earners, to elderly
families on fixed incomes, or to lower-income, unsophisticated bor-
rowers strikes me as unconscionable and deceptive. And the fact
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that the country’s financial regulators could allow these loans to be
made for years after warning flags appeared is equally unconscion-
able.

We have invited top five subprime lenders to testify today to ex-
plain these practices to us. Unfortunately, New Century declined to
appear, even as they faced a blizzard of loans going into early de-
fault. Their absence from this hearing is regrettable. New Century
played a leading role in pushing the unaffordable subprime loans,
and they should be here to explain their actions.

By implication, I want to thank the others who appeared here
today to be a part of this hearing. I am deeply grateful to all of
you for coming out, not only the regulators but also the other lend-
ing institutions that are here to talk about some of these issues,
and I thank them for coming.

How many homeowners were sold loans they could not afford in
the time the regulators delayed? How many of these borrowers are
still receiving these loans? The people paying the price for the reg-
ulators’ inaction are homeowners across our country, struggling to
maintain their piece of the American dream. Home ownership is
supposed to be the ticket to the middle class. Predatory lending re-
verses that trip. A study done by the Center for Responsible Lend-
ing estimates that up to 2.2 million families with subprime loans
could lose their homes at a cost of some $164 billion in lost home
equity.

In the words of former Fed Reserve Board Member Edward
Gramlich, “We could have real carnage for low-income borrowers.”
I am quoting him here. Yet these numbers—these are just num-
bers—beyond these large numbers. I hope we can stay focused on
the human tragedies behind them. We need to keep them in mind,
people like Mrs. Delores King, an elderly retired woman who testi-
fied before us last month regarding her circumstances. Mrs. King
was advised by her mortgage broker to take out a loan whose pay-
ments quickly shot up beyond her means, simply to pay off a
$3,000 debt.

Or Amy Womble, a small business woman and widow with two
children, who was promised a mortgage of $927 per month, ended
up with one, as a result of her financial adviser—at least what she
thought was her financial adviser—with a mortgage costing her
over $2,000 a month. Both of these women are now struggling to
keep their homes. We should not let them struggle alone, obviously.
We need to let them know and the American people know that we
intend, all of us here, to fight for them to see that this kind of prac-
tice is stopped.

We will hear this morning from another woman, Mrs. Jennie
Haliburton, about how those practices caused so much hardship in
her case.

The challenges are clear, in my view. We need to take several
steps. First, we need to put a stop to abusive and unsustainable
lending. The regulators must finalize decent subprime guidance as
quickly as possible.

Second, the Federal Reserve should exercise its authority under
the Home Ownership and Equity Protection Act, the HOEPA bill,
which was adopted, I think, in 1994, is that correct? Some 13 years
ago—which, by the way, uses the words very clearly, to quote the
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HOEPA legislation, “The Board, by regulation”—I am quoting now.
“The Board, by regulation or order, shall prohibit"—“shall pro-
hibit”—“acts or practices in connection with—" and it goes on,
“[(A)] mortgage loans that the Board finds to be unfair, deceptive,
or designed to evade the provisions of this section; and (B) refi-
nancing of mortgage loans that the Board finds to be associated
with abusive lending practices, or that are otherwise not in the in-
terest of the borrower.” It is not advisory. It is not a voluntary
question. It is a demand. Thirteen years ago that legislation was
adopted.

And under the FTC Act, by the way, it prohibits these abusive
practices and products for all mortgages and mortgage participants,
including, by the way, not only federally chartered but State-char-
tered. I was stunned this morning to read in the Wall Street Jour-
nal a quote from a Federal Board member that does not know the
distinction here, saying that it is only under federally chartered.
You can go back and the law is very clear, when it comes to these
universal fair credit practices here, that any kind of lending prac-
tice, whether it is done by a State or a federally chartered institu-
tion. And under the FTC Act—and I will quote it as well here—
“The Board of Governors of the Federal Reserve System shall pre-
scribe regulations to carry out the purposes of this section, includ-
ing regulations defining with specificity such unfair or deceptive
acts or practices and containing requirements prescribed for the
purpose of preventing such acts or practices.” Again, the language
is very clear about shall act here.

Anyway, the third point I want to make is that I intend to work
with our colleagues here and others who are interested to introduce
legislation to attack the problem of predatory lending generally.
Passing such legislation will be hard. I understand that. And there
are plenty of market players out there who stand to lose if we pro-
vide decent protections for consumers. But we must push forward
in this area.

And, finally, we need to deal with the problems of the millions
of homeowners who may face foreclosure after being hit with the
payment shocks built into their mortgage. The solution to this
problem may not be legislative. Instead, I would seek to ask lead-
ers from all the stakeholders—regulators, investors, lenders, GSEs,
FHA, consumer advocates—to come together and try to work out
an efficient process for providing some relief for these homeowners
who will be caught in this bind. And I will have more to say on
this in the coming weeks.

One thing I know for sure, we simply cannot sit back and watch
2.2 million families lose their homes and, with them, their financial
futures.

Let me be clear. The purpose of this hearing is not to point fin-
gers per se, but to try and find some solutions to this issue. We
need to get to the bottom of this problem, understand thoroughly
what went wrong, and then work to make sure we don’t see a re-
peat of this problem.

With that, let me turn to my colleague from Alabama for any
opening comments he may have, and we will go to our witnesses
unless any of my colleagues want to make any brief opening state-
ments.
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STATEMENT OF SENATOR RICHARD C. SHELBY

Senator SHELBY. Thank you, Senator Dodd. Thank you for calling
this hearing.

It is clear from recent headlines and from our observations of the
mortgage market that there are significant problems in the
subprime sector. This Committee has a responsibility to examine
fully all aspects of what appears to be a deep and a growing prob-
lem. While I believe it is important to hear from the bank regu-
lators and some lenders, we must also hear from other relevant
market participants because we have a number of questions that
need to be answered, such as: What is the full scope of this prob-
lem? What caused it? In other words, was it a single factor or a
series of factors? Who are all the market participants? And what
role does each of them play here? What type of products are in-
volved? How is the market responding to this crisis? And what ef-
feﬁ:‘?is it having? Is there a role for Congress, or is it too early to
tell?

In order to answer these questions, Mr. Chairman, I believe that
we will need to hear from not only regulators and lenders but from
mortgage brokers, bankers, the Wall Street firms involved in
securitizing these mortgages, and the credit rating agencies whose
ratings make the sale of these securities possible.

As always, I remain interested in facilitating market-based solu-
tions to market-generated problems. But when the market fails, I
am not altogether opposed to seeking some alternative solutions.
My hope, Mr. Chairman, is that we today will hear that our wit-
nesses are taking meaningful steps to mitigate damage done by the
changing real estate market and a growing number of mortgage de-
linquencies and foreclosures. We might be at the tip of an iceberg
in the subprime area. I hope that we are making headway, but I
am not sure.

Thank you.

Chairman DopD. Thank you very much, Senator.

Let me ask briefly if any of my colleagues want to make a brief
opening statement. Senator Brown.

STATEMENT OF SENATOR SHERROD BROWN

Senator BROWN. Thank you, Mr. Chairman. I want to thank you
for calling today’s hearing. I want to thank the many witnesses
who have joined us to help us understand the crisis we face and
what options we have for limiting the damage.

Viewed from the supervision of financial markets or from the
vantage point perhaps of Federal regulators, “crisis” may seem like
too strong a term. That is probably true. I do not think what is
happening in the subprime mortgage market will undermine the
safety and soundness of our banking system, and the companies
who will testify today will no doubt weather the storm. But “crisis”
exactly describes what is going on in Ohio and in many other
States. My State has a greater percentage of properties in fore-
closure than any other. Families are losing not just their homes,
but in many cases their life savings. Neighborhoods are being
dragged down as one foreclosure piles upon the next.

Ohio had some of the weakest consumer protection laws in the
country, so the State shoulders some of the blame. But the Federal
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response has been far too slow. The mortgage industry seems al-
most to have turned on a dime in 2004, pushing subprime and ex-
otic mortgages on consumers so as to keep the pipeline full for in-
vestors. But here we are 3 years later still talking about these
problems.

Certainly Congress should have acted more quickly, could have
acted more quickly, but by design, our process is cumbersome. We
rely on our regulatory agencies to be as nimble as the industries
they regulate, and that has not been the case with respect to non-
traditional and subprime loans. It is better that we act now—cer-
tainly better now than never, but hundreds of billions of dollars
worth of dubious mortgages have been made while we dithered,
and the futures of thousands upon thousands of Ohio families and
others around the country have been jeopardized.

The Cuyahoga County Treasurer, Jim Rokakis, has been a leader
in my State in calling attention to the mortgage crisis. Exactly 1
week ago, he attended an auction of the house he grew up in on
Cleveland’s Garden Avenue. The house had an $85,000 mortgage
on it. It sold for $19,000.

Ohio will do everything it can to address this crisis. Governor
Strickland has formed a high-level task force to figure out how best
to help people hang onto their homes, but Ohio needs and deserves
our help. It needs the help of the regulatory agencies. It needs the
help of Congress. It needs the help of the companies that have been
doing and continue to do business in my State. Mortgage compa-
nies have demonstrated they can be innovative and they can be
persuasive. I hope we can count on the same level of energy from
them being devoted to solving this crisis that we have seen from
them over the past several years.

Thank you, Mr. Chairman.

Chairman DoDD. Senator Bennett, do you want to make any
opening comments at all?

STATEMENT OF SENATOR ROBERT F. BENNETT

Senator BENNETT. Just one quickly, Mr. Chairman. You go back
to the Dutch in tulip time; in our own time, you go to the dot-com
bubble and then the housing bubble. It seems we never learn that
things that are too good to be true are. And this was stoked by the
tremendous increase in housing prices and housing assessments,
appraisals, and they got very much out of hand. And then every-
body came to the same conclusion the Dutch did in the 1600’s, that
the price of tulips was never going to come down. And when the
housing prices started to come down, everybody had to pay the
price.

So here we are once again, whether it is the dot-com bubble or
the housing bubble or whatever the next one will be, once again we
are dealing with the consequences of that, and I think it is appro-
priate that we have the regulators here to remind them once again
that when these bubbles come up, there is always a burst some-
where at the end of the line.

Chairman DoDD. Excellent.

Senator Casey.

Senator CASEY. Mr. Chairman, thank you, and thank you for
calling the hearing. I will be very brief.
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I want to thank those witnesses who are here for your testimony
today, but I want you to understand something, and many of you
do, and I hope you do: that this issue is real for a lot of people out
there, people that have to work two jobs and sometimes more, and
people that have to try to make ends meet. And the cost of every-
thing in their life is going through the roof. Health care especially,
college tuition, you name it, the cost is going up for these people.

The last thing they need is to be scammed in a subprime mort-
gage or some other deal that puts them at a disadvantage. And it
is up to you as regulators, not just to understand that but to crack
dOWIi on it in a way that will bring some measure of relief to these
people.

It is great we are here at a hearing, and we have got a lot people.
That is wonderful. But where the rubber hits the road on this is
how you do your jobs in a way that fulfills your obligation. We have
got an obligation here, everybody around this panel has an obliga-
tion, to do the people’s business, and not just to talk and pontifi-
cate and give speeches, but to get to work to fix this problem. And
until that happens, all the hearings and all the discussions in the
world are not going to mean anything to real people.

So you have got an important obligation, and we do as well. But
I think what people expect us to do is to discharge the duties of
our office. You know what your duties are, and I hope today is one
way to remind all of us about that basic obligation to real people
in their real lives in the real world.

Thank you.

Chairman DopD. Thank you, Senator Casey.

Senator Crapo.

STATEMENT OF SENATOR MIKE CRAPO

Senator CRAPO. Thank you very much, Mr. Chairman. I will be
brief as well.

I want to associate with the comments of Senator Shelby about
hoping that we can focus as much as possible on market-based so-
lutions rather than trying to assume a higher regulatory burden
than is necessary. But once again we are in a circumstance where
there are problems. The hearing that we had in February showed
very clearly that the system got ahead of us.

I can remember just back a few months, 3, 4, 5 months ago,
when we were all extolling the manner in which the housing mar-
ket in our country was keeping the economy strong and stable.
Now we are talking about problems in the housing market as it
overheated. And as Senator Bennett indicated, as the bubble
reached its popping point and prices of real estate started to drop,
now we have seen that yet once again a market is operating. And
there are problems in this market, and I hope that we as a Com-
mittee and our regulators are able to recognize the right adjust-
ments that need to be made. Already, if you look at the market
itself, adjustments are occurring. Stock prices of major subprime
specialists have plummeted. Credit spreads on lower-rated
tranches of subprime securities have widened appreciably as inves-
tors demand a greater return on the riskier investments. Various
segments of the subprime market have already raised credit stand-
ards on their own, and we see that credit is tightening for con-
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sumers with lower credit ratings, all of which should have occurred
and should have occurred sooner.

In fact, I think that the biggest lesson I learned from our last
hearing was that although we do have pretty significant market
discipline in place that occurs, it lags as we face one of these types
of things, and a lot of damage occurs in the wake of the slow reac-
tion of the market and the slow reaction of the regulators and the
Congress to the issue.

It would be good if we all had the prescience to be able to see
when these bubbles were going to occur and when we needed to be
prepared to act. But I think the real lesson here is that we have
to contemplate them. We have to recognize that they will come,
and we need to have the right regulatory model in place, and we
need to have the right oversight at Congress in place. And, frankly,
the markets need to be recognizing this same type of thing as mar-
kets operate with their internal mechanism and market-driven re-
sponses.

So I guess the overall message I want to deliver here is that I
am very pleased that we are having this hearing. It is a very, very
significant issue, and there are significant problems in the
subprime markets. But yet once again I wanted to be sure that as
we address it, we don’t swing that pendulum too far back to the
point where we start restricting credit to people who should have
credit or who should have some amount of credit but maybe not as
much as the hot markets were driving onto them in the last little
while. It is a very delicate balance that we have to reach here, and
I appreciate and applaud the Chairman’s efforts to shine a spot-
light on this so that we can try to help us get to that balance.

Chairman DobpD. Thank you, Senator. Very thoughtful state-
ment. I appreciate it very much.

Senator Bayh.

STATEMENT OF SENATOR EVAN BAYH

Senator BAYH. Mr. Chairman, I would like to begin by thanking
you. Today’s hearing deals with one of the most pressing economic
challenges that our country faces. Yesterday’s hearing dealt with
one of the most significant national security challenges that our
country faces. And so I am delighted to see the Committee being
so aggressive in taking on some of the major issues of our time,
and I want to thank you and Senator Shelby for that.

I, too, will be very brief. This is an important issue for my State.
We rank second in the country in delinquencies and fourth in fore-
closures for reasons that are similar, I think, to Senator Brown’s
statement about his own State of Ohio. Many people are struggling
in the Midwest and places like Ohio and Pennsylvania and Indiana
because of the changes in the manufacturing economy and also,
Mr. Chairman, because of the overall middle-class squeeze that is
going on, with rising health care costs and college tuition and peo-
ple having trouble making ends meet. And we see that reflected in
the mortgage markets.

We rely upon markets to allocate resources and risks, and we
have learned over history that markets do that better than any
other mechanism that we have been able to come up with. But
markets, as we have all learned and as Senator Bennett reminds
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us, are not perfect. And that is why we have regulation, particu-
larly when information is not perfect. And we rely upon regulators
to ensure that markets operate efficiently, but within some bounds
of reason so that people are not hurt for reasons that are not ade-
quate to them.

So, Mr. Chairman, I thank you for this. Senator Bennett, I want
to thank you for your comments about the tulip bubble. I am going
to date myself. I was having a Tiny Tim moment here with your
discussion about tulips. But I will just end on a statement about
“A Tale of Two Cities,” maybe on a more literary note, in “A Tale
of Two Cities,” when Dickens said, “It was the best of times, it was
the worst of times.” We see that in our country today. Many people
are doing quite well. Others are struggling to make ends meet. We
see the manifestations of the latter here today, and we are gath-
ered to do something about it, Mr. Chairman, and I thank you for
that.

Chairman DoDD. Thank you very much, Senator.

With that, let me turn to our witnesses, and I thank our panel
for being here.

Senator BUNNING. There are others on the Committee——

Chairman DobDD. I am sorry. I apologize.

Senator BUNNING. That is all right, Mr. Chairman. I notice that
everybody else has been taken care of.

[Laughter.]

Chairman DoDD. Mea culpa, mea culpa, mea maxima culpa.

STATEMENT OF SENATOR JIM BUNNING

Senator BUNNING. That is OK. Thank you very much. I am
amazed that sitting here, listening to all of our colleagues on this
Committee, and they forget about who used to come here before
this Committee and brag about the housing market carrying the
economy: none other than our former Chairman of the Federal Re-
serve, Alan Greenspan. And, he was in charge of bank regulation
at the time that all these kind of sophisticated mortgages came into
being. I did not hear him say a word about those mortgages when
he was here, and now I hear him criticizing everybody that is in
the business of lending.

We have a lot of people in housing over their heads, and they are
over their heads because of the subprime market lending practices
that went on under Greenspan’s watch. I think if you are going to
criticize and watch a bubble burst, as Greenspan did not only in
the housing market but in the market prior to that where he pre-
dicted the dot-com downfall before it came, you ought to at least
take some of the responsibility on your shoulders for having it hap-
pen under your watch.

I say that knowing that we are going to try to fix this problem.
It is real. It is a problem centered in the Midwest because of the
manufacturing base that has been lost in the Midwest; Kentucky
has not been affected nearly like Ohio or Indiana because we have
not lost our manufacturing base nearly as bad. We do have some
foreclosures, but we also have a lot of people that did not get in
over their heads, and they were subject to people trying to entice
them into overbuying. And I say that as kindly as I can, because
I know—I have a lot of children that are buying houses, and the
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first thing I told them is don’t take an interest-free mortgage on
your house or just an interest-only mortgage on your house. Take
one that you have to pay some of the principal off, because, you are
never going to have a change or be able to capture and buy that
house if you just are paying interest, because if the interest rates
change you are going to get stuck. And that is what we have had
with subprime lending as a problem right now.

And I say that, Mr. Chairman, as kindly as I can, hoping that
we find a nice, reasonable solution to this problem.

Thank you.

Chairman DobDD. I should point out, and I apologize for missing
my colleague from Kentucky here, but I should also note for the
record that the one individual a year or so ago who held two hear-
ings on this subject matter was the Senator from Kentucky, along
with Senator Allard. And I am grateful to him for raising the issue
early on, and what we did in February and what we are doing here
today is a continuation of your efforts in this regard. So I want the
record to express my appreciation for your work on that, in addi-
tion to apologizing to you. How did I miss a white-haired guy on
the Committee?

[Laughter.]

Well, let me introduce our witnesses here and thank them once
again for being with us.

Ms. Sandra Thompson—and we thank you, Ms. Thompson, for
being here—is the Director of the Federal Deposit Insurance Cor-
poration’s Division of Supervision and Consumer Protection. I want
to recognize the leadership, by the way, and the role that the FDIC
and Chairman Bair have exercised in the effort to put out the pro-
posed subprime guidance. I am very, very grateful to the leadership
that Ms. Bair has shown in this area, and I am hopeful that she
will be able to bring this effort to fruition sooner rather than later,
as I mentioned in my opening comments.

Emory Rushton—we thank you as well, Mr. Rushton, for being
with us—serves as the Senior Deputy Comptroller and Chief Na-
tional Bank Examiner in the Office of the Comptroller of the Cur-
rency. He is also Chairman of the Committee on Bank Supervision.

Roger Cole—Mr. Cole, we thank you—is Director of the Division
of Banking Supervision and Regulation at the Federal Reserve
Board. In his capacity, he is the senior Federal Reserve Board staff
official with responsibility for banking supervision and regulation.

Mr. Scott Polakoff in November of 2005 was named as the Dep-
uty Director and Chief Operating Officer for the Office of Thrift Su-
pervision. He joined the OTS after serving 22 years with the FDIC,
and we thank you for being here.

And Mr. Joseph Smith, Jr., was appointed the North Carolina
Commissioner on Banks in 2003. He is a member of the Conference
of State Bank Supervisors and currently serves as the organiza-
tion’s secretary, and we are very grateful to have you here rep-
resenting your fellow bank supervisors from all across the country.
Thank you for being with us.

We will begin with you, Ms. Thompson, and, again, what I would
like to do here is, all of your statements, any supporting docu-
mentation you want to make sure is a part of this Committee hear-
ing will be included in the record. That will go for all of the wit-
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nesses here today, and any of my colleagues that want to have
opening statements or additional background information they
think may be of assistance to the Committee will be included. So
we do not need to repeat that again.

I am going to urge you, if you can, each of you here, to try and
keep your remarks down to about 5 minutes apiece so we can get
to the question-and-answer period for us here. I am not going to
hold you rigidly to that, but keep in mind the clock ticking so we
can try and move along.

Ms. Thompson, thank you.

STATEMENT OF SANDRA THOMPSON, DIRECTOR, DIVISION OF
SUPERVISION AND CONSUMER PROTECTION, FEDERAL DE-
POSIT INSURANCE CORPORATION

Ms. THOMPSON. Good morning, Chairman Dodd, Ranking Mem-
ber Shelby, and Members of the Committee. I appreciate the oppor-
tunity to testify on behalf of the FDIC regarding the residential
mortgage market. My written testimony covers the impact that
nontraditional and subprime mortgages are having on consumers,
on FDIC-supervised institutions, the supervisory standards the
Federal banking agencies have imposed, enforcement actions the
FDIC has taken, and options for troubled borrowers. I will touch
briefly on a few of the key points in my testimony.

The current U.S. mortgage market reflects a number of trends
that substantially change the marketing and funding of mortgage
loans. These factors include rising home prices, historically low in-
terest rates, intense lender competition, mortgage product innova-
tions, and an abundance of capital from lenders and investors in
mortgage-backed securities.

Lenders diversified mortgage offerings and eased lending stand-
ards as they competed to attract borrowers and meet the financing
needs of prospective home buyers. While liberalized underwriting
standards allowed more borrowers to qualify for home loans, com-
petitive pressures eventually led to the abandonment of the two
most fundamental tenets of sound lending: approving borrowers
based on their ability to repay the loan according to its terms, not
just at the introductory rate, and providing borrowers with clear
information to help them understand their loan transaction. As a
result of lenders’ failure to follow these principles, many borrowers
find themselves with loans they do not understand and loans they
cannot afford.

With respect to mortgage lending, over the past 2 years the Fed-
eral banking agencies have published a number of examiner and
industry guidance documents warning about deteriorating under-
writing standards. The agencies’ concerns included interest-only
and negative amortization features; limited or no documentation of
borrowers’ assets, employment, or income; high-loan-to-value and
debt-to-income ratios; simultaneous second liens; and increased use
of third-party or broker transactions.

The agencies’ recent mortgage guidance says that consumers
should be provided with clear and accurate information about these
products. To help the industry provide necessary information to
borrowers, the agencies proposed model disclosures that institu-
tions may use to assist customers as they select products or choose
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payment options. Collectively, the standards articulated in the var-
ious guidance build on fundamental and longstanding consumer
protection and risk management principles.

The FDIC enforces mortgage lending standards through exami-
nations and supervisory actions. We have identified those insured
institutions that are engaged in subprime lending, and we are
closely monitoring their practices. Our examination processes led to
the issuance of more than a dozen informal and formal enforcement
actions that are currently outstanding against institutions that fail
to meet prudential mortgage lending standards.

While the Federal bank regulators have issued guidance to ad-
dress the issues raised by nontraditional and subprime loans, as
well as taking appropriate enforcement action, there remain a large
number of borrowers who obtain these loans and face potential eco-
nomic hardship. Some borrowers with loans due to reset may be
able to take advantage of the current interest rate environment
and refinance into a fixed-rate mortgage. However, this is not going
to be an option for everyone. In many cases, these loans have been
securitized, which makes it more challenging to apply the flexibility
necessary to develop solutions for borrowers because the terms of
the securitizations limit loan workout options.

The FDIC has already begun discussions with lenders, servicers,
and other participants in the subprime market. With regard to
subprime loans held in insured depository institutions, the FDIC is
working to reassure financial institutions that they do not face ad-
ditional regulatory penalties if they pursue reasonable workout ar-
rangements with borrowers who have encountered financial dif-
ficulties.

In addition, programs that transition borrowers from higher-cost
loans to lower-cost loans may receive considerable favorable consid-
eration as a lender’s Community Reinvestment Act performance is
assessed. The FDIC strongly supports such programs.

Simply put, we want people not only to be able to buy a home,
but also to keep their home. It is in the long-term best interest of
both the borrower and the lender to have a loan product that is
prudently made and appropriately meets the borrower’s need and
financial capacity.

This concludes my statement, and I will be happy to answer
questions that the Committee might have.

Chairman DopDD. Thank you very much. You did it on time. You
were right on the button.

Mr. Rushton.

STATEMENT OF EMORY W. RUSHTON, SENIOR DEPUTY COMP-
TROLLER AND CHIEF NATIONAL BANK EXAMINER, OFFICE
OF THE COMPTROLLER OF THE CURRENCY

Mr. RUSHTON. Thank you, Chairman Dodd, Ranking Member
Shelby, and members of the Committee. I appreciate this oppor-
tunity to answer your questions about mortgage lending in national
banks and our supervision of it, especially in regard to the
subprime sector, now so much in the news.

I bring the perspective of 42 years as a national bank examiner,
during good times and bad. I have had the opportunity to examine
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banks throughout the country, and I have spent a number of years
here in Washington working on bank supervision policy.

We are very concerned about declining loan performance and ris-
ing foreclosures in the subprime market. It is easy to forget in this
environment that such loans have enabled homeownership for mil-
lions of Americans. Even today, most subprime borrowers are pay-
ing their loans on time and are expected to continue doing so.
Subprime loans are not inherently predatory or abusive, but those
that are have no place in the banking system.

Underwriting standards in certain segments of the mortgage
market have been declining for several years. This trend was epito-
mized by the growing popularity of so-called nontraditional mort-
gage products, such as interest-only and payment-option ARMs.

The OCC signaled its concern about this trend in a series of esca-
lating steps beginning in the fall of 2002. By 2005, we had in-
structed our examiners to more aggressively address these risks in
national banks that were making them, even though home prices
were still rising. Comptroller Dugan and other OCC officials spoke
publicly and privately about this problem with industry leaders,
and we initiated the interagency process that resulted in the non-
traditional mortgage guidance last year.

That guidance addressed the underwriting and consumer protec-
tion issues associated with payment shock for borrowers who were
qualified on the basis of low start rates in effect during the early
years of their loans. The guidance required financial institutions to
evaluate the borrower’s repayment capacity, making fully amor-
tizing payments at the fully indexed rate. It also addressed the in-
creasingly common practice of reliance on reduced documentation,
especially unverified income, and it directed lenders to provide bor-
rowers with better and more timely information about these prod-
ucts.

Because we had not included all categories of mortgages with the
potential for payment shock in that nontraditional guidance, and,
Mr. Chairman, in response to the constructive recommendations we
received from you and others, we have turned our attention to the
subprime sector, and especially to hybrid ARMs. These make up
thg biggest portion of the subprime mortgages being originated
today.

As compared to nontraditional loans, reset margins on hybrid
ARMs tend to be much bigger and the potential for payment shock
even more severe. We are also concerned about the structure and
size of prepayment penalties that can be a major obstacle when
borrowers try to refinance. As with the nontraditional guidance,
the proposed subprime statement calls for higher standards of un-
derwriting, disclosure, and consumer protection.

Having said this, Mr. Chairman, we are keenly aware that any
steps we take to address problems in this area—prime or
subprime—must be sensitive to the potential impact on existing
and future homeowners and on the broader economy.

I want to emphasize that national banks are not dominant play-
ers in the subprime market. Last year, their share of all new
subprime production was less than 10 percent. We know of some
subprime lenders that have abandoned their plans for a national
bank charter rather than submit to the supervision of the OCC.
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Moreover, subprime lending in national banks tends to be higher-
quality lending, with delinquency rates only about half the indus-
try average. When delinquencies do occur, we strongly urge na-
tional banks to work closely with borrowers to help resolve their
problems.

Unfortunately, regulatory oversight tends to be less rigorous in
precisely those parts of the financial system where subprime prac-
tices seem most problematic. We hope the subprime guidance that
we have proposed will inspire comparable measures by other regu-
lators, just as occurred with the nontraditional guidance last year.

In conclusion, let me assure you that my colleagues and I at the
OCC are committed to bank safety and soundness and fair treat-
ment of consumers, and we do this through supervision that ad-
dresses abuses without stifling healthy innovation.

We look forward to working with you, Mr. Chairman, and mem-
bers of the Committee. I will be pleased to answer your questions.

Chairman DobDD. Thank you very much.

Mr. Cole.

STATEMENT OF ROGER T. COLE, DIRECTOR, DIVISION OF
BANKING SUPERVISION AND REGULATION, BOARD OF GOV-
ERNORS OF THE FEDERAL RESERVE SYSTEM

Mr. CoLE. Chairman Dodd, Ranking Member Shelby, Members of
the Committee, I appreciate the opportunity to discuss the prob-
lems in the subprime mortgage sector and the Federal Reserve’s
supervisory response.

I have been in banking supervision for more than 30 years. To
date, the deterioration in housing credit has been focused on the
relatively narrow market for subprime adjustable rate mortgages
which represent fewer than one in ten outstanding mortgages.
There also is some deterioration in Alt-A mortgages. Borrower per-
formance deterioration has been concentrated in loans made during
the past 18 months. Problems in those loans started to become ap-
parent during the latter half of 2006.

The Federal Reserve is concerned about the human dimension of
these developments. Some subprime borrowers are clearly experi-
encing significant financial challenges, and more may join these
ranks. At the same time, some subprime lenders and investors
have faced financial difficulties as the subprime market corrects.
There also may be additional fallout in this market segment.

The Federal Reserve has been monitoring developments in the
subprime mortgage market over the past 10 years and has adjusted
our supervisor activities as facts and circumstances have war-
ranted. In our examinations of supervised institutions, most risk
management practices we have observed in the subprime lending
area have been sound; however, in cases where we observe weak-
nesses, either from a safety and soundness or from a consumer pro-
tection perspective, we have directed management to take correc-
tive actions.

As early as the late 1990s, we became increasingly concerned
about institutions with significant concentrations in subprime lend-
ing. As a result, Federal Reserve examiners conducted reviews of
underwriting standards, management information systems, ap-
praisal practices, and securitization processes. In some cases, su-
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pervisors took formal enforcement actions to address deficiencies
identified in these examinations and, I might also add, levied sig-
nificant fines.

More recently, we have conducted examinations on stress testing
economic capital methods and other quantitative risk management
techniques to ensure that banks are assessing the level and nature
of the risks of subprime and nontraditional lending appropriately.
Since the early 1990s, the Federal Reserve and the other agencies
have issued a number of guidance statements on residential real
estate lending that have focused on sound underwriting and risk
management practices, including the evaluation of the borrower’s
repayment capacity and collateral valuation.

In 2005, the agencies issued guidance on nontraditional mort-
gage loans that permit the deferral of principal and in some cases
interest. As the principles of sound lending have been with us for
generations, most of the guidance we issue is to remind bankers
what they should already be doing.

Earlier this month, the agencies proposed additional guidance in
subprime mortgage lending which emphasizes the added dimen-
sions of risk when such products are combined with risk-layering
features. The Federal Reserve also has significant rule-writing re-
sponsibilities for consumer protection laws. In 2002, the Federal
Reserve expanded the information that lenders are required to col-
lect under the Home Mortgage Disclosure Act for certain higher-
priced loans and extended reporting responsibilities to more State-
regulated mortgage companies. The Federal Reserve also has re-
sponsibility for the Truth in Lending Act and its required disclo-
sures and has begun a comprehensive review of Regulation Z,
which implements that act.

As you are aware, the Federal Reserve and the Office of Thrift
Supervision recently added information about nontraditional mort-
gage products to the Consumer Handbook on Adjustable Rate
Mortgages. We also published a consumer education brochure on
interest-only mortgages and option ARMs.

The Federal Reserve believes that the availability of credit to
subprime borrowers is beneficial when such loans are originated in
a safe and sound manner. Our focus is on sound underwriting and
risk management practices and on promoting clear, balanced, and
timely consumer disclosures. Lenders and investors should take an
active role in working through the current problems in the
subprime market and in understanding how a stressed environ-
ment may affect credit quality. The Federal Reserve also recognizes
that a rising number of borrowers are having difficulty meeting
their obligations. Examiners will not criticize institutions if they
pursue reasonable workout arrangements with borrowers. Working
constructively with borrowers is in the best interest of lenders, in-
vestors, and the borrowers themselves.

That concludes my oral remarks. Thank you.

Chairman DopD. Thank you very much, Mr. Cole.

Mr. Polakoff.
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STATEMENT OF SCOTT M. POLAKOFF, DEPUTY DIRECTOR AND
CHIEF OPERATING OFFICER, OFFICE OF THRIFT SUPER-
VISION

Mr. POLAKOFF. Good morning, Mr. Chairman, Ranking Member
Shelby, Members of the Committee. Thanks for the opportunity to
represent OTS’ views today.

In the limited time that I have this morning, I would like to
focus on three key areas: No. 1, the difference between subprime
and predatory lending, including the importance of this distinction;
No. 2, the extent of subprime lending in OTS-regulated thrift in-
dustry and our concerns with subprime lending activity outside of
the insured depository arena; and, No. 3, OTS’ efforts in examiner
training on overseeing subprlme and nontraditional mortgage lend-
ing programs combating predatory lending.

First, it is important to recognize that subprime lending and
predatory lending are not synonymous. Specifically, not all
subprime lending is predatory, and not all predatory lending is in
the subprime market. Appropriately underwritten loans to the
subprime borrower are an important element of our financial econ-
omy. We believe that timely and appropriate regulatory responses
will effectively address the issues of predatory lending in our regu-
lated financial entities, without, most importantly, restricting ap-
propriate credit to worthy borrowers.

As I explain more fully in my written statement, a significant
and ongoing OTS concern is striking the right balance with guid-
ance that is targeted at the subprime market. We want to promote
responsible lending by the institutions we regulate. We do not want
to divert subprime borrowers to less regulated or unregulated lend-
ers.

The next issue I would like to highlight for you is where
subprime lending activities are concentrated, and it is not the thrift
industry. Recent data indicates that nearly 69 percent of all U.S.
households are homeowners, with national home mortgage debt
around $10 trillion. Subprime mortgages account for about $1.3
trillion, or roughly 13 percent of the national mortgage debt, and
hybrid ARMs are the predominant product in the subprime market.

2006 data shows that only 17 of our 850 thrifts have significant
subprime lending operations. These institutions have $47 billion in
subprime mortgages, which represents less than 4 percent of the
nationwide subprime market.

We believe that up to 80 percent of the subprime loans are origi-
nated through mortgage brokers, and currently there are roughly
44,000 licensed mortgage brokers in the United States. Mortgage
brokers are typically required to obtain a State license, but fre-
quently there are no testing or educational requirements as part of
that process. Complicating the picture is the difficulty in doing reli-
able background checks to draw from a national criminal data
base, such as the FBI’s system.

It was recently reported in the American Banker that eight
States have no regulation of mortgage bankers and lenders. Two of
these States have the highest delinquency rates in the country for
subprime hybrid ARMs, with delinquency figures substantially
above the national average. We understand that the Conference of
State Bank Supervisors and the American Association of Residen-
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tial Mortgage Regulators are currently working on a nationwide
residential mortgage license program to address part of the prob-
lem, and we applaud that effort. Addressing subprime lending
abuses requires attention at the point where the abuse occurs. This
is almost always the point of contact between the borrowers when
they make their loan decision and the mortgage brokers.

Finally, I would like to address OTS’ efforts aimed as overseeing
subprime and nontraditional mortgage lending programs in com-
bating predatory lending. OTS-regulated institutions that engage
in significant subprime lending programs are subject to heightened
OTS supervision with respect to the conduct and operation of these
programs. Institutions are reviewed from the safety and soundness
perspective, and they are also scrutinized to ensure that their insti-
tution is lending responsibly and following applicable consumer
protection laws and regulations. Our review includes an assess-
ment of any unusual consumer complaint activity regarding their
mortgage lending operations.

We also stress the need for institutions to work with their bor-
rowers to resolve payment delinquencies in a timely manner. Strat-
egies to prevent foreclosure can often be beneficial to the lender,
the borrower, and the community. We encourage all of our regu-
lated institutions to consider and adopt such programs in a manner
consistent with safe and sound practices and consumer protection
regulations.

The OTS has an effective formal and informal enforcement pro-
gram to address problematic and potentially abusive consumer
lending practices. A few of our regulatory actions resulted in the
institutions surrendering their charter.

A final point regarding OTS efforts to improve and promote com-
pliance with applicable consumer protection programs is our robust
consumer complaint process. We continually track consumer com-
plaints on both an institution-specific basis and complaint category
basis to ensure both timely and appropriate regulatory responses.
Consumer complaint data is reviewed again as part of our exam-
ination process to focus our examination resources properly.

That concludes my remarks. Thank you for the opportunity, and
I look forward to answering any questions.

Chairman DopD. Thank you very much.

Mr. Smith, thank you for being here.

STATEMENT OF JOSEPH A. SMITH, JR.,
COMMISSIONER OF BANKS, STATE OF NORTH CAROLINA

Mr. SmiTH. Thank you, Mr. Chairman.

Mr. Chairman, Ranking Member Shelby, it is an honor to be
with you today. In addition to being the Commissioner of Banks,
which is the job I thought I took in 2003, I am also Commissioner
of Mortgages. My office licenses 1,600 mortgage firms and 16,000
individual mortgage loan officers, so I have a little experience in
this business. I would like to emphasize I am speaking today on
behalf of my colleagues in CSBS, and I guess indirectly on behalf
of AARMR. I would like to talk about three or four points and then
answer any questions to the best of my ability that you may have
for me.
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First, how did we get here? One of your questions in your kind
invitation was how the heck did we get in this fix anyway. There
has been, in fact, a revolution in mortgage finance, generally IT
driven, that has changed the mortgage market since I borrowed my
first home loan in Norwalk, Connecticut, in 1978 from the Norwalk
Savings Society, when loans were made by local institutions and
held by those institutions, to a situation now where in the mort-
gage market a majority of the home loans are made through net-
works of independent contractors, mortgage brokers, independent
mortgage bankers, vendors, securitizers, investors, and servicers,
all of whom are different institutions, many of whom have never
seen the customer.

The result of this revolution has been—there is the good, the
bad, and the ugly, as I have said sometimes. The good has been
increased liquidity in the marketplace, increased availability of
mortgages to people who used not to be able to get them. That has
been the good news. The bad news has been increased foreclosures,
and the bad news is also—well, the bad news really had been
fraud, an increase in fraud because of the moral hazard that this
independent contractor network situation sets up. And the ugly has
been increased foreclosures.

My second point is this: The States have been the first respond-
ers to crises from this revolution. Many States—my own, North
Carolina, I am proud to say was the first to adopt predatory lend-
ing laws to address problems in 1999, which in those days were
asset stripping through the flipping of loans and through other in-
appropriate conduct. We then went into the mortgage licensure,
and I think it is fair to say today I believe the correct answer to
the question about how many States act in this area is 49. Alaska
has not. I guess they haven’t gotten the memo yet. Anyway, we
hope to bring them in soon so that all 50 States act in some way
or other to try to regulate the mortgage market.

I would have thought that we would have been applauded by the
industry and our colleagues in Government at the Federal level for
these activities. In fact, we were not. We were criticized. We were
accused, among other things, of reverse redlining, of being well-
meaning chuckleheads who were denying mortgage finance to peo-
ple who needed it. And we were preempted. That is the bad news.

The good news is recently, in terms of our cooperation between
States—Mr. Polakoff, my good friend, is correct—the States are
working together to form a national licensing system. It will be
ready for operation, we hope, in early 2008, and 29 States are
pledged to be on board by the end of 2009. And we also have, work-
ing with our Federal colleagues, we were glad to follow them, have
adopted the nontraditional mortgage guidance, and I look forward
to also adopting comparable additional guidance with regard to the
subprime release. So I think it is fair to say we have acted.

I would like to talk a minute now in the little time I have about
people, because I agree with you, we in the States live with the
problem. When there is a problem in our neighborhoods and our
communities, we see it firsthand.

I would suggest, Mr. Chairman, that you are correct to suggest
that a way to deal with this is more locally or through the coopera-
tion of the many stakeholders. My good friend and colleague, Steve
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Antonakes, who is the Commissioner in Massachusetts, has just
gotten an award from NeighborWorks for calling a mortgage sum-
mit in Massachusetts to try to bring people together to solve—to
deal with the issue. I do think a local treatment of these issues of
rescue is important, because the reasons, frankly, vary around the
Nation. There are structural issues in Ohio and Pennsylvania.
There are other issues in other States. Lord knows what the issues
are in California. I do not envy them.

Finally, I have, I hope not too presumptuously, suggested in our
testimony a few things that Congress could do, if you wish, to help
set broad rules of the road for the mortgage market as we go for-
ward, and I would be happy to discuss those or anything else you
would like us to discuss with you. But, again, thank you very much
for this opportunity.

Chairman DobDD. Well, thank you very, very much. It is very
worthwhile to have your presence here with us, giving us a good
local perspective on how you grapple with these things at the local
level.

I am going to ask the clerk here to allocate 7 minutes to each
of us here in our question period so we give everyone a chance to
move through. We have a second panel as well. And, by the way,
there may be some additional questions in writing that members
will submit. We would ask the witnesses to respond in a timely
fashion to those requests for the record as well.

Let me, if I can, Mr. Cole, focus a bit on the Fed, if I can, in my
line of questioning for you. The Chairman of the Federal Reserve—
I made note earlier of the speech given to the credit unions back
in February of 2004 in which—where is that opening? Well, you got
the quote from him. You can put that one down from a second,
when he says, “the American consumer might benefit if lenders
provided greater mortgage product alternatives to the traditional
fixed-rate mortgages. A traditional fixed-rate mortgage may be an
expensive method of financing a home.” That is the quote. You can
take that one down. That is from the Chairman of the Federal Re-
serve in February of 2004.

I then want to put up this chart here because this one really—
this is now—the zero line indicates sort of a neutral position, if you
will, on credit standards. And what you see above the line is sort
of increasing credit standards; the blue lines that go below are less-
ening of credit standards. And what you have happening here, be-
ginning in the first quarter of 2004, ironically, about the very same
time the Chairman gives his speech, running all the way through
until the third quarter of 2006 is a lessening of these credit stand-
ards, really dropping down.

Now, again, it is one line in a speech that day. I do not know
what all the other remarks were about, but clearly when the Chair-
man of the Federal Reserve talks about proposing these exotic or
alternative instruments, and you get a reaction from the lending
institutions that begin to lessen those standards, you begin to see
a pattern coming in.

Then what you watch happen here—and I just want to get
through this quickly, if I can. We then watch during virtually the
same period of time, beginning right around the first quarter of
2004, you find a record number of these adjustable rate mortgages
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jumping up to as high as 33, 34 percent of these instruments going
out.

So you have the speech, you have the lessening of the credit
standards, and you have a jump in these rather exotic instruments
coming up that have resulted in, of course, much of what we are
looking at here today.

Then you have beginning about 3 months later, of course, the
raising, going from the 1-percent interest rate and beginning those
17 increases in the short-term rates for the next 24 months, con-
cluding in June of 2006, here with up to 5.25 percent. All of this
is happening at a time when obviously people are getting involved
in these issues. You have as the underlying statute, which I quoted
earlier to you, from the FTC Act, which dates to 1975, and the
HOEPA Act in 1994, not a voluntary request of the Fed to adopt
and prescribe certain regulations and rules but, rather, a require-
ment, it shall prescribe, it shall promulgate regulations.

The obvious question is: Why hasn’t the Fed acted—first of all,
going back earlier, but second, when all of this begins to show up,
according to the testimony of the Fed, talking with our Committee
Members, the examiners of the Federal Reserve observed a deterio-
ration in credit standards in late 2003, early 2004. So the credit
standards begin to drop. The Fed takes note of it here. You have
the increase in the rates occurring in June. You have this jump in
the ARMs, these exotic instruments in here. And yet it takes up
until now, still waiting here, for any clear indications of how the
Fed is going to step in and do something about this. Here we are
into 2007.

How does the Fed respond to this criticism?

Mr. CorLE. All right. Well, thank you for the opportunity to re-
spond. I believe a timeline was distributed earlier this morning
that we are making part of the record, and in that regard, we have
laid out a number of actions that we, as well as the other agencies,
have taken in response to what we have identified even going back
into the late 1990s as a problem with subprime lending and preda-
tory practices.

But, you know, kind of picking up at 2003, we did issue appraisal
guidance clarifications indicating the importance of appraiser inde-
pendence from the loan origination and credit decision process.
Then in 2003 through 2006, we have issued formal enforcement ac-
tions as well as informal enforcement actions against institutions
that we identified engaged in predatory lending and ill-advised
subprime lending activities from a safety and soundness perspec-
tive.

Chairman DoDD. That is safety and soundness from the lending
institution’s perspective.

Mr. CoLE. Correct.

Chairman DoDD. But the statutes I quoted to you talk about pro-
tecting the borrower as well here.

Mr. COLE. And one of the key points that we have made along
the way in this guidance is—a key aspect of underwriting stand-
ards that we hold these institutions accountable for is judging the
ability to repay of the borrower. That is a very important part of
our guidance going back throughout this period, and, in fact, I
think it goes back for generations, actually, as sound underwriting.
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So as we saw the problems developing, we did increase our focus
on efforts to review what the banking industry and the mortgage
origination firms under our responsibility were doing.

In 2004, the Federal Reserve and the FDIC issued interagency
guidance on unfair or deceptive acts or practices by State-chartered
banks, and, in fact, what we did here was in part a response to
your question with regard to the Home Ownership and Equity Pro-
tection Act. What we were doing in terms of the 2004 guidance was
using our authority under the Federal Trade Commission Act to
enforce provisions against predatory and unfair and deceptive lend-
ing.

Chairman DoDD. Could I ask you, Mr. Cole—the chronology is
interesting, but it seems a very simple thing would have been here
with these new adjustable rate mortgages, which have the teaser
rates coming in at a very low number, and then every 6 months
those rates moving up. It seems common sense that you would
want to determine whether or not the borrower was in a position
to financially pay at the fully indexed rate. This is not terribly com-
plicated.

Mr. CoLE. That is right.

Chairman DopD. Why didn’t you do that?

Mr. CoLE. Well, that is part of the underwriting requirements.

Chairman DobpD. Well, I know, but you did not—you had the au-
thority under HOEPA that says you shall do these things, and the
FTC Act. Why wouldn’t you have just done that?

Mr. CoLE. Well, under the FTC Act, we were providing this type
of guidance to do it.

Chairman DobpD. Why not specific regulations? Why not saying
you have to meet that fully indexed rate, require that as an under-
writing regulation?

Mr. COLE. In terms of judging the ability to repay, we would hold
the institutions responsible for considering those types of teaser
rates. In terms of what the Chairman said with regard to ARMs,
you know, I understand there have been some clarifications going
through that, but what I would take that as meaning was that
ARMs per se are worth considering. There are many different
types

Chairman DoDD. No one is arguing with that. I understand that.
But if you are going to make—for underwriting purposes here, you
want to make sure that that borrower here is going to be able to
meet the obligations of the fully indexed rate is a requirement to
meet underwriting requirements here. Why wouldn’t that simple
rule have been promulgated earlier when you began to see these
problems emerging as late as late 2003, early 2004, 3 years ago?
Why wouldn’t there have been a promulgation saying this is a re-
quirement, an underwriting requirement? Why wouldn’t that have
happened?

Mr. CoLE. Well, what we did was in November or December of
2005 put out the draft statement on nontraditional mortgages
which had that specific language in it. And when that went out,
our understanding is that that had quite an effect on the industry.
The notice was taken by the industry.

But I would say, you know, as a supervisor, that I would hold
an institution to doing that type of analysis when they came up
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with this idea of these teaser rates. In designing these products
and layering these additional risk dimensions to these products,
they are responsible for making a determination on an individual
basis of ability to repay.

Chairman DobDD. Well, last here, can I—I made the request in
the opening statements about getting some prompt response on fi-
nalizing and formalizing this guidance. Do you have any indication
when that might happen?

Mr. CoLE. Well, the comment period ends May 7. It will take us
several weeks to review the comments, and then hopefully shortly
after that we will be able to move forward on a final.

Chairman DoDD. And, by the way, you wouldn’t disagree, if you
did this, you took the authority under the HOEPA Act, that would
apply to States as well, not just federally chartered institutions.

Mr. CoLE. That is correct.

Chairman DoDD. Yes.

Mr. CoLE. That broadly applies.

Chairman DoDD. Well, are you going to do that? Is that going to
happen?

Mr. CoLE. I will go back to the Federal Reserve Board, talk to
the Governors. We will have discussions.

Chairman DobpD. Well, I would urge you to do that again here.
Again, that covers that purview generally under fair credit, but
people when borrowing expect certain standards to be met. You
have the authority granted 13 years ago under that act. It is not
a request. It is a demand in many ways, and we hope you would
do that. I would certainly hope you would do that. Thank you.

Senator Shelby.

Senator SHELBY. I will start with you, Ms. Thompson. What is
the percentage of subprime loans outstanding that are nonper-
fm(rimir?lg, that are 30 days late or more, in your best judgment
today?

Ms. THOMPSON. Well, Senator Shelby, the total outstanding bal-
ance of subprime——

Senator SHELBY. Would you speak up where we can hear you?

Ms. THOMPSON. Sorry. The total outstanding balance of subprime
loans is about $1.28 trillion as of——

Senator SHELBY. That is total loans outstanding?

Ms. THOMPSON. Total outstanding——

Senator SHELBY. One-point-two——

Ms. THOMPSON. Trillion, total outstanding——

Senator SHELBY. $1.2 trillion.

Ms. THOMPSON. Correct.

Senator SHELBY. Now, what percentage of those loans are 30
days in delinquency or more?

Ms. THOMPSON. According to the Mortgage Bankers Association
data, as of the fourth quarter 2006, subprime loans are roughly
14.4 percent delinquent.

Senator SHELBY. Do you believe that that has gone up since the
end of December of 20067

Ms. THOMPSON. I believe it has gone up since the end of Decem-
ber 2005, and I am not

Senator SHELBY. And continues to go up, but you don’t have the
data as to the percentage——
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Ms. THOMPSON. I do not have the data.

Senator SHELBY. So you cannot say if it is 14 percent, 16 percent,
or 20 percent of the outstanding $1.2 trillion portfolio.

Ms. THOMPSON. Senator Shelby, we get the data for the fourth
quarter soon in the——

Senator SHELBY. The fourth quarter of last year?

Ms. THOMPSON. Of last year, yes, sir. It is about 3 months’ lag
time.

Senator SHELBY. Do you have any preliminary figures on that?

Ms. THOMPSON. Yes, sir. From the Mortgage Bankers Associa-
tion, it is about 14 percent.

Senator SHELBY. 14 percent of that, so that means out of a $1.2
trillion portfolio, so to speak, so you have got, say, $150 billion, at
least, of delinquent mortgages in the subprime area.

Ms. THOMPSON. As of fourth quarter 2006, yes.

1Sengtor SHELBY. Do you anticipate that that will continue to es-
calate?

Ms. THOMPSON. Well, we believe that there is about a million
loans that are scheduled to have their interest rates reset this
year, and that means that they are going to have these payment
changes.

Senator SHELBY. And that means that interest rates are going to
go up on them, not down. Is that right?

Ms. THOMPSON. That is absolutely correct, sir. And

S;}nator SHELBY. And that will exacerbate the problem, will it
not?

Ms. THOMPSON. Yes, sir. And next year, in 2008, there is just
over 800,000 adjustable rate mortgages that will have their inter-
est rates reset, and the payments will change as well.

Senator SHELBY. And by “reset,” that means adjusted, the inter-
est rate, upward not downward?

Ms. THOMPSON. Yes, sir.

Senator SHELBY. So we are probably just touching the tip of the
iceberg, maybe, as far as subprime. Is that fair?

Ms. THOMPSON. That would be a fair statement to say, sir.

Senator SHELBY. OK. Is there enough capital in the banking sys-
tem and the private banking system and the people who have un-
derwritten a lot of these mortgages, you know, as securities, is
there enough capital to underwrite this to absorb this loss? Be-
cause I believe it is going to be big.

Ms. THOMPSON. There is a lot of capital in the banking system,
sir, but many of the banks do not hold these mortgages

Senator SHELBY. They have sold them, have they not?

Ms. THOMPSON. They have sold them to securitization structures
and they are now existing in the form of secure

Senator SHELBY. But have some of the banks bought those secu-
rities back?

Ms. THOMPSON. Yes, there have been some early payment de-
faults and first payment defaults from some of the securitizations
that have been issued that comprise these hybrid subprime ARM
loans. And to the extent that they violate representation and war-
ranties, then the institution will have to purchase them back.

Senator SHELBY. Well, who is holding the risk here, ultimately?
If you securitize mortgages that are subprime, that are questions
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to begin with, and you put a stamp on them, and then the banks
sell them, then they buy them back as securities, there is still a
risk there, is there not?

Ms. THOMPSON. That is correct, sir.

Senator SHELBY. And who is holding the risk?

Ms. THOMPSON. When the securities are created

Senator SHELBY. The people that hold the securities?

Ms. THOMPSON. The investors that hold the securities have the
risk.

Senator SHELBY. And that could be part of our banking system
holding the securities, could it not?

Ms. THOMPSON. Our financial institutions typically hold highly
investment grade or highly rated securities, AAA through BBB.

Senator SHELBY. Now, how do the rating agencies rate subprime
loans that are questions to begin with, high risk, and they under-
write them and they rate them as high-grade investments? How do
they do that? Is that stretching your imagination a little bit? Does
that concern you?

Ms. THOMPSON. Sir, subprime ARMs generally—the hybrid
ARMs concern us generally. We are very concerned about the in-
crease in delinquencies. We are very concerned about the increase
in foreclosure. And when the FDIC looks at this issue, it is not just
a market issue; it is about the people.

We have said that we want to make sure that borrowers have
information, that the lenders that originate these loans have some
responsibility to work with the borrowers to restructure these loans
so that the borrower can keep their homes and continue to make
payments that they can afford.

Senator SHELBY. Do you believe that you as a regulator and the
other regulators bear some responsibility in lax underwriting
standards in this area?

Ms. THOMPSON. Sir, I believe that we do have a responsibility to
make our institutions adhere to prudent underwriting standards,
which means that borrowers have to know what kind of loan prod-
ucts they are eligible for and are entering into. They have to under-
stand that they are going to get a loan where the payment changes.
They need to make sure they understand that. They absolutely
have to—the lenders have to make sure that they are underwriting
these borrowers to the ability where they can really afford to repay
the loan, because we want to make sure that borrowers not only
can get the loans but that they can keep their homes as well.

Senator SHELBY. Well, I think that is the whole idea behind this,
is pushing home ownership. But if you put people in houses be-
cause money is so lax and the standards are so loose and you
have—it defies common sense to say they are going to make those
payments when their incomes were never verified. Everybody
wants a better house. We understand that. That is the American
way. But can they afford this? And if the standards are so low, you
are not doing the average American any favor to put them in a
house that they are going to lose and put them in a quandary as
far as their credit is going to follow them all their life.

Ms. THOMPSON. We agree, Senator Shelby, which is why we have
the standards out there that will require our lenders to underwrite
these loans to the fully indexed, fully amortized rate. And, again,
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we do want to make sure that borrowers are getting loans that
they can afford because we do not just want to promote home own-
ership, we want to preserve it.

Senator SHELBY. Well, Mr. Rushton, are you concerned at all
about the ability of the banks, the banking system, to absorb losses
in this area? And there will be some, and they will be big. This
could be the beginning of a real crisis that will continue to creep
and creep and creep until it reaches a certain point, maybe 2, 3
years down the road.

Mr. RUSHTON. We are always concerned about losses in the bank-
ing system, but we have tried to put some parameters on this one,
and right now it does not appear to pose any viability threat to any
national bank or any other bank that we know of.

Senator SHELBY. Are you saying that these are going to be mini-
mal losses?

Mr. RUusHTON. They are not going to be minimal.

Senator SHELBY. No. They are going to be big.

Mr. RUSHTON. In terms of capital, the net exposure of the na-
tional banks that are most heavily exposed in this market amounts
to only about 5 percent of their total capital. So it does not really
threaten the bank, and we are not concerned about bank viability.
It could affect some of their earnings, to be sure.

We are more concerned, quite frankly, about the continued avail-
ability of credit and how a sudden contraction of market liquidity
for these sorts of securities in the secondary market could affect
the ability of homeowners to refinance to get new loans. A great
deal of this paper is in the hands of unregulated investors, both
from the U.S. and abroad, who are not driven by the same incen-
tives of working with customers that banks are.

Senator SHELBY. How do the rating agencies rate some of these
securitized subprime loans that they package in the

Mr. RUSHTON. Well, those are the

Senator SHELBY. How do they rate them highly—or if they are
rﬁte‘c} high—and they are, a lot of them are—how can they justify
that?

Mr. RUSHTON. I think some of those ratings are getting quite
shaky right now. The ratings are most important to regulated fi-
nancial institutions that want to buy the securities and other in-
vestors that have some criteria for quality. They pay attention to
the ratings. A lot of the money, however, flows into this market
from investors who are looking for risk and are willing to accept
extremely high risk in return for an extremely high return. They
are not so much concerned about ratings as they are with their
ability to make money on the securities, and those are largely the
unregulated entities.

?{enator SHELBY. Well, I think they better be concerned with the
risk.

Thank you, Mr. Chairman, for calling this hearing.

Chairman DobpD. Thank you very much.

Senator Casey.

Senator CASEY. Mr. Chairman, thank you very much, and I ap-
preciate this hearing.

I wanted to focus, I guess, on two areas, which is probably all
I will have time for. One is in the area of enforcement, and, Ms.
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Thompson, I know you were speaking to that in the abbreviated
version of your testimony. I know you did not have time to read
all of it, to go through all of it. But I am looking at page 9 of your
testimony, and you say in part there that—you are talking about
taking action. In the second paragraph on page 9 under “Enforce-
ment,” you say, “Our examination process has led to the issuance
of more than a dozen formal and informal enforcement actions that
are currently outstanding against FDIC-supervised institutions
that failed to meet prudent mortgage lending standards.” And it
goes on from there.

Tell me about your current enforcement actions in terms of the
specifics, but also if you can briefly—and I know we do not have
much time, but briefly describe the enforcement process, the ac-
tions that you take and how that unfolds, how long it takes and
what the penalties are.

Ms. THOMPSON. OK. When we go in and conduct examinations on
institutions, if we find problems, then we usually try to work
with—we will cite a violation, and we will talk to the institution’s
management, board of directors, and let them know what those
problems are. To the extent that they do not correct those, we
cite—it is called “progressive supervision,” and we will have a
cease-and-desist order, which is a formal enforcement action. We
might have a memorandum of understanding with the board if we
have particular issues, and we will give them the opportunity to
correct. So a lot of violations go through the informal process before
they reach the formal process.

The FDIC currently has a couple of cease-and-desist orders out-
standing on financial institutions that were engaged in subprime
mortgage lending, and they are public. And to the extent that you
have questions or comments, what I would say is that we do go
into the institutions, we examine them for safety and soundness
and good risk management and consumer protection principles.
And to the extent we find issues, we cite violations. We commu-
nicate those violations to board management and boards of direc-
tors, and we also engage in memorandums of understanding with
board and bank management. And to the extent that they do not
comply, we go to the formal process, and we might issue a cease-
and-desist order.

Senator CASEY. So the cease-and-desist order is as a result of the
initiation of a formal process?

Ms. THOMPSON. Yes, sir.

Senator CASEY. OK. Now, how does that play out in terms of
time? How long does the informal part of this take? Is there a time
limit on that?

Ms. THOMPSON. It depends, but to the extent that we have a
cease-and-desist order process, it could go anywhere from 1 to 3
months when we get the information. All of it has to relate to the
information that we get from the exam.

Senator CASEY. What I am trying to get a sense of is: Is there
a requirement under your procedures that you exhaust any kind of
informal process before you initiate a formal procedure which could
result in a penalty?
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Ms. THOMPSON. There is not a requirement, but we do try to
work with institution management and boards of directors so that
they can correct problems when they get to the formal action.

Senator CASEY. OK. And I want to get a sense also—and this
is—I want to review it, but if there is a—in other words, when you
get to the end of the road, say you are in the formal process, you
can issue a cease-and-desist order. Are there other tools that you
can use, or are there things that you believe that Congress or even
through a rulemaking process, other tools that we could give you
or you could be provided to have additional penalties or additional
enforcement vehicles?

Ms. THOMPSON. We believe we have the supervisory tools avail-
able. We can issue civil money penalties, and we can issue orders
against specific board members and bank management so that they
are curtailed in banking practices.

Senator CASEY. I would ask anyone else on the panel, in terms
of enforcement, in terms of getting to a solution—we are spending
a lot of time today, and it is great, on what happened and why and
that is important. But I want to get to the point where we start
talking about how we can correct this, at least on the enforcement
level. Mr. Smith?

Mr. SMITH. There are 50 State authorities who do do a lot of en-
forcement. Ameriquest, which was the largest consumer settlement
in the mortgage—I believe in the history of the mortgage industry,
which regulating of predatory lending was done by the States.
Household Finance Settlement was led by the States, although I
must say in fairness, HSBC has been a terrific supporter of our
mortgage project, national mortgage project. But there was a time
when they were not.

You have 50 State Attorneys General. You have 50 State mort-
gage—49 State mortgage regulators. In North Carolina, we have an
active program of enforcement. Our problem, to be candid, sir, is
to pick the targets that will yield us the best returns the quickest.
So there is a lot of enforcement activity going on outside the Belt-
way.

Senator CASEY. And you are saying that you think the States, by
and large, have the right—they have enough——

Mr. SMITH. And, in fairness, it is our responsibility for the non-
regulated mortgage brokers and bankers. I mean, that is our job.
But a lot of that we are doing—we are working as hard as we can,
and it is frustrating, and it takes—to answer your other question,
how long does it take for a major investigation—and, again, I was
a bank lawyer before I took this job. I did not know about inves-
tigations. But the preparation and prosecution of a matter, an ad-
ministrative matter, under the Mortgage Lending Act takes time.
It just takes time and money. But we are working on it.

Senator CASEY. And I am running out of time. Thank you for
that answer.

Let me ask you, because you spoke earlier as someone who not
only knows a lot about this problem and the solutions, but you are
dealing with it at a local and statewide level. You pointed in par-
ticular in your testimony to mortgage brokers and the need for reg-
ulation.

Mr. SmITH. Right.
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Senator CASEY. What do we have to do on that issue in terms
of cracking down on mortgage brokers who seem to be at the root
of a lot of these problems?

Mr. SMiTH. Well, I think there are several alternatives. First, I
will say my good friend David Blanken from Pennsylvania is doing
outstanding work under your law in policing the mortgage market
in Pennsylvania.

Senator CASEY. I wish I could take credit for that. I cannot.

Mr. SmiTH. All right. Somebody should. Maybe Mrs. Blanken, his
mom. But, anyway, I think we do have a system of national mort-
gage regulation, coordinated regulation that can work in the rel-
atively near future. Two things would be helpful.

We would not mind a little money. We are raising money, but to
complete this will cost less than the Federal Government spills in
an hour.

The second thing is I think Congress could, if it wished, in terms
of the system, give us a sort of Gramm-Leach-Bliley style deadline
to get our system up. You remember calling the Gramm-Leach-Bli-
ley and I believe some of the privacy provisions, the States had to
act, over insurance, I can’t—I believe it was privacy. They had to
act within a certain time or the Feds would do it for us.

There are those of us who have real skin in this game. I am get-
ting rid of a million dollar system that works pretty well. You can
ask David. We have invested $250,000 more of our own money to
make this thing work. Some States help us. Some States do not.
It would be nice to encourage them to help get with the program.
I do think a State-organized system is the quickest and best result
ti)l policing in the way you are talking about. So that is another
thing.

I have also had the temerity to suggest a few normative things
you may want to consider in terms of the market in the future, but
that would probably beyond my—I do not want to be—get above
my rearing. I will stop there.

Senator CASEY. Thank you, sir. I appreciate it.

Chairman DopD. Thank you, Senator Casey.

Senator Crapo.

Senator CRAPO. Thank you very much, Mr. Chairman.

Chairman DoDD. Let me inform my colleagues, by the way, we
are going to have to take a break in a few minutes. There are going
to be some votes on the floor and so we are going to take a recess.
But we will go as long as we can here to get as much covered by
our colleagues. We may have to come back for those who want to
complete some questioning for this panel.

Senator CRAPO. Thank you, and I realize we do have those votes
coming up. So I will just ask a couple of my questions and then
submit others for the record if that is all right.

For anyone on the panel, my first question is at the last hearing
we held in February a number of reasons were tossed out as to why
it is that we are seeing this dynamic now, in terms of the subprime
loans, the number of mortgage delinquencies and home foreclosures
that we are seeing in the subprime market.

Would any or each of you jump in and try to help explain to us
what are the causes? What is causing this high rate of delinquency
and the dramatic increase in mortgage foreclosures? Mr. Smith?
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Mr. SmITH. I was going to say from where I sit, I agree with you,
Senator, about market discipline. What, from my perspective, has
been stunning to me is where is the market discipline, in terms of
underwriting, in terms of the rating agencies?

We do our best to please the marketplace. We are not perfect but
we try. But we did assume, naively, that up the line that lenders
and securitizers were doing diligence on the people they did busi-
ness with. I do not know that that is the truth. We assumed that
there was going to be underwriting by the lenders of the kind that
would assure that got repaid.

Forget even fairness to the borrower. It is just why would you
make a loan, no money down, teaser rate loan to somebody with
bad credit?

Senator CRAPO. That raises a very important question because
the same point was made at the last hearing. The argument was
made that why would anybody, at any stage in the level, make a
loan that they knew was going to go delinquent?

But there was an argument brought up by at least one of the wit-
nesses there that there is a financial gain to some parts of the in-
dustry from having that loan made, whether it goes delinquent or
not.

Mr. SMITH. In the food chain what happens is the broker makes
the loan, gets a fee, goes upstream, the securitizer puts them to-
gether, sells it, gets markup, either a gain on sale or a fee of some
kind. It goes out into a trust which goes to investors. And then the
derivatives markets gets involved. And I would love to tell you
about that but I do not understand it. People make money that
way.

And so the result is that you have a fee-driven, volume-driven
machine that was proceeding for reasons—well I have said in an
article recently in the American Banker—they did not have any-
thing else to publish so they put one of mine in, but it was funny—
the animal spirits overcame what remained of the control environ-
ment in the capital markets.

But I just, for the life of me

Senator CRAPO. And at some point at that food chain, somebody
pays the piper.

Mr. SMITH. Absolutely, and we do not know yet who that—I do
not know yet.

Senator CRAPO. I was just going to ask you why, at that stage,
there is not some market-driven control? Anybody else want to
jump in on this?

Mr. POLAKOFF. Senator, I would offer that I have the perspective
that market capitalization is a key ingredient to this problem. As
Mr. Smith just described, there are willing investors out there for
almost any type of product.

The securitization process typically takes this pool of loans and
breaks it into a AAA rating. And there are many ways to structure
it to get the AAA rating. That AAA rating, indeed, may not be
wrong.

Then there is a mezzanine part of the securitization. And then
there is that last part, the residual part, which can really be nasty.

But the market and the volume of investors in moving the
money—and the market has already reacted to subprime via the
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pricing. It has pretty much shut off the liquidity for the subprime
market right now.

Senator CRAPO. Mr. Cole.

Mr. CoLE. I would also offer that the low interest rate risk—in-
terest rate environment that preceded the run-up in 2004 did en-
courage a lot of entrants into the market. Then with the
securitization, that certainly provided a very robust financing vehi-
cle. So that encouraged significant increase in home prices.

Frankly, it was that perception, that prices were just going up
and up, that made a lot of these deals seem viable that otherwise
would not be.

Senator CRAPO. I think that one way to put it, and I have heard
it said by several members here today, we are not necessarily say-
ing that many of the people who are finding themselves in trouble
now should not get any credit. It is that they were extended credit
for far too great a purchase or put into a product that they did not
understand that extended their cash—that overextended their
cash-flow.

I would like to explore this topic for a long time with you but I
do not have time. I have just one other question I would like to toss
out.

I am reading a report to Congress from CRS, the Congressional
Research Service, on the subprime mortgage issue. Interestingly in
here it indicates, I will just quote from it, it says that “Government
policies designed to aid lower income consumers to achieve home
ownership may have contributed to the expansion of subprime
lending.”

And then it goes on to talk about the Community Reinvestment
Act that encourages lenders to provide loans in poorer areas of the
market where subprime borrowers are in a higher percentage. And
also HUD’s affordable housing goals that encourage the GSEs to
focus their resources in this area of the marketplace, as well as
some aspects of the FHA operations.

So the question I have to you is have we driven part of this from
the policy level in Washington by the directives that we have given
to our housing programs in this country to go into these markets
and start servicing them better?

Mr. POLAKOFF. Senator I would offer the answer is now, that
there are just absolutely outstanding loans made to low and mod-
erate income communities, even if they are loans to individuals
who have tainted credit, i.e. maybe subprime in nature, they can
still be underwritten in an appropriate fashion.

Ms. THOMPSON. I would agree with that. And the Community Re-
investment Act encourages safe and sound loans, loans that are
made with prudent underwriting standards.

Senator CRAPO. I am glad to hear that answer because that is
the answer I had hoped that I would get. And it also reaffirms the
issue that I raised earlier of the availability of credit, which is such
an important part of helping people to get into their homes or to
move up the chain in the American dream is something that we do
not want to dampen here beyond reasonableness.

What you are telling me that is we can achieve some of these ob-
jectives with good solid loans. And that there is a different problem
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other than our effort to try to get as deep as we can into these mar-
kets to help people get access to home ownership. Is that correct?

I see everybody on the panel shaking their head yes.

Mr. Chairman, thank you for this hearing.

Chairman DobDD. Thank you very much.

I would just point out that is a very good question you have
asked, Senator. It has been pointed out to me that there are 10
million households in this country that have never stepped into a
bank, a thrift, or a credit union, and do not have access to main-
stream financial services in this country.

One of the goals of this Committees is going to be the whole
issue of access to capital. And that home ownership, what a dif-
ference it makes in a neighborhood and a community.

I know that Senator Shelby feels as I do here. I do not want any-
one in this room to believe for a single second that we believe that
subprime lending is the equivalent of predatory lending. It is not
at all. And good solid subprime lending has made a huge difference
for people in this country.

And so our goal here is to try to sort this out. My concerns have
been, as I said at the outset here, that we could have taken some
steps early on that I think would have made a difference. And I
regret that has not been done by the regulators and I am going to
give you a chance to respond in the coming days.

Let me turn to my—I do not know which one of you arrived first.
I apologize. Senator Menendez.

Senator MENENDEZ. Thank you, Mr. Chairman.

I want to jump off on where Mr. Smith made a comment, that
the animal instincts got control over the market. The reality is this
is something that I had hoped that the industry itself would have
taken attention to. Several of us called their attention to it. Now
we find ourselves in the circumstances that we do.

And I want to put a human face on these abusive practices. In
my home State of New Jersey I have heard from many individuals
who are facing this situation. One of them, Ms. Gilbert finds her-
self—she lost her job, she fell behind on her monthly mortgage pay-
ments. She was facing foreclosure. And she was contacted by a
mortgage company promising to bring her out of the foreclosure
and actually lower her payments.

