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Section 1 – Overview & Underwriting Criteria 

The Elevate DPA is a grant program designed to increase homeownership opportunities for low-to-moderate income individuals and families nationwide 
(excluding Washington state).   

Section 2 - Underwriting Criteria 
 
Appendix is intended to reference and supplement Agency (FHA/FNMA/FHLMC) guidelines. Refer to the applicable guidelines for information concerning 
qualification requirements that are not specifically referenced in the product appendix. 
 
FHA 4000.1 
 
Fannie Mae 
 
Freddie Mac 
 
Orion Lending Guidelines 
 

https://www.hud.gov/program_offices/housing/sfh/handbook_4000-1
https://selling-guide.fanniemae.com/
https://guide.freddiemac.com/
https://guide.freddiemac.com/
https://star.orionlending.com/Download/DownloadFileWithSaveName?path=programDocs&fileName=FHA_Product_Matrix_(20).pdf&saveName=FHA%20Product%20Matrix
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Section 3 – Product Eligibility 

3.1 Available FHA 
Products 

Conforming Balance - FHA 

Product Amort Term Qualifying Rate Program Codes 

25 Yr. Fixed 300 Note Rate FF25 DPA / FF25 DPA MF 

30 Yr. Fixed 360 Note Rate FF30 DPA / FF30 DPA MF 
 

3.2 Available FNMA 
Products 

Conforming Balance FNMA 

Product Amort Term Qualifying Rate Program Codes 

30 Yr. Fixed 360 Note Rate CF30 DPA / CF30 DPA MF 

30 Yr. Fixed – HomeReady 360 Note Rate CF30 HomeReady + DPA 

30 Yr. Fixed – HomeReady - Manufactured 360 Note Rate CF30 HomeReady + DPA MF 
 

3.3 Available 
FHLMC Products 

Conforming Balance - FHLMC 

Product Amort Term Qualifying Rate Program Codes1 

30 Yr. Fixed 360 Note Rate CF30 LP DPA / CF30 LP DPA MF 

30 Yr. Fixed – Home Possible 360 Note Rate CF30 HomePossible + DPA 

30 Yr. Fixed – Home Possible - Manufactured 360 Note Rate CF30 HomePossible + DPA MF 
 

1FHLMC HomeOne > 95% LTV 

3.4 Loan Purpose • Purchase Only 

3.5 Occupancy • Primary Residence only  

3.6 Age of Credit 
Documents 

• New and existing construction: All credit, income, and asset documentation must be < 120 days at the time of funding 

3.7 Minimum Loan 
Amounts 

• FHA 

o $55,000 

• Conventional 

o $50,000 
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3.8 Maximum Loan 
Amounts 

• Conforming balance only 

3.9 Grant Down 
Payment 
Assistance 

• FHA Grant Amount: 

o 2.0% or 3.50% of the lower of the Sales Price or Appraised Value 

o Proceeds may be used for down payment and/or closing costs 

o There must be no cash back to the borrower from the DPA proceeds 

o If the loan pays off in full before 6 months’ payments, the grant amount will be added to the payoff 

• Conventional Grant Amount: 

o 1.0%, 2.0%, or 3% of the lower of the Sales Price or Appraised Value 

o Proceeds may be used for down payment and/or closing costs 

o There must be no cash back to the borrower from the DPA proceeds 

o If the loan pays off in full before 6 months’ payments, the grant amount will be added to the payoff 

3.10 Origination 
Fee • LPC or BPC – per QM points and fees test 

3.11 Borrower 
Eligibility  

• U.S. Citizens  

• Permanent Resident Aliens 

• Non-permanent Resident Aliens (Conventional Only) 

• All borrowers must have a valid social security number 

• Non-Occupant Co-borrower 

• First Time Homebuyer not required; however, AMI limits are waived.  See section 3.13 AMI Limits  

3.12 Ineligible 
Borrowers 

• Effective for FHA Case Numbers assigned on or after May 25, 2025 

o Non-permanent resident aliens 
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3.13 Geographic 
Restrictions 

The following U.S. States and territories are not eligible: 

• Washington 

• Guam, Puerto Rico, and US Virgin Islands 

3.14 AMI Limit – 
Standard 
Conventional & 
FHA 

• ≤ 160% of the HUD state or county median income, regardless of family size   

o Based on the state or county where the subject property is located 

o Combined income for all occupying borrowers on the transaction  

• Exceptions to the AMI limit: (if multiple borrowers, only one (1) borrower is required to meet the requirements for AMI exception) 

o First time homebuyers 

 No ownership interest (sole or joint) during the three-year period preceding the date of the purchase of the subject 
property 

