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Company Introduction
SN Servicing Corporation (SNSC), was founded by Robin P Arkley, II, in 1987.  Since 1987, SNSC has serviced more than $10 billion in assets and 280,000 loans for more than 175 clients and Mortgage Backed Securities.  
 SNSC excels at delivering flexible solutions for borrowers while maximizing returns for shareholders.  For 20 years, SNSC primarily focused on acquiring, re-performing, Securitizing, and Servicing its own portfolio.  Due to its success relative to its peers, SNSC was strongly encouraged to provide servicing for Investors during the economic downturn that began in 2007.  Today, SNSC continues to provide full servicing for its clients while executing solutions as if they were part of its own Investment portfolio. 
 SNSC’s Mission is to execute on personalized and sustainable solutions for borrowers that consistently deliver fair, risk-adjusted returns for investors.
 The Company is headquartered in Baton Rouge, Louisiana.  Primary Servicing and Collections are located in Eureka, California with additional Collections performed in North Carolina and Louisiana.  
Agency Standings:
· FHA - Approved Servicer since 1995 
· VA  - Approved Servicer since 1999
· USDA – Approved Servicer since 2007
· FNMA  - Approved Servicer since June 2012
· North Carolina Housing Finance Agency – Approved Servicer  in November 2012
· HAMP - 
Servicing Operations - Overview
SN Servicing Corporation’s Servicing Operations are conducted from the Servicing Center located in Eureka, CA.  Servicing functions include:
· Loan Boarding
· Loan Maintenance
· ARM Maintenance
· Cashiering 
· Taxes
· Insurance
· Loan Records Management
· Collateral Management 







DEFAULT ADMINISTRATION



Default Administration - Overview
SN Servicing Corporation’s Default Administration is conducted from the Service Center in Eureka, CA Default Administration functions include:
· Customer Service			 
· Collections
· Bankruptcy
· Foreclosure
· Loss Mitigation
· BPO Support
· REO
Portfolio Assignment
Loans are assigned to an Asset Manager at service transfer. The Company has instituted a special servicing, best practices, application where Asset Managers are responsible for applying collection strategies to accounts through all stages of the delinquency cycle.  
· Establish a personal relationship with the borrower, which improves communication, increases accountability and enhances SNSC’s ability to dictate the performance or exit strategy of a loan;
· Allow for a seamless transition through the delinquency cycle with minimal interruption into asset workout & resolution process;
· Asset Manager’s average loan count varies depending upon loan characteristics (i.e. lien position, performance status, collateral type), investor requirements and Asset Manager’s experience;
· Client-specific team approach is available.

Proactive Early Intervention
An Asset Manager’s goal is to maintain the performing status of the loans or attain a re-performing status on delinquent loans to manage the loan to the best possible outcome.
· “Hello/Welcome Calls” are made 5-days post Service Transfer date, for the purpose of introducing themselves to the borrower, verifying account information, advising of the monthly billing statement, and providing the lockbox address for the borrower’s convenience.

· Asset Managers’ key responsibilities are:
· Frequent and early contact with delinquent borrowers (as early as 1 day delinquent) to determine willingness and ability to repay mortgage debt;
· Borrower’s current monthly budget and financial outlook;
· Proactive identification of short sales, modifications and Deed-in-Lieu opportunities in early stages of delinquency;
· Monitor market value of the property and determine liquidation time frame for “as is” versus repaired;
· Negotiate the best possible outcome in a bankruptcy filing;
· Review Quarterly Credit Scores;
· Aggressive and systematic Skip Tracing to support delinquency management via Web Based Services, internet options and data mining;		
· Early Late Notices/Proactive Letters/Calling Campaigns;
· Concurrent collections ensures aggressive timeline management should asset disposition be required;
· Re-performance is actively pursued for each loan up until foreclosure sale.