She was given an adjustable rate mortgage of $3,000 per month.
When she told the lender that that was far too much because she
only earned $30,000 a year, which is about $2,500 a month, $500
less than her mortgage, her response to her was well, as long as
you use the cash to pay during the first year, we will be able to
get you an affordable—refinance you into affordable loan after 1
year.

We all know where the story is going. The reality is she was not
able to make the payments after the year and that mortgage com-
pa(ily instituted a foreclosure action against her, which is pending
today.

So it seems to me, based particularly on the answers that Sen-
ator Shelby got from Ms. Thompson, that what we are looking at
is a tsunami of foreclosures that is on the horizon. And we get de-
sensitized by the numbers, $160 billion and then moving on to next
year and whatnot.
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But that means thousands of families that we are going to trans-
form the dream of home ownership and we are going to make it
a nightmare for them. And we are going to affect their credit in the
long-term.

That is a huge consequence. Mr. Chairman, one of the things
that enormously bothers me about this issue is when I look at mi-
nority home buyers. 52 percent of African Americans seem to be
finding themselves in this context. 47 percent of Latinos are find-
ing themselves in this context. Their percentage is far beyond the
rest of the population.

So it seems to me that this practice is particularly amongst those
who are already struggling to try to make this dream a reality.
And so it is, in my mind, particularly heinous in that respect.

I really believe that we have got to look at some national stand-
ards that define and penalize predatory lenders, that we have to
certainly create access to financial literacy programs and coun-
seling service so that prospective home buyers make informed deci-
sions. We need to ensure that borrowers are qualified and can af-
ford the loans they are given.

But as we look toward that, I want to ask you, Mr. Cole, I under-
stand and I want to pick up where the Chairman asked some of
the questions. I understand that the Federal Reserve has broad au-
thority to regulate any unfair lending practices under the Home
Ownership and Equity Protection Act. Is that not a fair statement?

Mr. CoLE. That is correct.

Senator MENENDEZ. And in that respect, it is my understanding
that the Federal Reserve has taken no significant action against
any subprime lender, nor have you issued any warnings to hybrid
ARMs; is that right? What actions have you taken against
subprime lenders?

Mr. CoLE. We have, as indicated in the time line we provide this
morning, taken three formal actions and three informal actions in
the last 5 years.

Senator MENENDEZ. Against those who have conducted actions
that are, in fact, inviolative of the law?

Mr. CoLE. Yes. But I think more importantly——

Senator MENENDEZ. Out of how many? What’s the universe? You
took three actions out of what is the universe?

Mr. CoLE. What I was—we supervise all bank holding compa-
nies.

Senator MENENDEZ. When we are looking at this rate of default
that is being talked about, 14 percent, $160 billion, another one
million homes next year that are resetting its rates, and 800,000
after that. And then we look at the specifics of the growing num-
bers of cases that we get that are focused on predatory lending, it
just seems to me that you all are asleep at the switch.

Mr. COLE. Let me respond. First of all, we do have an alternative
enforcement mechanism under the Federal Trade Commission Act.
We are using that very effectively working with the other agencies.
Also, we do have a process through the examinations to put a lot
of pressure on institutions without going to an informal or a formal
enforcement. So there is a lot of activity in that regard.

I also have to say
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Senator MENENDEZ. Are you telling me this would even be great-
er, but for your actions?

Mr. CoLE. No, as we do examinations and find problems we ad-
dress them in the process.

Senator MENENDEZ. But the size of this problem leads me not to
understand. Maybe I cannot comprehend. The size of this problem
that we have heard defined here already leads me to question, re-
gardless of everything that you are telling me, how could it be this
big and you have done your job?

Mr. CoLE. I will say that given what we know now, yes, we could
have done more sooner.

Senator MENENDEZ. And why did you not do more sooner?

Mr. CoLE. We were doing a good deal. And what we have ob-
served in terms of the risk layering that has really created the
problems that are coming to light now is something that we have
observed in the extreme in the last year. In 2006 is when the risk
layering really started to compound in terms of the various dimen-
sions of these contracts that made these loans unviable.

I would also offer that we have done a lot in terms of education
and outreach, that we have a program that was created by Con-
gress called NeighborWorks America. And we have, through that,
the ability to have outreach to communities across the country
along with the other agencies in providing counseling to borrowers
to understand the mortgage refinance options.

Chairman DobpD. Mr. Cole, I am going to—with all due respect,
I apologize. I want to give Senator Martinez a chance here to get
some comment in before we take a break for the vote. I apologize.

Bob, those are great questions. The question is, in a sense, set-
ting the standard ahead of time—enforcement actions, the cow is
out of the barn. Getting the standard set early the prohibits certain
things from happening is really what we are driving at here.

Senator Martinez.

Senator MARTINEZ. Mr. Chairman, thank you very much for fit-
ting me in. And I want to associate myself with so many of the
comments from my dear colleague from New Jersey.

There is a sense of outrage about those of us who have worked
so hard to get people into home ownership, particularly people in
the minority communities where there are so underrepresented
among homeowners. And to now see what is coming, what we are
seeing and what is coming, which is a backtracking, which is that
horrible disappointment of seeing your dream of home ownership
now turn into a nightmare of a lifetime of debt.

What I wonder is, as we look at what we can do in the future
to prevent this from occurring again, how can we really, as bank
regulators, have allowed so many loans to be made which are obvi-
ously not designed to be performing loans in 60 days, a year, or two
with not having qualifying standards for the higher rate that is in-
evitably coming, but only looking at the current qualification stand-
ards under the current rate?

I do not know if it is Ms. Thompson or Mr. Cole who could pro-
vide perhaps just a quick top-of-the-line answer. We have to go to
the vote and I do not have long to pursue the question.

But I wonder if the sense of outrage that I feel is not something
that is counterintuitive to what bankers should be doing, which is
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making only loans that will perform. It seems like they have been
making loans, it is counterintuitive. They are making loans they
know are not going to perform.

So I guess the securitizing is what gives that freedom?

Mr. CoLE. I can only say that in terms of underwriting stand-
ards, making loans that are unsustainable from the very day of in-
ception, that is an unsafe and unsound practice.

Senator MARTINEZ. But therefore how can it occur in what we be-
lieve to be a sound banking system that we have in our country?
Because you know, I mean, I am surprised. I agree with your con-
clusion. But I know that the consumer at the end of the food chain
does not really understand all of this. They are just lucky they are
going to get a loan and they are happy to go into their home.

But how do we, who are more responsible, how are we who
should be looking out for them and avoid the nightmare they are
now facing, how have we failed those families?

Mr. CoLE. Part of our challenge is balancing the needs of the
consumer and innovative markets against standard setting, rule
writing.

And frankly, in terms of the HOEPA issue, one of our real con-
cerns is that yes, we could write very detailed rules that applies
to all mortgages throughout the country. And the problem then
would be well, if they are going to be detailed, to really hone in on
the problem areas are we going to be able to avoid——

Chairman DopD. Mr. Cole, I apologize to you. We are going to
miss the vote here if we do not get out of the room.

Listen, thank you all very much. I am going to let you go.

Senator Carper wanted to raise some issues here. He will submit
them in writing to you.

We will take a recess here until the conclusion of these votes and
come back with our second panel.

I want to thank all of you here. To the regulators, we want this
back soon now, this guidance. I do not want this to go on any
longer. What has happened already has got to stop.

The Committee stands in recess.

[Recess.]

Chairman DoDD. The Committee will come to order.

Again, my apologies to our witnesses for the delay. We had hoped
by this hour the Committee would have been concluding its hearing
Ehils morning but with five votes we just had it has caused some

elay.

I want to thank our second panel for their patience. We have
kind of jammed you in and crowded you in here at this table, so
I regret that. We will try and move this along.

It will help if we can ask you to keep your opening comments
somewhat limited. I am going to put the 5 minute clock number on
there. And again, what I said to the first panel, I will say to you.
I will not hold you to that number rigidly. But keep it in mind so
we can try to get down to the list and then turn to my colleagues
as they come in and show up here.

Let me, and I will say this slowly to give him a chance, my col-
league from Rhode Island may want to make an opening comment
or two here. Is that all right, Jack? Do you want to just go ahead?

Senator REED. Go right ahead.
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Chairman DoDD. I said earlier the Committee had asked New
Century to send its CEO to testify this morning. That is one of the
five largest subprime lenders in 2006.

Unfortunately, they refused to come before the Committee, before
obviously the American public through the vehicle this Committee
hearing provides.

There are many, many questions that have been raised about the
way they have done business, particularly with regard to treating
Eheir borrowers. And I regret they made the decision not to be

ere.

I want to also simultaneously thank those who have come here
to be a part of this. I am very grateful to you. It did not take brow-
beating at all to get you to show up and be a part of this discus-
sion, which obviously is very important to all of us.

So I thank those companies that are here. They all have varying
degrees of percentages of your business that are involved in this.
I understand that. In some cases, it is not the largest volume of
your business. But nonetheless you are an important player in the
country in terms of the largest businesses that engage in subprime
lending.

I want to say again to this panel, as I have to others, home own-
ership and access to the wonderful dream of almost every American
is to have their own home, to raise their family in their own home.
’ghat has been one of the great achievements we have been able to

0.

So subprime lending, as you have heard other witnesses testify,
has provided an opportunity for those that never otherwise could
imagine having that dream fulfilled, to come a reality for them.
And the distinction between that and those who would lure people
into these arrangements with the full knowledge and awareness
that they are probably never going to be able to keep that dream
is what really drives this Committee hearing and the concerns that
people have.

A staggering number of our fellow citizens may find themselves
not only not having the dream of a home, but as others have said,
Senator Menendez and Senator Martinez, the nightmare of losing
that home and a lot of earnings and savings that they may have
put together to make that home a possibility.

So while some may argue in the total volume of mortgages and
everything else that this is a large number, but that the institu-
tions themselves are not threatened. And I gather that is the case.
That is a story that has very little comfort to those out there who
may fall into that category of the potentially 2 million homeowners
that will lose that dream of theirs. To them this is a nightmare for
them.

So I am determined, one, that would put the brakes on so that
these numbers can be stopped. And second, we look at means by
which we can offer those who have lost their homes some oppor-
tunity to stay in that house.

I am going to be very interested, if not in this setting certainly
as we go forward, to hear some ideas on how we might do that.

As Senator Shelby pointed out earlier, we still have other ele-
ments to come forward to this Committee and talk about their
ideas and interest in the subject matter, as well, beyond the Fed-



36

eral regulators and those who have been directly involved in the
business and those who represent or work with them.

So let me begin by introducing Mr. Al Ynigues. Is that the cor-
rect pronunciation?

Mr. YNIGUES. Al Ynigues.

Chairman DopD. Thank you.

Al is a borrower from Apple Valley, Minnesota. We thank you for
joining us.

Jennie Haliburton, Jennie we thank for being here this morning
from Philadelphia, Pennsylvania.

Mr. Laurent Bossard. Is that a correct pronunciation?

Mr. BOSSARD. Yes, it is.

Chairman DoDD. Serves as the Chief Executive Officer of WMC
Mortgage. I want to note that WMC is fully embracing the pro-
posed subprime guidance. And I want to congratulate you on that,
taking that position. It is very helpful to have endorse and support
the concepts here that will give us some real hope of coming—at
least stopping this process from getting worse.

Mr. Sandy Samuels is the Executive Managing Director of Coun-
trywide Financial Corporation. We thank you very much, Mr. Sam-
uels, for being here.

I understand again, this part of your business is about 10 per-
cent I think someone has mentioned me of your overall business,
a sizable part of the national market but nonetheless about 10 per-
cent of Countrywide’s business.

Mr. SAMUELS. It is about 7 percent, sir.

Chairman DoDD. 7 percent.

Mr. Brendan McDonagh serves as the Chief Executive Officer of
HSBC Financial Corporation. We thank you, Mr. McDonagh, for
joining us.

Janis Bowdler; is that correct?

Ms. BOWDLER. Yes.

Chairman DoDD. Is a Senior Policy Analyst at the National
Council of La Raza, and we thank you.

Mr. Andrew Pollock serves as the President of First Franklin Fi-
nancial Corporation.

And Mr. Irv Ackelsberg is a well-known consumer attorney from
Philadelphia. And we thank you very much for being a part of this,
as well.

We will begin with you, Ms. Haliburton. Is that OK with you, if
we start with you? You have to pull that microphone over close to
you so we can hear you.

And thank you for coming this morning. We are deeply grateful
to you and to Mr. Ynigues. This is not comfortable to have to come
forward in a very public setting and to talk about some personal
circumstances.

But it is important you understand you are representing an
awful lot of people who will never get a chance to be heard but who
know exactly what you have been through and are very interested
in your circumstances as a way of making the case, that when we
stop the present practices and figure out some way to be helpful
to people like you.

So I thank you very, very much for coming forward. The floor is
yours.
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STATEMENT OF JENNIE HALIBURTON, CONSUMER,
PHILADELPHIA, PENNSYLVANIA

Ms. HALIBURTON. Well, I am here because I am one of those who
have mortgage problems.

Chairman DoDD. You have to speak right into that microphone
if you can for me.

Ms. HALIBURTON. That has mortgage problems. My husband had
passed and he had left me with a lot of debt.

I was sitting down watching TV one day and they were saying
that I could get this loan to pay off my bills and have extra money
to, you know, fix my home or fix it up, whatever, you know. And
I called them up.

They came to the house and they explained to me I can get this,
they will pay off all the other bills, and I could have some left to
fix the house or whatever I would like.

So I agreed to that. They came out to the house and they told
me I would not pay very much mortgage. I says well, I am paying
$700 now and I could go eight. He said oh, we will take about
eight. I asked him repeatedly, three times, is that all I have to pay
is eight because I have to pay gas, electric, phone, taxes on my
home, and I have to buy groceries and I have to buy medication.
Oh he said oh, we will not take much.

The next thing I know I am paying $1,100 a month and I am
back on gas, electric and I have not paid my taxes yesterday, on
the 21st of March, because I have no money.

I was in the hospital for 2 months, April to June. I had back sur-
gery, I had a metal plate taken out, a metal plate put back in. Now
they are affecting my knees. They say it is coming from so many
back surgeries, because I have had three and it is taking effect on
my knees. I cannot bend them. I have to keep them out. If I bend
them to get up, it hurts.

But anyway I cannot afford—when I called them on the phone
to pay my mortgage, I call them on the phone to pay it. They give
me about 15 members and I have to pay them $22 for calling them
on the phone to pay my mortgage. They take that out of my bank.
And they just took what they want.

So September, I had changed my route number so they could not
take any more money. So this way I have to call them on the phone
to tell them I am paying my mortgage. If I pay on the third and
the fifth of the month, my grace period is the 15th of the month.
How can I be late? And they charge me for late fees when I know
I am not.

So they start taking a lot of my money so I just decided to get
a lawyer and a consultant to talk to me about it first, and then I
had to get a lawyer.

I would like to see what he has to offer, if it is OK. Thank you.

Chairman DobDD. Just quickly, I do not need to know specifically,
but your income? Are you on a fixed income?

Ms. HALIBURTON. Yes, I only get Social Security.

Chairman DoODD. So you are retired. I am presuming that your
fixed income, the monthly amounts you get each month are equal
or less than the mortgage payment or a little bit more? How does
that work out?
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Ms. HALIBURTON. It is about seven more but it is not enough to
pay the hospital bill. It is not enough—my medication is $125 a
month and I am taking four medications. And the phone bill, that
is up, the gas and electric is up. The water bill is about $125.

Chairman Dobpbp. Food.

Ms. HALIBURTON. And then, how am I going to pay my taxes on
the house? And that is every year March the 21st.

Chairman DoDD. So this has put you in a very difficult financial
position?

Ms. HALIBURTON. Yes, it did, because they are taking too much.

Chairman DopD. We thank you very much for being here.

Ms. HALIBURTON. And I thank you, Your Honor.

Chairman DopD. Thank you for listening to us.

Mr. Ynigues.

STATEMENT OF AL YNIGUES, BORROWER,
APPLE VALLEY, MINNESOTA

Mr. YNIGUES. Thank you, Mr. Chairman, and thank you for hav-
ing me make this presentation.

What I am speaking is not only for myself but also for the voice
of the other people. I am also here on behalf of ACORN, a really
good organization.

So I just want to give you a little background on myself. I am
a senior of 65 years old. I belong to the Latino community.

I did get this loan through a person who was taking music les-
sons from me. He and his kids were taking lessons from me and
so I had this relationship with this mortgagor, just at a music les-
sons level, for about 5 years. Then he pressed me and said why do
not you start—instead of renting start doing a mortgage? And I can
help you with that, he said.

So we started going through all this searching and researching
and I specifically asked him for a 30 year fixed and that is what
I thought I was going to get. And then I also asked him, because
Dakota County in Apple Valley, Minnesota, does have a program
for first-time buyers. And he completely discouraged me from that.

So as we were going along, now it has come time for signing the
papers. And I find out that he could not get me a fixed so instead
he got me an ARM which turned out to be an arm and a leg.

And then he said well, don’t worry about it because sometimes
the mortgage rates go down. If they go down, you will pay less. So
upon that, because I am so trusting and gullible, I went along with
it. I knew that I was getting an ARM but I also had to have a sec-
ond mortgage on it because I did not have a down payment on it.

So I started off with something that I could afford, it started off
at approximately $1,645 for the first mortgage, about $440 for the
second mortgage. I could pay my other bills, as well.

All of a sudden the taxes started going up, the mortgages have
jumped up, and now I paying pretty close to $2,300 a month and
it is still going to be going up, not only for—and that is pretty
much what I am taking in on my music lessons right now. All of
my other credit cards, my utilities, I am completely behind on, and
I have no way of getting out of it.
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I am looking for some answers, some relief not only for myself,
but also for all the other people that have found themselves in this
same predicament.

One of the things that the mortgagor did that I am starting to
find out as I am talking to other people, he actually deliberately
lied about the amount of money that I made per month. He said
that I made $10,000 a month, knowing exactly how much money
I made because he has been with me as a student for about 5
years. That was a total surprise and I did not find this out until
about 2 weeks ago.

I also found out that he padded all of the closing costs specifi-
cally on the annual yield spread. So he actually got a kickback
from the mortgage company for about $5,000 just to get me into a
higher interest rate.

And I am starting to find that this is common practice and it is
legal. I am hoping that this Committee will find someplace to not
only make it illegal but just cease-and-desist this type of practice.

I am also aware that the law cannot go in retrospect, go back.
But if it could, there would be a lot of people who would be reim-
bursed for all the stress that they have been going through.

I really did not realize all of the hidden costs that were involved
in the closing of it. But now I am really aware. And even thought
it was explained, it was explained very briefly at the closing at the
title company. And they basically rushed me through saying that
is OK, just sign at the bottom, initial at the bottom, and then we
will be done in less than an hour.

So me being the gullible, trusting person that I am, I just went
ahead and signed.

I am now involved in an almost interest-only loan. So very little
of that goes to the principal. So I am looking for some relief where
I can actually refinance that. But at this time, because where I am
in my credit report, there is not any financer or mortgagor that is
going to touch me right now.

The bottom line is right now I cannot even finance a bag of cat
food with my credit report, because of this mortgage.

So I want to thank this Committee for listening to me and I hope
that things will get done in an expeditious manner and not to let
things go like things have been going on for the past three or 4
years.

Chairman DoDD. Did you have a good credit rating before?

Mr. YNIGUES. I had a fair rating.

And I welcome any questions that this Committee might have for
me.

Chairman DopD. We will get back to you on some questions.

Mr. YNIGUES. Thank you very much.

Chairman DobDD. Thank you very much for being with us.

Mr. Bossard.

STATEMENT OF LAURENT BOSSARD, CHIEF EXECUTIVE
OFFICER, WMC MORTGAGE

Mr. BOsSSARD. Good afternoon, Chairman Dodd, other members of
the Committee.
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Thank you for the opportunity to address you today on this im-
portant issue. My name is Laurent Bossard. I am the CEO of WMC
Mortgage.

I am pleased to be here today to participate in the Committee’s
effort to gain a better understanding of the economic and industry
conditions affecting the market and to learn from them.

Like members of this Committee, we believe that a vibrant and
responsible industry plays an important role in consumers’ ability
to access credit for home ownership.

As you may know, WMC is a wholly owned subsidiary of GE
Money, the consumer lending division of the General Electric Com-
pany. WMC was a company that originated non-prime mortgages
and sold them in the capital markets to a variety of institutions in-
cluding investment and commercial banks. WMC was acquired by
GE Money in June 2004.

Along with the members of this Committee, we are concerned
about the impact of recent market developments. These changes af-
fect both consumers and lenders.

WMC has been responding to these changes in a number of
ways. First, we have made changes to our own business. I joined
WMC in November 2006 as President and was named CEO in Jan-
uary. We are reconstructing WMC in order to adapt its operations
to the evolving market environment. In addition, GE Money made
the decision post-acquisition to play WMC’s mortgage operations
under Federal regulations. This was accomplished by bringing the
mortgage business under GE Money’s Federal Savings Bank. This
process was completed on January 1st, 2007.

Over the last 12 months we have made improvements to our un-
derwriting process. WMC adheres to the Federal Interagency Guid-
ance on Nontraditional Mortgage Products. In addition, we support
the Federal bank regulators’ proposed statement on subprime
mortgage lending and are implementing the recommendations.

For example, borrowers will be qualified using the fully indexed
rate.

Second, on new loans prepayment penalties will expire 60 days
prior to the first interest rate reset date. This provides borrowers
with enhanced flexibility to avoid prepayment fees.

Third, WMC will not make loans based on stated income except
in the case of borrowers who are self-employed and then only with
the appropriate verification.

Beyond what has been proposed in the guidance, WMC will con-
tinue its historic policy to not offer any option ARMs or products
with negative amortization. And going forward, we will begin to
hold a portion of this loan portfolio on our own books. This will
allow us to better work with borrowers and other industry partici-
pants to help keep homeowners in their homes.

These changes help us meet our goal of providing consumers
with access to fair and competitively priced mortgage products with
clear and understandable terms and to keep them in the homes
they purchase.

We are here today to contribute to a discussion that leads to a
better understanding of the current market conditions. We also
want to emphasize our desire to work with you and with our regu-
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lators on solutions. To this end we would support standards to gov-
ern the conduct of all participants in the mortgage process.

In closing, I would like to thank the Committee for the oppor-
tunity to share our views with you today. We look forward to work-
ing with you and our regulators. We want to play a responsible role
in providing consumers with products that meet their needs, allow
them to live in their own homes, and invest in their futures.

Thank you very much.

Chairman DopD. Thank you very much, Mr. Bossard.

Mr. Samuels.

STATEMENT OF SANDOR SAMUELS, EXECUTIVE MANAGING
DIRECTOR, COUNTRYWIDE FINANCIAL CORPORATION

Mr. SAMUELS. Thank you, Senator Dodd, and Senator Reed.

Countrywide is primarily a prime lender, as I mentioned. 93 per-
cent of our originations are to prime borrowers. We are the largest
originator in the country and we are the leading lender in the
country to minority and low and moderate income borrowers. We
are very proud of that fact. We offer the widest arrays of products
available in the marketplace and we believe that this gives us a
unique perspective on what has happened in the subprime market.

It is not one thing. It is a convergence of several factors that ex-
plain the growth of the subprime market and the current cir-
cumstances of high delinquencies. Home prices appreciated at rates
far exceeding income growth, causing housing affordability issues.
Industry expanded underwriting guidelines to allow borrowers to
qualify for loans on more expensive homes.

Interest rates began to rise from 50 year lows. The refinance
boom slowed, resulting in significant overcapacity in the market.
The housing market slowed in 2005 and 2006 causing more expan-
sion of underwriting guidelines in order for lenders to maintain
their volumes and to try to increase their market share. And
throughout, liquidity in the global markets was searching for mort-
gage assets.

In 2006, home prices started to flatten or decline and delin-
quencies increased. We saw high LTV ratios combined with lower
FICO scores, and this was particularly exacerbated in areas suf-
fering economic weakness. When people got behind in their pay-
ments, they found it more difficult to recover.

Our analysis indicates, however, that these delinquencies were
not caused by hybrid ARM payment adjustments.

The market now has begun to self-correct by materially tight-
ening credit guidelines. So where does the subprime market go
from here? Well, we need to preserve access to credit for those who
cannot qualify for prime loans. Hybrid ARMs, the 2/28s and 3/27s,
reduce the cost of home ownership. In the fourth quarter of 2006,
50 percent of Countrywide’s hybrid ARMs went to purchase homes
and 54 percent of those went to first-time home buyers.

They are a good bridge for people who can improve their credit
or who can expect increased income in the future. Let me give you
some data on that.

From 2000 through 2005 for Countrywide customers who refi-
nanced their hybrid ARMs with Countrywide, almost 50 percent re-
ceived a prime loan. 60 percent received a fixed-rate loan, prime
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and subprime. So 75 percent of all of those refinances fell into
those top two categories, people who improved their situations. The
other 25 percent refinanced into other subprime ARMs. They took
cash out and they generally had lower loan-to-value ratios, about
75 percent.

So as I said, hybrid ARMs are a valuable tool for customers to
afford a first home or as a bridge to overcome temporary financial
setbacks.

Cumulatively, over the past 10 years, Countrywide originated al-
most 540,000 hybrid ARM loans and less than 20,000, less than 3.5
percent of those hybrid loans, have gone through foreclosure. So
that means over 96 percent of our borrowers were successful.

So what I am here to ask today is that balance must be struck
between maintaining affordability in the marketplace and less-
ening payment shock. Wherever you draw the line someone will be
shut out of the market. Every attempt to raise the start rate,
lengthen the fixed-rate period, reduce caps, and lengthen reset pe-
riods will raise the price of the loan product to the consumer.

Now the market has already begun to tighten so the pendulum
has clearly started swinging back. What I am asking is that this
Committee and our regulators be careful about an over correction
because we want to make sure that we keep home ownership a via-
ble opportunity for those Americans who can qualify for it.

I want to speak a minute about home ownership preservation be-
cause it is something that we care deeply about. We are concerned
very much about delinquencies and foreclosures and we can help
customers preserve their homes so long as the borrower wants to
remain in the home and continues to have a source of income. Our
biggest challenge is to have the borrower respond to us.

We are also involved in an organization called the Housing Pres-
ervation Foundation which is a third-party independent counseling
service. I happen to serve on that board. We help borrowers find
solutions to their problems.

We are committed to working with the rest of the industry to
make sure that people like Ms. Haliburton and Mr. Ynigues can
stay in their homes.

We are very supportive of most of the agency’s guidance, use of
impound accounts, restrictions on use of prepayment penalties, im-
proved disclosures, and choice. We think we ought to give people
a cliotipe between an ARM and a fixed-rate loan for which they can
qualify.

Thank you, Mr. Chairman, for the opportunity to share
Countrywide’s perspective on the mortgage market and I would be
happy to answer any questions.

Chairman DobDD. Thank you very, very much, Mr. Samuels. We
appreciate you being here.

Mr. McDonagh.

STATEMENT OF BRENDAN McDONAGH, CHIEF EXECUTIVE
OFFICER, HSBC FINANCE CORPORATION

Mr. McDONAGH. Chairman Dodd, Senator Reed, my name is
Brendan McDonagh and I am the Chief Executive Officer of HSBC
Finance Corporation. I am also the Chief Operating Officer for
HSBC North America. I have been with HSBC for 27 years but I
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was }olnly appointed to these positions at the beginning of this
month.

Thank you for inviting me to testify today on behalf of HSBC.

As you well know, HSBC Finance is a large player in the
subprime mortgage market. We originate and service loans
throughout our 1,400 retail branches in 46 states and through our
wholesale broker channels. HSBC Finance has the second-largest
subprime servicing portfolio in the subprime industry. Our portfolio
is primarily fixed-rate loans with documented income. Indeed, ad-
justable rate loans are only 32 percent of our portfolio compared to
70 percent for the industry. As a result of our origination and un-
derwriting practices, HSBC Finance’s delinquency levels are almost
half of the industry levels during the past 2 years.

In the interest of time, I will skip my statement’s section ad-
dressing how we got to this subprime market problem, because it
has been covered in both earlier statements.

What I would like to do now is talk about how HSBC Finance
is addressing these issues both in the area of originations and serv-
icing.

First, I would like to take the opportunity to thank Joe Smith
of the Conference of State Bank Supervisors for recognizing the ef-
forts of HSBC in supporting their various initiatives.

We have been servicing customers for over 125 years. We take
the current situation very seriously. We are taking strong steps to
minimize the impact.

In our retail branch network, we have had policies in place for
more than 5 years that largely parallel the new interagency guid-
ance on nontraditional mortgage products. We believe this guid-
ance brings appropriate strengthening to the industry’s under-
writing standards. We note these rules currently apply only to fed-
erally regulated banks and bank holding companies. To create the
fullest consumer protection they should apply to all lenders.

Regarding the notion of suitability, HSBC Finance implemented
a comprehensive net tangible benefits test in its retail subprime
lending business in 2001. We have also largely eliminated the pur-
chase of loans originated by other lenders and sold into the sec-
ondary market, giving us greater control over quality, building on
our strength in our customer facing channels.

We recognize the long-term answer to this current marketing
condition is not just tightening credit but also introducing products
that help subprime customers improve their circumstances. Our
Pay Right Rewards product, which rewards customers for timely
payments with interest rate reductions is one example.

Finally, we select and work only with responsible brokers who
comply with all State and Federal laws.

Regarding our servicing and what we are addressing in that
area, we have reviewed most at risk ARM customers and we have
implemented a proactive program which offers payment shock re-
lief, rate modification, et cetera. To date we have assisted more
than 2,000 customers and expect to reach more than 5,000 this
year.

We truly believe that foreclosure is the worst alternative for all
partners concerned and we go to great lengths to avoid foreclosure.
In fact, we have a foreclosure avoidance program which was actu-
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ally established in 2003 and to date has provided over $100 million
in financial relief to 9,000 customers.

In addition to the direct assistance to our own customers we help
consumers at risk of foreclosures with other lenders.

In closing, I would like to state that clearly the mortgage indus-
try is experiencing significant contraction. With that in mind, we
believe any additional regulation needs to be carefully weighed
against the implications of credit availability. Certainly, we believe
that uniform legislation could benefit the industry and consumers.
There are numerous versions of Federal anti-predatory lending leg-
islation that contain many of the best practices we employ. HSBC
supports the guidelines that put everybody in the industry on a
level playing field.

I hope my testimony today reflects for you HSBC Finance’s com-
mitment to responsible and fair lending and servicing. And we are
continually looking at our current and prospective products and
services in this light.

Once again, thank you for inviting HSBC to today’s important
ﬁiscussion and I am happy to answer any questions that you may

ave.

Chairman DopD. Thank you very, very much.

Ms. Bowdler.

STATEMENT OF JANIS BOWDLER, SENIOR POLICY ANALYST,
HOUSING, NATIONAL COUNCIL OF LA RAZA

Ms. BOWDLER. Good afternoon. My name is Janice Bowdler. As
a Senior Policy Analyst for the National Council of La Raza, I con-
duct research and analysis on home ownership issues facing the
Latino community.

In my time at NCLR, I have published on issues related to fair
housing and Latino home ownership. I have also served as an ex-
pert witness before the House Financial Services Committee and
the Federal Reserve.

I would like to begin by thanking Chairman Dodd and ranking
member Shelby for inviting NCLR to weigh in on this important
issue.

And also, Senator Dodd, I would like to extend a personal greet-
ing from our President and CEO, Janet Murguia, who wants to
thank you for all of the work you have done on behalf of our com-
munity.

I have to tell you that the mortgage market is not working well
for Latinos today. Home ownership among Latinos is at an all-time
high of 50 percent, but so is Latino foreclosure. One in 12 Latino
homeowners is projected to lose their home in coming years. This
is a huge strike against the wealth low-income and minority com-
munities have fought so hard to obtain.

Our office has been flooded with reports of Latino families who
have been misled in various mortgage transactions. Our home own-
ership counselors went from one call a week from families fearing
foreclosure to five a day. That is a near 100 percent increase in call
volume.

This lapse in market performance, though, is not a surprise to
us. Last year we helped 3,000 families become homeowners
through the NCLR Home Ownership Network. We understand
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what it takes to get low income immigrant and Latino families into
homes. And our families have unique credit needs.

But lenders in the prime market have shied away from making
the loans that accommodate Latino borrowers. Those loans just do
not earn the banks enough profit to make it worth their effort.

With prime lenders taking a back seat many subprime lenders
have rushed in to serve our families with ill-fitting products. The
result, families have been matched to loans they cannot afford.
Many are on a path of endless refinance. This strains the wealth
that home ownership is supposed to build.

Let me share with you a story. Mrs. Ruiz is a mother of six in
California. She and her family dreamt of becoming homeowners but
thought it was out of reach for them. Her husband works two jobs
and earns most of the income for the family, while she worked as
a housekeeper so she could stay home with their kids.

Neither of them had ever owned a credit card but they had al-
ways paid their rent and utilities on time. So a friend told them
about a mortgage broker that would be able to help them out.

After their mortgage payment jumped unexpectedly, they called
one of our counselors. Their payment was eating up most of their
monthly income. Upon further investigation, our counselor discov-
ered the Ruiz family had a stated income ARM. Even though the
Ruiz’s could document their salaries, their income was quoted at
thousands over what they made combined.

Worse, the family did not get an inspection. Their mortgage
broker told them it was a waste of money. They ended up having
to replace their own roof and they spent the winter without heat.

Two weeks ago, Mrs. Ruiz saw no alternative for her family. She
filed bankruptcy and they moved back into an apartment.

Across the country Latino families turn to mortgage brokers to
serve as a trusted advisor. They see them as professionals that can
be trusted to explain complex and dynamic transactions, much like
we trust our doctors and our lawyers. But in reality, brokers are
not legally liable and many are long gone by the time a borrower
gets in trouble.

With little incentive to direct Mrs. Ruiz to a more appropriate
loan, the broker sold her the one that was the easiest to process
and earned the highest return.

The point is that brokers are an important part of the mortgage
system and no solution is complete without considering their role.

Subprime loans are an important tool for families with damaged
credit but clearly the system is broken. Families are getting
matched to risky and expensive products regardless of their credit
risk. More than one in five Latino families does not have a credit
score. Many have multiple sources of income, multiple wage earn-
ers, and cash savings. But this does not mean that they are a
riskier borrowers. Families should not be steered to subprime prod-
ucts simply because they are considered hard to serve. A mortgage
system that works well connects borrowers to fitting products, re-
gardless of how they enter the market, whether it is the prime or
subprime arenas. This is especially important for Latino shoppers
who are bombarded with ads in Spanish newspapers for risky prod-
ucts. Turn to English newspapers and you will find neat charts
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that make product comparison easy. Borrowers ought to be
matched to safe products that reflect their true risk.

Let me close by just making a couple of recommendations on how
I think we can make this happen. Briefly, consumers should be
able to count on the advice and information provided by their lend-
er and broker. We must level the playing field between borrowers
and lenders. Lenders must be required to make loans families can
afford to repay and brokers must be held accountable to the bor-
rowers they serve.

We need a national solution to the rising foreclosure rates. We
need a foreclosure rescue fund for families in financial crisis and
those caught in bad loans. And we need to support the work of
home ownership counselors across the country that are on the front
lines of trying to save so many homes.

Thank you, and I'd be happy to answer any questions.

Chairman DoDD. Thank you very, very much for that testimony.

Mr. Pollock, welcome.

STATEMENT OF L. ANDREW POLLOCK, PRESIDENT AND CEO,
FIRST FRANKLIN FINANCIAL CORPORATION

Mr. PoLLoCK. Thank you. Mr. Chairman, Senator Reed, my
name is Andy Pollock and I am the President and CEO of First
Franklin Financial Corporation. I appreciate the opportunity to tes-
tify today on the state of the subprime mortgage industry.

Over the last few weeks the mortgage industry has been at the
center of the financial news, with the current market conditions
presenting significant challenges for some firms in the industry. I
want to take this opportunity to share with you my thoughts on the
subprime market and where First Franklin fits into that market.

First Franklin has been in the residential mortgage business for
25 years, successfully managing the business through various eco-
nomic and credit cycles. We are proud of our long history of pro-
viding expanded and fair access to credit to all credit worthy indi-
viduals. We have a proven history as a responsible lender and a
critical component to our success has been the discipline under-
writing we embrace as a company.

We have enabled hundreds of thousands of hard-working families
and individuals to realize the American dream of home ownership
over the quarter century that we have been in business.

Three months ago we were acquired by Merrill Lynch and we op-
erate as a stand-alone operating subsidiary of Merrill Lynch Bank
and Trust Company Federal Savings Bank. First Franklin is an ac-
knowledged leader in the subprime market place, originating loans
with higher credit scores, lower delinquency rates, and generally
higher performing mortgages than other subprime lenders.

As I will demonstrate, we are committed to responsible lending
standards which help protect consumers. By strategic design, First
Franklin has strengths that many other lenders in the subprime
market do not. Specifically, we employ underwriting standards that
assure the quality of the loans we originate. These underwriting
standards are designed to ensure that borrowers can afford to
repay the mortgages we originate as well as those we have origi-
nated in recent years.
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First Franklin has one of the lowest delinquency rates in the in-
dustry, a testament to our underwriting standards and to the qual-
ity of the loans we originate. It is our goal not only to allow more
Americans to be able to buy homes but to assure they have the ca-
pacity to keep them.

To further our goal, as a matter of policy, we do not originate
high-cost loans as defined by Federal or State law. Prior to making
owner-occupied refinance mortgage loans, we require a net tangible
benefit to the borrower. We do not make loans based solely on col-
lateral value. Specifically, all loans are underwritten based on the
applicant’s credit history and ability to repay the debt. We do not
originate negative amortization subprime loans. We do not engage
in packing fees; specifically we limit the amount of origination fees
and costs which can be financed.

We also comply fully with the Interagency Guidelines on Non-
traditional Mortgage Product Risks. These agencies have also re-
cently proposed a statement on subprime lending of which we en-
dorse the key principles.

The shake-out in the mortgage market has taken place quickly
for those originators that did not maintain a commitment to quality
or a culture of discipline. First Franklin’s 25 years of industry ex-
perience and our commitment to responsible lending standards has
allowed us to weather the current difficult situation and will enable
us to continue to succeed in the future.

First Franklin intends to remain a leader in the residential mort-
gage market by adhering to prudent industry practices that will
help consumers achieve and maintain home ownership. Wealth cre-
ation and financial security often begin with home ownership. We
have a commitment to lending practices that help make home-
1(’)lwners make economically sound decisions and to maintain their

omes.

First Franklin appreciates the opportunity to appear before you
Eoday and I would be happy answer any questions that you may

ave.

Chairman DobpD. Thank you very, very much.

Mr. Ackelsberg.

STATEMENT OF IRV ACKELSBERG, ESQUIRE,
CONSUMER ATTORNEY, PHILADELPHIA, PENNSYLVANIA

Mr. ACKELSBERG. Chairman Dodd and Senator Reed, my name
is Irv Ackelsberg. I am a Philadelphia consumer lawyer special-
izing in defending mortgage foreclosures. I am a member of the Na-
tional Association of Consumer Advocates and I am on the board
of the newly launched Organization of Americans for Fairness in
Lending.

I retired last year after 30 years of service with Community
Legal Services of Philadelphia, the Nation’s leading civil aid pro-
gram. I want to just say, parenthetically, that CLS was, until 1996,
funded by the Federal Legal Services Corporation. We had to give
up that funding in order to avoid the restrictions imposed by Con-
gress in 1996. Those restrictions would have prohibited much of my
anti-predatory lending work. And I encourage the Senators to con-
sider, as part of the effort to increase enforcement in this area, to
unshackle the legal aid lawyers of this Nation.
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I and my former colleagues at CLS have probably reviewed more
abusive subprime transactions than any law firm in the country.
We are familiar with the practices of the companies that once
dominated the subprime mortgage market and those that are now
the leaders. The subprime mortgage market has, for the last dec-
ade we know, grown astronomically. This growth has been fueled,
in large part, by a complete collapse in underwriting practices and
responsible lending principles, by a sales pressured get rich quick
environment that has infected the market with blatant fraud and
abuse, and a regulatory apparatus that has abdicated its tradi-
tional role to protect the American consumer from exploitive lend-
ing practices.

In my view and in the view of most consumer housing specialists,
this fraud infested market has been producing very little in the
way of social benefit. While the particular abuses most prevalent
are somewhat different than those we saw in the late 1990s, the
effects on the American consumer, the American homeowner, have
been steadily growing and are cumulative: unprecedented levels of
foreclosures and equity theft, all happening in full view of banking
regulators.

At the ground level, from the standpoint of America’s neighbor-
hoods, this growth in subprime lending has been the equivalent of
a gold rush where the gold being prospected is the home-equity
wealth of America’s homeowners. This gold rush has erupted be-
cause of the collapse of underwriting integrity. To put it bluntly,
mortgage origination practices have been run over by the pursuit
of profits at any cost.

I want to describe for you some of these gold rush induced under-
writing practices. But first I want to dispel two myths about
subprime mortgage loans that the industry has been promoting.

First, it is simply not true that the typical subprime borrower is
a low-income first-time home buying purchaser. You heard num-
bers from Countrywide. The national numbers, I believe, are only
11 percent of the subprime loans being originated are for first-time
home buyers. The majority of the loans are to existing homeowners
who are being convinced to refinance their debt inappropriately.
Sometimes the occasion for the transaction is a home improvement.
Sometimes it is runaway credit card balances driving the deal. And
sometimes, frankly, the reasons for the loan are difficult to discern.

The bottom line is that if we want to look at these transactions
as opportunity loans, the opportunity lies with the broker or lender
profiting on the deal not with the homeowner.

The second myth is that the mortgages are credit repair prod-
ucts. If that were true, most borrowers with subprime loans would
be transitioning into prime products and the industry would be es-
sentially lending itself out of existence. In fact, we know the oppo-
site is true. The subprime portion of the market has been steadily
rising and, in fact, we have some data in Philadelphia that con-
firms that there is very little scant evidence of credit repair using
subprime.

You have heard about some of the abuses. Two of the witnesses
here give examples of some of the abuses. There really are four
central abuses that I think you should focus on. First, the explod-
ing adjustable mortgages with initial teaser rates that are under-
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written to the teaser rate not to the inevitable adjustment. This
means that at the time the loan is being made, there is virtually
no evidence of borrower repayment ability.

What you have to—I believe, frankly, that the only purpose
served for that initial teaser rate in this so-called hybrid ARM is
deception. That is its role. That is what it is doing. And it needs
to be banned.

The second is the widespread use of no doc stated income loans.
You heard Mr. Ynigues refer to that. We have seen this for years.
The so-called stated—where that act of stating the income occurs,
it is on the application. And that application is generally presented
to the borrower at the closing to make it seem like the loan that
they are getting is actually a loan that the borrower asked for in
the first place. That is why, as Mr. Ynigues said, he was surprised
to see that there was income that he did not have appearing, be-
cause it is buried in the documents that are signed at the closing.

The absence of escrow for tax and insurance. This was an ele-
ment of Ms. Haliburton’s loan with Countrywide, which was one of
these hybrid ARMs. No tax and insurance escrow. And what hap-
pens is inevitably, as happened with her case as described in her
written testimony, then they pay the taxes the next year and then
f{he};{f increase their payment. This all happens before the ARM

icks in.

Last, you have a prepayment penalty which locks people in and
penalizes them if they discover how they have been scammed and
try to get out of it.

In the testimony I gave to the Federal Reserve Board last year,
I called their attention to a simple securitization of New Century
from the first quarter of 2006. Of the $1.4 billion of mortgage loans
in that particular pool, only 10 percent were traditional 30 year
fixed rates and an amazing 45 percent of those mostly adjustable
rate loans in the pool were no docs, stated loans.

The coming foreclosure crisis should not be a surprise to anyone,
except perhaps for the magnitude. What we are seeing, I believe,
is a runaway train that is only starting to gather speed. These re-
cent foreclosures reflect large numbers of early payment defaults,
that is homeowners defaulting before the fixed-rate period on their
loan expire and the adjustments kick in. We have yet to see the
full effect of those adjustments. It is not unreasonable to predict as
many as 5 million foreclosures over the course of the next several
years, a number that represents one out of 15 homeowners in this
country.

The inevitable question then is what can be done to reverse this
course? We need to focus on constructing relief for those in trouble
now and on imposing appropriate limits on the future lending prac-
tices on the industry. I have just several suggestions.

In terms of addressing the foreclosure tsunami, to use Senator
Menendez’s phrase, we first have to recognize who is doing the
foreclosures and why. We hear from many lenders oh, we do not
want to take your house. But we have to understand, it is not the
lenders who will be foreclosing. These loans are all made to order
for Wall Street investors who purchase them almost immediately
after they are created. Foreclosure decisions are made by massive
servicing organizations that work for those investors. In the ordi-
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nary course of their business, the servicers never have to justify a
foreclosure. They do, however, have to answer their investors for
any forbearance being offered to the borrowers.

I believe that Congress will need to mandate moratoriums and
debt restructuring in order to avoid a national disaster and to en-
sure that the investors are absorbing some of the losses that other-
wise would fall solely on America’s homeowners.

In the long run, however, the interests of financial markets and
of homeowners are not in conflict. The downward spiral in property
values that will be caused by massive foreclosures is something
that only real estate speculators should wish to see.

Finally, as for civilizing this origination market gone amok, there
are many sensible proposals that consumer advocates have been of-
fering for years, such as imposing a suitability standard on mort-
gage writing like what exists in the sale of securities. And imposing
assignee liability on those who purchase these loans and fuel the
market.

On the latter approach, Congress already has used this tool effec-
tively in the HOEPA legislation to successfully drive down the ex-
cessive points and fees that represented the earlier generation of
predatory lending.

Congress can and should take similarly dramatic action to curb
these so-called exotic mortgages which I submit should probably be
named poisonous mortgages or irresponsible mortgages.

Actually the Federal Reserve, as we heard this morning, has the
authority to do it on its own using the unfair and deceptive prac-
tices authority that Congress granted it.

And finally, at the very least, Congress should let the States con-
tinue to make progress in this area and put to rest the specter of
industry sponsored Federal preemption.

Thank you.

Chairman DoDD. Very good. Thank you very much. Thank you
for that.

I appreciate the testimony of all of you here and since there are
only two of us here, we will try and go a few minutes and just en-
gage back and forth here, Senator Reed and 1.

I will invite members to respond. If I ask someone a question and
some of the other want a comment about it, please feel free to
share some thoughts.

Mr. Pollock, let me begin with you. You had, I thought, a very
important statement in your prepared remarks in that you endorse
or First Franklin endorses the key principles of the statement on
subprime lending.

I see the key principles as been the following: that subprime hy-
brid ARMs will have to be underwritten to the fully indexed rate;
that the full payment of principal, interest, taxes and insurance
should be taken into account in looking at debt-to-income ratios
and analyzing a borrower’s ability to repay; and that a no doc—no
document or low doc—loans must be limited to situations in which
there are mitigating factors that support the underwriting decision.

Do you agree, are those the key principles which First Franklin
agrees to?
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Mr. PoLLOCK. We do believe in the key principles of the draft.
We are still reviewing it to prepare our final comments back to the
agencies.

The fully indexed underwriting, I think we need to be cautious.
To fully underwrite to the index, which most likely will never
occur, 90 percent of the time it could in fact force homeowners into
take a fixed-rate product even though they prefer an ARM program
to use as interim financing.

Not every homeowner is going to be in their home for 30 years
and use the same mortgage instrument over 360 payments. The
consumer of today is mobile, does relocate regularly, and buys dif-
ferent homes as they relocate, and likes the luxury of being able
to have access to the ARM product. I think that is something that
we should be cautious as we go down this path.

Chairman DopD. But what about the other ones here? The other
principles?

Mr. PoLLOCK. We do incorporate our debt-to-income ratios on the
mortgage and the taxes and insurance, so we do endorse that.

Chairman Dopp. What about the no doc and low doc?

Mr. PoLLocK. We do not do any no doc products. And the now
income verification program, the low doc, the no income
verification, stated income product, is a very small part of our busi-
ness. Over the last 5 years it has represented about 10 percent of
our volume and it is getting smaller everyday as we make addi-
tional guideline and changes to our product line.

Chairman DoDD. So when you look at the ability of a consumer
to pay, you do look at the taxes and insurance costs as part of that
calculation?

Mr. PoLLOCK. Of their debt-to-income ratio, that is correct.

Chairman DoDD. You do. When it comes to underwriting, do you
base that on the teaser rate or the index rate?

Mr. PoLLOCK. The start rate. We do base it on the——

Chairman DoDD. The teaser rate?

Mr. PoLLOCK. Correct.

Chairman DoDD. So a little bit short of the key principles. That
is a pretty important one.

Mr. POLLOCK. As we stand today, yes, Mr. Chairman.

Chairman DoDD. At the time of the underwriting, if the borrower
cannot afford the higher payment, on what basis do you conclude
that he cannot afford the loan?

Mr. PoLLOoCK. When we underwrite a loan we take into consider-
ation a number of different factors, Mr. Chairman. No. 1, we look
at the borrower’s capacity, their income. We calculate our debt-to-
income ratios to make sure they are reasonable and customary
within our guidelines so that the person can afford that product.

We also look at their credit history. We look at their FICO
scores, the depth and breadth of that FICO, and the years that
credit has been maintained.

Last but not least, we do look at the collateral. We do perform
appraisals on the properties that we lend on to ensure that the val-
ues there are accurate values.

Chairman DoDD. Let me ask all of you here, the lenders anyway,
one of the arguments we frequently hear against underwriting at
the fully indexed rate is that the borrowers do not qualify because
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the debt-to-income ratios would be too high. I wonder if you could
each give me a ballpark figure of what the debt-to-income ratios
would look like if the hybrid ARM borrowers—for hybrid ARM bor-
rowers if they were underwriting at the fully indexed rate? Mr.
Samuels?

Mr. SAMUELS. I do not know what that number is, Mr. Chair-
man. I will tell you that about 60 percent of the people who do
qualify for the hybrid ARMs would not be able to qualify at the
fully indexed rate.

Now there might be other products for which they might qualify,
but there is a not insubstantial number who would have difficulty
qualifying in any event. That is the concern and I think that is
what Mr. Pollock was referring to, that we have to be concerned
in adopting any kind of regulation or legislation that we do not
make it harder for families to qualify for a home purchase or refi-
nance when they can qualify to do it and when we are sure that
they can—or we have a good idea—that they can be successful in
that loan.

Chairman DobpD. Mr. Bossard or Mr. McDonagh.

Mr. BossArRD. We do not have that number either here. We will
provide it.

Chairman DoDD. I cannot hear that. I am sorry.

Mr. BossArRD. We do not have the number you are asking either
here, but we will provide it.

We have the same estimation as Mr. Samuels said, about 40 per-
cent of the borrowers would not qualify at the fully indexed rate.

Chairman DopD. We were told by the regulators, I asked—we
asked the regulator this question—that some debt-to-income ratios
could be as high as 70 percent. Do we have any disagreement with
that? Mr. McDonagh?

Mr. McDONAGH. I would agree with the regulators that under
some circumstances prior to the issuance of the interagency guid-
ance the debt-to-income ratios could be as high as 70 percent. As
I stated at the hearing, however, HSBC supports the interagency
guidelines issued by the banking regulators and, as of April 30,
2007, in its Consumer Lending, Decision One and Mortgage Serv-
ices divisions, HSBC is in compliance with that guidance. In
HSBC’s prime/Alt A mortgage lending division, Mortgage Corpora-
tion, we are waiting for further guidance from Fannie and Freddie
on changes to their underwriting systems to ensure compliance
with the guidance.

Chairman DoDD. And indexed rate, you are going to be doing
that yourselves?

Mr. McDONAGH. Yes. As of April 30, 2007, Consumer Lending,
Decision One and Mortgage Services began manually underwriting
to the fully indexed rate or ceased origination of interest only mort-
gages until those divisions can systematically underwrite to the
fully indexed rate.

Chairman DobpD. How about you, Mr. Samuels? I know you dis-
agree with that a little bit, but given the fact this is only a small
percentage of the—7 percent of the business.

Mr. SAMUELS. That is right. If this is the rule that goes into ef-
fect, Countrywide will be fine. There is no issue there. The concern



53

that we have is the impact on the housing market and the impact
on borrowers who are in the subprime market.

And so we hope the regulations can find a balance that will allow
consumers to benefit from lower housing payments while protecting
them from unaffordable payment increases.

Mr. ACKELSBERG. Senator Dodd, I think if you look at the
Haliburton numbers, when her payment fully indexes in 2008, next
year, her payment will be 70 percent of her Social Security income.

Chairman DoDD. We were asked, by the way, staff looked over
some of the subprime pricing sheets from July of 2006. And looking
at the sheets, it is pretty clear to us that borrowers would pay a
lower rate to get a 30 year fixed-rate loan than they would for a
more risky 2/28 ARM if they are willing to document their income.

In fact, on a New Century rate sheet from July 2006, a borrower
with a 615 credit score would qualify for 30 year fixed rate loan
at 8.75 percent. A 2/28 stated income loan would cost 9.5 percent.
Obviously it is not true that the 2/28s are the only mortgages that
credit impaired borrowers can get.

So I wonder if these loans are, in fact, more costly? How do you
explain that? Mr. Pollock.

Mr. PoLLOCK. I cannot speak on behalf of New Century. It seems
irrational to me.

Mr. ACKELSBERG. I think, Senator, the answers is that these de-
cisions are being made for consumers by those arranging the trans-
action, not by the consumer. Obviously, much of these transactions,
if you look at them, they make no sense whatsoever from the
standpoint of the consumer. So then how does that happen? And
I believe that is the issue before the Committee.

Chairman DoDD. Let me turn to Senator Reed.

Senator REED. Thank you very much, Mr. Chairman, and this is
a very important topic. It affects thousands of people across this
country. And we see particularly two individuals here who, I thank
you for your testimony. It is very compelling.

We have been told that in Rhode Island there are lenders who
will not accept payment if a borrower is 30 days in arrears and will
begin foreclosure. Is that your policy, Mr. Samuels?

Mr. SAMUELS. I am sorry, I did not understand that, sir.

Senator REED. We have heard from Rhode Islanders that after
they are 30 days delinquent, the lender will not accept payment
and begin foreclosure proceedings.

Mr. SAMUELS. No, that is not our policy.

Senator REED. Not at all?

Mr. SAMUELS. No.

Senator REED. Is it your policy, Mr. McDonagh?

Mr. McDONAGH. We work with our borrowers to try to keep them
in their homes from the time we learn of their financial difficulty
until the last possible moment of an unavoidable foreclosure. We
want to avoid foreclosures as much as possible because we lose
money on every foreclosure. The entire foreclosure process consists
of many steps, usually takes from 6 to 8 months and we are ready
and willing to work out a solution with our customer that is mutu-
ally beneficial until the very last day of that process.

Senator REED. Mr. Pollock?

Mr. PoLLOCK. No, we do not follow that policy.
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Senator REED. So that is not the policy of any of these companies
here today. Mr. Bossard?

Mr. BoSsARD. No, it is not our policy.

Senator REED. Given the fact that many of the loans that you
issue are then securitized, is that the policy of any of these security
instruments, that they will not accept payments after 30 days of
delinquency?

Mr. SAMUELS. Not that I am aware of.

Mr. McDONAGH. We actually hold all our mortgages on our bal-
ance sheet. We have over $90 billion currently on our balance
sheet.

Senator REED. Mr. Pollock?

Mr. PoLLOCK. I have not heard of that.

Senator REED. Mr. Bossard?

Mr. BOSSARD. I am not aware of it.

Senator REED. One of the problems, I think, that has been illus-
trated by the testimony is that there does not seem to be signifi-
cant accountability at every stage of the process. Your brokers, and
Ms. Haliburton and Mr. Ynigues has described brokers who seem
to be deliberately deceptive or certainly misleading or less than
candid. I think Mr. Ackelsberg, it is his indication is that happens
too often.

They work for you lenders. Once—except for the case of Mr.
McDonagh, who holds the paper, the incentives you have are just
to put the paper in a securitization process and get it out. And then
it goes off to somebody else, to Wall Street.

And I think that is one of the biggest problems in the whole sys-
tem. No one is really accountable.

Let me ask, Mr. McDonagh, you said that you work with out-
standing brokers. Do you have statistics correlating between the
brokers and the number of foreclosures on the paper they have
issued?

Mr. McDONAGH. I do not have them today but I will check and
submit them. We have a pretty robust process of monitoring our
brokers. They must comply with State and Federal laws. We look.
We monitor the loan terms and fees. We have capped the back-end
premium spreads. We make sure that we are at least equal to or
much better than the industry standards.

Senator REED. The problem we are talking about today is people
who are going into foreclosure with these subprime loans. Do you
have statistics that would correlate a broker and the number of his
clients that fall into this category?

Mr. McDoNAGH. We do not have that statistic. Because so many
loans are sold into the secondary market and/or securitized, it is
very difficult to follow the loan from the broker through the entire
securitization process, the payment process, delinquency and fore-
closure. We do, however, track “early payment defaults (EPDs).”
We are required to repurchase loans under circumstances where
the borrower fails to make timely payments to the investor soon
after the loan is sold. The EPDs have been analyzed from a variety
of perspectives, including, more recently on a broker basis. Brokers
that submit loans that have unacceptable frequencies of EPDs are
terminated.
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Historically, our delinquency and foreclosure analysis was prod-
uct based, resulting in the elimination of products that had higher
frequency of delinquency and foreclosure. Seller score cards were
developed, however, that evaluated delinquency and foreclosure
rates on an originator or lender level basis for those loans retained
in portfolio. We found that vigorously enforcing repurchase of EPD
or fraudulent loans by the originating lenders drove better behavior
on the underwriting side.

Although we do not have the statistics you refer to, we do track
our brokers. The tracking of brokers that we do shows that from
March 2005 to March 2007 we had 24,201 approved brokers, al-
though only 8,400 of them were active. During that time, 1,679
were added to our “Ineligible List” and 1,774 were added to our
“Watch List.” In March of 2007, we started to deactivate brokers
due to their borrower’s credit quality. For the month of March, the
only figures we have at this point, 61 brokers were deactivated.

For your information, I have also attached our “Responsible
Lending Guidelines and Best Practices” document which is distrib-
uted to any and all brokers approved by HSBC.?

Senator REED. Could you provide that for us?

Mr. MCDONAGH. Yes, I can provide that.

Senator REED. What would happen if you found a certain, a high
correlation.

Mr. McDoNAGH. We would stop doing business with that broker.

Senator REED. How many brokers have you stopped doing busi-
ness with?

Mr. McDONAGH. Again, I will have to submit that information
later on.

Senator REED. Mr. Samuels, what about your concern?

Mr. SAMUELS. Yes, the same thing. We do have a number of proc-
esses to work with our brokers and monitor their activity. We have
a broker scorecard. I think it goes exactly to what you are referring
to. And if we find that there are too many loans that are involved
with fraud or something like that, we would cut them off imme-
diately.

Senator REED. Mr. Pollock, do you have a comment?

Mr. PoLLOCK. Absolutely. Broker management is an important
key to this business. Chairman Dodd. Someone has not paid the
electric bill.

[Laughter.]

We do track the broker performance. And if we see acts of fraud
by a broker, we reject the broker from our approved list. And if
there have been damages, we go after them.

Senator REED. Thank you.

Mr. Ackelsberg, the light——

Mr. McDONAGH. Senator Reed, if I could just also add, another
way which we are able to monitor and protect the situation is we
originate the majority or 50 or 60 percent of our mortgages through
our own branch network. And so we look at those and then look
at the ones that are coming in from the broker community. And
that way we have our own internal way to self-check.

1The document can be found starting on page 267 of this hearing.
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Senator REED. Mr. Ackelsberg, from what the two borrowers
have said, that they seem to have failed to link up with these excel-
lent brokers, which you suggest that there is a lot of broker mis-
behavior going on. And yet, the lenders seem to suggest that they
have controls and they worry about this and they are concerned
about it.

Mr. ACKELSBERG. There absolutely is broker abuse. It starts with
the fact that in many States the brokers have taken the position,
and the States have allowed them to take the position, that they
have no fiduciary responsibility to anybody, neither to the lender
nor to the borrower. They basically say they represent themselves.
So if they are representing themselves, no surprise, we have all of
these kind of transactions out there.

But I think it would be a really bad mistake for this Committee
to think that the problem can be solved by reining in the brokers.
We have to understand that they are selling the products that the
lenders want them to sell. And the lenders themselves are selling
the products that Wall Street has ordered.

The ultimate consumer here is not the homeowner. There is no
real market demand for being ripped off. The real market demand
is on Wall Street for bond securities. And the broker and the lender
and everybody else in between is part of a factory that is producing
bond securities for Wall Street. That is the real market and that
is the real culprit.

Senator REED. Mr. Chairman, I have to go on to Appropriations.

Chairman DoDD. I just want to pick up on the question. I had
asked this before and I would just remind the lenders here, we
looked on the website of the National Association of Mortgage Bro-
kers under frequently asked questions. The very first question is
why choose a mortgage broker?

The answer given on a Mortgage Brokers Association website is
as follows “The consumer receives an expert mentor through the
complex mortgage lending process.”

I looked up the word mentor. I think it means a wise and trusted
counselor under Webster’s definition.

So they are holding themselves out as the mentor, in the sense.
Exactly what happened in two cases here, one I presume, Ms.
Haliburton, you had never met this individual before they came to
your home or you called them?

Ms. HALIBURTON. No, I had not.

Chairman DoDD. In the case of you, Mr. Ynigues, this was some-
one actually you had had a long-standing relationship with?

Mr. YNIGUES. Yes.

Chairman DoDD. So a different set of circumstances. But clearly
in the case of you, Ms. Haliburton, was it your feeling that this in-
dividual you were talking to was actually helping you through this
process and giving you advice and counsel as someone who was
really sort of on your side, watching out for you? Was that the im-
pression you had?

Ms. HALIBURTON. Yes, I did.

Chairman DoDD. How about you, Mr. Ynigues? Was that similar?

Mr. YNIGUES. Same thing.

Chairman DoDD. Even though you knew this individual?
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Mr. YNIGUES. Yes, I did know and I had fiduciary trusting rela-
tionship with him prior.

Chairman DoDD. Are you still giving music lessons to that——

Ms. HALIBURTON. Not any longer, no.

Chairman DopD. My imagination thinking about some sort of
music lessons you might like to give is almost endless here.

Mr. YNIGUES. Yes.

Chairman DoDD. I just point that out to those lenders. You
might want to take a look at these websites in a sense here, be-
cause that answered the question. I mean, it seems to me that at
least the assumption is here is your new broker here. You hold
yourself out as the mentor is a really very troubling instruction, in
a sense here if, in fact, there is not that fiduciary relationship be-
tween the borrower and that broker.

And in most cases the broker is pretty much out of the deal with-
in 10 to 12 weeks anyway, I presume, because once you securitize
these mortgages they have been paid their fees and whatever and
move on.

I remember in the case of one of the individuals who appeared
before us in February, this woman, a widow, said that she had
tried to get back in touch and has never heard from again the
mortgage broker to find out what was going on and what hap-
pened. They disappeared on them, obviously, not to be found again.

Listen, there are very many good mortgage brokers. I do not
want this to be an indictment of people out there doing the busi-
ness every day. But when the association of the brokers lists this
kind of information on their website, I mean do any of you have
any difficulty with that kind of piece of information, that you are
holding yourself out as a mentor? Is that what you tell your bro-
kers?

Mr. Samuels.

Mr. SAMUELS. I am sorry.

Chairman DobDD. The national brokers, they are giving answers.
“The consumer receives an expert mentor through a complex mort-
gage lending process.”

Mr. SAMUELS. That is the broker who does that. Yes, I mean we,
as the mortgage company, do not hold ourselves out as a fiduciary
to the borrower.

Chairman DoDD. In terms of the brokers that you use and so
forth holding themselves out as a mentor, was that a proper de-
scription of their role?

Mr. SAMUELS. Some do and some do not. Some do hold them-
selves out as a fiduciary, and others are very clear that they are
offering a rate just like anybody else, any other bank or any other
lender.

Chairman DobDD. But what should that role be in the broker,
with regard to the consumer coming in? What would your advice
be to someone like Mrs. Haliburton here who is dealing with an in-
dividual? How should that broker have conducted himself in deal-
ing with her?

Mr. SAMUELS. In any case, everybody needs to make sure that
the disclosure of what the person is getting into is correct, that
there is no fraud.
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From our perspective, from Countrywide’s perspective, we win
when we have an educated borrower. That is very important to us
because we want the borrower to know exactly what they are get-
ting into so that we can make sure that they can stay in their
home, that they know what their goals are and we can help them
achieve those goals. That is very important.

Chairman DoDD. In the case of Mrs. Haliburton, we had what,
$1,600? What is your monthly——

Ms. HALIBURTON. $1,700 a month. I am 77 and I never saw a
broker. Two people came to my home and a very young guy, and
he was like a car salesman. He could really sell you. And I believed
in what he said. But there was no broker.

And who was he working for? I do not know. But he says Coun-
trywide.

Mr. SAMUELS. Mr. Chairman, if I may, I commit to you and to
Mrs. Haliburton that I am going to make sure that we look at all
the facts involving her situation and that we do everything that we
can to make sure that she stays in her home. We do that for all
of our borrowers. We want to do that here.

Chairman DobDD. I appreciate that. Thank you very much for
that.

Ms. Haliburton.

Ms. HALIBURTON. I feel like they took advantage of me because
I am 77 and they figure oh well, she is old and she will die soon
and we will take over. But there are so many elderly people like
me are suffering and they are losing their homes.

My husband was a policeman for 25 years. He worked hard in
the cold, walking, standing. And I deserve to take my last days of
my life and live at peace and ease. My kids have grown and gone.
They are not all in Philadelphia. I need to relax for what I have
done through the years. And that is over 58 years.

Chairman DoDD. Anybody who ever called you shy made a huge
mistake.

[Laughter.]

Mr. YNIGUES. Mr. Chairman, I would like to make a——

Ms. HALIBURTON. Oh no, I am not shy.

[Laughter.]

I have been around too long.

Chairman DopD. Thank you very much, Ms. Haliburton.

And the point being made obviously, too, Ms. Haliburton, is we
are talking about—and I appreciate very much the offer to be of
help to Ms. Haliburton.

But obviously, we could not have a table of, a roomful of just wit-
nesses coming in who have through this, and a lot of people are.
And the point is we need to figure out something to do here to
make sure that the numbers that we are talking about, that could
happen here with people put in that situation that we can find
some way here to minimize the ability that these people can lose
their homes and maximize the opportunity for them to stay in their
homes during this difficult period. We are going to be very inter-
ested in how we can achieve that and do that.

Again, the point I have made in the past, and I will keep on say-
ing it again here, it is very, very valuable in my mind that we
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maintain and have instruments available for people to be able to
move into their home ownership.

There was a statement again, Mr. Samuels made, that these
teaser rates—and I am quoting you here—“Are a critical bridge for
our customers, reducing costs for homeowners experiencing tem-
porary financial challenges.”

That may be in some cases, but most of the people we are talking
about here, a lot of them are on—it is not temporary to the cir-
cumstances. There are people who are lower income, do not have
historically good credit ratings. In the case of fixed incomes and
older people here on Social Security or some retirement program
Ehatdiloes not allow for a lot of flexibility in terms of what they can

andle.

And again, looking at some of the numbers here, it seems to me
that an awful lot of people we are talking about, the range of their
financial circumstances are not terribly elastic. They are not going
to expand considerably. That is a pretty fair statement to make un-
less they have some good fortune at the lottery or something else.

So the idea that it is a bridge to get through a temporary set of
circumstances just does not seem to hold up, in my view, unless
you can convince me otherwise.

Mr. SAMUELS. This is our experience, Mr. Chairman, that many
who get into these 2/28s or 3/27s are able to repair their credit
within that 2 year or 3 year period. And so if they are able to do
that, and the statistic that I gave is that 50 percent of those who
re-refinance from a subprime 2/28, we were able to refinance into
a prime loan.

So that if someone is able to make their payments on time, keep
their credit good for that period of time, their FICO score is going
to go up and we are going to be able to make them a prime loan.
That is the purpose of these kinds of products.

Chairman DopD. What is the point of the teaser rate, the sense?
It seems to me——

Mr. SAMUELS. It makes the loan affordable.

Chairman DoDD. But if it is only for a year or so, and the cir-
cumstances are not going to change——

Mr. SAMUELS. It is 2 years.

Chairman DoDD. Two years.

Mr. SAMUELS. But it is for 2 years——

Chairman DoDD. How does someone that is 70 years old with a
teaser rate, and she is 72, what is the circumstances?

Mr. SAMUELS. If she makes the payment on time for the period
of those 2 years, her FICO score will go up and we will be able to
refinance her into a——

Chairman DoDD. Then she is going to pay more, though?

Mr. SAMUELS. No, into a prime loan. She will pay less because
she will have gone from a subprime loan into a prime loan.

Chairman DoDD. Anybody want to make any comments on this
at all, on this particular——

Ms. BOWDLER. Yes, I would like to.

I think it is a great thing for the borrowers that that happens.
But I think what we have seen is that certainly is not the universal
experience. And to the extent that these products are putting fami-
lies in a position where they are going to be going through endless
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cycles of refinancing, I mean no family should be in a position
where they have to refinance to keep their home. And that is what
we are seeing with our borrowers that are coming in to their coun-
selors.

I am not going to say that an investor out there cannot use a so-
phisticated product to do whatever they need to do with that. But
what we are seeing are average every day people who did not make
the decision for themselves that they wanted a 2-year teaser rate
and now are in a position where they are just going refinance after
refinance, and no equity left to show for it.

Chairman DoDD. Would any of the lenders on here besides Mr.
Samuels, you do not restrict these hybrid ARMs to borrowers who
are experiencing temporary financial difficulties? Is that true?

Mr. MCDONAGH. In our case, in the last few months, we have ac-
tually withdrawn a number of products which we believe are not
appropriate to the consumer, in reaction to what is going on.

As I mentioned too, our organization is perhaps a bit unique in
the sense that we have 1,400 of our own branches. In that case,
we are very much able to provide the loan on a know your cus-
tomer—I think what you would call knowledgeable counsel, sort of
the thing that was on the website of the brokers.

Our way of controlling, as I said about the brokers, is we look
at the statistics, the correlation that Senator Reed mentioned. If we
find that a broker is not maintaining the standards that would be
associated with our brand, then we will cut them off.

There is no silver bullet here, Mr. Chairman. I think there are
a number of things people can do. We need to improve financial lit-
eracy. The average consumer out there certainly does not have to
know about complex products. But we need to bring up their level
of education by a certain amount.

At the same time, and then equally, I think the lenders have to
make sure that the range of products are properly controlled for
the segment that they are dealing with.

I think quite a few—I can only speak to my own organization but
I am sure a number of my industry colleagues here have financial
literacy programs. I mentioned our foreclosure avoidance program.
I think the industry, broadly, has to be encouraged to work with
the community groups to have similar programs. That is one way
of starting to solve the problem. Then you look at the products, as
well.

And then, as we talked about it, we support the guidelines.
There is a certain amount of regulation that is required. There is
a certain amount that is not because we do not wish to dry up the
credit that is available. There are people out there who need loans.

I think if we initiated a collection of all those suggestions you
will begin to see an overall improvement in the marketplace.