 An individual who is a displaced homemaker or single parent also will be considered a First-Time Home Buyer if he or she 
had no ownership interest in a principal residence (other than a joint ownership interest with a spouse) during the 
preceding three-year period 

o Active or retired first responders 

 Police officer, firefighter, public safety officer, paramedic, emergency medical technician, including volunteers, or similar 

o Active or retired educators 

o Active or retired medical personnel 

 Nurse, doctor, phlebotomist, health ambassador, hospital worker, American Red Cross worker or similar 

o Active or retired Civil servant in federal, state, or local municipality 

o Active or retired Military 

o Subject is located in an underserved census tract 

3.15 AMI Limit - 
HomeReady 

• HomeReady Income Eligibility Lookup Tool 

o 80% of area median income (AMI) for all properties 

3.16 AMI Limit – 
Home Possible 

• Home Possible Income & Property Eligibility 

o 80% of area median income (AMI) for all properties 

https://www.huduser.gov/portal/datasets/il.html
https://www.ffiec.gov/CRa/pdf/2023DistressedorUnderservedTracts.pdf
https://ami-lookup-tool.fanniemae.com/amilookuptool/?token=03AFcWeA4nJ0TDXEaJhJ759pb7iulA38_OHErmF9eC8sWqARa1MKDRAljPebNuD_oGvLlY1NmIKnbAVxGGD4dF9LrTgy_WRxUzSeovXdgvRR_IFFTSRbFDkj99AjpxHtOEnCf20V0l0OAaMG8-JtsqjLUq3GE8senqxv2JEW-We_deqzOgGXu12bdxY9wX36041-RB63k_rz1GuAi3nMGSudM3EeyhTaRvu9D0WAx5sBGFCd_fxrMSQgZ5PxL2mBSBz2HgHY0jMRaEurs9v6BSl34vKd7Wyz-jCi9pT5fIX5PucdrzFuTKdB2D7XcrRlq4hkliowYqswXED-LaGdJ4OENp5Ue4NmMmN5AzYrlb4EFYzoYXho7V8Bd2hPAsGSQTMcH091f-1ULmZZIa4WoKE_5rdILVS4PweLjZWd9h8p84ZwDDHijwLxKmkMDwc56IyC1J6hdQSJAo37rFHV8GU3OqxMjegnp2FFHRUJdg8VavO01Y2fO9PxSfX8FhIMjtbuvHBv5U0wHM4CVBqAOn7g2I7ly8gz9IyVOFXL4g5utrxdom9Tw2B-HXgis0IuUY3Sck2olwc7GU8RMW2o97okdvDG1QsVSzbXpfWjtKigD5JTcu-X843kl5OUfeeXUfmGSjKQwfqbc2Ikw-eOoDksjyUzouKGrUc-eyuGZHqEypZfkohitSqcfr5em8nEWpO2RkuZgKebzPZIsw7DrqMSGYa1uC5OjI2bLVyKgfrK8eYRlAXcYxaQJgUz_qORhgInd5BFCASL49t3xfIBL7T6x_b1NU1OYB3FO3xj80dZjxW4nsIdtGw11FZRpoV6j2Nno54IErNNDmQt8hUJlJMaiT5eSIEQoZvJZ_oLRBwgruNkmE019E1aQavjfKwTX9gEzcWeI-EIz9UMXGefsWz_jnveqwjffFNbVQbTTFudtJHEe_DNmnAhgr9eTUxxO-icgST8z-YAJFG0ZenmVeTHyyF2yGVWyjkg0Y5bgqygauB5e0FxVOBXQjPTUCm2KFpRLud4WypvMIWRuK1NizZZygjhqfWvR7ILvJMvpwfJr3Z7AOH-DckIbusTwz_MTZ1Xo_sBhEtYHtBJsVpSjC8J-vt87v_geQaRMg20tpJ92pto894EszeyVDmJ_498PzNWXbXeGHPqLe4X6rroF3eBml3A64bcXMR2jfgyws4QYcgGK67VTbiB7_i5zF31ZfG_rN0CHXs9Z2Hy5dl8hmqQIS8QC8zaMolad3jNUPbsIFYuniSk0rz3n5KtyVM7hx3vgbObgn0YbSdU8Jj1dUKa0TI-fT5eZbaBVwLAoVhyYlDoxdCtj_iODMw_34mBfYnfKftOAUwTS9B0fXR_S0S8s_B1xxm48O0i1Vq_LZMPPqQCHGn-xqgxLOKPnup0IWJh6BDsNb1pYxEJxErxbz4fSQxLjrOCC5ilBDC5VXoUJ-D8ZZuIL2Dqd2bTXkMIycaV7SIrg3cokccAA1oUZ9K724Jagi4rNswLsrELwiEEI_Juv_t46UYzuluHn_Q4Q18xPDfbykf-mBvAFAQAbxvJwQDO3qvvwzvFaSD4QLp93RrzznuQIcaZhl56Ml5AP1Sa1796YnXtzIVbYY5moDDt8YDIC5APWwzdO9Oy0jlyph7Ztklwp6ZQQs8580l9ax12fJgMC5CAQk_5KV-ULLLCOPDGqIa8Wsme9MSCwYLfnchnIRhcu1P0CpFmOrijMysKPO46PEH0mxiRfiFgbTwnO7r1SFmpoYuvNi5mTazbppeQKpfW1hmA8zF4MpGHuMLzGD67nMq6YVGF5l3PNkVbl0Sgp1Emzm666Iz611gMPDG2Jw45SWwo5RP-Uw9qZWQAytaZ0zR3eeSmxMM3k_4NXNN3_vBdYn4rJRpYtSRnQo7eeQdbAU-k0
https://sf.freddiemac.com/working-with-us/affordable-lending/home-possible-eligibility-map?_gl=1*1qaaj6p*_gcl_au*MTUzNDY1NjM2MC4xNzIxMzAyNTAz*_ga*NDUwNDM5Nzk2LjE3MjEzMDI1MDM.*_ga_B5N0FKC09S*MTcyMTY1OTk0Ni4zLjEuMTcyMTY1OTk5MS4xNS4wLjA.
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3.17 AUS 

