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Homebuyer’s Booklet

Welcome! 
This booklet is meant to provide you with all the resources and tools you might need when 
first starting to think about buying a home.

As your lender, we’re committed to being there for you every step of the way and ensuring 
you receive the best possible financing available. Let’s do this!

We’re excited to begin this exciting homebuying journey with you!

- The  JVM Team
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CLIENT
S E R V I C E S

We’re the #1 Rated Mortgage Lender 
with 700+ five-star reviews.

Our goal is to make the loan process as fast, easy 
and seamless as possible for you.

MORTGAGE SERVICES:
COMPETITIVE LOW RATES
See how we CRUSH big bank rates. Check 
out our daily rates to see how we compare at 
jvmlending.com/rates.

»

14-DAY CLOSINGS
JVM consistently closes purchase transactions 
faster than any other mortgage lender. We 
are famous for our 14-day closes that get 
offers accepted.

» 60-MINUTE RESPONSES & 
CONSTANT UPDATES
You always receive responses to inquiries within 
60-minutes during business hours, and are kept 
constantly updated on your loan status.

»

AVAILABLE 7 DAYS A WEEK
We know how important it is to be available on 
the weekends. A licensed Mortgage Analyst is 
always on call.

»

PRE-UNDERWRITTEN 
“PRE-APPROVALS”
We take the extra time and effort to do a full 
“Pre-Approval” at the beginning of the process 
so you can make offers with confidence.

» WE ARE A DIRECT LENDER
You won’t run into delays or bottlenecks because 
our underwriters and funders are under the same 
roof and work directly with your Closing Specialist. 

»

HIGHLY-TRAINED, DILIGENT, & FRIENDLY
We have the most extensive training program in the 
industry. Our licensed Mortgage Analysts are true 
experts and will guide you every step of the way.

»

NO COMMISSIONS & 
NO PRESSURE ON YOU
Unlike most mortgage companies, JVM has no 
commissioned loan officers. We are bona fide 
licensed consultants operating on your behalf.

»

WE LOVE CALLING LISTING AGENTS!
We help your offers get accepted. We’ll call Listing 
Agents on-demand to tout the strength of your offer 
and pre-approval.

»

Have Any Loan Questions? 
Ask Andrei, Hannah, or Nik.

(469) 275-0313
jvmdallas@jvmlending.com 

AVAIL ABILIT Y:

 UNIQUE BENEFITS FOR YOU:

We don’t have Loan Officers!
While this is highly unusual, all of the benefits 
you see on this flyer are possible soley because 
of our team model.
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LOAN PROCESS 
H OW  I T  WO R K S

Are you a new homebuyer or not sure 
how the mortgage process works?

Our “Super Team” will walk you 
through every step.

1

2

3

4

5

You decide to purchase a new home – 
and to get pre-approved!
A JVM Mortgage Analyst (MA) reaches out to you to discuss 
your goals, parameters, issues and potential concerns, and to 
also happily answer all of your questions :). After your initial 
conversation, your MA will send our Introductory Email with 
links to our renowned educational materials and to everything 
else you will need to complete the pre-approval process 
(that we make as easy as possible). Your MA will also send 
payment and closing cost scenarios based on your desired 
purchase price range.

You’ll gather and submit the 
required documents.
An MA on the Pre-Approval Team will thoroughly review your 
documents and reach out with additional needs, if necessary. 
Upon qualification, the MA will then formalize your pre-approval 
by sending you a copy of your official pre-approval letter.

Make offers on properties.
At this stage you’ll search for properties with your real 
estate agent and make offers with your JVM pre-approval 
letter. Your MA will call Listing Agents to tout your buying 
strength, JVM’s speed, and JVM’s local appraisers.

Your offer is accepted!
Once your offer is accepted, the MA working with you will 
introduce you to the MA in charge of the Contract Desk. 
Your Contract Desk MA will update your loan file, email 
escrow for fee quotes, lock in the your interest rate, and 
send out disclosures for you to sign.

Meet your Closing Specialist.
Once your rate is locked, the Contract Desk will introduce 
you to one of our Closing Specialists on the Closing Team. 
The Closing Specialist will take over the file and be your 
point of contact through underwriting and close of escrow. 

The Closing Specialist will review your file and obtain 
updated documents and loan conditions, as necessary, 
acting as intermediary between the you and underwriting.

Receive your pre-approval letter.
Move on to step #3.

Congratulations! Your loan is funded.

We fully “pre-approve” you as opposed to doing a simple “pre-qualification” 
because sellers are much more likely to accept offers from fully pre-approved 
buyers. Our pre-approvals require two to four hours of work on our end but it 
is worth it because we know your offers will be far more competitive with a 
“JVM Pre-Approval.”

Heidi Andrei Hannah Nik

Madeline M. Casey Jordan Alex

Jenna Leslie Erin

Madeline E. Meg Desiree

Larisa Ben D.

Alexis Ben L. Josh G.
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CONFORMING / CONVENTIONAL
A conforming mortgage “conforms” to Fannie Mae (Fannie) and Freddie Mac (Freddie) underwriting guidelines and is therefore 
eligible for purchase by Fannie and Freddie. Fannie and Freddie are the quasi-governmental organizations set up to create a sec-
ondary market for mortgages (outside of banks alone). The majority of all mortgages obtained in the United States are conform-
ing. Conforming loans must comply with the loan limits in your county. For most areas in California, the loan limits range from 
$510,400 to $765,600. In the SF Bay Area and other high end coastal locales, the county loan limits are usually $765,600. Below 
are some key aspects of conforming financing. The conforming loan limit in Texas is $510,400 for a single-family home.