Chairman DoDD. I hope so. We are going to look at all of that.
And I do not disagree about financial literacy.

But you are looking here, even well-educated people, sophisti-
cated people, this can be a pretty daunting experience even
through a normal closure that occurs that people go through in
terms of buying a home through a prime lender, prime lending
practice. So it is a pretty overwhelming experience for people.
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And there is an excitement and enthusiasm, and you are hoping
that this is going to work out. So your inclination is to want to say
yes to everything at the time.

The advantage between the lender and the borrower in these
cases are such that that borrower is so determined and so anxious
to achieve that dream. And the thought that you might get turned
down or that you might not get accepted has a profound effect on
the quality of the bargaining position, so to speak, in those critical
moments where people are not aware of choices and options avail-
able to them.

So you get kind of drawn into a situation that can be difficult.
So there is responsibility on the consumer side, clearly. But I would
say respectfully, Mr. McDonagh, I think there is a higher degree
of responsibility on the part of the lender, who is a sophisticated
operator here, much more sophisticated than that borrower in 98
percent of the cases are going to be, even with educated consumers,
about these issues.

My hope is, and I am encouraged by what I have heard here
today on the part of the lenders who are here, that are going to
either accept either the changes that will be made by the regu-
lators or on your own are going to do so. And I strongly encourage
that, if I could, because really this situation that my colleagues
here, some of them, have predicted dire consequences of what may
happen in the coming weeks and months. I do not know with any
certainty what is going to hope—I hope they are wrong about that.

I hope this can be relatively contained and that we do not have
the kind of shock in the marketplace here that could really be of
great harm to our economy.

But we need to talk to some other people, as well, and we need
to be prepared to make sure that those who could be put in the po-
sition of losing their homes can avoid that catastrophe, and in the
meantime to put the brakes on this stuff as quickly as possible.

For those of you who made the statements here that you are
going to change your policies, I would urge you to do so imme-
diately. There is not a better message that could come out of this
hearing than the other people who could be disadvantaged, you are
going to make every effort to see that does not happen.

And I appreciate that very, very much and your willingness to
be here and to participate. And we thank all of you for coming.

There will be a lot of questions, I am sure we will submit to ask
written answers to in a timely fashion, if we could.

We have kept you a long time and I apologize for doing that. You
are patient and I appreciate that very much.

Ms. Haliburton, Mr. Ynigues, we thank you both very, very much
for being here.

The Committee will stand adjourned.

[Whereupon, at 2:07 p.m., the hearing was adjourned.]

[Prepared statements, responses to written questions, and addi-
tional material supplied for the record follow:]
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Chairman Dodd, Ranking Member Shelby and members of the Committee, I
appreciate the opportunity to testify on behalf of the Federal Deposit Insurance

Corporation (FDIC) regarding the residential housing mortgage market.

My testimony will discuss developments in the mortgage market that concern the
FDIC, including the impact that the nontraditional and subprime hybrid adjustable rate
mortgages (ARMS) are having on consumers and on FDIC-supervised institutions. I also
will discuss sﬁpervisory standards the federal banking agencies have imposed and
enforcement actions the FDIC has taken to address issues in the nontraditional and
subprime mortgage markets, as well as action the FDIC takes to combat predatory
lending. We also have provided responses to-the Committee’s specific data requesis

based on the best information available to us, and this material is attached to my

statement.

The Evolution of Today’s Mortgage Market

The current U.S. mortgage market reflects the confluence of trends that came
togeth»er‘in 2004 and 2005 to substantially change the @ke@g and funding of mortgage
lending; These factors included rising home prices, declining affordability, historically
low interest rates, intense lender competition, innovations in the struchﬁe and marketing

of rﬁortgages, and an abundance of capital from lenders and mortgage securities

investors.
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In 2003, U.S. home price appreciation began to intensify, far outpacing the
growth of disposable personal income. While disposable incomes have grown slightly
faster than average home prices during most years, home prices had begun to grow faster
than incomes beginning in 2001, much the same as they had during previous boom |
periods in 1978-79 and 1986-87. The difference in the recent housing boom was the
very rapid acceleration of home price growth to double-digit rates by 2004 and 2005.

Average U.S. home prices grew more than three times faster than disposable incomes in

2005.

From 2001 to mid-2004, prime borrowers with a preference for fixed-rate
mortgages refinanced in record numbers as long-term interest .rates fell to the lowest rates
in a generation. As mterést rates began to rise in 2004 and the pool of potential prime
borro;;vers looking to refinance shrank, lenders struggled to maintain or grow market
share in a declining origination environment, and did so by extending loans to subprime
borrowers with &oubled credit histories. Between 2003 and 2005, the prevalence of

subprime loans among all mortgage originations more than doubled from 9 percent to 19

percent.'

In addition, new homebuyers with both prime and subprime credit profiles
migrated toward the lower monthly payments associated with ARM:s to cope with fapidly
rising home prices and declining affordability. Over 30 percent of all conventional

mortgages inade in 2004 and 2005 were ARMs.? The percentage of ARMSs among

! See “Mortgage Originations by Product,” Inside Mortgage Finance, Febrary 25, 2005.
% Federal Housing Finance Board.
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subprime borrowers was even higher — nearly 80 percent of securitized subprime loans

were ARMs by early 20062

Lenders accommodated these borrowefs by diversifying mortgage offerings and
easing lénding standards as they competed to attract borrowers and meet prospective
homebuyefs’ financing needs. Because of the affordability aspect already noted,
borrowers incfcasingly turned to produc§s such as payment option and interest-only (I0)
loan structures in 2004 and 2005. These “nontraditionél” mortgages are specifically
designed to minimize initial mortgage payments by eliminating or relaxing the
reduirement to repay principal during the early years of the loan. Although it is difficult
to measure the use of these mortgage structures across all mortgage originations, payment
o'ption and interest-only loans appear to have made up as much as 40 to 50 percent of all
subprime and Alt-A loans securitized by private issuers of mortgage-backed securities
during 2004 and 2005, up from 10 percent in 2003.* The majority of subprime
éﬁginations over the past several years were “2/28 and 3/27” hybrid loan structures.
These hybrid loans provide an initial fixed-rate period of two or three years, after which
the loan converts to an adjustable rate mortgage and the interest rate adjusts to the

designated loan index rate for the remaining 28 or 27 years of the loan.’ The 2/28 and

% See “ARMs Power the Subprime MBS Market in Early 2006,” Inside B&C Lending, July 21, 2006,
* Source: LoanPerformance database of nonprime (subprime and Alt-A), non-Agency securitized mortgage
originations. Alt-A loans are those made under expanded underwriting guidelines to borrowers with
marginal to very good credit. A#-A loans are riskier than prime loans due to the underwriting standards of
the loans, not necessarily the credit quality of the borrowers.

* For example, the underlying adjustable Toan index rate could be 6 month LIBOR plus some spread. The
spread between the initial fixed rate of interest and the fully-indexed interest rate in effect at loan
origination typically ranges from 300 to 600 basis points.
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3/27 loan products accounted for almost three-quarters of subprime securitized mortgages

in 2004 and 2005.5

The mortgage market was further fueled by significant mortgage backed securities
(MBS) liquidity, with investors increasingly seeking yield ﬁn‘ough higher risk.
Securitizations allow financial institutions to access the capital markets to fund mortgage
operations, while simultaneously transferring credit risk away from the institutions and to
securitization investors. The share of U.S. mortgage debt held outside the government-
sponsored enterprises by private mortgage-backed securitizations doubled between 2003

“and 2005, helping to fuel the growth of subprime and nontraditional mortgages. The

abiﬁty to include these mortgage products in securitization pools facilitated their
availability to borrowers through both FDIC-insured and non-bank lenders. Many of
these lenders 'woulﬂ not have f;)und these products to be attractive absent the funding and

credit risk transfer features available through securitization.

Detecting Problems in the Mortgage Market

The FDIC routinely monitors the mortgage markets on a systemic basis, and
compiles information on subprime lending activity in insured institutions usingb
examination data. As part of this process, the FDIC published research that discussed the
changing role of subprime Iending in the mortgage market in recent years. In 2004, the

FDIC noted the prevalence of ARMs among subprime borrowers. In 2005, the FDIC

® Source: LoanPerformance database of nonprime (subprime and Alt-A), non;Agcncy securitized mortgage
originations.
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raised the possibility that increased use of subprime and nontraditional mortgages was

contributing to the expanding U.S. housing boom.’

Although our ‘research showed that subprime loan volume began increasing in
2004, clear indications of problems in the subprime market did not begin to surface until
the latter part of 2005. Delinquency rates for subprime loans 60 &ays or more past due
began falling in 2002 and continued to fall until the third quarter of 2005. It was not until
the fourth quarter of 2005 that severe delinquencies and foreclosures in the subprime
market began to rise noticeably (this data did not become available for review until the
end of the first quarter of 2006). Total subprime delinquencies rose from 10.33 percent
in the fourth quarter éf 2004 to 13.33 percent in the fourth quarter of 2006.® In the same
period, foreclosures rose from 1.47 percent to 2.00 percent. For subprime ARMs, the ;

total loan past due rose from 9.83 percent to 14.44 percent, and foreclosures rose from

1.50 percent to 2.70 percent.®

Supervisory Response

The federal banking agencies strive to maintain consistent regulatory policies by
developing any significant policy changes on an interagency basis. The interagency
policymaking process is both collaborative and deliberative, and often involves the

public. Although the interagency collaboration and public comment process invariably

" FDIC Outlook; Spring 2004 and “FYI Revisited - U.S. Home Prices, Does Bust Always Follow Boom?,”

FDIC FYI, May 2, 2005.
® Mortgage Bankers Association National Delinquency Survey
® Source: Mortgage Bankers Association / Haver Analytics

~ 5
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slow response time, these comments help to identify the diversity of viewpoints about the
issue at hand, as well as any potential unintended consequences that a proposed
supervisory action may pose to market activities or to the availability of credit. It also
raises awareness among the industry and the public about the concerns of the federal
banking agencies, which often triggers the beginnings of corrective action in the financial

marketplace even before the final rules or guidance are enacted.

Because the policymaking process is so intensive, the federal banking agencies
work to make supervisory guidance principles-based, not product speciﬁd. Our
experience has shown that product-specific guidance quickly becomes obsolete, while

principles-based guidance can remain relevant for many years.

With respect to mortgage lending, over the i)ast two years the federal banking -
ageﬁéies have published a number of examiner and industry guidance documents warning
about deteriorating underwriting standards. As early as May 2005, the agencies issued
Credit Risk Management Guidance for Home Equity Lending"® in response to the strong
growth in home equity lending. This guidance described specific product, risk
management, and underwriting standards that warranted supervisory attention, including
interest-only features; limited or no documentation of borrower’s assets, employment and
income; higher loan-to-value and debt-to-income ratios; lower credit scores; and

increased use of third-party or brokered transactions.

19 FI1.45-2005 (May 24, 2005).
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In December 2005, the federal banking agencies followed up with proposed
Interagency Guidance on Nontraditional Morigage Product Risks (NTM Guidance).!
The proposed NTM Guidance sent a clear message to the marketplace that bank
regulators were concerned about these products. The agencies’ concerns with
nontraditional mortgage produéts were similar to the ones identified with home equity
lending, but were compounded by the lack of principal repayment and the potential for
negative amortization, as well as risk-layering features such as simultaneous second-lien
loans and reduced documentation. The NTM Guidance was finalized in October 2006
following careful coﬁsicieration of comments from the industry, consumer groups, and
others. The NTM Gut'dan‘ce pot only remiﬁded bankers to carefully manage the risks
associated with these products, it also emphasized that consumers should be provided
with clear and accurate information about these products at the point in tirﬁe at which
they are choosing a loan or deciding which payment option to select. To help the
industry provide necessary information to borrowers, the federal banking agencies also
proposed model illustrations that institutions may use to assist consumers as they select

products or choose payment options."

The FDIC also published borrower-focused articles in 2005 (“Mortgages: More
Choices, New Risks for Borrowers”) and 2006 (“Avoid Costly Banking Mistakes: No
Trivial Pursuit™) in our FDIC Consumer News, a quarterly publication with more than
35,000 mail and electronic subscribers and an average of about 28,000 Internet visits

each month. The articles emphasized the importance of obtaining and carefully

! FIL-90-2006 (October 5, 2006). ; i
12 See Proposed Hlustrations for Nontraditional Mortgage Products, 71 FR 58672 (October 4, 2006). _

7
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reviewing complete information about loans when choosing among the increased

varieties of mortgages available.

As the federal banking agencies reviewed comments and prepared the final NTM
Guidance during 2006, it became apparent that the loosened underwriting and risk
layering in the NTM market had extended to the subprime market. However, the NTM
" Guidance initially was focused on the risks of products that defer the repayment of
" principal and sometimes interest which were not primarily marketed to prime, rather than

subprime, borrowers. With respect to subprime lending, the final NTM Guidance cross-
_ referenced the 2001 Subprime Lending Guidance, which clearly outlined regulatory

expectations for subprime lending programs.

In addition to its general research, the FDIC identified significant undexwritiné
and consumer protection issues via the examination process, which also elevated our
concerns. It was clear that sorﬁe in the industry had collectively reached beyond the
level of time-tested prudent underwriting principles. The federal banking agencies

recognized the need to provide expanded guidance to the industry.

» Earlier this month, the federal banking agencies and the NCUA issued a proposed
Statement on Subprime Morigage Lending (Subprime .VS'tate'ment).13 The Subprime
Statement, which is currently out for public comment, makes it clear that lenders should
follow two fundamental principles when underwritin g.and marketing mortgages: (1)

approve borrowers based on their ability to repay the loan according to its terms (not just

B F11.-26-2007 (March 9, 2007).
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at the introductory rate); and (2) provide borrowers with clear information to help them
understand the transaction at a time when they are deciding if the loan is appropriate for
their neéds: Collectively, the standards articulated in the Subprime Statement build on

fundamental and longstanding consumer protection and risk management princip]cs.“

Enforcement

The FDIC enforces mortgage lending standards through exa.minations and
supervisory actions. When examiners encounter unsafe and unsound Ien@g practices,
we take whatever supervisory actions are necessary to effect correction. When the FDIC
finds practices that violate consumer protection, fair lending and other laws, including the
FTC Act pfohibition against unfair or deceptive practices, we take action to ensure that

illegal practices cease and that harm to consumers is remedied.

Our examination ﬁrocess ﬁas led to the issuance of more than a dozen formal
and informal enfo‘rcemént actions that are currently outstanding against FDIC-
supervised institutions that failed to meet prudential mortgage lending standards. In
addition, the FDIC uses these standards in screening applicants for new banks and

establishing prudential conditions for the granting of deposit insurance charters.

The extensive standards for subprime lending and unfair and deceptive practices

give the FDIC strong tools with which to fight unsafe, unsouﬁd, and aﬁusive lending

¥ Yor example, the Jnteragency Guidelines for Real Estate Lending, issued by the federal banking agencies
in 1992, addresses basic underwriting standards for real estate loans. ‘See 12 C.F.R. Part 365, Appendix A.

9



72
practices. As an example, earlier this month the FDIC issued a significant cease and
desist order against an FDIC-supervised institution for operating without effective risk
management policies and procedures in place in relation to its subprime mortgage and
commercial real estate lending operations. The FDIC determined, among other things,
that the institution was operating without adequate subprime mortgage loan underwriting
criteria, and that it was marketing and extending subprime mortgage loans in a way that
substantially increased the likelihood of borrower default or other loss to the institution.
The order, which became public on March 7, 2007, sets forth a variety of specific

corrective actions to be undertaken,

Options for Troubled Borrowers

‘While the federal bank regulators have issued gnidance td address the issues
‘raised by nontraditional and subprime ARMs, as well as taking appropriate enforcement
action, there remain a large number of borrowers who obtained these loans and face
potential economic hardship as the loans reset under current economic conditions. A
number of borrowers with loans due to reset may be able to take advantage of the current
interest rate eﬁvironment and reﬁhance into a fixed-rate mortgage. However, this will

not be an option for everyone.

In many cases, the loans have been securitized, which makes it more challenging
to apply the flexibility necessary to develop solutions for borrowers. The terms of the

securitizations can limit the options available for restructuring these loans. The FDIC has

15 See FDIC Press Release dated March 7, 2007, http/fwww fdic.gov/news/news/press/2007/pr(7022 htmi

10
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already begun discussions with lenders, servicers and other participants in the subprime

securitization market to find ways to address the needs of borrowers facing economic

hardship.

" With regard to subprime loans held in insured depository institutions, the FDIC is
working to reassure financial institutions that they do not face additional regulatory
penalties if they pursue reasonable workout arrangements with borrowers who have
encountered financial difficulties. Many lenders and loan servicers are tc;day working
directly with stressed borrowers to restructure their loans or find other ways to allow
them to keep their home and make more affordable payments. Working constructively
with borrowers is typically in the long-term best interests of both financial institutions

and the borrowers

In addition, programs that transition borrowers from higher cost loans to lower
cost loans méy receive favorable consideration as a lender’s Community Reinvestrent
Act performance is assessed.’® The FDIC strongly suﬁports such transition programs.b
Further, some non-profit organizations have developed programs that counsel struggling
bérrowers and work with l§ca1 leaders to create foreclosure intervention programs. For ‘
example, the Center for Foreclosure Solutions is sponsored by NeighborWorks America,

an organization created by Congress to provide financial support, technical assistance,

¥ See Interagency Questions and Answers on the Community Reinvestment Act, 66 Fed. Reg, 36619,

36631, Sec. 345.22(a)-1 (July 12, 2001), hgt;p://www,fdic.gov/news/news/ﬁnancial/ZOO1/510164,html.

11
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and training for community based revitalization efforts and chaired by FDIC Director

Thomas J. Curry.”

Predatory Lending

In January the FDIC issued its Supervisory Policy on Predatory Lending'® that
describes certain characteristics of predatory lending and reaffirms that such activities are
inconsistent with safe and sound Ieﬁding, and undermine individual, family, and
community economic well-being. The policy also describes the FDIC’s supervisory

respoase to predatory lending, including a list of policies and procedures that relate to

consumer lending standards.

The federal banking agencies have been concerned about-abusive practices for
some time. Six years ago, the agencies issued guidance for financial institutions that
outlined the specific characteristics most often associated with predatory lending:'®

e Making unaffordable loans based on the assets of the borrower rather than on the
borrower's ability to re;;ay an obligation; ‘
o Inducing a borrower to refinance a loan repeatedly in order to charge high points

and fees each time the loan is refinanced ("loan flipping"); and

'7 See NeighborWorks America website at:

http//www.nw.org/network/neighborworksprogs/foreclosuresolutions/default asp

1 * See FDIC Financial Institution Letter 6-2007, dated January 22, 2007.
¥ Expanded Guidance for Evaluating Subprime Lending Programs, FIL-9-2001, January 31, 2001, -

http/fwwrw fdic.gov/newsiews/financial/2001/£i10109. html. '

12
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* Engaging in fraud or deception to conceal the true nature of the loan obligation, or

ancillary products, from an unsuspecting or unsophisticated borrower.

The federal banking agencies warned lenders that loans with these characteristics
would be closely reviewed from both éconsumer protection and a safety and soundness
perspective. Moreover, they exi:lained that examiners would criticize loans made to
borrowers who have not demonstrated the capacity ?o repay from sources other than the
collateral pledged.”® While these principles were first stated in the context of subprime
lending, the FDIC treats them as valid guidance for loans made to all borrowers. As
mentioned earlier — and it bears repeating -- when FDIC examiners encounter any loans
with predatory characteristics, they take whatever supervisory actions are necessary to
effect correction. When the FDIC finds practices that violate consumer protection, fair
lending and other laws, including the FTC Act prohibition against unfair or deceptive
practices, we take action to ensure that illegal practices cease and that harm to consumers

is remedied.

Because many predatory practices can be characterized as either unfair or
deceptive, the FDIC communicated to its state nonmember banks in 2002 that the FTC
Act prohibition against such practices applies to their activities.”! Togethef with the
Board of Governors of the Federal Reserve (FRB), the FDIC issued more detailed FTC
Act gnidance applicable to all state chartered banks in 2004.2 This guidance explained

the standards used to assess whether an act or practice is unfair or deceptive, as well as

214, atp. 10.
2! See FIL-57-2002, issued on May 30, 2002.
2 See FIL -26-2004, issued on March 11, 2004,

13



76

the interplay between the FTC Act and other consumer protection statutes. It also offered
suggestions for managing risks related to unfair and deceptive practices. Two years ago,
the FDIC issued procedural guidance to its examiners to ensure that they have the tools

that they need to assess whether unfairess or deception has occurred

Concern about predatory lending prompted us to amend the Community
Reinvestment Act (CRA) rules in 2005 to clarify that credit practices that are
discriminatory, unfair or deceptive, involve unearned fees or kickbacks, or fail to meet
other significant regulatory standards weigh against an institution when its CRA

performance is assessed.?

TheF DIC also has worked to integrate Home Mortgage Disclosure Act (HMDA)
pricing data into its fair lending compliance examination program. Compliance_
examiners are now required to evalnafe racial and gender-related patterns in the HMDA
pricing data when conducting compliance examinations of all institutions subject to
HMDA reporting requirements. The FDIC also uses the new HMDA pricing data to -
identify outlier institutions that warrant special scrutiny because of larger pricing
disparities for minorities or females in one or more loan product areas than are evident
for other FDIC-supervised institutions. Institutions identified as outliers are asked to
provide the FDIC with information that explains the channels through which people
obtain mortgage loans and the factors the bank considers in making its pricing decisions

for the loan product under review. As necessary, comparative analysis is conducted to

2 See “Abusive Practices” section of FDIC Compliance Examination Handbook, published on January 30,

2007 through FIL 10-2007. .
2 See, e.g., 12. CF.R. §345.28(c) (CRA rules applicable to FDIC supervised institutions).

14
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determine whether those factors were fairly and neutrally applied. In addition, the FDIC

considers whether minorities or women have been disproportionately steered to high cost

products.

Examinations at a handful of the ouﬂier institutions suggest the possibility of
discriminatory pricing on the basis of race. In these situations, lc;an officers typically
enjoyed broad, unmonitored pricing discretion. Although the FDIC review is on-going,
two of these matters have been referred to the Department of Justice for enfo'rcementr

action.
Conclusion

The FDIC is very concerned about recent practices in the ;nortgage ma;kcts,
especially with regard to subprime lending. Although we have been monifon'ng this type
of lending for a decade and have issued guidance and taken supervisory actions when
necessary, we also recognize the need to keep pace with thié evolving market.
Accordingly, we look forward to the public comments on the recent draft Subbrime
Statement. In addition, the FDIC will continue to aggressively enforce all laws, rules and
guidance regarding subprime lending. Working with our federal and state regulatory
counterparts and the Congress, we also are eager to find solutions for borrowers with

mortgages they cannot afford.

15
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This concludes my statement. I will be happy to answer any questions the

Committee might have.

16
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Attachment
Responses to Data Reqguests from the

Senate Committee on Banking Housing and Urban Affairs

Inside Mortgage Finance reported on morigage market trends and provided historical
data on subprime mortgage originations,

Subprime Originations
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An analysis of private-label securitization data provides a sampling of subprime loan
characteristics from 2001 forward.

Subprime MBS composition

Origination  Total subprime

Year MBS ($ inbillions) = ARM share Fixed Share
2001 $72.76 60.8% 39.2%
2002 $118.99 67.7% 32.3%
2003 $215.34 65.2% 34.7%
2004 $357.25 75.7% 24.2%
2005 $429.66 79.7% 20.3%
2006 $197.34 74.0% 26.0%
Negative 2-and 3-year  5-7-and 10-year
amortization  hybrid adjustable  hybrid adjustable
10 share* share rate rate
2001 0.0% 0.0% 59.5% 0.8%
2002 12% " 0.0% 65.4% 1.4%
2003 4.1% 0.0% 63.1% 1.4%
2004 16.2% . 0.0% 73.5% 1.5%
2005 27.2% 0.0% 72.2% 1.5%
2006 170% 0.0% 50.3% 2.0%

Second home  Owner occupied

Investor share share share Purchase share  Refinance share
2001 5.0% 0.8% <. 935% 31.2% 67.2%
2002 52% 0.7% 93.8% 31.4% 67.7%
2003 57% ’ 0.8% 93.4% 31.6% 67.9%
2004 55% 0.9% 93.6% 37.6% 62.4%
2005 5.4% 1.4% 93.2% 42.7% 57.3%
2006 52% - 15% . 93.3% 44.1% 55.9%

Source: LoanPerformance, non-agency securitized mortgage originations.
*1O = interest vonly .

18
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Nontraditional mortgages (including interest-only and negative amortization loans) grew
substantially as a share of purchase originations in 2004 and accounted for almost a
quarter of originations in 2006.

Exhibit 29: Intorest-Only and Negative Amortization Share of Total Purchase Mortgage
Orighations, 2000-05

%

W%

WO and Neg-Am Share of Orginaliana

o 4

Not: Rased off of arigination dofiars. _
Soure: Loan Performancs, Cradit Sulsse ansiysis.

Detailed data for nontraditional originations is available from 2004 forward.

Inside Mortgage Finance (January 2007)
Mortgage Originations (dollars in billions)

Interest-Only interest only and
Origination Option . Total option ARM share of
year Total ARM FRM ARM 40 year ARM Originations total originations
2004 $60 $55 $5 $145 $0 $2,920 7.02%
2005 $481 $418 $63 $280 $10 $3,120 24.39%
9M06 $405 $300 $105 $208 $58 ° $2,260 27.12%

Note: 40-year bafloons have initial amortization schedule of 40-50 years with balloon payment due at 30 years.
Source: Inside Morigage Finance, January 2007.
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Analyzing LoanPerformance non-agency MBS data provides a more detailed analysis of
securitized nontraditional loans:

Interest-only and negative amortization shares of non-agency MBS

Origination
Year
2001
2002
2003
2004
2005
2006

10 share

T 4.2%
121%
16.7%
32.2%
35.6%
31.5%

Negative
amortization
share
0.9%
1.1%
0.6%
6.6%
14.3%
18.3%

Subsequent shares are calculated as a percent of nontraditional* non-agency MBS

Origination  originations ($ in

Year
2001
2002
2003
2004
2005
2008

2001
2002
2003
2004
2005
2008

Total
nontraditional

billions)
$12.06
$45.03
$90.17
$296.05
$452.81
$236.86

Investor share
1.8%
2.0%
4.5%
7.0%
8.7%
8.9%

ARM share
98.8%
99.2%
97.3%
97.0%
88.8%
84.3%

Second home
share
6.9%
5.8%
5.8%
4.4%
4.3%
4.7%

Fixed Share

Owner occupied * |

1.2%
0.8%
2.6%
3.0%
11.2%
15.7%

share
91.3%
91.7%
89.7%
88.5%
87.0%
86.5%

2-and 3-year
bybrid adjustable
1.4%
4.9%
15.0%
32.7%
28.8%
14.4%

Purchase share
31.6%
31.0%
41.8%
54.4%
52.0%
47.3%

Source: LoanPerformance, non¥agency securitized mortgage originations.
*Nontraditional refers to interest-only and negative amortization originations
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INTRODUCTION

Chairman Dodd, Ranking Member Shelby, and members of the Committee, my name is
Wayne Rushton, Senior Deputy Comptroller and Chief National Bank Examiner for the Office
of the Comptroller of the Currency (OCC). I welcome this opportunity to appear before you
today to discuss developments in mortgage underwriting and marketing practices, particularly
in the subprime market, that have been the focus of attention by the OCC and the other federal
banking agencies. Before discussing subprime mortgage lending and the OCC’s supervision of

national banks, I think it is important at the outset to make the following observations:

First, it is clear that some subprime lenders have engaged in abusive practices and we
share the Committee’s strong concerns about them. But, it would be wrong to equate all
subprime lending with predatory lending. Subprime loans have helped to provide mortgage
financing for millions of first-time homebuyers with few credit options, and this segment of the
population is important to the economy. No one wants to see these consumers shut out of the
credit markets, and so we need to work together to ensure that they are treated fairly and

responsibly without cutting off their access to credit.

Second, the vast majority of subprime loans are not originated in the natidnal banking
system or supervised by the OCC. While some national banks and their subsidiaries help to
serve the credit needs of the subprime market, their subprime lending last year amounted to
less than 10% of the total of subprime mortgage originations by all lenders. Subprime lending
is a specialized business that must be carefully managed to maintain safety and soundness, to
mitigate risks, and to ensure fair treatment of borrowers. National banks and their subsidiaries
that engage in subprime lending are subject to extensive oversight by OCC examiners and must

operate in close compliance with the OCC’s rigorous safety and soundness and consumer

i
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protection standgrds. Unsound underwriting standards and abusive lending practices have no
place in the national banking system. Some have said, perhaps not surprisiﬁgly, that there is a
direct connection between the rigor of the OCC’s supervision of subprime mortgage lending
and the low level of this activity in national banks. Indeed, there have been recent instances in

which banks have decided against converting to a national charter for this very reason.

Third, we are now confronting adverse conditions in the subprime mortgage market,
including disturbing but not unpredictable increases in the rates of mortgage delinquencies and
foreclosures. These conditions can be attributed to a variety of factors, including chénges in
local economies that affect borrowers’ creditworthiness and home values; the willingness of
investors - and borrowers - to assume greater levels of risk; fraud in the application process;
intense competition; and a relaxation of lending standards. With regard to matters that are
within the purview of the bank regulatory agencies, let me assure you that we will work
together, in the institutions we supervise, to obtain appropriate corrections to underwriting
practices that cause us concern. Given the importance of the housing sector to our economy
and to our national policy goals, however, it is imperative that we all use the right degree of
pressure when “applying the brakes” to avoid putting in jeopardy the segments of the market

that are working well and that have helped to raise homeownership rates to historic levels.

Finally, as we seek to address the concermns that have been raised about subprime
mortgage lending, we need to recognize the predominant role played by nonbank companies in
providing financing to subprime borrowers. Almost half of all subprime loans originated in
2006 were made by nonbank lenders, and this is due to several factors. First, insured
depository institutions, whether nationally- or state-chartered, are the most heavily regulated of

all financial institutions, and they also tend to have the most conservative underwriting
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standards. This may account for the fact that banks have the smallest share of the subprime
market. Nonbank affiliates of bank and thrift holding companies have a larger share of
subprime originations than do banks. However, as noted above, state-regulated nonbank
lenders and brokers that originate these loans have captured the largest share of the subprime
market recently -- primarily because hedge funds and private equity investors provid;:d
extraordinary liquidity to fuel this growth by pﬁrchasing loans originated by nonbanks, as well
as securities backed by these loans, in the secondary market. Given the complexity of
subprime mortgage finance, and the variety of companies engaged in the activity, adopting and
implementing consistent standards across all segments of the mortgage lending industry is
crucial to promoting sound loan underwriting and to helping consumers understand the

material terms and risks of these loan products.

My testimony today will describe these development.s in the mortgage market, as well
as recent interagency guidelines on mortgage lending. I will also discuss the OCC’s
supervisory process to describe how we seek to prevent national banks and their subsidiaries
from engaging in unfair and deceptive, ;ﬁredatory, or unsafe and unsound mortgage lending
practices. In this regard, I will describe supervisory and regulatory standards that the OCC has
issued relating to mortgage lending by national banks and their mortgage lending subsidiaries,
how we examine these institutions for compliance with these standards, and relevant

enforcement actions.
Developments in the Subprime Mortgage Market

Throughout most of the 1990s, mortgage origination volumes remained steady at

around $1 trillion per year. Beginning in 2001, however, interest rate reductions by the Federal
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Reserve Board had a substantial impact on the mortgage market. As interest rates declined,
many borrowers refinanced existing loans, often lowering their interest rates and extracting
cash at the same time. The result was a three-year rapid expansion of the mortgage market that
peaked in 2003 with just under $4 trillion in new originations. When the Federal Reserve
began raising interest rates in 2004, the impact on mortgage markets was almost immediate.
By the end of 2004, originations volume declined to just under $3 trillion, a 26% drop from

2003.

As one might expect, the 2001-2003 surge in demand profnpted mortgage lenders to
expand their operations to boost capacity. These conditions also atiracted new market
participants, often lenders with little business experience or financial strength. When loan
demand slowed in 2004, the market was left with overcapacity. To maintain production levels,
and satisfy continued strong investor appetite, mortgage originators shifted to “innovative”
products, often designed to heip borrowers cope with rising home prices or continue to tap idle
home equity. Some of these “innovations” included relaxed underwriting standards and

temporary payment reductions that increased risk for both borrowers and lenders.

In recent years, 15- and 30-year fully amortizing convent‘ional loan products have
declined from 62% of total originatiohs in 2003, to just 33% by the end of 2006, while
originations of loans to subprime borrowers, and originations of interest only (I0) and payment
option adjustable-rate mdrtgage (ARM) loans to prime or near-prime borrowers, have
increased. For example, loans to subprime borrowers increased from just 8% of total
originations in 2003, to 20% in 2005. Subprime oﬁginations peaked in 2005 at a total of $625
billion in originations, and declined to about $600 billion in 2006, with a 20% market share in

both years. Originations of loans to the so-called Alt-A market, including nontraditional

4
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products such as I0s and payment option ARMs, grew from only 2% in 2003 to 13% by the

end of 2006. '

In contrast to their share of the mortgage market generally, and their share of
commercial banking assets, national banks have not been significant players in the subprime
loan market. Roughly two-thirds of commercial bank assets are held by national banks. In
addition, almost one-third of the approximately $3 trillion in total mortgages that were
originated in 2006 were originated by national banks or their sub‘sidiaries.r However, as [ noted
earlier, subprime lending by national banks and their subsidiaries in 2006 amounted to less
than 10% of the total $600 billion in subprime mortgage originations by all lenders. Moreover,
it bears noting that subprime loans originated by national banks have been relatively higher

quality, and are performing better, than subprime loans in the general market.

However, loan performance in the subprime sector generally, as we have been seeing,
is deteriorating. Recent statistics reported in a nationwide survey by the Mortgage Bankers
Association (MBA) showed that 14.44% of subprime borrowers with ARM loans were at least
60 days delinquent in their payments in the fourth quarter of 2006." This was an increase of
122 basis points from the third quarter delinquency rate for such mortgages of 13.22%.
According to the MBA survey, foreclosure start rates for subprime loans increased 18 basis

points (from 1.82% to 2%) during the fourth quarter of 2006.

The OCC has carefully monitored these changes in the mortgage market over time,
with particular focus on developments affecting the national banking system, and taken

preventive steps as appropriate to address safety and soundness and consumer protection

! National Delinquency Survey, Mortgage Bankers Association, March 2007.
5
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concerns as they have been identified. The OCC has addressed the liberalization of mortgage
underwriting and the need for caution in four consecutive Annual Surveys of Credit
Undemﬁting Practices, beginning in 2003. In 2004, we began to take particular steps to assess
the risks associated with this activity. These steps included a survey of national bank
originations of IO and payment option ARM loans, including underwriting and marketing
practices. Based on our preliminary findings, in 2005, we initiated an interagency process to
develop guidelines to address emerging risks affecting both safety and soundness and
consumer protection. This process culminated in the special guidance on nontraditional

mortgages, described below, that was issued in 2006.

Close in time to the interagency work on nontraditional mortgage guidance was our
review of subprime mortgage loans, including the so-called “2/28” and “3/27” hybrid ARM
products. We determined that these loan products, although not technically covered by the
nontraditional mortgage guidance, raised underwriting and consumer protection concerns that
are similar in several respects to those raised by IO and payment option ARM products. In
particular, the agencies, as well as members of Congress and the public, became concerned that
lenders are not appropriately' underwriting these loans and have loosened their borrower
qualification standards too far in response to increasing competition for loan volume. For
example, with respect to more recent vintages of subprime hybrid ARMs, the agencies are ‘
particularly concerned about the potential for increased levels of delinquencies and potential
defaults and foreclosures after the payments reset.’ Based on our assessment of these trends,
we developed the proposed interagency statement on subprime lending, which also is described

below.

? According to a Special Report by Moody’s (March 3, 2007), serious delinquencies increased dramatically for
subprime loans originated in 20086, in contrast to delinquency patterns for subptime loans originated in the years
2002 to 2005.
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OCC Supervisory Guidance Relating to Mortgage Lending

In addition to on-site examinations and extensive public outreach, an important
component of the OCC’s oversight of national banks is our provision ;)f written supervisory
guidance. We use the guidance process to alert national banks to practices that may raise legal,
compliance, safety and soundness, and consumer protection risks and concerns, and to try to
prevent such risks from taking hold in the national banking system. Our examiners then apply
the principles articulated in guidance in their ongoing bank supervision activities. Over the
past several years, the OCC has issued supervisory guidance to national banks on a wide range
of matters involving potentially abusive, unsafe and unsound lending practices, providing both

general guidelines and more targeted directives where appropriate.3
Guidance on Nontraditional Morigages

In October 2006, the OCC and other federal banking agencies (the Federél Reserve
Board, the Federal Deposit Insurance Corporation, the Office of Thrift Supervision, and the
National Credit Union Administration) issued final guidelines.addressing a variety of
supervisory issues ra‘ised by nontraditional mortgages (NTM guidance), such’as 10 mortgages
and payment option ARMs.* Nontraditional mortgage products have frequently been marketed

as “affordability” products, and they have been structured to reduce monthly payments in the

3 See Attachment A. . ’

71 Fed. Reg. 58,609 (October 4, 2006). We published proposed guidance addressing these concerns in
December 2005, and asked for public comment on the proposal. After evaluating the public comment we
received on the proposal following the end of the 90-day comment period, the agencies issued the final NTM
guidance in October 2006. Most lenders strongly objected to what were deemed to be “overly prescriptive”
borrower qualification and consumer protection standards in the proposed guidance. However, the agencies
adopted this guidance, essentially as proposed, including the strong borrower qualification and consumer
protection standards, in order to address the concerns we had about these practices.

7
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early years of the loan to make the loan more attractive to borrowers. The agencies were
concerned that underwriting standards had eroded to the point that some lenders were paying
too little attention to the borrower’s ability to make the higher payments that ‘would be required
later in the loan term. The agencies also were concerned that such “back-loaded” repayment
structures may cause borrowers to commit to substantial increases in required monthly
payments that they may not understand or be able to afford. This potential for payment shock,
which can be severe given the non- or partially-amortizing nature of these products, is the most

significant consumer protection concern related to riontraditional mortgage products.

The NTM guidance directs financial institutions to address and mitigate the risks
inherent in nontraditional mortgage products. This includes ensuring that loan terms and
underwriting standards are consistent with prudent lending practices, which require a credible
analysis of a borrower’s repayment capacity. In this regard, the NTM guidance provides that
such loans should be underwritten based on a borrower’s ability to make fully-amortizing
payments at the fully-indexed interest rate. For products like payment option ARMs that
permit negative amortization, the guidance provides that a lender’s underwriting analysis
should be based on the initial loan amount plus any balance increase that may accrue over time

based on the maximum potential amount of negative amortization that the loan permits.

The NTM guidance also addresses the increasingly common practice of institutions to
rely on reduced documentation, particularly unverified income, when they qualify borrowers
for nontraditional mortgage loans. This practice essentially substitutes assumptioris and
alternative information for verified data in analyzing a borrower’s repayment capacity and
general creditworthiness. Because this practice can present significant risks, including the risk
of fraud, it should be used with caution. Accordingly, the NTM guidance provides that the use

of reduced documentation, such as unverified, stated income, should be accepted only if there

8
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are other mitigating factors that minimize the need for direct verification of repayment
capacity. Further, the NTM guidance notes that institutions generally should be able to readily

document income for many borrowers using recent W-2 statements, pay stubs, or tax returns.

Finally, the NTM guidance addresses the need for financial institutions to provide
timely, clear, and balanced consumer information about nontraditional mortgage products,
including information about the potential adverse consequences of these loans, such as
payment shock and negative amortization. This information should be provided to consumers
when they are shopping for a loan. In addition, the guidance provides that information that
will allow consumers to make informed choices concerning payment options should be

provided with any monthly statement on a payment option ARM.

The NTM guidance took effect immediately upon its publication on October 4, 2006,
and it applies to all banks and their subsidiaries, bank holding companies and their nonbank
subsidiaries, savings associations and their subsidiaries, savings and loan holding companies
and their subsidiaries, and credit unions. We are now in the process of ensuring that national
banks that offer nontraditional morigage products perform a self-assessment to determine
whether their operations comply with the guidance and, if not, to briﬁg their operations into
conformity. And, of course, we will confirm this information, and monitor compliance,

through our on-site examination process.

At the same time the agencies issued guidance on nontraditional mortgage product
risks, we published for comment proposed illustrations of the consumer information
contemplated in the guidance. Commenters, including community banks, generally favored

the issuance of these illustrations as a simple “compliance aid” in implementing the disclosure
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recommendations contained in the NTM guidelines. The agencies have carefully considered
the comments we received and we expect to be able to finalize the illustrations in the next

several weeks.
Proposed Statement on Subprime Mortgage Lending

A number of questions also have been raised concerning the underwriting and
marketing of certain hybrid ARMs that are being made to subprime borrowers, commonly
known as 2/28 and 3/27 ARMs, and sometimes referred to as “credit repair” loans. These

products make up a significant portion of the subprime mortgages being originated today.’

Hybrid ARM products feature fixed initial payments of principal and interest that reset
in two or three years based on a variable intefest rate plus margin formula. The reset margins
on subprime hybrid ARM products are typically much higher, and interest adjustments more
frequent, than on comparable prime loans. These circumstances, especially when they are
combined with high periodic caps on how much the interest rate may increase and lower than
‘normal initial payments, mean that a subprime borrower’s payment may increase sivgniﬁcantly
and quickly, causing payment shock. The agencies are concerned that some lenders are not
prudently evaluaﬁng the repayment capacity of borrowers by failing to consider the borrower’s
ability to service the debt when payments increase and to make housing-rélated tax and
insurance payments. With some subprime mortgages, the terms of a prepayment penalty also
can be onerous, which can make it very difficult or expensive for the borrower to refinance the

loan in order to avoid unaffordable increases in monthly payments. These products present -

* The 2/28 and 3/27 hybrid ARM products represented more than 60% of all subprime mortgages originated in
2006.

10
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serious concerns that they are being offered to borrowers who may not-understand the

associated risks and who do not have the capacity to repay the loan as structured.

As noted above, the conseq;lences of these loan structure;s can include an inability of
the borrower to make payments after the initial rate adjustment, adding to the risk of default.
Thus, these loan products raise some of the same concerns about appropriate underwriting,
consumer protection, and the risks of payment shock that the agencies addressed with respect
to nontraditional loan products in the NTM guidance. However, because hybrid ARM
products generally provide for fully amortizing payment schedules, they were not specifically

covered by the NTM guidance. §

The agencies determined that guidance was needed to éddrcss the specific concerns that
had been raised with respect to certain subprime mortgage loans such as hybrid ARMs.” The
proposed “Statement on Subprime Mortgage Lending” published by the agencies earlier this
month addresses appropriate underwriting standards, measures to prevent predatory lending,
and consumer disclosure practices for subprime ARM products that raise the concerns

summarized above.

Like the NTM guidance; the proposed subprime mortgage lending statement specifies
that an institution’s analysis of a borrower’s repayment capacity should include an evaluation
of the borrower’s ability to repay the debt by its final maturity at the fully indexed rate,
assuming a fully amortizing repayment schedule. The proposal explains that an institution’s
analysis of repayment capacity should include an assessment of the borrower’s ability to repay

total monthly housing expenses including real estate taxes and property insurance, in addition

¢ Depending upon the terms of a particular loan, the degree of payment shock for a payment option ARM can be
greater than for a hybrid ARM, because payment option ARMSs permit negative amortization,
7 Interagency Statement on Subprime Mortgage Lending, 72 Fed. Reg. 10,533 (March 8, 2007).

11
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to principal and interest payments on the loan. The statement also provides that, in making its
assessment of the borrower’s income and abﬂity to repay the loan, a lender generally should
not rely on reduced documentation or stated income procedures. It further note.s that most
institutions should be able to readily document income using recent W-2 statements, pay stubs,

or tax returns.

The proposed statement also describes the consumer protection principles that are
fundamental to the underwriting and marketing of hybrid ARMs to subprime borrowers. These
principles include providing information that enables consumers to understand material terms,
costs, and risks of loan products at a time that will ﬁelp the consumer select products and
choose among payment optiohs, Therefore, the guidance provides that consumers should
receive clear and balanced information about the relative benefits and risks of the products,
mcluding information on:

« Potential payment increases, including how the new payment will be calculated

when the introductory fixed rate expires;

» The existence of any prepayment penalty, hdw it will be calculated, and when it

may be imposed;

» The existence of any balloon payment;

* Whether there is a cost premium attached to a reduced documentation or stated

income program; and

¢ The requirement to ﬁake payments for real estate téxes and insurance, if not

escrowed, in addition to loan payments, and the fact that taxes and insurance costs

can be substantial.

12
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The proposed statement strongly encourages institutions that impose prepayment
penalties to provide borrowers with sufficient time immediately prior to the reset date to
refinance without penalty. And, it provides that institutions should not directly, or indirectly,
through broker compensation systems, steer consumers to subprime mortgage products to the

exclusion of other products offered by the institution for which the consumer rhay qualify.

The aggncies have issued the Statement on Subprime Mortgage Lending as proposed
guidance, and we are seeking public comment during the 60-day comment period that ends on
May 7, 2007. We recognize that the market for providing mortgage loans to borrowers with
impaired credit records has evolved rapidly in recent years, as have subprime mortgage
products, in response to expanding home ownership opportunities, higher home prices in
certain areas, competition by lenders for loan volume, developments in the secondary mortgage
market, and investor and borrower risk tolerances. Not all of these product developments have
been benign, and thus there is a need for the agencies to address the concems we have noted
above. We believe that the underwriting and consumer protection principles contained in the

proposed statement are responstve to the legitimate concems that have been raised.

However, it is also important to note that we do not issue prescriptive underwriting
standards lightly. In such cases, the government is effectively substituting its judgment on how
institutions may assess credit risk for the judgment of market participants and the borrowers
themselves. Moreover, in formulating underwriting standards, it can be very difficult to draw
lines that will restrict “bad” credit without unintentionally restricting the availability of “good”
credit. The subprime market presents unique issues and particular challenges in this regard, as
has been noted in a number of recent news articles about deteriorating conditions in the

subprime market.
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Given the level of concem about the subprime market, questions have been raised about
whether or not the agencies have responded with appropriate speed and diligence. We have
also been asked why we did not apply the NTM guidance to subprime loans, since a
characteristic common to both nontraditional mortgages and subprime hybrid ARMs is the nisk
of payment shock. Iwould like to address those questions now. The agencies ultimately
decided to propose guidance on subprime hybrid ARM products as separate guidance, to focus
public comment on the particular issues raised by this type of lending. In doing so, we hope to
be‘able to evaluate how the application of borrower qualification standards like those contained
in the NTM guidance will affect subprime borrowers in particular, and whether other standards
should be considered that may be more appropriate or effective in some circumstances. As
noted earlier, loan performance data for subprime loans originated in 2006 show a sharp
increase in delinquencies, as compared to subprime loans originated in the preceding four
years. With respect to whether or not the agencies are reacting with appropriate speed to
address underwriting deficiencies suggested by the performance of recent vintage hybrid
ARMs, it is true that our course of action to issue separate guidance following a public
comment process has the disadvantage of not immediately responding with final guidelines
affecting new originations. However, it will permit us to proceed in a better informed manner

in addressing issues that may be unique to subprime borrowers and their access to credit.

For example, in recent years, lending institutions have been encouraged to reach out to
the subprime market to provide .greater access to credit, in connection with their obligations
under the Community Reinvestment Act, and in 2 manner consistent with safe and sound
lending principles. As noted earlier, these efforts have been instrumental, and highly effective,

in expanding homeownership for these borrowers and in fueling economic growth. In this

14



98

regard, it is important to note that the borrower qualification standards contained in the
proposal are likely to result in fewer subprime borrowers qualifying for home loans, and there -
is no guarantee that such borrowers will be able to qualify for other loans in the same amount if
the standards are adopted. Thus, as compared to the standards for prime and near-prime loans
contained in the NTM guidance, imposing strict borrower qualification standards on subprime
loans has the inherent risk that borrowers could be denied access to types of credit that
represent their only way to finance a home purchase. The application of these standards to
existing subprime borrowers with hybrid ARMs, who want to refinance their loans in order to
avoid unaffordable payment increases, can raise particular challenges and questions of faimness

if they are unable to do so.

We also recognize that some products have been introduced that are intended to serve
as temporary credit accommodations, rather than long-term financing vehicles. At origination,
these loans may involve terms that exceed the borrower’s present ability to service the debt.
The motivations for these arrangements vary, but sometimes they include providing a home
purchase loan to a borrower who intends to use the property only temporarily, for whom there
is expected future earnings growth, or for whom there is a need for affordable payments in the
short term, in order to improve the borrower’s credit history. Indeed, a recent survey involving
an admittedly small sample of these loans found that a number of the products have been used
for credit repair, enabling at least some borrowers to refinance their subprime hybrid ARMs to
either prime loansor subprime fixed-rate products. Thus, these loans can operate as de facto

balloon payment loans that may be appropriate in certain circumstances.

In light of these considerations, we are particularly interested in public comment on

whether the proposed statement appropriately balances the need for changes in underwriting
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standards with the need to prevent an undue constriction in credit availability for creditworthy
borrowers. Therefore, we have asked for comment on whether the loans described iﬂ the
statement always present inappropriate risks t;) lenders or borrowers that should be
discouraged, or alternatively, when and under what circumstances they may be appropriate. In
addition, as noted above, we are concerned about the impact of the proposed standards on
borrowers who currently hold such loans, and we seek comment on whether the standards, if
adopted, will unduly restrict the ability of these existing borrowers to refinance their loans and

avoid payment shock.

We are also concerned about the possibility of an “unlevel regulatory playing field” if
already highly-regulated, federally-regulated institutions are subject to stricter standards on
subprime mortgage lending, but state-licensed nonbank lenders are not. This is a particular
concemn because, as noted earlier, state-licensed nonbank lenders and brokers play a
predominant role in the subprime market. In this regard, we appreciate the recent
announcement by the Conference of State Bank Supervisors (CSBS) and the American
Association of Residential Mortgage Regulators (AARMR) of their intention to seek adoption
by state regulatory agencies of comparable subprime lending standards when the federal
agency guidance is finalized. This approach is consistent with the undertakings by the CSBS
and AARMR in connection with state-by-state adoption of the federal agency NTM guidance.
Although many states have not yet applied the NTM guidelines to state-licensed lenders and
brokers -- including several states with major real estate markets -- we are encouraged that
agencies in a number of states have adopted them.® Similarly, we think that it is ifnportant that
the basic principles embodied in our subprime lending guidance are also adopted by secondary

market participants who purchase such loans. We note that Freddie Mac recently issued

® See www.csbs.org/Content/NavigationMenwRegulatoryA ffairs/Federal A gencyGuidanceDatabase/
State_Implementation.htr.
16
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guidance comparable to the proposed Statement on Subprime Mortgage Lending concerning
the eligibility of hybrid ARM products for purchase,” although to date, there have not been
similar moves by other major securitizers. As mentioned at the outset, we believe that
adopting and implementing consistent standards across a/l segments of the mortgage lending
industry is crucial to promoting sound loan underwriting and to helping consumers understand

the material terms and risks of these loan products.

There is evidence that some lenders are already revising their underwriting practices in
response to deteriorating market conditions and increasing risks, delinquencies, and
foreclosures involving subprime mortgage loans. In light of these developments, it is
imperative that the agencies develop final guidelines on subprime mortgage lending that are
carefully calibrated to try to ensure that consumers are protected against undue risks while

avoiding unintended adverse consequences both to credit availability and to mortgage markets.

Finally, the agencies have been asked about the steps that can be taken to address loan
delinguencies and to prevent foreclosures. The OCC believes that it is in the best interests of
both lenders and borrowers to work together to bring a loan current and to avoid foreclosure
whenever possible. Reasonable workout arrangements are an appropriate way to assist
borrowers who have encountered financial difficulties. Let me assure you that national banks
are encouraged to engage in responsible loan workout and recovery activities in order to avoid

a foreclosure and they will not face regulatory criticism for such activities. Moreover, the

® See News Release, Freddie Mac, “Freddie Mac Announces Tougher Subprime Lending Standards to Help
Reduce the Risk of Future Borrower Default; Company Also to Develop Model Subprime Mortgages” (Feb. 27,
2007), available at www freddiemac.com/news/archives/corporate/2007/20070227 _subprimelending html; see
also Letters from J.B. Lockhart, 111, Director, Office of Federal Housing Enterprise Oversight to R.F. Syron,
Chairman and CEQ, Freddie Mac, and D.H. Mudd, President and CEO, Fannie Mae (Dec. 8, 2006) (requesting a
report on the steps taken in response to interagency guidance on nontraditional mortgage products), available at
www ofheo gov/media/pdf/ NontraditionalMortgage121306.pdf. Another important improvement in the
secondary market would be enhanced investor disclosures that state whether or not mortgages in the pools backing
the securities are in compliance with federal banking agency guidelines on nontraditional mortgage products and
subprime lending, as applicable.
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OCC recognizes the need for all lenders to engage in foreclosure prevention efforts and we
have been very proactive in communicating our views to national banks on this issue and on
“best practices” for foreclosure prevention.' Among the best practices for effective
foreclosure prevention ié having a full-cycle approach to borrower financial counseling ~-
before, during, and after taking out a mortgage, and at the first sign of repayment problems. In
this regard, the OCC issued guidance to national banks on strategies for effective delinquency
intervention activities in affordable mortgage portfolios held by national banks. "' Tﬁe OCC,
along with the U.S. Department of Housing and Urban Development (HUD) and the other
bank régulators, serves on the board of NeighborWorks America, a national non-profit -
organization. The NeighborWorks Center for Foreclosure Solutions, its national foreclosure
center, has developed very effective foreclosure prevention strategies and foreclosure
intervention programs in communities across the country. The OCC has encouraged national
banks to work to reduce foreclosures through partnerships with nonprofit organizations, like
the Neighboerrks Center. We have also advised national banks that when they participate in
foreclosure avoidance counseling programs targeted to low- and moderate-income borrowers

in their assessment areas, they will receive Community Reinvestment Act credit.
occC Regulaﬁons and Federal Laws Relating to Predatory Lending Practices
OCC Regulations

There is scant evidence that national banks or their subsidiaries are engaging in

predatory lending practices. Nevertheless, the OCC has taken a number of significant steps

directed at ensuring that national banks do not become involved in unfair, deceptive, or

19 See “Homeownership: Preserving the American Dream,” by John C. Dugan, Comptroller of the Cufre:ncy,
Community Developments, Spring 2006,
! See OCC Advisory Letter 97-7, Affordable Mortgage Portfolios.
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predatory practices. Through the issuance of supervisory guidelines and regulations, and
through enforcement actions, we have acted to deter abusive lending practices and ensure fair

treatment of national bank customers.

The OCC was the first federal banking agéncy to issue comprehensive anti-predatory
lending guidance and anti-predatory lending regulations specifically applicable to the
institutions we supervise -- national banks and their operating subsidiaries, Early in 2004, the
OCC adopted regulations that address a fundamental characteristic of predatory lending -
equity stripping. Under OCC rﬁles, national banks are prohibited from making mortgage loans
based predominantly on the foreclosure or liquidation value of the borrower’s collateral,
without regard to the borrower’s ability to repay the loan according to its terms.'? In addition,
while the OCC does not have the authority to issue regulations defining the specific acts and
practices that are unfair or deceptive, and therefore unlawful under the Federal Trade
Commission Act (FIC Act),’® OCC regulations do prohibit national banks from engaging in

any lending practice that would be unfair or deceptive within the meaning of the FTC Act.*

In 2005, the OCC issued additional regulatory standards for national banks to avoid
potentially predatory lending practices in direct loan originations, loan purchases, and brokered
transactions. These standards are entitled “Guidelines Establishing Standards for Residential
Mortgage Lending Practices” (Part 30 guidelines). 5 The Part 30 guidelines were drawn from

principles contained in advisory letters on the same subjects that the OCC issued in 2003, but

212 CF.R. §§ 7.4008(b) and 34.3(b).

' The Federal Reserve Board has exclusive authority to issue regulations that define the practices that are unfair
or deceptive for banks under the FTC Act. 15 U.S.C. 57a(f)(1).

' 12 C.F.R. §§ 7.4008(c) and-34.3(c).

'* 12 CFR. Part 30, App. C.

' Because of the importance of mortgage lending to the nation’s economy and to individual consumers, as well as
the devastating consequences of predatory mortgage lending, the OCC issued two detailed advisory letters — one
focused upon mortgage origination standards and the other addressing the special problems presented by brokered
or purchased loans — that were designed to help national banks avoid ever engaging in predatory practices in their
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unlike the advisory letters, are enforceable under section 39 of the Federal Deposit Insurance
) Act.V In issuing the Part 30 guidelines, we recognized that “[flair treatment of customers is
fundamental to sound banking practices.”’® The Part 30 guidelines were designed to protect
against involvement by national banks, either directly or through loans that they purchase or
rhake through intermediaries, in lending practices that can injure national bank customers and

- expose the bank to credit, legal, compliance, reputation, and other risks.

Significantly, the Part 30 guidelines identify particular practices in which national
banks should not become involved, either directly or through brokered or purchased loans:
* equity stripping and fee packing;
¢ loan flipping;
¢ encouragement of default on an existing loan; and
» refinancing of special subsidized mortgages with loans that do not provide a tangible

economic benefit to borrowers relative to the refinanced loans.'

The guidelines also address a second category of loan terms and features that the OCC
recognized may in some circumstances be susceptible to predatory, unfair or deceptive lending
risks, and yet may be appropriate risk mitigation measures in other circumstances. These
practices or features are:

* financing single premium credit insurance;

mortgage lending activities. OCC Advisory Letter 2003-2, “Guidelines for National Banks to Guard Against
Predatory and Abusive Lending Practices™ (Feb. 21, 2003) and OCC Advisory Letter 2003-3, “Avoiding
Predatory and Abusive Lending Practices in Brokered and Purchased Loans” (Feb. 21, 2003). These advisory
letters expanded upon earlier advisories relating to abusive lending practices and the legal standards the OCC
would use in determining whether practices are unfair or deceptive. See Advisory Letter 2000-7, “Abusive
Lending Practices” (July 25, 2000); Advisory Letter 2002-3, “Guidance on Unfair or Deceptive Acts or Practices”
(March 22, 2002). :
712 U.S.C. § 1831p-1; see also 12 CF.R. §§30.3 - 6.
'8 70 Fed. Reg. 6329 (Feb. 7, 2005).
12 CFR. Part 30, App. C at I (A)(1) - (4).
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negative amortization;

balldon payments in éhon-tem transactions;

prebayment penalties not limited to the early years of a loan;

interest rate increases on default at a level not commensurate with risk mitigation;
provisions allowing the bank to accelerate payment of the loan in circumstances other
than the borrower’s default or to mitigate loss;

the absence of an appropriate assessment and documentation of the consumer’s ability
to repay the loan in accordance with its terms;

mandatory arbitration clauses;

pricing terms that trigger HOEPA;

extending a loan in which the principal balance exceeds the appraised value of the
property;

payment schedules that consolidate more than two periodic payments and pay them in
advance from the proceeds; and

payments to a home improvement contractor from proceeds of a mortgage loan other
than to the consumer, the consumer and contractor jointly, or to a third-party escrow

agent. »

Pursuant to these mortgage lending guidelines, national banks must px;udently consider

the circumstances, including the characteristics of the targeted market and applicable consumer

protection and safety and soundness safeguards, under which the bank will make residential

mortgage loans with the terms and features outlined above. A national bank is'expected to

exercise enhanced care and to apply heightened internal controls and monitoring when making

14 at M(BY) ~ (12).
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loans with these features to borrowers who are not financially sophisticated or whose credit

choices are limited.*!

As noted above, the Part 30 guidelines apply to mortgages that national banks and their
subsidiaries originate directly, as well as mortgages that they purchase or make through a
broker or other intermediary. The guidelines tﬁus address concerns that have been raised about
the link between predatory practices and non-regulated lending intermediaries, as well as
concerns that a national bank could inadvertently facilitate predatory lending through the
purchase of loans and mortgage-backed securities and in connection with mortgage broker

transactions.

The Part 30 guidelines provide that indirect lending activities by national banks should
reflect standards and practices consistent with those applied by the bank in its direct lending
activities.?? Thus, these guidelines specify measures that banks should undertake, such as
establishing criteria for entering into and continuing third-party relationships, underwriting and
appraisal requirements, compensation standards, appropriate thirdfparty agreements, and
criteria for taking appropriate corrective action in the event the bank’s policies are not
followed.” They also proﬂride that national banks should take appropriate steps to ensure that
compensation policies for brokers do not provide incentives for originating loans with
potentially predatory terms and conditions. In addition, the guidelines provide that a national
bank shoula engage in appropriate monitoring and oversight of its third-party originations to

ensure that the bank’s residential mortgage lending activities comply with applicable law and

¥ 1d. at 1(C). Consistent with the OCC’s general emphasis on strong consumer disclosure practices and the
avoidance of unfair or deceptive practices, the Part 30 guidelines also establish high expectations for the provision
of relevant information to consumers. In particular, the Part 30 guidelines provide that national banks should give
“timely, sufficient, and accurate information to a consumer concerning the costs, risks, and benefits of the loan,”
including information “sufficient to draw their attention to these key terms.” /d. at II}(D).
2 Id. at TH(E).
B 1d. at HIEXH) ~ (6).
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the bank’s internal standards.” This rigorous and detailed OCC guidance will remain
applicable to all mortgage lending in national banks and their subsidiaries in addition to the

interagency issuances in this area.

Applicable Laws

In addition to OCC regulations, several federal laws apply to the mortgage lending
operations of national banks and can be enforced as necessary to address instances of unfair,
deceptive, or predatory mortgage lending practices. These laws, and the agencies responsible
for issuing and interpreting related regulations, include:

¢ The Truth in Lending Act (TILA),25 which requires creditors to provide disclosures
about terms and costs of credit (Federal Reserve Board);

» The Home Ownership and Equity Protection Act of 1994 (HOEPA)),?® which provides
enhanced consumer protections with respect to certain high-cost mortgages and directs
the Federal Reserve Board to issue such additional regulations as necessary to address
unfair, deceptive, or abusive mortgage lending practices (Federal Reserve Board);

s The Equal Credit Opportunity Act (ECOA),” which prohibits discrimination against
applicants based on race, color, religion, national origin, sex, marital status, age, the
receipt of public assistance income, or the exercise of rights under the Consumer

Credit Protection Act in any aspect of a credit transaction (Federal Reserve Board);

14, at TI(F).

B 15U.8.C. § 1601 et seq; see also 12 C.F.R. Part 226.

1S US.C. § 1601 et seq.; see also 12 C.F.R. Part 226.

7 15U.8.C. § 1691 et seq.; see also 12 C.F.R. Part 202.
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e The Fair Housing Act,”® which prohibits discrimination based on race, color, religion,
sex, handicap, familial status, or national origiﬂ in making a residential real estate-
related transaction available (HUD);

e The Real Estate Settlement Procedures Act (RESPA),” which requires advance
disclosure of settlement costs in residential real estate transactions and prohibits
kickbacks or unearned fees for settlement services (HUD); and

» Section 5 of the Federal Trade Commission Act (FTC Act), which p;rohibits unfair or -
deceptive acts or practices and directs the Federal Reserve Board to define by
regulation such practices that are unlawful for banks (Federal Reserve Board for banks;

Office of Thrift Supervision (OTS) for thrifts).™®
OCC Supervisory Process

The OCC conducts comprehensive exafninations of national banks to ensure that they
operate in a safe and sound manner and in accordance with the applicable laws, regulations,
and supervisory directives described above. Through a network of approximately 1,800
examiners located throughout the United States and in London, we monitor conditions and
trends, b;)th in individual banks and in the banking system as a whole. Our supervisory
activities focus on the risks as identified by our supervisory monitoring tools and subject
matter experts. At the largest banks, on-site examination teams continucusly monitor all

aspects of the banks’ operations.

42 U.S.C. § 3601 et seq.; see also 24 C.F.R. Part 100.
212 U.8.C. § 2601 et seq.; see also 24 C.F R. Part 3500.
15 U.S.C. § 45. The OCC’s ability to enforce this prohibition against national banks and their operating
subsidiaries has been upheld in the courts. See Roberts v. Fleet Bank, 342 F.3d 260, 270 (3d Cir. 2003); Chavers
v. Fleet Bank, 844 A.2d 666, 674-676 (R.1. 2004).
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The OCC supervises national banks by business line, not according to corporate form,
so the standards applied in the course of that supervision are the same for national banks and

their operating subsidiaries.

National b;xnks ére regularly examined for safety and soundness and for compliance
with applicable consumer protection laws and regulations. The OCC reviews the adequacy of
the bank’s policies, systerns, and controls relative to the character and complexity of the bank’s
business, and assesses whefher the bank’s activiﬁés are being carried out in compliance with
applicable laws and regulations. As part of these reviews, examiners sample individual

transactions to validate their assessment of the bank’s systems, controls, and legal compliance.

Depending on the bank’s risk profile and other supervisory information, including
consumer complaints, examiners may target their reviews to a particular loan product, business
line, or operating unit. For example, if the institution is engaging in significant new or
expaﬁded mortgage lending activities, examiners ordinarily would pay particular attention to
those loans during their review. If the sampling process indicates potential issues, examiners
will expand their review as appropriate. The examination process is intended to provide a high
level of assurance that each aspect of an institution’s business is conducted in compliance with

applicable laws and on a safe and sound basis.

As indicated above, consumer complaints filed with our Customer Assistance Group
(CAG) may raise red flags concerning potential predatory lending. CAG staff are responsible
for assisting customers of national banks and their subsidiaries by answering questions and
resolving individual complaints. When CAG receives a written, signed complaint, it requests a

response from the bank involved, and may request additional information from the consumer
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or the bank. Additionally, CAG personnel may, and often do, consult with OCC’s bank
supervision and Law Department personnel fo help ensure that complaints are resolved
appropriately and, where applicable, any identified violations of law are fully addressed.”’
After evaluating the information before it, CAG sends the consumer a letter containing its
findings. Over the last five years, from 2002 to 2006, national bank customers received more
than $3,500,000 in financial relief in connection Qith resolution of individual mortgage-related

complaints filed with CAG.

CAG also provides dat# to examiners o help flag banks, activities, and products that
require further investigation, and to OCC management and others to assist in identifying trends
and emerging problems. If predatory or ab‘ﬁsive lending issues surface in the course of these
examinations or are otherwise brought to examiners” attention through consumer complaints or
other sources, examiners and OCC attorneys determine whether the practices in question
violate any applicable laws and regulations, including the FTC Act, HOEPA, or the OCC’s
Part 30, or are otherwise inconsistent with OCC guidelines and mortgage lending standards. In
cases where such a determination is made and depending upon the circumstances, the OCC
will either obtain appropriate corrective action informally through the supervisory process or

formally through an enforcement action, as described below.

The OCC’s bank supervision process can result in significant reforms to bank practices
and keep banks on a proper course even in the absence of litigation, formal enforcement
actions, or other publicized events. The OCC’s examiners exert extraordinary authority and
influence over the activities of national banks through the supervisory process. When

examiners identify an issue, they expect it to be fixed promptly, without having to resort to a

*! Complaints that allege or raise issues of predatory lending or unfair or deceptive practices are generally
reviewed by CAG personnel in close consultation with the OCC’s Law Department.
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formal enforcement action, and the agency can use a wide range of measures short of formal,
public enforcement actions to obtain the desired result. Such measures include
communications of “matters requiring attention” in confidential examination reports to bank
management and boards of directors and informal eﬁforcement actions such as nonpublic

memoranda of understanding.

The vast majority of supervisory problems are promptly corrected through informal
means. In some cases, however, a formal enforcement action may be necessary based on the
nature or gravity of én issug or the nature of the remedies sought to address instances of unfair,
deceptive, or predatory lending practices. In such cases, as described below, we do not hesitate

to bring an enforcement action when appropriate.

Enforcement Actions

Congress has provided the OCC with a wide range of methods to address unsafe or
unsound practices or violations of laws, rules, or regulations. Section 8 of the Federal Deposit
Insurance Act gives the OCC broad powers to compel compliance with any law, rule,
regulation, written agreement or condition imposed in writing. The OCC may initiate cease
and desist proceedings, seek civil money penalties, and, as appropriate, seek restitution or
reimbursement for affected customers if the OCC determines that a national bank or its
operating subsidiary has violated any applicable federal law or regulation or any applicable

state law or regulation. > 2

The OCC was the first federal banking agency to take enforcement action against an

institution it supervises for violations of Section 5 of the FTC Act. In a groundbreaking case,

212 U.8.C. § 1818, This statute also permits the OCC to pursue remedies based on unsafe or unsound banking
practices.
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the OCC asserted section 5 of the FTC Act as a basis for seeking a cease and deéist order, as
well as affirmative remedies, against a national bank in 2000. Since that time, the OCC has
taken several more formal enforcement actions against national banks found to be engaging in
unfair or deceptive practices within the meaning of the FTC Act. Thése cases have involved
issues ranging from misleading and deceptive advertising of credit cards and ancillary products

to unfair mortgage practices.”

To date, the OCC has charged FTC Act violations in two cases to obtain reimbursement
for mortgage loan borrowers who were harmed by predatory or unfair practices. In a consent
order entered into in 2003, we required a bank to provide restitution to borrowers who were
affected by unfair practices in connection with tax lien loans. We found that fees for these
loans were imposed for services that were not performed, and that the bank also violated
federal legal requirements in TILA, HOEPA, RESPA, and the FTC Act. Consumers who were
harmed by the bank’s practices were provided restitution in the amount of all fees paid in
connection with the loans — whether or not characterized as a finance charge under TILA and

whether paid to the bank or to a third party, and all interest charges.

In 2005, the OCC entered into a formal agreement requiring another bank to establish a
$14 million fund to reimburse consumers who were harmed by the lack of appropriate controls
in the bank’s mortgage lending operations and practices. Consumers entitled to restitution
included consumers who: (1) paid origination fees and/or interest rates subgtanﬁally different
from those indicated on good faith estimates; (2) did not have their creditworthiness adequately
considered; or A(3) held a subsidized loan that was refinanced with a higher cost loan that did

not appear to provide the consumer with a tangible economic benefit. The agreement also

** See Attachment B.
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required the bank, among other things, to ensure that its advertising materials adequately
disclose limitations or conditions on various products and to develop a detailed consumer
compliance program to ensure compliance with the FTC Act, RESPA, the OCC’s Part 30
guidelines, and the OCC’s other issuances regarding abusive, predatory, unfair, or deceptive

practices.
Conclusion

In conclusion, this hearing is an important opportunity to examine the issues
confronting the subprime mortgage market, including the very serious concerns that have been
raised about loan underwriting practices, consumer protection, and deteriorating loan
performance. Even though subprime lending engaged in by national banks under the OCC’s
supervision accounts for a small percentage of the overall market for such loans, we
nevertheless believe that it is important that the federal bankiﬁg agencies and state agencies
continue to work together to address these concerns to the extent they arise in the institutions
we supervise. In going forward, we should all be cognizant of the need to find an approach
that not only addresses these concerns without unintended adverse consequences to consumers
or to credit markets, but that also is fairly applied and consistently implemented for all of the

providers of subprime mortgage finance.

