
Social Media and Training at Plaza

LinkedIn X / TwitterFacebook Training Calendar

• Follow us on social media to get the latest on Plaza

• Check out our training calendar for our webinar schedule  

https://www.linkedin.com/company/plaza-home-mortgage/
https://twitter.com/PlazaHmMortgage
https://www.facebook.com/plazahomemortgage
https://www.plazahomemortgage.com/calendar/
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Plaza’s Loan Origination Partners



Legal Disclaimers

• This information is published and provided by Plaza Home Mortgage, Inc.® and intended 

for mortgage professionals only, as a courtesy to its clients and select audiences, and is 

meant for instructional purposes only. 

• It is not intended for public use or distribution.

• None of the information provided is intended to be legal advice in any context. 

• Plaza does not guarantee, warrant, ensure or promise that information provided is 

accurate. 

• Terms and conditions of programs and guidelines are subject to change at any time 

without notice. 

• This is not a commitment to lend.

• Plaza Home Mortgage, Inc. is an Equal Housing Lender.

© 2024 Plaza Home Mortgage, Inc. Plaza Home Mortgage and the Plaza Home Mortgage logo are registered trademarks of Plaza Home 

Mortgage, Inc. All other trademarks are the property of their respective owners. All rights reserved. Plaza NMLS 2113



Your GoToWebinar Toolbar

Use speakers or a telephone to listen 

to the audio.

Use the information in your toolbar to 

dial in from your telephone.

If you have any questions, please 

type them in here. All questions will be 

addressed, time permitting.

Click here to download any handouts.



Presenter

Mark Reeve

VP, Reverse Mortgage Division

Plaza Home Mortgage



4. REO – 12 months

3. Property Charges

2. Credit – Two year look back

1. Income – Cash Flow Residual

Agenda

LESA

(Life Expectancy

Set-Aside)

May be required if the 

borrower(s) do not meet 

minimum Financial 

Assessment Guidelines



LESA Definition

Life Expectancy Set-Aside (LESA)

• When the underwriter determines that a borrower has failed to pass a Financial 
Assessment guideline, a LESA will generally be required. A LESA is netted from a portion 
of the borrower(s) principal limit based upon their current property tax and hazard 
payments multiplied by the age of the youngest borrower’s projected life expectancy.

Fully Funded LESA

• LESAs are almost always “Fully Funded,” meaning the charges are paid directly by the 
lender. The lender sets aside the funds from the borrower’s principal limit to pay property 
taxes, homeowners’ insurance, and flood insurance (when applicable). The lender pays 
these charges when these bills are due, like a traditional escrow account.

Partially Funded LESA

• With a partially funded LESA, the lender sets aside funds from the borrower’s principal limit 
to help the borrower supplement their income. The lender releases necessary funds to the 
borrower semi annually to fund the small gap in residual income. The borrower is then 
responsible for paying critical property charges.



Income Qualification

What does the calculation look like?

Documented Income - $$$$$$ (Assets = Asset Dissipation)

- Housing Expenses (Taxes and Insurance, HOA, Ground Rent, etc.)

- Sq. footage of subject @ .14 sq. ft.

- Liabilities from Credit Report

= Residual Income

***Cannot pay off debt to qualify

***HECM proceeds can be considered as income

Based upon the residual income 

figures in Family Chart, is your 

Residual Income Greater or Less?

Pass or Fail?



Table of Residual Incomes by Region

Region States

Northeast CT, MA, ME, NH, NJ, NY, PA, RI, VT

Midwest IA, IL, IN, KS, MI, MN, MO, ND, NE, OH, SD, WI

South AL, AR, DC, DE, FL, GA, KY, LA, MD, MS, NC, OK, PR, SC, TN, TX, VA, VI, WV

West AK, AZ, CA, CO, HI, ID, MT, NM, NV, OR, UT, WA, WY

Family Size Northeast Midwest South West

1 $540 $529 $529 $589

2 $906 $886 $886 $998

3 $946 $927 $927 $1,031

4 or more $1,066 $1,041 $1,041 $1,160



Set-Aside Requirements by Age – (LESA Table)

Age 62 63 64 65 66 67 68 69 70 71 72 73 74 75 76 77 78

Years 21 20 19 18 18 17 16 16 15 14 13 13 12 12 11 10 10

Age 79 80 81 82 83 84 85 86 87 88 89 90 91 92 93 94 95+

Years 9 9 8 8 7 7 6 6 6 5 5 5 4 4 4 4 3



Example:  Husband & Wife in California

Income:

Social Security  (Cannot Gross Up!) 1,750.00

Pension 450.00

Social Security 750.00

Total: 2,950.00

Liabilities:

Property Taxes 800.00

Hazard Insurance 150.00

HOA n/a

Utility Calculation (1,500 sq ft) @ .14 210.00

Liabilities from the credit report 700.00

Total: 1860.00

Residual  2,950.00 – 1,860.00 = 1,090.00  

Pass (West, 2 Family Size) 998.00

Total: 92.00

PASS!!!!  



