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Why Gold en Yea rs Reve rse M o r tgage ?
Golden Years Reverse Mortgage is committed to the best customer support
services offered in the state of Washington. We offer a variety of ways to
communicate with you, providing you the options that are most comfortable for
you to learn about reverse mortgages and make the most informed decision
for your needs when deciding if a reverse mortgage is the right solution for you.

“Reverse mortgage client satisfaction has a
higher rate of success when the applicant
is fully informed and represented by faceto-face consultations. “ Floyd Walker

CEO/President
Golden Years Reverse Mortgage Inc

Credibility
long-term relationships working with clients and local industry leaders

Experience
over 12 years of successful service to hundreds of Washington residents

Local
able to meet face-to-face for meetings when and where needed

Resources
significant partner relationships that provide needed resources

Knowledge
training, licensing, seminars, regulations and research that’s current

Respect
known throughout the industry as honest and straightforward
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Wha t Is a H ECM Reve rse M o r tgage ?

Reverse mortgage loans are a way for aging homeowners to convert their
home's value into tax-free cash, without having to sell or move. Insured by the
Federal Housing Administration (FHA), reverse mortgages allow homeowners
who are 62 or older to borrow against the equity of their homes.
Millions of Americans (Boomers) are approaching retirement. There is going
to be a large need for reverse mortgages in the very near future as these
Boomers end up with large amounts of home equity, which is the value of the
home minus the balance of the mortgage. Though this equity represents real
wealth, the most obvious way to access it is to sell the home, a reality few are
willing to exercise if other options are available.
Obviously, millions of older Americans could greatly benefit from the ability to
draw on home equity to meet monthly income needs, to finance home repairs
and maintenance, or to pay major medical expenses.
In 2013 and 2014, the FHA announced major changes to the Home Equity
Conversion Mortgage (HECM). One major change is the limiting of the up front
lump sum payment available to 60% of the principal limit in the first year of
your reverse mortgage.
In April 2015, the FHA began requiring borrowers to undergo a financial
assessment before obtaining a reverse mortgage. This assessment determines
whether the borrower will be able to make monthly tax and insurance payments
going forward with the new reverse mortgage.
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How D o e s a Reve rse M o r tgage Wor k?

A reverse mortgage works differently than a forward mortgage or home
equity loan. Instead of making monthly payments to a lender, a lender makes
payments to you, based on a percentage of the value of your home. You choose
whether the cash is paid as a single lump sum, a regular monthly cash advance,
a line of credit (where you decide when and how much to borrow), or a
combination of these methods.
For some homeowners the biggest advantage is to pay off your existing
mortgage/home equity loan with a reverse mortgage, thereby eliminating
the monthly mortgage payment for as long as you and/or your spouse lives in
the home. Increasing your monthly cash flow will ensure that you and/or your
spouse will never lose your home for not paying the monthly mortgage payments
required by your current mortgage lender. With a reverse mortgage, there are no
monthly mortgage payments required for as long as you live in your home.
Throughout the life of a reverse mortgage, you keep title to your home, which
acts as security for the loan. You are charged interest only on the proceeds you
receive; now, both fixed and variable interest rates are available. Most reverse
mortgages are variable rate loans tied to short term indexes, such as the 1 year
Treasury bill or the London Interbank Offered Rate (LIBOR), plus a margin that can
add an extra one to three percentage points. Any interest is deferred and
accumulates over the life of the reverse mortgage until payment is required.*
As the loan progresses, your debt increases while your home equity decreases.
When you move, sell the home or pass away, the lender sells the home to
recover the money that was paid out to you. After lender fees are paid, any
equity left in the home goes to you or your heirs. If you receive more payments
than your home is worth, you will never owe more than the value of the home,
according to the Federal Trade Commission.
*Note: A reverse mortgage can become due if you fail to meet the obligations of
the mortgage (for example, if you fail to pay your taxes and/or insurance or if the
property falls into disrepair). You remain responsible for paying property taxs and
insurance and for maintaining your home.
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Wha t Are t h e B e n efi t s a n d Co n ce r n s ?

