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Abstract

Servicers are important players in asset-backed securitization (ABS) markets and have
direct or indirect impacts on the primary offering and the secondary trading. Currently
third-party servicing doesn’t exist in the Chinese securitization market. Using the U.S.
mortgage servicing as an example, this article discussed several aspects of servicers,
including historical evolution, ---pricing, rating, MSR market and servicer regulation. Such
discussions would provide important and useful guidance on the development of Chinese

ABS market.
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(BANK of (CHASE) (NATIONSTA | (OCWEN/Fremo Wells

AMERICA | (CARRINGT R) nt) Fargo
) ON /New (GMAC)
Century)
09 7 97 67 89 91 77 86 95
09 12 96 64 80 90 79 81 93
10 6 95 58 78 89 79 60 91
10 12 81 43 78 83 71 51 88
11 6 76 36 74 79 63 29 83
11 12 71 38 70 76 71 19 77
12 6 65 37 52 72 72 16 74
12 12 57 38 51 71 66 16 71
13 6 53 36 52 71 65 17 67
Amherst Monthly Non-Agency Report June 2013
2009 7 2013 6
80%-90% 17%

collateral performance
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Carrington
Mortgage Loan Trust 2006-NC5 Class A2 and M1
2006 5 A2 M1 2015 3 31
2
2006 5 M1
M1
2. 2006 5
(%) (%)
Al 144539AA1 0.2238 216,097,000 0 28.40 M1,M2,M3,M4,M5,M6,M7,M8,M9,M10
A2 144539AB9 0.2838 125,819,000 91,596,976 28.40 10.29 M1,M2,M3,M4,M5,M6,M7,M8,M9,M10
A3 144539AC7 0.3238 142,784,000 142,784,000 28.40 10.29 M1,M2,M3,M4,M5,M6,M7,M8,M9,M10
A4 144539AD5 0.3938 36,372,000 36,372,000 28.40 10.29 M1,M2,M3,M4,M5,M6,M7,M8,M9,M10
A5 144539AE3 0.2338 320,891,000 85,964,521 28.40 10.29 M1,M2,M3,M4,M5,M6,M7,M8,M9,M10
M1 144539AF0 0.4438 67,616,000 40,903,334 22.65 0.00 M2,M3,M4,M5,M6,M7,M8,M9,M10
M2 144539AG8 0.4538 64,676,000 0 17.15 M3,M4,M5,M6,M7,M8,M9,M10
M3 144539AH6 0.4838 21,755,000 0 15.30 M4,M5,M6,M7,M8,M9,M10
M4 144539AJ2 0.5238 31,750,000 0 12.60 M5,M6,M7,M8,M9,M10
M5 144539AK9 0.5438 24,106,000 0 10.55 M6,M7,M8,M9,M10
M6 144539AL7 0.5938 16,463,000 0 9.15 M7,M8,M9,M10
M7 144539AM5 0.8738 20,579,000 0 7.40 M8,M9,M10
M8 144539AN3 1.3238 12,935,000 0 6.30 M9,M10
M9 144539AP8 2.2738 17,639,000 0 4.80 M10
M10  144539AQ6 2.4238 20,579,000 0 3.05

INTEX 2015 3 31

2015 4 4
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Home Affordable Refinance Program, Hope Now, Home
Affordable Unemployment Program, Home Affordable Modification Program,
FHA Home Affordable Modification Program

3.2.2 default liquidation
2008
RMBS PSA
RMBS
RMBS
2015 4 4
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http://homeloanhelp.bankofamerica.com/en/home-affordable-refinance.html
http://homeloanhelp.bankofamerica.com/en/home-affordable-unemployment-program.html
http://homeloanhelp.bankofamerica.com/en/home-affordable-unemployment-program.html
http://homeloanhelp.bankofamerica.com/en/home-affordable-modification.html
http://homeloanhelp.bankofamerica.com/en/fha-home-affordable-modification.html
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WL Ross & Co.

Carrington Capital 2009 3 20
WL Ross & Co. American Home Mortgage Servicing
Carrington Capital Carrington Capital

Carrington Capital

fire sale

2008

2015 4 4
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5.
2014
Fortress Investment Nationstar Mortgage LLC 2006 7 $3780
Group LLC
Walter Investment Green Tree Servicing 2011 7 $2470
Management Corp.
WL Ross & Co. American Home Mortg Servicing Inc. 2011 10 2013

Source: Bloomberg and Forbe
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4.2

CMBS RMBS
(Small Balance CMBS) ABS
5

ABPS1, ABMS1,ABSS1, CPS1, CMS1, CCLS1,

CLLSS1, RPS1, RMS1, RSS1, SBPS1, SBSS15

2015 4 4
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Servicing, LLC

RMBS
RPS4

Ocwen Loan
2015 2 4
RPS3
“RSS3” “RSS4”