• Minimum down payment for a primary residence is usually 5%, but eligible first time homebuyers can put as little as 
3% down

• An impound account (see JVM Buyer’s Guide) is required when loan-to-value ratios are 90% or greater

• Monthly mortgage insurance (see JVM Buyer’s Guide) is required when loan-to-value ratios are over 80%

• Down payments can be entirely gift funds for primary residences and second homes

• Can purchase a primary residence, investment property or second home

Conventional mortgages should not be confused with “Conforming Mortgages.” Conventional mortgages are institutional mort-
gages that are not insured by the FHA (Federal Housing Administration), or guaranteed by the VA (Veterans Administration), or 
the U.S. Department of Agriculture. FHA and VA mortgages are sometimes informally referred to as “government loans.” In other 
words, conventional mortgages are most institutional mortgages other than government loans. Conventional mortgages include 
conforming loans, but they also include jumbo and portfolio loans.

LOAN 
T Y P E S

We focus exclusively on residential 
mortgages within Texas, California, 
Arizona, & Nevada. 

Offering almost every type of mortgage, our 
goal is to make the loan process as quick, 
clear and simple as possible.

JUMBO
A “jumbo mortgage” is a loan that exceeds a particular county’s loan limits (see “Conforming” above). Jumbo mortgages usually 
have stricter underwriting guidelines because they are not backed by Fannie Mae or Freddie Mac, but are instead held by banks 
or private funds. Stricter guidelines include tighter debt ratio requirements, larger down payment and reserve requirements, and 
tighter credit standards. You can purchase a primary residence, investment property, or a second home with a jumbo loan.

FHA
Federal Housing Administration (FHA) mortgages are insured by the FHA and they offer more flexible down payment and under-
writing guidelines. They are not just for first time homebuyers, but are available for all borrowers who qualify – for both purchas-
es and refinances.  Below are some key aspects of FHA financing.  Continued on next page »
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VA
Veterans Administration (VA) mortgages are guaranteed by the VA with very flexible underwriting and down payment guidelines 
for veterans and their spouses only.

• No down payment required

• Impound account (see JVM Buyer’s Guide) is always required

• No monthly mortgage insurance

• A one-time funding fee is required at close. The funding fee can be financed into the loan amount, similar to FHA’s up-
front mortgage insurance.

• Lower interest rates than conventional loans

• Can only purchase as a primary residence

• Condos must be VA-approved

FHA (continued)

• Minimum down payment is 3.5% for all property types

• An impound account (see JVM Buyer’s Guide) is always required

• Both an up-front mortgage insurance premium and a monthly mortgage insurance payment are always required. The 
up-front mortgage insurance premium is typically financed into the loan amount.

• The down payment can be entirely from gift funds

• Lower interest rates than conforming loans

• Can only purchase as a primary residence

• Condos must be FHA-approved

LOAN 
T Y P E S
(continued)

NON-QM
“QM” stands for “Qualified Mortgage,” and it is a regulatory term associated with most of the mortgages we see underwritten to-
day, including FHA, VA, Jumbo, and Fannie Mae and Freddie Mac loans. We offer a large variety of “Non-QM” loans for borrowers 
who fall outside the typical “QM” box.   Examples of Non-QM loans include:

• Loans that use bank statement deposits for income verification;
• Loans that use liquid assets (amortized over a period of time) for income verification;
• Loans with 40-year amortizations;
• Loans with interest-only payments; and
• Loans for unusual properties such as large acreages

Non-QM loans do not represent a return to the sub-prime lending that took place prior to 2008, as these loans require substan-
tial down payments and income documentation of some sort in all cases. But, for borrowers with unique circumstances, such as 
self-employed borrowers who don’t show a lot of income on their tax returns, non-QM loans..  Continued on next page »

5
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FIXED RATE VS. ARM
While the vast majority of borrowers choose 30-year fixed-rate mortgages, there are other options available. These include 15 
year fixed-rate mortgages and 5, 7 and 10 year Adjustable Rate Mortgages (ARMs). Most 5, 7, and 10 year ARMs are amortized 
over 30 years and are actually “fixed” for their initial fixed periods and only become adjustable after their fixed periods end. 

Borrowers should only consider an ARM if the spread between the 30-year fixed-rate and the ARM is significant and if they know 
their time-horizon (how long they intend to stay in home) is short. 15-year fixed-rate mortgages offer lower interest rates (ap-
proximately 1/2 %) than 30-year mortgages, but borrowers need to be certain they will be able to afford the higher the payment 
that comes with the much shorter term. We often encourage borrowers to obtain 30-year fixed rate mortgages irrespective of 
circumstances for the safety and the flexibility.

LOAN 
T Y P E S
(continued)

FIRST/SECOND COMBO
First/second combos are mortgages that fund concurrently or at the same time. The first mortgage is typically at a loan-to-value 
of 80% or less, and the second mortgage accounts for the loan-to-value portion above 80%. These loans allow buyers to avoid 
mortgage insurance (see JVM Buyer’s Guide) requirements as well as jumbo loan restrictions.

For example, a 90% loan-to-value purchase of a $700,000 home can be structured as a $560,000 first mortgage and a $70,000 
second mortgage. Because the first mortgage is at 80% loan-to-value, mortgage insurance is not required.

NON-QM (continued)

...represent a great opportunity to still obtain mortgage financing. The rates and fees for Non-QM loans are typically higher than 
they are for QM loans. Non-QM loans are, however, far more competitive than the “hard money” or “private money” alternatives 
that Non-QM borrowers used to have to pursue when they fell outside of the QM box.

RATE/TERM REFINANCE
A rate and term refinance is the refinancing of an existing mortgage to lower the interest rate or change the term of the loan 
(from a 7/1 ARM to a 30-year fixed, for example) without increasing the loan amount. This is in contrast to a “cash out” refinance 
(see Cash-Out below). A key consideration with a rate and term refinance is the amount of closing costs (see JVM Buyer’s Guide) 
and how fast borrowers can recoup the closing costs with the savings from a lower mortgage payment. A rule of thumb is that a 
refinances makes economic sense if the closing costs can be recouped in four years or less. If a refinance is offered at “no cost” to 
the borrower (something JVM Lending encourages in most cases), the “recoup analysis” is unnecessary.