B

No monthly mortgage payments are due during the length of the loan. All
accrued monthly costs, such as mortgage insurance premiums, interest
charges and lender’s service fees are due when the loan is paid oﬀ.
When the last surviving owner/borrower passes away, the loan must be
repaid before the home’s �tle can be transferred to the borrower's heirs.

C
B
C

A reverse mortgage does not capitalize Social Security or Medicare beneﬁts.
Payments may aﬀect Supplemental Security Income and Medicaid payments.

B
C

Income from a reverse mortgage is not taxable.
Interest is compounded on a reverse mortgage and cannot be deducted from
income taxes un�l it is repaid. * Not tax advise. Please consult a tax professional.

B

The value of the house, not the homeowner’s current income, is used to
determine eligibility for a reverse mortgage.
As the equity decreases in your home with each payment to you, your heirs
will receive less money as you will have u�lized some equity from your home.

C
B
C

The homeowner can age in a familiar home without selling and moving.
You must pay oﬀ the remaining home mortgage with your own money or with
proceeds from the reverse mortgage loan at closing.

B

The homeowner can keep the �tle to the home un�l the homeowner
passes away, moves, sells the home, or reaches the end of the loan term.

C

Prior to obtaining most reverse mortgages, you must a�end a HUD-approved
phone counseling session on reverse mortgages. You can obtain a list of
approved counselors and the documents required to schedule your
appointment from Golden Years Reverse Mortgage.
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W h at A re t h e B e n e fi t s an d Conce r ns ?

B
C
B
C

Lenders cannot go to your heirs for repayment of your loan if the house sells
for less than what was borrowed.
In some cases, when the home is sold to pay back the reverse mortgage,
there may not be much money
.
le� for your heirs.
Upfront costs or fees can be folded into the reverse mortgage from the start,
instead of paying them out of pocket at the beginning of the loan.
The upfront costs can be higher for reverse mortgages than for tradi�onal
mortgages/equity loans due to the cost of the FHA insurance premium.

B
C
B
C
B
C

Interest rates on reverse mortgages can be ﬁxed or adjustable, but most are
adjustable rates.
Reverse mortgages have variable rates that move up and down with the
market condi�ons.
Money from a reverse mortgage can be used for any purpose, such as
for home repairs and
- maintenance, long -term care, medical needs,
supplemental re�rement income, or repayment of debt.
Deferred interest will accrue on the following when these are rolled into
the loan: insurance premiums, broker’s fees, closing costs, and service fees.
As the owner's age increases and/or the home equity increases, the amount
that can be borrowed increases.
The homeowner is s�ll responsible for paying property taxes, paying
homeowners insurance, and maintaining and repairing the home. If the
homeowner fails to do any of these things, the loan becomes due.
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Qua lifying fo r a Reverse M o r tgage

SIX KEY QUALIFICATIONS:
• Homeowner 62 years or older
• Qualifying property
• Mortgage balance that can be paid off at closing
• Financial assessment / ability to pay taxes and
- insurances
• Must live in the home
• Receive consumer information from approved counselor
• Condominium projects must be FHA approved
To be eligible for a FHA HECM, the FHA requires that you be a
homeowner 62 years of age or older who has the financial
resources to pay ongoing property charges, including taxes and
insurance. You must live in the home. You are required to receive
consumer information at a very low cost from a HUD-approved
counselor prior to obtaining the loan. You may apply for a HECM
regardless of whether or not you purchased your home with a
FHA-insured mortgage. To be eligible for the FHA HECM, your
home must be a single family home or a two to four unit home with
one unit occupied by the borrower. HUD-approved condominiums
and manufactured homes that meet FHA requirements are also
eligible.
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What Is t h e Pro ces s to Apply ?