Example : Single Borrower   ( New York)

Income:

Social Security 1,750.00

Pension 450.00

Total: 2,200.00

Liabilities:

Property Taxes 800.00

Hazard Insurance 150.00

HOA 100.00

Utility Calculation (1,500 sq ft) @ .14 210.00

Liabilities from the credit report 1500.00

Total: 2760

Residual (2,200 – 2760) = - 560.00

Northeast: -540.00

Total: -1,100.00



Credit Analysis

Plaza must examine the mortgagor’s overall pattern of credit behavior to determine the 

borrower’s ability to manage their financial obligations, not just an isolated instance.

Minimum Satisfactory Credit:

Mortgage and Installment Debt

• No lates last 12 months

• 2 x 30 last 24 months

Revolving Debt

• 30- or 60-day lates allowed

• 3 x 90  or more last 12 months - LESA

• 1 x 120 or more last 12 months - LESA



Credit Analysis

• Collections w/balance & no extenuating circumstance require LESA
• Collections equal to $2,000 or more must either be: hit w/5% monthly payment, be in payment plan 
or be paid off before or at closing (cannot pay with HECM proceeds)
• No seasoning on the pay-off required of collection accounts
• Charge offs w/balance & no extenuating circumstance require LESA; excluded expense analysis 
(payoff not required & does not eliminate LESA)

Collections and Charge Off Accounts

• On Title – must be paid; typically, LESA can use loan proceeds

• Credit – must be paid or evidence of payment plan (90 days minimum)

• Federal judgements (nontax) on credit must be paid prior to application (10/8/2016) 

Judgements

• Must provide documentation to substantiate the proof

• LOE on its own will not satisfy

• Disputed medical accounts excluded from credit analysis and residual income calculation

Derogatory/Disputed Derogatory Credit w/ late payments within 
< 24 months



Chapter 7 & 13 / Mortgage Derogatories

Notice of Default, Deed in Lieu, Short Sale, & Foreclosure

• FHA: Minimum three years seasoning

• Refinance: < 2 years, LESA

• Purchase: Minimum two years seasoning to be eligible

Refinance:
• Seasoning within 2 years will require a LESA

• Outside of 2 years, clean or no credit – No LESA

Purchase: • Within 2 years seasoning – ineligible



Property Charge and Payment History

• Property Taxes

• No property tax arrearages in the prior 24 months

• Preliminary Title Report or county print out will satisfy

• If unable to provide proof, Plaza will order a tax cert in underwriting

• Hazard and Flood

• Evidence of 12 months of continued coverage

• Will need a declaration page, payment history or letter from agent indicating 12 months of continued 

coverage

• HOA and Other Assessments

• Must be paid on time for the last 24 months

• Statement from HOA, cancelled checks

• Includes all REO!

• 12-month history on mortgage, taxes, insurance, HOA, etc.

Most instances of LESAs conditioned in underwriting are a result of these deficiencies.

Don’t forget about these!!!! These items are the biggest frustration for new Reverse Originators!



Full LESA 
Pay Schedule



Exceptions

Compensating Factors:   
Income Only

• NBS Income

• Assets to cover LESA 
Balance

• Proceeds from the 
Reverse Mortgage 
Loan

• Access to additional 
Credit (Credit Cards)

Extenuating 
Circumstances: Credit 

Related, difficult to 
document 

• Medical

• Lost Job, now re-
established.

• Life Event that is 
unlikely to re-occur

• Pay off Open  
Collection PTD  
(Cannot use HECM 
Proceeds)

Manual Underwrite:

• Plaza is looking at the 
overall file, not an 
isolated instance

• Permanent

• Possible future 
refinance to remove



Resources



PlazaHomeMortgage.com

Client ID &

Password

https://www.plazahomemortgage.com/


Switch to Reverse



Plaza’s Reverse Mortgage Website

Click Here to 

Get Started!

News



Plaza’s Reverse Mortgage Website

Links - Useful Websites





Suggested Resources

*Plaza is not endorsing any third-party products or services.



Don’t Miss Our Other Reverse Trainings!

Plaza is pleased to offer additional on-demand Reverse training on topics including:

• Reverse Mortgage Basics

• Using Reverse to Purchase a Home

• Financial Planners Guide to Reverse Mortgages

• The Kitchen Table Approach: How to Present a Reverse Mortgage

• Originating a Reverse Mortgage with Plaza: File Flow from Start to Finish

• How Reverse Mortgage Loan Amounts are Determined and Impacted in a Rising Rate 

Environment

• What is the Reverse Mortgage LESA?

Upcoming Webinars: plazahomemortgage.com/calendar

Recorded Webinars: plazahomemortgage.com/training

https://www.plazahomemortgage.com/calendar/
https://plazahomemortgage.com/training/


Thank You for Attending!

Webinar recording, slide deck, and other resources will be emailed to you within the next 24 

hours. Check your junk/spam folder if you do not receive the email.

Please let us know your thoughts on the survey form when you exit the webinar. We value 

your feedback!

If you have any questions or comments, please feel free to contact your Plaza Account 

Executive or mark.reeve@plazahomemortgage.com.

mailto:mark.reeve@plazahomemortgage.com
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