Borrowers also refinance existing mortgages to eliminate mortgage insurance if they believe they have enough equity in their 
property. JVM Lending is more than happy to use the tools we have available to help borrowers analyze comparable sales and 
assess whether or not they have adequate equity to eliminate mortgage insurance.

6
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LOAN 
T Y P E S
(continued)

CASH-OUT REFINANCE
A cash-out loan is the refinancing of an existing mortgage into a larger mortgage that not only changes the interest and the 
terms of the loan, but also advances cash to the borrower. Borrowers obtain cash-out mortgage primarily for home-improve-
ments and debt consolidations. Loan-to-value restrictions and credit standards are tighter for cash-out loans and interest rates 
are higher. Borrowers need to be certain they have sufficient equity before pursuing a cash out refinance.

30 YEAR FIXED VS. 15 YEAR FIXED VS. ARM
While the vast majority of borrowers choose 30-year fixed-rate mortgages, there are other options available. These include 15-
year fixed-rate mortgages and 5, 7 and 10 year Adjustable Rate Mortgages (ARMs).

Most 5, 7, and 10 year ARMs are amortized over 30 years and are actually “fixed” for their initial “start periods” (5, 7 or 10 years) 
and only become adjustable after their start periods end.You should consider an ARM if the spread or rate difference between the 
30-year fixed-rate and the ARM is significant, as they vary depending on market conditions. You should also strongly consider an 
ARM if you your “time-horizon (how long you intend to stay in home) is short.

15-year fixed-rate mortgages offer lower interest rates (approximately 1/2 %) than 30 year mortgages, but borrowers need to 
be certain they will be able to afford the higher payment that comes with the much shorter term. We often encourage borrowers 
to obtain 30-year fixed-rate mortgages over 15-year mortgage because of the safety and the flexibility provided by the lower 
payment.

We offer several additional loan products 
as well - if you don’t see one listed, ask us!Have Loan Questions?

Ask Andrei, Hannah, or Nik.

(469) 275-0313
jvmdallas@jvmlending.com 

• 5/1 ARMs
• 7/1 ARMs
• Non-QM

• Refinancing
• Investment
• Second Home

Plus many, many more...

7
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BUYER’S GUIDE 
T E X A S

Our Buyer’s Guide is an excellent overview 
of information buyers should understand 
when purchasing a home.

8

GET PRE-APPROVED
Buyers need to get “pre-approved” for an actual loan for several reasons:

1. To know what purchase price they qualify for.

2. To make sure they are comfortable with the potential payment.

3. To make sure their offers are taken seriously. Sellers will not entertain offers without a formal Pre-Approval Letter at-
tached to it. Formal pre-approvals can also make offers more enticing by offering a “fast close.” We can close as fast as 
14 days at JVM Lending, and sellers often prefer a “fast close,” or short escrow period, over a “slow close,” even if the 
slower close is associated with a higher price.

HOW TO GET PRE-APPROVED
It is easy and free. We email or send borrowers a list of documents that we need, as well as some questions we need answered 
for the loan application. The documents consist primarily of tax returns, W2s, pay-stubs, and bank statements.

We do all the work for our borrowers and make sure all potential issues are addressed up front. We then tailor “Pre-Approval 
Letters” for every offer our borrowers submit.

»

»

G E T T I N G  S TA R T E D
Everything you need to know about the first step in buying a home – getting pre-approved.

F I N D I N G  A  H O M E
Now that you’re pre-approved, it’s time to start house hunting.

FIND A REAL ESTATE AGENT
We strongly recommend the assistance of an experienced Real Estate Agent. Experienced Real Estate Agents have access to 
the Multiple Listing Service (MLS) and can better assess all the properties available in a buyer’s price range.

Real Estate Agents know the local market much better in most cases, and can help buyers avoid purchases that are not in their 
best interest. Appropriate offer-prices can be difficult to assess, and a Real Estate Agent’s guidance is crucial in a competitive 
market.

Without a Real Estate Agent’s expert guidance, buyers might pay too much or offer too little and not get the house they want. 

»

Continued on next page »
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BUYER’S GUIDE 
T E X A S

(continued)

9

MAKE OFFERS
When buyers find a house they like, their Real Estate Agent will write an offer on their behalf and submit it to the Listing 
Agent (the Real Estate Agent who “listed” the house for the seller). Buyers’ offers will not be taken seriously, however, unless 
they are accompanied with a formal Pre-Approval Letter. Buyers’ Real Estate Agents usually tell us what the offering price is 
and we then send a formal Pre-Approval Letter tailored to the exact offering price.

We recommend that buyers do not use a single Pre-Approval Letter that indicates the maximum purchase price a buyer qual-
ifies for because it may indicate a willingness to pay a higher price to the seller. Often a seller, through his agent, will counter 
a buyer’s offer with a higher price or different terms. Buyers and sellers can go through several iterations of this before finally 
agreeing on the price and terms.

»

OFFER ACCEPTED
Once a buyer’s offer is accepted, his real estate agent and JVM will take care of almost everything.

• His real estate agent will open escrow and arrange for necessary inspections.

• JVM will order the appraisal and submit the buyer’s complete loan package to underwriting.

• Buyers will sign loan disclosures, review the inspection reports and the appraisal, provide additional loan conditions and 
documents, and show up to sign loan documents about 5 to 7 days before the anticipated closing date.

• Buyers will also decide on what concessions are necessary from the seller if the inspections reveal issues that need to be 
addressed.

»

FIND A REAL ESTATE AGENT (continued)

Real Estate Agents also make sure buyers’ rights are adequately protected and that they get all of the necessary inspections 
done properly. (See Getting Into Contract & Contingencies)

And finally, Real Estate Agents help buyers effectively negotiate for seller credits for closing costs and repairs, among other 
things. Please let us know if you need a Real Estate Agent referral; we know experienced Real Estate Agents in most major 
markets throughout Texas.