As Easy as 1, 2, 3
•

•

Call the Reverse Mortgage Specialist at Golden Years
Reverse Mortgage so we can help you learn more, answer
your questions and help you determine if a reverse mortgage

1

HUD safeguards your interests by requiring you to receive
the processing of your application Golden Years Reverse Mortgage
counseling from an HUD-approved counselor while we assist in
will provide you with a list of HUD-approved counselors and the
documents required to set up a phone appointment.

2

Mortgage will schedule an appraisal to determine the value of
your property, a requirement for every reverse mortgage application.
Your appraisal will be submitted with your application for review
by an underwriter.

3

call you to schedule a time to sign the closing documents, discuss
the funding options, and/or answer any questions you may have.
You will have a three-day right of rescission after signing.
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S amp le Rea s o n s fo r Appl yi n g
2014 Financial Assessment per HUD Mortgage Letter 2014-21.

12 REASONS TO APPLY:

• Eliminate your monthly mortgage payments *
• Gain access to tax-free cash *
• Relieve financial pressure
• Supplement retirement income
• Continue to own your own home
• Pay off credit card debt
• Downsize current home & payments
• Pay medical & long term health care costs.
• You & your heirs keep all remaining equity
• Purchase a new home using reverse mortgage
• Complete home improvements & maintenance
• Bridge income until full Social Security benefit’s begin

* Homeowner is still responsible for paying the taxes and insurance.
* * Not tax advice. Please Consult a tax professional.
CALL NOW FOR FURTHER EXPLANATIONS
AND FIND OUT WHAT YOU MAY QUALIFY FOR.
10

INFO CALL 844-455-4976 / GoldenYersRM.com / NMLS# 7555 NMLS#7493

“This material is not from HUD or FHA and has not been approved by HUD or a goverment agency.”

G O L DEN YEARS RM

Lo an D i s burse m e n t Opt i ons

• Line of Credit
• Monthly Installments
• Lump Sum
Your loan disbursement depends on the type of loan, the lender, and
the payment option that you select.
Most reverse mortgages today are insured by the Federal Housing
Administration (FHA) as part of its HECM program. With a HECM loan
you can receive your money in one of three ways: as a line of credit,
in monthly installments, or in a lump sum. You can also get a
combination of monthly installments and a line of credit.
As of October 1, 2013, there is a cap on the amount you can take out
in the first year. Golden Years Reverse Mortgage will calculate for you
how much you are authorized to borrow overall, based on your age,
the interest rate, and the value of your home. This number is known as
your initial principal limit.
Generally, you can take out up to 60% of your initial principal limit in
the first year. However, if the amount you owe on an existing
mortgage (or other required payments) is more than 60% of your
initial principal limit, you can take out enough to pay off your
mortgage (and any other required payments, including upfront loan
fees) plus additional cash of up to 10% of your initial principal limit.
This first-year withdrawal cap applies to all three payout options.
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20 1 6 Fina n c i a l Asse ssm e n t
Lenders must conduct a financial assessment of every reverse
mortgage borrower to ensure that you have enough money to pay
ongoing costs, such as property taxes and homeowners insurance,
over the life of the loan.
Lenders examine the borrower's sources of income, such as Social
Security, pensions, and investments. Borrowers must provide certain
documents, such as tax returns and bank account statements.
Any credit trouble will have to be explained. The lender must
determine whether the explanation qualifies as an extenuating
circumstance in getting the loan approved.
The financial assessment determines whether the lender must set
aside a certain amount of money to pay for property taxes and other
expenses over the course of the loan. This "set-aside" reduces the
amount of loan proceeds available to the borrower.
To figure out whether a set-aside is required, the lender subtracts
property charges, debt obligations, and other living expenses from the
borrower's income and assets. The resulting "residual income" is the
amount of money left over each month. This figure is compared to a
government threshold amount (based on region and family size) to
determine whether a borrower has enough monthly residual income
to pass the assessment.
If there is a shortfall in residual income or credit problems, the lender
must carve out a set-aside from the loan proceeds.
A large shortfall requires a full set-aside that covers all property taxes
and insurance over the borrower's life. The lender will pay the
expenses from the set-aside.
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Typi cal C l o s i ng Cos t s

