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NOTICE TO LENDERS

AH & DCA COLLABORATIVE HOMEOWNERSHIP PROGRAM
for Veterans

The Lender Guidelines included in this document is an abbreviated version to help
address the most frequently asked questions regarding the borrower’s eligibility
requirements, AH & DCA’s documentation requirements for loan submission and
underwriting and administrative standards. While these guidelines, in most
instances, typically align with conventional, FHA, VA, and DCA’s underwriting
standards, there are instances wherein the AH and/or DCA Homeownership
Guidelines may require additional documentation, or may vary from conventional,

FHA or VA standard guidelines or may have an additional overlay.

This is a new program we are excited to launch! Guidelines may be subject to
change without advance notice. Therefore, for questions and confirmation on
administrative or operational standards that may not appear in this abbreviated
version, or if the underwriting standard is not listed, you can call or email us,
prior to your loan submission, to confirm clarification and/or if the underwriting
standard in question will be acceptable for DPA consideration with the DCA Peach
Select VA Loan Program for Veterans.

www.atlantahousing.org — Housing Programs

Mailbox for Homeownership Services & Development general questions:
0Svel ; .
Housing@dca.ga.gov
You can also contact any one of the Homeownership Program Specialists directly.

Thank you for your continued business and your new business as we look forward
to working with you!

-The Homeownership Team!

Georgia Dream Peach Select Veterans Program & AH Homeownership Program for Veterans —
effective March 1, 2026
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DCA & AH COLLABORATIVE HOMEOWNERSHIP PROGRAM
for VETERANS

GEORGIA DREAM PEACH SELECT VETERANS LOAN PRODUCT
can now be layered with
ATLANTA HOUSING DOWN PAYMENT ASSISTANCE

DCA & AH VETERANS PROGRAM ELIGIBILITY REQUIREMENTS

ARE YOU A VETERAN INTERESTED IN BECOMING A HOMEOWNER? Atlanta Housing
and the State of Georgia Department of Community Affairs (DCA) have a new program just for
veterans!

The AH & DCA Collaborative Homeownership Program for Veterans is available to: Veterans,
active or inactive, who are first-time homebuyers, and who have not owned a home, or is a co-borrower or
co-signer on an existing loan, and have not had an ownership interest or title in residential or commercial
property for the most recent past three years.

Eligibility Requirements include:

Income(s) cannot exceed 80% of the current HUD’s MSA Area Median Income (AMI) for Atlanta
Property purchased must be the homebuyer’s primary residence (2" homes not permitted)

The buyer’s liquid assets cannot be more than $35,000

The buyer must meet the lender’s loan approval for VA loan financing

The primary loan can be for up to a 30-year loan term, and must be a fixed-rate loan
Documentation of ‘Georgia’ residency of not less than six (6) consecutive months

Properties purchased can be a single family detached (SFD), townhome (TH), or Condominium
Completion of an eight (8)-hour Homebuyer Education class provided by a HUD-approved Housing
Counseling Provided

The buyer’s contribution or own funds for the purchase must be not less than $500.

TOTMEmOOW R
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Down Payment Assistance Provided: $25,000 if the borrower meets the eligibility requirements

Maximum Purchase Price: $375,000

Geographical Restriction: The Property being purchased must be within the City of Atlanta.
Participating Lenders: Lenders who participate in both DCA and AH loan programs
HBE Counseling Providers: HBE Providers acceptable to DCA and AH (see AH website)

» Purchases with a non-occupant co-borrower and/or with co-signers are not eligible
» AH’s Processing time is 15 to 20 business days after receipt of a complete credit file from
the primary lender.

Georgia Dream Peach Select Veterans Program & AH Homeownership Program for Veterans —
effective March 1, 2026



DCA & AH COLLABORATIVE HOMEOWNERSHIP PROGRAM

(General Guidelines/Information for Lenders)
for the

Georgia Dream Peach Select Veterans Program with AH DPA

The AH & DCA Collaborative Homeownership Program for Veterans is available to: Veterans,
active or inactive service, are considered a first-time homebuyer if they have not owned a home within the
past three years and has not or is not currently a co-borrower or co-signer on an existing loan; and do not
have not had an ownership interest or title in residential or commercial property for the most recent past three

years.

Amortization
Assignment
Cash Reserves

Contingency
Approvals

Credit Report

Credit Score

DPA Funds

DPA Loan
Submissions

There is no negative amortization. Interest will not accrue during the term of the loan.
The subsidy loan cannot be assigned.
Borrowers must have two months’ PITI+HOA cash reserves after closing.