»

EARNEST MONEY DEPOSIT (EMD)
An Earnest Money Deposit (EMD) is a check from a buyer that accompanies his offer for a property. An EMD check proves a 
buyer’s offer is serious and in good faith, and it provides “consideration” to make an offer “valid.” The check is made payable to 
an escrow company, not to the seller.

EMD amounts can vary from $1,000 to up to 3% of the purchase price, and the amount is applied to a buyer’s total down pay-
ment and closing cost requirements at close of escrow. Earnest Money Deposit checks should come directly from the buyer and 
not from a person who is not party to the transaction (such as a friend or relative).

»
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BUYER’S GUIDE 
T E X A S

(continued)

10

CONTINGENCIES: BUYERS CAN BACK OUT OF THE DEAL
In most cases, Real Estate Agents will have “contingencies” written into a purchase contract that allow buyers to back out 
of a transaction for a variety of reasons, including cold feet. These contingencies can be for inspections, an appraisal, a loan 
approval, or other things. The contingency period(s) can last from 5 to 30 days.

Once buyers “remove contingencies,” however, they are obligated to buy the property; they can no longer back out because 
they are telling the seller that all contingencies have been met. Buyers risk losing their earnest money deposit if they back out of 
a transaction after removing contingencies.

In competitive markets, very strong buyers will sometimes make offers with no contingencies at all. Such buyers risk having to 
front extra cash for appraisal shortfalls or other issues. Non-contingent offers present many risks and should be discussed with 
lenders and Real Estate Agents before they are made.

»

G E T T I N G  I N T O  C O N T R A C T  &  C O N T I N G E N C I E S
Learn the ins and outs of getting into a home sale contract.

WHEN TO PAY DISCOUNT POINTS OR BUY DOWN THE RATE
A discount point or origination fee is typically used to buy down an interest rate. “One point” equates to 1% of the loan 
amount, and usually buys an interest down by about 1/4%, depending on market conditions.

We recommend paying discount points if the following four conditions are present:

1. Rates are generally considered low, and are not expected to drop further.

2. Borrowers expect to stay in the home for more than 4 years.

3. Borrowers do not expect to refinance in the near future for any reason.

4. Borrowers can afford to pay the points (they have the cash). It typically takes about four years to make up a one point 
charge with the savings from a lower rate. Note also that points are usually tax deductible in the year of the purchase, so 
this makes paying points somewhat more attractive.

»

INSPECTIONS
Inspections are necessary to ensure that there are no health and safety issues and that a home will not be in need of major 
repairs after close of escrow. Inspections can be done for any one or more of the following items: pest, roof, well, soil, septic 
tank, and natural hazards. The cost of or payment for the inspections and the cost of any recommended or required repairs is 
negotiable between the buyer and the seller.

If an inspection report calls out significant damage or any health and safety issues, lenders will require that repairs be made 
prior to close of escrow, unless a property is purchased “as is.” An “as is” purchase is a purchase offer with no inspection 
contingencies.

If a purchase is not “as is” and inspections illuminate significant repair needs that buyers were unaware of at the time of their 
offer, they can use the inspection report as a reason to back out of their purchase (see Contingencies below). Buyers can also use 
inspection reports as a reason to renegotiate the terms of their offer, such as a seller credit for closing costs or a reduced price.

»
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BUYER’S GUIDE 
T E X A S

(continued)
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CLOSING COSTS: NONRECURRING & RECURRING
NONRECURRING closing costs include the one-time fees that buyers pay only at the time of purchase. These costs include 
the escrow fee, the title insurance, the appraisal fee, the underwriting fee, the notary fee, and the recording fee, among other 
things. These fees can range from $4,000 to $20,000 (or more) for a purchase with no discount points or origination fees, 
depending on the size of the purchase and who is paying for the owner’s title policy.

RECURRING closing costs include any costs that recur after the purchase closes. These costs include prepaid interest, 
property taxes, hazard insurance, and HOA dues. Recurring costs are significantly larger if there is an “impound account” be-
cause lenders will collect four to ten months of property taxes and up to fourteen months of hazard insurance up front to fund 
the impound account.

The existence of an impound account can significantly impact the total amount of closing costs.

• For a $600,000 purchase with no impound account, the total closing costs (recurring and nonrecurring) can be as low 
as $5,000.

• For a $600,000 purchase with an impound account, the closing costs could be as high as $15,000.

»

E S C R O W  &  T I T L E
Learn what to expect when you head into escrow and the final stages of buying your home.

ESCROW
Escrow companies (also referred to as Title Companies in Texas) act as a third party buffer between buyers and sellers, and 
they coordinate the transaction overall. Escrow companies order title reports and title insurance.

The Title Company collects and prepares the loan documents and draw up the necessary legal documents as well. They also 
collect all of the funds from the buyer and the lender and ensure all funds are dispersed properly. Escrow companies are 
licensed and highly regulated, so it is unlikely that they will ever disburse funds improperly or overcharge borrowers. We like 
to point this out because buyers and borrowers occasionally become unnecessarily concerned about improper funds handling 
when large sums are moving through escrow.

Because escrow companies are regulated, their fees are often similar to one another’s. Furthermore, most Real Estate Agents 
have relationships with experienced escrow officers who are highly vetted and skilled and therefore tend to foster much 
smoother transactions. Because of this, a buyer’s Real Estate Agent will typically recommend the use of a particular escrow 
officer and company when a contract is ratified.

In most cases, sellers will designate the use of a particular escrow company in contract negotiations but buyers (and their 
Real Estate Agents) are allowed to state their case for which escrow company will manage a purchase transaction.