Performing Loan – Collection Timeline









Delinquent/Re-Performing Loan – Timeline


Loss Mitigation Capabilities
SNSC’s Application Management System (AMS) is a custom built application “wrapper” that provides real time integrated access to enterprise data from ILS, SAP, Documentum, Data Warehouse as well as 



custom solutions such as the Net Present Value, Foreclosure Management, REO Management, Payment Plans Management etc.
· The Net Present Value Model is a fully integrated loan level decision tool allowing for calculation for Foreclosure, Short Sale/Discounted Payoff, Deed-in-Lieu, Hybrid solutions as well as different modification programs;  from HAMP-Like programs to client specific modification programs;
· The Asset Manager can instantly view changes to the resolution priorities as borrower’s financials or collateral conditions change;
·  SNSC’s Net Present Value Model is highly customizable to address each investor portfolio strategies;
· The Asset Manager’s experience and knowledge of the borrower and collateral will ultimately dictate the best and most likely solution;
· All workout recommendations are subject to the approval of a Supervisor or the Department Manager.
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Modifications
The Company has a comprehensive modification program in place for borrower’s whose ability to pay is contingent upon reasonable term changes. Fully integrated DTI calculations, Net Present Value results and amortization schedules are utilized by the Asset Manager to determine the appropriate work-out. 
·   Modifications can be tailored to meet investor specific requirements;
·   Solicitations are sent to borrowers who meet eligibility criteria;
·   Underwriting review is performed to validate financial information and borrower situation;
·   Exterior/Interior BPO to validate property market value;
·   Fully integrated DTI calculations, NPV results and amortization schedules;
·   Proactively manage the borrower through the trial plan and/or modification.

Short Sales/Refinances/Short Refinances/Deed-in- Lieu
Identify population that may be eligible for loss mitigation options. 
· Review population with investor;
· Work with borrower, listing broker, lender and investor throughout the process;
· Continue with efforts to re-cash flow the asset;
· Recommend Real Estate Broker from SNSC’s list of preferred brokers if borrower requests assistance;
· Review property valuations and borrower’s financials;
· Negotiate with junior lien holder to obtain approval of the short sale;
· Offer Cash for Keys/Relocation incentive as directed by investor;
· Offer incentive to Listing Broker to promote timely closing of short sale;
· Always closely review HUD1 and monitor closing process.

Foreclosure
The Foreclosure Team coordinates and monitors foreclosure proceedings with outside counsel.
· The Asset Manager continues to be responsible for the overall management of the asset, while the Foreclosure Team handles the legal process;
· Loss mitigation strategies run parallel during the foreclosure process with the Asset Manager continuing to pursue alternative resolutions with the borrower;
· SNSC’s Foreclosure Management Module is an integrated workflow solution to track and manage the foreclosure process at every critical milestone;
· All Foreclosure proceedings are subject to evaluation and approval by the Foreclosure Committee. The committee includes:  Internal Counsel, Chief Operations Officer, SVP of Default Administration, SVP of Loan Administration and Foreclosure Manager;
· SNSC works with a time-tested proprietary list of approved attorneys for each state; 
· Each attorney is evaluated and ranked in the Vendor Management Scorecard in AMS.

Bankruptcy
The Bankruptcy Team receives or retrieves information relevant to the filings and monitors the bankruptcy proceedings from filing to dismissal/discharge. 
· The loan is transferred to a BK Asset Manager for the duration of the Bankruptcy;
· Filing Number and Chapter are updated in the BK module in AMS;
· Complete and file a Proof of Claim;
· Monitor receipt of payments under bankruptcy plan;
· Determine if borrowers intends to keep property;
· Review and respond to proposed repayment plan under Chapter 11, 12, or 13;
· Move for a stay or order if borrower default (Lift of Stay requested within 90 days);
· Update Vendor Management scorecard in AMS, for evaluation and ranking of each attorney.

REO Management
Asset Managers are responsible for managing the marketing and the timely closing of REO Properties. REO Management initiatives to reduce days on market and improve net proceeds include:
· Pricing Strategy - Accurate assessment of property value with frequent review of pricing strategy and marketing presence; complete repairs as needed for best execution; negotiate highest “net proceeds” offer and close transaction;
· Single-Point-of-Contact - Broker had direct line to the Asset Manager; assistance with property premarketing (i.e. Eviction/Trash-out/Maintenance/Winterization); assistance with property premarketing (i.e. Eviction/Trash-out/Maintenance/Winterization);
· Timeline Management - Incent Real Estate Agents to close within pre-determined timeline; offer Cash for Keys for ‘occupied ’properties’; ensure Net Proceeds are received timely and closing documents are accurate and complete.