Typically. closing costs are financed into the reverse mortgage loan.
Some of the closing costs commonly charged to a reverse mortgage
borrower can include:
Appraisal: Determines value and if house meets FHA standards. This
ultimately determines amount available. ~ $560
HUD Counseling: Pays for required HUD Counseling. ~ $105-$125
Credit Report: Checks for any judgments or tax liens against the
borrower. ~ under $20
Flood Certification: Determines whether or not the residence is built
on a federally designated flood plain. ~ under $20
Title Insurance: Protects owner and lender against any losses due to
disputes over property ownership. The larger the loan amount, the
higher the cost of the title insurance.
Escrow, Settlement, or Closing: Typically includes a title search and
any other required closing services. ~ $150-$450
Document Preparation: Pays for preparation of all final closing
documents. ~ $75-$150
Recording: Covers fees associated with recording the mortgage lien
with the County Recorder's Office.
- ~ $50-$100
Courier: Pays for overnight mailing of any documents between the
lender and the title company or loan investor. ~ under $50
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S afeg ua rd s to P ro te ct Yo u

A reverse mortgage has more safeguards than would likely be found in
any other mortgage or financial transaction in which a senior might enter.
OWNERSHIP PROTECTION
A reverse mortgage is a first deed of trust mortgage, like almost any
other mortgage. In all cases, the borrower remains the owner of the
home, and the lender simply has a lien on the property that is used to
secure the mortgage.
DECISION MAKING
The borrower is free to make improvements to the property or to sell
the home at any time without permission or penalty. As long as one
borrower continues to occupy the property (regardless of the status of
the spouse), and as long as the borrower keeps the property taxes
current and the home insured, section 255 of the Community and
Homeownership Protection Act of 1987 assures this will remain their
home until they choose to sell the home, they move out of the home, or
the last borrower passes away.
HEIRS
A reverse mortgage does not interfere with the homeowner’s right to
decide who will be the rightful heir to the property and, upon the
homeowner’s death, the heirs are never required to make any payment
on the mortgage. To make sure the borrower cannot outlive the term
of the mortgage, the statutory maturity date of a reverse mortgage is the
150th birthday of the yougest borrower.
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S afe guards to Prote c t You
MORTGAGE RECOURSE
Especially worth noting is the non-recourse feature of a reverse
mortgage. In signing this mortgage, neither the borrower nor the
heirs or estate has any personal liability. Regardless of how long the
borrower remains in the home, and despite the final balance due on
the reverse mortgage, the borrower is never liable to repay more than
the value of the home at the time of sale. If the balance due on the
reverse mortgage could exceed the sales price and any shortfall due,
the lender is paid by the insurance fund, not the borrower or the heirs.
This feature should not be viewed as charity by or a government bailout
.
As part of doing the reverse mortgage, the borrower pays for the
insurance that provides this safeguard.
MANDATORY COUNSELING
Taking time to fully understand this loan is not only a good idea; it's
mandatory. No lender is permitted to begin processing a reverse mortgage
application, refinance, or purchase for any borrower until the borrower has
completed mandatory reverse mortgage counseling, conducted by a
HUD-approved counselor and they have received their certificate of HECM
counseling. This can be done over the phone. Golden Years Reverse Mortgage
will provide the borrower with the necessary documents to set up the
appointment, along with a list of counselors to choose from.
The bottom line is that a HECM has many more reverse mortgage
protections for consumers than will be found in most mortgages or other
financial transactions. Any senior that would derive a benefit from a
HECM can enter into the transaction having received full disclosure and
knowing that the program insures them against nearly all the risks that
are erroneously thought to be part of doing a reverse mortgage.
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N ew Home P u rch a se H 4P
HECM for Purchase allows seniors, age 62 or older, to purchase a new principal
residence using loan proceeds from the reverse mortgage.
The program was designed to allow seniors to purchase a new principal residence
and obtain a reverse mortgage within a single transaction. The program was also