[ appreciate the opportunity to present the OCC’s views on these issues and will be

pleased to answer any questions that you might have.
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Attachment A

List of QCC Supervisory Guidance Documents on Abusive Lending Practices

Advisory Letter 2000-7, “Abusive Lending Practices” (July 25, 2000)
Advisory Letter 2000-10, “Payday Lending” (Nov. 27, 2000)
Advisory Letter 2000-11, “Title Loan Programs” (Nov. 27, 2000}

Advisory Letter 2002-3, “Guidance on Unfair or Deceptive Acts or Practices” (March 22,
2002)

Advisory Letter 2003-2, “Guidelines for National Banks to Guard Against Predatory and
Abusive Lending Practices” (Feb. 21, 2003)

Advisory Letter 2003-3, “Avoiding Predatory and Abusive Lending Practices in
Brokered and Purchased Loans” (Feb. 21, 2003)

Advisory Letter 2004-4, “Secured Credit Cards” (April 28, 2004)

Advisory Letter 2004-10, “Credit Card Practices” (Sept. 14, 2004)

Joint Guidance on Overdraft Protection Programs (Feb. 18, 2005)

Interagency Guidance on Nontraditional Mortgage Product Risks (Oct. 4, 2006)

Interagency Statement on Subprime Mortgage Lending (Proposed March 8, 2007)
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Attachment B

List of Public Enforcement Actions under the FTC Act

Consent order — June 28, 2000. We required the bank to set aside not less than $300
million for restitution to affected consumers and to change its credit card marketing
- prograim, policies, and procedures.

Consent order — May 3, 2001. We required the bank to provide restitution of
approximately $3.2 million and to change its credit card marketing practices.

Consent order — December 3, 2001. We required the bank to set aside at least §4
million for restitution to affected consumers and to change its marketing practices.

Formal agreement — July 18, 2002. We required the bank to change its marketing
practices.

Consent order — January 17, 2003. We required the bank to set aside at least $6 million
for restitution to affected consumers, to obtain prior OCC approval for marketing
subprime credit cards to non-customers, to cease engaging in misleading and deceptive
advertising, and to take other actions.

Formal agreement — March 25, 2003. We required the bank to provide restitution in
connection with private [abel credit card lending and to make appropriate
improvements in its compliance program.

Formal agreement - July 31, 2003, We required the bank to provide refunds of
approximately $1.9 million to affected consumers in connection with credit card
practices.

Consent order — November 7, 2003. We required the bank to set aside at least $100,000
to provide restitution for borrowers who received tax lien loans, review a portfolio of
mortgage loans to determine if similar violations existed, and take steps to prevent
future violations.

Consent order — May 24, 2004. In a second case involving the same bank, we required
the bank to set aside at least $10 million for restitution to affected consumers and
prohibited the bank from offering secured credit cards in which the security deposit is
charged to the consumer’s credit card account.

Formal agreement — November 1, 2005. We required the bank to set aside at least $14
million for restitution to affected customers and to strengthen internal controls to
improve compliance with applicable consumer laws and regulations and underwriting
standards.
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Introduction

Chairman Dodd, Ranking Member Shelby, members of the Committee, I appreciate the
opportunity to discuss mortgage lending, the recent rise in mortgage delinquency and foreclosure
rates, particularly in the subprime sector, and the Federal Reserve’s supervisory response.

The Federal Reserve is concerned about recent developments in mortgage markets and
has been closely monitoring the effects of these developments on the financial health of
mortgage borrowers and lending institutions. Regarding safety and soundness of the banking
system, less than half of subprime loans have been originated by federally regulated banking
institutions. To date, the deterioration in housing credit has been focused on the relatively
narrow market for subprime, adjustable-rate mortgages, which represent fewer than one out of
ten outstanding mortgages. Borrower performance deterioration in the subprime market has
been concentrated in loans made very recently, especially those originated in late 2005 and 2006,
and problems in those loans started to become apparent in the data during the latter half of 2006.

As in past credit cycles, market investors and lenders have begun to implement more
appropriate underwriting standards and to change their risk profiles. Some borrowers are clearly
experiencing significant financial and personal challenges, and more subprime borrowers may
join these ranks in the coming months. We are mindful that any ac.tion we take should not have
the unintended consequence of limiting the availability of credit to borrowers who have the
capacity to repay. I will shortly offer some suggestions to address these challenges, including
the potential for lenders to work with troubled borrowers.

We know from past cycles that credit problems in one segment of the economy can
disturb the flow of credit to other segments, including to sound borrowers, creating the potential

for spillover effects in the broader economy. Nevertheless, at this time, we are not observing
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spillover effects from the problems in the subprime market to traditional mortgage portfolios or,
more generally, to the safety and soundness of the banking system.

Subprime lending has grown rapidly in recent years and has expanded homeownership
opportunities for many individuals. It is important to ensure that these gains are not eroded by
the recent increase in delinquencies and foreclosures in the subprime market. It is especially
important to preserve homeownership for the many low- and moderate-income borrowers who
have only recently been able to achieve the goal of owning a home.

Later in my testimony, I will discuss the recent activity in mortgage markets and the
possible causes for the increases in delinquencies and foreclosures in the subprime market. I will
discuss the Federal Reserve’s ongoing efforts as a banking supervisor to ensure that the
institutions we supervise are managing their mortgage lending activities in a safe and sound
manner, including assessing the repayment capacity of borrowers. In particular, I will discuss
existing guidance that has been issued over the past several years that addresses many of these
issues and the general scope and findings of examinations at the lending institutions we
supervise.

I will also discuss our efforts in the area of consumer protection, including guidance to
ensure that lenders provide consumers with clear and balanced information about the risks and
features of loan products at a time when the information is most useful, before a consumer has
applied for a loan. The Federal Reserve Board has significant responsibilities as a rulewriter for
several consumer protection laws, and I will discuss our efforts to date to improve the
effectiveness of our regulations in this area as well as our plans to continue this work in the near

and longer term.
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Mortgages and the Role of the Capital Markets

The banking system has changed dramatically since I first joined the Federal Reserve
Bank of Boston in the mid-1970s. Back then, banks and savings and loans used their deposit
bases and other funding sources to finance, originate, and hold loans to maturity. These financial
institutions were highly exposed to any problems that might emerge in residential markets, and
their analysis of credit risk was generally limited to making sure that each loan was underwritten
properly. Home mortgages had fixed rates and few bells and whistles.

Today, the mortgage lending business has changed dramatically. With the remarkable
growth we have seen in securitization, that simple book-and-hold model has evolved to
incorporate an alternative and more complex originate-to-distribute model. While commercial
banks still play a significant role in the mortgage origination and distribution process, they are no
longer the only originators or holders of residential mortgages. Securitization has had profound
effects in financial centers, where investment bankers use a broad array of approaches to package
and resell home mortgages to willing investors, and in local communities, where mortgage
brokers and mortgage finance companies compete aggressively with banks to offer new products
to would-be homeowners.

These innovations in housing finance have brought many benefits to lenders, investors,
and borrowers. Much more 5o than in the past, insured depository institutions are now able to
manage liquidity and control risks by adjusting credit concentrations and maturities through the
use of financial instruments such as mortgage-backed securities. For capital market investors,
securitization has reduced transaction costs, increased transparency, and increased liquidity. The
market has become very proficient at segmenting cash flows of mortgage portfolios into risk

tranches targeted at investors with differing risk appetites.
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Homebuyers have also benefited in this environment of financial innovation and market
liquidity. More lenders are actively competing in the mortgage market, product offerings have
expanded greatly, the underwriting process has become more streamlined, borrowing spreads
have decreased, and obtaining a mortgage loan has become easier. In short, securitization has
helped to expand homeownership, which recently reached a record 69 percent.! Not
surprisingly, there have also been significant gains in homeownership for low- and moderate-
income individuals. The development of the subprime mortgage market has been an integral
factor in creating these homeownership opportunities for previously underserved borrowers.
Recent Trends in the Subprime Market

The term “subprime” generally refers to borrowers who do not qualify for prime interest
rates because they exhibit one or more of the following characteristics: weakened credit histories
typically characterized by payment delinquencies, previous charge-offs, judgments, or
bankruptcies; low credit scores; high debt-burden ratios; or high loan-to-value ratios. Prime
borrowers represent more than 75 percent of the 43 million first-lien mortgage loans outstanding
in the United States; subprime borrowers represent about 13 or 14 percent; and the remaining
borrowers fall within a somewhat ill-defined category between prime and subprime known as
“Alt-A,” or “near-prime,” which includes borrowers with good credit records who do not meet
standard guidelines for documentation requirements, debt-to-income ratios, or loan-to-value
ratios.?

While still only a relatively small part of outstanding mortgages, the subprime sector
grew rapidly over the past three years and accounted for an outsized share of originations in

2006. The roots of this increase can be traced back to the low levels of market interest rates that

! United States Census Bureau.
2 Estimates based on data from LoanPerformance Corp. and the Mortgage Bankers Association.
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existed in the early part of this decade which, in turn, spurred significant volumes of mortgage
refinancing, as well as new originations. To meet this demand, financial institutions significantly
increased their mortgage origination and securitization infrastructures. New entrants in the
mortgage industry, including independent mortgage brokers and finance companies, also ramped
up their origination capacity. With the rise in short-term market interest rates beginning in 2004,
the cost burden of such infrastructures came under increasing pressure as both mortgage
refinance and new origination volumes declined.

In this environment of high liquidity, rising home prices, and competition, some lenders
that had an originate-to-distribute model responded to the capital market’s demand for new
products by easing their credit standards and increasing risks through “risk-layering” practices
such as simultaneous second liens, no- or low-income documentation, and high loan-to-value
ratios. Some borrowers were actually investors utilizing the ease in terms to purchase
investment and rental properties. In the latter part of 2005 and in 2006, risk-layered loans were
originated in greater numbers and, increasingly, to borrowers with lower credit scores. An
additional layer of risk was embedded in the subprime market since subprime borrowers are
more likely to use adjustable-rate mortgages, or ARMs, because these loans generally carry
lower interest rates at origination, particularly if a promotional or “teaser” rate is offered for the
Ioan’s introductory period. While these loans contribute to more manageable payments early in
the life of the mortgage loan, borrowers can be exposed to payment shock when rates adjust.
ARMs account for only about one in eight prime mortgages, but they account for between one-
half and two-thirds of subprime mortgages.

During the years of exceptionally strong growth in housing prices and low, stable interest

rates, most borrowers did not face large payment shocks and many of those that did could later
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take advantage of home price appreciation to refinance. These conditions changed in 2006,
when mortgage interest rates hit four-year highs, the volume of home sales declined, and the rate
of house price appreciation decelerated, leaving the most recent subprime borrowers vulnerable
to payment difficulties. Subprime borrowers with hybrid ARMs have experienced the largest
tecent increase in delinquency and foreclosure rates.* Meanwhile, an unusual number of
subprime loans have defauited shortly after origination; these “early payment defaults” are
further evidence of laxer underwriting standards by subprime lenders, especially during 2006.
Based on anecdotal evidence, it seems possible that fraud has also been a factor in the recent
increase in early payment defaults.

Undiversified subprime finance companies have been hit especially hard by early
payment defaults, and many have been forced under the terms of their securitization contracts to
repurchase these loans. The costs associated with these repurchases have further reduced
earnings, pushing some lenders into bankruptcy and forcing the sale or operational shutdown of
others. This consolidation in the subprime sector of the mortgage finance industry began several
months ago and has likely not yet run its course. These changes in market conditions may assist
the industry as investors become more focused on risk-reward tradeoffs and as lenders become
more prudent. However, over the next one to two years existing subprime borrowers, especially

those with more recently originated hybrid ARMs, may continue to face challenges.

3 Delinquency rates on subprime variable-rate mortgages rose during 2006 from 6.3 to 10.9 percent, according to
data from LoanPerformance (data from the Mortgage Bankers Association show a similar pattern; delinquency rates
are for loans 90 days or more past due or in foreclosure). Delinquencies in the Alt-A sector have increased at rates
comparable to subprime loans, but the overall delinquency level is far lower. For example, Alt-A loans 60 days or
more past due represented between two and three percent of ail Alt-A loans in January 2007. Because, at most, one
in ten borrowers has a subprime variable rate mortgage, and because delinquency rates on other types of loans have
remained relatively low and stable, the overall delinquency rate on all loans drifted up only slightly during 2006.
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Supervisory Guidance

Over the past several years, the Federal Reserve has been monitoring these developments
and has adjusted our supervisory activities accordingly. Banking supervisors expect our
regulated institutions to be mindful of the risks posed by new and expanding business activities.
The principles of sound lending have been with us for generations and most of the guidance we
issue is to remind bankers what they should already be doing.

In our routine on-site examinations over the past several years, most banking practices
that we have observed have reflected sound risk management. However, at a few institutions, we
have observed weaknesses in risk management and consumer protection practices. We have
addressed issues involving these individual institutions through the examination process with
requirements that management take appropriate corrective actions. We have also responded by
issuing guidance, with the other federal regulators, on subjects such as real estate lending,
subprime lending, home equity lending, nontraditional mortgages, and securitization.

Since the early 1990s, the Federal Reserve and the other banking agencies have issued a
number of guidance statements on residential real estate lending that focus on sound
underwriting and risk-management practices, including the evaluation of a borrower’s repayment
capacity and collateral valuation.

Interagency Guidelines for Real Estate Lending

The foundation for much of this guidance is the 1993 Interagency Guidelines for Real
Estate Lending, which was issued pursuant to the Federal Deposit Insurance Corporation
Improvement Act of 1991 (FDICIA). FDICIA required the federal banking agencies to prescribe
uniform real estate lending standards. The final rule requires every depository institution to

establish and maintain comprehensive, written real estate lending policies that are consistent with
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safe and sound banking practices. A key point in this document is that prudently underwritten
real estate loans should reflect all relevant credit factors, including the capacity of the borrower
to adequately service the debt.

Interagency Guidance on Subprime Lending

The 1999 Interagency Guidance on Subprime Lending, as expanded in 2001, discusses
essential components of a well-structured risk-management program for subprime lenders. This
guidance emphasizes that lending standards should include well-defined underwriting parameters
such as acceptable loan-to-value ratios, debt-to-income ratios, and minimum acceptable credit
scores. It advises institutions actively involved in the securitization and sale of subprime loans to
develop contingency plans that include alternate funding sources and measures for raising
additional capital if investors lose their appetite for certain risks.

The subprime guidance, as amended in 2001, also addresses concerns about predatory or
abusive lending practices. The agencies recognized three comron characteristics of predatory
lending, including making unaffordable loans based on the assets of the borrower rather than on
the borrower’s ability to repay an obligation; inducing a borrower to refinance a loan repeatedly
in order to charge high points and fees each time the loan is refinanced; or engaging in fraud or
deception to conceal the true nature of the loan obligation, or ancillary products, from an
unsuspecting or unsophisticated borrower. The guidance advises institutions that higher fees and
interest rates, combined with compensation incentives, can foster predatory pricing or
discriminatory practices and that institutions should take special care to avoid violating fair
lending and consumer protection laws and regulations. The agencies expressed the expectation
that institutions should recognize the elevated levels of credit and other risks arising from

subprime lending activities and advised that these activities require more robust risk management
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and, often, additional capital. The guidance also states that loans to borrowers who do not
demonstrate the capacity to repay the loan, as structured, from sources other than collateral are
generally considered unsafe and unsound. Where risk-management practices are deemed
deficient, the guidance advises examiners to criticize bank management and to require corrective
actions.
Interagency Guidance on Nontraditional Mortgage Product Risks

In 2005, the Federal Reserve and the other federal agencies observed that lenders were
increasingly combining nontraditional or “exotic” mortgage loans, which defer repayment of
principal and sometimes interest, with the risk layering practices that I talked about earlier. In
particular, the agencies were concerned about the lack of principal amortization and the potential
for negative amortization in these products. Moreover, we were concerned that the easing of
underwriting standards and the marketing of these products to a wider spectrum of borrowers,
including investors purchasing rental properties, might create higher embedded risks. To address
those concerns, the Federal Reserve and other agencies issned guidance on nontraditional
mortgage products last September. The Interagency Guidance on Nontraditional Mortgage
Product Risks highlights sound underwriting procedures, portfolio risk management, and
consumer protection practices that institutions should follow to prudently originate and manage
nontraditional mortgage loans. A major aspect of this guidance is the recommendation that the
analysis of repayment capacity should include an evaluation of borrowers’ ability to repay debt
by final maturity at the fully indexed rate, assuming a fully amortizing repayment schedule. The
agencies were also concerned that borrowers were obtaining these loans without understanding

the risks as well as the benefits. The guidance also reminds institutions that they should clearly
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communicate the risks and features of these products to consumers in a timely manner, before
consumers have applied for a loan.

To complement the guidance on consumer protection, the agencies issued for comment
proposed illustrations that show how institutions might explain the risks and terms to consumers
in a clear and timely manner. Currently, the agencies are reviewing the comment letters on that
proposal.

Proposed Guidance on Subprime Mortgage Lending

Earlier this month, the agencies proposed the Interagency Statement on Subprime
Mortgage Lending for public comment. This proposal specifies the same qualification standard
as the nontraditional mortgage guidance and emphasizes the added dimension of risk when these
products are combined with other features such as simultaneous second lines and little or no
documentation of income or assets. However, unlike the nontraditional mortgage guidance,
which targeted prime and subprime loans with the potential for negative amortization, the
proposed guidance covers fully amortizing loans.

The proposed subprime guidance would apply to all depository institutions, their
subsidiaries, and non-depository affiliates, but not to state-regulated independent mortgage
companies. To protect borrowers in the broader subprime market that is outside our purview,
and to ensure a “level playing field” for depository institutions and independent mortgage
companies, we coordinated the development of the proposed guidance with the Conference of
State Bank Supervisors (CSBS). CSBS has committed to making every effort to encourage the

states to consider proposing this guidance for state-regulated lenders.
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Supervisory Activities

Regulators became concerned in the late 1990s about certain subprime lending activities
that had become the primary or sole business activity of some institutions. As regulators
increased their scrutiny, it became clear that risk-management practices were deficient at some
institutions. We understood that concentrations in subprime lending, if not properly managed,
could result in significant safety and soundness concerns. Supervisors took actions to address
identified deficiencies, including formal enforcement actions, but a few of these institutions were
unable to resolve their credit problems and ultimately failed. The agencies issued the first
Interagency Statement on Subprime Lending in 1999 to address such situations.

Between 1999 and 2003, in implementing the guidance, the Federal Reserve focused on
those institutions that had concentrations in subprime lending or were operating large subprime
programs to ensure that risk-management practices were appropriate and that the activity was
conducted in a safe, sound, and prudent manner. As examiners identified additional issues and
concerns, the agencies recognized the need for additional guidance and issued the 2001 expanded
subprime guidance.

As the larger mortgage lenders under our supervision began to expand their subprime
lending activities in recent years, examiners increased their scrutiny of risk-management
practices, including lending policies, underwriting standards, portfolio limits and performance,
and management information systems, Examiners also began to evaluate institutions’ advanced
risk-management techniques to make sure bank managers understood the ramifications of a

possible downturn.
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‘We also evaluated institutions’ securitization activities, particularly with respect to
subprime lending, to determine if residual interests were properly valued and if there were any
capital implications for implicit recourse.

More recently, we have conducted a number of examinations on the subprime businesses
of the banks and bank holding companies that we supervise, including subprime residential
mortgage portfolios. These examinations have included the review of credit risk-management
practices such as underwriting, portfolio risk management, and quality control processes
concerning third-party originations. In addition, examiners have conducted reviews of stress
testing, economic capital methods, and other quantitative risk-management techniques to ensure
that banks are assessing the level and nature of the risks associated with subprime lending and
nontraditional mortgages; residential lending appraisal practices to ensure appropriate collateral
valuation processes; and new product review processes to ensure that disciplined approaches are
being brought to new lending products and programs.

Where Federal Reserve examiners observe weaknesses in the practices of supervised
institutions, we ensure that these institutions take appropriate corrective action. In our
examination reports to individual institutions, as needed, we highlight weaknesses in real estate
lending practices, including residential mortgage activities, both from a safety and soundness and
from a consumer protection perspective, and direct management to take recommended actions.
Our ability to describe findings at specific institutions in this forum is limited because
examination reports are, by their nature, highly confidential.

For illustrative purposes, I will describe a few recent examples that involved supervised
institutions. In one case, following the examination of a banking organization’s mortgage

banking activities, examiners identified weaknesses in its risk management and controls and



128
13-

recommended that the institution improve its real estate appraisal processes, mortgage servicing
asset valuations, and management information systems for tracking performance in specific
product portfolios. Another institution, in which examiners discovered weaknesses in policies
and procedures, was required to strengthen and amend practices to avoid further supervisory
action.

Regulatory Action to Protect Consumers

The Federal Reserve also has significant rule-writing responsibilities for consumer
protection laws such as the Truth in Lending Act (TILA) and for laws designed to assist in
consumer protection efforts such as the Home Mortgage Disclosure Act (HMDA) of 1975.
HMDA Loan Price Information

HMDA requires most mortgage lenders in metropolitan areas to collect data about their
housing-related lending activity, report the data annually, and make the data publicly available.
Congress authorized the Federal Reserve Board to issue regulations implementing HMDA.

During the 1990s, the early growth of the subprime mortgage market raised concerns that
some consumers lacked the information they needed to negotiate the best terms, or to protect
themselves from unfair or deceptive practices. There were also concerns that wide price
differences in these markets may reflect unlawful discrimination rather than legitimate risk- and
cost-related factors.

In 2002, to bring greater transparency to the subprime mortgage market, the Federal
Reserve made two changes to the HMDA rules: adding a requirement to report loan price
information for certain higher priced loans and extending reporting responsibilities to more
independent state-regulated mortgage companies. These changes first took effect for HMDA

data collected in 2004 and disclosed in 2005.
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Based on 2004 and 2005 HMDA data, independent mortgage companies originated
slightly more than half of all subprime loans. The new loan price information and the expanded
coverage of nondepositories have increased our ability to detect potential problems in the
subprime market and to conduct reviews of banks’ fair lending practices. The changes have also
facilitated the states’ oversight of independent state-regulated mortgage companies.

The Board’s Review of the Truth in Lending Disclosures

The Federal Reserve also has responsibility for the regulations associated with the TILA
and its required disclosures. While consumer disclosures alone cannot solve the problems that
lead to foreclosures, disclosures help consumers to understand the terms and features of various
mortgage products before entering into a long-term financial obligation. To that end, the Federal
Reserve Board has begun a comprehensive review of Regulation Z, which implements TILA.
Currently, the Federal Reserve is addressing credit card disclosures and expects to address
mortgage cost disclosures beginning later this year.

Rulemakings take time, however, and in the meantime the Board has taken steps to
address concerns that consumers are not getting sufficient information to help them understand
the risks and features of ARMs and nontraditional mortgage products.

The CHARM Booklet

The Board and the Office of Thrift Supervision recently revised the Consumer Handbook
on Adjustable Rate Mortgages (CHARM booklet) to include additional information about
nontraditional mortgage products, including hybrid ARMs. The CHARM booklet is an effective
means of delivering to consumers information about ARMs because creditors are required to

provide a copy of the booklet to each consumer when an application for an ARM is provided.
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Consumer Brochure on Nontraditional Mortgage Products

The Board has taken other steps to increase consumer awareness of the risks of
nontraditional mortgage loans. We published a consumer education brochure, Interest-Only
Mortgage Payments and Option-Payment ARMs—Are They for You? The brochure is designed
to assist consumers who are shopping for a mortgage loan, and is available in printed form and in
electronic form on the Board’s website.

Responding to the Challenge

The Federal Reserve believes that the availability of credit to subprime borrowers is
beneficial and that subprime loans can be originated in a safe and sound manner. We continue to
focus on institutions’ sound underwriting and risk-management practices and to promote clear,
balanced, and timely consumer disclosures.

The proposed Interagency Statement on Subprime Mortgage Lending specifies that an
institution’s analysis of a borrower’s repayment capacity should include an evaluation of the
borrower’s ability to repay the debt by its final maturity at the fully indexed rate, assuming a
fully amortizing repayment schedule. In proposing the guidance, the agencies specifically asked
whether the subprime guidance would unduly restrict the ability of subprime borrowers to
refinance their loans in order to avoid payment shock. We are mindful of unintended
consequences that may affect credit availability to otherwise sound borrowers and are prepared
to make changes in response to constructive comments.

Lenders and investors should take an active role in working through the current problems
in the subprime market. They should not manage subprime and nontraditional mortgage
portfolios in the same way as they manage more traditional portfolios that do not contain the

same level of risks. Lenders, portfolio managers, and mortgage servicers should be examining
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how interest rate increases, real estate price fluctuations, and future payment resets can affect
delinquencies, default rates, foreclosures, and losses. Strategies should be developed to
minimize the effect of deteriorating conditions on segments of the portfolio identified as at-risk.
Lenders should be assessing how severely a stressed environment may affect the credit quality of
their portfolios, especially with respect to the large volume of subprime adjustable-rate
mortgages underwritten in the last year or so. As the supervisor of some of these institutions, the
Federal Reserve will continue to closely monitor our institutions’ practices and the trends in this
market.

Although a rising number of borrowers are having difficulty meeting their obligations,
regulated institutions do not face additional supervisory scrutiny if they pursue reasonable
workout arrangements with these borrowers. Existing regulatory guidance does not require
institutions to immediately foreclose on the underlying collateral when a borrower exhibits
repayment difficulties. Working constructively with borrowers is typically in the long-term best
interests of both financial institutions and the borrowers. Capital markets investors in
securitizations have the same motivation as direct lenders in maximizing recoveries on defaulted
loans. Thus, mortgage servicers will have an important role to play in working with delinquent
borrowers. Established and well-rated loan servicers are usually given a range of options by
investors in workout situations. These options could include modification of interest rates,
payment restructuring, and extension of maturities. Working together, the federal regulatory
agencies will continue to use their supervisory authority to ensure that regulated institutions have
policies and procedures designed to treat borrowers fairly, both when seeking new credit and

when working through financial difficulties.
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In conclusion, I would like to commend you, Chairman Dodd, Ranking Member Shelby,
and the Committee for holding this hearing today. The issues you have raised pertaining to the
subprime mortgage markets will serve as an important reminder to both borrowers and lenders of
the risks that can be inherent in complex financial products designed to make credit more widely
available. As I mentioned previously, the principles of sound lending have been with us for
generations. From a supervisory perspective, the Federal Reserve believes those principles need
to be part of any risk-management approach to new and emerging products such as subprime
lending and risk-layered loans, as well as the securitization of such loans. We also believe that
consumer education efforts to explain both the benefits and risks of new financial products are
important, including disclosures that borrowers who are not fully conversant with financial

products can easily understand. Iam prepared to answer any questions you may have.
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Attachment to Roger Cole’s Statement
The Board of Governors of the Federal Reserve System
Timeline of Major Events and Supervisory Responses
Related to Real Estate, Nontraditional and Subprime Lending
March 22, 2007

1990 and 1994 — Poor real estate appraisal practices were identified as a contributing factor
to real estate lending problems at failed institutions in the late 1980s and early 1990s.
Pursuant to the Financial Institutions Reform, Recovery and Enforcement Act of 1989, the
agencies adopted real estate appraisal regulations to establish appropriate standards for
regulated institutions’ real estate appraisal practices. In 1994, the agencies amended their
appraisal regulations and issued Interagency Appraisal and Evaluation Guidelines to further
promote sound appraisal practices.

1993 — In response to poor real estate lending practices in the late 1980s and early 1990s that
led to thrift and bank failures, and the FDIC Improvement Act of 1991, the agencies adopted
regulations and guidelines on real estate lending standards for commercial and residential
lending. These guidelines impose supervisory loan-to-value (LTV) limits and capital
limitations on high LTV loans.

1998 through 2002 — Five institutions closed due to problems related to subprime lending,
including poor underwriting, fraud, and valuation of securitization and residual interests.

o July 1998- Bestbank

o September 1999 - Keystone

o November 1999 - Pacific Thrift and Loan

o July 2001 - Superior

o February 2002 - Nextbank

1999 - The agencies identified problems related to the risk management practices and
valuation of securitization and residual interests at federally regulated subprime lenders. In
December 1999, the agencies issued the Interagency Guidance On Asset Securitization
Activities that describes the proper valuation of residual interests and highlights situations
where such interest should be assigned no value.

1999 — Problems were observed at both regulated and nonregulated subprime lenders,
resulting in the bankruptcy of several nonregulated lenders. In March 1999, the agencies
issued the Interagency Guidance on Subprime Lending to address concerns with mono-line
subprime lending institutions.

1999 — In October 1999, the agencies issued the Interagency Guidance on High Loan-to-
Value (LTV) Residential Real Estate Lending to remind institutions that risks are higher in
residential mortgages when the LTV ratio exceeds 90 percent and that institutions’ risk
management practices need to address these risks.

2001 - In January 2001, the agencies issued the Expanded Guidance for Subprime Lending
Programs. The issuance was in large part in response to the increasing number of mono-line

~. Pace Laf?
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subprime lending institutions, particularly credit card and residential mortgage lending. The
guidance addresses a number of concerns related to the subprime lending business model and
inappropriate risk management practices and underwriting standards.

2001 — As a result of concerns with predatory lending in the subprime mortgage market, the
Federal Reserve revised the rules implementing the Home Ownership and Equity Protection
Act (HOEPA) to extend HOEPA’s protections to more high-cost loans and to strengthen
HOEPA’s prohibitions and restrictions, including a requirement that lenders generally
document and verify a consumer’s ability to repay a high-cost mortgage loan.

2002 — The Federal Reserve expanded the data collection and disclosure rules under the
Home Mortgage Disclosure Act (HMDA) to increase transparency in the subprime mortgage
market. New data elements were added on loan pricing for certain higher priced loans,
which helps to facilitate the federal banking and thrift agencies’ ability to identify potential
problems in the subprime market. The Federal Reserve also expanded the share of
nondepository state-regulated mortgage companies that must report HMDA data, which has
provided a more complete picture of the mortgage market, including the subprime mortgage
market,

2003 - The agencies observed weaknesses in regulated institutions’ appraisal practices and
issued in October the Interagency Guidance on Independent Appraisal and Evaluation
Functions. The statement reinforces the importance of appraiser independence from the loan
origination and credit decision process to ensure that valuations are fairly and appropriately
determined.

2003 to 2006 - The Federal Reserve issued three formal enforcement actions and three
informal actions, which involve mortgage lending issues, including subprime mortgage
lending. Formal enforcement actions included:

o Citigroup Inc. and CitiFinancial Credit Company: Cease & Desist Order 5/ 27/04

¢ Doral Financial Corporation - Cease & Desist Order — 3/16/06

e R&G Financial Corporation - Cease & Desist Order - 3/16/06

2004 — In March 2004, the Federal Reserve and the FDIC issued Interagency Guidance on
Unfair or Deceptive Acts or Practices by State-Chartered Banks. This guidance describes
standards that the agencies will apply to determine when acts or practices by state-chartered
banks are unfair or deceptive. Such practices are illegal under section five of the Federal
Trade Commission Act.

2005 — In February 2005, the agencies under the auspices of the Federal Financial
Institutions Examination Council issued interagency guidance on the Detection,
Investigation, and Deterrence of Mortgage Loan Fraud Involving Third Parties to assist the
banking industry in detecting, investigating, and deterring third party mortgage fraud. The
term "third party" refers to the parties necessary to execute a residential mortgage other than
a financial institution or a legitimate borrower. Third parties include mortgage brokers, real
estate appraisers, and settlement agents.

Page 2 of 3
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2005 — As a result of the 2003 interagency appraisal independence guidance, many
institutions started to review their appraisal practices and asked for additional guidance on
appropriate practices. In March the agencies issued a follow-up document of questions and
answers to promote sound appraisal and collateral valuation practices.

2005 - In response to supervisory concerns that regulated institutions’ risk management
practices were not keeping pace with the rapid growth and changing risk profile of their
home equity loan portfolios, the agencies issued in May the Interagency Credit Risk
Management Guidance for Home Equity Lending.

2005 to 2006 - The Federal Reserve conducted supervisory reviews of mortgage lending,
including subprime lending activity, at large banking institutions with significant mortgage
lending activity. The focus of these reviews was an assessment of the adequacy of the
institutions’ credit risk management practices, including lending policies, underwriting
standards, appraisal practices, portfolio limits and performance, economic capital, credit
stress testing, management information systems, and controls over third party originations.

2004 to 2005 — The agencies observed a rapid growth of mortgage products that allow for the
deferral of principal, and sometimes interest, (interest-only loans and payment option ARMs)
that contain the potential for substantial payment shock when the loans begin to fully
amortize. In 2004 and 2005, the Federal Reserve and the other agencies reviewed the
nontraditional mortgage lending activity and risk management practices at selected major
regulated institutions. During this time, the Federal Reserve staff met with various industry
and consumer groups to discuss the trends and practices in the nontraditional mortgage
markets, In December 2005, the agencies issued the proposed Interagency Guidance on
Nontraditional Mortgage Products in December 2005,

2006 — In October 2006, the agencies issued the Interagency Guidance on Nontraditional
Mortgage Product Risks. The guidance addresses the need for an institution to have
appropriate risk management practices and underwriting standards, including an assessment
of a borrower’s ability to repay the loan at the fully indexed rate, assuming a fully amortizing
repayment schedule, including any balances added through negative amortization. The
guidance details recommended practices for lenders’ consumer disclosures so that a borrower
receives clear, balanced and timely information,

2006 — In October 2006, the agencies issued two additional documents related to the
nontraditional mortgage guidance: (1) Proposed Illustrations of Consumer Information for
Nontraditional Mortgage Products and (2) an addendum to the May 2005 Interagency Credit
Risk Management Guidance for Home Equity Lending.

Current — In March 2007, the agencies issued for public comment the Proposed Statement
on Subprime Mortgage Lending in which the agencies discuss the risk management,
underwriting standards, and consumer disclosure practices for a regulated institution’s
subprime mortgage lending activity.
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I.  Introduction

Good morning, Mr. Chairman, Ranking Member Shelby, and Members of the
Committee, Thank you for the opportunity to present the views of the Office of Thrift
Supervision (OTS) on current issues related to nontraditional mortgages and subprime
hybrid adjustable rate mortgages (ARMs). You ask us to address the impact of these
products on the nationwide housing market, the insured institutions that we regulate, and
their customers and other consumers of these products. And you express a particular
interest in better understanding the role that these products play in recently rising
foreclosure rates across the country.

You also request that we address numerous related issues and questions, including
the origin and evolution of nontraditional mortgage products and subprime hybrid ARMs;
issues related to the proliferation of these products; and the timing, availability and nature
of the data that raised regulatory concerns and the need for guidance to address emerging
problems in these product markets. In addition, you ask us to discuss the role of
securitization in the development and growth of mortgage markets for subprime hybrid
ARMs and nontraditional mortgage products. And you seek recommendations on
preventing foreclosures, and information on our handling of consumer complaints
involving potentially abusive lending practices.

In my statement, today, | will attempt to address each of these issues and discuss
our overal! regulatory regime with respect to the oversight of these products and OTS
efforts to combat predatory lending and promote consumer education and financial
literacy. I will first highlight the relevant data and provide for your consideration some
initial perceptions that appear to have framed the debate on these issues. Next, I will
discuss the background and development of the proposed subprime guidance and provide
greater detail on the proposal, including what we hope to learn in the comment process.

I will then highlight issues with subprime hybrid ARMs, including addressing the
questions and issues you raise in your invitation letter, Mr. Chairman, with respect to the



impact of these products in the current housing market and recently rising foreclosure
rates. Finally, I will conclude my statement with a discussion of predatory lending issues
and OTS efforts to combat the problem, including various consumer awareness and
financial literacy initiatives.

II. Current Industry Data

Recent data suggest that nearly 69 percent of all U.S. households are homeowners.
The total U.S. home mortgage debt is $10 trillion. Of this, subprime mortgages account
for a total of $1.3 trillion, or roughly 13 percent of aggregate outstanding mortgage debt.
In 2005, subprime originations were approximately $600 billion, representing roughly 20
percent of the $3 trillion mortgage origination market that year.

Insured depository institutions, including banks, thrifts, and credit unions,
currently hold 32 percent of the outstanding mortgage debt in the U.S. And government
sponsored enterprises (GSEs) and GSE Mortgage Pools hold another 41 percent (down
from 52 percent 3 years ago) of aggregate U.S. mortgage debt. Finally, more than 17
percent of mortgage debt is currently held by private asset backed security issuers,
including numerous foreign investors.

With respect to the subprime market, hybrid ARMS are the predominant mortgage
product. In fact, 2/28 hybrid ARMs are almost exclusively underwritten to the subprime
market. With respect to the most prevalent segment of this market, 2/28 hybrid ARMs,
we are able to identify the following characteristics:

» 43 percent of outstanding 2/28 hybrid ARMs were purchase money loans (25
percent were made to first time buyers);

¢ 49 percent of these ARMs were cash out refinances; and

« 8 percent of these ARMs were no-cash out refinances.

And we also know that subprime hybrid ARMs typically have significant prepayment
speeds, as demonstrated by the following trends:

« 10.5 percent of 2003 subprime hybrid ARM originations are still active;
o 27.5 percent of 2004 originations of these products are still active; and
s 65.3 percent of 2005 originations of these products are currently active.

Finally, approximately $567 billion of subprime ARMs are scheduled for reset in 2007.
While this in itself is concerning, we also know that subprime hybrid ARMs are having
increased problems well before the rate reset, as demonstrated below:

« Of total 2005 originations, 8.6 percent are seriously delinquent at the
11-month mark;



¢ Of total 2004 originations, 6.2 percent are seriously delinquent at the
11-month mark; and

« Of total 2003 originations, 5.6 percent are seriously delinquent at the
11-month mark.

As you suggest in your letter of invitation, Mr. Chairman, these are very serious
issues. I submit to you, however, that while the numbers in and of themselves may be
daunting, there are also some positive dynamics in our respective industries and the
overall housing market that should be considered in the context of this debate. I will
attempt to highlight these for you in the course of my testimony.

III. Overview and Nature of the Current Debate

At the outset, I believe it is worth stating what may seem obvious but often gets
misconstrued in the context of discussions on subprime lending and predatory lending.
That is, these are not the same thing. While there is significant debate about the
appropriateness of lending in the subprime market, particularly with respect to rates and
terms offered to many subprime borrowers, a subprime loan is not per se predatory. For
that matter, predatory lending practices may be found in the prime market as well as the
subprime market. Several examples are illustrative of the distinction:

¢ A widowed, 75 year old grandmother who has significant equity in her home
but an income stream primarily limited to social security may have a
reasonably high FICO score. If a broker lures her into an unacceptable
mortgage under the guise that she can get cash out of her property but without
full disclosure of the terms of the loan, this predatory action does not involve a
subprime borrower.

¢ An opposite example is a construction worker who gets into an automobile
accident and incurs significant medical bilis. He becomes 30 — 60 days
delinquent on some bills but eventually manages to bring everything current.
He is fully employed and wants to purchase a home for his family. The
delinquency may have hurt his FICO score, putting him into a “subprime”
category, but he may be a good credit risk for proper loan underwriting. This
subprime loan is not predatory.

IV. Background on Development of the Interagency Lending Guidance

A. Overview on the Nature of “Guidance”

As noted in your invitation letter, the federal banking agencies (FBAs) issued final
guidance last fall on nontraditional mortgage lending products and put out for comment

several weeks ago proposed guidance on subprime hybrid ARMs. While we understand
your concern with respect to the time that it took for the FBAs to issue the guidance,



please bear in mind that the guidance itself is intended to address particular issues with
the use of these products in the recent housing market. As described more fully later in
this statement, the laws and rules that address the origination, marketing and safe and
sound underwriting of these products have been in place for many years at the OTS,

With respect to the proposed subprime guidance that is currently out for comment,
our observations in this statement are generally limited to a description of the proposal
and the basis for its issuance. Our discussion is not intended to suggest our final views
on the appropriate handling of these products, or that our position has been decided or
predetermined. We encourage all interested parties to provide their views to guide us in
formulating final guidance.

Finally, it is also important to bear in mind the nature of agency “guidance” and
its enforceability. Guidance, particularly on an interagency basis, is typically intended to
present supervisory and/or regulatory views on the implementation and applicability of
existing laws and regulations to a particular issue or emerging set of circumstances that
warrant heightened attention or supervisory scrutiny. Guidance provides a flexible
approach to highlight issues or concerns versus a more proscriptive regulatory approach
that has the potential of producing unintended consequences in an area that may be highly
volatile and reactive.

One of the benefits of guidance (versus a regulation) in the current context is that
it provides the FBAs the ability to address ongoing issues that may arise from future
market innovations not anticipated at the time the guidance is finalized. This is
particularly important in the context of the subprime market where the availability of
credit can be significantly influenced by government policies affecting credit providers.
While we want to intercede to weed out irresponsible and predatory lenders, we do not
want to shut off the availability of credit to the subprime market. Again, subprime
lending is not per se predatory lending. As you are aware, the subprime market raises
numerous unique challenges, not the least of which are ensuring that subprime borrowers
continue to have access to credit from regulated depository institutions and not be forced
to turn to other less regulated or unregulated credit providers.

B. Differences with the Interagency Nontraditional Mortgage Guidance and
the Proposed Subprime Guidance

The final guidance on nontraditional mortgage products issued last fall addressed
supervisory concerns with the use and proliferation of certain nontraditional mortgage
(NTM) products. That guidance, The Interagency Guidance for Nontraditional Morigage
Product Risks (NTM Guidance), covers mortgages with interest-only and negative
amortization features. And it applies to all banks, thrifts and credit unions, their
subsidiaries and affiliates. While it does not specifically cover other state-licensed
lenders and brokers, the Conference of State Banking Supervisors (CSBS) and the



American Association of Residential Mortgage Regulators (AARMR), have encouraged
their member States to adopt similar guidance so that it applies more broadly to non-
federaily regulated lenders. It is our understanding that 28 States and the District of
Columbia have done so.

As finalized and implemented by the FBAs, the NTM Guidance applies to
mortgages with interest-only and negative amortization features. This was the exclusive
focus of the NTM Guidance, which was tailored specifically to exclude coverage of fully
amortizing loans. It is important to note that in tailoring the NTM Guidance, great care
was taken to avoid unintended consequences, and that was the basis for the exclusion of
fully amortizing loan products.

Fundamentally, the two pieces of guidance differ in their approach — the former is
product-based and the latter is principles-based.

In this regard, an examination of the NTM Guidance reveals a clear and targeted
focus on particular nontraditional mortgage products, i.e., so-called “interest only” and
“pay option” ARMSs. The intent in the issuance of this guidance was to send a strong and
unambiguous signal to the industries we regulate that we expect underwriting of these
products to be at the fully indexed rate and supported with a strong analysis of the
appropriate risk layering practices for these products. Significantly, the OTS signaled this
same message to the thrift industry more than a year earlier in a two-part series in the
agency’s publication, “The Quarterly Review of Interest Rate Risk.”

By contrast, the proposed interagency subprime guidance provides a more
principles-based review and analysis of appropriate underwriting practices and the
assumption of risks by institutions operating in the subprime market. Most importantly,
the subprime guidance, as proposed, is intended to send a strong signal regarding the
appropriate marketing of subprime hybrid mortgage products. As described in the
proposal, it is our view that such an approach will protect the interests of both lenders and
borrowers in this market.

Having noted the difference between the two sets of guidance, we fully
understand and appreciate that the same concerns that exist with NTM products also exist
with subprime hybrid ARMs. These issues — including loans structured with features
such as significant payment shock, risk layering, or inadequate customer disclosure of
nonstandard features — raise unique challenges in the subprime market. As such, we
believe that separate guidance is appropriate.

Regarding the additional time required to address these concerns, it remains
critical to bear in mind that the NTM Guidance addresses concerns with what are
generally viewed as prime credit products. Thus, the consequences of the guidance affect
the prime credit markets. While a legitimate concern was the potential constriction of



credit from the issuance of the NTM Guidance, it was our view that this was a far greater
danger with the application of the NTM Guidance in the subprime markets. Thus, a
determination was made to develop separate guidance, i.e., the current subprime proposal,
rather than extend the NTM Guidance to the subprime market with the potential of a
devastating effect on credit availability.

Separate guidance addressing subprime hybrid ARMs is appropriate for a number
of reasons. We have significant concerns with the proliferation and marketing practices
associated with subprime lending products. These concerns include, but are not limited
to, the impact on subprime borrowers of payment shock and the inability to repay a debt
that was not responsibly extended to them in the first place. And when a borrower
attempts to escape a bad loan, prepayment penalties are often very high. In many cases,
this can limit a borrower’s ability to refinance a loan with more favorable rates and terms.
This can be particularly problematic with loans that have low teaser rates that adjust to
higher payments. High and extended prepayments penalties also make it more expensive
for a borrower in financial difficulties to refinance or sell their home. Without viable
options, some borrowers may not be able to avoid foreclosure.

Customer disclosures are a particularly sensitive issue in the subprime market. In
many instances, lawful disclosures can be at best confusing to even the most sophisticated
borrowers. Most borrowers can generally understand fixed-rate, amortizing loans, where
monthly payments, over time, will amortize a mortgage. However, the rash of new
mortgage products with varying and nontraditional payment options and interest rates has
left many borrowers about how exactly their mortgage works. And it does not help that
many brokers sell their products by stressing the low initial interest rates and payments.
As a result, many borrowers focus simply on whether they can afford the payments at
inception.

Further complicating the process is that the standard truth-in-lending disclosures
are not sufficient to fully inform borrowers of how their loans are structured, when
payments will increase, and by what amount. In both the NTM Guidance and the
proposed subprime guidance, the FBAs stress the importance of disclosures that fully
inform borrowers of alternative and nontraditional mortgage products. We believe this is
important both from a safety and soundness standpoint for the lenders we regulate as well
as the protection of the customers and consumers they serve.

While consumer information is an important part of the loan process, it is equally
important for lenders to make sure that borrowers have the ability and willingness to
repay their loans. While making loans affordable is a worthy goal, it does no good to
make a loan affordable for two or three years and then increase the monthly payment to
the point that a borrower cannot make the payments. Foreclosures hurt lenders as well as
borrowers — a point that we constantly stress with our regulated institutions. Safe and
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sound underwriting tailored to each individual borrower is a critical step in the loan
evaluation process.

There are many factors that go into loan underwriting, including credit history,
employment history, and combined loan-to-value (CLTV) and debt-to-income (DT])
ratios. Both the NTM guidance and the proposed subprime guidance state that borrowers
should be qualified based on payments reflecting the fully amortizing and fully indexed
interest rates, and not teaser, or low initial start rates. In this regard, while a DTI ratio is
just one factor that needs to be considered in whether a borrower has the ability to repay
the loan, it can be especially important. For example, we look hard at any loan where a
borrower’s DTI ratio exceeds 45 percent.

Closely related to DTI ratio is income and employment verification. Historically,
lenders would verify an applicant’s employment, income, deposits, and other financial
assets to evaluate repayment capacity. Over the past few years, however, many lenders
have offered loans with low documentation requirements (low-doc loans), such as simply
“stated income,” where the loan analyses are based on the income the borrower indicates
on his loan application without any verification. For some borrowers with high down
payments and high credit scores the risks for these loans may have been manageable.
However, these loans are now offered beyond this class of borrowers and even include
some subprime borrowers. Statistics have shown that such loans have a significantly
higher risk of default than loans where income and employment are documented and
verified.

Affordability is also a critical issue, and remains an important consideration in the
FBAs efforts in providing responsible flexibility to lenders in structuring their loan
products. 1t is also a reason that the FBAs have proposed the subprime guidance, rather
than prohibiting or significantly limiting or curtailing subprime lending. Notwithstanding
concerns with subprime credit constriction, loans to low- and moderate-income people
must be structured so that the borrower can afford them both at origination and
throughout the life of the loan. Loans should not be structured with the idea that a
borrower will eventually be required or will elect to refinance or sell their home. This is
not an affordable loan, but rather a recipe for foreclosure.

Paramount to the underwriting process is maintaining safety and soundness.
Lenders that responsibly protect their own self interest also protect the interests of their
borrower-customers. All loans should be underwritten in a manner that provides
reasonable assurance that a borrower has both the willingness and ability to repay. Where
borrowers have weak credit histories, other factors — such as private mortgage insurance,
low CLTVs, current sound credit histories, proper income documentation and reasonable
DTIs — can serve to mitigate higher default risks for such borrowers. However, when risk
factors are layered and include high LTVs, poor recent credit, high DTIs, a lack of proper



documentation, and/or loan structures that create payment shock or escrow issues, default
risk for both an institution and the borrower are dangerously elevated.

With all of these factors in mind, the FBAs proposed the subprime guidance on
March 2, 2007. Again, it is intended to address the particular issues and challenges
presented by subprime lending, both currently and in the future.

V. Description of the Proposed Subprime Guidance and Request for Comments

As stated previously, the proposed interagency subprime guidance focuses on
loans involving repayment terms that exceed a borrower’s ability to service the debt
without refinancing or selling the property. The proposal specifies that an institution’s
analysis of a borrower’s repayment capacity should include an evaluation of the
borrower’s ability to repay the debt by its final maturity at the fully indexed rate,
assuming a fully amortizing repayment schedule. The proposal also underscores that
communications with consumers should provide ciear and balanced information about the
relative benefits and risks of the products.

In connection with the proposed guidance, we are particularly interested in
obtaining comments on a number of issues. These include:

e Whether subprime hybrid loan products always present inappropriate risks to
institutions and consumers, or the extent to which they can be appropriate
under some circumstances;

»  Whether the proposed guidance statement would unduly restrict existing
subprime borrowers” ability to refinance their loans;

¢  Whether other forms of credit are available that do not present a risk of
payment shock;

o Whether the principles of the proposed guidance should be applied beyond the
subprime ARM market; and

¢  Whether limiting of prepayment penalties to the initial fixed-rate period would
assist consumers by providing them time to assess and act on their mortgage
needs.

Again, while we do not wish to comment beyond the issues already discussed given that
the guidance is out for proposal, these are issues of great concern in the current housing
market. Comments are extremely important in further guiding the FBAs in this process.
We are requesting comments on the proposed subprime guidance by May 7, 2007.

At this point, it also bears noting that the proposed subprime guidance applies to
insured depository institutions, including banks, thrifts and credit unions, As with the
NTM Guidance, it does not apply to state-licensed mortgage brokers or other state-
regulated and/or unregulated mortgage bankers and lenders. While we applaud the efforts



of CSBS and AARMR to enlist the support of 28 States and the District of Columbia to
adopt the NTM Guidance, we believe that it is even more imperative that the States take
similar action with respect to guidance or laws targeted at subprime lenders within their
jurisdiction.

Approximately 80 percent of subprime loans are originated through mortgage
brokers. And there are currently roughly 44,000 licensed mortgage brokers in the U.S.
Typically, mortgage brokers are required to obtain a state license, but frequently there are
no testing or education requirements that are part of that process. Complicating the
picture is that background checks may be run only against a State’s own criminal
database, but not against the FBI’s national criminal database. Moreover, it was recently
reported in the American Banker that there are eight states that have no regulation of
mortgage bankers and lenders. Not coincidentally, two of these States also happen to
have the highest delinquency rates for subprime hybrid ARMs, with delinquency figures
substantially above the national average.

We understand that CSBS and AARMR are currently working on a nationwide
residential mortgage licensing program to address part of the problem. We have been
advised that the initiative will create uniform national mortgage broker and lender
licensing applications and a centralized database to house relevant information regarding
mortgage brokers and lenders. We applaud this initiative and encourage all States to
participate in the CSBS/AARMR program. Of particular note, this initiative will free up
scarce State resources currently used for processing licensing applications and permit the
States to focus greater attention on supervision and enforcement of mortgage brokers and
lenders.

Again, however, this is only part of what is required to address the existing
problem with the activities of state regulated mortgage brokers and lenders. We
encourage CSBS and AARMR to work with their member States to review and comment
on the proposed subprime guidance, and to consider appropriate action at the state level
to pursue similar standards. '

V1. Subprime Hybrid ARMs and Foreclosure Rates

A growing number of mortgage industry analysts are predicting significant
increases in mortgage foreclosure rates. Traditional causes of foreclosure include
significant medical expenses, job loss, divorce, and other unexpected challenges.
Additionally, unscrupulous or predatory lending practices can also result in mortgage
foreclosures.

And while there are more dual-income families servicing today’s mortgages,
today’s mortgages (proportionate to incomes) are growing ever larger due to the high cost
of housing in many markets. The financial impact of these larger mortgages grow



exponentially with any upward movement in interest rates and/or loan balances, as
allowed under the terms of many of today’s mortgage products.

The proposed subprime guidance was issued in response to concerns that certain
subprime hybrid loan products, which increased in volume significantly the past few
years, are posing greater risks to lending institutions and borrowers.

A. National and Industry Foreclosure Rates

Based on the data currently available to us regarding subprime lending activities
and the exposure of institutions that we regulate to this market segment, we can make a
number of observations. First, external data available to us shows that the foreclosure
rate on subprime mortgages nationwide, i.e., for all lenders, as of December 2006 was
3.63 percent of outstanding subprime mortgage products. This compares to a foreclosure
rate of 2.48 percent one year earlier. This represents a year-over-year increase of 46
percent. While this large percentage increase is clearly a concern, it is important to keep
it in context. For example, at 3.63 percent, the current foreclosure rate is where it was in
September 2003, and substantially lower than the rate of 4.73 percent in December 2001,
In other words, while the recent percentage increase is significant, in aggregate, the
current level is not extraordinary.

Within the thrift industry, we survey our institutions semi-annually on their
subprime lending activities. As of June 2006 (the latest compiled report), we had 17 (out
of 854) thrifts with significant subprime lending operations. These institutions reported
having approximately $47 billion in subprime mortgages, which represents about 5
percent of total mortgages held by the thrift industry. More significantly, OTS-regulated
thrift industry holdings represented just 3.6 percent of the aggregate subprime market.

OTS-regulated thrift institutions engaged in subprime lending programs are
generally well capitalized, and are all subject to heightened supervision and regulatory
scrutiny by OTS examiners with respect to the conduct and operation of these programs.
As described below, examiner oversight is tied into our agency-wide consumer complaint
program. Institutions with significant consumer complaint activity regarding their
mortgage lending operations are subject to heightened scrutiny. While we do not
separately track the performance of subprime loan products held by thrift institutions,
aggregate foreclosure rates for the industry are currently running about 0.065 percent per
quarter, or about 0.26 percent on an annualized basis. While the current rate is up
slightly, it is about where it was in 2004.

Comparing this data with the nationwide data available to us on subprime loan
performance provides some additional analysis that is helpful to understand the portion of
the subprime market currently occupied by the thrift industry. We know that subprime
mortgage performance is heavily affected by local economic conditions. According to
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nationwide data available to us, the states with the highest foreclosure rates are Ohio,
Indiana, and Iowa. California, the state where thrift industry subprime lending activity is
concentrated, ranks well below the national average, with a foreclosure rate of 2.73
percent. From this, we conclude a lower aggregate industry exposure and foreclosure rate
than the national averages.

With respect to thrift industry exposure to potentially increasing foreclosure rates
predicted by some experts, the industry is well positioned from a capital and earnings
standpoint to absorb such an increase in losses, should it occur. We encourage our
regulated institutions (and, as described more fully below, particularly those with
subprime lending programs) to work closely with borrowers to address potential
foreclosure issues as quickly as possible in order to protect both the institution and the
borrower. And we are closely monitoring those thrift institutions having significant
subprime lending operations.

Another important consideration regarding thrift industry involvement in
subprime lending programs going forward is the recent increase in early default put-backs
among subprime securitizations. This has caused some smaller mortgage banking firms
(but no thrift institutions) that specialized in subprime lending to fail. The reaction of the
secondary market to this perceived increase in risk has been to lower the price on such
securitizations. Lower prices, in turn, have reduced the attractiveness of engaging in such
securitizations. The likely impact is to reduce the profitability of subprime lending and,
thus, the attractiveness of the activity.

At this point, OTS-regulated institutions’ exposure to these “early payment
default” (EPD) put-backs appears to be minimal, although we expect repurchase demands
to continue to rise over the course of this year. And there are several isolated instances of
thrifts with heightened levels of put-backs. Of the six institutions that have reported put-
backs as of December 31, 2006, the reported amount equaled approximately 2.65 percent
of the respective institutions” Risk-Based Capital as of the reporting date.

We are continuing to monitor thrift institutions’ exposure to this area, and are well
aware of the significance of early detection of potential problems. Many of our
institutions with more significant levels of exposure to the subprime market have already
begun to pare down their participation in this market. In fact, initial data from a year-end
survey of thrifts suggest that subprime lending by institutions involved in this market has
slowed at least as much as the overall mortgage market, if not more. We expect the
impact on securitizations to further reduce this activity.

B. OTS Oversight of Thrifts with Subprime Lending Programs

As noted above, thrift institutions engaged in significant subprime lending
activities are subject to heightened OTS supervision and oversight with respect to the
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conduct and operation of these programs. During the normal course of examinations,
institutions with subprime credit programs are reviewed from a safety and soundness
perspective, and are also scrutinized to ensure that the institution is lending responsibly
and following applicable laws and regulations.

In light of recent developments in the home mortgage market, the OTS has
revised and will issue shortly its examiner guidance on home mortgage lending and
servicing. The examiner guidance re-emphasizes our existing policy on foreclosures and,
in doing so, explicitly recognizes that foreclosure is seldom a cost effective option, and
encourages lenders to make special efforts to develop and maintain effective servicing
and collection procedures for home mortgages that become delinquent. For example, the
guidance suggests that lenders involved in subprime lending should have their collection
efforts focus on quickly contacting a delinquent borrower, understanding the reason for
the delinquency, and providing borrower counseling when necessary.

In addition, the OTS’s long-standing guidance on servicing states that a thrift’s
collection activities must comply with the following:

+ The Fair Debt Collection Practices Act — in particular, the law defines from
whom a debt collector may gather information on a consumer, the type of
information that it may collect, and the acceptable forms of communication
with the consumer and other parties;

« State laws that pertain to collection and foreclosure actions; and

« Bankruptcy law — an institution’s collection activity is affected by any
bankruptcy plan into which a debtor has entered. For instance, the filing of a
bankruptcy petition acts as an automatic stay on any collection activities in
process at the time. After such filings, collection efforts usunally process
through the bankruptcy court.

In some cases, a collection unit may enter into a short-term forbearance
arrangement with a delinquent borrower before beginning a foreclosure action. For
example, a servicer may permit the borrower to defer payments, follow an alternative
repayment plan, or execute a deed in lieu of foreclosure (which grants the borrower full
forgiveness of the debt). And the use of some loss mitigation techniques, such as waiving
a due-on-sale clause to allow an assumption, may require an institution to repurchase the
loan out of its mortgage-backed security pool. We expect thrift management to have
information systems adequate to analyze these forbearance activities.

While we stress the need for an institution to work with its borrowers to resolve
any payment delinquencies, we also stress the need for the institution to be fully aware of,
report properly, and reserve adequately for its troubled loans. Transparency of operations
is critical to a safe and sound banking system.



As noted elsewhere in this statement, loan forbearance and foreclosure strategies
targeted as a win-win for the lender and borrower are generally significantly more cost-
effective from a safety and soundness standpoint. We encourage all of our regulated
institutions to consider and adopt such programs in a manner consistent with their safety
and soundness and the protection of their borrower customers.

C. OTS Enforcement Activities

When an institution’s lending programs are found to be potentially predatory or
are lacking adequate controls to support responsible lending, there are numerous options
that the OTS can take to eliminate these risks. These include informal agreements,
supervisory directives, board resolutions, and various other approaches.

For example, in one relatively recent case we addressed a series of transactions
where an institution entered into an agreement with an affiliated entity to originate and
fund subprime loans through the institution. The affiliate provided loan sourcing and
origination services, and assisted in the disposition of the originated loans to investors.

In reviewing the parameters of the relationship between the institution and its
affiliate, OTS examiners determined that the thrift was not managing the relationship
appropriately, and insufficient controls were in place to fully ensure effective lending
practices. And there was also an indication that some of the lending practices were
abusive. In response, the agency issued supervisory directives and required board
resolutions to address the problem. The thrift’s relationship with the affiliated entity was
terminated one month after the OTS took action to address the matter.

In another case involving an institution with a high level of customer complaints
regarding potentially abusive lending practices, OTS examiners were sent to the
institution to review the institution’s lending practices and program. Pursuant to that
review, the institution was directed to implement adequate policies to address and resolve
various unacceptable lending practices. When the institution failed to address these
issues in a timely manner, the OTS initiated an enforcement action against the thrift,

Pursuant to the OTS’s enforcement order, the institution signed a written
supervisory agreement with the OTS in which it agreed to improve its compliance with
the Real Estate Settlement Procedures Act, the Fair Debt Collection Practices Act and the
Fair Credit Reporting Act. In addition, the institution agreed to create a “Consumer
Ombudsman” responsible for “fairly and impartially reviewing and addressing
{customers’] borrowing issues in a timely and effective manner.” The agreement also
required the development of borrower-oriented customer service plan/practices, and a
consumer dispute resolution initiative plan among other things.
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Approximately one year following the execution of the supervisory agreement, the
OTS approved the institution’s request for "voluntary dissolution".

We also recently addressed an issue with an institution engaged in what we
viewed as a potentially abusive subprime credit card lending program. The nature of the
program was uncovered in the normal course of an examination. In connection with the
resolution of that matter, we directed the institution’s board of directors to establish a
systematic process to withdraw from the subprime credit card program, and immediately
cease new approvals under the program.

Although this was a more informal action pursued in the course of an
examination, the result was that the program’s growth was immediately terminated, and
the program itself was unwound within a reasonably short timeframe following the
examination.

There are numerous other such examples of actions taken by the OTS in the
course of examinations of the institutions we regulate. While we find informal actions to
be an effective mechanism to address these types of supervisory concerns, we do not
hesitate to use our formal enforcement authority when appropriate to do so.

VII. Predatory Lending and OTS Efforts to Combat the Problem
A. OTS Examination Efforts

The OTS regularly examines thrifts for compliance with federal compliance and
consumer protection statutes including fair lending statutes such as the Equal Credit
Opportunity Act, the Fair Housing Act, and section five of the FTC Act which prohibits
Unfair Acts and Practices. In addition, the OTS examines for compliance with our
regulations that prohibit discrimination and misrepresentations in advertising. We also
examine to ensure compliance with interagency guidance on subprime lending, such as
the 1999 Interagency Guidance on Subprime Lending and the 2001 Expanded Guidance
for Subprime Lending Programs.

Finally, we are currently developing enhanced examination procedures that
specifically address responsible lending practices for our regulated lenders that have a
subprime lending program. These procedures direct examiners to focus on various issues
and institution program areas, including:

»  Whether institution marketing materials are well designed to present the
typical consumer with adequate information to help them make informed
product choices;

« Whether institution sales practices — either through loan officers or third
parties — may tend to mislead a consumer about the nature and scope of a
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credit transaction or may impose pressure on consumers to accept terms and
conditions based on incomplete or unbalanced information;

« Whether institution employee training programs, including training provided
to third party vendors that interact with institution customers, foster best
practices; and

» Whether existing institution practices may have the effect of steering
particular groups of consumers to less favorable credit products or higher cost
credit products than their credit risk profile warrants.

We are in the process of field testing these examination procedures with formal adoption
expected as soon as practicable after making any necessary adjustments upon conclusion
of the field testing exercise.

B. Utilization of Consumer Complaint Data

The OTS continually tracks individual institution consumer complaints relating to
various potential regulatory violations, such as the Equal Credit Opportunity Act, and
with respect to product offerings, such as ARM products. Consumer complaint staff and
managers prepare summaries of consumer complaints for OTS examiners to utilize in
their review during on-site examinations.

Institution consumer complaint records are an integral part of an the OTS’s
individualized Pre-Examination Response Packages (PERK) for each institution, and play
a significant role in identifying areas for examiners to focus on during their on-site
examination. These records also play a critical role in assessing the adequacy of an
institution’s overall compliance management program and in pursuing corrective action
that may be appropriate to address programmatic weaknesses or deficiencies.

C. OTS Examiner Consumer Compliance Test

OTS recently developed an examination that is used to test and train OTS
examiners regarding their level of proficiency across a broad range of consumer
compliance laws and regulations. We developed this in-house examination in order to
continue to ensure that OTS examiners have significant knowledge regarding consumer
compliance requirements and agency expectations of the institutions that we regulate.
The new test will assist us in working with our examiners to develop professionally in
order to effectively examine thrift institutions, many of which have complex, retail-
focused business models.
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D. Consumer Education and Responsibility

The OTS has worked on its own and cooperatively with various other agencies
and organizations to promote consumer education and responsibility. We also have
various initiatives to improve financial literacy and we work closely with our institutions
to encourage them to do the same.

1. The CHARM‘ Booklet

One interagency initiative involved working closely with the Federal Reserve
Board to assist consumers in navigating their choices among mortgage products. The
product of that effort, a consumer disclosure brochure entitled the Consumer Handbook
on Adjustable Rate Mortgages — or CHARM booklet, was revised and re-released on
December 26, 2006. The CHARM booklet provides information to consumers about the
features and risks of ARM loans, including the potential for payment shock and negative
amortization. It is tailored to help consumers better understand some of the issues and
potential pitfalls with newer loan products

In particular, the CHARM booklet was substantially revised to address the
growing use of NTM and newer types of ARM products that allow borrowers to defer
payment of principal and sometimes interest. For example, it includes information for
consumers on both “interest-only” and “payment option” ARMs. The revised booklet
describes how these loans typically work, demonstrates how much (and how often)
monthly payments could increase, and describes how a loan balance can increase if only
minimum monthly payments are made. The booklet, which is a required consumer
disclosure for ARM loans, also includes a mortgage shopping worksheet to help
consumers compare the features of different mortgage products.

2. The Interest Only-Pay Option Mortgage (10-POM) Brochure

The OTS also contributed to the development of an interagency consumer
informational brochure addressing interest-only and payment option mortgages. This
brochure describes payment shock and negative amortization. This work is ongoing, with
illustrations of these types of mortgages being developed to educate consumers on the
points discussed in the brochure.

3. The OTS Consumer Complaint Brochure

In connection with our agency-wide program for National Consumer Protection
Week in February, the OTS issued a consumer information brochure on how consumers
can resolve complaints with financial institutions. That brochure highlights various steps
that consumers can take in order to attempt to resolve a complaint. First, consumers are
encouraged to try to resolve a problem directly with an institution by contacting senior
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management or the institution’s consumer affairs department. If this is unsuccessful,
consumers are advised to contact the appropriate OTS regional office for institutions
regulated by the OTS or, if the entity is not OTS-regulated, the guidance provides
information for identifying the appropriate federal and/or state regulator for various types
of financial institutions. Finally, the brochure reminds consumers that the best way to
pursue a complaint or concern is to make sure that it is well documented.

4, OTS’s National Consumer Protection Week Program

The OTS Consumer Complaint brochure was part of a 5-day series of consumer
protection and awareness initiatives during National Consumer Protection Week. During
the week, the OTS also highlighted various issues for thrift institutions and resources
available to consumers on financial literacy and education via press releases. We also
noted that the agency’s five day National Consumer Protection Week program was part of
a wider agency initiative intended to bolster OTS efforts to assist institutions in working
with their customers to improve financial literacy and education. And it is part of an
ongoing effort to upgrade substantially the agency’s own compliance, consumer
protection and consumer awareness programs.

An important aspect of the OTS’s efforts to upgrade our own consumer awareness
and protection programs is monitoring emerging trends and evolving financial products in
order to develop appropriate guidance for institutions and resources that assist consumers
in making informed financial decisions. As we stressed before the Financial Literacy and
Education Commission (FLEC) earlier this year, financial literacy and education is
equally important to institutions and the customers they serve.

During National Consumer Protection Week, we also issued a press release
reminding consumers about the risks presented by identity theft and steps to guard against
it. The release highlighted for consumers their right to take advantage of a free credit
report from the major credit reporting agencies pursuant to the Fair Credit Reporting Act.

We noted that careful credit report monitoring not only helps consumers obtain
credit at rates commensurate with their credit history, it also helps to guard against
identity theft. We also encouraged all of the institutions we regulate to work with their
customers to increase awareness of the importance of periodically monitoring their credit
report. We reminded consumers that credit scores largely determine the cost they pay to
receive loans and that over time, a consumer’s ability to pay lower interest rates to a
lender because of a positive credit score can save them lots of money. We also noted that
insurance companies and employers also utilize information from credit reports, stressing
how important it is for all of us to know what’s in our credit reports.
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E. The Impact of Mortgage Fraud

At the National Housing Forum (NHF) sponsored by the OTS in December 2006,
another issue affecting the subprime mortgage market was highlighted. The NHF
included a panel on mortgage fraud that featured an important discussion on the impact of
mortgage fraud on financial institutions and borrowers. The panel discussion highlighted
the fact that regulated institutions reported over a $1 billion in losses from mortgage fraud
in 2005. And reports of suspected mortgage fraud doubled in just three years from 2003
to 2006.

The panel discussion noted that mortgage fraud can be divided into two broad
categories — fraud for property and fraud for profit. Fraud for property generally involves
misrepresentations or omissions designed to deceive the lender into extending a
mortgage. Fraud for profit, frequently committed with the complicity of industry insiders,
involves fraudulent appraisals, property flipping, straw borrowers, and identity theft.
Fraud for profit frequently involves large schemes, concocted by sophisticated criminals.
This is an important point in the context of the current discussion and, unfortunately, one
that is not easily quantifiable with respect to the impact on subprime borrowers.

While lenders and consumers have benefited significantly from lower interest
rates and a mortgage boom the past several years, higher loan volumes have encouraged
lenders to develop ways to cut costs and create efficiencies in the mortgage underwriting
process. And the recent moderation in housing has added pressure to exploit these
efficiencies in order to capture demand while retaining profits. It is certainly true that
mortgage lending innovations have produced efficiencies that are good for lenders and
borrowers. Yet, while such innovations have made borrowing easier and more user-
friendly, they have also provided opportunities for fraud to proliferate. This is an ongoing
issue of concern to the OTS and all participants in the mortgage markets.

F. OTS Community Outreach Activities/Partnership Building

Another important aspect of OTS efforts to combat predatory lending is a
community outreach program that includes designated community affairs liaisons —
known as CALs — in each of our regional offices. OTS CALs conduct various regional
outreach efforts to help identify community credit and banking needs, and match those
needs and opportunities with our regulated thrifts. Over 30 new community contacts
were established in 2006 to complement our many existing community-based partners.
Such partners include financial institutions, government agencies, community based
organizations, non-profit groups, and social service agencies. Our CALs address and
work on affordable housing and economic development needs, best practices for serving
emerging markets, elder financial abuse issues, financial literacy programs, and other
initiatives targeted at low- to moderate-income individuals and communities.
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Regional programs, organizations and forums in which OTS CALs and other OTS
employees are involved include a Boston New Alliance Task Force in October 2006
addressing the unbanked and underbanked; two events in 2006 involving the New York
New Alliance Task Force that involved outreach to community-based entities that cater to
the needs of the unbanked and underbanked; a joint summit on financial fraud prevention
in December 2006 sponsored by our Northeast Regional Office and the New England
Consumer Advisory Council,

Other organizations that we worked with during 2006 include the Housing
Leadership Council of San Mateo County, California; Lenders for Community
Development, in San Jose, California; Coachella Vailey Housing Coalition, Indio,
California; the Fair Housing Councils of Riverside County, and Palm Springs, California;
the San Francisco Housing Development Corporation; the San Francisco Planning and
Urban Research (SPUR) Association; Los Angeles Neighborhood Housing Services; and
the Clearinghouse for Affordable Housing CDFIL.