Property Valuations and Property Preservation
· The Company maintains a database of approximately 3,500 approved real estate Brokers located throughout the United States, a result of tested relationships over the years. These selected Brokers provide Broker Price Opinions (BPO), Competitive Market Analysis (CMA), and Property Conditions Reports;
· Valuations are reviewed for quality and accuracy to ensure assets reflect market value. Brokers are consistently evaluated based on accuracy and timeliness of their work. SNSC scores each broker based on these criteria to consistently ensure the Company is utilizing the most qualified and responsive Broker in each respective geographic area;
· The Company developed an integrated a solution in AMS for ordering, retrieving and processing valuations;
· SNSC’s valuations assume interior neglect, potential repair expense, and other REO related expenses. This approach enables SNSC to gauge potential marketing conditions;
· The Company has engaged Nationwide Management Services, Inc. to provide Property Inspections and Property Preservation Services in accordance with GSE’s requirements. To improve efficiencies we are currently working with Nationwide Management Services,  Inc. to integrate data exchange;
· The Company is working with several well-known Valuation providers to handle BPOs and Appraisals in accordance with GSE’s requirements

Investor Reporting
Each month, Investors will be sent an Invoice along with a multi-tab spreadsheet that includes the following tabs of information for supporting details:
· Investor Summaries
· Loan Summaries
· Transaction Details
· Corporate Advance Details
· Ancillary Fee Details
· Servicing Fee Details
· Month-end Loan Snapshot
· Unapplied Transaction Details
· Escrow Transaction Details
SN Servicing also provides a robust Investor Reporting web site that provides 24x7x365 real time access to portfolio and loan details.  There are 5 main sections:
· Charts – Shows I high level graphical summary of the Investor’s portfolio.
[image: ]
· Reports – Provides 40 expansive portfolio reports for all aspects of the loans, containing thousands of data points.
[image: ]
· Shared Files – Utility that allows safe transmission of private information between the Investor and Servicer.
[image: ]
· Requests – Secure request ticketing system that keeps track of the status of any request made to SN.  Allows the secure transfer of supporting documents and integrates within the Account Officer’s daily “To Do List”.  
[image: ]
· Loan – Provides real-time detailed loan information, comments, transaction details, contact information, imaged documents, internal “To Do List”, Unofficial Payoff Quote, and Detailed Workflow timelines for Foreclosures and Loss Mitigation efforts.
[bookmark: _GoBack][image: ]

Cashiering


Payments are processed through Wells Fargo Lockbox service located in Dallas, TX.  An Additional Lockbox is set up in Charlotte, NC to handle North Carolina properties


Taxes


A ‘stop file’ runs nightly to identify checks received on loans in Foreclosure


‘Stop file’ items are forwarded to Cashiering the following day for review and resolution


Checks are imaged by the Lockbox and available immediately for review/research


Payments are posted from the daily Lockbox report using automated posting logic; funds that do not comply with posting logic are posted to the loan’s Unapplied account


Lockbox reports are posted and balanced daily


Unidentified funds are deposited to Control Accounts


Control Accounts are worked daily and reconciled monthly


Cashiering processes all monetary loans transactions, including Payoffs, Charge-offs, REO proceeds and Legal Settlements


Payment Sources are Lockbox 37%; Check-by-phone 19%; ACH 29% and Western Union 6%


23% of the portfolio is escrowed for taxes


Analyze escrow accounts annually or within 45 days of service transfer


Pay interest on escrow accounts in accordance with all state requirements


Notify borrowers of tax delinquency and request evidence of payment or payment plan agreement with taxing authority


Corelogic and NRTT are the Tax  Service providers (tax notifications for payment on escrowed loans and delinquent tax reports for non-escrowed loans


Tax servicing functions are supported by system; maintenance, tracking and reporting for real property taxes on escrowed and non-escrowed accounts





 Reconcile and post Interim cash from service transfers








Insurance


Insurance servicing functions are supported by system allowing for tracking and reporting on Hazard, Flood, Force Placed and Private Mortgage insurance


Loan Records Maintenance


Responsible for the custody, maintenance and tracking of the loan servicing files