»

ESCROW OR IMPOUND ACCOUNTS
Impound accounts are usually required when a buyer’s down payment is 10% of the purchase price or less. Impound 
accounts are always required for FHA and VA loans. An impound account is set up to allow a buyer to pay his property taxes 
and his hazard insurance on a pro-rata monthly basis instead of on a semi-annual or annual basis. For example, if property

»

Continued on next page »
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BUYER’S GUIDE 
T E X A S

(continued)

12

ESCROW OR IMPOUND ACCOUNTS (continued)

taxes are $6,000 per year, and hazard insurance is $1,000 per year, a buyer would have a total of $7,000 to divide into twelve 
monthly payments of $583 per month. Buyers would simply add the $583 to their principal and interest payment and make 
the larger payment to their lender each month. The lender will then make property tax and hazard insurance payments for the 
buyers.

Impound accounts substantially increase recurring closing costsbecause they require escrow officers to collect an additional 
three months of property taxes and up to a full year of insurance to “pad” the impound account to make sure there is enough 
money in the account when the property tax and insurance payments actually come due.

»

TITLE: COMPANIES, REPORTS & INSURANCE
In Texas, title and escrow companies are one in the same. Examples include Old Republic, First American, Chicago and Fidelity 
Title. Title Companies provide title reports that show, among other things, the legal description of the property, all of the liens 
recorded against a property, and a “plat map.” Title Companies also provide title insurance.

There are two kinds of title policies:

• The owner’s policy protects your interest in the property. The policy protects you from the covered risks listed in the policy.  
An owner’s policy only covers you up to the value of the property at the time you bought the policy. It doesn’t cover any 
increase in your property’s value, unless you buy an increased value endorsement.  In Texas, the owner’s policy is typically 
paid for by the seller.  This is, however, negotiable with every sales contract. An owner’s policy remains in effect as long as 
you or your heirs own the property or are liable for any title warranties made when you sell the property. Keep your owner’s 
policy, even if you transfer your title or sell the property.

• The loan policy protects the lender’s interest. A loan policy covers up to the amount of the principal on your loan.

Both types of policies provide coverage if: 1) someone else owns an interest in the land; 2) there’s no right of access to and 
from the land; or 3) there are liens on the title for labor and material from before the policy effective date that you didn’t agree 
to pay. Loan policies are effective until you repay the loan. Lenders will require you to buy a new loan policy if you refinance 
your home. When the new loan pays off the existing loan, the old loan policy expires. You will get a premium discount on a new 
loan policy if you refinance within seven years.

»

I N S U R A N C E
Know what types of insurance you’ll need when buying a home.

MORTGAGE INSURANCE
Mortgage insurance is a monthly premium that buyers will generally be required to pay if their down payment is less than 
20% of the purchase price. Mortgage insurance associated with conventional loans is known as “private mortgage insurance,” 
or PMI, and mortgage insurance associated with FHA loans is simply called “mortgage insurance.”

• For an FHA loan, buyers pay mortgage insurance in two ways: (1) an Up-Front Mortgage Insurance Premium of 1.75% of 
the loan amount is added on to your loan; and (2) a monthly mortgage insurance premium of 0.85% of the loan amount

»

Continued on next page »
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MORTGAGE INSURANCE (continued)

divided by 12 (in most cases), and this is permanent in most cases.

• For conventional loans with loan-to-value ratios over 80%, there are 3 options for PMI: (1) Monthly PMI; (2) Single 
Payment or Lump Sum PMI; and (3) Lender Paid PMI.

• Lump Sum or Single Payment PMI involves paying a single sum at close of escrow to permanently cover PMI with no 
monthly PMI payments required. We discourage this option typically because if a borrower refinances within a few years 
of purchase, he will not get his lump sum PMI reimbursed. When homes are appreciating quickly, borrowers can often 
simply refinance out of PMI when their “equity cushion” hits 20%.

• Lender Paid PMI is a feature where borrowers take a higher interest rate in lieu of PMI. Lenders effectively pay the lump 
sum PMI payment on behalf of the borrower in exchange for a higher rate. Borrowers often think they are getting a better 
deal with lender paid PMI because they are avoiding PMI, but they are really just getting stuck with a higher rate for the 
life of their loan no matter how much their home appreciates. We often discourage lender paid PMI too.

• Monthly PMI ranges from 0.2% to over 1% of the loan amount, paid over 12 months, depending on loan-to-value, credit, 
loan amount, etc. Borrowers can petition out of PMI once they have sufficient equity, but many lenders require them to 
retain the PMI for a minimum of two years irrespective of appreciation.

»

INSURANCE: HOMEOWNER’S, HAZARD, OR FIRE
All lenders require homebuyers to obtain homeowner’s or hazard insurance when they purchase a property. The cost of 
the coverage can vary depending on the size of the home, the size of the deductible and the terms of coverage. Homeowner’s 
insurance costs typically average $3 per $1,000 of home value in Texas. Often a buyer’s auto insurance carrier will offer a 
discounted rate if a buyer bundles his auto and homeowner’s insurance.

When buyers find an insurance agent and policy they like, they simply need to provide the insurance agent’s name and phone 
number and we will procure the necessary proof of insurance.

For buyers looking for a reputable company and a knowledgeable insurance agent, we recommend Matt Desmond with 
Desmond Integra Insurance Services at matt@desmondintegra.com or 512-956-4723.

»

M I S C .  M O R T G A G E  I N F O
The answers for everything else that pops up when buying a home.

FIRST/SECOND COMBO LOANS
First/second combo loans are first and second mortgage loans that fund concurrently or at the same time. The first mortgage 
is typically at a loan-to-value of 80% or less, and the second mortgage accounts for the loan-to-value portion above 80%. This 
type of financing allows buyers to avoid PMI requirements as well as jumbo loan restrictions.

For example, a 90% loan-to-value purchase of a $700,000 home can be structured as a $560,000 1st mortgage and a $70,000 
2nd mortgage. Because the first mortgage is at 80% loan-to-value, PMI is not required.

Combo loan financing requires a minimum of 10% down, and the credit and income guidelines are stricter.