Corporate Governance

2015

4

Subprime Servicer

Special Servicer

19



N

AEAFBR TR

2015

4

20



JQE%zﬁﬁiﬁﬂan

=== R N T e T R A = = S == o T T

5 15% 5228
20 35.11% 2010
20 MSR
MSR 9
2010 3 MSR
74% 6.3
9.1995 2010
2010 1995
Bank of America 2,151,580 | 25.23% Countrywide Funding Corp | 127,580 3.60%
GE Capital Mortgage
Wells Fargo & Company 1,807,795 | 21.20% Services 113,900 3.30%
Chase 1,303,508 | 15.29% Fleet Mortgage Group 100,900 2.90%
CitiMortgage, Inc. 654,956 | 7.68% Norwest Mortgage 100,100 2.90%
Ally Bank 383,790 | 4.50% Prudential Home Mortgage | 80,300 2.30%
U.S. Bank Home Mortgage 206,236 | 2.42% NationBanc 77,580 2.20%
SunTrust Bank 174,792 | 2.05% Chase Manhattan Mtg. 74,220 2.10%
PHH Mortgage 159,411 1.87%
2015 4 4

21



http://www.mortgagestats.com/company_profile/?company_id=6932&timeframe=2010Q3&group=residential_servicing
http://www.mortgagestats.com/company_profile/?company_id=8009&timeframe=2010Q3&group=residential_servicing
http://www.mortgagestats.com/company_profile/?company_id=7584&timeframe=2010Q3&group=residential_servicing
http://www.mortgagestats.com/company_profile/?company_id=7628&timeframe=2010Q3&group=residential_servicing
http://www.mortgagestats.com/company_profile/?company_id=8010&timeframe=2010Q3&group=residential_servicing
http://www.mortgagestats.com/company_profile/?company_id=8015&timeframe=2010Q3&group=residential_servicing
http://www.mortgagestats.com/company_profile/?company_id=7108&timeframe=2010Q3&group=residential_servicing
http://www.mortgagestats.com/company_profile/?company_id=8012&timeframe=2010Q3&group=residential_servicing
http://www.mortgagestats.com/company_profile/?company_id=8295&timeframe=2010Q3&group=residential_servicing
http://www.mortgagestats.com/company_profile/?company_id=8287&timeframe=2010Q3&group=residential_servicing
http://www.mortgagestats.com/company_profile/?company_id=8886&timeframe=2010Q3&group=residential_servicing
http://www.mortgagestats.com/company_profile/?company_id=8017&timeframe=2010Q3&group=residential_servicing
http://www.mortgagestats.com/company_profile/?company_id=7982&timeframe=2010Q3&group=residential_servicing
http://www.mortgagestats.com/company_profile/?company_id=7706&timeframe=2010Q3&group=residential_servicing
http://www.mortgagestats.com/company_profile/?company_id=7706&timeframe=2010Q3&group=residential_servicing
http://www.mortgagestats.com/company_profile/?company_id=8113&timeframe=2010Q3&group=residential_servicing
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16 | Cenlar 75,000 | 0.88% 16 | PNC Mortgage 37,550 1.10%
17 | Dovenmuehle Mortgage, Inc. 70,000 | 0.82% 17 | First Union Mortgage 37,270 1.10%
18 | Fifth Third Bank 62,904 | 0.74% 18 | Barnett Mortgage 32,970 0.90%
19 | Flagstar 60,686 | 0.71% 19 | Source One Mtg. Services 28,560 0.80%
Wells Fargo Bank, National
20 | HSBC Mortgage 59,375 | 0.70% 20 | City 24,530 0.70%
7,846,014 92.01% 1,228,300 35.10%
Levine 2010  mortgagestats.com
MSR
MSR MSR 2010
1]
1 MSR MSR
MSR
¢ 11k MSR
MSR MSR
13 III ”
MSR
MSR
MSR
90%
2015 4
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http://www.mortgagestats.com/company_profile/?company_id=8147&timeframe=2010Q3&group=residential_servicing
http://www.mortgagestats.com/company_profile/?company_id=6576&timeframe=2010Q3&group=residential_servicing
http://www.mortgagestats.com/company_profile/?company_id=6863&timeframe=2010Q3&group=residential_servicing
http://www.mortgagestats.com/company_profile/?company_id=7626&timeframe=2010Q3&group=residential_servicing
http://www.mortgagestats.com/company_profile/?company_id=7644&timeframe=2010Q3&group=residential_servicing
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1
2
25 100
4 NPV
10 MSR
10. MSR
1 $1,000,000,000 2,384,216 382,379 2,766,595 420,266 2,346,329 2,224,822
2 $901,982,063 2,079,455 36,8383 2,447,838 366,996 2,080,843 1,787,724
3 $773,761,846 1,778,846 321,383 2,100,229 325,191 1,775,038 1,380,488
4 $661,445,358 1,519,635 27,9579 1,79,9232 287,645 1,511,587 1,064,171
5 $546,740,580 1,297,380 243,377 1,540,757 251,298 1,289,459 821,722
6 $0 7,094,703 1647,490 8,742,193 1855037 6887156 2,732,976
$16,154,235 | $3,242,609 | $19,396,844 | $3,506,434 | $15,890,411 | $10,011,904
PSA 200 0.25% $75 10%
NPV/( ) | 1.00% (=$10,011,904/$1,000,000,000)
NPV 4.0 =1.00%/0.25%
Levine 2010
MSR 4 6
MSR
2015 4 4