Collateral Management


Manages the collateral relationship between the custodian and lenders/clients


90-day letter cycle to borrowers prior to assessing force-placed premium


If evidence of insurance discloses overlap period, an immediate refund for the period is issued


First Choice Insurance Company is the force place provider


Rates are reviewed by external firms and determined to be below cost on the open insurance market


Insurance statistics for the residential portfolio: Force Place 34%; PMI 2.28%; Force Place Flood 29.5%


Maintain and update imaging system with servicing documentation


Provide loan information via imaging system or paper files as may be required to servicing personnel


Ensure custody, care and protection of loan/borrower information in compliance with both state and federal regulations


Destroy loan/borrower records in accordance with state/federal regulations


Collateral documents are imaged by the custodian and made available on the servicing system


Manage vendor relationship to resolve collateral defects/deficiencies


Coordinate and oversee collateral audits


Responsible for updating, reconciling and maintaining MERS for foreclosures and service transferred portfolios


 Process release of collateral
 Prepare and provide images electronic media for service release/transfer loans
 Coordinate the preparation and recording of Lien Releases with custodian and vendor








-30 days to Service Transfer Date


Counterparty review of the operational, financial, legal and business risks 


1-60 Days 


Mail Hello Letters in compliance with government guidelines


Manage document negotiations and execution


Add information to monitoring reports 


Perform Due Diligence or Data Updates in Asset Pre-Board 


Set up contact list on P drive


Update and activate loans in AMS and service systems


Run loans through PACER/BANKO


Final data date comparison to boarded loans 


Soldiers & Sailors reconciliation and updates


Review Taxes to set up tax service with CoreLogic or NRTT


Image payment histories, collector comments and collateral documents 


Begin making soft calls to borrowers 


Balance and post prior servicer interim servicing cash and remove ISNP codes on loans in ILS


Review of REO account status and contact and vendor setup 


Complete asset category and interaction input in AMS


Loan analysis of delinquency, BPO aging, REO, Property Inspections, FC and BK status 


Review and update of Foreclosure account information


Complete MERS registration setup or transfers 


Complete review and update of Bankruptcy loans


Review Force Placed or Homeowners’ Insurance, PMI, and Flood Insurance


Complete ARM setup, updates and data quality review


Complete Data Integrity review and loan updates 


Complete BPO audit 


Review inspection flags 


First Collection Call


Review Preliminary prior servicer data
Assign package number and download tape to Asset Pre-Board
Approve prior servicer Goodbye Letters
Send service transfer instructions to counterparty
Set up new investor, lockbox and custodial account
Provide initial information about the pool to relevant departments
Review Final prior servicer data
Servicing Files received
Complete transfer of claims for active Bankruptcies 
Review and maintenance Escrow accounts 






Loan Boarding


SN Servicing has a proven track record of successful service transfers; since 1998 we have completed over 4,000 separate transactions/boardings


We have a fully automated electronic interface to our servicing system and have converted loans from all major systems (Fiserv, Interlinq, Fidelity) and many proprietary systems


Loan Maintenance


Post-boarding data quality review using on-line audit form populated with system data


ARM Unit


ARM servicing is supported by ARM module


Notable features of the system/process are:


Capability to transfer/load 10,000= loans in a single transaction


Full audit log incorporated in the pre-board function


Loan Boarding rules/edits employed during pre-board for increased validation


Rigorous dual process review to challenge data integrity 


Intuitively accept or assign MERS numbers during boarding


ARM data fields loaded electronically, post boarding


Comprehensive Service Transfer Guide and Weekly Coordination meeting (pre and post transfer)


Critical data fields are verified against Promissory note and/or related documents(s)


Audit population is 100% of loan pools with less than 500 loans or a statistical sample of pools greater than 500 loans (sample size may be expanded based on initial findings)


All ARM-specific data fields are audited (regardless of pool size)


Data exceptions are captured on the review form and approved by a supervisor


System corrections are made by authorized personnel


Audit trail is maintained of all corrections/changes


The ARM portfolio includes both standard and non-standard Adjustable Rate loan programs


Rate/payment changes are system generated


Indices are electronically updated weekly through an interface with HSH Financial Publishers


ARM data validity audits are performed post-boarding


ARM portfolio currently consists of over 1400 residential loans 
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