designed to enable senior homeowners to relocate to other geographical areas to
be closer to family members or downsize to homes that meet their physical needs,
i.e., handrails, one level properties, ramps, wider doorways, etc.
A reverse mortgage for purchase allows older Americans to buy a house that better
suits their needs without dumping all their retirement assets into it, which would be
the case in an all-cash transaction. It also lets them avoid dipping into their monthly
fixed income, which would occur if they took out a traditional mortgage.
Over time situations and family demographics change and your home now seems
too large for your current needs. Having a large home with multiple rooms and a
large piece of property may now take more work than you are willing to put in to
maintain it and, if you are retired, you may prefer to downsize to a smaller, more
manageable home. You may now need a home that caters to new physical needs,
such as a one-level home with ramps or handrails and wider doorways, or warmer
climate may be attractive, or you may simply choose to move closer to the rest of
your family. Whatever your reasons, there is a viable option available to you for aging
in a new home instead of your current one, and a HECM for Purchase could be the
right solution for you.
PROCESSING
The HECM for Purchase closing will use many of the acceptable practices used for
insuring forward mortgages. Because the HUD-1 Settlement Statement is the final
statement, it will reflect final adjustments (e.g., adjustments for fuel, electricity, etc.)
not captured on the Reverse Mortgage Loan Amortization Schedule.
Fixed interest rates are eligible.
There is a requirement for mortgagor to physically occupy the property 60 days after
closing. The HECM security instrument requires the HECM mortgagor to establish a
legitimate principal residence in the home. Lenders are encouraged to ensure the
HECM mortgagor lives in the home prior to submitting the case binder for endorsement.
Lenders may, but are not required to, obtain a letter from the HECM mortgagor
stating he/she lives in the home.
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N ew H o m e Purc h ase H 4 P
Newly constructed properties must be 100% complete at the time of inspection
and initial application.
The senior may decide to cancel the purchase transaction at any time prior to the
date of closing. If the senior decides to cancel the transaction, he/she must notify
all parties in writing. Where earnest money has been provided, the senior should
review the sales contract to determine if the earnest money is refundable. The
Federal Reserve Board of Governors should be contacted for right of rescission
and Truth in Lending Act guidance.
The title company (settlement agent) is responsible for disbursing funds in
accordance with state law.
A senior purchases a principal residence using 100% seller financing, signs a HECM
loan application the next day or shortly thereafter and meets all eligibility criteria
for obtaining a HECM. Does the Federal Housing Administration (FHA) consider this
transaction to be a traditional HECM or a HECM for purchase transaction?
This scenario describes a traditional HECM. Consistent with existing policy guidance,
the HECM loan proceeds will satisfy a recorded lien that was created from the
seller financing. Lenders may request a copy of the executed HUD-1 and warranty
deed, or its equivalent, to ensure transfer of title to the prospective HECM mortgagor.
The property can serve as collateral for another secured loan, only after the
mortgage insurance certificate has been issued. Lenders are responsible for
ensuring additional secured liens are subordinate to the HECM first and second
liens. Such financing may not occur concurrently with the HECM closing.
HECM for purchase can be used to satisfy outstanding payment obligations
associated with a land contract, if the property will be used as collateral for the
HECM and the mortgage will be held in fee simple, or on a leasehold under a
lease for not less than 99 years which is renewable, or under a lease having the
remaining period of not less than 50 years beyond the date of the 100th birthday
of the youngest mortgagor.
The lender may only take application once the Certificate of Occupancy or its
equivalent has been issued.
Eligible property types are existing one-to-four unit properties where construction
has been completed and the property is habitable as evidenced by local jurisdiction
issuance of certificate of occupancy or its equivalent.
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N ew Home P u rch a se H 4P
Ineligible property types are
•
Cooperative units
•
Newly constructed residences where a Certificate of Occupancy