We also worked closely to develop further relationships with nationally
recognized community organizations such as the Greenlining Institute, the California
Reinvestment Committee, and Operation HOPE. And we collaborated with our sister
FBAs to co-sponsor three community development training events during 2006 - a
National Community Reinvestment Conference, in Henderson, Nevada; the Greater
Sacramento CRA Roundtable, in Sacramento, California; and “Exploring the Valley’s
Unbanked Opportunity,” in Fresno, California.

We also assist in providing basic financial education fraining, such as to a class of
graduating high school seniors in San Francisco, and providing financial education
training at a low- to moderate-income community center in Palm Springs, California.
And we plan various other financial education and literacy outreach events for 2007.

VIIL Conclusion

The OTS shares the concerns of the Committee with respect to current issues
related to subprime hybrid ARMs. Clearly, nontraditional mortgage products, subprime
hybrid ARMs, and predatory lending practices in both the prime and subprime markets
have impacted the nationwide housing market. However, at this stage of the cycle the
aggregate impact of subprime lending and predatory lending remain unclear. While some
suggest that there is much more to come, others note that banks and thrifts are well-
positioned from both a capital and earnings standpoint to weather even a sustained market
downturn. For now, the data currently available to us indicate that regulated institutions
have been migrating out of the subprime market sector. While we expect some
institutions to continue to operate in this market, it appears that most insured depository
institutions are fully cognizant of the risks posed with subprime hybrid ARMs and are
underwriting these loans accordingly.
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For our part, we will continue to work with our institutions to ensure safe and
sound underwriting standards that benefit both the institutions that we regulate and their
customers. In addition, we will encourage institutions to work with borrowers that are
experiencing problems due to personal circumstances outside of their control. We also
encourage the Members of this Committee and the public to comment on the interagency
proposed subprime guidance. Finally, we will work with the Committee to address issues
with subprime lending, as well as to combat predatory lending.

Thank you for the opportunity to present our views on these issues.

Rk
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Introduction

Good morning, Chairman Dodd, Ranking Member Shelby, my senator from North
Carolina, Senator Dole, and other distinguished members of the Committee. My name is
Joseph A. Smith, Jr., and I serve as the Commissioner of Banks for the State of North
Carolina. 1 am pleased to testify today on behalf of the Conference of State Bank
Supervisors (CSBS).

CSBS is the professional association of state officials responsible for chartering,
supervising, and regulating the nation’s 6,206 state-chartered commercial and savings
banks, and 400 state-licensed foreign banking offices nationwide. For more than a
century, CSBS has given state bank supervisors a national forum to coordinate,
communicate, advocate and educate on behalf of state bank regulation.

In addition to regulating banks, 49 states plus the District of Columbia currently
provide regulatory oversight of the residential mortgage industry. The one exception is
Alaska, which is currently working toward a legislative solution. Under state jurisdiction
are more than 90,000 mortgage companies with 63,000 branches and 280,000 loan officers
and other professionals.'

1 am particularly interested in the topic of today’s hearing because North Carolina
has been a leader in providing protection of residential mortgage borrowers. The North
Carolina General Assembly adopted a groundbreaking anti-predatory lending law in 1999
and a companion licensing regulatory statute, the Mortgage Lending Act, in 2001. As the

Commissioner of Banks, I supervised the implementation of the Mortgage Lending Act’s

' The above numbers do not include the State of California’s Department of Real Estate’s approximately
480,000 licensed real estate agents who could also function as a mortgage broker under their license.
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licensing provisions in 2002 and the subsequent development of examination and

supervision procedures. As of the end of 2006, my office has licensed and regulated over

1,600 mortgage lending and brokerage firms and over 16,000 individual loan officers

under the Mortgage Lending Act.

Mr. Chairman, I will do my best to respond to your invitation to testify today by

addressing the origins of the current situation in the subprime market and the subsequent

state supervisory responses. I would also like to discuss actions that are being taken by

state regulators and law enforcement agencies to address the market’s problems and

suggested actions that may be taken by Congress.

Specifically, I will make the following four points today:

1.

The mortgage market has changed dramatically over the past two decades.
The majority of loans are now originated by mortgage brokers and lenders
at a local level and are financed by Wall Street firms that operate at a global
level. This market evolution has many positive effects for consumers and
the economy, but in some cases it has also resulted in the improvident
lending practices currently witnessed in some sectors of the subprime loan
market.

States have been the first responders to this market evolution. States have
led the fight to reign in abusive lending through predatory lending laws,
licensing and supervision of mortgage lenders and brokers, and through
enforcement of consumer protection laws. 1 will describe a few of these
efforts later in my testimony. State regulators are working collaboratively

and effectively on many fronts with each other and our federal counterparts.
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My fellow state supervisors and I welcome coordination with our federal
counterparts to promote responsible lending across the residential mortgage
industry. Unfortunately, state efforts to curb predatory or abusive lending
have been hampered by federal preemption and/or sufficient state-federal
coordination. Federal law and regulations have made it harder to protect
borrowers against predatory lending and to promote sound underwriting
practices. This is not an excuse, but a fact. We are encouraged, however,
by your Commiittee’s interest in mortgage supervision.
State government agencies and not-for-profit organizations are best
positioned to develop and determine proper rescue techniques to provide
relief to hard-working homeowners that have a reasonable likelihood of
sustaining homeownership. My message to consumers is that you can work
with your mortgage servicer on your payment problems before you reach
foreclosure.
Going forward, I believe Congress can improve the mortgage market
dramatically with a few actions, such as:

a. Establishing a predatory lending regime similar to the one adopted
in my home state of North Carolina and suggested by legislation
sponsored by House Financial Services Committee Chairman
Barney Frank and two of my representatives, Representative Brad
Miller and Representative Melvin Watt last year;

b. Increase consumer representation when obtaining a mortgage

through education, counseling, and/or improved disclosures,
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especially in the subprime market. My experiences in North
Carolina have indicated that the complexity of the mortgage market
can make it difficult for borrowers with demonstrated credit
problems to make good choices. Policymakers and regulators
should simplify the process to purchase a sound loan which will
promote sustainable homeownership;

Provide funding and support for the ongoing effort by CSBS and the
American Association of Residential Mortgage Regulators
(AARMR)? to develop a uniform licensing system for mortgage
lenders and brokers; and

Utilize current tools to reach the subprime market through a
modernized Federal Housing Administration (FHA), government-
sponsored enterprises (GSEs) financing, and enforcement of
consumer protection laws. The subprime market explosion came at
the cost of the FHA, as it was unable to offer competitive products
for responsible subprime lending. In addition, Congress should
encourage the GSEs to promote affordable and sustainable

homeownership across the mortgage market.

The Revolution in Residential Mortgage Lending

? AARMR is the national organization representing state residential mortgage regulators. AARMR's mission
is to promote the exchange of information between and among the executives and employees of the various
states who are charged with the responsibility for the administration and regulation of residential mortgage
lending, servicing and brokering. More information about the American Association of Residential

Mortgage Regulators can be found at: htt

FOWWW aanmporg.
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To better understand the current situation in the subprime market, we need to
review how we got here. The changes in the residential mortgage industry over the past
two decades have been dramatic and far-reaching. Over the past two decades, the market
has ushered in new players, new products, and now has a bigger impact on the economy as
a whole. Twenty years ago, federal and state regulated savings and loans originated most
of the residential mortgages. GSEs or agencies such as Fannie Mae, Freddie Mac, and the
FHA held a significant percentage of the market share and effectively set standards for the
entire industry.

Advances in information and communications technology have revolutionized the
mortgage market. Before the revolution, mortgages were, as a rule, made by depository
institutions (generally savings and loans) that held the loans in their own portfolios. Some
institutions sold mortgage loans to Fannie Mae and Freddie Mac or had them insured by
the FHA, but such activity was subject to the underwriting and recourse policies of the
purchasers or insurer. In these circumstances, there was a unity of risk and reward: the
originating institution had to live with the loans it made. Subsequent to the savings and
loan crisis in the 1980s, the origination of mortgage loans shifted primarily to mortgage
brokers and mortgage lenders. Today, mortgages are “made” in a complex network,
funded by capital markets, sold by an array of originators, and touched by many hands,
such as servicers and securitizers.

The explosion of product choices have allowed consumers to now choose between
practically any combination of fixed, adjustable, or hybrid adjustable rate and amortizing,
non-amortizing, or negatively amortizing mortgages, with terms ranging anywhere from 15

to 50 years. On top of these options, risk-based pricing has allowed more consumers than
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. v
ever to qualify for home financing sooner, by trading a lower credit score or down payment

for a higher rate.

The volume of loan originations has also increased over this time period. This
increase in loan volume was facilitated in part by advances in technology, such as the
automated underwriting systems, the increase of mortgage products available to the
consumer, the evolution of the subprime market, and an expansion of the holders in the
secondary market for mortgage securities, including international investors, hedge funds,
and private equity funds.

The mortgage revolution has brought with it a number of good things: a vast flow
of liquidity into the mortgage market, increased availability of mortgage credit, and higher
rates of homeownership. It has also brought moral hazard, as the allocation of risk of a
mortgage loan default became dispersed through complex contractual arrangements that
began with the local mortgage broker, and ultimately ended with a Wall Street investor.
This dispersal of risk created opportunities and incentives for some actors to engage in
weak underwriting or fraud. As a result, there have been significant increases in fraud and
foreclosures.

I am aware that some industry observers have referred to this situation as a “broker
problem.” Certainly, the marketing and sales practices of mortgage lenders and brokers as
well as increased accountability need to be addressed. The coordinated state and federal
guidance begin to address this situation. However, a mortgage broker is only as good as
his or her ability to obtain funding for a loan.

Controls that were in place to govern the market have been overwhelmed by the

requirements of a commission-driven origination system and a securitization machine built



164

for volume. Years of stellar performance created a demand for subprime mortgage
securities, and the mortgage origination system responded to supply that demand. Ina
contest between the uncompromising innovation and marketing of capitalism and the
inherent checks and balances of the mortgage market, the more aggressive tenets of
capitalism were a clear winner, particularly in the subprime sector.

Market conditions have changed dramatically and rapidly in the last two years, as
interest rates rose at a time of weak income growth and slowing house appreciation.
Instead of tightening underwriting controls, subprime brokers and lenders loosened their
underwriting and controls to maintain volume in the intensely and brutally competitive
residential mortgage marketplace.

The stress test for this system has now begun. Default rates far exceed past
experience, and the expectations of investors have soured. Changes in the yield curve and
real estate values have reduced or eliminated refinancing as a prop to the market. A
number of subprime originators have gone out of business, and the largest subprime
lenders have undergone substantial market capital adjustments. Because of risk dispersion
through derivatives, it is not yet clear what the extent of the damage will be. Market

participants are worried—and for good reason.

Federal Preemption

The United States did not arrive at the current disarray in the residential mortgage
market overnight and no single party is fully responsible for our current situation. CSBS
believes the rapid and drastic changes in the industry created an environment of negligence

in lending practices and increased borrower confusion. States stepped in to act as the
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primary ;egulator in this new industry, but have been, and continue to be, hampered by
federal preemption. State regulators do not eschew responsibility. It is possible regulators
were too lenient as we struggled to find the appropriate balance between promoting
homeownership opportunities and protecting consumers. But Congress, federal regulatory
agencies, mortgage lenders and brokers, insured depository institutions, and borrowers
must all accept a measure of responsibility for aiding in the creation of our current
residential mortgage marketplace and for its problems.

While we are not here to point fingers, CSBS would be remiss if we did not point
out that state efforts to regulate the mortgage market have been met with resistance or
indifference from federal regulators and even Congress. Here are a few examples:

« The OCC and OTS have taken an aggressive position that federal law
preempted state predatory lending laws, even as they apply to mortgage
brokers that have originated loans on behalf of lenders and joint ventures of
national banks with non-bank mortgage lenders.

« The OCC has supported the preemption of state licensing laws for state-
chartered operating subsidiaries of national banks. In some cases, operating
subsidiaries of national banks have refused to return calls from state
regulators.

«  The OCC has supported national banks” efforts to resist the enforcement of
federal laws by state enforcement action, most notably by then New York
Attorney General Spitzer's efforts to investigate fair lending concerns based

on Home Mortgage Disclosure Act (HMDA) data.
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This aggressive preemption has not been accompanied by aggressive enforcement
of consumer protection, as the federal bank regulators have taken few, if any, significant
consumer protection enforcement actions. While federal preemption does not excuse states
from supervising non-bank mortgage lenders and brokers, it does make it more difficult, as
state regulators constantly have had to combat arguments that lending laws must be
uniform in order to avoid an unlevel playing field or to divert important resources to
enforce state laws. Thus, it is ironic to me that state regulators are now being faulted for
not acting more aggressively to interfere in transactions that gave low and moderate
income borrowers a chance at homeownership, when we have been the only ones

attempting to do so.

State Regulatory Responses

Despite the obstacles of preemption, as the residential mortgage industry has
rapidly evolved, the states have played a more active role in its regulation and supervision.
It is worth noting that the residential mortgage industry as we know it is relatively young,.
The evolution discussed above has taken place in the past 20 years. Therefore, state
supervision of the industry is also relatively new. Conversely, state bank supervision in
the United States has been in existence since the late 18th century. In North Carolina, the
state has chartered and supervised banks since 1804. Obviously, state bank supervision
has had centuries to evolve and improve. State mortgage supervision grows and improves

each day.

10
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The actions taken by the states in response to the evolving mortgage market have
focused on protecting consumers through development of licensing and supervision of
mortgage brokers and lenders, legislation, and enforcement of consumer protection laws.

The states have developed evolving and ever-improving supervision of mortgage
lenders and brokers. My home state of North Carolina currently licenses 1,600 firms and
over 16,000 loan officers. Each day state regulators take enforcement actions against
mortgage lenders and brokers for abusive lending. I have attached, as Exhibit A, a few
illustrations of the efforts by state mortgage regulators to supervise and regulate this
industry.

Recognizing, however, that many mortgage lenders and brokers operate on a multi-
state or nationwide basis, the states, through CSBS and AARMR, are developing

cooperative initiatives and tools to more effectively regulate the marketplace.

CSBS-AARMR National Residential Mortgage Licensing System

On a national scale, CSBS has partnered with the American Association of
Residential Mortgage Regulators (AARMR) to ensure that consumers are protected from
fraudulent practices and receive adequate information regarding mortgage service
providers. Over two years ago, CSBS and AARMR embarked on an initiative that will
change the world of mortgage supervision. CSBS and AARMR are creating a national
mortgage licensing system to improve the efficiency and effectiveness of the U.S.
mortgage market, to fight mortgage fraud and predatory lending, to increase accountability
among mortgage professionals, and to unify and streamline state licenses processes for

lenders and brokers. Schedule to begin operations on January 1, 2008, this system will
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create a single record for every state-licensed mortgage company, branch, and individual
that will be shared by all participating states. This single record will allow companies and
individuals to be tracked across state lines and over any period of time.

Last month, 29 states announced their intent to participate in the system by the end
of 2009. CSBS expects several more states to anmounce their similar intent over the next
few months. To my knowledge, no other regulator is developing or even contemplating
such a system.

State mortgage regulators began discussing ways to bring more accountability and
uniformity into state mortgage licensing beginning in 2003 and 2004. In January 2005
regulators began meeting on a monthly basis to create uniform license applications and
began actual development of the national licensing system.

This national licensing system will also provide consumer access to a central
repository of licensing and publicly adjudicated enforcement actions. This will allow
homebuyers a central place to check on the license status of the mortgage broker or lender
they wish to do business with, as well as a way to determine whether a state has taken
enforcement action against that company or individual.

In June 2006, CSBS contracted with the National Association of Securities Dealers,
Inc. (NASD) to develop this system. The NASD developed and now operates two national
systems in conjunction with or for state regulators: the securities industry Central
Registration Depository (CRD) ® and the financial planning and investment advisor
industry Investment Adviser Registration Depository (IARD) ® system. The NASD
brings significant expertise in developing and operating national licensing systems that are

subject to state regulations.



169

The national licensing system will contain licensing information, enforcement
actions, and background data for every state-licensed mortgage broker, mortgage lender,
control person, branch location, and loan originator. The system will also assign a unique
identifier to each company, branch, and mortgage professional that will help mitigate the
frequent migration that occurs by professionals who hide by going from one company,
Jurisdiction, or industry to another,

Each state will continue to retain its authority to license and supervise, but the new
system will eliminate unnecessary duplication and implement consistent standards and
requirements across state lines. Additionally, the state agencies will be able to divert
valuable resources previously used for processing applications to more supervision and
enforcement.

The system will provide immediate and profound benefits to consumers, the
industry, and the state supervisory agencies. Consumers will have access to key
information about the providers that they trust with the most important financial
transactions of their lives. Honest mortgage bankers and brokers will benefit from the
creation of a system that drives out fraudulent and incompetent operators, and from having
one central point of contact for submitting and updating license applications. Everyone
benefits from a system that makes it easier to identify and punish the small percentage of

dishonest operators in the mortgage industry.

Uniform Standards for Testing and Education
Another major initiative where states are leading is in the development of education

and testing requirements for mortgage professionals. CSBS and AARMR are
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spearheading a cooperative project of state regulatory agencies called the Mortgage
Industry National Uniform Testing and Educations Standards (MINUTES). This initiative,
begun early this year, will establish acceptable uniform standards and streamline the
process for licensees to comply with these standards. MINUTES will ensure that licensed
mortgage providers are held to the same standards and expectations, regardless of the state
in which they make loans. To my knowledge, no federal regulatory agency currently
requires specific educational or testing standards for the mortgage professionals it

supervises.

CSBS-AARMR Guidance on Nontraditional Mortgage Product Risks

CSBS and AARMR also partnered together to develop guidance on nontraditional
mortgage product risks. In October 2006, the Office of the Comptroller of the Currency
(OCC), the Board of Governors of the Federal Reserve Board (FRB), the Federal Deposit
Insurance Corporation (FDIC), the Office of Thnift Supervision (OTS), and the National
Credit Union Administration (NCUA) issued final Interagency Guidance on Nontraditional
Mortgage Product Risks. The interagency guidance applies to all banks and their
subsidiaries, bank holding companies and their non-bank subsidiaries, savings associations
and their subsidiaries, savings and loan holding companies and their subsidiaries, and
credit unions.

Recognizing that the interagency guidance is important and useful, but did not
apply to those mortgage providers not affiliated with a bank holding company or an
insured financial institution, CSBS and AARMR developed parallel guidance. Both CSBS

and AARMR strongly support the purpose of the interagency guidance and are committed
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to promoting uniform application of its underwriting standards and consumer protection
provisions for all borrowers. In order to maintain regulatory consistency, the guidance
developed by CSBS and AARMR substantially mirrors the interagency guidance, except
for the deletion of sections not applicable to non-depository institutions.

Released on November 14, 2006, the CSBS-AARMR guidance has been offered to
state regulators to apply to their licensed residential mortgage brokers and lenders. The
CSBS-AARMR guidance is intended to hold state-licensed mortgage providers to
effectively the same standards as developed by the federal regulators.

As of today, March 22, 2007, 29 states plus the District of Columbia have adopted
the guidelines developed by CSBS and AARMR. Ultimately, CSBS expects all 50 states
to adopt the guidance in some form.> Once adopted by all 50 states, all residential
mortgage lenders and brokers will be held to the same consumer protection and

underwriting standards.

Propeosed Interagency Statement on Subprime Mortgage Lending

CSBS and AARMR have also offered our strong endorsement of the recently
proposed interagency Statement on Subprime Mortgage Lending. In conjunction with the
2006 Interagency Guidance on Nontraditional Mortgage Product Risks and the parallel
CSBS-AARMR guidance, the proposed statement offers sound underwriting and consumer
protection principles that institutions and all residential mortgage providers should

consider when making residential mortgage loans. CSBS and AARMR are already

¥ To track state adoption of the CSBS-AARMR guidance, go to
hup: Y www eshs org/Content/NavigationMenuw/Reaulatorv A ffairs Federal AgencyGuidanceDatabase State {
mplementation.him.
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working to develop a parallel statement for state supervisors to use with state-supervised
entities. Again, we expect that all 50 states will adopt the statement on subprime lending,
providing state agencies with an additional supervisory tool to protect consumers, ensure
sound underwriting standards, and hopefully decrease the number of foreclosures
nationwide.

CSBS believes the Guidance on Nontraditional Mortgage Product Risks and the
Statement on Subprime Mortgage Lending strike a fair balance between encouraging

growth and free market innovation and draconian, stern restrictions.

State Predatory Lending Laws

Currently, 36 states plus the District of Columbia® have enacted predatory lending
laws. First adopted by North Carolina in 1999, these state laws supplement the federal
protections of the Home Ownership and Equity Protection Act of 1994 (HOEPA). The
innovative actions taken by state legislatures have prompted significant changes in industry
practices, as the largest multi-state lenders have adjusted their practices to comply with the
strongest state laws. All too often, however, we are frustrated in our efforts to protect
consumers by the preemption of state consumer protection laws by federal statutes.

Preemption must be used for the benefit of both business and consumers.

State Enforcement of Consumer Protection Laws
In addition to the extensive regulatory and legislative efforts, states attorneys

general and state regulators have cooperatively pursued unfair and deceptive practices in

* Source: National Conference of State Legislatures,
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the mortgage market. Through settlements with Household, Ameriquest, and First
Alliance Mortgage alone, state regulators have returned nearly one billion dollars to
consumers. These landmark settlements further contributed to changes in industry lending
practices.

But successes are sometimes better measured by actions that never reach the press.
States regularly exercise their authority to routinely examine mortgage companies for
compliance not only with state law, but with federal law as well. These examinations are
an integral part of a balanced regulatory system. Unheralded in their everyday routine,
examinations identify weaknesses that, if undetected, might be devastating to the company
and its customers. State examinations act as a check on financial problems, misapplication
of consumer protections, and sales practices gone astray. Examinations can also serve as
an early warning system of a financial institution conducting misleading, predatory or
fraudulent practices. | have attached as Exhibit B, a chart of enforcement actions taken by
state regulatory agencies against mortgage providers. As an example, in 20006, states took

3,694 enforcement actions against mortgage lenders and brokers.

Proposals for Fixing the Residential Mortgage Market

The ongoing upheaval in the residential mortgage market has caused justifiable
concerns among policymakers, regulators, vestors, members of industry, and consumers.
There is an overwhelming outcry for the regulators and Congress to “do something” to
address the damage that the subprime market trauma is doing to borrowers, present and

prospective, and to the economy as a whole. On the basis of five years” worth of recent

17
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experience regulating mortgage brokers and non-bank mortgage lenders, I have a few

suggestions.

Cleaning Up the Mess

In addressing the damage to borrowers, we should consider a triage approach with
the majority of staff time and energy devoted to treating those consumers for whom the
treatment can preserve their home.

The same concepts should be applied to mortgage rescue. Borrowers with adequate
remaining home equity, income to support a reasonable mortgage and credit capacity
(generally, the so-called “alt-A” borrowers) can and should be refinanced through the
operation of the market. Individuals who recently borrowed money in no-money-down
loans without the income to support a fully-indexed mortgage debt are in unsustainable
homeownership. Without a massive government bail-out, these mortgage loans will likely
result in foreclosure. For those borrowers between the two extremes, rescue may be
possible, but the form and effectiveness will depend on the individual circumstances of the
borrowers. 1 would respectfully suggest that state government agencies and not-for-profit
organizations are best positioned to develop and determine proper rescue techniques to
provide relief to hard-working homeowners that have a reasonable likelihood of sustaining
homeownership. Under any circumstances, I strongly encourage Congress to avoid using
taxpayer funds to bail out the subprime lenders, brokers and investors that generated our
current problem. The mortgage market is strong, complex, and vibrant and will be so even

if many of the large subprime lenders suffer financial losses.
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In addition to rescue efforts regarding borrowers, state and federal enforcement

actions regarding mortgage fraud and predatory lending will continue.

Preventing a Recurrence

While I am sure it is tempting to address the prevention of future problems in the
mortgage market by the appointment of one “super regulator,” such temptation should be
resisted. The current participants in the market include banks and other depository
institutions regulated by state and federal agencies, mortgage bankers and brokers who are
generally regulated by the states, securities firms, and GSE’s (Fannie Mae, Freddie Mac
and the Home Loan Banks), and hedge funds. Preempting or subordinating the current
regulators will take years and could remove from the marketplace regulatory bodies who
are active and who can be part of a long term solution. In my view, changing a few rules
governing the market place and coordinating the application of currently available
resources is the quickest, cheapest and most effective way to improve the market’s health
and prospects. A few specific suggestions in that regard are set forth below.

First, Congress should update the federal predatory lending law to incorporate the
time-tested consumer protections implemented by the various states over the last decade,
as embodied by legislation proposed last session in the House of Representatives by Reps.
Miller, Watt and Frank. Introduced last year as H.R. 1182, the Miller-Watt-Frank bill
would have created a national standard that would set sensible limits on high-cost
subprime loans, while retaining the states” ability to address new abuses in the market. In
addition, Congress should state clearly and unambiguously that lenders are required to

consider a borrower’s ability to repay a loan.
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Second, we need to develop a default scheme to prevent unscrupulous subprime
lenders and brokers from taking advantage of borrowers with credit problems. There is a
dramatic asymmetry of knowledge, sophistication and bargaining power between
borrowers and mortgage providers. Further, recent work in behavioral economics suggests
that when confronted with information overload, bad choices often result. Congress
should require that the default loan to a subprime borrower should be a thirty-year fixed
rate loan that most consumers understand. Any other choice of subprime loan should
depend on the borrower taking affirmative action to opt out of the default loan and
receiving in-person independent counseling on the benefits of the transaction. Subprime
lending should be a bridge to create sustainable homeownership, not a detour into a
second-class, high-priced mortgage system.

Third, Congress should support the coordination of the supervision of non-bank
mortgage brokers and lenders by the states. CSBS and AARMR have, in partnership with
the NASD, organized a coordinated national system to license and track the activities of
these enterprises. Through working on the development of the system, states and a number
of industry representatives have begun a dialog that will lead to broadly consistent national
standards with regard to licensing of firms and individuals. Congress can promote this
system through funding the start-up of the system and by requiring states that do not wish
to jotn the system to affirmatively opt-out of the system. Given the same kind of
Congressional “encouragement” that the insurance regulatory community got in Gramm-
Leach-Bliley, this system can be a valuable resource in regulating the market in the future.

Fourth, Congress already has tools at its disposal to facilitate the flow of credit to

responsible subprime lending. Congress should take immediate steps to moderize FHA to
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\

enable it to be a viable option for homeownership by borrowers with credit blemishes.
Much of the growth of the subprime industry came at the expense of FHA. Clearly,
Congressional concerns over the solvency of the FHA insurance fund led it to overreact
and hamstrung the FHA from serving the subprime market.

In addition, Congress should encourage the GSE’s to devote their primary attention
to affordable housing for all Americans, particularly the subprime market. The GSEs have
done wonders to increase the liquidity in the conventional mortgage market. In addition to
their potential direct impact in the subprime market, the standards set by the GSEs for

loans they purchase have an impact that ripples through the marketplace.

Conclusion

Ultimately, there is a trade-off between increasing the availability of credit in the
mortgage market and the level of foreclosures. CSBS is concerned by this trade-off. My
fellow state supervisors and 1 are finely tuned to the needs of the communities we serve.
Like members of Congress, state supervisors are not only concerned with national trends,
but with the overall economic health of our local communities. Even a relatively small
number of foreclosures can be devastating to a small town.

As regulators, we must find a balance between encouraging market innovation,
product choice and credit availability with consumer protection. The states will continue
to improve supervision of the mortgage industry by strengthening state statutes, signing on
to the CSBS-AARMR mortgage licensing system, or adopting parallel guidance for our
regulated entities. Only by continuing this type of coordinated supervision on a

nationwide level, can we both protect consumers and support financial services providers.
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The evolution of the residential mortgage marketplace over the past two decades
has dramatically affected how we supervise the industry. Innovations in the mortgage
market are positive developments, but have also allowed for an increase in predatory
lending and fraudulent lending practices, which have contributed to increased foreclosure
rates and the turmoil we are now experiencing. As a state financial regulator, my job is
first and foremost to protect the consumers of North Carolina. But I must also allow the
financial service providers the opportunity to compete and flourish in the marketplace in a
safe and sound manner.

My fellow state supervisors and I will continue te improve our supervision of the
residential mortgage industry to improve the quality of credit available to consumers,
improve standards for loan providers, ensure consumer protection provisions, and punish
those who engage in predatory or abusive practices. The economy is not benefited by
putting consumers in homes they cannot afford. Instead, we are working towards a
marketplace with cooperative and seamless supervision that ultimately benefits both
consumers and providers.

Thank you again for your invitation to come here today and for this Committee’s

interest in improving our mortgage market system.
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Exhibit A Examples of Actions Taken by Individual States

In addition to the cooperative efforts of state regulators through CSBS and
AARMR, I have detailed a small sampling of state regulator actions in the mortgage arena.
There are similarities and differences in the initiatives undertaken by the states. I believe
this differentiation is a sign of health in state supervision. State regulators with a deep
knowledge and understanding of local circumstances are free to tailor their supervisory
framework to the unique conditions in their state.

Arizona

In January, the Arizona Department of Financial Institutions (DFT) issued the
parallel Guidance for Nontraditional Mortgage Product Risks developed by CSBS and
AARMR.

The DFI has led other state and federal regulators to form a mortgage fraud task
force. The task force, created by Superintendent of Financial Institutions Felecia Rotellini,
consists of the Arizona DFI, the Arizona Department of Real Estate, the Arizona Housing
Department, the Federal Bureau of Investigation, the Department of Housing and Urban
Development, the Internal Revenue Service, the Arizona State Board of Appraisers, and
local law enforcement. The task force was formed to pool agency resources, to share
expertise and to more effectively investigate and prosecute, both civilly and criminally,
individuals engaging in mortgage fraud.

In January 2007, legislation was introduced in the Arizona legislature that would
require all loan officers and originators be licensed. This legislation would also define

mortgage fraud as a felony, punishable up to 10 years in prison.
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The DFI has been investigating mortgage fraud and illegal lending practices since
2005. In January 2006, Superintendent Rotellini created the Regulatory Enforcement Unit
to assist state examiners with their increased caseload and increased enforcement actions.
Also during 2006, the DFI hired two field investigators to conduct interviews and focus on
the illegal practices in the residential mortgage industry. In the past three months, the DFI
has been inundated with complaints, tips, and information about predatory practices,
mortgage fraud, and foreclosure rescue schemes. The DFI has been working closely with
state and federal law enforcement, the professional associations that represent the mortgage
and real estate industries, and journalists to heighten consumer and industry awareness, to
weed out the worst actors, and to send a message that industry will be held accountable for
predatory or abusive lending practices.

California

The California Department of Real Estate (DRE) licenses and regulates the
activities of real estate salespersons and brokers. In order to engage in licensed activity, a
salesperson must be employed and supervised by a broker. Licensed activity includes,
among other things, the listing and sale of real property, property management and
mortgage brokering.

At the end of fiscal year 05/06, there were 137,410 license real estate brokers and
366,734 salespersons for a total licensee population of 504,144. Licenses are generally
valid for four years.

In order to become licensed as a real estate broker or salesperson in California, an
individual must have completed certain pre-license educational requirements, and in most

cases experience requirements for broker applicants, as well as pass a written examination.
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All appli;:ants are fingerprinted and background reports are received from both the
California Department of Justice and the Federal Bureau of Investigation. Once an
individual is licensed, the California Department of Justice also provides subsequent arrest
notices to the DRE should one occur. Real estate licenses are issued for a period of 4 years
and there are continuing education requirements which must be met for all renewals.
Unless working for an exempt institution, all individuals who negotiate loans in California
must be licensed as either a real estate broker or as a properly licensed salesperson who
works under the supervision of a real estate broker.

The DRE has the authority to issue and discipline real estate licenses. Discipline
can range from a Public Reproval, suspension, or revocation of a license. The DRE has
limited authority to fine and cannot criminally prosecute cases. However, referrals to
criminal enforcement agencies are made when appropriate. Less substantial violations are
addressed with a corrective action letter and these are not counted in the enforcement
action statistic totals.

In the area of enforcement, it should be noted that California does have a predatory
lending law, which is contained in Section 4970 et seq of the Financial Code. The three
licensing agencies over mortgage lending in California, the DRE, the Department of
Corporations (DOC), and the Department of Financial Institutions (DFI) are jointly
responsible for enforcing this law within their respective jurisdictions.

As an additional note, the DRE is in the process of adopting regulations to adopt
the CSBS-AARMR Guidance on Nontraditional Mortgage Products, which mirrors the
interagency guidelines.

Real estate licensees have fiduciary duties to both the lender and borrower when
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negotiating loans and can be disciplined for violations of the Real Estate Law. Violations
include making a misrepresentation, fraud, dishonest dealing, negligence, and criminal
convictions. Failing to disclose all material facts about a loan to a borrower or
misrepresenting the facts to a lender (such as knowingly misstating a borrower’s income)
are actionable offenses. A mortgage broker has an obligation to act in the best interest of
the borrower.

Although the DRE does random audits, a majority of the audits are in response to
complaints filed with the DRE. The 252 audits of mortgage brokers represent 38% of the
total audits, even though mortgage brokers represent less than 15% of the licensee
population. Of these 252 audits, 186 uncovered potentially actionable violations. Those
violations not deemed sufficient to warrant formal disciplinary actions result in a
compliance action letter. The most common violations found in the audits involved the
failure to provide the proper Mortgage Loan Disclosure Statement. The second most cited
violation in the audits involved lack of supervision and improper record keeping. Thirteen
of the audits found trust fund shortages, totaling $295,394.

Of the 149 total disciplinary actions based on mortgage loan broker violations, the
most common violation cited was failing to provide a borrower with the proper Mortgage
Loan Disclosure Statement (29). As noted above, 23 actions were based, in part, on the
mortgage broker making a substantial misrepresentation to the borrower. And 17 actions
were based, in part, on the broker making a misrepresentation to the lender.

It is worth noting that nearly all the actions were initiated by a consumer complaint.
Misrepresentations are difficult to prove without a complainant. And unless patently

obvious, misrepresentations are difficult to discover in a random routine audit or
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examination of records.

Since loans can be made or arranged under a real estate broker license as well as a
DOC issued Residential Mortgage Lender license (RML) and a California Finance Lender
license (CFL), the DRE and DOC have a Memorandum of Understanding (MOU) to cross
check license applicants and disciplinary actions. This arrangement prevents a mortgage
loan broker who has been disciplined by one department from obtaining a license from the
other to continue operating. Last fiscal year, the Departments crossed checked over 6,000
applicants.

In addition, to lessen the burden on consumers, the DRE proactively refers
complaints to the DOC when it is determined the activity was conducted under a DOC
issued license and not a DRE issued broker license. Last fiscal year, the DRE referred 75
complaints to the DOC.

As noted earlier, the DRE is an administrative agency and does not have the
authority to prosecute criminal or civil violations. Such violations may be pursued by local
municipalities or the Attorney General (AG). Existing law allows a district attorney or the
AG to bring civil actions for unfair business practices and misleading advertising.

The DRE routinely makes referrals to local law enforcement and provides technical
assistance when appropriate. Last Fiscal Year, the DRE either referred or provided
assistance on over 35 criminal cases. Many of the criminal referrals involved loan fraud.

Los Angeles County has also established a Real Estate Fraud Task Force of which
DRE is a member. The task force meets once a month and participants include LAPD, LA
Sheriff, HUD, IRS, FBI, and the Departments of Corporations and Consumer Affairs.

With respect to broker education, the DRE has already begun a series of efforts to
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further ensure brokers fully understand their responsibilities to inform borrowers of the
relative merits and risks of nontraditional mortgages. The DRE has recently published an
article explaining that brokers have a duty to fully explain to a borrower the merits and
risks of alternative mortgage programs before the point of document signing. The article
also makes the point that real estate brokers have a fiduciary duty to the borrower and as
such, must act in the best interest of the borrower.

With respect to marketing and advertising, existing law requires that real estate
brokers disclose all material facts about a product in the ad or materials used to solicit
borrowers. Any promotion of a nontraditional mortgage must include the material facts of
the product so the ad or promotional material is not misleading. This would include
disclosures of the possibility of negative amortization, frequency of payment or rate
adjustments, and the amount of the balloon payment if the program is not fully amortized.
This is also true of any verbal discussion a broker has with a borrower.

The DRE has also made an extensive effort to educate borrowers so they may make
informed decisions. In this regard, the premier publication of the DRE is the consumer

booklet on "Using the Services of a Mortgage Broker”. This booklet educates a borrower

on what questions to ask to ensure an understanding of the loan terms, especially the terms
related to nontraditional mortgages. This booklet was first produced over 15 years ago and
is updated periodically. The department is currently in the process of updating the booklet
again so it more accurately reflects the information in the guidance.
Massachusetts

In the Commonwealth of Massachusetts, mortgage supervision has been the

primary focus of the Division of Banks for well over a year.
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Iﬁ 2006 alone, the Massachusetts Division of Banks issued a total of 104 formal
and informal enforcement actions against mortgage lenders and brokers. Included in these
actions were several cease and desist orders essentially shuttering companies found to be
intentionally overstating income on reduced documentation loans or engaging in other
types of deceptive practices. In September 2006, the Division issued an industry letter
relative to reduced documentation loans indicating that severe action will be taken should
evidence of mortgage fraud be found and implemented emergency amendments to their
regulations governing mortgage lenders and brokers, significantly expanding the number
of existing prohibited acts and practices that constitute grounds for the issuance of cease
and desist orders and license suspension or revocation.

Massachusetts was one of the first to adopt the parallel guidance on nontraditional
mortgage product risks, developed by CSBS and AARMR, in the form of a regulatory
bulletin. This action is essential toward ensuring a level playing field is maintained within
the mortgage market and that the consumer protections within the guidance are enforced
uniformly.

Finally, in an effort to develop a comprehensive strategy to address increasing
foreclosure rates, the Division of Banks hosted a Mortgage Summit in November 2006.
Nearly 50 individuals representing 29 government, industry, and nonprofit organizations
attended the Mortgage Summit with the stated goal of seeking to address the increasing
number of mortgage foreclosures across Massachusetts and to develop a statewide
foreclosure prevention strategy that will put into place lasting measures to help consumers

confronted with the loss of their homes.
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Following the Summit, two Working Groups were established to focus on Rules
and Enforcement and Consumer Education and Foreclosure Assistance. The goal of the
Working Groups is to take the ideas and suggestions from the Summit and develop specific
recommendations. Since January, the Working Groups have met every two weeks and set
a deadline of March 31 to conclude their deliberations.

The new legislative session is also underway. Several bills dealing with mortgage
foreclosures have already been introduced, including provisions which would require loan
originators to be licensed and extend the Massachusetts Community Reinvestment Act to
licensed mortgage lenders.

Minnesota

In December 2006, the Minnesota Department of Commerce issued the Guidance
for Nontraditional Mortgage Product Risks developed by CSBS and AARMR to all state-
licensed entities.

The Department’s 2005 legislation, which became effective on January 1, 2006,
requires licensed residential mortgage originators to conduct background checks on loan
officers and prohibits a person convicted of a financial crime from serving as a loan officer
without prior written consent of the Commissioner of the Department of Commerce.

These requirements are very similar to Section 19 of the FDI Act.

A Department proposal presently under consideration by the Minnesota state
legislature would improve and strengthen regulation of mortgage originators. The
proposal, if enacted, would require the following:

1. That all icensees be a business entity with a minimum tangible net worth of

$250,000 (or a surety bond or letter of credit of $100,000);

30



187

2. Require an affirmation that they are in compliance with the background
check requirement;

3. Require maintenance of a perpetual roster of loan officers that would be
provided to the Department on demand;

4. Require loan officers to have 16 hours of education on state and federal
mortgage laws before serving;

5. Give the Department of Commerce the authority to examine licensees and
charge for these exams; and

6. Make mortgage fraud a specific crime in Minnesota, which is based upon a
recent law passed in Georgia.

This proposal is expected to be enacted.

The Department of Commerce has recently halted a kickback scheme and imposed
enforcement penalties of more than $1 million on title nsurance companies that set up
sham affiliated businesses with real estate agents, mortgage originators and developers to
get around state and federal laws prohibiting direct payments for referrals. The
Department identified 35 affiliated business arrangements between First American and
more than 600 referral partners that included real estate agents and brokers, mortgage
originators, building contractors, land developers, and others.

North Carolina

Earlier this month, the North Carolina Office of the Commissioner of Banks
(NCCOB) issued Guidance on Nontraditional Mortgage Product Risks (NTM guidance)
developed by CSBS and AARMR. The North Carolina NTM guidance included a specific

discussion of how the NTM guidance fit within the state regulatory scheme, its application

31



188

to mortgage brokers and mortgage lenders in their different roles, and provided
examination procedures used by state examiners to ensure compliance.

This year, NCCOB has supported the introduction of two bills to the General
Assembly to improve the mortgage market. The first bill would make mortgage fraud a
felony under state law and would simplify prosecution of mortgage fraud at the state level.
This legislation is modeled after the Georgia mortgage fraud law, the first of its kind. The
second bill would require that all deeds of trust secured by residential property identify the
name and license number of a mortgage broker, if one was involved in the transaction.
This legislation is the result of a state legislative study commission on foreclosures that has
met regularly over the past year.

In addition to the legislative effort on mortgage fraud, NCCOB has hired three
additional staff to pursue evidence of mortgage fraud. We have trained all of our mortgage
examiners on mortgage fraud (through AARMR training) and have prioritized detecting
fraud in our examination process.

NCCOB has supported the development of improved standards in the mortgage
brokerage business, through the encouragement of an industry-led certification program for

mortgage broker firms.
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Exhibit B: Enforcement Actions by State Regulatory Agencies against Mortgage -

Providers

Enforcemant Action

W Criminal / Revocation
TiCeass & Desist
LIDisciplinary / Fines
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Source: Mortgage Asset Research Institute
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Written Statement of Alan M. White on behalf of Jennie Haliburton
Community Legal Services, Inc., Philadelphia

March 22, 2007

Thank you for giving Ms. Jennie Haliburton the opportunity to testify about her
experiences as a subprime mortgage borrower. I would like to provide some additional
mnformation about the details of her loan transactions, her experiences and those of many other
homeowners like her in Philadelphia. Subprime foreclosures have been hurting low-income
Philadelphia homeowners and neighborhoods for ten years. Now that the pain has spread to
more affluent homeowners and investors on Wall Street, the problem is in the news.

Ms. Haliburton has a 2/28 subprime ARM from Countrywide, made in April 2006, Her
loan application included full documentation of her $1,766 monthly Social Security income. On
that basis, Countrywide gave her a loan with an initial payment of $922.24 for principal and
interest. Countrywide did not establish an escrow for taxes and insurance, which are about $180
monthly. However, after the first year of the loan, Countrywide notified Ms. Haliburton that they
will increase her payment to include past and future taxes and insurance as of May 2007. She
will therefore have a payment increase even before her interest adjusts.

Her initial payment is based on a discounted interest rate of 9.625%. The fully indexed
rate is LIBOR plus 6.5%, which today equals 11.9%. The payment and rate will adjust in May
2008, when her monthly payment, with taxes and insurance, will be nearly $1300, which is more
than 70% of her income. These facts were fully known to Countrywide, but not understood by,
or explained to, Ms. Haliburton.

Countrywide refinanced a 2004 Ameriquest loan. That loan had a fixed rate of 8.7%.
Copies of both Notes, and the Countrywide application, are attached.

This was not a credit repair product. Ms. Haliburton’s income and property value will not
increase fast enough to permit her to refinance. Her loan has a prepayment penalty that lasts for
two years, until the adjustable rate feature is triggered. Ms. Haliburton is not in foreclosure yet;
she has made her mortgage payment her first priority, but it is only a matter of time.

I have contacted Countrywide’s loss mitigation staff and have not yet received a response.
They now have two choices. They may decide to foreclose on this home, and perhaps they can
recover the full $108,000 after evicting Ms. Haliburton. Or they can write down the loan amount
s0 that she can either afford her pavments, or get a reverse mortgage.

Because of Ms. Haliburton’s age, income and equity, a reverse mortgage would have
been a much more suitable product, and could have been recommended to her in either 2004 or
2006 when she contacted Ameriquest and Countrywide. A reverse mortgage would allow her to
pay off her prior debts and have no current payment obligations, allowing her to use her Social
Security for home repairs and maintenance and living expenses.
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Before subprime lending came along, the same homeowners had plenty of access to
credit. They bought homes with FHA and VA loans. If Mr. and Mrs. Haliburton had bought
their house in 1987 instead of 1997 they would have had an FHA mortgage. Philadelphia
homeowners paid for repairs with small loans from finance companies.

In the last ten years, a real estate broker seeing a low-income buyer has had a choice.
Refer them for an FHA mortgage, where the property will be inspected, the loan carefully
underwritten, and the process will take several months, and some applicants actually get turmed
down. Or, the broker could refer the buyer to a subprime lender or broker, where approval is
quick and easy. The price is higher, but so what? Bad underwriting and loan products have
pushed out good underwriting and loan products. This is not a reason to make FHA more like
subprime; the point is to restore common sense underwriting to all mortgage sectors.

Subprime loans are not a bridge to credit repair, they are a road to foreclosure. In
Philadelphia county, 40% of all subprime loans made in 1998, 1999 and 2000 were in foreclosure
by the end of 2003, according to the Pennsylvania Banking Department’s foreclosure study. Ms.
Haliburton doesn’t need more access to $100,000 mortgages. She needed suitable credit
products she can afford, and now she needs Countrywide to do the right thing and write down her
loan balance.
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OACORN

Financial Justice Center

Background

Al Ynigues, age 65, lives in Apple Valley, MN, a suburb of Minneapolis. Mr. Ynigues
teaches music lessons, runs a recording studio, and repairs instruments. He grosses
approximately $2,300 to $3,000 a month.

In September 2004 Mr. Ynigues purchased a home with an 80/20 deal: a first mortgage
with a 2/28 ARM to cover 80% of the home’'s price and a second mortgage for 20% of
the price instead of a downpayment. Both were subprime loans from New Century
Mortgage.

Mr. Ynigues asked for a fixed rate loan, but was told shortly before closing that he would
have an Adjustable Rate Mortgage (ARM). He did not understand what this meant, so
the broker explained to him that an ARM could “go up a little” after a couple of years,
but that he wouldn’t have to worry about that, because they would refinance his loan
into an even lower, fixed rate within the first six months. They did not tell him that if he
refinanced during the first two years of the loan he would have to pay a prepayment
penalty of over $4,000.

Mr. Ynigues remembers at the closing there were scores of papers to be signed, and
that the title agent did not give him enough time to read the loan documents- they just
flipped through the pages quickly and told him where to sign.

Loan Terms

The first mortgage was for $211,520 and included $8,199 in closing costs. In addition,
the broker received a yield spread premium of $4,230.

The loan is a 2-year ARM with an initial interest rate of 6.9% and a maximum possible
rate of 13.9%. The interest rate is based on the LIBOR rate plus a margin of 5.5%. At
the time of the loan in September 2004, the LIBOR rate was 2.1%, but in October 2006
it was 5.3898%, making his fully indexed rate almost 11%.

On November 1, 2006 the rate changed for the first time. There is a cap that the rate
can only go up 1.5% at each change date, so his rate went up to 8.4% and his payment
increased from $1660 to $1868. The rate will go up again on May 1, 2007 to 9.9% and
the payment will go to $2,135.

The second loan was for $52,000 and has a 9.3% interest rate and a monthly payment
of $430.

Association of Community Organizations for Reform Now
757 Raymond Avenue #200, St. Paul, MN 55114
Phone: (651) 503-4555 Fax: (651) 642-0060
Email: financialjustice@acorn.org Website: www.acorn.org
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Statement of Laurent Bossard
CEO WMC Mortgage Company
v United States Senate
Committee on Banking, Housing, and Urban Affairs
March 22, 2006

Good morning {ofternoon]. Chairman Dodd, Ranking Member Shelby, and other members of the
committee, thank you for the opportunity to address you today on this important issue. My name

is Laurent Bossard, CEO of WMC Mortgage.

i am pleased to be here today to participate in the Committee’s effort to gain a better
understanding of the economic and industry conditions affecting the market, and to learn from
them. Like members of this committee, we believe that a vibrant and responsible industry plays an

important role in consumers’ ability to access credit for home ownership.

As you may know, WMC is a wholly owned subsidiary of GE Money, the consumer lending division
of the General Electric Company. WMC was a company that originated non-prime mortgages and
sold them in the capital markets to a variety of institutions including investment and commercial

banks. WMC was acquired by GE Money in June 2004,

Along with the members of this committee, we are concerned about the impact of recent market

developments. These changes affect both consumers and lenders.
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WMC has been responding to these changes in a number of ways. First, we have made changes
to our own business. | joined WMC in November 2006 as president and was named CEO in
Jonuary. We are restructuring WMC in order to adapt its operations to the evolving market
environment. In addition, GE Moneg made the decision post-acquisition to place WMC's mbrtgage
operations under federal regulation. This was accomplished by bringing the mortgage business

under GE Money’s Federal Savings Bank. This process was cornpleted on January 1, 2007.

Over the lust twelve months, we have made improvements to our underwriting processes. WMC
adheres to the Federal Interagency Guidance on Nontraditional Mortgage Products. In addition,
we support the federal bank regulators’ Proposed Statement on Subprime Mortgage Lending, and

are implementing their recommendations. For example:

« Borrowers will be qualified using the fully indexed rate.

* Second, on new locnbs, prepayment penalties will expire 60 days prior to the first interest-
rate reset date. This provides borrowers with enhanced flexibility to avoid prepayment
fees.

e Third, WMC will not make loans based on stated income, except in the case of borrowers

who are self-employed, and then only with appropriate verification.

Beyond what has been proposed in the guidance, WMC will continue its historic policy to not offer
any option ARMs or products with negative amortization. And going forward, we will begin to hold
o portion of this loan portfolio on our own books. This will allow us to better work with borrowers

and other industry participants to help keep homeowners in their homes.
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These changes help us meet our goal of providing consumers with access to fair and
competitively priced mortgage products, with clear and understandable terms, and to keep them

in the homes they purchase.

We are here today to contribute to a discussion that leads to o better understanding of the
current market conditions. We also want to emphasize our desire to work with you and our
regulators on solutions. To this end, we would support standards to govern the conduct of all

participants in the mortgage process.

In closing, t would like to thank the committee for the opportunity to share our views with you
today. We look forward to working with you and our regulators. We want to play a responsible
role in providing consumers with products that meet their needs, allow them to live in their own

homes, and invest in their future.

Thank you very much.
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Introduction
Good morning Chairman Dodd, Ranking Member Shelby, and members of the Senate Banking

Committee. 1 am Sandy Samuels, Executive Managing Director at Countrywide Financial
Corporation. Countrywide is predominantly a prime lender that offers the widest array of
products available in the market place. While the subprime market represents over 20% of the
overall U.S. mortgage market, it constitutes only 7% of Countrywide’s loan volume. Founded in
1969 on the principle of lowering costs and barriers to homeownership, Countrywide is the
largest mortgage provider in the country and the leading lender to low- and moderate-income and
minority families. Offering subprime products was a natural extension of this commitment.
Regardless of what channel a customer uses to come to Countrywide, every qualified borrower
has access to our full range of both prime and subprime products. This paradigm givesus a

unique perspective on subprime lending.

Rising delinquencies and foreclosures in the subprime market have created tremendous concemn
about the state of the mortgage and housing markets. I want to share with you our perspective on
the importance of subprime mortgage lending in the overall housing market, our insight into why
subprime delinquencies and foreclosures are increasing and our views on the recent proposed

regulatory guidance covering subprime loans.

Importance of Subprime Lending

For a quarter century, from 1970 to 1994, the nation’s homeownership rate remained stuck at
64%. For the most part, borrowers either met FHA, VA or GSE prime market standards, or were
served by the so-called hard money lenders. In the mid-1990s, the development of a subprime
secondary market made it viable for mainstream mortgage lenders like Countrywide to offer
subprime programs that paralleled the prime market. Over the next decade, the combination of
low interest rates and prime and subprime product innovations helped boost the homeownership
rate to 69%. In 2006 alone, first time homebuyers comprised almost 40% of Countrywide’s
purchase originations, and 25% of those borrowers were able to buy a home because of available
subprime products. Without having subprime products to meet their needs, this recent

homeownership expansion would not have been as robust.
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What Happened in the Market the Past Two Years?

A convergence of factors explains the growth in the subprime market and current circumstances.
In the past few years, housing appreciation increased at rates far exceeding income growth
causing housing affordability issues. Lenders responded by expanding underwriting guidelines
to allow borrowers to qualify for loans on increasingly more expensive homes. By 2004, as
interest rates began to increase from their 50 year lows and the refinance boom began to slow,
there was significant overcapacity in the mortgage originations market. Competition for
declining volumes was exacerbated by the cooling of the housing market in 2005 and 2006. This
resulted in further expansion of credit guidelines as lenders vied to retain volumes and increase
market share. At the same time, this entire period was marked by significant liquidity in the
global capital markets creating an increasing demand for mortgage assets. All of these factors

together contributed to the dramatic liberalization of underwriting guidelines.

So long as home prices continued to rise, there were very few market forces to counter the push
toward credit liberalization. Things started to change in 2006 as appreciation began to flatten
and many markets began to see home price declines. In the absence of appreciation,
delinquencies have begun to increase dramatically. In response to declining home prices and
increasing delinquencies, in the last several months, the market has begun to self-correct.
Countrywide and the industry have made significant changes to materially tighten credit

guidelines, reversing much of the liberalization that occurred over the last few years.

Where Does the Subprime Market Go from Here?

First and foremost, it is important that we preserve access to credit for those who cannot qualify
for prime loans. The ultimate solutions must be based on study and analysis of all relevant data
about their impact on the housing market, particularly before imposing restrictions on lenders’
ability to offer affordable product options. An appropriate balance must be struck between
maintaining affordability and lessening payment shock. Wherever you draw the line, someone
will be shut out of the market. Every effort to raise the start rate, lengthen the fixed rate period,

reduce caps and lengthen reset periods will raise the price of the loan product to the consumer.
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With respect to the banking agencies proposal, we cannot agree that underwriting to the fully
indexed rate is the correct standard in all situations. First, such a requirement will further worsen
the current situation for borrowers seeking to refinance subprime loans in a market where values
have declined and underwriting standards have already tightened. Many of the homeowners who
will need to refinance will not be able to qualify under such a standard. Second, we believe that
many first time homebuyers who can currently purchase a home will no longer be able to qualify
for a mortgage under the proposed guidelines. This could materially reduce housing demand,
especially among first time homebuyers, and delay the housing recovery. We believe that the
guidance should preserve the significant affordability benefits of products that reduce payments
in the early years of the mortgage in order to lower the first rung of the homeownership ladder,

or help borrowers address short term financial objectives.

We do not believe that the hybrid ARM product structures are to blame for the current problems
in the subprime market. In fact, our experience with hybrid ARMs demonstrates that these
products have provided a critical bridge for our customers reducing costs for homeowners

experiencing tempbrary financial challenges.

We reviewed our hybrid ARMs originated between 2000 and 2006, and tracked those who
refinanced their loans with Countrywide to determine what kind of loan they received. We
found that:
= Historically, 80% of our subprime borrowers refinance within 36 months of loan
origination. Interestingly, this number is approximately the same for both our fixed rate
and our hybrid customers.
= For these subprime refinances, of those borrowers that stayed with Countrywide, 50%
received a prime loan and 25% refinanced into a subprime fixed rate loan. The borrowers
moving to prime loans improved their FICO scores by an average of almost 50 points and
benefited from lower interest rates on their new loans, sometimes significantly.
= However, the remaining 25% of borrowers refinancing out of a subprime ARM did
refinance into a new subprime ARM and we need to be cautious before we take any

actions that would eliminate that option.
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= Qver this time period, we have seen the proportion of hybrid ARMs used for home
purchases gradually increase. In the fourth quarter of 2006, almost half of our subprime
hybrid loans funded home purchases, with 70% of those going to first time home buyers.

Our experience suggests that these loans are a valuable tool for our customers to afford a first
home or as a bridge to overcome temporary financial setbacks. In the past 10 years,
Countrywide has originated over $100 billion in subprime hybrid ARM loans. Over that period,
cumulatively we have had only 3.4% of these loans go through foreclosure. The worst single
origination year was 2000, for which the cumulative foreclosure rate was 9.89%. We believe
that declining home prices and the other factors I've discussed may produce foreclosures
numbers on 2006 originations approaching or exceeding those on loans originated in 2000. But
even if this were to come true, we cannot lose sight of the reality that more than 90% of
Countrywide’s subprime borrowers will not lose their homes to foreclosure and will have had the
opportunity to enjoy the benefits of homeownership as a result of the availability of these

products.

And for our borrowers that experience difficulties making timely payments, Countrywide has
invested substantial financial and human resources to our ongoing home preservation program to
help them get back on track. We have been successful in helping many homeowners preserve
their homes so long as (1) the borrower responds to our communications; (2) the borrower wants
to remain in the home; and (3) the borrower continues to have a source of income. In light of the
difficulties many of our borrowers are currently experiencing, we have also implemented
additional outreach efforts.

. ®  We conduct aggressive loss mitigation in communities experiencing high delinquencies,
sending home retention teams into the community to meet face-to-face with customers to
implement workout plans.

= We provide free access to counseling, including third party counseling from community
organizations like Neighborworks.
= We work with groups like ACORN to help us reach out to borrowers who are too scared

to call their lender.
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We are also a founding supporter of the Homeownership Preservation Foundation, which

provides 24/7 access to housing counselors through a national toll free number.

Another important concern with the proposed guidance is its limited applicability solely to

federally regulated institutions. To be effective, the regulatory guidance must apply to all

lenders in the market. We support the efforts of CSBS to extend the guidance to those entities

not covered by the federal guidance, provided it is adopted uniformly and the application is

targeted to those not already covered by the federal guidance.

We are very supportive of other parts of the agencies proposal.

On the issue of impound accounts, Countrywide agrees that lenders should qualify
borrowers based on the full payment of principal, interest, taxes and insurance and this
has long been our practice. Currently, however, mandatory escrow accounts are not
permissible in all states. Interestingly, the FHA program mandates the use of impound
accounts, and we would support legislation that allowed lenders to require such accounts
on all subprime loans.

On the issue of prepayment penalties, Countrywide’s subprime Hybrid ARM
originations do not have prepayment penalties that are longer than the initial reset period.
In addition, we support the agencies’ proposed recommendation to provide hybrid
borrowers with a window period prior to the payment reset to refinance without penalty.
We strongly support efforts to improve the quality and readability of disclosures
associated with hybrid ARMs. Borrowers need to understand their choices so they can
determine what is best for their unique circumstances. We believe all borrowers,
regardless of what lender originates the loan, should receive the same information about
their transaction and we believe the regulators should amend Regulation Z to greatly
enhance disclosures for these products.

With regard to stated income loans, we continue to believe there is a valuable role for
reduced documentation especially for those borrowers that have difficulty documenting
all of their income. For example, members of immigrant populations, for a variety of
reasons, may have income from sources that are not reportable on a W-2. For some

borrowers, W-2s may not accurately reflect earnings because of items such as tips or the
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timing of bonuses and raises. We fully recognize there is room for abuse with the use of
reduced documentation and we agree with the agencies that when underwriting such
loans, other mitigating factors should be present to minimize the need for direct
verification of repayment capacity. This would include, for example, cash reserves,
larger downpayments and higher credit scores. We also strongly support requiring a
disclosure to the borrower that states there is an increased cost to stated income features
and requiring the borrower to acknowledge that the amount of income being used to
underwrite the loan is not overstated.

= We believe informed consumer choice is critically important. The guidance should
encourage lenders to make muitiple product options available to all borrowers so they can
decide what is best for their individual circumstances. We support requiring that all
subprime borrowers be offered the option of a fixed rate loan if they could qualify for

one.

The prescription for helping subprime borrowers in today’s market is not higher effective interest
rates for qualifying borrowers. Careful consideration of the macroeconomic impacts of new laws
or guidance is required so that we preserve the availability of financing options for subprime

borrowers and avoid making the current subprime issues even worse.

I would like to thank the Chairman and the Ranking Member for the opportunity to share
Countrywide’s perspectives on the mortgage market and would be happy to answer any

questions.
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Mr, Chairman and Members of the Committee:

| am Brendan McDonagh, chief executive officer for HSBC Finance Corporation
and chief operating officer for HSBC - North America, a wholly owned subsidiary
of HSBC Holdings plc. | am responsible for HSBC's consumer finance businesses
in the United States, including our consumer and mortgage lending business.

1 would like to thank you for inviting me to testify today on behalf of HSBC - North
America. | will structure my remarks today around three topics:

1) An overview of HSBC Finance with a focus on our mortgage operations
2) Our perspective on issues in the mortgage market

3) How HSBC Finance is addressing these issues, both on the originations and
servicing aspects of the business

An Overview of HSBC

To share with you more about our global organization — HSBC is headquartered
in London and provides worldwide a range of financial services including
personal financial services; commercial banking; corporate, investment banking
and markets; and private banking. | work alongside 300,000 colleagues in
10,000 offices in 82 countries, serving 125 million customers worldwide.

HSBC - North America is one of the ten largest banking organizations in the
United States. HSBC - North America is the holding company for all of HSBC's
U.S. and Canadian businesses, and our over 50,000 employees serve more than
60 million customers in the United States and Canada.

Specific to our consumer finance businesses -- these businesses operate under
HSBC Finance Corporation, and serve consumers — with non-prime to prime
credit characteristics -- with products including real estate secured loans, auto
finance loans, MasterCard® and Visa® credit cards, and personal non-credit
card loans. HSBC Finance Corporation is an SEC reporting entity.

In the area of real estate lending, HSBC Finance is a large player in the sub-
prime mortgage market. HSBC Finance Corporation’s consumer and mortgage
lending business originates and services loans originated through retail (branch
and direct) and wholesale (broker) channels, as well as portfolio acquisitions.
We originate or purchase a variety of real estate secured and unsecured loans to
primarily sub-prime customers. As one of the nation’s largest consumer finance
companies, we have more than 1,350 branches in 46 states and 11 servicing
facilities across the US.
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HSBC Finance has the second largest subprime servicing portfolio in the
subprime industry (based off analysis of the National Morlgage News 4Q 2006
Quarterly Data Report [QDR]). Qur portfolio is primarily fixed rate loans with
documented income. Indeed adjustable rate loans are only 32% of HSBC
Finance's subprime portfolio compared to over 70% for the industry as a whole.
Stated income loans make up just 13% of the portfolio.

As a result of our origination and underwriting practices, we have seen relatively
stronger credit performance compared to the industry. HSBC Finance mortgage
delinquency levels are almost haif of industry levels over the past two year
period. The graph below depicts the percentage of mortgage loans that are two
months or more past due for HSBC Finance and the subprime industry (as
published in the Morigage Bankers Association National Delinquency Survey).

Two-months and over Mortgage Delinquensy
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Despite this more conservative makeup of HSBC Finance's morigage portfolio, in
the last year, we have faced a combination of challenges in certain portions of
our portfolio. Like many of our peers in the sub-prime morigage lending
business, these challenges have been caused by a long run of rising interest
rates and a slowing, and then declining, housing market. These factors have put
pressure on consumers, and accordingly, on certain segments of our portfolio.

In one portion of our business, which buys loans that are already funded by other
lenders, we've encountered higher than expected delinquency. These loans are
primarily second lien loans, called piggy backs, because they are made in
conjunction with a first lien used to buy a home. The second lien is used in lieu
of a traditional down payment. We acquired a significant volume of these loans
in the second half of 2005 and the first quarter of 2006. We are also
experiencing higher than expected delinquency on some of our adjustable rate
mortgages and stated income loans — again, acquired through one channel in our
business.



207

In retrospect, we don't believe we properly anticipated the future risk associated
with these types of loans. Predicting the potential implications of 17 interest rate
increases in a 21-month timeframe is just one example. Also, as it turned out,
these types of higher risk loans purchased from other lenders during this time
frame are performing much worse than loans purchased in this channel in earlier
timeframes. These are the primary causes of the increased loss provision
announced on February 7, 2007 in H8BC’s trading statement and later confirmed
on March 5 during HSBC's 2006 sarnings announcement.

Our Perspective on the Issue

I’d like to offer some more general input and perspective on what is happening in
the market, and also speak specifically to how HSBC is addressing these issues
for our business and as importantly, for our customers.

As mentioned, we have had a long run of rising interest rates combined with a
slowing housing market, which has put new pressures on consumers, In the past
because of rising home prices, homeowners could more easily avoid foreclosure
when they had interruptions in their income. They now have fewer options to use
the equity in their homes for these purposes. ARM (adjustable rate mortgage)
products were readily available before the historically low inferest rates of 2001

to 2006 and were quite benign. L is the disparity between the all-time low rates
recently experienced and the return to a more normalized interest rate
environment that exacerbates the magnitude of the payment shock experienced
by sub-prime customers. The products available in the sub-prime market,
particularly the wholesale sub-prime market, are not well suited to this changing
environment.
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relaxation of industry underwriting standards (particularly around income) placed
some customers into products they could not afford. As many markets
appreciated, lenders focused on affordability products, even as home prices and
mortgage payment growth outstripped personal income growth. The profile of
subprime originations shifted dramatically towards ARM, Inferest-only and stated
income products. These products offered a lower starting payment to overcome
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the impact of a rising interest rate environment and affordability issues, but were
inherently more risky. This environment also saw wider use of “teaser-rate” ARM
products. While these types of products existed previously, they exacerbated the
interest rate adjustment referenced above. The graph below depicts all types of
subprime ARM originations (traditional, Interest-only, and teaser-rate ARM) as a
percent of tolal subprime originations.

Hubprime ARM wriginations
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The demand for mortgage backed securities (MBS) also increased dramaticaily
over the last several years. This trend was discussed in the recent Morigage
Banker's Assoclation research paper: The Residential Mortgage Market and its
Economic Context in 2007 (January 30, 2007). Capital inflow 1o the US has
increased dramatically over the past 20 years as the current account deficit has
continued to grow, At the same time, there has been a dramatic increase in the
perceniage of foreign central banks approved to invest in MBS (2% in 1898 fo
44% in 2006). In addition, the percentage of central banks investing in only US
Treasuries has dropped (from 31% in 2002 fo 3% in 2006). While adding excess
demand for other fixed income securities, another impact of investors shifting out
of Treasurles and into mortgage/debt securities is a compression of spreads
across fixed-income markets. This increased liguidity drove the demand for
higher risk products,

How HSBC Finance is addressing these issues - originations

HSBC Finance has been servicing customers for more than 125 years, through
many credit cycles and a wide range of economic circumstances. We take the
current situation seriously and we are taking strong and proactive steps to
minimize the impact of the current environment on our customers.

Our first step has been to do a significant amount of analytical work to
understand precisely how much risk is present for our customers and what steps
we must take to minimize that risk.
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In our largest channel, the retail branch network, we have had policies in place
for more than five years that largely parallel the new Interagency Guidance on
Nontraditional Mortgage Products. As other lenders have adopted this
guidance, it has brought about a leveling of the playing field in the morigage
industry. We believe this Guidance brings appropriate strengthening to the
industry’s underwriting standards. These rules currently apply only to federally
regulated banks and bank holding companies; for them to fully impact consumers
in a positive way, they need to apply to all lenders.

Long before the notion of “suitability” was central to the discussion of appropriate
underwriting standards for subprime loans, HSBC Finance had implemented a
comprehensive, self executing net tangible benefits test (NTB) in its retail
subprime lending business. Requiring varying levels of benefits depending on
the loan type, the NTB mandates that each loan passes a rigorous and
systemically applied test that ensures the loans meet a minimum threshold of
benefit and affordability for the customer. Failure to meet the standards of the
test prevents the approval of the loan, regardless of credit, regardiess of
profitability. Versions of this NTB test have now been implemented in the
wholesale channel as well.

To help ensure our programs and practices are effectively delivering the value
our customers expect, in 2003 we installed a “Secret Shopper” program. This
initiative uses an independent third party to monitor our retail branch origination
channel and ensure all of our policies and procedures are effectively followed.
“Secret Shopper” also provides almost real time feedback to management on the
customer experience.

Further restrictions on underwriting have taken place as the slowing of housing
appreciation and other economic factors have deteriorated performance. We
also have largely eliminated the purchase of loans originated by other lenders
and sold in the secondary market, giving us greater contro! over quality and
underwriting, while building on our competitive strength of making mortgage
loans in customer facing channels, such as our nationwide 1,350 branch retail
network.

HSBC Finance also recognizes that the long term answer to this current market
condition is not just tightening credit, but also introducing appropriate products
that help the subprime customer solve their financial challenges and improve
their circumstances.

An example of one such product is our “Pay Right Rewards” mortgage (PRR).
This mortgage product rewards subprime customers who remain in good
standing with automatic rate reductions with no risk that the customers’ rate will
ever go up. A very high percentage of customers who chose this product enjoy
rate reductions without having to incur the cost of refinancing to get a lower rate.
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This product has been very successful in the retail channel and we plan to
expand to other areas of our mortgage business.

Finally, for our broker origination channel, your letter referenced media
speculation regarding back-end yield spread premiums. QOur broker
management process begins with selecting only responsible brokers that comply
with all state and federal laws. Our comprehensive broker approval process and
broker monitoring process are independent of the sales organization. In addition,
we have systemic controls in place to ensure we conduct business with brokers
who are in good standing and meet HSBC's internal requirements. HSBC
Finance has a comprehensive set of controls and monitoring in place regarding
loan terms and broker fees. Qur back-end premium spreads are capped at
200bps, though our average is ~60bps, which we believe is better than industry
standards. It is worth noting that yield spread premiums paid by the lender
provide the borrower the option of deferring borrower paid broker fees in the form
of a reasonable and defined increase in the interest rate. Further, our broker
management and fee structures are subject to review by numerous Federal and
State regulatory entities.

How HSBC Finance is addressing these issues - servicing

The issues our existing customers face are being addressed in keeping with our
approach and commitment to this business. We have reviewed our most “at risk"
ARM customers and implemented a proactive program that will offer payment
shock relief. This program was launched in mid-October 2006 with the objective
of offering rate modification plans that will reduce the rates and payments our
customers would be required to pay under their contract. In the program to date,
we have assisted more than 2,200 customers and we estimate our assistance
will reach more than 5,500 customers in 2007.

We truly believe that foreclosure is the worst alternative for all parties concerned
and go to great lengths to avoid foreclosure. Financially, it is our worst
alternative with the average loss on sale at foreclosure of 20-25% of loan value.
In general, accounts are charged off by the end of the month in which they
become eight months delinquent. This allows substantial time to contact
customers and apply one of many workout programs and to assist thelr situation.

Our Foreclosure Avoidance Program (FAP) was developed in October 2003 and
to date has provided over $100MM in financial relief to over 9,000 customers.
The program was developed to provide temporary or permanent relief to
customers whose ability to repay their loan has been reduced due to a change in
circumstances. In most cases, the relief period is temporary as the customer loss
is due to a layoff, loss of employment, reduction in wages and other similar
circumstances. In some instances the relief may be permanent when the
customer change is more catastrophic, such as a permanent disability or death.
The overall intent of the program is to provide a means for the customer to repay
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their loan and avoid foreclosure where possible. The Foreclosure Avoidance
Program helps HSBC customers with real estate loans by providing them with
rate and payment relief to increase the customer's monthly disposable income.