AH does not issue contingency approvals or allow for trailing documents as a condition
of loan approval.

Lenders must submit to AH a complete copy of the residential mortgage credit report or a
tri-merged credit report, or a credit report utilized by an approved Automated
Underwriting System (AUS) and cannot be more the 120 days old at time of loan
submission to AH.

All loan submissions must have a middle credit score at or greater than 640.

AH subsidy loan must be applied to customary closing costs. AH subsidy can be used to
either: a) reduce the primary loan amount, b) pay for closing costs, c) buy-down the
interest rate, or d) as a combination of either a, b, or c. It cannot be used to subsidize the
sales price or solely used to buy-down the interest rate of the primary loan.

DPA funds cannot be used to pay off or to satisfy any outstanding installment or revolving
debt, IRS and/or State tax debt or student loan debt on behalf of the borrower, at closing.

A. The lender/loan officer is responsible to confirm, prior to submission, the transaction
meets the Homeownership DPA Eligibility Requirements (see Exhibit B).
B. The lender/loan officer’s submission must include, but may not be limited to all the
documents listed in Exhibit B (attached) for DPA consideration.
AUS documentation process must indicate Approved Eligible.
D. Upon receipt of a complete loan submission, AH will process internally for a final review
1. AH will notify the lender, via email, if the loan submission is incomplete or is
missing support documentation.
2. Incomplete submissions with missing documentation will be suspended until
receipt of all requested documents.

O
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3. Requested documents not received in timely manner may be declined for
insufficient documentation and cannot proceed.

DPA Processing Processing time for DPA transactions is thirty (30) days from receipt of a complete

Time

Eligible
Properties
Forgiveness

Geographical
Restrictions

Gift Funds

Income

loan submission/package.

All requests/transactions must be submitted by noon on Thursdays

Lenders will be notified on the following Thursday of loan status

Complete transactions received by noon on Thursdays will go to LRC on Friday

If approved, AH will contact the borrower to complete AH documents and the Vendor

Registration in a timely manner.

E. Once AH documents and a vendor registration (by the borrower) are confirmed and
received, the lender/loan officer will be sent a formal AH Subsidy Commitment Letter.

F. If declined, lender/loan officer will be sent a formal AH Declination letter.

on®z

Eligible properties are single family detached (SFD), townhomes (THs) and
condominiums (Condos).
Note: Tiny houses, single-family units with ADUs, and 2—4-unit properties are not eligible.

The subsidy loan is completely forgiven after a 10-year term of owner-occupancy.

The property being purchased must be within the ‘City of Atlanta’ geographical boundaries.
Properties outside of the AH’s geographical jurisdiction are not eligible.

Gift funds are permitted; however, gift funds cannot be used in lieu of the borrower’s own
funds/investment of not less than $500. Gift funds can be in addition to the borrower’s
own $500 investment. AH must be made aware of ‘gift funds’ at the time the credit file is
submitted. AH must be provided with the customary documentation of the donor’s name,
address, telephone number, his or her relationship to the home buyer, the dollar amount
of the gift, and a statement that no repayment is required or expected.

Eligibility income cannot exceed 80% of the current HUD MSA AMI for metro-Atlanta and is
updated annually by HUD. If married, the combined income for all borrowers, on the
primary loan, cannot exceed the maximum 80% of current AMI, even if only one spouse or
partner is on the note; if two or more unrelated buyers will be on the primary loan, the
combined income for all borrowers cannot exceed the maximum 80% of current AMI.
o Wages/earnings/W-2 income cannot exceed max eligible income of 80% of the
current AMI.
o Self-employed (Schedule C) gross income (not the adjusted income with allowable
IRS write-offs) cannot exceed eligible income of 80% of the current AMI.
o Wage/earning/W-2 income PLUS self-employed (Schedule C) gross income cannot
exceed maximum eligible income of 80% of AMI.

Income includes, but is not limited to, employment income, overtime income, commissions,
bonuses, alimony, child support, second job income, stipends, and self-employment
(Schedule C, K, Corporation or Subchapter S) income, etc. Current income/earnings
determine eligibility income. Eligible income cannot exceed the prescribed percentage of
the area median income (AMI) at time of DPA approval. The qualifying income used on the
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lender’s 1003 loan application will not be AH'’s sole source of verification to determine if the
buyer is income eligible.

Income Verification (W-2s): Three consecutive years of the borrower’s W-2s must be
submitted. AH reserves the right to request additional documentation sources to verify the
borrower’s or borrowers’ income eligibility limit of 80% of the current AMI for the metro-
Atlanta MSA.