23
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2. 1
1l MSR
90%
GAAP
6
MSR
5.2 I
2013 7 2 “
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1
2
15%
3
11. Il
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2015 4 4

MSR
10%
mark to market MSR
Tier 1 Capital
10%

deferred tax assets

2017 250%

Aldrich 2000
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25,000 0% 25,000 0%
75,000 100% 75,000 100%
200,000 100% 200,000 100%
175,000 50% 175,000 100%
20,000 100% -15,000 5,000 250%
10,000 100% 10,000 100%
505,000 490,000
450,000 450,000
5,000 5,000
-15,000 | 35,000
50,000
Tier 1 Capital Tier 1 Capital
¢ ptal) 50,000 ( pital) 35,000
(Risk Weighted Assets) 392,500 (Risk Weighted Assets) 472,500
I I
_ , _ 12.7% , _ _ 7.4%
(Risk-based Capital Ratio) (Risk-based Capital Ratio)

11 ¢ [

Oversight Council 2013
2008

2015 4 4

2013

Financial Stability

thrifts

25
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12 2008
2014 4 10 4 3
PNC, OneWest, SunTrust 2008 5
2014 5
2014 2008
60% 50%
2014 4 2008
Nationstar

Mortgage 5 3 Walter
Investment Management Corp.

Ocwen Loan Servicing Cenlar

“ " Inside Mortgage Finance 2014
3779 7218
2014 Wells
Fargo 390
American Bankers Association
12. 2008 2014
2014 2008
1 | Wells Fargo & Company 1,777,193 | 23.50% Bank of America 2,012,100 | 26.00%
Wells Fargo &
2 | Chase 963,430 12.74% Company 1,509,179 | 19.50%
2015 4 4
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Bank of America 721,832 9.55% Chase 845,438 10.92%
Nationstar Mortgage 377,785 5.00% CitiMortgage, Inc. 815,273 10.53%
CitiMortgage, Inc. 338,403 4.48% Ally Bank (GMAC) | 391,945 5.06%
U.S. Bank Home Mortgage 289,513 3.83% PNC Mortgage 189,244 2.45%

2015 4 4
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2. —
3. -
2010 7 21 -
Dodd-Frank Wall Street Reform and Consumer Protection Act
Truth in Lending Act
2013 1 17 “
" final rules Z Truth in Lending Act (TILA,
Regulation Z) 3
1.
2.
3. payoff request

2015 4 4
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Regulation X)
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to Repay

2010
2010

2015 4

Real Estate Settlement Procedures Act (RESPA,

6

" Qualified Mortgage

5000

MSR

2014

Ability

10
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2010

22.6%

1 2015
28%

2015 1

2015

(http://www.mortgagestats.com)

2014 1
550 5180
37.4%,
SQ2-
70%
CFPB (Consumer Financial Protection Bureau)
Bloomberg Business 2015 2 9 2014
1 6091
11% 2013
21
SQ2- SQ3
SQ2- SQ3-
MSR
"
MSR
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2013 7
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FDIC, History of 80s, http://www.fdic.gov/databank/hist80, 1997

FitchRatings, Definitions of Ratings and Other Forms of Opinion — December
2014

Forbes, The Next Mortgage Mess: Loan Servicing? 2009 3 20

Kathleen M Howley, Ocwen CEO Vows to Shrink Servicer as Complaints Rise,
BloombergBusiness, 2015 2 9

Levine, Jeffrey. M. Levine The Evolving Market for Servicing Rights: a Review
of the Many Factors Shaping the Value and Demand for Mortgage Servicing
Rights Mortgage Banking, 2010 11 1

Moody’s Investors Service, Servicer Report, Structured Finance, 2014 1 22

Moody'’s Investors Service, Moody’s Rating Symbols & Definitions, 2009 6
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the Consumer Financial Protection Bureau’s Real Estate Settlement
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Servicing Final Rules, 2013 2

2015 4 4
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http://www.millernash.com/Faye-F-Ricci
http://www.banklawmonitor.com/category/mortgage-servicing/
http://www.banklawmonitor.com/category/regulation-ab/
http://www.banklawmonitor.com/category/regulatory-developments/
http://www.fdic.gov/databank/hist80
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Standard & Poor’s Rating Services, Servicer Evaluation Ranking Criteria: U.S.,
RatingsDirect, 2004 9 21

Standard & Poor’s Revised Criteria For Including RMBS, CMBS, And ABS
Servicers On Standard & Poor's Select Servicer List Global Credit Portal
RatingsDirect, 2009 4 16

1. - Asset-backed Securitization in China:

Current Issues and Recommendations

2015 4 4
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- - Risk Retention

and Exemption Rule in Securitization — the US Experience and Its Suggestions

to the Chinese Securitization Policy e ---2015-03

8- Servicers in asset-backed
securitization — the US Experience and Its Suggestions to the Chinese

Securitization Policy-------------=------- 2015-04

, Rachel Lu, Alex Wei, Vincent Zhu,

2015 4 4
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