In addition to direct assistance to our own customers, we help consumers at risk
of foreclosure with other lenders. We have partnerships with a number of
community groups to prevent foreclosure and rescue home owners in danger of
foreclosure. For your information, we have enclosed an addendum to our
testimony outlining all of our homeownership preservation programs.

Closing remarks

With the above Initiatives in place, we believe HSBC's efforts reflect positively on
our performance in the industry. For HSBC Finance, the focus on growth will
always be matched with our commitment to help our customers meet their
financial goals in a sustainable manner.

Clearly, the mortgage industry is experiencing significant contraction. With just
the lenders who have ceased operations, the sub-prime market has already lost
20+% of its origination capacity. This does not account for additional origination
capacity reductions due to underwriting tightening. With that in mind we believe
that any additional regulation needs to be carefully considered and weighed
against the implications of credit availability.

Certainly we believe that uniform legislation could benefit the industry and
consumers. There are numerous versions of Federal anti-predatory lending
legisiation that contain many of the key best practices our retail branch network
has employed for several years. HSBC supports guidelines that put everyone in
the industry on an even playing field.

| hope that my testimony today reflects for you that HSBC Finance’s lending and
servicing practices do indeed demonstrate its desire to lead the industry in
responsible lending, and responsible and fair servicing. But as important, we
know there is always more work o be done. We are continually looking at our
current and prospective products and services in this light. Fair business
practices are core to our corporate values, and the best way to build the future
for our employees, our customers and our shareholders.

Once again, thank you for inviting HSBC to share with you our experiences and
recommendations. | am happy to answer any questions you may have..
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HSBC - North America HSBC <

Center for Consumer Advocacy
HOME PRESERVATION OFFICE

HSBC-North America funds a broad range of homeowner programs including pre-homeownership buyer
education, down payment assistance, post-closing homeowner counseling and foreclosure intervention.
HSBC's Home Preservation Office oversees all homeownership iniiatives and creates a single source to
manage program administration, monitor progress, and facilitate intemal and external communication and
leamnings. The following is a description of the major home preservation initiatives supported by HSBC-
North America.

NATIONAL

Consumer Rescue Loan Program- This program was established in 2002 in parinership with the National
Community Reinvestment Coalition (NCRC): Initially designed as an Anti-Predatory Mortgage Loan Fund to
rescue consumers who had been victimized by predatory lending practices, the program scope was later
expanded to include any mortgage that had become unaffordable due to origination, servicing problems, or
a significant change in the consumer's financial circumstances. The program, available to non-HSBC
customers, provides a “fresh-start” refinance mortgage, originated by HFC. The rescue loan is underwritten
using modified underwriting guidelines, there are no closing cost (points, processing fees or third-party fees)
associated with the new loan and the new loan rafe is subsidized. HSBC provides annual grants to support
the administration of the program by NCRC and has allocated a reserve pool to fund the rescue loans.

Neighbor Works Center for Foreclosure Solutions- HSBC-North America joined this parinership in April
of 2006. This national initiative, modeled after the very successful Chicago HOPI program, aims to provide
solutions fo foreclosures by raising consumer awareness of loss mifigation programs, provide 24/7
telephone counseling through a toll-free nationwide helpline (1-888-995-HOPE). The program provides in-
person homeownership and budget counseling by Neighbor Works' (or other qualified non-profit group) local
counseling agency. A national consumer awareness campaign, developed by Ad Council in support of this
program, is scheduled to launch in 2007.

HSBC Early Intervention Program- HSBC is launching a signature initiative with a national non-profit
partner that will provide bridge grants of up to $5,000 to homeowners who face a temporary financial
hardship. The bridge grant may be used to cure morigage delinquency and fo pay down or eliminate
delinquent balances on unsecured or credit card debt. Consumers participating in this program will receive
budget and homeownership counsefing.

Foreclosure Avoldance Program- Initiated in 2004, HSBC established this program in partnership with the
Assoclation of Community Organizations for Reform Now (ACORN) to provide special refief to HFC and
Beneficial customers. Customers whose mortgage loans are delinquent are advised of the avallabifity of
budget counseling and loan modification relief and are encouraged to contact an ACORN housing counsslor
to receive counseling and to determine sligibility.
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REGIONAL AND STATE

Chicago HOPI- Chicago Homeownership Preservation Initiative (HOPI) was lfaunched in 2003 and includes
a successful collaborative initiative between the City of Chicago, NHS of Chicago, and the telephone Hotline
for Housing Counseling and lenders. This special Initiative includes a city-sponsored consumer marketing
campaign to reach Chicago residents who are at risk for foreclosure with budget and homeownership
counseling, and referral to available city services. The program also facllitates discussions with lenders
regarding workout options. The Chicago Initiative, using the City's non-emergency “311" Hotline is the
program on which national and most local programs are modeled. HSBC has been a participating sponsor
since the program'’s inception.

New York PACE- New York's Preserve Assets and Community Equity (PACE) program was launched in
2005, The program is quite similar to the Chicago program and includes three community partner
organizations and focuses its marketing outreach on NYC communities with the highest foreclosure rates.
HSBC has been a participating sponsor since the program’s inception.

Momentive- This program was established in 2004, to provide homeownership and budget counseling to
indiana residents. It has many of the same components as the Chicago and New York programs and is
available to consumers state-wide. HSBC joined the initiative in 2006 and is one of the approximately 10
lenders who provide funding support.

Detroit HOPE- This program launched in 2005, HSBC joined the initiative in 2006. The program enjoys the
support of the Clty of Detroit and over 45 lender partners who provide training and financial support. Detroit
HOPE provides consumer budget and homeownership counseling support as the other local programs and,
like Chicago, also sponsors weekend homeowner foreclosure prevention workshops. Lenders are invited to
attend workshops and are able to provide confidential counseling to their own customers.

OTHER SIGNATURE INITIATIVES

YourMoneyCounts.com ~ HSBC's cansumer education website provides information in a broad range of
financial and money management topics. (There are more than 1,900 site visitors per month.)

Adult Financial Literacy Workshops - in partnership with the Center for Neighborhood Enterprise (CNE),
HSBC provides financial education workshops at numerous community locations. More than 5,000 families
were educated in 2006.

Financial Education Grant Program - Provides $1MM in grant funding to support consumer financial
education, credit management, and home buyer counseling programs. These programs are provided by
twelve organizations in nine states, and assisted more than 164,000 farmilies in 2006.

Your Future Counts - In partnership with the Society for Financial Education and Professional
Development (SFED), presents credit management and personal financial management seminars in
Historically Black Colleges and Universities (HBCU) campuses nationwide. More than 11, 000 students
have attended seminars since program inception in August 2005,

10
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My name is Janis Bowdler, Senior Policy Analyst on Housing at the National Council of La
Raza (NCLR). Iconduct research, policy analysis, and advocacy on affordable homeownership,
and provide technical assistance to NCLR housing counseling grantees. Prior to coming to
NCLR, I'worked for a large community development corporation (CDC) in Cleveland, Ohio, as
a Project Manager developing affordable housing, During my time at NCLR, I have published
on a number of housing issues important to the Latino community, including American Dream to
American Reality: Creating a Fair Housing System that Works for Latinos and Jeopardizing
Hispanic Homeownership: Predatory Practices in the Homebuying Marker. In addition, 1
recently provided expert testimony before the House Financial Services Subcommittee on
Housing and Community Opportunity and before the Board of Governors of the Federal Reserve.

I would like to thank Chairman Dodd and Ranking Member Shelby for inviting NCLR to testify
before the Committee. NCLR is deeply concerned that the home mortgage system does not work
well for Latino families. Much like all Americans, Latinos rely on homeownership to build
wealth for their long-term fiscal health. With research predicting that one in twelve Latino loans
will end in foreclosure, the hallmark of the American dream is threatening to leave millions of
families without homes, access to credit, or a financial safety net.

For more than two decades, NCLR has actively engaged in relevant public policy issues such as
preserving and strengthening the Community Reinvestment Act (CRA) and HOEPA, supporting
strong fair housing and fair lending laws, increasing access to financial services among low-
income people, and promoting homeownership in the Latino community. In addition to its
policy and research work, NCLR has been helping Latino families become homeowners for
nearly ten years as a sponsor of housing counseling agencies. The NCLR Homeownership
Network (NHN) works with 20,000 families annually, nearly 3,000 of whom become
homeowners. NCLR has sophisticated relationships with major financial institutions, which
allows NHN counselors to prequalify their mortgage-ready families according to the product
specifications of their partners. Our subsidiary, the Raza Development Fund (RDF), is the
nation’s largest Hispanic Community Development Financial Institution (CDFI). Since 1999,
RDF has provided $400 million in financing for locally-based development projects throughout
the country, building the capacity of local nonprofits and creating opportunities for Latino
communities. These relationships have increased NCLR’s institutional knowledge of how
Latinos interact with the mortgage market.

Latino families are entering the mortgage market in record numbers. Latino homeownership
reached an all-time high of 49.5% in 2005, up from 42% in 1995. Despite these gains, evidence
suggests that barriers existing in the mortgage industry impede Latino families’ access to the best
and most appropriate home loans. Recently, cooling home prices, rising interest rates, and an
industry struggling to maintain the high loan volumes it saw three years ago have exacerbated
the situation. In some instances, families are facing a cycle of wealth-draining refinances, and
for others it could lead to foreclosure.

Obviously, these are not the reasons families decide to pursue homeownership. Homebuyers
choose ownership because they believe that with it they will build the nest egg that will send
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their kids to college and provide for their family in times of financial crisis. However, in my
testimony today I will explain how many Latino families face unique barriers that make
achieving this dream difficult. The mortgage market has serious flaws that prevent it from
serving Latino families well. That said, we believe there are practical solutions, which I will
cover in my recommendations,

Challenges to Sustainable Latino Homeownership

Latino families face significant barriers when approaching the homeownership market. The
most common barriers cited for Latino families are affordability and lack of information. While
that is certainly true, the biggest challenges they face are endemic to the mortgage system itself.
Many Latinos have unique borrower characteristics that are not a perfect match to the average
homebuyer. Over the past decade the mortgage industry has been able to increase its efficiency
for many consumers by moving to automated underwriting. If a family does not match the
traditional borrower profile, they often get passed over by prime lenders, or those with the most
competitively priced home loans. This is often the case for Latino families. For example, 22%
of Latinos have a “thin” credit file, or no credit history, which usually results in a “0” credit
score, compared to only 4% of Whites.! Approximately 35% of Latino families do not have
basic checking or savings accounts.’ Many Latino families have multiple wage earners or some
cash income and savings. Products exist that accommodate such attributes, but they often
require manual underwriting. In an automated world this translates into increased costs in terms
of employee time and missed commission opportunities. As a result, many Latino families are
channeled to the subprime market, which is traditionally reserved for borrowers with damaged
credit. The expansion of this market has helped some families with poor credit history access
home loans. However, subprime loans are typically more expensive, riskier, and, oftentimes,
easier to abuse.

Latinos and other minorities often find themselves channeled toward the products most profitable
to the lender, but which may be expensive and risky for borrowers, regardless of their
creditworthiness. Research shows that Latinos are 30% more likely than Whites to receive a
high-cost loan when purchasing their home. Other research shows that nontraditional mortgage
products such as Option Adjustable Rate Mortgages (Option ARMs) and Interest-Only
Mortgages are disproportionately concentrated among minority borrowers; Latinos are more than
twice as likely as Whites to receive an Option ARM. In some cases, lenders sell Latino families
Stated-Income loans rather than take the time to verify their cash income and savings. Lenders
protect themselves with a business model that anticipates some losses. Needless to say, most
families do not have such protection available to them.

The Rivera family is a good example of how this happens. This family came to visit an NHN
affiliate in Seattle. They were having trouble making the payments on their mortgage, even
though they had been in their home a short amount of time. Despite the family having a long

! Stegman, Michael, et al,, "Automated Underwriting: Getting to ‘Yes’ for More Low-Income Applicants,”
Presented before the 2001 Conference on Housing Opportunity, Research Institute for Housing America
Center for Community Capitalism, University of North Carolina-Chapel Hill, April 2001.

2 pew Hispanic Center/Kaiser Family Foundation, 2002 National Survey of Latinos. Washington, DC: 2002.
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history of good credit, they were in a subprime loan. The family did not understand what a
subprime loan was until the counselor pointed out the high rate and fees they were paying. They
unknowingly had two mortgages; the first loan is a 2/28 with a five-year interest-only option.
After the first two years their payments will increase every six months. They were also unaware
they had a balloon on the second mortgage with a $50,233.31 payoff due in 15 years, It became
clear to the counselor that the family never could have afforded this loan and should have been in
a prime loan in the first place. The family reported, however, that they were referred to this
mortgage broker who could help them because they had several sources of income. The Rivera
family brought in the documentation for each source but were unaware they were in a Stated-
Income loan, and that their loan documents misstated their income several thousand dollars a
month over their actual income.

A Broken System

Given the large increase in Latino and immigrant families entering the market each year, NCLR
is troubled at the mortgage industry’s lack of capacity to respond to their needs. Immigrants
accounted for 17% of first-time homebuyers in 2002 and 2003. As described above, these new
borrowers and homeowners have unique needs that the marketplace is not equipped to meet.
Unfortunately, this means they are vulnerable to predatory lending. Latino and immigrant
families beginning their homeownership search often draw information and advice from informal
sources such as word-of-mouth and Spanish-language outreach (print and radio media) and are
likely to seek out a “trusted advisor” whose credibility has been established within these
networks. Anecdotal comparisons of Spanish-language newspapers and mainstream English-
language papers demonstrate a stark contrast between the products targeted to different
communities. Spanish-language papers almost exclusively display advertisements from
subprime financers and mortgage brokers. Even when mainstream institutions place
advertisements in the Spanish-language press, they mirror those products advertised by the other
lenders: Interest-Only, Option ARM, 100% financing, and Stated-Income loans. English-
language newspapers, however, feature convenient charts that compare the major local mortgage
institutions and their competing rates for standard mortgage products. Since financers of
subprime and high-risk mortgage products have little if any incentive to up-sell their clients to
less-risky mortgage products, many Latinos and other underserved communities are set on a path
early on which limits the mortgage options they will be presented.

Homeowners attempting to refinance their mortgage face different challenges. Increasingly,
homeowners are the focus of push marketing tactics of mortgage brokers, real estate agents, and
wholesale lenders who are under increased pressure to produce volume in a shrinking market and
tight profit margins. A survey completed for NCLR in 2005 revealed that 76% of Latino
homeowners had been solicited to refinance their home by a financial institution within the
previous year. Reports from across the country confirm that the most egregious of these
predatory lending cases occur when independent third-party agents ~ such as mortgage brokers,
real estate agents, or appraisers — pariner to solicit homeowners and convince them to refinance.
In most cases, borrowers are solicited for the highest-cost and riskiest mortgage products
regardless of whether they fit the financial goals and capacity of the family.
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Latino homebuyers and owners rely heavily on mortgage brokers, who often act as a bridge
connecting them to mainstream financial institutions. In fact, many brokers are outperforming
the prime and retail institutions in their service to Latino families by diversifying their
workforce, offering a wider range of products, and adopting a one-on-one style that makes
Latino families feel comfortable. Latino borrowers often rely on bilingual and bicultural brokers
to serve as a bridge to the mainstream mortgage market. However, despite the fact that most
borrowers believe their mortgage broker is obligated to work on their behalf to find “the best
deal,” most have few, if any, legal or professional ethical responsibility to the borrower. Yield
Spread Premiums (YSPs) offered by lenders provide another financial incentive to steer
borrowers to products that earn higher profits rather than those that fit the client’s needs best.

This was the case for Mary and her husband in Wisconsin. Responding to advertisements, the
couple began exploring the option of refinancing their home — which they purchased a year
earlier for $109,000 ~ to catch up on some bills. Their broker had their home appraised, and they
were surprised to find out that their home was worth much more than the purchase price, at
$147,000. At the closing, the loan did not match up with the Good Faith Estimate (GFE) and the
fees were nearly double, but the broker pressured the family into signing the documents anyway.
Because of the high fees, the couple received less than expected to consolidate their outstanding
debt. Their new loan payment is $1,300, which is nearly 80% more than their original loan
payment. Mary reached out to an NHN organization in Waukesha, Wisconsin. Unfortunately,
the family has few options since the appraisal was faulty. They recently discovered their home is
only worth $112,000 and they are in a negative equity situation.

Many industry stakeholders point to the borrower’s responsibility to be a savvy consumer, to
shop around for the best deal and enter the mortgage transaction with a healthy skepticism.
While NCLR certainly believes that shopping is an important part of the homebuying process,
enhanced shopping capacity alone will not correct the market’s shortcomings. Consumers do not
have the tools necessary to shop effectively. Mortgage packages vary considerably from lender
to lender and change often, sometimes daily, making it difficult to compare multiple loan
opportunities. GFEs are not guaranteed, and many Latino consumers report feeling obligated to
complete the loan process with a given agent once they have begun, especially at the late hour of
closing. Perhaps more importantly, the mortgage transaction has become so complex that it is
unreasonable to assume a borrower could, or should be obligated to, become a regulatory force
in the market. As the earlier stories demonstrate, the borrowers were at a complete information
disadvantage. They did not understand the terms and features of their loans or, worse, were not
even aware of inclusion of certain terms and features in their mortgage. Most consumers rely
heavily on mortgage brokers to shop on their behalf and trust their advice. With approximately
40% of all loans made to Latinos being subprime (compared to 19% of loans to Whites), NCLR
is deeply concerned that borrowers are being mismatched to loan products that do not meet their
needs simply because they have nontraditional borrower profiles or because of how they access
the credit market. The common experiences described above are problematic since industry best
practice is to price a clean, nontraditional credit history as prime credit. Equating these
characteristics as inherently more risky has a disparate impact on Latino and immigrant
borrowers.
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NCLR serves many of the families targeted by the subprime market through NHN. Nine out of
ten NHN families have incomes below 80% of Area Median Income (AMI), more than a third
make use of alternative credit, and many have at least some cash income. Recently, NCLR
conducted a survey of mortgage products most commonly used by families who closed loans
through their NHN homeownership counselor. More than half used a 30-year fixed rate
mortgage product of some sort to purchase their first home.®> This information and experience
busts the myth that the exotic mortgage products dominating the subprime mortgage market are
the only avenue for underserved communities to access the market. Some have argued that
tightening underwriting standards would result in credit drying up. We disagree. Tightening of
underwriting standards should help guarantee that families are matched to better products since
there are products in the marketplace that are clearly successful and safe alternatives for hard-to-
serve borrowers. Rather, the system is broken, preventing families from connecting to the home
loan that fits them best.

Recommendations

The mortgage market clearly has some challenges meeting the needs of low-income, Latino, and
immigrant borrowers. Although some suggest that investors realigning their investments in the
secondary market will lead the primary market to self-correct, there is still a need for
intervention from Congress. In the wake of a dramatic increase in foreclosures and the shrinking
of the mortgage market, many families will be stuck with bad loans they cannot afford.

Congress must explore models for saving homes and helping families maintain their fiscal safety
net. Moreover, Congress must put the tools in place now to deal with abusive loans that are
likely to resurface during the next housing boom. Regulators and lawmakers must put borrowers
on a level playing field with originators and investors. NCLR makes the following
recommendations:

¢ Improve originator accountability standards. Borrowers need a higher level of
security and transparency when purchasing their home. Similar to how average families
rely on the professional legal and ethical responsibilities of other experts ~ such as
doctors, lawyers, accountants, and stockbrokers — originators should be obliged to give
consumers information they can trust. Congress and regulators should craft a standard of
accountability that protects the integrity of the borrower-originator relationship. Sucha
standard should expressly prohibit steering consumers to a high-cost product or an entity
that exclusively offers high-cost products and should promote the making of affordable
loans. Mortgage brokers and independent agents must declare on whose behalf they are
working and be held accountable according to the relationship.

» Strengthen enforcement and consumer remedies. The existing HOEPA regulation was
intended to solve predatory practices common in the mid-"90s, which primarily consisted
of abuses in the refinance market. Much of the abusive activity in the Latino community

* This includes conventional 30-year fixed rate mortgage (FRM) products, 30-year FRMs without mortgage
insurance, and 30-year FRMs insured through the Federal Housing Authority (FHA).
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occurs during the initial home purchase stage, often setting a family up to refinance a few
years later. HOEPA should be amended to address home purchase abuses such as targeted
and push marketing, steering to high-cost products and lenders, and the use of teaser
interest rates. The new interagency guidance on nontraditional mortgages promotes
stronger underwriting practices. The Federal Reserve should set a high standard for
compliance by holding unethical lenders accountable and ensuring that victims have
access to meaningful remedies. Moreover, the guidance should be extended to all
mortgage companies.

Invest in homeownership and foreclosure prevention counseling. While many
industry stakeholders have held increased education as a potential remedy for the lack of
information in the marketplace, few are doing enough to support and strengthen the
counseling industry. NCLR urges Congress and regulators to establish an incentive for
investing in housing counseling. We applaud Congress for its continued support of the
HUD Housing Counseling Program and urge appropriators to drastically increase funds
available for this program given the anticipated rise in the number of families who need
such services. Moreover, Congress should create a national foreclosure rescue program to
address the needs of the millions of families likely to face foreclosure in the next two
years. Federal intervention in the foreclosure crisis could come in the form of emergency
funds for short-term financial challenges, refinance rescue loan products, and tools for
foreclosure prevention counselors to work with mortgage servicers to resolve a family’s
delinquency. Such a program should be available to borrowers who are facing financial
crisis through no fault of their own, or who are the victims of abusive lending tactics.
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TESTIMONY OF
L. ANDREW POLLOCK
PRESIDENT & CEO
FIRST FRANKLIN FINANCIAL CORPORATION
X BEFORE THE
COMMITTEE ON BANKING, HOUSING AND URBAN AFFAIRS
UNITED STATES SENATE
HEARING ON THE SUBPRIME MORTGAGE MARKET

March 22, 2007

Mr. Chairman and Members of the Committee:
My name is Andy Pollock and I am President and CEO of First Franklin Financial
Corporation. 1 appreciate the opportunity to testify today on the state of the subprime

mortgage industry.

Over the last few weeks, the mortgage industry has been at the center of the financial

news, with the current market conditions presenting significant challenges for some firms
L

in the industry. I wanted to take this opportunity to share with you my thoughts on the

subprime market and where First Franklin fits into that market.

First Franklin has been in the residential mortgage business for 25 years, successfully
managing the business through various economic and credit cycles. We are proud of our
long history of providing expanded and fair access to credit to all creditworthy
individuals. We have a proven history as a responsible lender, and a critical component
to our success has been the disciplined underwriting we embrace as a company. We have
enabled hundreds of thousands of hard-working families and individuals to realize the

American Dream of homeownership over the quarter century that we have been in
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business. Three months ago we were acquired by Merrill Lynch and we operate as a

stand-alone operating subsidiary of Merrill Lynch Bank & Trust Co., FSB.

First Franklin is an acknowledged leader in the subprime marketplace, originating loans
with higher credit scores, lower delinquency rates, and generally higher performing

mortgages than many other subprime lenders.

As I will demonstrate, we also are committed to responsible lending standards which help

protect consumers.

Qur Lending Practices

By strategic design, First Franklin has strengths that many other lenders in the subprime
market do not. Specifically, we employ underwriting standards that assure the quality of
the loans we originate. These underwriting standards are designed to ensure that
borrowers can afford to repay the mortgages we originate, as well as those we have

originated in recent years.

First Franklin has one of the lowest delinquency rates in the industry—a testament to.our
underwriting standards and to the high quality of the loans we originate. It is our goal not
only to allow more Americans to be able to buy homes, but to assure they have the
capacity to keep them. To further our goal, as a matter of policy:
¢ We do not originate or purchase “high cost” loans as defined by federal or state
law.

® Prior to making owner-occupied refinance mortgage loans, we require a net
tangible benefit to the borrower.
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¢ We do not make loans based solely on collateral value; specifically, all loans are
underwritten based on the applicants credit history and ability to repay the debt.

¢ We do not originate or purchase negative amortization subprime loans.

¢ We do not engage in packing fees; specifically, we limit the amount of origination
fees and costs which can be financed.

In addition:

e If prepayment penalties apply, they are fully disclosed, and they are limited to the
first 3 years of the loan. Borrowers are always offered a “no prepayment penalty”
option.

* We maintain strict broker approval and monitoring guidelines.

* We cap broker compensation.

* We do not sell single premium credit life insurance or similar coverages.

e We do not originate or purchase short term balloon loans.

¢ Interest rates do not increase upon payment related default.

We also comply fully with the Interagency Guidelines on Non-Traditional Mortgage
Product Risks. These agencies have also recently proposed a Statement on Subprime

Lending, of which we endorse the key principles.

Conclusion

The shake-out in the mortgage market has taken place quickly for those originators that
did not maintain a commitment to quality or a culture of discipline. First Franklin’s 25
years of industry experience and our commitment to responsible lending standards has
allowed us to weather the current difficult situation, and will enable us to continue to

succeed in the future.
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First Franklin intends to remain a leader in the residential mortgage market by adhering
to prudent industry practices that will help consumers achieve and maintain
homeownership. Wealth creation and financial security often begin with
homeownership. We have a commitment to lending practices that help homeowners

make economically sound decisions, and to keep their homes.

First Franklin appreciates the opportunity to appear before you today. I would be happy

to answer any questions that you may have.
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Before the U.S. Senate Comimnittee on Banking, Housing and Urban Affairs
Written Statement of Irv Ackelsberg, Esquire
March 21, 2007

My name 1s Irv Ackelsberg. [am an attorney specializing in defending mortgage
foreclosure and associated with the Philadelphia law firm of Langer and Grogan, P.C. |
am also a member of the National Association of Consumer Advocates and [ am on the
board of the recently launched Americans for Faimess in Lending (www.affil.org). 1
retired last year, after 30 vears of service, from Comnunity Legal Services of
Philadelphia, the nation's feading civil aid program.' [ and my former colleagues at CLS
have probably reviewed more abusive subprime transactions than any other law firm in
the country. We are famihar with the practices of the companies that once dominated the
subprime mortgage market, and the ones now in the news.

The subprime mortgage market has, for the last decade, grown at an astronomical
rate. This growth has been fueled in large part by a collapse in underwriting practices
and responsible lending principles; by a sales-pressured, get-rich-quick enviromment that
has infected the market with blatant fraud and abuse, and a regulatory apparatus that has
abdicated its traditional vole to protect the American consumer from exploitive lending
practices. In my view, and n the view of most consumer housing speciahists. this fraud-
infested market has been producing very hittle social benefit. While the particular abuses
most prevalent are somewhat different than those we saw in the late 90°s, the effects on
the Amernican homeowner have been steadily growing: unprecedented levels of
foreclosures and equity-theft, all happening in full view of banking regulators.

At the ground level, from the standpoint of the America’s neighborhoods. this
growth in subprime lending has been the equivalent of a gold rush, where the gold being
prospected 1s the home equity wealth of American homeowners. This gold rush has
erupted becausce of the complete collapse in mortgage underwriting integnity. To put it
bluntly, mortgage orngination practices have been run over by the pursumit of profits at any
cost. ] want to describe for you some of this gold-rush-induced collapse in underwriting,
but first Iwant to dispel two myths about subprime mortgage loans that the industry has
been promoting

First, 1t is not true that the typical subprime borrower is a low-income, first-time
home-buver purchasing his or her home. The majority of these loans are to existing
homeowners who are being convinced to refinance their debt mappropriately. Sometimes
the occasion for the transaction is a home improvement, sometimes runaway credit card
balances drive the deal; sometimes the reasons for the loan are hard to discern. The
bottom line 15 that 1f we want to look at these transactions as “opportunity” loans. the
opportumty jres with the broker or lender profiting on the deal, not with the homeowner.

CLS was, unnl 1996, funded by the Legal Services Corp. It had to give up that funding in order 10 avoid
the restrienions imposead b Congress i 1996, Those restncnons would have prolubred much of oo anu-
I : 2 P i

predatory lending work
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The second myth is that these mortgages are credit-repair products. If that were
true, most borrowers with subprime loans would be transitioning into prime products and
the industry would essentially be lending itself out of existence. In fact, the opposite is
the true. The subprime portion of the market has been steadily rising. Data gathered by
researchers from The Reinvestment Fund on subprime lending in Philadelphia confirms
that, particularly with low and moderate income borrowers, there is scant evidence of
credit repair. On the contrary, there has been significant movement in the opposite
direction, with borrowers in prime mortgage products transitioning into subprime.

The current abuses we are seeing include the following:

e Exploding adjustable mortgages with initial teaser rates that are underwritten to
the teaser rate, not to the subsequent inevitable adjustment. This means that, at
the time the loan 1s being made, there 1s no evidence of borrower repayment
ability past the first two or three vears of the loan.

s The widespread use of “no-doc”, “stated” income loans.

+ The absence of escrow for tax and insurance obligations which adds deception to
the advertised payment and mcreases the hkelihood of foreclosure.

In testimony [ gave to the Federal Reserve Board last year, T called their attention
to a sample securitization of New Century from the first quarter of 2006. Of the $1.4
billion of mortgage loans in that pool, only 10% were traditional 30-yr. fixed-rates, and
an amazing 45% of those mostly adjustable-rate loans were *'no-docs.” The coming
foreclosure crisis should not be a surprise to anvone, except perhaps for the magnitude.
What we are seeing today, [ behieve. is a runaway train that is only starting to gather its
speed. These recent foreclosures reflect Jarge numbers of early payment defaults, that is,
homeowners defaultmg during the fixed-rate periods on their loans. We have yet (o see
the full effect of such a large share of outstanding mortgages starting to adjust upward. It
1s not unreasonable 10 predict as many as 5 nulhon foreclosures over the course of the
next several vears. A number this high would represent one out of 15 homeowners in this
country.

The inevitable question, then, is what can be done to reverse this course, We need
to focus on constructing relief for those in trouble now and on hmposing appropriate
limits on the future lending practices of this industry. I have several suggestions.

In terms of addressing the coming foreclosure tsunami, we first have to recognize
who is doing the foreclosures and why. It may be that the lenders testifving today have
no interest in taking homes. but it 1s not the lenders who will be foreclosing. These loans
are all made to order for Wall Street investors who purchase them almost immediatelv
after they are created. Foreclosure decisions are made by massive servicing
organizations that work for these investors. In the ordinary course of their business, these
servicers never have to justify a quick foreclosure; they do, however, have to answer to
their investors for anv forbearance being offered to the borrowers. I believe that
Congress will need 1o mandate moratoriums and debt restructuring in order to avoid a
national disaster and to mnmsure that the investors are absorbing some of the losses that
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otherwise will fall solely on America’s homeowners. In the long run, however, the
interests of financial markets and of homeowners are not in conflict: the downward spiral
in property values that will be caused by massive foreclosures is something that only real
estate speculators should wish to see.

As for civilizing this origination market gone amok, there are many sensible
proposals that consumer advocates have been offering, such as imposing a suitability
standard on mortgage-writing like what exists in the sale of securities, and imposing
assignee liability on those who purchase these loans and fuel the market. On the latter
approach, Congress already has used this tool effectively in the HOEPA legislation to
successfully drive down the excessive points and fees that represented an earlier form of
market abuse. Congress can and should take similarly dramatic action to curb these so-
called “exotic” mortgages which, I submit, should be properly named “poisonous” or
“iiresponsible” mortgages. Actually, the Federal Reserve Board can do this on its own,
using the “unfair and deceptive practices™ authority that Congress granted the Board in
HOEPA. And, finally, at the very least, Congress should Jet the states continue to make
progress in this area and put to rest the specter of industry-sponsored, federal pre-
emption.
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RESPONSE TO WRITTEN QUESTIONS OF SENATOR MARTINEZ
FROM SANDRA THOMPSON

Q.1. There is a sense of outrage about those of us who have worked
so hard to get people into homeownership, particularly people in
the minority communities where they are so underrepresented
among homeowners. And to now see what is coming, what we are
seeing and what is coming, which is a backtracking, which is the
horrible disappointment of seeing your dream of homeownership
now turn into a nightmare of lifetime debt.

As we look at what we can do in the future to prevent this from
occurring again, how can the bank regulators have allowed so
many loans to be made which are obviously not designed to be per-
forming loans in sixty days, a year, or two years, with not having
qualifying standards for the higher rate that is inevitably coming,
but only looking at the current qualification standards under the
current rate?

Q.2. I believe that we have a sound banking system in this coun-
try. So how, in terms of underwriting standards, can making loans
that are unsustainable from the very day of inception be safe and
sound? How do we as legislators and you as regulators look out for
the consumers who now find themselves in nightmare scenarios?
How have we failed those families?

A.1. & 2. The financial industry created certain adjustable rate
mortgage (ARM) products that were intended from their outset to
be temporary credit accommodations in anticipation of early sale or
refinancing rather than long-term loans. These products originally
were extended to prime customers in anticipation of the borrowers’
intended temporary residence or in expectation of future earnings
growth. For these narrow circumstances, this product structure
was a reasonable fit for the borrowers’ needs. Later, lenders subse-
quently broadened their use and began to offer them to subprime
borrowers as “credit repair” or “affordability” products.

On June 29, 2007, the federal financial regulatory agencies
issued the Statement on Subprime Mortgage Lending (Subprime
Statement). The FDIC believes the implementation of the Subprime
Statement will address the loosened underwriting standards that
contributed to consumers, especially subprime borrowers, receiving
loans that they cannot afford after the interest rate resets. The
FDIC also supports the Federal Reserve Board taking action
through its authority under the Home Ownership and Equity Pro-
tection Act to prohibit certain inappropriate underwriting practices.

These regulatory measures would do much to promote the provi-
sion of credit to both prime and subprime borrowers on terms that
they understand and under which they can reasonably expect to
repay. It seems clear that past inadequacies in underwriting prac-
tices have contributed to the increases in problem subprime mort-
gages, and this additional regulatory guidance can help improve
the future performance of mortgage credit markets.

In addition, the federal financial regulators and Congress could
take additional important steps to improve protections for con-
sumers obtaining credit. These include:
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e The creation of national standards for subprime mortgage
lending by all lenders which could be done by statute or
through HOEPA rulemaking;

e Expand rulemaking authority to all federal banking regulators
to address unfair and deceptive practices;

e Permit state Attorneys General and supervisory authorities to
enforce TILA and the FTC Act against non-bank financial pro-
viders; and

e Provide funding for “Teach the Teacher” programs to provide
for more financial education in the public schools.

The FDIC would welcome an opportunity to assist in the imple-

mentation of these important reforms.

RESPONSE TO WRITTEN QUESTIONS OF SENATOR BUNNING
FROM SANDRA THOMPSON

Q.1. What can be done to stop the fall out in the housing market,
particularly in the sub-prime sector?

A.1. In the April 2007 interagency Statement on Working with Bor-
rowers, the FDIC, along with the other federal financial institution
regulatory agencies, encourages financial institutions to work con-
structively with residential borrowers who are financially unable to
make their contractual mortgage obligations or are reasonably be-
lieved likely to become delinquent. The agencies believe prudent
workout arrangements that are consistent with safe and sound un-
derwriting practices are generally in the long-term best interest of
both the financial institution and borrowers.

Restrictions in the securitization documents of loans that have
been securitized into mortgage-backed securities may hamper the
ability of servicers to consider loan modifications for borrowers.
However, the American Securitization Forum issued a Statement of
Principles, Recommendations and Guidelines for the Modification of
Securitized Subprime Residential Mortgage Loans in June 2007. If
widely adopted, these guidelines might provide servicers with
greater flexibility when considering workout arrangements with
subﬁ)r(iime borrowers. A copy of the Statement of Principles is at-
tached.

Additionally, the FDIC—working through its new Alliance for
Economic Inclusion (AEI) initiative—has partnered with the
NeighborWorks® Center for Foreclosure Solutions to promote fore-
closure-prevention strategies for consumers at risk of foreclosure
from subprime and nontraditional mortgage lending. The goal of
the partnership is to keep good-faith borrowers in their homes. The
partnership will focus its efforts in nine markets around the coun-
try that are served by both organizations. The partnership between
the FDIC and NeighborWorks® seeks to build capacity at the local
level to reach out to at-risk homeowners, identify successful fore-
closure intervention strategies and deliver homeownership edu-
cation counseling.

Finally, the Statement on Subprime Mortgage Lending released
by the federal financial institutions regulatory agencies on June
29th should help to ensure that future originations and mortgage
refinancings are sustainable and that borrowers can meet their ob-
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ligations because the loans will be underwritten using fully-indexed
and amortizing terms.

Q.2. Some argue that the market is already working to pull itself
out of this downturn. What practices do you see mortgage holders
and lenders taking to help struggling borrowers?

A.2. Mortgage lenders and servicers are taking a variety of actions
to work with borrowers. For example, some contact borrowers in
advance of the reset date to remind them of the pending change to
their monthly payment amounts. If the borrowers indicate that
they anticipate not being able to meet the higher payments during
these contacts, the lenders and servicers may discuss the possi-
bility of workout arrangements or the availability of financial coun-
seling.

Servicers also are increasing the amount of contact with bor-
rowers who have fallen behind on their payments in order to de-
velop an appropriate workout option.

Some lenders and servicers also have indicated they are revising
their processes for loan workout arrangements by working with
nonprofit counseling agencies and supporting initiatives such as a
national toll-free number for borrowers to call. Finally, lenders and
servicers are considering a wide array of workout arrangement op-
tions, such as converting the loan to a fixed-rate or extending the
maturity. The success of all of these efforts relies on increasing the
amount of contact between servicers and borrowers. The earlier
these conversations occur, the greater is the likelihood of a success-
ful outcome.

Q.3. What Congressional or regulatory actions could potentially
harm the market or slow a recovery?

A.3. Regulators should avoid imposing rules that unduly interfere
with the ability of lenders to make credit available to subprime
borrowers in a safe and sound manner. The Statement on
Subprime Mortgage Lending provides strong guidance without im-
posing unduly restrictive rules that may stifle safe and sound inno-
vations in the mortgage credit market. In addition, investor liabil-
ity could be a potential impairment to the credit markets, as it
might lower demand for subprime backed paper and could affect
credit availability.

Q4. In Mr. Smith’s written testimony, he stated that refinancing
will have little or no effect on boosting the market. Yet, it seems
that several subprime and prime lenders are offering no-penalty re-
financing to save borrowers from costly resets that may drive them
into foreclosure. Do the rest of you agree with Mr. Smith’s assess-
ment?

A.4. The FDIC agrees that higher interest rates, a reversal or slow-
ing in home appreciation trends, and tighter underwriting stand-
ards have made it more difficult for all borrowers to refinance their
loans. We also agree that individuals who recently purchased
homes with little or no equity and without the income to support
a fully-indexed mortgage rate are very likely not in a sustainable
homeownership situation. However, refinancing into a fixed-rate
loan or entering into workout arrangements with borrowers who
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have demonstrated an ability to perform are usually in the best in-
terests of both the financial institution and the borrower.
Attachment follows Ms. Thompson’s answers to Senator Crapo.

RESPONSE TO WRITTEN QUESTIONS OF SENATOR CRAPO
FROM SANDRA THOMPSON

Q.1. To what degree has credit tightened for consumers with less
than perfect credit, and what indicators do you follow to track this
movement? What are your short term and long term forecasts?

A.1. The FDIC tracks subprime origination trends using external
data sources that closely follow the market. These data sources in-
dicate that subprime mortgage origination volume is down signifi-
cantly from the high levels reported over the past three years. The
FDIC does not make forecasts regarding credit availability, but
does consider forecasts made by outside parties as part of our anal-
ysis.

Origination volume was about 32 percent lower in the first quar-
ter of 2007 than a year ago, and the lowest since the third quarter
of 2003.1 There are a number of possible explanations for the de-
cline in subprime mortgage origination volume. Market forces, such
as declining liquidity in the subprime market, have increased the
cost of making subprime loans. In addition, lenders have tightened
their underwriting standards for loans made to consumers with
less than perfect credit.

According to the April 2007 Senior Loan Officer Opinion Survey
on Bank Lending Practices, almost one-third of respondents re-
ported that they have tightened lending standards on subprime
loans “considerably,” while another one-quarter indicated they have
tightened standards “somewhat.”2 More than 45 percent of re-
spondents also reported that they have tightened lending standards
on nontraditional mortgages.

Q.2. Is it true that in the vast majority of cases, finding a way to
keep a customer in their home and continuing to pay their mort-
gage is the best economic proposition for the customer, the service,
and the investor? Please explain why or why not.

A.2. The FDIC believes that prudent workout arrangements that
are consistent with safe and sound underwriting practices are gen-
erally in the long-term best interest of both the financial institution
and borrowers. Determining whether a workout arrangement is the
best economic proposition depends on several critical factors. When
considering a workout arrangement, lenders and servicers need to
reevaluate all aspects of the transaction, including the borrowers’
financial capacity and the collateral, according to safe and sound
underwriting practices. Lenders also must ensure that their ac-
counting for the transaction conforms to generally accepted ac-
counting principles (GAAP). The lenders and servicers should com-
pare the anticipated recovery under the loan modification to the
anticipated recovery through the legal process.

1Inside B&C Lending, May 18, 2007.
2 April 2007 Senior Loan Officer Opinion Survey on Bank Lending Practices, Board of Gov-
ernors of the Federal Reserve System.
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This analysis can indicate that it is more economically feasible
to enter into a workout arrangement than to foreclose the property.
In most cases where the borrower occupies the home, has made
regular payments, and commits to a workout arrangement tailored
to his ability to pay, the calculations for a workout scenario usually
indicate a more favorable result to the lender, and thus the bor-
rower, than a foreclosure scenario. Securitization can complicate
matters, bringing a variety of participants with different objectives
into the decision making process.

The American Securitization Forum released a Statement of
Principles, Recommendations and Guidelines for Modification of
Securitized Subprime Residential Mortgage Loans in June 2007,
which states that when loan modifications are permitted, the
servicer should be allowed to conduct them so long as the modifica-
tion is in the best interests of investors in the aggregate. These
principles attempt to harmonize the interests of the various par-
ties. A copy of the Statement of Principles is attached.

Q.3. Please (a) describe the workout options that allow home-
owners facing difficulties to remain in their homes. Can you (b)
provide hypothetical examples of bow this modification process
works? What are (c) the limitations placed on a servicers’ ability to
modify a loan by investors or others involved in the securitization
of mortgage loans?

A.3. Workout options that allow homeowners facing difficulties to
remain in their homes typically involve some type of permanent in-
terest rate reduction, extension of the maturity date or a combina-
tion of these two factors. While loan modifications that provide
temporary relief (i.e., granting short-term interest rate concessions,
adding payments in arrears, or rollover refinancing into another
unaffordable loan) lower the monthly payments for a short period,
borrowers still might not be able to perform when their loans reset
to their contractual terms.

Loan modifications are generally considered and made on a loan-
by-loan basis, taking into account the unique combination of cir-
cumstances for each loan and borrower, including the borrower’s
current ability to pay. One type of temporary modification provides
a short-term “freeze” or continuation of the initial fixed-rate after
it was originally scheduled to expire. The interest rate reverts to
the original variable rate after the extension ends. However, many
borrowers will not be able to meet the higher monthly payments
after the loan reverts to its original contract terms.

Lenders and services also can consider a variety of permanent
loan modifications in a workout arrangement. For example, the
lender or servicer might convert a variable rate to a fixed rate for
the remaining term of the loan. This modification provides bor-
rowers with a predictable payment amount. Lenders and servicers
also might combine two or more types of modifications, such as con-
verting a variable interest rate to a fixed interest rate (but at a
higher level than the previous illustration) and extending the term
of the loan from 30 years to 40 or 50 years. This modification would
lengthen the repayment period substantially but would lower the
borrowers’ monthly payment amount.
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The lender and servicer must calculate the net present value of
the modified terms and the cost of foreclosing on the property. A
workout arrangement is generally considered more favorable when
the net present value of the payments on the loan as modified is
likely to be greater than the anticipated net recovery that would
result from foreclosure.

Servicers’ ability to modify loans is governed by the pooling and
servicing agreement (PSA). Most, but not all, PSAs authorize the
servicer to modify loans that are either in default or for which de-
fault is either imminent or reasonably foreseeable. Permitted modi-
fications include changing the interest rate on a prospective basis,
forgiving principal, capitalizing arrearages, and extending the ma-
turity date. However, many PSAs place limits on the dollar volume
or the number of loans in the pool that can be modified. Further,
the PSAs require the modifications to be in the best interests of,
or not materially adverse to, the security holders. In addition, enti-
ties that hold certain types of derivatives may contest any modi-
fications that result in reduced defaults. Changes to the PSA to
allow for increasing the loan modification restrictions would often
require an investor vote, which could be very difficult to accom-
plish.

Attachment follows.
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American Securitization Forum

Statement of Principles, Recommendations and Guidelines
for the Modification of Securitized Subprime Residential Mortgage Ioans

June [, 2007 [DRAFT]
I. Introduction

The American Securitization Forum (ASF)! is publishing this Statement as part of its overall
efforts to inform its members and promulgate relevant securitization industry guidance in light of
the widespread challenges currently confronting the subprime residential mortgage markets.

Current subprime residential morigage market conditions include a number of atiributes of
concern that impact securitization transactions and the broader environment for subprime
mortgage finance: an increase in delinquency, default and foreclosure rates; a decline in home
price appreciation rates; a prevalence of loans with a reduced introductory rate that will soon
adjust to a higher rate; and a reduced availability of subprime mortgage lending for refinancing
purposes. In light of these concerns, the ASF is of the view that loan modifications, for subprime
mortgage loans that are in default or for which default is reasonably foreseeable, are an important
servicing tool that can both help borrowers avoid foreclosure and minimize losses to
securitization investors.

Moreover, the ASF recognizes that it is an important goal to minimize foreclosure and preserve
homeownership wherever possible. Higher than normal rates of foreclosure may harm
borrowers and their communities, and may adversely affect housing values and therefore
collateral values on both performing and non-performing loans. Accordingly, the ASF
recommends the use of loan modifications under appropriate circumstances as described in this
Statement.

The overall purpose of this Statement is to provide guidance for servicers modifying subprime
residential mortgage loans that are included in a securitization. It is our hope that publication of
these principles, recommendations and guidelines will help to establish a common framework
relating to the structure and interpretation of loan modification provisions in securitization
transactions, thereby promoting greater uniformity, clarity and certainty of application of these
provisions throughout the industry. As a consequence, ASF hopes that this guidance will
facilitate wider and more effective use of loan modifications in appropriate circumstances.

! The American Securitization Forum is a broad-based professional forum of over 350 organizations that are active
participants in the U.S. securitization market. Among other roles, ASF members act as insurers, investors, financial
intermediaries and professional advisers working on securitization transactions. ASF’s mission includes building
consensus, pursuing advocacy and delivering education on behalf of the securitization markets and its participants.
This statement was developed principally in consultation with ASF’s Subprime Mortgage Finance Task Force and
Loan Modifications Working Group, with input from other ASF members and committees. Additional information
about the ASF, its members and activities may be found at ASF’s intermet website, located at
www.americansecuritization.com. ASF is an independent, adjunct forum of the Securities Industry and Financial
Markets Association.
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While this Statement addresses certain legal, regulatory and accounting matters, it does not
constitute and should not be viewed as providing legal or accounting advice.

This Statement is focused on modifications of first lien subprime residential mortgage loans.
Many of the principles reflected in this Statement would also apply to medifications of other
types of residential mortgage loans. This Statement does not address modifications of second
lien residential mortgage loans.

1. Overview of Typical Securitization Document Modification Provisions

Servicing of subprime residential morigage loans included in a securitization is generally
governed by either a pooling and servicing agreement or servicing agreement. These agreements
typically employ a general servicing practice standard, Typical provisions require the related
servicer to follow accepted servicing practices and procedures as it would employ “in its good
faith business judgment” and which are “normal and usual in its general mortgage servicing
activities” and/or certain procedures that such servicer would employ for loans held for its own
account, :

Most subprime transactions authorize the servicer to modify loans that are either in default, or for

“which default is either imminent or reasonably foreseeable, Generally, permitted modifications
include changing the interest rate on a prospective basis, forgiving principal, capitalizing
arrearages, and extending the maturity date. The “reasonably foreseeable” default standard
derives from and is permitted by the restrictions imposed by the REMIC sections of the Internal
Revenue Code of 1986 (the “REMIC Code™) on modifying loans included in a securitization for
which a REMIC election is made. Most market participants interpret the two standards of future
defaulf - imminent and reasonably foreseeable — to be substantially the same.

The modification provisions that govern loans that are in default or reasonably foreseeable
default typically also require that the modifications be in the best interests of the securityholders
or not materially adverse to the interests of the securityholders, and that the modifications not
result in a violation of the REMIC status of the securitization trust.

In addition to the authority to modify the loan terms, most subprime pooling and servicing
agreements and servicing agreements permit other loss mitigation techniques, including
forbearance, repayment plans for arrearages and other deferments which do not reduce the total
amount owing but extend the time for payment. In addition, these agreements typically permit
loss mitigation through non-foreclosure alternatives to terminating a loan, such as short sales and
short payoffs,

Beyond the general provisions described above, numerous variations exist with respect to loan
modification provisions. Some agreement provisions are very broad and do not have any
limitations or specific types of modifications mentioned. Other provisions specify certain types
of permitted modifications and/or impose certain limitations or qualifications on the ability to
modify loans. For example, some agreement provisions limit the frequency with which any
given loan may be modified. In some cases, there is a minimum interest rate below which a
loan's rate cannot be modified. Other agreement provisions may limit the total number of loans
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that may be modified to a specified percentage (typically, 5% where this provision is used) of the
initial pool aggregate balance. For agreements that have this provision: i) in most cases the 5%
cap can be waived if consent of the NIM insurer (or other credit enhancer) is obtained, ii) in a
few cases the 5% cap can be waived with the consent of the rating agencies, and iii) in all other
cases, in order to waive the 5% cap, consent of the rating agencies and/or investors would be
required. It appears that these types of restrictions appear only in a minority of transactions. It
does not appear that any securitization requires investor consent to a loan modification that is
otherwise authorized under the operative documents.

IIl. Loan Moedification Principles

Based upon extensive consultation with its members and other securitization market participants,
ASF believes that the following principles articulate widely-accepted industry views regarding
the use of loan modifications in connection with securitized subprime residential mortgage loans:

L. For subprime mortgage loans that are in default or where default is reasonably
foreseeable, loan modifications are an important loss mitigation tool that should
be used in the circumstances described in this Statement. Modifications may
include changing the interest rate on a prospective basis, forgiving principal,
capitalizing arrearages and extending the maturity date. Other loss mitigation
alternatives include forbearance, repayment plans for arrearages and other
deferments which do not reduce the total amount owing, and also non-foreclosure
alternatives to terminating a loan, such as short sales and short payoffs. Unlike
other loss mitigation alternatives, loan modifications have the additional
advantage that they can be used prior to default, where default is reasonably
foreseeable.

2. Establishing early contact with borrowers is a critically important factor in the
success of any loss mitigation initiative. Servicers should be permitted and
encouraged to reach out affirmatively and proactively to borrowers for whom
default is more likely, determine whether default is reasonably foreseeable, and
then explore modification possibilities. In particular, such outreach should be
permitted and encouraged prior to an upcoming first adjustment date on a hybrid
ARM loan.

3. Loan modifications should be considered and made on a loan-by-loan basis,
taking into account the unique combination of circumstances for each loan and
borrower, including the borrower’s current ability to pay. The ASF is opposed to
any across-the-board approach to loan modifications, and to any approach that
would have all modifications structured in a particular manner. The ASF is also
opposed to any proposals that would provide an across-the-board moratorium or
delay period on foreclosures.

4. Generally, the ASF believes that loan modifications should only be made:
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a. Consistently with applicable securitization operative documents (including
amendments that can be made without investor or other consents);

b. In a manner that is in the best interests of the securitization investors in the
aggregate;

c. In a manner that is in the best interests of the borrower;

d. In a manner that, insofar as possible, avoids materially adverse tax or

accounting consequences to the servicer and, to the extent known, to the
securitization sponsor or investors;

e. Where the loan is either in default or default is reasonably foreseeable, and
if the latter, where there is a reasonable basis for the servicer determining
that the borrower is unlikely to be able to make scheduled payments on the
loan in the foreseeable future;

f. Where there is a reasonable basis for the servicer concluding that the
borrower will be able to make the scheduled payments as modified; and

g In a manner that is designed to provide sustainable and long-term
solutions, but does not reduce the required payments beyond the
magnitude required to return the loan to performing status, or beyond the
anticipated period of borrower need.

5. The ASF believes that loan modifications meeting the criteria in Loan
Modification Principles point 4 above are generally preferable to foreclosure
where the servicer concludes that the net present value of the payments on the
loan as modified is likely to be greater than the anticipated net recovery that
would result from foreclosure,

6. In considering loss mitigation alternatives that reduce the interest rate
prospectively, servicers should consider whether to make the rate reduction
temporary (such as a relatively short term extension of the initial fixed period on a
hybrid ARM), or permanent, based on the anticipated period of borrower need.
For temporary rate reductions, servicers should re-evaluate the borrower’s ability
to pay, and the continued need for a rate reduction, at the end of the temporary
period.

7. Any loan modification that reduces otherwise lawful, contractually required
payments of principal or interest must be understood to be a financial concession
by the securitization investors. There is no basis for requiring such concessions
from investors unless the modification is determined to be in the best interests of
the investors collectively. Loan modifications should seek to preserve the
originally required contractual payments as far as possible.
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Reasonable determinations made by servicers with respect to loan modifications,
where made in good faith and in accordance with generally applicable servicing
standards and the applicable securitization operative documents, should not
expose the servicer to liability to investors and should not be subject to regulatory
or enforcement actions. :

IV.  Loan Modification Interpretive Guidance

The ASF endorses the following interpretive positions on specific issues arising in connection
with {oan modifications:

1.

The ASF believes, based on prevailing existing practice, that standard and
customary servicing procedures for servicing subprime mortgage loans included
in a securitization, as typically used as an overarching servicing standard in
securitization operative documents, should be interpreted to allow the servicer to:
a) permit loan modifications (including prospective interest rate reductions which
may be either temporary or permanent, forgiveness of principal, capitalizing
arrearages, or maturity extension not beyond the securitization maturity date) for
loans that are in default or for which default is reasonably foreseeable, so long as
the modification is in the best interests of investors in the aggregate, and b)
engage in other loss mitigation alternatives including forbearance, repayment
plans for arrearages and other deferments which do not reduce the total amount
owing, and also non-foreclosure alternatives to terminating a loan, such as short
sales and short payoffs. The ASF believes that existing securitization pooling and
servicing agreements should be interpreted, to the maximum extent possible, to
authorize the servicer to take the actions referenced above.

With respect to existing pooling and servicing or other operative agreements that
expressly prohibit or restrict the servicer from taking the actions referenced
above, the ASF believes that amendments to those agreements authorizing such
actions should be approved by all parties required to consent to such amendments,
as and when requested to do so.

The ASF believes that securitization operative documents should not impose
numerical limitations on loan modifications, such as limits based on the
percentage of the pool that may be modified.

The modification standards “default is imminent” and “defaunlt is reasonably
foreseeable” should be interpreted to have the same meaning.

The modification standard “default is reasonably foreseeable” should be deemed
to be met where there has been direct contact between the servicer and the
borrower, where the servicer has evaluated the current ability to pay of the
borrower, and has a reasonable basis for determining that the borrower is unlikely
to be able to make scheduled payments on the loan in the foreseeable future.
(This interpretation is intended to provide guidance only as to 2 set of
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circumstances where the standard would generally be viewed to be met, and not to
reflect any view that the standard would not be met in other circumstances.)

In evaluating whether a proposed loan modification will maximize recoveries to
the investors, the servicer should compare the anticipated recovery under the loan
modification to the anticipated recovery through foreclosure on a net present
value basis. Whichever action is determined by the servicer to maximize
recovery should be deemed to be in the best interests of the investors.

The standards “in the best interests of” or “not materially adverse to the interests
of” investors or securityholders in any securitization should be interpreted by
reference to the investors in that securitization in the aggregate, without regard to
the specific impact on any particular class of investors, and in a manner that is
neutral as to the effect on the cash flow waterfall or any particular class of
securities. .

V. Loan Modification Recommendations

The ASF recommends the following further actions in respect of loan modifications:

A. Existing and future securitizations:

L

The ASF endorses and encourages the adoption of the position articulated in the
Mortgage Bankers Association position paper titled “FAS 140 Implications of
Restructurings of Certain Securitized Mortgage Loans”, dated May [24], 2007
(the “MBA Position Paper”).

Servicers should maintain policies, procedures and guidelines that are reasonably
designed to identify and manage any actual or perceived conflicts of interest that
may arise in connection with their loan modification activities and
decisionmaking. Such policies, procedures and guidelines should address, among
other topics, situations in which a servicer (a) has an ownership interest in one or
more classes of bonds supported by principal and/or interest collections on
subprime mortgage loans that it services; (b) receives servicing fees or other
compensation that is tied to various attributes of subprime mortgage loans that it
services (e.g., outstanding principal balance, delinquency/default status); and (c)
is not reimbursed for the costs of loan modifications from collections on subprime
mortgage loans that it services.

Securitization operative documents should clearly state, for purposes of
“delinquency triggers™ or “cumulative loss triggers” which control whether excess
cash flow may be released to the residual, the following: (2) whether and under
what conditions a modified loan is to be considered “current”, and (b) whether
and how any interest rate reduction or forgiveness of principal resulting from a
loan modification should be treated as a realized loss.
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As an urgent, high priority matter, the ASF should develop guidelines under
which delinquency triggers and cumulative loss triggers in securitization
operative documents, which control whether excess cash flow may be released to
the residual, should be interpreted in a manner consistent with the parties’ intent
and in a manner that appropriately reflects any loan modifications that have
occurred. It is the sense of investors that (a) any partial forgiveness of principal
should be treated as a loss for purposes of cumulative loss triggers, and (b) a
modified loan performing in accordance with its modified terms should be treated
as delinquent for purposes of delinquency triggers for some appropriate period of
time,

Greater clarity, transparency and consistency should be established regarding how
any interest rate reduction or forgiveness of principal resulting from a loan
modification should be reflected for purposes of investor reporting, and for
purposes of allocating payments for the cash flow waterfall.

Consistent with the foregoing recommendations, servicers should not make
decisions to use or not use loan modifications for the purpose of manipulating the
application of delinquency triggers or cumulative loss triggers which control
whether excess cash flow may be released to the residual.

The ASF will conduct a survey of typical document provisions and
interpretations, on the question of whether and under what conditions a modified
loan is to be considered current for purposes of investor reporting, and for
purposes of delinquency triggers and cumulative loss triggers which control
whether excess cash flow may be released to the residual, Additional guidelines
should be developed and recommendations should be made and evaluated
regarding amendments to securitization transactional documents, based on the
results of this survey.

B, Future securitizations:

1.

The ASF will develop standard, uniform model contractual provisions governing
the servicer's ability to provide loan modifications for use in future
securitizations. Such provisions should expressly authorize the actions referenced
in Loan Modification Interpretive Guidance point 1 above.

Use of an increased or supplemental servicing fee should be considered for loans
that have been modified to defray the additional costs of administering
modifications.

The ASF will develop standard, uniform model contractual provisions, both as to
timing and priority, to govern the servicer’s ability to obtain reimbursement for
P&I advances and servicing advances made in respect of loans where there has
been a loan modification, or where other types of loss mitigation have been used.
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RESPONSE TO WRITTEN QUESTIONS OF SENATOR BUNNING
FROM EMORY W. RUSHTON

Q.1. What can be done to stop the fallout in the housing market,
particularly in the sub-prime sector?

A.1. Many of the problems facing the subprime market stem from
relaxed underwriting standards and the layering of risk character-
istics (e.g., reduced documentation, higher loan-to-value limits) on
mortgages originated during the past two years. The increase in
credit risk in the subprime market, and to a lesser extent the Alt-
A market, is now prompting the capital markets to reassess expo-
sure to, and tolerance for, credit risk across all market segments.
In response, investors have dramatically reduced their tolerance for
risk and tightened credit standards, greatly diminishing available
mortgage market liquidity.

We are closely monitoring mortgage portfolio conditions and
available market liquidity at all national banks significantly en-
gaged in mortgage banking activities. While our attention is cur-
rently focused on market conditions and the tightening of market
liquidity, we believe that the stability of market conditions in the
long-term can best be addressed by improving the quality of the in-
formation borrowers receive prior to selecting a product, strength-
ening the underwriting of new loans, and seeking effective ways to
work with borrowers facing difficulties performing on their existing
mortgages.

To facilitate more enduring changes, the OCC and the other fed-
eral banking regulators responded to concerns about subprime and
Alt-A mortgage lending by issuing the “Interagency Guidance on
Nontraditional Mortgage Product Risks” in October 2006, and the
“Interagency Statement on Subprime Mortgage Lending” in June
2007. These issuances highlight the risks inherent in nontradi-
tional and subprime mortgage products, and communicate regu-
latory expectations for prudent underwriting, risk management,
and the control systems necessary to effectively administer these
products. The guidance also describes recommended practices to
ensure consumers have clear and balanced information about the
relative benefits and risks of both nontraditional and subprime
mortgage products. Adherence to these issuances will promote
stronger credits in these higher risk tiers going forward.

Because subprime mortgages are predominantly originated by
non-federally regulated lenders, it is critical that state regulators
enact standards comparable to those adopted and applied by the
federal banking agencies. It is vital that state regulators with the
authority to oversee the activities of state-licensed subprime mort-
gage lenders take the actions necessary to prevent those lenders
from originating loans with no realistic prospect of repayment. The
OCC is encouraged that 38 states, led by the Conference of State
Bank Supervisors (CSBS), have adopted or endorsed policies and
regulations similar to the nontraditional mortgage guidance, and
that a similar effort is underway with respect to the subprime
mortgage guidance. However, it is imperative that the states not
only adopt, but effectively enforce these prudent mortgage origina-
tion standards.
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Q.2. Some argue that the market is already working to pull itself
out of this downturn. What practices do you see mortgage holders
and lenders taking to help struggling borrowers?

A.2, The market is exhibiting greater discipline when originating
subprime mortgages. In the past several months, many subprime
mortgage lenders have discontinued more problematic products (2/
28 and 3/27 loans), and all are tightening their underwriting stand-
ards (e.g., higher minimum credit scores, lower loan-to-value limits,
increased documentation requirements), and reinforcing the repay-
ment analyses. The OCC expects these actions to result in im-
proved future performance and long-term stability in the subprime
mortgage market.

In addition, several national banks, state authorities, the GSEs
and HUD, and various nonprofit housing groups have announced
and implemented programs and actions designed to assist troubled
silbprime borrowers refinance or modify their loans and avoid fore-
closure.

In June 2007, the OCC published the report, “Foreclosure Pre-
vention: Improving Contact with Borrowers,” which sets forth a va-
riety of strategies lenders can use to reach borrowers for whom
loan workouts may be necessary and appropriate (available at:
http:/ | www.occ.gov [ cdd [ Foreclosure Prevention Insights.pdf). A
number of banks are implementing initiatives to work with bor-
rowers to avoid foreclosure and loss of their homes, for example, by
contacting borrowers at an earlier stage to inform them of reset in-
formation and potential options; offering toll free numbers for addi-
tional help; and referring them to credit counseling services or
third party debt management programs if appropriate. Examples of
programs that may be available to assist customers to remain in
their homes include refinancing plans; repayment plans for delin-
quent balances; forbearance programs; and loan modification pro-
grams in which one or more of the terms are permanently changed.
Examples of programs that may be available if remaining in the
home is not an option include sale; short sale (a workout option
where the borrower sells the secured property for an amount less
than that which is owed to avoid foreclosure); auction programs
with deficiency notes; or deed-in-lieu-of-foreclosure programs.

The OCC has stressed the importance of national banks pru-
dently working with residential loan borrowers facing difficulty in
meeting their contractual payment obligations. The OCC is using
all available tools to encourage lenders and borrowers to work to-
gether, facilitated by supportive organizations such as counseling
agencies, to maintain the smooth functioning of the residential
lending industry and to help keep borrowers in their homes except
where foreclosure is the only prudent course of action. To this end,
we are co-hosting forums in parts of the country hit hard by fore-
closures to introduce banks to the range of delinquency interven-
tion services that community-based counseling organizations can
provide.

In April of this year, the OCC and the other federal regulators
published the interagency “Statement on Working with Mortgage
Borrowers.” This statement encourages institutions to consider pru-
dent, safe, and sound workout arrangements that increase the po-
tential for financially stressed borrowers to keep their homes. It
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emphasizes that existing guidance and standards do not require in-
stitutions to immediately foreclose on homes when a borrower ex-
hibits repayment difficulties. The Statement also reminds financial
institutions that the Homeownership Counseling Act requires insti-
tutions to inform certain borrowers who are delinquent on their
mortgage loans of the availability of homeownership counseling. Fi-
nally, the statement informs lenders that they may receive favor-
able Community Reinvestment Act consideration for programs that
transition low- and moderate-income borrowers from higher cost
loans to lower cost loans, provided that the loans are made in a
safe and sound manner. Similarly, in September, the agencies
issued the “Statement on Loss Mitigation Strategies for Servicers
of Residential Mortgages” that encourages servicers of mortgage
loans that have been securitized, to review and make full use of
their authority under pooling and servicing agreements to identify
borrowers at risk of default and pursue appropriate loss mitigation
strategies designed to preserve homeownership.

In addition to guiding national banks in these outreach efforts,
we also are working with nonprofit partners to encourage bor-
rowers to work with their lenders. One very promising partnership
is the NeighborWorks Center for Foreclosure Solutions, a partner-
ship among mortgage lenders, insurance companies, government-
sponsored enterprises, and community-based nonprofits. The Cen-
ter, which builds capacity among foreclosure counselors through
training, researching borrower behavior, working with the indus-
try, and conducting public outreach campaigns, is sponsored by
NeighborWorks America and the Homeownership Preservation
Foundation. Once contact is established, the NeighborWorks Cen-
ter and its foreclosure prevention coalitions are able to help many
borrowers negotiate loan workouts with their lenders. Local non-
profit housing counseling groups then work with these borrowers to
help ensure that they have the personal financial and money man-
agement tools to meet their restructured obligations under these
workout plans.

Many borrowers in default do not realize that loan workouts are
an available option, in part because they avoid contact with their
lenders and servicers, viewing them as adversaries once they fall
behind in their payments. Yet, the record shows that a large num-
ber of delinquent borrowers can avoid foreclosure if they make that
call—and the sooner the better. Because early contact is so impor-
tant, the OCC helped to launch NeighborWorks America’s national
ad campaign, made up of TV, radio, print, and web Public Service
Announcements (PSAs), all of which were aimed at encouraging de-
linquent mortgage borrowers to contact their lenders or a trusted
housing counselor in order to avoid foreclosure. The OCC also pro-
duced its own radio and print PSAs, which ran in both English and
Spanish and reached a potential audience of 100 million people in
35 states. Both sets of PSAs encourage homeowners having dif-
ficulty paying their mortgages to call the Center’s toll-free hot-
line—888-995-HOPE—which is open twenty-four hours a day,
seven days a week. Calls flow into a national call center staffed by
HUD-approved English- and Spanish-speaking counselors for bor-
rowers to discuss their problems. The hotline, which has been in
operation since April of 2005, has received over 100,000 calls from
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borrowers in distress and has lately been averaging 1,000 calls
each day.

Depending on the nature of the problem, counseling can be pro-
vided as part of that initial call or through a series of follow-up
calls or in-person visits to a local housing counseling service. These
on-the-ground referrals are fielded by community-based nonprofits,
including a growing number of local NeighborWorks America® and
consumer credit counseling organizations. If a workout can be ar-
ranged with the lender, then these groups’ counselors can provide
budgeting assistance and other financial education to help ensure
that these borrowers are able to meet the terms of their workout
agreements.

Q.3. What Congressional or regulatory actions could potentially
harm the market or slow a recovery?

A.3. Congressional and regulatory interest focuses attention on key
issues and helps spur discussion and analysis. The importance of
the housing sector to our economy, borrowers, lenders, and other
interested parties warrants discretion and care to avoid jeopard-
izing market segments that are working well, and to resolve weak-
nesses in those that are not. Prudent and well-conceived actions
are especially important in the current environment of market tur-
moil. The OCC 1s closely monitoring and consulting with all na-
tional banks that have significant exposure to the mortgage mar-
ket, activities facilitated by our on-site examiner presence at the
largest institutions. Overly prescriptive government directives, reg-
ulations, or guidance could further disrupt market liquidity, there-
by placing financial institutions at risk and impairing homeowner-
ship opportunities for new and existing borrowers.

At the OCC, we believe that an effective approach to improving
performance and promoting the long-term stability of the subprime
mortgage market involves prudent underwriting of new mortgages
in combination with the reasonable administration of existing
loans. As discussed above, the federal bank regulatory agencies are
promoting this balance with the Nontraditional Mortgage Products
guidance and Statement on Subprime Mortgage Lending. These
issuances call for the application of prudent underwriting stand-
ards and effective loan portfolio supervision. They also remind fi-
nancial institutions to avoid predatory lending practices and to fol-
low fundamental and appropriate consumer protection principles.

Q4. In Mr. Smith’s written testimony, he stated that refinancing
will have little or no effect on boosting the market. Yet, it seems
that several sub-prime and prime lenders are offering no-penalty
refinancing to save borrowers from costly resets that may drive
them into foreclosure. Do the rest of you agree with Mr. Smith’s
assessment?

A.4. The agencies believe that prudent workout arrangements con-
sistent with safe and sound lending practices, including mortgage
refinancing and loan modifications, are generally in the long-term
best interest of borrowers, financial institutions, and the overall
subprime market. In the interagency “Statement on Working with
Mortgage Borrowers,” and the interagency “Statement on Loss
Mitigation Strategies for Servicers of Residential Mortgages”, the
federal regulators encourage financial institutions and mortgage
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servicers to consider prudent workout arrangements that increase
the potential for financially stressed residential borrowers to keep
their homes. The Statement on Subprime Mortgage Lending re-
emphasizes the benefits of prudent workout arrangements.

We recognize that in the current market environment many
mortgage originators are having difficulty originating mortgages
that are not eligible for FHA guaranty or sale to Fannie Mae or
Freddie Mac. The GSEs announced their intent to broaden the eli-
gibility standards for additional mortgage products, including addi-
tional Alt-A and subprime loans. The OCC will continue to encour-
age national banks to make use of the GSE expanded loan pro-
grams, FHA programs, and other available alternatives to assist
existing mortgage borrowers. We expect that these actions will help
provide long-term stability to the subprime market.

RESPONSE TO WRITTEN QUESTIONS OF SENATOR CRAPO
FROM EMORY W. RUSHTON

Q.1. To what degree has credit tightened for consumers with less
than perfect credit, and what indicators do you follow to track this
movement? What are your short term and long term forecasts?

A.1. Rapidly deteriorating subprime loan performance and concerns
about the volume and impact of upcoming ARM rate resets have
resulted in a dramatic tightening of credit risk acceptance across
all segments of the capital markets. This has greatly diminished
available liquidity for borrowers, particularly in the subprime seg-
ment. Mortgage originators are currently having difficulty pricing
and selling mortgages that are not eligible for FHA guaranty or
sale to Fannie Mae or Freddie Mac, severely constricting credit
availability for subprime borrowers.