Income Verification — Self Employment: AH reserves the right to request additional
documentation or other sources to verify self-(Self-Employment) employment income. In
addition to tax transcripts of the most recent (consecutive) three years, AH must also
receive

signed copies of the borrower’s 1040s filed for the most recent three years, including the
‘self-employment’ income schedules required with the filing of the 1040s.

Grossed up income: Some non-taxable income sources may be raised by 15-25%. These
income sources may include Social Security, SSI disability payments, and VA payments,
according to industry practice. However, child support, scholarships, retirement income
and/or financial support from a 3"-part source cannot be “grossed up” to income qualify
the borrower.

Interest Rate There is no interest rate or deferred interest rate charged on the DPA subsidy

Layering of Other The AH and Georgia Dream Peach Select Veterans Program cannot be
DPA Sources layered with any other DPA sources
Lien Position The AH DPA will be in a second (2™) lien position.

Liquid Assets The borrowers’ liquid assets must not exceed $35,000. Transactions are not eligible if gift
funds exceed the borrower’s maximum liquid assets amount, regardless of the form of gift
funds payment and/or if gift funds are sent directly to the closing attorney. A retirement
account is not considered a liquid asset and therefore is only viewed as a compensating
factor. (see Retirement Accounts)

Manual Underwrite A lender’s “manual underwrite” in lieu of an AUS approval will not be accepted.

Married For married persons who are not legally divorced, income verification for both parties must
Persons be provided, regardless if only one person is making the application and will be signing the

primary loan note and DSD and/or the AH loan documents. Sufficient documentation from
the courts may be required to confirm divorce status.

Non-Occupant Purchases with a non-occupant co-borrower and/or with co-signers, are not eligible
Co-Borrower/ for DPA consideration, regardless of the reason.
Co-Signers

Georgia Dream Peach Select Veterans Program & AH Homeownership Program for Veterans —
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Outstanding
Collection
Accounts

Outstanding
Debts to be
Paid-off

Own Funds

Participating
Lenders

If the loan submission states payment of any outstanding collection account(s), prior to,

or at loan closing, the file must evidence at the time of loan submission, the borrower has
sufficient cash-to-close plus PITI+HOA required reserves plus the available funds to pay off
the prescribed collection account(s). AH DPA funds cannot be used or included in the
calculation to cover the payoff of collection accounts at closing.

If the loan submission states payment of any outstanding debt(s) prior to, or at loan closing,
the file must evidence at the time of loan submission, the borrower has sufficient cash-to-
close plus PITI+HOA required reserves plus the available funds to pay off the debts

as prescribed on the loan application. AH DPA funds cannot be used or included in the
calculation to cover the payoff of debt(s) at closing, including but not limited to revolving,
installment, state owed taxes, IRS owed taxes or student loans.

The minimum contribution from the buyer cannot be less than $500 from their own funds.
Gift funds cannot be used in lieu of the borrower’s own funds. The $500 can be documented
in the form of the earnest money deposit, closing costs on the HUD-1 or Closing Disclosure
or related POCs, e.g. appraisal, home inspection, etc.

Lenders participating in the Veterans Homeownership Program must be a legally organized

and properly licensed business entity in the state of Georgia or licensed to do business in

the state of Georgia.

A. Participating lenders must have as a principal purpose the origination of secured single
family residential mortgage loans.

B. Participating lenders must be approved as a VA Lender or be a federally regulated
financial institution or a state or federal agency.

C. Lenders must be approved as a Fannie Mae, Freddie Mac or Ginnie Mae Issuer.

Note: AH reserves the right, at its sole discretion, to suspend or terminate a lender’s and/or loan officer’s
participation in the Program. During a suspension period, as determined by AH, the Loan Officer cannot
submit transactions, or have another party submit to AH DPA transaction on his or her behalf.

Primary Loan The primary VA loan must be with State of Georgia Department of Community Affairs.

Properties

Property
Inspection
Report (PIR)

Eligible properties are single-family detached (SFD), townhomes (THs) and Condominiums.
Note: Tiny houses, single-family units with ADUs, and 2—4-unit properties are not eligible
properties.

A Property Inspection Report is required on all existing properties; and optional for new
construction.

A. The property must meet safety and soundness requirements

B. AH reserves the right to find the collateral property as unacceptable

C. AH will require the borrower(s) to sign a PIR Acknowledgement Affidavit

AH cannot provide a preliminary advisory or suggest to lenders what to repair or what
not to repair based on the PIR. The decision as to what repairs are needed and to what
extent needed for safety and soundness is between the parties on the PSA.