»
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HOW JVM GETS PAID
JVM gets paid if and only if a buyer’s loan closes. We typically quote interest rate options with “no discount points.” The 
no discount points or “no points” option will usually be associated with a higher rate. With the no points option, our entire 
commission is earned when our mortgage bank sells the loan to an investor for a premium on the secondary market.

We typically do not recommend that borrowers pay points to buy down their interest rate because the return on investment is 
too small. If buyers do opt to pay points, a 1% discount fee will buy down an interest rate by approximately a 1/4%, depending 
on loan type and market conditions.

»

PROPERTY TAXES
Every homebuyer in Texas will be liable for property taxes after they purchase a property. We often estimate property tax-
es at a rate of 2.20% per year against the purchase price of the property. Tax rates do, however, vary from city to city by 0.5% 
or more, but we use 2.20% as an estimate because it is a relatively accurate average for most areas.

Property taxes are due once per year and bills are typically issued in October or November.  Taxes are collected by the county 
in which a property is located.

»

TA X E S
What taxes can you expect to pay when buying a home?

Continued on next page »

T H E  C L O S I N G  P R O C E S S
You’re almost there! Here’s a step by step breakdown of what to expect in the final days of your home purchase.

You are in Contract!DAYS 1-3
The Mortgage Analyst working on your pre-approval will introduce the Contract Desk Manager. You will 
receive several emails in these first few days to get your file set up for a smooth closing. The Contract Desk 
Manager will guide you through the following tasks:

• Locking in your interest rate

• Gathering necessary documents to update your file for Underwriting

• Signing initial loan disclosures

CLOSING PROCESS OVERVIEW 
Once you are in contract, these are the basic steps required to close your loan. The following outline assumes an 11-business 
day close of escrow for a home purchase. Please note that the steps will be expedited for quicker closes.

»
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DAYS 1-3
BEHIND THE SCENES:

• The Contract Desk Manager emails your realtor and escrow officer to confirm dates, fees and terms of the 
transaction.

• JVM’s Appraisal Manager orders your appraisal. JVM will pay for the appraisal on our credit card and 
absorb all rush fees necessary to have the appraisal report returned in a prompt manner.

You are in Contract! (continued)

Continued on next page »

Submission and Introduction to your Closing Specialist DAYS 3-4
The Contract Desk Manager will introduce you to one of JVM’s capable Closing Specialists. The Closing Spe-
cialist will manage your transaction and all communication from the time your file is submitted to underwriting 
through the close of escrow.

• Please send any outstanding items requested by the Contract Desk Manager that have not been provided.

• Please select your insurance provider and finalize your coverage options with your insurance agent.

• If any funds are being drawn from retirement, or need to be liquidated, we recommend reaching out to the 
banks now to discuss the timeline for transferring these funds. Some banks take longer than expected so it 
is important to plan ahead.

BEHIND THE SCENES:

• JVM submits your updated loan file to underwriting for review and formal loan approval.

Appraisal Receipt and Formal Loan ApprovalDAYS 5-7
• Our Appraisal Manager receives & reviews the appraisal report. A copy will be emailed to you & your realtor.   

• JVM receives the formal loan approval and loan conditions from the underwriter. Your Closing Specialist 
requests all conditions needed from you. Please gather and return condition requests as soon as possible.

BEHIND THE SCENES:

• Your Closing Specialist works with all third parties to complete any additional conditions required, including 
coordinating with your escrow team, realtor & appraiser, and obtaining a verification of employment from 
your employer. JVM will work on clearing these internal items on your behalf.

Final Loan Approval – Clear to CloseDAYS 8-10
• Your Closing Specialist receives the requested conditions from you, reviews them, and submits them to 

the underwriter for a final review.

• The underwriter signs off conditions and “clears” your loan for closing.

• Your Closing Specialist will reach out with an update and request any remaining conditions that we need 
prior to funding your loan.

• Your Closing Specialist obtains all the items from escrow and your realtor that are needed to draw up a 
compliant Closing Disclosure and set of loan documents.
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Final Loan Approval – Clear to Close (continued)DAYS 8-10
• The document department prepares your Closing Disclosure and loan documents and completes a final 

“compliance check” on the file.

• You will receive your Closing Disclosure (CD) with updated loan terms and fees.

• You will need to electronically sign your CD. Once the CD is signed, there is a three day waiting period 
before you can sign your loan documents.

• During this time, we recommend ensuring that your assets are ready to be sent to escrow. The amount 
due will be provided from escrow within the next few days.

BEHIND THE SCENES:

• Once your CD is signed, the doc drawer will send your loan docs to escrow.

• Escrow will prep your loan docs for signing and provide an updated statement showing the amount due 
at closing.

Signing Loan Documents, Funding and RecordingDAYS 11+
• The escrow officer or your real estate agent will contact you to set up a signing appointment. Your final 

loan docs need to be signed with a notary.

• You will review and sign your loan docs.

• We recommend that you send your funds to close to escrow at least one day prior to  the day that you 
sign your loan docs.

• On the morning of funding, which may or may not be the same day as both parties’ closing, the funder 
wires the loan proceeds to the title company.

BEHIND THE SCENES:

• Escrow coordinates a notary for your signing appointment.

• After you sign your loan docs, escrow prepares your “funding package” with signed documents to be 
returned to our Funding Department.

• Our Funder receives and reviews the funding package to ensure all documents are signed properly and all 
final loan conditions are met.

• The funder releases the hold placed on the funds wired earlier that day, and you are officially funded!  
This is typically when the buyer receives the keys to the home.

• The escrow officer records your transaction with the county (this can be the same day as funding, or the 
next day). 

Congratulations! Your loan has funded.
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CASH TO CLOSE / WHEN TO BRING IN YOUR MONEY
Cash to close is the total amount of funds a buyer needs to bring into escrow before a transaction closes. These funds 
include the entire down payment and all closing costs. It is extremely important that buyers know where these funds are 
coming from before getting into contract, as all lenders require that every dollar that goes into the cash to close be sourced 
and paper-trailed. Cash to close funds are usually paid in increments – for example, 1% of the price when the offer is accepted 
and all remaining funds when loan documents are signed at closing.