In response, the GSEs announced their intent to broaden the eli-
gibility standards for mortgage products, including additional Alt-
A and subprime loans. Consequently, many mortgage originators
are revising their products and criteria to ensure that new mort-
gages are eligible for the expanded GSE programs or FHA guar-
anty. Hopefully, this will expand the credit options and opportuni-
ties for subprime borrowers.

To monitor changes in credit availability, our sources of informa-
tion include industry trade statistics on originations by product
segment and funding source, as well as product-level origination
and servicing volumes in the larger institutions we supervise. How-
ever, please note that our “internal” view is somewhat limited in
that only a small fraction of subprime originations come from na-
tional banks, i.e., less than 10% in 2006.

Subprime mortgage originations declined significantly in 2007.
According to Inside Mortgage Finance, origination of new subprime
mortgages totaled $56 billion in second quarter 2007, down 41%
from first quarter 2007 and off 66% from the $165 billion origi-
nated in second quarter 2006. Issuance of new subprime mortgage-
backed securities was 32% lower in the first half of 2007 than the
first half of 2006. Second quarter 2007 issuance was down 12%
from the first quarter 2007, and down nearly 30% from the fourth
quarter 2006. Various market publications report that new
subprime mortgage originations have been virtually nonexistent
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during the first weeks of August. This is the result of a number of
factors:

e Lack of market liquidity;

¢ Reduced capacity, i.e., the number of non-bank subprime mort-
gage originators that have gone out of business, and those that
are for sale and operating at reduced production levels;

¢ Elimination or modification of the subprime and Alt-A products
offered by many institutions;

e Tightened underwriting standards, including higher credit
score and larger down payment/equity requirements.

Forecasting the full impact of these changes is extremely dif-
ficult. However, we expect that while subprime originations will in-
crease once the market stabilizes, they will not return to the origi-
nation levels of the past few years. This is not necessarily a bad
thing. Rather, since the issuance of the Interagency Statement on
Subprime Mortgage Lending, lenders have refocused on the impor-
tance of repayment capacity. This should help avoid situations
where borrowers get into situations where they cannot perform and
face the prospect of losing their homes.

We will continue to encourage the availability of prudently un-
derwritten credit to all potential homeowners, and to support
]fo_an%{s’ efforts to work with existing borrowers with financial dif-
iculties.

Q.2. Is it true that in the vast majority of cases, finding a way to
keep a customer in their home and continuing to pay their mort-
gage is the best economic proposition for the customer, the servicer,
and the investor? Please explain why or why not.

A.2. The OCC believes that reasonable workout arrangements that
are consistent with safe and sound lending practices are generally
in the long-term best interest of both the financial institution and
the borrower. The OCC recognizes and appreciates the many bene-
fits of home ownership to the borrower, the community, and to the
economy as a whole. We also acknowledge the benefits to lenders,
servicers, and investors of promoting borrowers’ continued ability
to make mortgage payments. The interagency Statement on Work-
ing with Mortgage Borrowers and the interagency Statement on
Loss Mitigation Strategies for Servicers of Residential Mortgages
encourage financial institutions and mortgage servicers to consider
prudent workout arrangements that increase the potential for fi-
nancially stressed residential borrowers to keep their homes.
However, we also recognize that there may be instances when
workout arrangements are not economically feasible or appropriate.
Lenders and/or investors in mortgage-backed securities have the
right to expect timely repayment of the loan to the fullest extent
possible. There may be cases where the borrower’s financial condi-
tion has changed, or they simply borrowed more money than they
can reasonably expect to repay. In either case, prolonging an un-
tenable position may not be in any party’s best interest. In those
cases where reasonable workout arrangements cannot be devel-
oped, it may be in the borrower’s best financial interest to preserve
any remaining equity by selling the home. We will continue to en-
courage national banks to exercise an appropriate degree of cus-
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tomer sensitivity when home sale or foreclosure is the only avail-
able option.

Q.3. Please describe the workout options that allow homeowners
facing difficulties to remain in their homes. Can you provide hypo-
thetical examples of how this modification process works? What are
the limitations placed on a servicer’s ability to modify a loan by in-
vestors or others involved in the securitization of mortgage loans?

A.3. Workout options can vary widely based on the borrower’s fi-
nancial capacity and whether an institution holds the loan on its
own books or is servicing the mortgage for a third party. Workout
options are also affected by conditions in the mortgage markets.
Current market disruptions are making it difficult for many mort-
gage originators to refinance mortgages that are not eligible for
sale to Fannie Mae or Freddie Mac. While the GSEs have an-
nounced their intent to broaden the eligibility standards for addi-
tional mortgage products, including additional Alt-A and subprime
loans, many current mortgages may not be eligible for the GSE
programs.

Workout arrangements not involving the refinance of an existing
mortgage may include the modification of loan terms, such as re-
ducing the interest rate and/or principal balance, extending the
final maturity of the loan, or converting variable rate loans into
fixed-rate products. Many of these workout programs and actions
involve the coordination of efforts among servicers, lenders, inves-
tors, and community-based non-profit groups. The OCC’s Commu-
nity Developments Spring 2006 newsletter article titled “National
Community Organizations’ Foreclosure Prevention Initiatives”
(copy available at: hAtip:/ /www.occ.gov/cdd/spring06b/cd/
index.html) highlights various community organization foreclosure
prevention initiatives, including the Neighborhood Assistance Cor-
poration and several others. In June 2007, the OCC Community Af-
fairs Department published the report “Foreclosure Prevention: Im-
proving Contact with Borrowers” (available at: http://
www.occ.gov [ cdd [ Foreclosure Prevention _Insights.pdf). This re-
port discusses best practices used by loan servicers to improve con-
tact with delinquent mortgage borrowers, the first step in helping
prevent foreclosures. The report also highlights a variety of fore-
closure prevention options that may be available to subprime bor-
rowers. These alternatives may provide financially stressed bor-
rowers with predictable and affordable mortgage payments, thereby
enabling them to retain their homes. However, in some cases where
a workout program may not be feasible, it may be in a borrower’s
best financial interest to sell the home. In these cases, we will con-
tinue to encourage national banks to exercise an appropriate de-
gree of sensitivity when working with their mortgage customers.

There is considerable ongoing discussion about whether servicer
agreements, accounting and tax considerations, and fiduciary re-
sponsibilities to various investor classes limit a servicer’s ability to
work with troubled borrowers. The SEC addressed one of these po-
tential impediments in July when it stated that a mortgage held
in a securitization trust may be modified when default is “reason-
ably foreseeable,” and that it would not trigger on-balance sheet ac-
counting. Earlier this month, the federal financial regulatory agen-
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cies and the Conference of State Bank Supervisors (CSBS) issued
a statement encouraging federally regulated financial institutions
and state-supervised entities that service securitized residential
mortgages to review and make full use of their authority under
pooling and servicing agreements to identify borrowers at risk of
default and pursue appropriate loss mitigation strategies designed
to preserve homeownership. Nonetheless, determining when it is
likely that a borrower will not be able to make future mortgage
payments continues to be a challenge in terms of when to initiate
effective workout arrangements. Another difficulty is determining
whether a workout arrangement benefits all investors in a mort-
gage securitization structure. Market participants, including the
federal regulatory agencies, industry, and consumer groups are
continuing efforts to resolve remaining issues and concerns. The
OCC strongly favors a reasoned approach to resolving these issues
in line with our belief that workout arrangements that are con-
sistent with safe and sound lending practices are generally in the
long-term best interest of the financial institution, the borrower,
and the investor, and hence, the mortgage markets.

RESPONSE TO WRITTEN QUESTIONS OF SENATOR BUNNING
FROM ROGER T. COLE

Q.1. What can be done to stop the fallout in the housing market,
particularly in the sub-prime sector?

A.1. Until recently, both the housing and the subprime mortgage
lending sectors have enjoyed robust growth driven by relatively low
interest rates, strong home price appreciation, and an abundant
supply of mortgage financing. As interest rates rose and home price
growth began to decelerate, real estate sales slowed and mortgage
defaults, especially in the subprime sector, began to increase. Lend-
ing to subprime and near-prime borrowers likely boosted home
sales in 2005 and 2006; curbs on this lending are expected to be
a source of some restraint on home purchases and residential in-
vestment in coming quarters. Tighter standards on subprime lend-
ing may affect the broader economy primarily through the housing
market. The cooling of the housing market that has occurred has
likely been an important factor restraining economic growth over
the past year. However, given the fundamental economic factors in
place that should support demand for housing, the effect of the
troubles in the subprime sector on the broader housing market
going forward is expected to be contained.

Q.2. Some argue that the market is already working to pull itself
out of this downturn. What practices do you see mortgage holders
and lenders taking to help struggling borrowers?

A.2. Although there are indications that the market is correcting
itself, the Board remains concerned that over the next one to two
years, existing subprime borrowers, especially those with more re-
cently originated adjustable rate mortgages (ARMs), may face fur-
ther difficulties. The Board and the other federal banking agencies
(the Agencies) have encouraged financial institutions to identify
and contact borrowers who, with counseling and financial assist-
ance, may be able to avoid entering delinquency or foreclosure. As
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I outlined in my statement, the Federal Reserve Banks’ community
affairs offices have initiatives underway to increase awareness and
understanding of the issues surrounding troubled borrowers and
identify strategies to respond to their needs.

Additionally, many lenders, sometimes in conjunction with com-
munity groups or state governments, have expressed a willingness
to modify loan terms for borrowers at risk of foreclosure. Other
lenders and market participants have formed programs to assist
troubled borrowers. These programs include the following:

¢ Fannie Mae and Freddie Mac announced that they will pur-
chase $20 billion or more of subprime loans to help minimize
defaults and foreclosures.

e Washington Mutual has committed up to $2 billion to help
homeowners with subprime mortgage loans avoid foreclosure.
The funds will be used to refinance subprime loans at dis-
counted interest rates.

e Neighborhood Assistance Corporation of America (NACA) re-
cently announced it would commit $1 billion to refinance loans
of lower-income people at risk of losing their homes. The fi-
nancing is being provided by Bank of America and CitiGroup.
NACA anticipates using the funds to refinance 7,000 to 10,000
adjustable rate subprime mortgages into fixed rate loans.

e The State of Ohio has announced that it is establishing a $100
million fund to aid troubled borrowers. The fund will be fi-
nanced by municipal bonds.

Because many subprime loans are in securitized pools, loan
modifications and workouts can have an added layer of complexity.
Servicing agreements in securitizations sometimes restrict the
share of accounts that the loan servicer can modify prior to obtain-
ing investor approval. Additionally, accounting rules, such as FAS
140, may require the modified pool to be brought back on the origi-
nator’s balance sheet if the servicer does not specifically follow the
accounting statement. Extensive modifications that change ex-
pected cash flows to the securities can also trigger a rating agency
review.

Q.3. What Congressional or regulatory actions could potentially
harm the market or slow a recovery?

A.3. The Board believes the rise in subprime delinquencies and
foreclosures needs to be addressed in a way that minimizes abusive
practices while preserving prudent lending standards and product
innovation in order to maintain access to credit by non-prime bor-
rowers. To that end, on June 29, 2007, the Board and the other
Agencies issued the Interagency Statement on Subprime Mortgage
Lending emphasizing the need for prudent underwriting and clear
communications with consumers about adjustable rate mortgages
targeted to subprime borrowers.

In June 2007, the Board held a public hearing to gather informa-
tion on how it might use its rulemaking authority under the Home
Ownership and Equity Protection Act (HOEPA) to address concerns
about abusive lending practices in the subprime market. Rising
foreclosures in the subprime market over the past year have led
the Board to consider whether and how it should use its rule-
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making authority to address these concerns. In doing so, however,
the Board must determine how to reduce abuses while also pre-
serving incentives for responsible lenders in order to maintain con-
tinued access to credit for deserving borrowers.

Q.4. In Mr. Smith’s written testimony, he stated that refinancing
will have little or no effect on boosting the market. Yet, it seems
that several sub-prime and prime lenders are offering no-penalty
refinancing to save borrowers from costly resets that may drive
them into foreclosure. Do the rest of you agree with Mr. Smith’s
assessment?

A.4. Mr. Smith states that borrowers with adequate equity and in-
come can be refinanced through the operation of the market. He
further states that individuals who recently borrowed with “no-
money-down” loans are in unsustainable homeownership and these
loans will likely result in foreclosure without government assist-
ance. He also discouraged a federal government bailout program for
subprime borrowers.

Many lenders, sometimes in conjunction with community groups
or state governments, have expressed a willingness to modify loan
terms for borrowers at risk of foreclosure. Other lenders and mar-
ket participants have formed programs to assist troubled borrowers
(as discussed above). In April 2007, the Agencies issued a state-
ment encouraging financial institutions to work constructively with
residential borrowers who are financially unable to make their con-
tractual payment obligations on their home loans. This statement
was reiterated in the June 2007 interagency Statement on
Subprime Mortgage Lending. Prudent workout arrangements that
are consistent with safe and sound lending practices are generally
in the long-term best interest of both the financial institution and
the borrower and increase the potential for financially stressed res-
idential borrowers to keep their homes. Further, existing super-
visory guidance and applicable accounting standards do not require
institutions to immediately foreclose on the collateral underlying a
loan when the borrower exhibits repayment difficulties.

RESPONSE TO WRITTEN QUESTIONS OF SENATOR CRAPO
FROM ROGER T. COLE

Q.1. To what degree has credit tightened for consumers with less
than perfect credit, and what indicators do you follow to track this
movement? What are your short term and long term forecasts?

A.1. Underwriting standards for credit to nonprime borrowers are
becoming more conservative. In the Board’s most recent Senior
Loan Officer Opinion Survey of April 2007, more than half of the
respondents who indicated that they originated subprime mort-
gages, reported that they had tightened standards on such loans.
Additionally, preliminary information on subprime mortgage-
backed securities (MBS) issued in the first quarter of 2007 indi-
cates that these securities contain fewer loans with simultaneous
second-liens that allow borrowers 100 percent financing. Borrower
credit scores in these securities also showed signs of improvement
in the first quarter.



251

Issuance of subprime mortgage backed securities (MBS) has fall-
en over 25 percent from peak issuance during the first half of 2006.
Although there has been a reduction in volume, based on subprime
MBS issuance data, industry surveys of originations, special ques-
tions on bank lending practices, proprietary datasets and (for ear-
lier years) the HMDA data, to date, we have not seen a sudden
halt in lending to borrowers with less than perfect credit.

Q.2. Is it true that in the vast majority of cases, finding a way to
keep a customer in their home and continuing to pay their mort-
gage is the best economic proposition for the customer, the servicer,
and the investor? Please explain why or why not.

A.2. Prudent workout arrangements that are consistent with safe
and sound lending practices are generally in the long-term best in-
terest of both the financial institution and the borrower. High rates
of foreclosure can have adverse consequences on borrowers and
their communities and can decrease housing values and, therefore,
lenders’ collateral values. In April 2007, the federal financial insti-
tutions regulatory agencies issued a statement encouraging finan-
cial institutions to work constructively with residential borrowers
who are financially unable to meet their contractual payment obli-
gations on their home loans. Such arrangements can vary widely
based on the borrower’s financial capacity. For example, an institu-
tion might consider modifying loan terms, including converting
loans with variable rates into fixed-rate products to provide finan-
cially stressed borrowers with predictable and sustainable payment
requirements.

Q.3. Please describe the workout options that allow homeowners
facing difficulties to remain in their homes. Can you provide hypo-
thetical examples of how this modification process works? What are
the limitations placed on a servicers’ ability to modify a loan by in-
vestors or others involved in the securitization of mortgage loans?

A.3. Lenders generally determine loan workout strategies on a
case-by-case basis, taking into account the unique circumstances of
each borrower. For example, a workout arrangement would nor-
mally be considered for a borrower who exhibits fundamentally
sound economic prospects, but is facing a temporary income short-
fall such as a job loss or other emergency. However, loans to bor-
rowers who are fundamentally unable to meet their obligations
may need to be resolved through the foreclosure process or by the
lender and borrower coming to some other mutually acceptable
agreement that provides a sustainable solution. These agreements
can vary widely, including temporary or permanent interest rate
reductions, forgiveness of principal, maturity extensions in some
cases, and other non-foreclosure alternatives such as the lender ac-
cepting less than the full amount due through a short sale or dis-
counted payoff in a refinancing transaction.

Because many subprime loans are in securitized pools, workouts
can have an added layer of complexity. Servicing agreements in
securitizations sometimes restrict the share of accounts that the
loan servicer can modify prior to obtaining investor approval. Addi-
tionally, accounting rules, such as FAS 140, may require the modi-
fied pool to be brought back on the originator’s balance sheet if the
servicer does not specifically follow the accounting statement. Ex-
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tensive modifications that change expected cash flows to the securi-
ties can also trigger a rating agency review.

RESPONSE TO WRITTEN QUESTIONS OF SENATOR MARTINEZ
FROM ROGER T. COLE

Q.1. There is a sense of outrage about those of us who have worked
so hard to get people into homeownership, particularly people in
the minority communities where they are so underrepresented
among homeowners. And to now see what is coming, what we are
seeing and what is coming, which is a backtracking, which is the
horrible disappointment of seeing your dream of homeownership
now turn into a nightmare of lifetime debt.

As we look at what we can do in the future to prevent this from
occurring again, how can the bank regulators have allowed so
many loans to be made which are obviously not designed to be per-
forming loans in sixty days, a year, or two years, with not having
qualifying standards for the higher rate that is inevitably coming,
but only looking at the current qualification standards under the
current rate?

A.1. The Board shares the concern that certain mortgage products
targeted to subprime borrowers (such as those with low initial pay-
ments, very high or no limits on how much the payment or interest
rate may increase, and limited or no documentation of a borrower’s
income) present substantial risks to both consumers and lenders.
These risks are increased if borrowers are not adequately informed
of product terms and features before they take out a loan. In re-
sponse to these concerns, the Board and the other Agencies issued
the Statement on Subprime Mortgage Lending. The statement pro-
vides guidance on the criteria and factors that an institution
should assess in determining a borrower’s ability to repay the loan.
The statement also provides guidance to protect consumers from
unfair, deceptive, and other predatory practices, and to ensure that
consumers are provided with clear and balanced information about
the risks and features of these loans.

One key aspect of the Statement on Subprime Moritgage Lending,
which is also addressed in the 2006 Guidance on Nontraditional
Mortgage Product Risks, is that borrowers should be qualified for
a loan based on the fully indexed rate, with a fully amortizing re-
payment schedule. This analysis should consider both principal and
interest obligations, plus a reasonable estimate for real estate taxes
and insurance, whether or not escrowed.

Additionally, the Agencies believe that verifying income is critical
to conducting a credible analysis of a borrower’s repayment capac-
ity. The Statement on Subprime Mortgage Lending provides that
stated income and reduced documentation should be accepted only
if there are mitigating factors that clearly minimize the need for
verification of repayment capacity, and that such factors should be
documented. The statement also encourages institutions to struc-
ture prepayment penalties so as to allow borrowers a reasonable
period of time in which to refinance to avoid payment shock.

Many residential borrowers may face significant payment in-
creases when their ARM loans reset in the coming months. These
borrowers may not have sufficient financial capacity to service a
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higher debt load, especially if they were qualified based on a low
introductory payment. The Agencies encourage financial institu-
tions to work constructively with residential borrowers who are fi-
nancially unable to make their contractual payment obligations on
their home loans. Prudent workout arrangements that are con-
sistent with safe and sound lending practices are generally in the
long-term best interest of both the financial institution and the bor-
rower and increases the potential for financially stressed residen-
tial borrowers to keep their homes. Finally, the Agencies have long
encouraged borrowers who are unable to meet their contractual ob-
ligations to contact their lender or servicer to discuss possible pay-
ment alternatives at the earliest indication of such problems.

RESPONSE TO WRITTEN QUESTIONS OF SENATOR BUNNING
FROM JOSEPH A. SMITH, JR.

Q.1. What can be done to stop the fall out in the housing market,
particularly in the sub-prime sector?

A.1. From a capital markets perspective, we are experiencing a
lack of confidence in the mortgage markets and lender under-
writing. Both regulators and the industry have been responding.
One thing that I believe will help restore confidence is the recently
issued Statement on Subprime Mortgage Lending. Investors are
recognizing the importance of this guidance and should be assured
that it will be consistently applied across the industry. The Con-
ference of State Bank Supervisors (CSBS), the American Associa-
tion of Residential Mortgage Regulators, and the National Associa-
tion of Consumer Credit Administrators (NACCA) are developing a
parallel Statement on Subprime Lending, which will be applicable
to state-supervised mortgage providers.

In addition CSBS and AARMR recently issued a consumer alert,
encouraging borrowers with adjustable rate mortgages (ARMs) that
are scheduled to reset to educate themselves on the characteristics
of their mortgage, contact their mortgage servicer for additional in-
formation, and to seek the advice of a trained adviser for assistance
or guidance. CSBS and AARMR also issued an industry letter urg-
ing mortgage providers and servicers to conduct outreach to their
customers to provide assistance or information as necessary. Please
see the attached consumer alert and the industry letter.

In an effort to prevent abuses in the future, CSBS and AARMR
have developed the Nationwide Mortgage Licensing System to im-
prove and coordinate mortgage supervision. Scheduled to go live on
January 2, 2008, the system will enhance consumer protection and
streamline the licensing process for regulators and the industry.
The Nationwide Mortgage Licensing System is a major step in im-
proving the accountability of mortgage brokers and lenders and
keeping the bad actors out of the industry.

All too often, it also seems, that complicated and numerous dis-
closure statements have been used to take advantage of borrowers.
Therefore, CSBS is developing a model disclosure form to provide
vital information in a clear manner. The model form has not yet
been finalized, and is currently intended as a way to increase pub-
lic discussion and debate on the need for improved consumer disclo-
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sure. Please see the attached model disclosure form and explana-
tory statement.

With regard to regulatory structure, maintenance of the existing
state system of regulation is essential. What is needed is more
seamless and coordinated state and federal supervision of the mort-
gage industry. State authorities are working diligently to assist
borrowers. These efforts should be supported, not supplanted by
federal actions. I acknowledge the need for state and federal activi-
ties in policing the market to be coordinated; my only exception to
that statement is that the coordination should not compromise
meaningful state authority.

Q.2. Some argue that the market is already working to pull itself
out of this downturn. What practices do you see mortgage holders
and lenders taking to help struggling borrowers?

A.2. T am aware that representatives of the mortgage lending in-
dustry, government and consumer advocates are meeting and
working together to resolve structural issues in securitizations that
may inhibit work-outs. FDIC Chairman Bair and her staff deserve
a great deal of credit for facilitating roundtable discussions with all
market participants to determine what is possible in terms of re-
structuring. I believe these discussions have been helpful in deter-
mining that loan servicers do have flexibility in working with bor-
rowers. I believe the public attention to this issue has provided the
necessary pressure on loan servicers to use the authority they have
to work with borrowers. This will undoubtedly improve the mort-
gage market going forward as the industry develops standard docu-
mentation and servicing agreements.

In addition, a number of activities are taking place at the state
and local level to address the needs of distressed homeowners. One
good example is the mortgage summit sponsored by Commissioner
Steven Antonakes of the Commonwealth of Massachusetts, which
brought together representatives of the private, public and non-
profit sectors to review problems in the subprime market and pro-
pose solutions. Several of the suggestions that emerged from the
Summit have recently been included in proposed legislation. Please
see the attached Report of the Mortgage Summit Working Groups.
This participation between industry, consumer groups and regu-
lators should serve as a model for a coordinated approach to fixing
the housing market.

Q.3. What Congressional or regulatory actions could potentially
harm the market or slow a recovery?

A.3. The mortgage finance market has evolved dramatically in the
past decade. Because of the complexity and sensitivity of
securitization markets, there is an even greater risk of unintended
consequences from legislation or regulations.

Recent regulatory guidance has encouraged more appropriate un-
derwriting, encouraged more coordinated state and federal super-
vision to apply applicable law and regulation, and increased trans-
parency so investors can more clearly understand product risk and
the integrity of origination.

In my opinion, three actions could do harm:
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1. A tax-funded “bail out” of investors. We need to address those
in foreclosure without eroding market or borrower discipline.
Therefore, any efforts to address foreclosures must be targeted
in order to avoid assistance to any speculators, incompetent
lenders and improvident borrowers. Such a bail out could fur-
ther mask the problems in the market and therefore allow
lenders and borrowers to repeat the practices that caused the
current crisis.

2. Congressional action that would undermine state authority to
police the mortgage market. Any solution which does not rec-
ognize the local nature of real estate and foreclosures, and
therefore does not recognize the role local authorities must
play, can prove detrimental or insufficient.

3. Congress should carefully examine issues of liability whether
for investors or originators. Congress should draw from state
successes and challenges in their attempts to create more ac-
countability.

Q.4. In Mr. Smith’s written testimony, he stated that refinancing
will have little or no effect on boosting the market. Yet, it seems
that several sub-prime and prime lenders are offering no-penalty
refinancing to save borrowers from costly resets that may drive
them into foreclosure. Do the rest of you agree with Mr. Smith’s
assessment?

A.4. In my written testimony, I intended to convey that refinancing
will address some, but not all, of the problems we are seeing in the
housing market. Instead, it is vital to maintain market discipline
and establish accountability for both lenders and borrowers. Under-
writing practices must be sufficient to allow analysis of a bor-
rower’s ability to repay a loan. Based upon some underwriting
practices that were utilized, the lender was often not aware if the
borrower could repay the loan they were purchasing. Sound under-
writing principles must be utilized and borrowers must exercise
discipline when purchasing loans.

RESPONSE TO WRITTEN QUESTIONS OF SENATOR CRAPO
FROM JOSEPH A. SMITH, JR.

Q.1. To what degree has credit tightened for consumers with less
than perfect credit, and what indicators do you follow to track this
movement? What are your short term and long term forecasts?

A.1. In my home state of North Carolina, my agency is following
the volume growth of our mortgage market (total and subprime)
relative to the Southeast and the US to assess the effects of our
regulatory efforts. Nationally, a comparable measure would have to
be found; perhaps, mortgage market growth compared to GDP
growth. In my view, the ultimate best measure of what is going on
is the home ownership rate. The effects of the current “mortgage
meltdown” will be most clearly revealed by the home ownership
rate in two or three years compared to today.

In an effort to improve data, a number of states are working on
legislation that will collect foreclosure data on a statewide basis.
This will allow for banking departments to better analyze fore-
closure data.
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Q.2. Is it true that in the vast majority of cases, finding a way to
keep a customer in their home and continuing to pay their mort-
gage is the best economic proposition for the customer, the servicer,
and the investor? Please explain why or why not.

A.2. Finding a way to keep a customer in their home is most often
in the best interest of the homeowner, the servicer or lender, and
the investor.

Foreclosure is personally disruptive to customers, destructive to
communities and almost always results in a loss to the lender or
investor.

But it is wise to recall that this is our first housing crisis that
has occurred since the dramatic growth of the secondary housing
market. The industry, regulators, consumers and Congress are all
effectively learning as we go through this crisis. There is no prece-
dent for us to recall as we struggle with the market downturn.
Therefore, regulators and Congress should allow some time for the
market to correct itself, flexibility for the industry to adjust their
practices, and ensure that the solution we create does not reward
poor lender underwriting or consumer behavior. It is vital that our
corrective actions do not erode or block market discipline.

Q.3. Please describe the workout options that allow homeowners
facing difficulties to remain in their homes. Can you provide hypo-
thetical examples of how this modification process works? What are
the limitations placed on a servicers’ ability to modify a loan by in-
vestors or others involved in the securitization of mortgage loans?

A.3. As stated in the testimony of several witnesses, the mortgage
market has changed significantly over the last 20 years, with new
products, origination channels, and securitization. For the most
part, this market has not experienced a significant housing crisis.
This has forced all of the market participants to evaluate what is
possible to assist borrowers. Assistance is complicated due to the
tax laws and contracts necessary to facilitate a secondary market.
Above contractual limits, restructurings require approval of all se-
curity holders.

While the options for restructuring are numerous, it most cer-
tainly will require some investor loss. In order for the process to
work, the borrower will need to work with the servicer to fully doc-
ument the loan to determine the true ability to repay. If a loan can
not be restructured, the servicer and borrower may be able to agree
to a “short sale,” where the borrower sells the home and the
servicer accepts the sale proceeds.

FDIC Chairman Bair and her staff deserve a great deal of credit
for facilitating roundtable discussions with all market participants
to determine what is possible in terms of restructuring. I believe
these discussions have been helpful in determining that loan
servicers do have flexibility in working with borrowers. I believe
the public attention to this issue has provided the necessary pres-
sure on loan servicers to use the authority they have to work with
borrowers. This work will undoubtedly improve the mortgage mar-
ket going forward as the industry develops standard documentation
and servicing agreements.
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RESPONSE TO WRITTEN QUESTIONS OF SENATOR BUNNING
FROM SANDOR SAMUELS

Q.1. We all know that lenders much prefer owning mortgages to
owning homes. What steps are your companies taking to help
struggling borrowers?

A.1. Countrywide’s comprehensive efforts to prevent foreclosures
and preserve borrowers’ ability to stay in their homes are long-
standing and pre-date recent challenges in the housing market.

Countrywide makes every effort to work with our borrowers who
are experiencing financial hardships. We have established indus-
try-leading home retention programs designed to reach distressed
borrowers in order to evaluate their individual situations and de-
velop customized solutions. As part of our efforts to help our cus-
tomers sustain the dream of homeownership, we strive to keep
hard working families in their homes should they experience dif-
ficulty making their payments. The reasons people suffer financial
setbacks are as varied as the individual circumstances of the peo-
ple themselves.

Despite the mortgage industry’s efforts to reach delinquent bor-
rowers, a recent study from Freddie Mac indicates that 50% of bor-
rowers do not call their lenders when they are in financial distress.
This lack of communication can have significant consequences. For
example, in 2006, when a customer contacted Countrywide to in-
form us of an inability to make their payment due to hardship, we
were able to establish a workout plan with the borrower 80% of the
time. Many borrowers, however, are unaware of options available
to avoid foreclosure, and this lack of knowledge causes them to
avoid contact with their lender.

At Countrywide, we encourage our borrowers to call us the very
first time they anticipate problems with sending in the mortgage
payment. We maintain a team of employees dedicated to assisting
homeowners who are experiencing financial difficulties. This team
with currently 2,400-2,600 specialists is known as our HOPE team
(HOPE: Helping homeowners, Offering solutions, Preventing fore-
closures, Envisioning success).

Countrywide recognizes that homeowners are sometimes reluc-
tant to contact a lender when their payments become delinquent.
We reach out to borrowers in a variety of ways:

e To encourage communication, we include helpful information
in borrowers’ monthly statements and attempt to reach our
borrowers by phone. We utilize other methods to get informa-
tion out to borrowers who are not responsive to our outreach
by mail and phone. For example, we provide borrowers with a
DVD that they can view in the privacy of their own homes that
explains the possible repayment options. (A copy of this DVD
is enclosed.) We also mail out a copy of our brochure entitled
“Keeping the dream of homeownership: Solutions for the times
when hardship makes it difficult to meet a monthly home loan
payment.” This brochure includes our toll-free number for bor-
rowers (1-877-327-9225) to contact our dedicated team of spe-
cialists. (A copy of the brochure is enclosed.) Finally, we have
planned but not vet implemented a strategy that would allow
homeowners to access a secure website where they could obtain
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information about a possible workout, modification or other so-
lution.

e Countrywide extends its outreach to distressed homeowners in
their own communities. Our HOPE team specialists travel to
our local branch offices around the country to personally meet
with our borrowers who need help.

¢ Countrywide leverages our efforts to reach and communicate
with our borrowers by forming partnerships with local and na-
tional nonprofit counseling organizations, like ACORN Hous-
ing, in order to make the important connection with our bor-
rowers. Our efforts have included co-branding joint commu-
nication letters and advertisements encouraging the borrowers
to contact either Countrywide directly or to work with a third
party counselor who can assist them through the process. We
augment this written outreach with local counselors who make
‘face-to-face’ contact with the borrowers. inviting them to work
with us. To support the efforts of the many local counseling
agencies around the country, we also have established a dedi-
cated contact system (via phone and email) that allows the
counseling agencies working with our borrowers to quickly and
directly contact Countrywide’s HOPE team specialists and
identify what we can do to assist our borrowers.

e Because Countrywide appreciates the role that others can play
in conducting successful outreach to distressed borrowers,
Countrywide is also a founding sponsor of the Homeownership
Preservation Foundation (“HPF”), a national nonprofit fore-
closure prevention counseling agency that assists borrowers in
all markets, every day. I currently serve on the Board of Direc-
tors for HPF. The most important development in assisting
borrowers in trouble is the “1-888—995-HOPE” hotline devel-
oped by the HPF with the support of Countrywide and others
in the mortgage lending industry (www.995hope.org). Bor-
rowers are often bombarded with foreclosure rescue scams and
other solicitations directing them to untrained counselors or
untrustworthy organizations. The HOPE hotline provides bor-
rowers with qualified and highly trained counselors whose sole
mission is to help borrowers avoid foreclosure. In June 2007,
the National Ad Council launched a multimedia campaign for
the “1-888-995-HOPE” hotline.

e Countrywide hosts homeownership preservation seminars in
local communities. These seminars are designed to bring to-
gether lenders and housing counselors to educate our bor-
rowers and the general public on the options available to avoid
foreclosure. We have held such seminars in cities as diverse as
Atlanta, Dallas, Detroit, New Orleans, and New York. We also
provide free access to counseling, including third party coun-
seling from community organizations like Neighborhood Hous-
ing Service, ACORN Housing, and Consumer Credit Coun-
seling Service. Across the country. Countrywide works with al-
most 60 different counseling organizations.

Once we are in contact with our borrower, we take the following
steps:
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Assess Homeowner Cir- Reason for default—Our counselors are trained to determine the reason for the

cumstances. default and to learn other relevant information that can help us develop a
plan to keep borrowers in their homes.

Customized help—A counselor determines the most appropriate next steps

based on the information gathered (e.g., review financials, assess workout

options. etc.)
Assess Ability to Pay Gathering financials to enable us to assess a borrower’s ability to make timely
Going Forward. monthly mortgage payments.

o Short Term Default—Financial analysis shows ability to pay; options pre-
sented to the borrower may include a short term forbearance and repay-
ment plans allowing the homeowner to recover over a 3-9 month period.

e Long Term Default—If unable to complete a short term recovery/repay-
ment plan, our counselors engage the homeowner in discussions about
longer term workout options.

Identify Workout Options ... Home retention—Repayment plans; loan modification.
Liquidation—Short sale or deed in lieu of foreclosure. (Foreclosure is a last re-
sort.)

Countrywide employs a number of internal procedures to ensure
that our borrower reviews are thorough and complete. We have no
tolerance for improper referrals to foreclosure. We carefully mon-
itor loans for any outstanding regulatory notices, pending workouts
or other servicing issues that need to be resolved prior to referring
a home to foreclosure. Likewise, we review all declined workouts to
determine whether there is more that should be done in the par-
ticular situation. Countrywide monitors all workouts so that no
particular type of workout is under-utilized and to help us assess
a success ratio as compared to foreclosures.

Every borrower’s situation is different and this often drives the
options that are available when the borrower encounters financial
difficulties. We offer the following as specific examples of workouts
that reflect the range of possibilities:

o Health issues placed the borrowers in distress with one of
them ultimately being placed on long term disability. Our ef-
forts to help them retain their home included reducing the in-
terest rate by almost 3 percentage points for a period of one
year and capitalizing the missed payments to help them re-
build their credit.

e Unexpected medical problems for the family forced the bor-
rower to quit his job and use emergency funds to pay rising
medical expenses. The borrower contacted Countrywide’s Home
Retention Division to request assistance. The borrower was of-
fered and accepted a 90-day forbearance with a provision that
the situation can be reviewed every 90 days to determine if ad-
ditional assistance is necessary.

e The borrower was in contact with a non-profit organization
when her home was referred to foreclosure. The organization
works with Countrywide on a regular basis and contacted the
Home Retention Division on the borrower’s behalf. Country-
wide arranged a loan modification that included a write down
of a portion of the loan balance and a fixed rate almost 4 per-
centage points lower than the original rate for the remainder
of the loan term.
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As you are aware, servicers are required to observe accounting
and contractual obligations that limit the ability to offer certain
workout or loan modification alternatives. The limits and available
options are defined by the pooling and serving agreements and the
trust documents that accompany each securitization. The account-
ing constraints on a servicer’s ability to anticipate a default are
rooted in FASB Statement No. 140. Indeed, the interpretation of
this FASB statement by the accounting industry has required
servicers not to initiate a loan workout with a borrower until the
loan was two payments in default. With Senator Dodd’s encourage-
ment, robust discussion continues between servicers and investors
on how to best work within these constraints and appropriately as-
sist borrowers experiencing financial difficulties.

Lastly, Countrywide appreciates the effects that foreclosures can
have on neighborhoods and communities. We are working on an in-
novative program to work with local officials to address the mainte-
nance and appearance of properties that borrowers vacate during
the foreclosure process or that become our real estate owned prop-
erties.

RESPONSE TO WRITTEN QUESTIONS OF SENATOR CRAPO
FROM SANDOR SAMUELS

Q.1. To what degree has credit tightened for consumers with less
than perfect credit, and what indicators do you follow to track this
movement? What are your short term and long term forecasts?

A.1. Between January 1, 2007 and May 31, 2007, the availability
of credit has tightened for borrowers whose credit histories and/or
choices of loan features place them within Countrywide’s categories
of nonprime borrowers.! This tightening reflects a response to mar-
ket conditions coupled with the impact of the Interagency Guidance
on Nontraditional Mortgage Product Risks. The data below for our
nonprime lending illustrates the impact.

January 2007 May 2007 % Change

Total Loan Volume (millions) $2,733.6 $1,708 —38
Purchase Loans (% of monthly number of loans) 36% 15% —58
First Time Home Buyers (% of monthly number of 10anS) .....cccccoovvevvecrireerrrerrers 25% 8% —68
Borrowers with 100% financing (% of monthly number of 10ans) .........cccccceevvvinnee. 26% 2% —-92
Stated income borrowers with >90% financing (% of monthly number of loans) ...... 33% 2% —94

Forecasting further credit tightening on a short term or long
term basis is very difficult, at best, given the number of variables
that affect or influence the credit markets and their implications
for a diverse universe of potential borrowers.

Q.2. Is it true that in the vast majority of cases, finding a way to
keep a customer in their home and continuing to pay their mort-
gage is the best economic proposition for the customer, the servicer,
and the investor? Please explain why or why not.

1“Nonprime” refers to loans to borrowers who (a) had one or more late mortgage payments
on an existing mortgage in the last 12 months, (b) had a FICO score below that allowed in our
prime loan programs (generally 620), or (¢) required a product feature not offered in our prime
loan programs and generally requiring higher minimum FICO scores.
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A.2, It is generally true that where there is a willing borrower, the
best economic proposition for that borrower, the servicer, and in-
vestor is to have the borrower remain in the home and continue to
pay his/her mortgage. In order for borrowers to suffer losing their
homes to foreclosure, two things need to occur. First, they must
lose the ability or desire to make payments, and second they must
be unable or unwilling to sell the property and pay off the lien
holder(s).

Foreclosures are overwhelmingly the product of life events and
not loan products. Our analysis of the reasons for foreclosure on
Countrywide’s loans shows that foreclosure due to a payment in-
crease occurred less than 1% of the time. On the other hand, fac-
tors like curtailment of income, divorce, medical issues, and death
remained the top four reasons accounting for 91% of the fore-
closures. When the resulting loss of the ability or desire to make
payments combines with the borrower’s inability to sell the prop-
erty and pay off lien holders 2, foreclosure is the ultimate outcome.

These types of life events need not, however, be insurmountable
and result in foreclosure. Countrywide actively pursues workouts
that assist willing borrowers with positive income to remain in
their homes. These workouts can take the form of repayment plans
that cure prior delinquencies, forbearance that temporarily sus-
pends or reduces payments followed by a period of repayment to
bring the loan current. or modifications to one or more terms of the
loan. For more details, please see our response to item 3 below.

In those regrettable situations where the borrower has no ability
to maintain payments or adhere to a reasonable workout, Country-
wide still makes efforts to work with borrowers so that they may
obtain a more favorable economic resolution than foreclosure.
Three such avenues are short sales, where less than the payoff
amount is accepted, assumption of the loan by a new buyer, pro-
vided the loan permits, and a deed in lieu of foreclosure. Though
the borrower does not remain in the home under these scenarios,
the borrower avoids foreclosure with its negative effects on the bor-
rower’s credit report.

Q.3. Please describe the workout options that allow homeowners
facing difficulties to remain in their homes. Can you provide hypo-
thetical examples of how this modification process works? What are
the limitations placed on a servicer’s ability to modify a loan by in-
vestors or others involved in the securitization of mortgage loans?

A.3. Countrywide’s comprehensive efforts to prevent foreclosures
and preserve borrowers’ ability to stay in their homes are long-
standing and pre-date recent challenges in the housing market.
Countrywide makes every effort to work with our borrowers who
are experiencing financial hardships. We have established indus-
try-leading home retention programs designed to reach distressed
borrowers in order to evaluate their individual situations and de-
velop customized solutions. As part of our efforts to help our cus-
tomers sustain the dream of homeownership, we strive to keep
hard working families in their homes should they experience dif-
ficulty making their payments. The reasons people suffer financial

2In our experience, it is rare for a homeowner to not take advantage of selling their home
where there is equity, i.e., an amount in excess of that required to pay off lien holders.
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setbacks are as varied as the individual circumstances of the peo-
ple themselves.

Despite the mortgage industry’s efforts to reach delinquent bor-
rowers. a recent study from Freddie Mac indicates that 50% of bor-
rowers do not call their lenders when they are in financial distress.
This lack of communication can have significant consequences. For
example, in 2006, when a customer contacted Countrywide to in-
form us of an inability to make their payment due to hardship, we
were able to establish a workout plan with the borrower 80% of the
time. Many borrowers, however, are unaware of options available
to avoid foreclosure, and this lack of knowledge causes them to
avoid contact with their lender.

At Countrywide, we encourage our borrowers to call us the very
first time they anticipate problems with sending in the mortgage
payment. We maintain a team of employees dedicated to assisting
homeowners who are experiencing financial difficulties. This team
with currently 2,400-2,600 specialists is known as our HOPE team
(HOPE: Helping homeowners, Offering solutions, Preventing fore-
closures, Envisioning success).

Countrywide recognizes that homeowners are sometimes reluc-
tant to contact a lender when their payments become delinquent.
We reach out to borrowers in a variety of ways:

e To encourage communication, we include helpful information
in borrowers’ monthly statements and attempt to reach our
borrowers by phone. We utilize other methods to get informa-
tion out to borrowers who are not responsive to our outreach
by mail and phone. For example, we provide borrowers with a
DVD that they can view in the privacy of their own homes that
explains the possible repayment options. (A copy of this DVD
is enclosed.) We also mail out a copy of our brochure entitled
“Keeping the dream of homeownership: Solutions for the times
when hardship makes it difficult to meet a monthly home loan
payment.” This brochure includes our toll-free number for bor-
rowers (1-877-327-9225) to contact our dedicated team of spe-
cialists. (A copy of the brochure is enclosed.) Finally, we have
planned but not yet implemented a strategy that would allow
homeowners to access a secure website where they could obtain
information about a possible workout, modification or other so-
lution.

e Countrywide extends its outreach to distressed homeowners in
their own communities. Our HOPE team specialists travel to
our local branch offices around the country to personally meet
with our borrowers who need help.

e Countrywide leverages our efforts to reach and communicate
with our borrowers by forming partnerships with local and na-
tional nonprofit counseling organizations, like ACORN Hous-
ing, in order to make the important connection with our bor-
rowers. Our efforts have included co-branding joint commu-
nication letters and advertisements encouraging the borrowers
to contact either Countrywide directly or to work with a third
party counselor who can assist them through the process. We
augment this written outreach with local counselors who make
‘face-to-face’ contact with the borrowers, inviting them to work
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with us. To support the efforts of the many local counseling
agencies around the country, we also have established a dedi-
cated contact system (via phone and email) that allows the
counseling agencies working with our borrowers to quickly and
directly contact Countrywide’s HOPE team specialists and
identify what we can do to assist our borrowers.

Because Countrywide appreciates the role that others can play
in conducting successful outreach to distressed borrowers,
Countrywide is also a founding sponsor of the Homeownership
Preservation Foundation (“HPF”). a national nonprofit fore-
closure prevention counseling agency that assists borrowers in
all markets, every day. I currently serve on the Board of Direc-
tors for HPF. The most important development in assisting
borrowers in trouble is the “1-888-995-HOPE” hotline devel-
oped by the HPF with the support of Countrywide and others
in the mortgage lending industry (www.995hope.org). Bor-
rowers are often bombarded with foreclosure rescue scams and
other solicitations directing them to untrained counselors or
untrustworthy organizations. The HOPE hotline provides bor-
rowers with qualified and highly trained counselors whose sole
mission is to help borrowers avoid foreclosure. In June 2007,
the National Ad Council launched a multimedia campaign for
the “1-888-995-HOPE” hotline.

Countrywide hosts homeownership preservation seminars in
local communities. These seminars are designed to bring to-
gether lenders and housing counselors to educate our bor-
rowers and the general public on the options available to avoid
foreclosure. We have held such seminars in cities as diverse as
Atlanta, Dallas, Detroit, New Orleans, and New York. We also
provide free access to counseling, including third party coun-
seling from community organizations like Neighborhood Hous-
ing Service, ACORN Housing, and Consumer Credit Coun-
seling Service. Across the country, Countrywide works with al-
most 60 different counseling organizations.

Once we are in contact with our borrower, we take the following

steps:

Assess Homeowner Cir-
cumstances.

Assess Ability to Pay
Going Forward.

Identify Workout Options ...

Reason for default—Our counselors are trained to determine the reason for the
default and to learn other relevant information that can help us develop a
plan to keep borrowers in their homes.

Customized help—A counselor determines the most appropriate next steps
based on the information gather (e.g., review financials, assess workout
options, etc.).

Gathering financials to enable us to assess a borrower’s ability to make timely
monthly mortgage payments.

e Short Term Default—Financial analysis shows ability to pay: options pre-
sented to the borrower may include a short term forbearance and repay-
ment plans allowing the homeowner to recover over a 3-9 month period.

o Long Term Default—If unable to complete a short term recovery/repay-
ment plan, our counselors engage the homeowner in discussions about
longer term workout options.

Home retention—Repayment plans; loan modification.

Liquidation—Short sale or deed in lieu of foreclosure. (Foreclosure is a last re-
sort.)
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Countrywide employs a number of internal procedures to ensure
that our borrower reviews are thorough and complete. We have no
tolerance for improper referrals to foreclosure. We carefully mon-
itor loans for any outstanding regulatory notices, pending workouts
or other servicing issues that need to be resolved prior to referring
a home to foreclosure. Likewise, we review all declined workouts to
determine whether there is more that should be done in the par-
ticular situation. Countrywide monitors all workouts so that no
particular type of workout is under-utilized and to help us assess
a success ratio as compared to foreclosures.

Every borrower’s situation is different and this often drives the
options that are available when the borrower encounters financial
difficulties. We offer the following as specific examples of workouts
that reflect the range of possibilities:

e Health issues placed the borrowers in distress with one of
them ultimately being placed on long term disability. Our ef-
forts to help them retain their home included reducing the in-
terest rate by almost 3 percentage points for a period of one
year and capitalizing the missed payments to help them re-
build their credit.

e Unexpected medical problems for the family forced the bor-
rower to quit his job and use emergency funds to pay rising
medical expenses. The borrower contacted Countrywide’s Home
Retention Division to request assistance. The borrower was of-
fered and accepted a 90-day forbearance with a provision that
the situation can be reviewed every 90 days to determine if ad-
ditional assistance is necessary.

o The borrower was in contact with a non-profit organization
when her home was referred to foreclosure. The organization
works with Countrywide on a regular basis and contacted the
Home Retention Division on the borrower’s behalf. Country-
wide arranged a loan modification that included a write down
of a portion of the loan balance and a fixed rate almost 4 per-
centage points lower than the original rate for the remainder
of the loan term.

As you are aware servicers are required to observe accounting
and contractual obligations that limit the ability to offer certain
workout or loan modification alternatives. The limits and available
options are defined by the pooling and serving agreements and the
trust documents that accompany each securitization. The account-
ing constraints on a servicer’s ability to anticipate a default are
rooted in FASB Statement No. 140. Indeed, the interpretation of
this FASB statement by the accounting industry has required
servicers not to initiate a loan workout with a borrower until the
loan was two payments in default. With Senator Dodd’s encourage-
ment, robust discussion continues between servicers and investors
on how to best work within these constraints and appropriately as-
sist borrowers experiencing financial difficulties.

Lastly, Countrywide appreciates the effects that foreclosures can
have on neighborhoods and communities. We are working on an in-
novative program to work with local officials to address the mainte-
nance and appearance of properties that borrowers vacate during
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the foreclosure process or that become our real estate owned prop-
erties.

RESPONSE TO WRITTEN QUESTIONS OF SENATOR CRAPO
FROM IRV ACKELSBERG

Q.1. To what degree has credit tightened for consumers with less
than perfect credit, and what indicators do you follow to track this
movement? What are your short term and long term forecasts?

A.1. As an attorney who has been specializing in assisting home-
owners who have been fooled into abusive and dangerous subprime
mortgage transactions, I must confess to regarding the tightening
of this kind of credit as generally a positive development. I realize
that there is a common assumption that more credit is good, and
that tightening credit is bad. Before the rise of Wall Street secur-
itizations that fueled the subprime mortgage explosion, I myself
generally subscribed to that view, particularly as it related to cred-
it access in low-income and minority communities. However, cur-
rent realities in the mortgage market require us to be more selec-
tive in our reaction to market shrinkage and to consider the nega-
tive, as well as positive, aspects of the kinds of mortgage products
and practices that have been dominating the subprime market in
particular.

In fact, there is evidence that, in any case, many of the same
abusive mortgages are still being made, despite all the current at-
tention on this market. I refer you to the testimony provided the
Committee by Michael Calhoun, President of the Center for Re-
sponsible Lending, on June 26, 2007, in which he analyzed mort-
gage pools underlying recent securitizations and discovered the
same kind of mortgage characteristics that are now associated with
the foreclosure explosion. His view, which I share, is that market
forces cannot be counted on to control the practices that have pro-
duced the crisis now upon us. Action by Congress or the Fed is, in
our mind, essential.

Q.2. Is it true that in the vast majority of cases, finding a way to
keep a customer in their home and continuing to pay their mort-
gage is the best economic proposition for the customer, the servicer,
and the investor? Please explain why or why not.

A.2, As a lawyer representing homeowners in foreclosure, the goal
of my case work has usually been to persuade the servicer, and the
investors represented by that servicer, that a modification of the
underlying mortgage loan—i.e., reconstructing the obligation into
an affordable one going forward—is in their economic interest, as
well as the interest of my client. More recently, however, there ap-
pears to be a growing consensus between consumer advocates and
industry groups that finding a way to keep the homeowner in the
house, and making an affordable, monthly payment, is often the
smartest direction for all concerned. From a purely economic stand-
point, investors are coming to a realization that a modification of
the underlying mortgage can produce greater value over time when
compared to the anticipated net recovery from a foreclosure. This
is, of course, a matter for case-by-case analysis, but I do believe
that there is a greater receptivity to loan modifications than before.
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I am enclosing a copy of a just released publication by the Amer-
ican Securitization Forum, a trade organization of various partici-
pants in the U.S. securitization market, entitled, “Statement of
Principles, Recommendations and Guidelines for the Modification
of Securitized Subprime Residential Mortgage Loans.” The purpose
of this paper is to push for “wider and more effective use of loan
modifications in appropriate circumstances” by establishing “a com-
mon framework relating to the structure and interpretation of loan
modification provisions in securitization transactions, thereby pro-
moting greater uniformity, clarity and certainty of application of
these provisions throughout the industry.”

Q.3. Please describe the workout options that allow homeowners
facing difficulties to remain in their homes. Can you provide hypo-
thetical examples of how this modification process works? What are
the limitations placed on a servicer’s ability to modify a loan by in-
vestors or others involved in the securitization of mortgage loans?

A.3. Both of these topics—the contents of a typical modification
agreement and the limitations, both real and imagined, of a
servicer’s ability to modify a loan—are discussed at length in the
enclosed paper from the American Securitization Forum. As de-
scribed in that paper, customary work-outs include a) loan modi-
fications that include rate reductions, either permanent or tem-
porary, forgiveness of principal, capitalizing of arrearages or matu-
rity extensions and b) other loss mitigation techniques such as for-
bearance plans and short pay-offs. My experience is that some
servicers are very receptive to doing work-outs, while others resist
doing so, often claiming to be constrained by their investors. The
ASF paper confirms this, and suggests that in-house interpreta-
tions of what is, for the most part, similar contractual language in
securitization agreements accounts for this divergence in attitude
and practice. For that reason, ASF is calling for the adoption of
standardized industry practices and documentation that acknowl-
edge and support the importance of broad servicer work-out author-
ity, including loan modification.
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for your inferest in working with Decision One Morigage. We are pleased
that you have chosen to do business with our company. To become an Approved Broker you
must first submit o complete Broker Application Package o the Decision One local branch office
or account executive. Your Broker Application Package will be reviewsd, and approved by
Decision One if all our requirements are met, This booklet contains the information you wilt nead o
complete the Broker Application process. if you have questions, please confact vour local
account executive for assisiance.

1 Broker Applicalion {pages 6-8)
Compileted ond signed by all Principals of the broker, Include the name of the local
Decision One Account Executive on the front page of the Broker Application.

[ Broker Agreement {pages 9-17)
The Broker Agreement must be executed and refurned with the Broker Application
Package.

1 Application Resolution {poges 18-20)
Speciy the entity fype {individuai/Sole Proprietorship, Corporation, Partnership, or
LLC) aocurately on the proper form, i the broker is an Individual/Sole Propristorship, an
Application Resolution need not be completed.

1 W9 Form {pages 21-22)
[ Resume(s)

Al Principals should include a resume with the Broker Application Package.

U ticenses
Copies of applicable ficensure must be provided for each state in which the bioker
conducts business.

Send a completed Broker Application Package 1o the Dacision One local branch office
of the account execulive assigned by Decision One {o you.

BROKER APPUCATION PACKAGES MUST BE SENT TO THE LOCAL BRANCH FOR REVIEW,

The Decision One local branch must review o completed Broker Application Package fo
conduct its review. The Decision One local branch office will nolify you if additional
information must be submitted. Once the Decision One locat branch office has reviewed
your Broker Application Package and confimed that i is complets, the Broker Application
Package will be transmitted fo the Broker Approval Department In Decision One's Support
Qffice.

foist revised 11/06



269

ision One Mortgage, our business practices are intended 10 promote far and
responsible fending. We work with Approved Brokers and investors 1o create homeownership
opporturnities for borrowers who may not be able 1o secure financing with fraditional lending
institutions. We inform Approved Brokers about Mortgage Products the borower may qualify
for so the Broker can work with the borowaer fo select the Mordgage Product that best §is the
borrower's morgage-finoncing needs.

Decision One Morlgage opposes predatary lending practices because they have the
potential to harm both lenders and borrowers and, if unchecked, could have an adverse
effect on the morlgage lending industry and secondary market. Decision One has
procedures in place o monitor its complionce with federal and state regqulatory reguirements
as they relate to lending practices, Decision One practices ethical standsards within our
organization and promaotes ethical standards on the part of Aporoved Srokers and investors.
Our Responsible Lending Guidelines and Best Practices ore a part of the required “Broker
Agreement” and can be viewed on our website,

Decision One's Expeciation of Approved Brokers

To maintain a business relationship with Decision One Morigage, Approved Brokers are
required fo!

mpy with ol Federal and State lending requi =ISHEN
. Be properly icensed in the Siates where they conducts business.
. Submit applicalions thot satisfy the matix/quidet ved
Conduct business and offer loans that are in the best in
Compy with Decision One’s Broker Agreement.
&. Provide Decision One with accurate information regarding a poteniicl borrower
the porower's stable monthly income. monthly housi
revolving credit expenses, reserves and othar liquid assets, and information on how the
borrower has paid obligations in the past

7. Only subymit opplicotions if the borrower will obtain a beneft by accepting the terms of ihe
propoesed loan.

5
3
4

Sres

inclucing
instaliment and/or

expense

O last revised 11/06



Decision One's Standards

Because Decison One is committed to fair and responsible lending practices, Approved Brokers
should be aware that we follow the stondards listed below:

1. Decision One Mortgage will only originate leans where fees and poinds (including the Mortgage
Broker Fee} have besn disclosed. Decision One imposes caps on the amount of fees a consumer
is charged by both the broker and lender.

2. Decision One Mortgage does not originate high cost loans as defined under State law. In States
where there are regulations regarding maximum points and fees, Decison One systerically reviews
s joans to confirm compliance with the caps.

3. Decision One Mortgage does not originate Section 32 HOEPA loans.

4. Deicison One prohibils practices which result in logns which do not provide o tangible net
benefit to the borrower. including multiple refinancings within a short pariad of tims
5. Decision One doas not ofdginate or payoff unigue morigages {i.e. revernse morigages, specicl
interest rate Joans, government subsidized loans).

6. Decision One's Broker Approval process is independent of Sa

Decision One's Broker Approval and Monitoring Process

Relationships with third parties can present reputation, legol complionce and credit risk. Decision
One Mortgage takes a very proactive approach to managing thase risks by monitoring thisd

parties with whorn it has relationships. The following key points summariz rorigage’s
approach to mancgi

Decision One
risk with its prirne and non-prime loan broker relationships

e Approval Frocess - Eoch Approved Broker must paos
before It can do business with Decision One, includi
Pofiticalty Expo:
[

o vosiety of screening proceduras
G background checks, GFAT screening,
sed Party sereaning and database searches for adverse infarmation {complainis,
ing. fitigation. etc.). i addition. an Approved B

ker cannet appear on Decision One's

elines —~ Fach Approved Broker must sign on Broker Agreemaent
which specifies performance requirements including Broker's commitrnent to comply with off lows
and regulations and fo comply with Deicison One’s loan tenms restrictions interast rates, points
and feas), oppraber and appraisal guidelines, and other respansible lending practices.

3. Renewal Proc Approved Brokers by conducting censing reviews
chion One abo parforms on annuatreview of Approved Broker's
mant.

ss~ Decision One monito
and vpdated due diligence
compliance with ft
4. Retationship M
that do not comply with the braker Ag:
comply with Sate

o One use:

“temal controls fo prevent 1] loan originations
emeni and Operating Manuals; and 2 foans that do not
nd Federal Regulations. Decision One uses a foan origination systerm to frack

tote prevent closing loons in Siates where an Approved Broker is not currently

broker icensing &

rance reviews and tracks early payme|

can be

fdefaults. Anindependent fair lending
ted annually on o broker-by-broker basis

on One will discontinue Twho folls o

groker Agreemeant

»nducting busin

with any b

fastrevised 11/08




Decision One’s Commitment to Branch Training and Quakily

Decision Ona conducts verificotion procedures of its lending practices including:

i. The Decision One Mertgage Compliance Deporiment reviews each credit matrix and
loan crigination platform fo asses compliance with applicable Federal and State laws, Dec
sion One updates its document preparation  system fo incorporate current Federal and
State requirements as well s Decison One's Falr Lending Guidelines.

2. Decision One Morfgage conducts branch level raining for compliance with its Fair Lend
ing Guidelines and State and federal Laws.

3. Decision One Morlgage employees are required to fake online Anfi-Money Laundering
fraining medules annually.

4. Decision One's Quality Conirol Department conducts branch visits and reviews TPPFOXi-
mately 10% of monthly production.

5. Decision One's Infernal Risk Review Department conducts annual complionce reviews
for each local Branch office.

Customer Disputes

Becision One Morigage adheres to the foliowing policies and procedures regarding both
telephone and written complo :

1. Decision On Customer 3

complaints including, but not imited to, regulatory complaints and complaints regarding
specific brokers.

2. Decision One will take action, If appron!

3. Resolustion of the complaint s fisted on the I8

Member HSBC

Group

fost revised 11706
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Account Executive Nome:

LDecision Une Mortgage
Member HSBC <%» Group

Decision One Branch Location:

&

Company Name:

M

ing Addrass:

Shreet Address:

Contact Person:

Titlen

Telephone: | | o o > i |

Entity Type: Please check one:

if yes, please provide legal name of company

Individual/Sole Proprietor { }

E-maik.

}

wouid fike fo occasionally receive e-malls with product updates, tips, special offers and information from Decisian One. Yes [ No {7]

Corporation{ | Partneship { ) Other{ )

Are you currently an Approved Corespondent lender with Decision One Morigage? DYe3 [:} No

|

Adldress:

Address:

Telephone: {

Telephone: { i

4

i

=
#

{ H

ol ]

Contact Person:

Contact Person:

Title:

Title:

E-maif:

E-mail:

i

Please list additional Branch offices on a separat

@ sheet and provide ficensing information for each bra

. Name: % of Ownership:
Addrass: City State . Zp
Date of Birtn: Social Security Number:
2. Name: % of Ownership:
Address: City. State - ip .
Date of Birthe Social Security Number:
3. Name: % of Ownership:
Address: City. Stote

Date of Birth:

fast revised 11/04

e

Please list uny additional Principol Officers on o separate sheet.

Social Security Number:




H

. Number of years in operation:

. Numnber of years ori

oW

. Have you done business with Declsion One in the pasi?

Decision One Morigage

Member HSBC 43 Group

. Number of employees:

o

o

. Stodes in which

nating home equity loans {Second Mortgages and/or norrpurchase RE oans:

. Morfgage production volume last calendar and/or fiscal vear:

. EBstimated vearly volume 1o Decliion One Mortgage:

%._“.

Please provide of least four business references {fenders to whom you currently broker or self loans)

Company Name and Address

Contact

Company Name and Addrass

Company Name and Address

Contact

Company Name and Address

)

Contact

L

company onginates loans:

e e o e e ke o o ke B 5 3 S A 2 10 2 2 B 1 0



Member HSBC

Have you ever done business under a ditferent name?
Plecse check one: Yes | } Nof{ |}

i yas, what was that nome?

Decision One Mortgage

Have you/the Partners/the Stockholders ever been convicted of a felony?

Plegse check one: Yes{ 1} Ne{ |}

¥ yes, please explain:

s understood and hereby authorized that Decision One Morigage or its designated agent. will check
references and that it may, at ifs own expense, order credit reports and/or conduct any independent
igations of the applicont company and its Principals. No individuat credif repors will be requested for
Principals, Partners or Members of any company that is wholly owned by a federally chartered institution.

Name/Tile Signature/Date
Name/Title Signature/Date
same/Title Signature/Date
Name/tifle Signature/Date

Please note: All Principols must sign

[N



Broker Agreement

This Broker Agreement {this "Agreement”} s made this __ dayof . between ___ —
e jocated ot Broker”) and Decision One Mortgage
Company, LLC, located af 3023 HEBC Way, 3rd Floor, Fort Mill, South Carolina 29715, and if applicable, any stale-
specific offfiate engoged in lending ury the directive of Decision One Morigage Company, LLC {collechvely
referred 10 herein as "Decision One™.

WHEREAS, Broker negotiates loans ond cradit fransactions for individuals seeking loans or other extensions of
credif;

sires to submit o Decliion One loan appioations and other inguiries on behalf of Broker's
customers for consideration by Decision One;

WHEREAS, Decision One makes loans and ofher extensions of credit onifs own behalf as o lender and pro
services to and/or acls on behalt of other third party lenders; and

WHEREAS, the Broker and Declsion One desire to
ferms of this Agreement,

fine and conform thelr business relotionship pursuant {o the

RE. in consideration of the reci forth ab fhy vanants and agresments hereinafer set forth,
and other good and valuable consideration, the receipt ond sutficienay of which are hereby aoknowl e,

fhe porh

e, intending to be legally bound. hereby agree us follows:

1 ore frue and
and effect as

e that the recitals to this Agreem
correct, and that such recitals are fully incorparated herain by this reference with the same §
though restoted hes

2. Broker shall submit to Decision One applications for loans or other credil fronsae
by D on Cne pursuant to Decision O andt absolute d ion. Dect
o fime the hypes of loans and the terms, rales
fransactions i will consider making. However
the part of Dedision One {o accept such apt

xns for consideration
ion One shall speciy from fime

security ond other reguirements for the loans and other credit
nothing herein shall be consirued as creating any obligation on
aticns and

of Gthe 1 transactions.

3 {o} At the fime each appl cision Oneg, ot Broker's expense,
credit dota, inancial staleme ation s Decision One
o Hme fo time may require in order jo decide =iher to grant the loan or other credit fransaction. Broker
B covanants, reprasents and warrants 10 Decision Cne that wher Broker submits credit information or other
fion o Deckio he i f
groker's cusiome . g will not have been aready approved and funded by

™

5 QU




Broker. Further, if Decision Ore nofifies Braker that Decision One has made o prefiminary decision fo make a
loan or other credit fransaction, Broker will perform, at Broker's expense, such other tunctions as Decision One

ay require to faciifate the closing of the fean or other credit iransaction. In the event any application is not
appraved by Declsion One, Broker will provide an adverse action notice to the Broker's customer, in accordanc
with both Regutation 8, and the Fair Credit Reporfing Act, including ifs affliated regulations, as each may be
amended. modified or supplementad.

(b} Before submitting an application to Decision One os described herein, Broker may regquest that Decision
One make o prequolfication determination with respect fo the Broker's customer and advise Broker in @
written Loan Pricing Estimate whether the Broker's customer would fikely qualify for credit under Decision One’s
underwiiting standards and, if so. the amount of credit and toan terms for which the Broker's cusiomer would
likely qualfy, Broker acknowledges that o Loan Pricing Estimate is a preliminary determination only and that by
providing a Loan Pricing Estimate Decision One has not accepted an application for credit fom the Broker's
customer, ar from the Broker on the Broker's customer's behalf, nor made a final credit decis

{c} After submission of an application fo D r One as described herein, Dackion One may elect o ksue
o Pre-Approval Determination subject to conditions thal must be sofisfied before o final credit decision can ba
made by Decision One. Following the issuance of o Pre-Approval Determination, D on One may provide
the Broker with credit information, o consumer repor! obtained by Decision One from o consumer reporiing
agency, of information conlained therein (collectively "Credit Information} 1o evaluate the Broker's cusiomer's
creditworthiness. Such Credit Information may centain information regarding account delinguencies, collection
actions, or judgments that must be resclved by the Broker as  condition to the qualification of Broker's customer
for cradit from Decision One. Broker hereby covenanis, represents and warranis that § will first obtain the witten
consent of the Broker's customer to the sharing of the Credit information between Decision One and the Broker
prior fo accepling any such Cradit Information from Decision One; that Sroker will not provide the shared Credit
Information 1o any other person or entity without the express writien prior approval of Decision One: and that
Broker shalt act at aff times in complionce with alf applicable provisions of the Fair Credit Reporting Act and its
affiicted regulations, as they shall be amended, modified or supplemented. Broker further covenanis, represernts
and warrants that it will return to Decision One, or alternalively. will destroy, alf Credit Information provided to i
by Decision One, once the loan or oiher credi! ransaction is consummated or the Credit Information is no longer
needed for a credit decision by Dec » One.

7Y

4. Decision One's Loan Products Guidelines are availoble on s website and are hereby incorporated into
this Agreement by this reference. Decision One may amend or change the Loan Products Guidelines from fima
to time. Broker will comply at off fimes in all respecis with the current Loan Product Guide

"} are attached to

Decision One's Responsible Lending Guidsiines ("Lending Guideline is Agreement

and are hereby incarporated into this Agreement by thisrefersnce. Brokerw mply at ot imes with alf provisions

ng Guidelines as fhey apply fo the Broker. Broker acknowledges that Decision One may amend or

he Lending Guidelines from fime 1o time. Broker acknowledges thal any amendment or change 1o the

Lending Guidelines will be effective and applicable to Broker ihirly (30} davs after Broker s given nolice of such
amendment or change.

5. {a] Broker hereby covenants, represents and warants fo Decision One that all information, ¢
otherwise, submilted to Decision One in connection with proposed foans of other cradit fransactions shall be
nd truthful In addition, Broker hereby covenants, represents and warrants 1o Decision One that ol

ments or instruments submitted oy Broker to Decision One in connection with such lbans or other credit
fransaciions will be valid and genuine in every respect, and will be what they purport to be on their face.
ther, Broker hereby covenants, represents and warrants 1o Decision One that Broker will comply with olf siate




and fedsral tows, rules and regulations that apply fo Broker, Decision One and/or the loans and other credit
fransactions, including bul not fimited to state and federal ruth nding acts, state and federal equal credit
opportunity acts, and state and federal brokerage laws. I the event any applicable statute o other legal
authority requires the Broker fo be licensed and/or quthorized fo conduct businass, Broker covenanis, represents
and warranis fo Daecision One thal the Broker is so properly licensed and/ar oth ise guthorzed o conduct
business and will remain so licensed and/or authorized ot ol imes this Agreerment is in force. Broker, upon written
request by Decision One, shall promptly furnish fo Decision One evidence of Broker's then curent ficenses and
other outhorizations required for Broker to conduct its businass,

{b} Decision One and Broker alse geknowledge and agree thal they are both commiited to full compliance
with the federal fqual Credit Opportunity Act (ECOA} and ofl olher applicable state and federat foir lending
taws. Discrimination based on race, color, refigion, notional origin, sex, marital status, age. public assistance or
the good faith pursult of rights under the Consumer Frofection Act, is stricHly prohibited. Credit will be exiended
1o all creditwarthy applicants on a fai and consistent basis.

4. koch party hereto agrees 1o protect, indemnify and hold the other harmiess from and with respect to
any and all fosses, fiabiliities, costs and expenses {including atforney's fees and expenses) that may be incurred
by the non-breaching party arising out of, with respect to, connected with, or resulting from, any breach of any
of the lerms or provisions of this Agreement by the breaching party, including bul not imited 1o any covenont,
representation or warranty made herein or in connection with this Agreement. Neither party 1o this Agreement
shalt be fiable fo the other party for consequential, indirect, incidental or special damages, including lost profits or
revenues, arising from d
the provisions of this section shall not apply jo Broker's obligation to maintain the confidenticlity of olf Credit
Information and 1o comply with ol applicabla requirements of Tifle V of the Graram-Leach-Bliley Act of 1999 and
its implerenting regutations, including any amendments, modif ons o supplements theraof,

7. Broker shall notify Decision Cne, in wiiting, no jater than thres business days affer Broker receaivas notice or
information indicating that any judicical action or administrative proceeding has been instituled by any person or
eniity which might reasonably be expected to result in any toss, injury. darmage. or claim against Decision One.

of which has or may have any effect on Broker's ability to perform under ihis Agreement,

8. Broker shall not engage in any form of advertising whatsoever ulilizing either The name of Decision On
any subsidiaries or affifiates of Decision One or any of Decision One's loan products, unless specifically auth
to do so in wiiting. Broker further agrees that it shall not use the name e marks, or rademarks of Decision
One or subsidiaries or affifictes of Decision One orreveat the axistencea of this Agreement or the ferms or conditions
hereof in any wiitten advertising, publicity release or sales represeniation, ofher than disclosure required by any
govermnmental lows or tegulations, wi ut the prior express wiitter consent of Decision Cne

9. Neither Broker nor its officers, directors, agents, emplovees or offliciad entities shall, for o period of 2 vears
from the date of closing of any lean or other credit fransaction made by Decision Ona, soficit any Ind
who has received such logn or ofher credit fransaction from Decision One (the "Borrawer™) for the purpose of
making a new toan or other credit fransaction which would be securaed by the same properly which securas
such Borrower's loan or other ¢ it transaction made by Decision One. However, if a Borrower requests an
additionalfoon or other credit fransaction form Broker without solicitation by of on behalf of Broker, which loan or
other credit transaction would be secured by the same property as the loan or other cradil fransaciion made by

i € One shall be given aright of fiest refuscl with respect to such ade Wil loan or other credit
“soficit” as us alt net include mass advertising via n per, radio, television
tar forms of commu, ifically direcled to the Borowers.