Purchase Price The maximum purchase/sales price for eligible properties is $375,000 (effective 09-2023).
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Qualifying
Ratios

Repayment/
Recapture:

All loan submissions with an AUS approval must meet the following.

Credit Score Housing Ratio = PITI + HOA Total DTI Ratio
>640 Per AUS Approval Per AUS Approval

At time of loan submission, in addition to meeting the minimum credit score of 640 the
lender must also include documentation to confirm:

1. Borrower has verifiable cash reserves of two (2) months PITI + HOA; and

2. Borrower has verifiable cash-to-close

Repayment is not required if borrower maintains the property as his/her primary residence
for the entirety of the 10-year affordability period. Repayment/Recapture of the AH subsidy
amount is triggered when:

e the property is no longer the homeowner’s primary residence.

e the property is sold, regardless of the reason for the sale.

e the homeowner obtains a ‘cash-out’ refinance, a HECM or HELOC loan; and/or

e the homeowner obtains a reverse mortgage, regardless of payment structure.

Example of Subsidy Repayment/Recapture, if triggered during the 10-Year Affordability

Anniversary Year Recapture %
Years 1 thru5 100%
Year 6 80%
Year 7 60%
Year 8 40%
Year 9 20%
After year 10 No Recapture is due

Repayment/Recapture terminates, and is no longer in effect, after the 10" year anniversary.

Request for Changes Request for changes to the primary loan approval after receipt of an AH DPA loan
AFTER DPA Approval approval has been issued, the Lender/Loan Officer must:

A. Submit the updated 1003 and any other support documents as to reason.

B. The re-submission w/changes must be in by 12:00 noon on Thursday.

C. Ifthetransaction has been scheduled for closing, and changes are requested, the
closing date must be rescheduled.

D. Request for changes after DPA Loan Approval will be reprocessed and
resubmitted for LRC review/approval.

Retirement Accounts A retirement account is a non-liquid asset and will only be considered as a

compensating factor and not as the primary or sole source for cash-to-close and/or
cash reserves. If a borrower is withdrawing funds from a retirement account to
satisfy the costs for the loan or to pay off existing debt, support documentation
must be included in the loan submission, and the monthly payment towards the
retirement loan should be included in the total debt-to-income ratio.

Re-Sale Restrictions  The AH Subsidy Deed-to-Secure Debt (DSD) lien does not have re-sale restrictions.

Georgia Dream Peach Select Veterans Program & AH Homeownership Program for Veterans —
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Residency

Shared
Appreciation

Tax Returns
(not filed)

Submissions for DPA consideration must document a Georgia residency for not less
than six (6) consecutive months, as of date of application. Documentation and
verification of a Georgia residency status include, but may not be limited to:
A. Documentation to support the borrower is physically present in Georgia for
not less than 180 days through a local address.
A current lease agreement in the borrower’s name
A current utility bill in the borrower’s name
Copy of Federal and State of Georgia tax returns with a local address
State of Georgia issued driver’s license

F. State of Georgia vehicle registration and/or voter’s registration
The loan should not be submitted for DPA consideration if six (6) consecutive months of
Georgia residency cannot be satisfactorily documented.
In addition to ‘repayment/recapture’ (as noted above), shared appreciation is applicable
at the time of sale of the property, regardless of the reason for sale. Shared appreciation is
triggered by the sale of the property only and is based on the percentage of AH’s initial DPA
investment, divided by the original purchase price at the time of the initial DPA closing.
Shared appreciation is no longer applicable after the 10-year affordability period.
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DPA submissions will not be accepted, reviewed or considered if the borrower does not
have or cannot provide the most recent three (3) years of filed tax returns, regardless of
the reason.

A borrower is not eligible and will not be considered if the borrower does not have three
years individual tax filings in his or her own name. A borrower’s income which is included
and filed within the parent’s or guardian’s tax returns is also not eligible.

Tax Returns & DPA submissions must have tax transcripts for the most recent three (3) years. If the
Tax Transcripts borrower has W-2 earnings, and he or she also has SE income/Schedule C income (1099s or

TOt?I Debt-to-Income Credit Score | Housing Ratio = PITI + HOA Total DTI
Ratio (see also

Qualifying Ratios)

other), in addition to the 3-years tax transcripts, the lender must also provide the complete
and signed 1040 tax returns for the most recent three (3) years.

>640 Per AUS Approval Per AUS Approval

1. Copies of the borrower’s bank statements must show a minimum of three months
PITI + HOA cash reserves after closing.

2. Cashreserves requirements may be in the form of gift funds and documented as
per FHA/VA guidelines.

VOE (Verification A VOE will not be AH’s sole source for verification of employment. Three
of Employment) months of the borrower’s most recent paystubs are required.