We will use a $400,000 FHA purchase with a 3.5% down payment and $6,000 in closing costs as an example:

• This buyer would likely write a $4,000 (1% of the price) personal check as an earnest money deposit with his offer.

• He will then be responsible for all remaining funds to close when he signs his loan documents.

• The final deposit will include the remaining $10,000 required for the down payment and the $6,000 of closing costs, or 
$16,000 in total. For this example, the total cash to close for the entire transaction, including the earnest money deposit 
and the deposit increase, is $20,000.

Escrow companies will often accept personal checks for initial deposits but when buyers sign loan documents and are 
required to bring in the final funds to close, escrow companies usually require cashier’s checks or bank wires to ensure funds 
are “good,” as there is no time to wait for a personal check to clear.

»

CLOSING COST CREDIT
Most lenders allow sellers to pay a buyer’s closing costs in the form of “credits.” These closing cost credits can cover both 
recurring and nonrecurring closing costs, and they can equal as much as 6% of the sales price.

Such credits are not, however, a “free lunch.” If someone buys a house for $400,000 and has the seller credit back 3% of the 
price ($12,000) for closing costs, the seller is really only netting $388,000. That buyer therefore could also pay $388,000 for 
the house with no seller credits, and the seller would still be equally satisfied.

The advantage of a closing cost credit is that it allows a buyer to keep more cash in his pocket. For example: if a cash-
strapped FHA buyer is purchasing a $500,000 home, the closing costs will be in the $10,000 to $15,000 range. If the buyer 
does not have the extra cash to cover the closings costs, he can request a credit from the seller. Sometimes it is necessary to 
increase the offer price somewhat in order to ensure the seller is willing to extend the credit.

In competitive markets, sellers are often not willing to extend credits irrespective of price. In these situations, cash-strapped 
borrowers can also request lender-credits. Lenders, like JVM Lending, can also help cover closing costs, but such credits 
often result in slightly higher interest rates.

»

THE WHEN, WHAT, & WHERE OF SIGNING PAPERS (continued)»
Disclosures
Disclosures need to be signed when we submit a borrower’s loan to our underwriter. Disclosures include the loan applica-
tion, the interest rate, the closing costs, and other forms to comply with our industry’s many regulations. These forms are not 
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Closing Disclosure or CD 
Closing Disclosure or CD After a loan is formally approved by an underwriter, borrowers will be sent an additional disclosure 
known as the CD that must be acknowledged or signed electronically before lenders can draw loan documents (in most 
cases). The CD is similar to the initial disclosures and it is sent to ensure closing costs have not changed significantly. It is 
also not binding, and borrowers are not allowed to sign loan documents until three business days have passed from the 
signing of the CD.

THE WHEN, WHAT, & WHERE OF SIGNING PAPERS (continued)»
Disclosures (continued)
binding in any way, they can be signed anywhere, and we do not need originals. Faxed or emailed copies are fine.

Loan Documents 
Loan Documents will be emailed to the escrow/title company by our documents drawer after the loan is formally ap-
proved and after ALL conditions are met. The escrow officer receives the lender’s loan documents and prepares them 
for signing. This is a lengthy process that requires working out all the numbers including interest, property taxes, hazard 
insurance, lender fees, remaining down payment funds, etc. Once the “signing package” is ready, the buyers will go to 
the escrow office or title company to sign all of the loan documents. This too is a lengthy process because there are so 
many forms to sign. Buyers typically wire their remaining funds or “cash to close” at least one business day prior to the 
day they sign. 

The Funding Package
The Funding Package consists of the signed loan documents and all other necessary documents prepared by the escrow 
officer after the borrowers have signed. The funding package needs to go back to our funding department (typically via 
electronic scan or fax immediately after closing) so our funder can review everything to ensure the file is complete and 
ready to fund. Lenders “fund” loans by releasing the hold placed on funds wired to the title company on the day of fund-
ing They do this once they are satisfied that all final funding conditions have been satisfied.

The Recording
The Recording of the deed of trust (or mortgage) and the warranty deed (which transfers title to the new owners) typically 
takes place at the County Recorder’s Office the day after a loan funds, as mentioned above. This is when buyers formally 
become owners of their new home. Their names are on “public record” as the legal owners of the property they just bought.

The Closing Process
The Closing Process of Receiving and Preparing Loan Documents (by Escrow), Signing Loan Documents (by Buyers), 
Funding the Loan (by Lender), and Recording (by Escrow) takes three days at best, and sometimes over a week.

PLEASE NOTE:  Our JVM Buyer’s Guide is meant to be a guide only and its accuracy is not guaranteed.

We encourage you to reach out to our expert Mortgage Analysts
if you questions about any of the content provided in this booklet.
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Fill out & submit the JVM Loan Application online at jvmlending.com/get-started.

Borrower’s Authorization signed by all borrowers.

W-2s for 2017 and 2018.

2017 and 2018 Federal Tax Returns, all schedules.

Recent, consecutive pay stubs to cover a full month’s pay.

Most recent account statements covering two full months for all accounts: checking, savings, 
investment, retirement (all pages).

Legible copy of driver’s license (for all borrowers)

If you are not a U.S. Citizen, please provide a copy of your resident alien card or Visa (front and back)
If you own any additional properties, please provide the following documents for each property: 

 a.  Copy of most recent mortgage statement 
 b.  Copy of most recent insurance declaration page denoting your annual premium
 c.  Copy of HOA statement (if there are HOA dues)
 d.  Copy of current rental agreement (if applicable)

Below is a list of all the documents necessary to complete your loan application and to ensure an efficient and expedient 
transaction. We use all of this information to generate a Loan Application (Form 1003) on your behalf, to save you the 
time and trouble. All information can be emailed, faxed, mailed, or shared through Dropbox - whatever is easiest for you. 
We do not need “original” documents.  If you provide “originals”, we will copy them for you and return them via trackable 
overnight mail.