or its equivalent has not been issued by the appropriate local authority
•
Boarding houses
•
Bed and breakfast establishments
•
Existing manufactured homes built before June 15, 1976; and
•
Existing manufactured homes built after June 15, 1976 that fail to conform
to the Manufactured Home Construction Safety Standards, as evidenced by
affixed certification labels (e.g., data plate and HUD certification label) and/or
lack a permanent foundation as required in HUD's Permanent Foundations for
Manufactured Housing Guide or homes that are installed or were occupied
previously at another site or location.
Mortgagors will continue to have the option of electing to have the lender withhold
funds from their monthly payments or by charging such funds to the line of credit.
(i.e., ground rent, tax, insurance, Homeowner Association fees, etc.)
To be eligible for federal insurance, the property must meet FHA minimum property
requirements. All repairs to correct major property deficiencies that threaten the health
and safety of the homeowner and/or jeopardize the soundness and security of the
property must be completed by the seller prior to closing. Appraisers must complete
the appraisal report as "Subject to" the completion of these repairs.
Major Property Deficiency Examples:
•
No running water
•
Leaking roof
•
No primary heating source
•
Inadequate electrical system (including lighting)
•
Inoperable doors and windows (inhibited ingress and egress)
•
State or local code violations
An appraisal is required for all HECM transactions, including purchase transactions.
The execution of the Amendatory Clause does not negate federal and state mandates
on providing a copy of the appraisal to the consumer.
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N ew H o m e Purc h ase H 4 P
Prospective mortgagors may use their own money or money obtained from the sale
of assets. The monetary investment requirement can also be met by the use of
approved funding sources as defined in HUD Handbook 4155.1 REV-5, section 2-10,
with the exception of the following funding sources which may not be used:
• Sweat Equity • Trade Equity • Rent Credit • Cash or its equivalent, in whole or in
part, from the following parties, before, during or after loan closing:
The seller or any other person or entity that financially benefits from the transactions, or
Any third party or entity that is reimbursed, directly or indirectly, by any of the parties
described in the previous bullet.
A withdrawal from the mortgagor's savings or retirement account would be an
acceptable funding source.
For HECM purchase transactions only, the maximum claim amount will be the least of:
1) the appraised value; 2) sale price; or 3) FHA mortgage limit for a one family residence.
The principal limit is determined by multiplying the maximum claim amount by the
principal limit factor corresponding to the age of the youngest mortgagor or
non-borrowing spouse, the expected interest rate and the initial MIP option that the
borrower selects.
Credit card cash advances are NOT acceptable as all outstanding obligations connected
to the HECM transaction, purchase or otherwise, need to be satisfied prior to or on the
date of closing.
•
Seller concessions are not allowed, and seller financing is NOT allowed.
•
Real Estate Certification is required.
•
All existing liens must be satisfied at the HECM closing.
In addition to the HUD-1, a copy of the sales contract executed by all parties and a copy
of the cashier's or certified check bearing the name of the seller can be used to verify
the funding source.
Bridge loans and other interim financing methods associated with HECM transactions
are prohibited, unless the unpaid or outstanding obligation can be satisfied prior
to or on the day of closing.
In lieu of providing a Verification of Deposit with the most recent bank statement, FHA
will accept the two most recent, consecutive original bank statement(s), belonging to
the borrower, which covers the most recent (three-month period) and previous
month's balance. Bank statements that are more than 120 days old prior to the closing
date are not acceptable.
INFO CALL 844-455-4976 / GoldenYersRM.com / NMLS# 7555 NMLS#7493

“This material is not from HUD or FHA and has not been approved by HUD or a goverment agency.”

19

PREPARED

.

INFORMED

G O L D E N Y E A R S R M . CO M

G O L DEN YEARS RM
R

E

V

E

R

T R U S T E D ,

S

E

M

O

E X P E R I E N C E D

R

T
&

G

A

G

E

R E F E R R E D
“ WA L K E R ”

Floyd “WALKER” Walker
C E O / Pr e s i d e n t

Walker@GoldenYearsRM.com
Lic# NMLS 7555 & NMLS 7493

INFO CALL 844-455-4976 / GoldenYersRM.com / NMLS# 7555 NMLS#7493
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