'
‘
'
¢
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10, This Agreement shall be govemed by and comstrued and enforced in accordaonce with the laws o
state of North Camoling, Al disputes, ssues and confroversies arising under or about this Agreement shall be
decided by arbifration in Charlotte, North Corofing, i accordance with e Rules of Commaercial Arbitration of
the American Arbitration Association, or ils successor. The provisions of §§ 1-567.1 et seq. of the General Stalutes
of North Caroling, any ameandments thereto and any siatute or fow containing similar provisions, shall apply in any
such arbiiration. If the American Arbitralion Associalion, of its successor, is not then in exdsience or fails or refuses
to act within a reasonably prompt period of time {which shall mean not more than sixly (601 days from the dote
arequest for arbitrafion is fled), the arbifration shalt proceed in accordance with the lows relating to arbitration
then in effect in the Stale of North Caoroling, including but not imited o §§ 1-567 et seq. of the General Statutes
of Narth Caroling, as omended or superseded from Hime to ime. The judgment upon the oward rendered in any
such arbiiralion shall be fincl and binding vpon the parties and may be enterad in any court having jurisdiction
over any party. The arbitration award may not include punitive damages.

11, This Agreement may be canceled by either party giving wiitten notice of such cancellation 1o the other
party, no tess than thirty {30) days prior fo the effective date of such cancellation, excep! as provided in Section
18{b} below, Howev ~h cancellation shall not offect or modify any fiabiiities existing or 1o becoms existent
with respect io loans or other credit fransactions which are approved or pending for approva prior fo the effective
date of cancellation. All terms and pravisions of this Agreement shall survive any cancetiation of this Agreement
insofar as they relade o loars or other credit transactions which are approved or pending for approval prior 1o
the effective date of canceliation.

it s an independent contracter and not an agent,
pariner, employer or employee of cision Qn ot o hold el out as ar agent, partner,
employer or employes of Decision One. Broker has ne authority to bind Decision One by representation, contract
or agreement of any kind,

{io} Broker shall provide o wiittan disclosure {"Disclosure”] to each Broker's customer for aloan or other credif
fransaction which Broker submils or intends to submit fo Decision One that accurately and ad
{i1 Broker's status as an independent confractor or, if applicable. its agenc
custorner; i the amount and terms of the compensation to be pald to Broker in connection with the loan or other
credit fransaction and whether such compensation will be paid in whole or in part by Decision One or entirely by
the Broker's customer; (i} the correlation between the interest rale and points and the compensation that will
be paid to the Broker: and {ivi a statement that o lower interest rale may be oblained with respect io the loan
or other credit fransaction if the Broker's customer elects fo pay the Broker's compensation in cash at the loan
setflement. The form and canteni of the Disclosure shall at olf imes during the term of this Agreement conform
o applicable provisions of the Real Estate Settlernent Procedu Aci of 1974 {RESPA} and His implemeniing
regulations or inferpretive rules published by the Depariment of Housing and Urban Development (HUD}, as
amended, modified or supplementad. Broker’s financial arangement with 1 oker's customer must provide
that fhe Broker's customer will @ the beneflil of any compensation paid by Decision One to Broker. {Such
benefl may be realized by the Broker’s custamer in the form of a credit against compe: due
from tha Broker's tomer to Broler for servi 1 The Disclosure shall be provided o each Broker's cusforner a8
soon os practicable during the loan application process and., In each instance no Jater than prior to the Broker's
customer's tender of o norerefundabls deposit for payment of Broker's compensati Broker shall provide a
CORY O

L

i)
io Logn Appioar

f One, Broker shall {i} deliver Decision One's Nofice
obtain the wiilten acknowladgment of Broker's

ed Notice {0 Decision One.




13. This Agreement supersedes ol prior oratand written agree s and communications between the parties
hereto pertaining to the fransaction contemplated by this Agreement and constitules the entire understanding
regarding the subject matter hersof. Each parly agrees and acknowledges that in execuling this Agreement it
does noi rely and has not relied upon any represeniation or stalement made by the other party or by any of the
other party's agents, alforneys, employees of representaiives with regard to the subject matter, basis, or effect of
ihis Agreement or othenwise, other than those specifically stated in this wiitten Agreement. This Agree i shall
not be rodified or amendad except! in witing duly execuied by the authorized representative of each of the
porties hereto.

14, By signing this Agreement, Broker consents fo receive faxes, including advertisements, sent by or on behaif
of Decision One, This consent shall ako exiend to faxes sent on behalf of third party lenders tor whom Decision
One is acting as agent, servicer, or in some other capacity os described herein. This consent s effective unill
revoked n wriling. Broker agrees fo prompily notify Decision One, in writing, of any changes in any fax numbers
for which consert has been, or s 1o b provided. Broker also consents fo receive e-mails or other electronic
communications from Decision Gne, via Broker's website or employes e-mail addresses

15 Declion Cne shall have the right fo inspect and audit ot any time and fom fime to fime ofl of Broker's
business records that relate in any way fo Broker's dLM ations under this Agreement. Broker shall provide Decision
One and its agents and consuliants with full ac: fo Broker's business premises and books and records, wherever
such books andrecords may be focated. Suchinspection ond gudit may include the involvement of accountants,
atlomeys or other third parties oct ing on behalf of Decision One. Decision One may copy or elhenwise duplicate

Ny such records but shalf not disclose them fo third parlies except css authorized in this Agreement, or as may
be determined necessary by Decision One inits discretion to enforce this Agreement, or for similar purpases. Any
such inspection and audit shall occur during normal business howrs unless Broker consents otherwise. Decision
One shalt give of least twenty four {24) howrs notice of infent 1o conduct such an'd i

14. {a} Broker hereby covenants, reprase nf;cr\dwpr’mmxo Cecision One that it has developed. implemented
and will maintain effective information securlly policies and procedures that include administiaiive, ‘Duh,,zcoi
and physteal safeguards designed to: 1} ensure the ,ecun?\/ and confidentiality of confidential or prog
information provided 1o Broker hereunder; 2} protect against anticipated threals or hazards 1o the security or
integrity of such confidential or proprietary information; and 3) protect against unauthorized occess or use of
such confidential or proprietary intormation. Broker hereby covenants, represents and warrants o Decision One
that alt of ils personne! handling such confidential or propnoiar“ information have been, and hereafier will be,
appropriately trained in the implementation of 8roker's inform 1 security policies and procedures. Broker shaoll
reauicxrly O(.:d»f an m reviaw \t information security po!c=e> and procedures to ensure fheir continued effectiveness

€ rourmstances including, without imitation, changes

>curate record of ofl Trcv\wfh'ms that eccur under this Agreement. Any “Interested
Farty” may examing kS < rcis of Broker that are relevant fo this Agrsement. An “Interssied Parly”
includes Dechkion One and its agents with respect 1o any transaction invelving Decision One, and any third
party lender (and the agents of such third party fender] on whose behalf Decision One is acting with respect to
any transaction involving such third party jender ch exomination will be conducied durng normal business
hours upon reasonable witien notice io Broker. Broker will cooperate fully with any ir sted Party and allow
inspection of ifs refevant books and records in order 1o review and assess perf cwmcmce of and compliance with
the terms of this Agreement, including, without imitalion, the QUIH\,V@Y'\CY of inform > curity policies and
proceduras with respect 1o confidential information. In evaluating the sufficiency of Broker's information securify
policies and procedures, any Inferasted Party shall be provided access to reports of audits, tests and/or other
evaluations of Broker's information security policies and precedures conducied by Broker in the ordinary course
of iis business.  Broker acknowledges that any interested Forly may be subject to audit and examination by




govemmenial regulatory authorities. Broker agrees 1o provide access to the books and records thal perfain to
iis relationship with any Interesied Party, upon being gronted o reasonabie period of time 1o do 5o, 1o any such
govermnmental regulatory authority, upon fhe request of such authority or of the other party for that purpose. Al
examinations conducted hereunder by o party, ils agent, or o governmental regulatory authority shall be af the
axpense of such party,

{c} Broker shadl not make any unauthorized disclosure of or use of any personal information of individual
consumers which it receives from Broker's customers, Borrowers of from any interested Party other than to cany
out the purposes for which such information is received, ond shall camply in ot respects with afl applicable
requirements of Tle V of the Gramm-Leach-Bliley Act of 199 and ifs implementing regulations, including any
amendrments, modifications and supplementation thereot

"

7. {a) From time to time ond at any time, Decision One shall have the exclusive right 1o give Broker nofic
of new and/or different terms {"New Terms"} that shall become o part of the Agreement between Decision One
and Broker, Such New Terms shall be binding on Broker as sef forth in Section 18(b). Such New Terms may include
but shall not necessarily be fimited to new, additional and/ar amended: i) requirements that are binding on
Broker: {iij covenants or promises deemed made by Broker: and/or {ii} representations and warraniies deemed
made by Broker. Any nafice of such New Terms is referred 1o in this Agreement as a "New Terms Notice." A New
Terms Notice shall be in witing. Decision Qna shall give Broker o New Terms Nofice in the manner provided for
notices genarclly under the Agreement.

o} on One shall give Broker notice of a New Terms Notice af least thirty {301 days in advance of the
date as of which the New Terms Notice is to be effective {Ihe "Effective Date”), unless Broker waives in writing the
ight fo such natice. A New Terms Notics shall expressly state its Effective Date. No New Terms Nofice shall affect
In any way the terms of the Agreement in effect between Decision One and Broker prior 1o the Effective Date
of the New Terms Notice. For example, but not in limitation, an event involving Decision One and Sraker that
oceurs one day prior 1o the Effective Date of a New Terms Nofice shall be govemed by the form of the existing
Agreement between Deacision One and Broker, without giving any effect 1o the New Terms set out in the New
Terms Notice. However, os of the Effective Date of a New Terms Notice, all New Terms set forth therein shalf apply
in all respects fo Broker just as if Decision One and Broker had both executed a wiitten document amending the
Agreement between them by expressly incorporating therein ol of the New Terms, unless Broker ghives notice
in wiiting to Decision One at least fiteen {15) days prior 1o the Effective Date that Broker is ferminaling the
Agreement betwean Decision One and Broker as of the Effective Dale. Broker shall give Decision One nof
of such termination in the manner provided for notices generally under the Agreament. Any such termingtion
shall be prospective only, and the Agreement in its then form shall opply to and govem all dghts and obligations
between Decision One and Broker with respect fo loans, other credit fransactions and other facts which occured
prior io the Effective Date.

18, All notices or other information fransm
sent by (a) personal delivery. [b) prepaid oven
prepaid or {d) telefacsimile transmission with confirmation sh

eel attached, and addressed as follows:
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With ct copy for
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it to Decision One!

Decision One Morlgage
3023 HSBC Way

3rdd Floor

Fort Mill, SC 29718

Fax: 803-835-9990

Altention: Ann Wells/Broker Approvals

With a copy fo:

General Counset

Decision One Morigage

2700 Sanders Road

Prospect Heights, illincls 40070

m

her party may changs its address for no purposes by giving nofice of the char
seribed in this Section 18, A nolice or other communication sent in compliance wi
tion 18 shall be deemed good and sufficient service regardless of whether the pe
nolice.

ge in the manner de-
the provisions of this Sec-
arties actually received such

9. Broker shafl not submit any applications to Decision One from o branch location that is not listed in
Broker's application package. If Broker desires 1o submit joan applications from o branch location that is not
fisted in Broker's application package, Broker shall fransmit o wiitten request for approval of such Broker's
branch location to Decision One, in a form approved by De 0 Cne, together with any additional informa-
tion required by Decision One for approval of such branch localion, including, but not fimited to, o copy of
the required state or olher governmental license for such bronch, i applicakle. If a Broker’s branch location is
terminated as o branch location of Broker, Broker shall notify Decision One in writing of such termination within
hwenty-four {24} hours of such termination. respective of Broker's obligations under this Section, Broker express-
Iy acknowledges that it remains fioble 1o D on One undar fhis Agreement for any and all appli-
cations submitied and foans fundsd by De: n One i oker's appiicable e broker's icense.

20. Co-brokerng of loans or other use of any third party lo
ten consent of Decision One, Broker and related fees oo
bona fide employees

21. This Agreement shall be binding upon and inure to the benefit of the pari 2refo; provided, however,
ihis is an Agreement for the personal services of Broker and Broker’s services may be provided by Broker only.
ity (such as
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s and
gnee or succes-
under this Agreement, and shall receive ol benefits of

conveys all o substantially all of Decision One's assets. I any such assignment ocaurs, the os
sor shall be substituted for Decision Ong in ol respec

ion One that Broker has complied with all
1 able anti-meney loundering laws and regulaiions, including without imitation the USA Patriot Act of 2003,
and tha lows and re fior drrin 3 by the US. Department of Treasury's e of Foreign Assets Controf
{"OFACT it dealings with certain countries, terriiories, entities and individug
ms anct on Specially De t Nafionals and Blocked Perse
g Laws"]. 8roker hereby covenants, represents and warrants 1o De

vely, the "Anti-
ision One that roker has
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established an anti-money laundering complionce program fo the extent required by the Anfi-Money Lounder-
ing Laws, has conducted the reguisite due diigence in connection with the origination of each loan or other
credit ransaction submitied by Broker to Decision One for purposes of the Anti-Money Laundering Laws, includ-
ing with respect to the legitimacy of the applicable Borrower and the origin of the assets used by such Borower
to purchase the property in question, and maintains, and wilf maintain, sutficient information to identify the ap-
plicable Borrower for purposes of the Anti-Money Loundering Laws, Broker hereby covenants, represents and
warrants o Decision One that no loan or other credit fransaction submitied by Broker to Decision One is subject
to nulification pursuant fo Executive Order 13224 (the “Executive Order”} or the reguiations promulgated by
OFAC {the "OFAC Regulations”) or in violation of the Executive Order or the OFAC Regulations, and no Broker's
customer or Borrowsr s subject to the provisions of such Executive Order or the OFAC Regulations nor fisted as o
"blocked parson” for purposes of the OFAC Regulations,

{b} Broker hareby covenants, represents and warrants to Decision One that Broker does not own
ar have a controliing interest in any of the following: a money service business; o casine or other type of gam-
ing/gombling operation; a company that is engaged in the production or distiibution of arms or other miltary
products, unfess Broker has so notifled Decision One inwilting of such ownership or controfiing interest,

IN WITNESS HEREQF, the parfies hereto have executed this Agreement as of the date frst sef forth above.

DECISION ONE MORTGAGE

COMPANY, LLC Broker
By: By

Name: Name:

Titfe: Title:
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UNANIMOUS WRITTEN CONSENT WITHOUT A MEETING OF MEMBERS OF

we

The undersigned, being off of the members of L (the “Company™},

fe lrnited fability company, hereby comsent to and agree that the following

{State of organization)
shall and does hereby constitute their actions taken by unanimous wiitten consent without a meeting:

RESOWVED that

the and
Nome of Member Title

the anad
Nome of Mem! Title

ihe and
Name of Member Title

the anad
Name of Membar Title

ot this limited liakility cormpany. o any ong or more of them or th

and each of them is hereby authorized and smpowered i

fuly ¢ or appointad s

13he name of and on behalf of th

from time fo fime while this resolution is in effect. to sell morigage loans o Decision One Mortgage Company, LLC, 1o
execute any and off agreements, confracts, and assignments, endorse any notes, checks or drafts and defiver any
and ol documents and information relaled fo the morfgage loons s re 2cf or deamed S3QHY by

Maortgage Compar s affiiates, in connection with the sale of such morgage loans,

N WITNESS WHERECGE the afore going aclions of the Members of the Company, ioken by unon
cansent, without a meeling have been read and are hereby ratifled, confirmed ond appro

of the Company.

Dated as of this day of L
Membser and Manager Membet
Member Memiber

CONFIDENTIAL




hereby certify fo Decision One Morigags

Company. that they are all the General Partners of

ihareinafter "Parinershin”), o partnership existing under the faws of the State of

RESOLVED that

the and
Name of Partner Title

the anct

Narne of Pariner

the and
Nesne of Pariner Title

the and
Name of Pariner Title

of this partnershi

. oF any one or more of them ar thelr duly elecied or appointed successors in office, be and each
of them is hereby authorized and empowered in the nama of and on behalf of this partnership. rom fime 1o time

while 1

is resolufion is in effect, fo sell mortgage loans to Decikion One Mortgoge Company, WLT, te execute any
fs.

and aif agreemeants, contrac

and assigrments, endorse any notes, checks or drafts and deliv.

any and ol dogu-

ments and informedi

n rejated fo the mortgage loans as reguired or deemed necessary by Deckion One Morfgage

Company, LLC, and/or s affifiotes.

sonnection with the sade of such morigoge loans.

N WITNESS THEREOF 1o the execution thereof this day of . 20,

thave hereunio set my name as General Pariner,

neral Pariner Name

v

crtnarship Nams Gensral Pariner Signature

CONFIDENTIAL
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Legal Name of Company:

RESOWED that

the and
Narne of Officer Title

e and
Name of Officer Title

the and
Name of Officer Title

he and

Name of Officer

of this Corporation. or any one or more of them or fhelr o elacted or appointed successans in office, be and

affon and under ity
One Morigage
fracts, and ossignments, endorse any notes, checks or drafts

sach of them & hersby authorized and empowered in the name of and on behalf of 1

corg

corporate seal, from fime to fime while his resolution is in effect, fo

f mortgage loans fo De

is:

Company. LLC, to execule any and olf agreements,

and ¢

eliver any and off docu

rijs and informaotion reloted to the mortgage foans os required or deemed necessary

by Decisicn One Mortgage Company, LLC, and/or iis offfiates, in connec

#with the sade of such mortgags loans.

LHERERY CERTFY thai the foregoing is o true and corect copy of a resolution presented fo and adopted by the
Boord of Divectoss of at o meeting duly called and held ot _

oy the day of 20, ab which O Quorum waos presel

that such resolution is duly recarded in the minuie book of this corporation; that the officers name In said rasolution
have been duly slecied or oppointed fo, ond are the present incumbents of, the respeciive offices set affer thelr

respective names

CONFIDENTIAL
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Form W'9

287

Give form to the

{Rev. January 2002) requester, Do not
Departmant of the Treasury send to the IRS,
Intemal Reverwe Service

Name

Business name, if difierent from above R t

eques
Individual/ Exempt from backup
Check appropriate box: D Sole propristor E] Corporation D Parinership D mmi i wighpekiing

‘Agdress (rumbsr, street, and apt, or Suite 10}

City, state, and 2IP code

Requester's name and address {optional}

List account number(s} here {optioral)

Print or type
See Specific Instructions on page 2.

m Taxpayer identification N

ber (TIN)

Enter your TiN in the appropriate box. For individuals, this is your social security number {SSN).

However, for a resident alien, sole proprietor, or disregarded entity, see the Part | instructions on
page 2, For other entities, it is your employer identification number (EiN). If you do not have a number,

sea How to get a TIN on page 2,

Note: Jf the account is in more than one name, see the chart on page 2 for guidelines on whose number

to enter.

Social security number

ar

Emialoyir idlenix |caﬁ]on nrmTr |

lE!l Certification

Under penaities of perjury, | certify that:

1. The number shown on this form is my correct taxpayer identification number (or | am waiting for a number to be issued 1o me), and

2. 1am not subject to backup withholding because: {a) | am exempt from backup withholding, or {b} | have not been notified by the Intemal
Revenue Service (IRS) that | am subject to backup withholding as a result of a failure to report alf interest or dividends, or {c} the RS has
notified me that | am no longer subject to backup withholding, and

3. tam a U.S. person {including a U.S, resident

atien).

Certification instructions. You must cross out item 2 above if you have been notified by the IRS that you are currently subject to backup
withholding because you have failed 1o report all interest and dividends on your 1ax return, For real estate transactions, item 2 does not apply.
For mortgage interest paid, acquisition or abandonment of secured property, cancellation of debt, contributions to an individual retirement
arrangement {IRA}, and generally, payments other than interest and dividends, you are not required to sign the Certification, but you must
provide your correct TN, (See the instructions on page 2.}

Sign

Signature of
Here

U.8, person »

Date »

Purpose of Form

A person who is required 10 file an information
return with the JRS must get your correct
taxpayer identification pumber (TIN} to report, for
example, income paid 10 you, real estate
transactions, morigage interest you paid,
acquisition or abandonment of secured property,
cancsiiation of debt, or contributions you made
to an [RA,

Use Form W-9 only if you are a US. person
{including a resident alien}, to give your correct
TIN to the person requesting i (the requestes)
and, when applicable, to:

1, Certity the TIN you are giving is correct for
you are waiting for a number to be issued),

2. Certify you are pot subject fo backup
withholding, or

3. Claim exemption from backup withhalding it
you are a U.S. exempt payee,

¥ you are a foreign person, use the
appropriate Form W-8. See Pub. 515,
Withholding of Tax on Nonresident Afiens and
Foreign Enlities.

Note: i a requester gives you a Jorm other than
Form W- ta request your TiN, you must use the
requester's for if it is substantially similar to this
Form

-8,

~

What is backup withholding? Persons making
certain payments to you must under certain
conditions withhold and pay to the IRS 30% of
such payments after December 31, 2001 (20%
after December 31, 2003}, This is called "backup
withholding.” Payments that may be subject to
backup withholding include interest, dividends,
broker and barter exchange transactions, rents,
soyalties, nonemployee pay, and certain
payments trom fishing boat operators. Real
estate transactions are not subject to backup
withholding,

You will not be subject to backup withholding
on payments you receive i you give the
requester your correct TiN, make the proper
certifications, and report alf your taxable interest
and dividends on your tax retum,

Payments you receive will be subject to
backup witbholding if:

1. You do not furnish your TIN to the
requester, o

2. You do not certity your TIN when required
(see the Part {f instructions on page 2 for
details), or

3. The IRS tells the requester thal you
furnished an incorrect TIN, o

4, The IRS tells you that you are subject 1o
backup withholding because you did not report
all your interest and dividends on your tax return
ffor reportable interest and dividends onlv), or

5, You do not certify o tha raguester that you
are not subject to backup withhelding under 4
above {for reportable interest and dividend
accounts opened after 1983 only).

Certain payees and payments are exempt
from backup withholding. $See the instructions on
page 2 and the separate Instructions for the
Requester of Form W-9,

Penaities

Failure to furnish TIN. i you fail to furnish your
correct TIN to a requester, you are subject 10 a
penalty of $50 for each such failure unless your
failure is due to reasonable cause and not to
wiltful neglect,

Civif penalty for false information with respect
to withholding, If you make a false statement
with no reasonable basis that results in no
backup withholding, you are subject to a $500
penaity.

Criminal penalty for talsitying information,
Willtully falsifying certifications or affirmations
may subject you to criminal penaliies inchuding
fines and/or imprisonment.

Misuse of TiNs, If the requester discloses or
uses TINs in violation of Federal law, the
requester may be subject to civil and criminal
penalties.




Specific Instructions

Name, if you are an individual, you must
generally enter the name shown on your
social security card, However, if you have
changsd your last name, for instance, due to
marage without informing the Social Sacurity
Administration of the nama change, enter
your first name, the last name shown on your
social security card, and your new last name,

# the account is in joint names, fist first and
then circle the name of the person or enti
whose number you enter in Part | of the form,

Sole propriator. Enter your individual
name as shown on your social security card
on the “Name” line, You may snter your
business, trade, or “doing business as {DBA}”
name on the "Business name” line.

Limited liability company {LLC}, If you are
a single-member LLC {including a foreign LLC
with a domestic owner} that is disregarded as
an entity separate from its owner under
Treasury regulations section 301.7701-3,
enter the owner’s name on the “Name”
Fine. Enter the LLC's name on the “Business
name” line,

Other entities. Enter your business name
as shown on required Federal tax documents
on the “Name" line. This name should match
the name shown on the charler or other legat
document creating the entity. You may enter
any business, trade, or DBA name on the
“Business name” fine,

Exempt from backup withholding. § you
are exempt, enter your name as describe:
above, then check the “Exempt from backup
wnhho|dnng“ box in the line following the
business name, sign and date the form.

individuals {including sote propne(ors) are
not exempt from backup

288

Application for IRS Individual Taxpayer
identification Number, to apply for an [TIN, or
Form S8-4, Application for Employer
identification Number, to apply for an EiN.
You can get Forms W-7 and SS-4 from the
IRS by calling 1-800-TAX-FORM
{1-800-829-3676) or from the IRS Web Site at
WWW.irs.gov.

if you are asked to complete Form W-8 but
do not have a TIN, write “Applied For” in the
space for the TIN, sign and date the form,
and give it to the requester. For interest and
dividend payments, and certain payments
made with respact to readily tradable
instruments, generally you will have 60 days
to get a TIN and give it to the requester
befors you are subject o backup withholding
on payments, The 80-day rule does not apply
to other types of payments. You will be
subject to backup withholding on all such
payments until you provide your TIN to the
requsster,
Note: Writing “Applied For” means that you
have already applied for a TIN or that you
intend to apply for ong soon.
Caution: A disregarded domestic entity that
has a foreign owner must use the appropriate
Form W-8.

Part li—Certification

To establish to the withholding agent that you
are a ULS, person, or resident alien, sign Form
W-9. You may be requested to sign by the
withholding agent even if items 1, 3, and 5
below indicate atherwise,

For a joint account, only the person whose
TIN is shown in Part | should sign {when
required), Exempt recipients, see Exempt
lrom backup withholdmg above.

Complete the

Corporations are exempt from backup
withholding for certaln payments, such as
interest and dividends. For more infarmation
on exempt payees, see the for

cemﬁcauon as indicated in 1 through 5

1, Interest, dividend, and barter

the Requester of Form W-9.

If you are a nonresident alien or a foreign
entity not subject 1o backup withholding, give
the requester the appropriate compieted
Form W-8.

Note: If you are exempt from backup
withholding, you should still compiete this
form to avoid possible erroneous backup
withholding.

Part i—Taxpayer identification
Number (TIN)
Enter your TIN in the appropriate box,

¥ you are a resident alien and you do not
have and ara not eligible to get an SSN, your
TiN is your IRS individual taxpayer
identification number {ITIN}. Enter it in the
social security number box, If you do not
have an ITIN, see How to get a TIN below.

I you are a sole proprietor and you have
an EIN, you may enter either your SSN or
EIN. However, the IRS prefers that you use
yous SSN.

if you are an LLC that is disregarded as
an entity separate from its owner (see
Limited liability company {LLC) above), and
are owned by an individual, enter your SSN
{or "pre-LLG" EiN, if desired). if the owner of
a disregarded LLC is a corporation,
partnership, etc., enter the owner’s EIN.
Note: See the chart on this page for further
clarification of name and TIN combinations.
How to get a TIN, if you do not have a TiN,
apply for one immediately, To apply for an
SSN, get Form $8-5, Application for a Social
Securnty Card, from your focal Social Security

Arminictratinn affina et B

opened before 1984

—

Privacy Act Notice

Section 5109 of the Internal Revenue Code
requires you to give your corect TiN to
persons who must file information retums
with the IRS to report interest, dividends, and
certain other income paid to you, mortgage
interest you paid, the acquisition or
abandonment of secured property,
cancellation of debt, or contributions you
made to an IRA or ISA. The IRS uses
the numbers for identification purposes and
to haip verify the accuracy of your tax return.
The IRS may also provide this information ta
the Department of Justice for civil and
criminal fitigation, and to cities, states, and
the District of Columbia to carry out their tax
faws.

You must provide your TIN whether or not
you are required 1o file a tax return. Payers
must generally withhold 30% of taxable
interest, dividend, and certain other payments
to a payea who does not give a TiN to a
payer. Certain penalties may also apply.

What Name and Number To
Give the Requester

For this type of account: | Give name and SSN of:

1, Individuat ‘The individual
2, Two or more The actual owner of the
indivicuals (oint account or, # combined
account) funds, the frst individual
on the account *
3. Custodian account of | The minor 7

2 minor (Uniform Gift
1o Minors Act)
“The grantor-trustee *

The actual owner '
account that s rot
a tegal of vaiid trust
under state faw

5. Sole proprietorship The owner >

and broker active
during 1983, You must give your correct TiN,
but you do not have to sign the certification.
2. Interest, dividend, broker, and barter
exchange accounts opened after 1983 and
broker accounts considered inactive during
or

For this type of account: | Give name and EiN of:

. You must sign the
backup withholding will apply. If you are
subject to backup withholding and you are
merely providing your correct TIN 1o the
requester, you must crass out item 2 in the
certification before signing the form,

3. Real estate transactions. You must
sign the certification. You may cross out
itemn 2 of the certification,

4, Qther payments. You must give your
correct TIN, but you do not have to sign the
certification unless you have bsen notified
that you have previously given an incorrect
TIN. "Other payments™ inciude payments
made in the course of the requester’s trade
or business for rents, royalties, goods {other
than bifls for merchandise), medical and
health care services (i ncludmg payments to‘

for
services, paymsnts to csr\am fishing boat
crew members and fishermen, and gross
proceeds paid 10 attorneys (including
payments o corporations).

5, Mortgage interest paid by you,
acquisition or abandonment of secured
property, canceliation of debt, qualified
tuition program payments {under section
529), IRA or Archer MSA contributions or

and pension distri
You must give your correct TIN, but you do
not have o sign the certification,

6. Sole proprietorship | The owner *
7. A valid trust, estate, or |Legal entity *
pension trust
8. Gorporate e corporation
9 club, The
rahg»ous. charitatie,
educational, or other
tax-exempt
organization
10, Partnership The partnership
11, A broker or registered | The broker or namines
nominee

12, Account with the The pubic entity
Agiculture in the narme
of & public antity {such
as a stata o jocal
government, school
district, or prison) that
receives agricuttural
prograrm payments.

* List first ang circle the namo of e parson whoso
number you furoish, i o 500 On & joint
account has an SSN, that parson's famber must be
fumnis!
¥ Circle the minor's name and furnish the minor's SSN.
*You must show your Individual name, but you may
2150 enter your business or "DBA" name. You may use
aither your SSN or EIN {i you have ons}.
“List first ang ciecie the name of the legal trust, estats,
trust, (D0 not furnish the TIN of the parsonal
representative or trustee unless the legat entity itselt is
ot designated in the accaunt itle)
Note: If no name is circled when more than
one name is listed, the number will be
considered to be that of the first name listed.
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‘No MONEY DowN’ FALLS FLAT
The Washington Post, Wednesday, March 14, 2007
By Steven Pearlstein

Today’s pop quiz involves some potentially exciting new products that mortgage
bankers have come up with to make homeownership a reality for cash-strapped
first-time buyers.

Here goes: Which of these products do you think makes sense?

(a) The “balloon mortgage,” in which the borrower pays only interest for 10 years
before a big lump-sum payment is due.

(b) The “liar loan,” in which the borrower is asked merely to state his annual in-
come, without presenting any documentation.

(c) The “option ARM” loan, in which the borrower can pay less than the agreed-
upon interest and principal payment, simply by adding to the outstanding balance
of the loan.

(d) The “piggyback loan,” in which a combination of a first and second mortgage
eliminates the need for any down payment.

(e) The “teaser loan,” which qualifies a borrower for a loan based on an artificially
low initial interest rate, even though he or she doesn’t have sufficient income to
make the monthly payments when the interest rate is reset in two years.

(f) The “stretch loan,” in which the borrower has to commit more than 50 percent
of gross income to make the monthly payments.

(g) All of the above.

If you answered (g), congratulations! Not only do you qualify for a job as a mort-
gage banker, but you may also have a future as a Wall Street investment banker
and a bank regulator.

No, folks, 'm not making this up. Not only has the industry embraced these “in-
novations,” but it has also begun to combine various features into a single loan and
offer it to high-risk borrowers. One cheeky lender went so far as to advertise what
it dubbed its “NINJA” loan—NINJA standing for “No Income, No Job and No As-
sets.”

In fact, these innovative products are now so commonplace, they have been the
driving force in the boom in the housing industry at least since 2005. They are a
big reason why homeownership has increased from 65 percent of households to a
record 69 percent. They help explain why outstanding mortgage debt has increased
by $9.5 trillion in the past four years. And they are, unquestionably, a big factor
behind the incredible run-up in home prices.

Now they are also a major reason the subprime mortgage market is melting down,
why 1.5 million Americans may lose their homes to foreclosure and why hundreds
of thousands of homes could be dumped on an already glutted market. They also
represent a huge cloud hanging over Wall Street investment houses, which pack-
aged and sold these mortgages to investors around the world.

How did we get to this point?

It began years ago when Lewis Ranieri, an investment banker at the old Salomon
Brothers, dreamed up the idea of buying mortgages from bank lenders, bundling
them and issuing bonds with the bundles as collateral. The monthly payments from
homeowners were used to pay interest on the bonds, and principal was repaid once
all the mortgages had been paid down or refinanced.

Thanks to Ranieri and his successors, almost anyone can originate a mortgage
loan—not just banks and big mortgage lenders, but any mortgage broker with a
Web site and a phone. Some banks still keep the mortgages they write. But most
other originators sell them to investment banks that package and “securitize” them.
And because the originators make their money from fees and from selling the loans,
they don’t have much at risk if borrowers can’t keep up with their payments.

And therein lies the problem: an incentive structure that encourages originators
to write risky loans, collect the big fees and let someone else suffer the con-
sequences.

This “moral hazard,” as economists call it, has been magnified by another innova-
tion in the capital markets. Instead of packaging entire mortgages, Wall Street
came up with the idea of dividing them into “tranches.” The safest tranche, which
offers investors a relatively low interest rate, will be the first to be paid off if too
many borrowers default and their houses are sold at foreclosure auction. The owners
of the riskiest tranche, in contrast, will be the last to be paid, and thus have the
biggest risk if too many houses are auctioned for less than the value of their loans.
In return for this risk, their bonds offer the highest yield.

It was this ability to chop packages of mortgages into different risk tranches that
really enabled the mortgage industry to rush headlong into all those new products
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and new markets—in particular, the subprime market for borrowers with sketchy
credit histories. Selling the safe tranches was easy, while the riskiest tranches ap-
pealed to the booming hedge-fund industry and other investors like pension funds
desperate for anything offering a higher yield. So eager were global investors for
these securities that when the housing market began to slow, they practically in-
vited the mortgage bankers to keep generating new loans even if it meant they were
riskier. The mortgage bankers were only too happy to oblige.

By the spring of 2005, the deterioration of lending standards was pretty clear.
They were the subject of numerous eye-popping articles in The Post by my colleague
Kirstin Downey. Regulators began to warn publicly of the problem, among them Fed
Chairman Alan Greenspan. Several members of Congress called for a clampdown.
Mortgage insurers and numerous independent analysts warned of a gathering crisis.

But it wasn’t until December 2005 that the four bank regulatory agencies were
able to hash out their differences and offer for public comment some “guidance” for
what they politely called “nontraditional mortgages.” Months ensued as the mort-
gage bankers fought the proposed rules with all the usual bogus arguments, accus-
ing the agencies of “regulatory overreach,” “stifling innovation” and substituting the
judgment of bureaucrats for the collective wisdom of thousands of experienced lend-
ers and millions of sophisticated investors. And they warned that any tightening of
standards would trigger a credit crunch and burst the housing bubble that their
loosey-goosey lending had helped spawn.

The industry campaign didn’t sway the regulators, but it did delay final imple-
mentation of the guidance until September 2006, both by federal and many state
regulators. And even now, with the market for subprime mortgages collapsing
around them, the mortgage bankers and their highly paid enablers on Wall Street
continue to deny there is a serious problem, or that they have any responsibility
for it. In substance and tone, they sound almost exactly like the accounting firms
and investment banks back when Enron and WorldCom were crashing around them.

What we have here is a failure of common sense. With occasional exceptions,
bankers shouldn’t make—or be allowed to make—mortgage loans that require no
money down and no documentation of income to people who won’t be able to afford
the monthly payments if interest rates rise, house prices fall or the roof springs a
leak. It’s not a whole lot more complicated than that.

Steven Pearlstein will host a Web discussion today at 11 a.m. at
washingtonpost.com. He can be reached at pearlsteins@washpost.com.

Crisis LooMs IN MORTGAGES
The New York Times, Sunday, March 11, 2007
By Gretchen Morgenson

NEWS ANALYSIS

On March 1, a Wall Street analyst at Bear Stearns wrote an upbeat report on
a company that specializes in making mortgages to cash-poor homebuyers. The com-
pany, New Century Financial, had already disclosed that a growing number of bor-
rowo}a{rs were defaulting, and its stock, at around $15, had lost half its value in three
weeks.

What happened next seems all too familiar to investors who bought technology
stocks in 2000 at the breathless urging of Wall Street analysts. Last week, New
Century said it would stop making loans and needed emergency financing to sur-
vive. The stock collapsed to $3.21.

The analyst’s untimely call, coupled with a failure among other Wall Street insti-
tutions to identify problems in the home mortgage market, isn’t the only familiar
ring to investors who watched the technology stock bubble burst precisely seven
years ago.

Now, as then, Wall Street firms and entrepreneurs made fortunes issuing ques-
tionable securities, in this case pools of home loans taken out by risky borrowers.

Now, as then, bullish stock and credit analysts for some of those same Wall Street
firms, which profited in the underwriting and rating of those investments, lulled in-
vestors with upbeat pronouncements even as loan defaults ballooned. Now, as then,
fegg}ators stood by as the mania churned, fed by lax standards and anything-goes
ending.

Investment manias are nothing new, of course. But the demise of this one has
been broadly viewed as troubling, as it involves the nation’s $6.5 trillion mortgage
securities market, which is larger even than the United States treasury market.
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Hanging in the balance is the nation’s housing market, which has been a big driv-
er of the economy. Fewer lenders means many potential homebuyers will find it
more difficult to get credit, while hundreds of thousands of homes will go up for sale
as borrowers default, further swamping a stalled market.

“The regulators are trying to figure out how to work around it, but the Hill is
going to be in for one big surprise,” said Josh Rosner, a managing director at
Graham-Fisher & Company, an independent investment research firm in New York,
and an expert on mortgage securities. “This is far more dramatic than what led to
Sarbanes-Oxley,” he added, referring to the legislation that followed the WorldCom
and Enron scandals, “both in conflicts and in terms of absolute economic impact.”

While real estate prices were rising, the market for home loans operated like a
well-oiled machine, providing ready money to borrowers and high returns to inves-
tors like pension funds, insurance companies, hedge funds and other institutions.
Now this enormous and important machine is sputtering, and the effects are rever-
berating throughout Main Street, Wall Street and Washington.

Already, more than two dozen mortgage lenders have failed or closed their doors,
and shares of big companies in the mortgage industry have declined significantly.
Delinquencies on loans made to less creditworthy borrowers—known as subprime
mortgages—recently reached 12.6 percent. Some banks have reported rising prob-
lems among borrowers that were deemed more creditworthy as well.

Traders and investors who watch this world say the major participants—Wall
Street firms, credit rating agencies, lenders and investors—are holding their collec-
tive breath and hoping that the spring season for home sales will reinstate what
had been a go-go market for mortgage securities. Many Wall Street firms saw their
own stock prices decline over their exposure to the turmoil.

“I guess we are a bit surprised at how fast this has unraveled,” said Tom Zimmer-
man, head of asset-backed securities research at UBS, in a recent conference call
with investors.

Even now the tone accentuates the positive. In a recent presentation to investors,
UBS Securities discussed the potential for losses among some mortgage securities
in a variety of housing markets. None of the models showed flat or falling home
prices, however.

The Bear Stearns analyst who upgraded New Century, Scott R. Coren, wrote in
a research note that the company’s stock price reflected the risks in its industry,
and that the downside risk was about $10 in a “rescue-sale scenario.” According to
New Century, Bear Stearns is among the firms with a “longstanding” relationship
financing its mortgage operation. Mr. Coren, through a spokeswoman, declined to
comment.

Others who follow the industry have voiced more caution. Thomas A. Lawler,
founder of Lawler Economic and Housing Consulting, said: “It’s not that the mort-
gage industry is collapsing, it’s just that the mortgage industry went wild and there
are consequences of going wild.

“I think there is no doubt that home sales are going to be weaker than most any-
body who was forecasting the market just two months ago thought. For those areas
where the housing market was already not too great, where inventories were at his-
torically high levels and it finally looked like things were stabilizing, this is going
to be unpleasant.”

Like worms that surface after a torrential rain, revelations that emerge when an
asset bubble bursts are often unattractive, involving dubious industry practices and
even fraud. In the coming weeks, some mortgage market participants predict, inves-
tors will learn not only how lax real estate lending standards became, but also how
hard to value these opaque securities are and how easy their values are to prop up.

Owners of mortgage securities that have been pooled, for example, do not have
to reflect the prevailing market prices of those securities each day, as stockholders
do. Only when a security is downgraded by a rating agency do investors have to
mark their holdings to the market value. As a result, traders say, many investors
are reporting the values of their holdings at inflated prices.

“How these things are valued for portfolio purposes is exposed to management
judgment, which is potentially arbitrary,” Mr. Rosner said.

At the heart of the turmoil is the subprime mortgage market, which developed
to give loans to shaky borrowers or to those with little cash to put down as collat-
eral. Some 35 percent of all mortgage securities issued last year were in that cat-
egory, up from 13 percent in 2003.

Looking to expand their reach and their profits, lenders were far too willing to
lend, as evidenced by the creation of new types of mortgages—known as “afford-
ability products”—that required little or no down payment and little or no docu-
mentation of a borrower’s income. Loans with 40-year or even 50-year terms were
also popular among cash-strapped borrowers seeking low monthly payments. Ex-
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ceedingly low “teaser” rates that move up rapidly in later years were another fea-
ture of the new loans.

The rapid rise in the amount borrowed against a property’s value shows how will-
ing lenders were to stretch. In 2000, according to Banc of America Securities, the
average loan to a subprime lender was 48 percent of the value of the underlying
property. By 2006, that figure reached 82 percent.

Mortgages requiring little or no documentation became known colloquially as “liar
loans.” An April 2006 report by the Mortgage Asset Research Institute, a consulting
concern in Reston, Va., analyzed 100 loans in which the borrowers merely stated
their incomes, and then looked at documents those borrowers had filed with the
LR.S. The resulting differences were significant: in 90 percent of loans, borrowers
overstated their incomes 5 percent or more. But in almost 60 percent of cases, bor-
rowers inflated their incomes by more than half.

A Deutsche Bank report said liar loans accounted for 40 percent of the subprime
mortgage issuance last year, up from 25 percent in 2001. Securities backed by home
mortgages have been traded since the 1970s, but it has been only since 2002 or so
that investors, including pension funds, insurance companies, hedge funds and other
institutions, have shown such an appetite for them.

Wall Street, of course, was happy to help refashion mortgages from arcane and
illiquid securities into ubiquitous and frequently traded ones. Its reward is that it
now dominates the market. While commercial banks and savings banks had long
been the biggest lenders to home buyers, by 2006, Wall Street had a commanding
share—60 percent—of the mortgage financing market, Federal Reserve data show.

The big firms in the business are Lehman Brothers, Bear Stearns, Merrill Lynch,
Morgan Stanley, Deutsche Bank and UBS. They buy mortgages from issuers, put
thousands of them into pools to spread out the risks and then divide them into
slices, known as tranches, based on quality. Then they sell them.

The profits from packaging these securities and trading them for customers and
their own accounts have been phenomenal. At Lehman Brothers, for example, mort-
gage-related businesses contributed directly to record revenue and income over the
last three years.

The issuance of mortgage-related securities, which include those backed by home-
equity loans, peaked in 2003 at more than $3 trillion, according to data from the
Bond Market Association. Last year’s issuance, reflecting a slowdown in home price
appreciation, was $1.93 trillion, a slight decline from 2005.

In addition to enviable growth, the mortgage securities market has undergone
other changes in recent years. In the 1990s, buyers of mortgage securities spread
out their risk by combining those securities with loans backed by other assets, like
credit card receivables and automobile loans. But in 2001, investor preferences
changed, focusing on specific types of loans. Mortgages quickly became the favorite.

Another change in the market involves its trading characteristics. Years ago,
mortgage-backed securities appealed to a buy-and-hold crowd, who kept the securi-
ties on their books until the loans were paid off. “You used to think of mortgages
as slow moving,” said Glenn T. Costello, managing director of structured finance
residential mortgage at Fitch Ratings. “Now it has become much more of a trading
market, with a mark-to-market bent.”

The average daily trading volume of mortgage securities issued by government
agencies like Fannie Mae and Freddie Mac, for example, exceeded $250 billion last
year. That’s up from about $60 billion in 2000.

Wall Street became so enamored of the profits in mortgages that it began to ex-
pand its reach, buying companies that make loans to consumers to supplement its

ackaging and sales operations. In August 2006, Morgan Stanley bought Saxon, a
§6.5 billion subprime mortgage underwriter, for $706 million. And last September,
Merrill Lynch paid $1.3 billion to buy First Franklin Financial, a home Iender in
San Jose, Calif. At the time, Merrill said it expected First Franklin to add to its
earnings in 2007. Now analysts expect Merrill to take a large loss on the purchase.

Indeed, on Feb. 28, as the first fiscal quarter ended for many big investment
banks, Wall Street buzzed with speculation that the firms had slashed the value of
their numerous mortgage holdings, recording significant losses.

As prevailing interest rates remained low over the last several years, the appetite
for these securities only rose. In the ever-present search for high yields, buyers
clamored for securities that contained subprime mortgages, which carry interest
rates that are typically one to two percentage points higher than traditional loans.
Mortgage securities participants say increasingly lax lending standards in these
loans became almost an invitation to commit mortgage fraud. It is too early to tell
how significant a role mortgage fraud played in the rocketing delinquency rates—
12.6 percent among subprime borrowers. Delinquency rates among all mortgages
stood at 4.7 percent in the third quarter of 2006.
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For years, investors cared little about risks in mortgage holdings. That is chang-
ing.
“I would not be surprised if between now and the end of the year at least 20 per-
cent of BBB and BBB- bonds that are backed by subprime loans originated in 2006
will be downgraded,” Mr. Lawler said.

Still, the rating agencies have yet to downgrade large numbers of mortgage secu-
rities to reflect the market turmoil. Standard & Poor’s has put 2 percent of the
subprime loans it rates on watch for a downgrade, and Moody’s said it has down-
graded 1 percent to 2 percent of such mortgages that were issued in 2005 and 2006.

Fitch appears to be the most proactive, having downgraded 3.7 percent of
subprime mortgages in the period.

The agencies say that they are confident that their ratings reflect reality in the
mortgages they have analyzed and that they have required managers of mortgage
pools with risky loans in them to increase the collateral. A spokesman for S.& P.
said the firm made its ratings requirements more stringent for subprime issuers
last summer and that they shored up the loans as a result.

Meeting with Wall Street analysts last week, Terry McGraw, chief executive of
McGraw-Hill, the parent of S.& P., said the firm does not believe that loans made
in 2006 will perform “as badly as some have suggested.”

Nevertheless, some investors wonder whether the rating agencies have the stom-
ach to downgrade these securities because of the selling stampede that would follow.
Many mortgage buyers cannot hold securities that are rated below investment
grade—insurance companies are an example. So if the securities were downgraded,
forced selling would ensue, further pressuring an already beleaguered market.

Another consideration is the profits in mortgage ratings. Some 6.5 percent of
Moody’s 2006 revenue was related to the subprime market.

Brian Clarkson, Moody’s co-chief operating officer, denied that the company hesi-
tates to cut ratings. “We made assumptions early on that we were going to have
worse performance in subprime mortgages, which is the reason we haven’t seen that
many downgrades,” he said. “If we have something that is investment grade that
we need to take below investment grade, we will do it.”

Interestingly, accounting conventions in mortgage securities require an investor
to mark his holdings to market only when they get downgraded. So investors may
be assigning higher values to their positions than they would receive if they had
to go into the market and find a buyer. That delays the reckoning, some analysts
say.

“There are delayed triggers in many of these investment vehicles and that is de-
laying the recognition of losses,” Charles Peabody, founder of Portales Partners, an
independent research boutique in New York, said. “I do think the unwind is just
starting. The moment of truth is not yet here.”

On March 2, reacting to the distress in the mortgage market, a throng of regu-
lators, including the Federal Reserve Board, asked lenders to tighten their policies
on lending to those with questionable credit. Late last week, WMC Mortgage, Gen-
eral Electric’s subprime mortgage arm, said it would no longer make loans with no
down payments.

Meanwhile, investors wait to see whether the spring home selling season will
shore up the mortgage market. If home prices do not appreciate or if they fall, de-
faults will rise, and pension funds and others that embraced the mortgage securities
market will have to record losses. And they will likely retreat from the market, ana-
lysts said, affecting consumers and the overall economy.

A paper published last month by Mr. Rosner and Joseph R. Mason, an associate

professor of finance at Drexel University’s LeBow College of Business, assessed the
potential problems associated with disruptions in the mortgage securities market.
They wrote: “Decreased funding for residential mortgage-backed securities could set
off a downward spiral in credit availability that can deprive individuals of home
ownership and substantially hurt the U.S. economy.”
Correction: March 20, 2007, Tuesday—A chart with a front-page news analysis ar-
ticle on March 11 about a looming crisis in the mortgage market mislabeled the size
of the market that trades mortgage-backed securities. It trades in hundreds of bil-
lions of dollars a day, not hundreds of millions.
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HOMEOWNERS AT RISK
The New York Times, Thursday, March 15, 2007
Editorial

So far, the housing bust has been mainly about subprime lenders going broke,
bankers and investors trying to avoid the fallout, and regulators rousing—too late,
apparently—from hibernation. The story yet to unfold involves the millions of Amer-
ican families who are in danger of losing their homes.

Last December, the nonpartisan Center for Responsible Lending estimated that
1.7 million homeowners were in harm’s way. Fresh evidence of a meltdown—from
the Mortgage Bankers Association—suggests that estimate may be too low. The as-
sociation reported this week that the share of mortgages entering the foreclosure
process in the last quarter of 2006 was at its highest level since the group began
keeping track 37 years ago. Borrowers with subprime loans have been hardest hit,
but all major loan types have been affected, as the housing market weakens amid
upward adjustments in monthly payments on many mortgages.

The personal tragedy is only the start. Borrowers presently faced with losing their
homes stand to lose $164 billion of wealth in the process. Whole communities pay
the price. Foreclosures tend to cluster in neighborhoods, leading to sharp declines
in property values, business investment and tax revenues.

Responding to the mortgage bankers’ grim report, Senator Christopher Dodd,
chairman of the Banking Committee and a presidential hopeful, broached the possi-
bility of federal help for struggling homeowners. The most plausible relief meas-
ures—detailed in a new report by the Center for American Progress, a liberal re-
search and advocacy group—involve federal boosts to existing state and local pro-
grams. Those include counseling to help strapped families plan for rising monthly
payments and renegotiate their loans, legal aid and short-term loans for eligible bor-
rowers. One study shows that a federal grant of $25 million could replicate proven
local programs in other areas now experiencing spikes in foreclosures.

Mr. Dodd and his fellow lawmakers could be particularly effective at this stage
in framing the case for federal help. Relief would be a cost-effective, humane re-
sponse to homeowners trapped by complex, unmanageable—and, in a growing num-
ber of cases, seemingly predatory—loans. Time and resources to renegotiate those
loans or sell an unaffordable property could save many families and communities
from calamity.

SUBPRIME LENDING WORRIES HIT HOME
Chicago Tribune, Sunday, March 18, 2007
By Becky Yerak and Sharon Stangenes, Tribune staff reporters

The national subprime lending calamity first reached the South Side graystone
on Greenwood Avenue in November.

That was when the homeowner, a 67-year-old widow named Georgia Rhone, first
missed payment on a mortgage that jumped from $974 a month in 2004 to $1,850
a month last year.

Her lender now has begun foreclosure procedures as a result of a deal she realizes
she never quite understood but has her in a vise: a mortgage charging 11.625 per-
cent after being refinanced twice in two years.

Across the country, bad news is mounting in the subprime mortgage business.

Once thriving by making loans to millions of spotty-credited consumers who other-
wise wouldn’t be able to realize the American dream of home ownership, the indus-
try has seen an estimated 30 lenders close shop since late 2006, amid a rise in delin-
quency and foreclosure rates, felled by their own lax underwriting or by borrowers
unable to keep up with mortgage payments from 2 points to 5 points above prime.

In Illinois, the percentage of subprime loans in foreclosure at the end of 2006 was
6.22 percent, up from 5.04 percent a year ago, according to the Mortgage Bankers
Association.

And the pain might ripple beyond the subprime lenders or borrowers.

The larger real estate industry could have reason to worry, particularly in an al-
ready sputtering market, as subprime mortgages have grown to 16 percent of total
U.S. mortgage originations, up from less than 5 percent in 1994.

When loans go bad, the spillover effect on housing prices can be significant.

“With delinquency and foreclosure rates continuing to rise, this will result in more
supply hitting the market throughout the year,” said a report by Credit Suisse. It
estimates that the National Association of Realtors’ property inventory figures could
jump 20 percent when homes now in the foreclosure pipeline hit the resale market.
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“These head winds will be felt throughout the entire market,” Credit Suisse said.

The impact begins with next-door neighbors.

In Chicago, a foreclosure started on a home lowered the price of nearby single-
family homes, on average, by 0.9 percent, according to a 2006 study by the Fannie
Mae Foundation, cited in a recent report from the Center for Responsible Lending.
And each additional foreclosure started on the block cut values another 0.9 percent.
The impact was highest in lower-income neighborhoods, where each foreclosure
dropped home values an average of 1.44 percent.

One housing watcher blames overzealous lenders for the rise in foreclosures.

“Lenders are so scared about losing market share,” said Malcolm Bush, president
of the Woodstock Institute, a Chicago non-profit that studies housing.

Their subprime underwriting has become so “appalling,” he said, that some bor-
rowers are defaulting on adjustable-rate mortgages even before the rates change for
the first time.

In Chicago, more than 56,000 high-cost mortgages were originated in 2005, double
the number in 2004, according to figures that will be released next month in Wood-
stock’s 2007 community lending fact book.

Adds Jeff Metcalf, whose Kaneville-based Record Information Services Inc. tracks
foreclosures: “We see instances where people aren’t even in their homes for a year.”

Rhone is in danger of losing her home after years of caring for her parents and
raising two grandchildren.

Because of a financial crunch, she refinanced into a subprime loan in 2005, and
had to refinance it again to keep ahead of spiraling payments.

Rhone said she told her broker the monthly payment on the most recent deal he
brought her was “very, very steep for my budget.”

“They said, ‘This is the best deal’ available and that we would refinance in a few
months,” she said.

The South Side widow cared for her parents in the house on Greenwood Avenue,
where she is now raising her daughter’s children, 10 and 17.

Having trusted her broker and signed for a loan she says she didn’t understand,
Rhone is one of a growing number of owners trying to hang on to her home.

“More clients are contacting us because they are in foreclosure,” said John
Groene, associate director for Neighborhood Housing Services of Chicago, a non-prof-
it working for neighborhood revitalization.

NHS’ mission has been building and rehabbing properties in struggling Chicago
neighborhoods and educating first-time home buyers. But foreclosure prevention
now eats up about 40 percent of its time.

Groene supervises NHS programs in eight Chicago foreclosure hot spots: Auburn
Gresham, Back of the Yards, Chicago Lawn-Gage Park, North Lawndale, Roseland,
South Chicago, West Humboldt Park and West Englewood. Their foreclosure rates
average seven times the national figure.

Interest rates on subprime adjustable-rate mortgages often start at 8.99 percent,
Groene said. Many have one- and two-year fixed rates that reset to 10.5 percent or
higher. The higher rate or a family crisis often leads to a refinance, where the inter-
est rates are higher yet. “They are refinancing two or three times,” he said. “Their
interest rate is going up each time,” often on yet another adjustable-rate mortgage.

But it’s not just struggling neighborhoods seeing escalating foreclosures.

“We are seeing it across the board” in all price ranges and in all types of commu-
nities, said Jim Rossi, who with his wife, Sue, owns ReMax 2000 in Crete, about
25 miles south of Chicago.

“A lot of lenders who came into business in the last five years applied the wrong
product to the wrong buyers,” Rossi said. Buyers were “stretched into larger month-
ly payments than they should have had.”

Lending practices “were so loose that it drove prices up,” he said. That, in turn,
created a “snowball effect.” As prices rose, buyers needed larger mortgages to buy
the house, and lenders eased standards to do the deals.

“It was keeping up with the Joneses,” said Rossi, who expects foreclosures to keep
rising based on the paperwork crossing his desk.

Meanwhile, lenders and appraisers are tightening standards and more closely
scrutinizing buyers, which, in turn, contributes to slowing sales, he said.

Owners with mortgage problems during the recent housing boom were able to sell
a home before losing it, Sue Rossi said.

But, “with the market being down the last 14 to 15 months and with market
times lengthening, a lot of people who would have been able to sell haven’t been
able to sell,” she said.

In the past, even as interest rates rose, appreciating home prices could help res-
cue borderline borrowers, making it easier for them to refinance. But as the housing



296

market lost steam, slowing price appreciation, the increased equity of a home isn’t
there, reducing refinancing options.

“Weakness in loan underwriting is being exposed by softening housing markets,”
explained Keith Ernst, senior policy counsel for the Center for Responsible Lending,
a non-profit watchdog of the financial-services industry.

More than 19 percent of subprime loans originated in Illinois in 2006 will result
in the home being lost to foreclosure, the center estimates. That’s up from 13.3 per-
cent of Illinois subprime loans originated from 1998 to 2001 in which the home is
expected to be lost.

Some consumers are taking steps now to keep themselves from slipping into the
ranks of the delinquent.

Take Chicago semi-retiree Charlene Snow, 69, who pays $1,150 a month for the
loan on her Trumbull Avenue home and is working with NHS to refinance her mort-
gage at a fixed rate. It currently carries a 10.75 percent interest rate and she is
worried about it going higher.

“I had refinanced, and it was a fixed rate for two years. And after two years, they
said it would be adjustable, but at the time I didn’t understand what that meant,”
said Snow, whose two children and granddaughter live with her.

The broker also told her that they would eventually refinance the mortgage,
which started at about $125,000.

Says Snow: “You don’t know what tomorrow will bring, so I'd like to be at a fixed
rate so I know what I'll have to pay instead of guessing what it might be.”

Tips for homeowners facing foreclosure

Ask for help as soon as possible. The longer you wait, the harder it can be to fix
the problem.

Beware of anyone who promises to “keep you in your home” or says they’ll take care
of everything.

Ask for everything in writing. When you get it on paper, have a lawyer, loan coun-
selor or someone you trust look it over and make sure the deal is what you were
promised.

The Illinois attorney general’s office suggests those falling behind on mortgage pay-
ments should:

Look at “Predatory Home Loans: A Guide to Prevention and Rescue Resources,” at
wwuw.illinoisattorneygeneral.gov. The Web site also lists names of reputable mort-
gage foreclosure counselors.

Call the 311 Homeownership Preservation Campaign, developed by the City of Chi-
cago, Neighborhood Housing Services of Chicago and lender partners. The 311 oper-
ator connects you with an accredited housing counselor. Counseling is done over the
phone, is confidential and takes about 45 minutes.

——Tribune staff

HispANICS’ AMERICAN DREAM HIT BY MORTGAGE CRISIS
Reuters, Sunday, March 18, 2007
By Adriana Garcia

WASHINGTON, March 18 (Reuters)—Hispanic immigrants across the United
States are being hit hard by the subprime mortgage crisis, with many risking their
life savings in a failed bet on the American dream of owning their own homes.

Hispanics hold up to 40 percent of mortgages in the troubled subprime loan mar-
ket, where higher interest rates are charged to buyers with a damaged credit his-
tory or little borrowing experience.

Often new to the country and with limited English, many say they were misled
by mortgage brokers and never expected their payments to be so high.

“If we took that loan it was because we didn’t understand it,” said Maria, a 39-
year-old Mexican mother of three who recently lost her home in Kansas City.

She and her husband Francisco, both illegal immigrants, sold a $20,000 home and
bought a $114,000 property with the kitchen of her dreams. “This new house had
foui ‘bedrooms and a bigger kitchen, and that’s what interested me, because I like
cooking.”

Two years later, with interest rates higher, they were missing their monthly pay-
ments. Unable to refinance the loan or sell to cover their debts in a depressed mar-
ket, they gave up and moved to a two bedroom rented apartment in October.

“If we had known, we would never have signed the papers,” she said.
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About 1.5 million homeowners will face foreclosure this year, an increase of at
least 20 percent from 2006, according to housing research firm RealtyTrac.Some
mortgage brokers were too aggressive in persuading people to buy homes they could
not afford, and Hispanics were especially vulnerable because immigrants have little
credit history and are natural customers for subprime loans.

“Their lack of financial education and their overwhelming desire to buy a home
makes them the perfect victims of predatory lenders,” said Gregory Cahn, from La
Fuerza Unida Inc., a housing counseling agency in Long Island, New York.

‘CHEATED’

“People call me from all over the country to tell how they’ve been cheated. There
are from 350 to 400 types of loans in the market, but brokers just sell what’s con-
venient for them,” said Aracely Panameno, director for Latino issues at the Center
for Responsible Lending, a consumer advocacy group.

The Hispanic population in the United States stands at around 42 million, and
Latinos also account for most of the country’s estimated 12 million illegal immi-
grants.

Although some brokers went too far, the rapid growth of subprime loans in recent
years gave many immigrants a chance to buy homes for the first time. As lenders
now abandon the sector, even worthy Hispanic borrowers could now see loans shut
off to them again.

Experts say many Hispanics trapped with expensive subprime mortgages are
looking for second jobs or renting rooms in their homes to keep up payments.

“You will have families that are working multiple jobs to buy this house,” said
Janis Bowdler of the National Council of La Raza, a prominent Latino civil rights
group. “It’s their dream, so they will do everything they can to pay that bill.”

Maricela Vargas, a Mexican-American woman in Visalia, California, lives with
one of her sons in a three bedroom house she bought for $261,000. When she signed
the papers, she was worried about the monthly payment of around $1,600.

“I trusted this woman. She told me I'd be able to refinance after a month, but
it didn’t happen,” Vargas said.

Earning only $1,800 a month, Vargas has already spent more than $40,000 of her
savings to pay the mortgage, and she rents a room to a friend. She is also now look-
ing for a second job.

“I didn’t want to move because I felt I would lose everything, my identity,” she
said, explaining why she is trying everything to hold on to her home. “I don’t want
to think about what could happen.”

FED, OCC PuBLICLY CHASTISED FEW LENDERS DURING BooM
Bloomberg.com, Wednesday, March 15, 2007
By Craig Torres and Alison Vekshin

March 14 (Bloomberg)—The Federal Reserve and the Office of the Comptroller of
the Currency took little action in public to police the $2.8 trillion boom in the U.S.
mortgage market—whose bust now risks worsening the housing recession.

The Fed, which is responsible for the stability of the banking system, didn’t pub-
licly rebuke any firm for failing to follow up warnings on home-lending practices be-
tween 2004 and 2006. The OCC, which supervises 1,793 national banks, took only
three public mortgage-related consumer-protection enforcement actions over the
same period.

Consumer advocates and former government officials say the regulators, by acting
behind the scenes rather than openly advertising the shortcomings of some firms,
failed to discipline an industry that loaned too much money to borrowers who
couldn’t repay it.

Now, more lenders are being forced to shut and foreclosures are rising, threat-
ening to scuttle any chance of an early recovery in housing.

“There was tension between the responsibilities not to mess up some banks’ busi-
nesses and the responsibility to consumers,” said Edward Gramlich, a Fed governor
from 1997 to 2005 who is writing a book about the mortgage market at the Urban
Institute in Washington. The result, he said, is that “we could have real carnage
for low-income borrowers.”

Private Actions

Officials at the Fed and OCC say their examination process was rigorous and re-
sulted in private enforcement and correction of abuses.

The agencies say they aren’t allowed to disclose how many non-public actions they
took between 2004 and 2006 that were aimed at protecting consumers from home-
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loan abuses. Private enforcement action “contains confidential supervisory informa-
tion,” said Susan Stawick, a Fed spokeswoman in Washington. The OCC considers
the information “proprietary and confidential,” said Kevin Mukri, a spokesman in
Washington.

“Making sure people understand what they’re getting into is very important,” Fed
Chairman Ben S. Bernanke said in Stanford, California, on March 2. “We’ve issued
several guidances. We hope that they’ll be helpful.”

Mortgage delinquencies rose to 4.95 percent in the fourth quarter, the Mortgage
Bankers Association said yesterday; that’s the highest level since the second quarter
of 2003. The trade group said 13.33 percent of “subprime” borrowers—those with
poor or limited credit histories—were behind on payments, the highest rate since
the third quarter of 2002.

Because borrowers are having difficulty paying in a time of economic expansion
and low unemployment, Congress and consumer advocates want to know how regu-
lators allowed lenders to write loans borrowers would never be able to repay.

Prodded by Dodd

After being rebuked for foot-dragging by Senator Christopher Dodd, a Connecticut
Democrat who chairs the Senate Banking Committee, federal regulators issued pro-
posed guidelines aimed at subprime lending on March 2.

“We ought to let businesses decide how to price their products,” said William
Isaac, who oversaw the largest rescue of bank depositors in American history as
chairman of the Federal Deposit Insurance Corp. from 1978 to 1986. Still, he said,
“if you are putting a whole bunch of teaser loans out there and people aren’t going
to be able to afford them when they pop up in three years, the government has the
responsibility to look into these institutions and say, ‘What are you going to do?”
The subprime industry’s woes have their roots in the tenure of former Fed Chair-
man Alan Greenspan. The Greenspan-led Fed cut its benchmark rate to 1 percent
in 2003 and kept it there for a year, helping foster a housing bubble.

Philosophically Opposed

At the same time, Greenspan was philosophically opposed to heavy-handed inter-
vention or rule-writing, and favored self- regulation and the primacy of markets.
The former chairman declined to comment.

As Wall Street’s appetite for high-yielding mortgage bonds drove demand for high-
risk loans, lending standards declined. Subprime mortgages almost doubled to $640
kﬁillign in 2006 from $332 billion in 2003, according to the newsletter Inside B&C

ending.

In response, the Fed and other regulators issued non- enforceable warnings, ad-
vising bankers and federal examiners about best practices in mortgage lending.
Agencies issued guidelines defining unfair and deceptive practices in 2004, on home-
equity lending in 2005, and on non-traditional mortgages in 2006.

Shared Responsibilities

While the Fed and OCC regulate the largest banks, some responsibilities are
shared with three other federal agencies: the FDIC, the Office of Thrift Supervision
and the National Credit Union Administration.

Federal bank regulators say their authority is limited to the institutions they
oversee and doesn’t extend to the state- chartered mortgage brokers that represent
a large share of the industry.

Consumer advocates say the Fed has expansive authority and could have stopped
abuses. The Truth in Lending Act gives the Fed rule-writing authority over disclo-
sures for consumer credit among all financial institutions. The Home Ownership
and Equity Protection Act of 1994 also gave the Fed a role in preventing predatory
lending, according to consumer advocates.

In addition, federally regulated banks and Wall Street firms are often the fin-
anciers standing behind state-regulated mortgage lenders. New Century Financial
Corp., the nation’s second-biggest subprime lender, includes Morgan Stanley,
Citigroup Inc., and Goldman Sachs Group Inc.—all regulated by federal agencies—
among its creditors. Gramlich says the Fed should seek an expansion of its author-
ity to supervise mortgage subsidiaries of bank holding companies.

‘Systematic Fraud’

“There is no question that mortgage brokers are on the street committing system-
atic fraud on the American homeowner,” said Irv Ackelsberg, a Philadelphia attor-
ney who testified at a Fed hearing last year in the city. He said there is a “lack
of will” on the part of the Fed to use its power to stop abuses.

Fed officials defend their approach, saying that over-zealous regulation might cut
off credit to people who need it most.
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“There is going to be a fraction of people that get the wrong product and that is
regrettable,” Richmond Fed President Jeffrey Lacker said in an interview. “Should
we do something to limit that probability? Well, we could, but it would also limit
credit to people for whom that is the right product.”

Fed and OCC officials say their routine bank examinations, which aren’t dis-
closed, have enabled them to intercept trouble as they find it. Together, the organi-
zations oversee financial institutions with more than $8.2 trillion in assets.

‘Process Is Working’

“The problem is normally addressed through non-public supervisory and informal
actions, and only rarely reaches the point where a formal action is necessary,” said
the OCC’s Mukri. “In fact, the relatively low number of formal actions is an indica-
tion that the supervisory process is working.”

The Fed’s Stawick said the central bank “has in place a rigorous supervision and
examination program and routinely examines the institutions it supervises for com-
pliance with all consumer protection requirements.”

While no enforcement actions resulting from the Fed’s consumer-loan guidelines
have been disclosed, “non-public action has been taken,” Stawick added.

Total OCC enforcement actions against banks, both public and private and omit-
ting so-called affiliated parties, averaged 81 a year between 2004 and 2006. Fed
banks completed 102 non- public enforcement actions in 2004 and 95 in 2005, in-
cluding those against affiliated parties. Data for 2006 aren’t yet available.

The Right to a Remedy

Critics say the regulators’ private responses harm consumers by depriving them
of information they might need to take action on their own behalf. “Borrowers hurt
by an abusive practice have the right to a remedy,” said Alys Cohen, a staff attorney
at the National Consumer Law Center in Washington.

The Fed has published some large enforcement orders. CitiFinancial Credit Com-
pany of Baltimore, a subsidiary of Citigroup Inc., paid a fine and restitution to cus-
tomers that totaled $70 million or more under a 2004 order, according to the Fed.
The disciplinary action was related to home and personal lending between 2000 and
2001, prior to the mid-decade surge in mortgage lending.

Fed officials last year held lengthy hearings on home lending in four cities, where
they were warned about predatory lending and given specific examples of abuses by
witnesses.

One witness at a June 9 hearing in Philadelphia was Ackelsberg, who received
a 2001 award from that city’s bar association for his work for the public interest.

‘Fundamentally Broken’

Ackelsberg told former Fed Governor Mark Olson and Consumer Affairs Director
Sandra Braunstein that the subprime market was “fundamentally broken,” and pre-
sented an example of a loan that left a Social Security recipient with about $10 a
day to live on after she paid her mortgage.

He and other critics say the lack of public action is symptomatic of a too-cozy rela-
tionship between the overseers and the overseen, with consumers and the U.S. econ-
omy paying the price. “We have regulators almost competing with one another to
be clients of the industry,” said David Berenbaum, executive vice president for the
National Community Reinvestment Coalition in Washington “What we need is for
regulators to be competing to offer consumer protection.”

To contact the reporters on this story: Craig Torres in Washington at
ctorres3@bloomberg.net; Alison Vekshin in Washington at avekshin@bloomberg.net.
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