Employment Offer Letter: A company’s or an employer’s offer letter will not suffice
as verification of employment nor as proof of income. If the borrower has not
officially begun the new employment, AH will require not less than one month’s
pay stub from new employer.
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W-2s & 1099s The loan submission package from the lender must include the borrower’s three
most recent years of W-2s and/or 1099s to confirm income. A Tax Transcript of W-2

earnings is an acceptable alternative document to the borrower’s own W-2 from
employer.

Georgia Dream Peach Select Veterans Program & AH Homeownership Program for Veterans —
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AH DPA HOMEOWNERSHIP PROGRAM
Required Documents/Submission from Lender & Workflow for DPA Closing

Documents for Loan Submission

Copy of Lender’s Current Pre-Approval or Approval Letter

Copy of Lender’s Loan Estimate Disclosure, the 1003 Application and the DU Findings
W-2s for the most recent three (3) consecutive years

Complete Signed Tax Returns or Tax Transcripts for most recent three (3) consecutive years
Copy of most recent paystubs for three (3) months

Copies savings/checking accounts for most recent three (3) months

O 000 D0 D0 D

Copy of the tri-merge credit report (a consumer credit report will not be accepted in lieu of a
tri-merge)

(]

Homebuyers Education Completion Certificate (due prior to loan closing from a HUD
approved HBE Counseling Agency)

Verification/Confirmation of employment

Proof of Georgia residency for not less than six (6) consecutive months (180 days)
Copy of Purchase/Sale Agreement + Addendums

Copy of Appraisal Report

Copy of Inspection Report

O 00000

Closing Attorney Primary Contact Information (if or when submission is approved)

Loan submissions cannot proceed for formal approval until all requested/required documents are received.

AH forms/documents will be provided by AH directly to the borrower: the Home Buyer’s Affidavit, the
Questionnaire and the 0.C.G.A. § 50-36-1(f)(2 Affidavit (also known as the S.A.V.E. document) at DPA Loan
Approval.
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Workflow Process to Schedule DPA Closing

If or when your loan submission is approved, the Loan Officer will receive the following email and
content: “Your borrower(s) has successfully completed and returned the AH documents to us as well
as completed the vendor registration.”

Important items AH must have to finalize a closing date:

* Please have the borrower sign (pages 3 and 5) on the attached AH Approval letter and return
to us as soon as possible, along with the closing attorney’s information in the chart below.

* Items (including documents that will be requested from your closing attorney by AH legal
department) that are not received in a timely manner will require a rescheduled closing date.

* AH Legal Dept. will require four (4) days prior to the closing date to prepare all closing
documents

Upon receipt of the closing information and the Subsidy Commitment letter signed by the borrower
from the lender, the HBU transmits the file to our Office of General Counsel (OGC) for closing.

AH will notify the lender of the ‘after’ date available to close.

Closing date:
Closing attorney:
Pre/Post Closer:

Conflict check:

For assistance, you may contact:

HomeownershipSvcDevelopment@atlantahousing.org
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Georgia Dream Peach Select Veterans Program & AH
HOMEOWNERSHIP PROGRAM for VETERANS

. The lender’s submission to AH for DPA consideration will not change.
AH’s loan review/approval process will not change.

If approved by AH, the lender is provided a signed approval letter to be signed by the
borrower and returned to AH by the lender.

DCA’s loan review and approval process will not change.

. The lender will submit a complete documented file, along with AH’s DPA subsidy approval
letter, to DCA for their review/approval.

Once DCA issues a clear-to-close (CTC) to the lender, the lender should work with DCA and
AH to determine a mutually agreed upon closing date.

Closing attorneys should be familiar with DPA transactions.

AH’s Office of General Counsel (OGC) will coordinate with the closing attorney to close
DCA’s primary loan and AH’s DPA subsidy loan.

Georgia Dream Peach Select Veterans Program & AH Homeownership Program for Veterans —
effective March 1, 2026



PROPOSED CLOSING COORDINATION - LENDER, AH & DCA

AH’s DPA Loan Lender Submission to
Approval & Notice DCA w/AH’s DPA
to Lender Approval

Lender’s Loan

Submission to AH

RS

% The Lender must have

AH’s DPA approval
before submission to der & C|
Lender & Closin
DCA. 8 DCA Approval &
% Lender cannot set a Attorney Set
: . . DCA lIssues CTC
closing date until Closing Date

receipt of DCA’s
approval and DCA’s
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