DOCUMENTS & INFORMATION
NEEDS LIST

NECESSARY DOCUMENTS

1

2

3

4

5

6

7

8

Note: If you are getting “gift funds” from a relative, it is best to have them deposited directly to escrow and 
not into your bank account; if they are deposited into your bank account, we will need a copy of your donor’s 
bank statements.

19
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ACTIONS TO AVOID
AFTER GETTING PRE-APPROVED

Do NOT make large deposits that cannot be explained. 
All “large deposits” must be explained and/or “paper-trailed.” Deposits as small as $500 that are from mattress money, 
untraceable foreign bank accounts, or cash payments of any kind can render an entire bank account invalid and unusable 
for qualifying. If you need to make large deposits that are difficult to “paper-trail”, contact us for “coaching” or advice. Keep 
a paper-trail for every large deposit you make.

Do NOT take on new debt.
If you increase credit card balances or finance a vehicle, your debt ratios will be adversely impacted, reducing your 
maximum purchase price.

Do NOT take days off if paid “hourly.” 
If your debt ratios are high or near the limit, even a single day off work can push you out of your qualifying range.

Do NOT spend liquid assets. 
Pre-approval software relies on specific liquid asset levels; pre-approval amounts can change if liquid assets are 
significantly reduced.

Do NOT miss payments on any debts reporting on a credit report. 
Even though this is relatively obvious we like to remind buyers that missing any monthly payments can sharply reduce their 
credit score, and their qualification amount.

Do NOT co-sign for someone else’s debts. 
Even if you are just a “co-signer”, the debt will still show up on your credit report. You will be responsible for that debt and 
the payments (unless we can show twelve canceled checks from the person making payments, in most cases).

Do NOT file taxes with a tax liability owing, or with less income than in 
previous years. 
This applies to self-employed borrowers primarily, particularly during tax season. We always base our qualifying income on 
the most recent filed tax returns, and we must prove that all tax liabilities are paid. We recommend that borrowers file an 
extension when possible if they are making offers during tax season. Please consult with us for additional explanation.

The below list includes actions that should be avoided after getting pre-approved. These actions do not always 
disqualify borrowers, but they do prevent lengthy delays and the need for additional time-consuming paperwork.

»

1

2

3

4

5

6

7

20
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WHAT WILL AFFECT YOUR 
INTEREST RATE?

PROPERTY TYPE
Condos, high-rise condos and multi-unit dwellings (2 – 4 
units) usually have higher interest rates associated with 
them, as compared to single-family dwellings.

»

Have questions about 
interest rates? 

Ask Andrei, Hannah, or Nik.

(469) 275-0313
jvmdallas@jvmlending.com 

FACTORS THAT INFLUENCE AN 
INDIVIDUAL’S INTEREST RATE:

We often have buyers ask: “What is today’s interest rate?” and we always respond by explaining there
is no single rate, because there are so many things that affect an individual borrower’s rate.

PROPERTY USE
Investment properties have higher rates than owner-
occupied properties.

»

CREDIT SCORES
Credit scores significantly affect rates. A borrower with a 
750 mid-score might have a rate as much as 1% lower than 
a borrower with a 670 mid-score.

»

DOWN PAYMENT
The bigger the down payment, the lower the interest rate, 
in most cases.

»

LOAN AMOUNT
Very small loans (under $150,000 for example) can 
have higher rates, as can very large jumbo loans (over 
$3 million for example). In addition, “Low Balance” 
conforming loans under $510,400 will have lower rates 
than “High Balance” conforming loans (from $510,400 to 
$765,600).

»

LOAN TYPE
FHA and VA rates are usually lower than conforming 
(Fannie/Freddie) rates, and our jumbo rates are currently 
the lowest of all for very strong borrowers.

»

FIXED PERIOD / LOAN MATURITY
The longer a rate stays fixed, the higher the rate. For 
example, a 7/1 ARM (fixed for seven years) will usually 
have a lower rate than a 15 year fixed-rate loan, and a 
15 year fixed-rate loan will have a lower rate than a 30 
year fixed-rate loan.

»

RATE LOCK PERIOD
Interest rates can be “locked in” or guaranteed prior to 
close of escrow for 15, 30, 45 or 60 days in most cases. 
The longer the lock period, the higher the rate.

»

1ST / 2ND COMBO LOANS
Loans with a concurrent 2nd mortgage can have higher 
rates too, depending on the loan-to-value ratio.

»
NOTE: IF SEVERAL OF THE ABOVE FACTORS WORK IN 
TANDEM, THE RATE CAN BE SIGNIFICANTLY AFFECTED.
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CONTACT
& ONLINE RESOURCES 

HOURS & AVAIL ABILIT Y

» Monday – Friday
8:00am to 6:00pm

Saturday & Sunday “on-call” hours
10:00am to 5:00pm

CONTACT INFO
(469) 275-0313  
jvmdallas@jvmlending.com

WEBSITE & 
ONLINE RESOURCES

JVM MORTGAGE LOAN APPLICATION

jvmlending.com/get-started

Visit us online at jvmlending.com»

MEET OUR TEAM

jvmlending.com/meet-our-team

JVM BUYER’S GUIDE

jvmlending.com/jvm-buyers-guide

VISIT US

TEXAS
DALLAS

7950 Legacy Drive
Suite 390
Plano, TX 75024

AUSTIN

600 Congress Ave
14th Floor
Austin, TX 78701

AVAILABLE 7 DAYS A WEEK
We know how important it is to be available on 
the weekends. A licensed Mortgage Analyst is 
always on call.
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CALIFORNIA
1850 Mt. Diablo Blvd
Suite 140
Walnut Creek, CA 94596

Are you ready to get started? 
Ask for Andrei, Hannah, or Nik.
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