• FHA 
o DU Approve/Eligible or LPA Accept 

o Refer/Eligible – Manual UW per 4000.1 

 640 Minimum FICO 

• Conventional 
o DU Approve/Eligible 

o LPA Accept 

o Manual UW not allowed  

3.18 Max DTI 

• FHA 
o Approve/Eligible or LPA Accept 

 Per AUS 

o Refer/Eligible/Manual UW 

 640 – 679 FICO 

 31%/43% max DTI (3 months PITIA reserves required) 

o 680+ FICO 

 Per 4000.1 

• Conventional 
o Per AUS 

3.19 FHA Payment 
Shock 

• DU/LPA AUS Approval 
o Payment shock does not apply 

• Manual Underwrite 
o FICO ≥ 640 and < 680 

 Payment shock must be ≤ 100% 

• Payment shock does not apply if housing is ≤ 31% DTI 

o FICO ≥ 680 

 Per 4000.1 

o If current housing is $0.00 or living rent free, payment shock > 100% 

3.20 Non-Occupant 
Borrowers 

• FHA - Allowed per 4000.1 

• Conventional – Per AUS 

o Not allowed if LTV > 95% 

o Income considered as part of qualifying income and subject to income limits 
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3.21 
Homeownership 
Education 

• Required – Homeview® buyer education 

o FHA 

 At least one occupying borrower must receive homeownership education  

o HomeReady 

 At least one occupying borrower must receive homeownership education  

o Home Possible 

 At least one occupying borrower must receive homeownership education  

 2–4-unit 

• At least one qualifying borrower must participate in a landlord education program 

o Arch (Free) (Branch Code is Arch MI) 

o Money Management ($35) 
 

3.22 Conventional 
MI 

• Borrower-paid mortgage insurance (BPMI) only 

3.23 Interest 
Credit Closings 

• Not Permitted 

Section 4 – Product Matrix 

4.1 LTV/CLTV 
Matrix 

FHA PURCHASE 

NUMBER OF UNITS MAXIMUM LOAN AMOUNT LTV/CLTV MIN CREDIT SCORE 

1-2 Per county confirming loan limits 96.5/No Max 640 

 

CONVENTIONAL PURCHASE1 

NUMBER OF UNITS MAXIMUM LOAN AMOUNT LTV/CLTV MIN CREDIT SCORE 

1-42,3 Per county conforming loan limits 97/105 See section 5.1 

1 - LTV, CLTV, and HCLTV Ratios greater than 95%: These transactions are not permitted for loans with non-occupant borrower.  For purchase transactions, at least one 
borrower must be a first-time homebuyer.  CLTV up to 105% with eligible community seconds 

2 – 2-4 units maximum LTV 95% and minimum borrower contribution – 3% (0% if Home Possible and LTV/TLTV/HTLTV ≤ 80%) 

3 – Doublewide Manufactured Homes allowed – 95% Max LTV (singlewide not allowed) 

https://www.fanniemae.com/education
https://mortgage.archgroup.com/wp-content/uploads/sites/4/2020/11/How-to-Register-for-Landlord-Program.pdf
https://mortgage.archgroup.com/us/training/homebuyer-education/
https://firsthome.mmiuniversity.org/login/index.php
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Section 5 – Credit 

5.1 Credit 

• FHA 

o All borrowers must have a minimum of 1 credit score.  Qualifying FICO as per Section 4.1 

• Conventional (FNMA) 

o For loan casefiles with more than one borrower, DU will now use an average median credit score as follows, when 
determining if a loan casefile meets the minimum credit score requirement of 620: 

 First, DU will determine each borrower’s applicable credit score (middle of the three scores received, or the lower of the 
two when only two scores received) 

 Second, DU will average the applicable credit scores for all borrowers on the loan casefile to determine if the 620-credit 
score requirement is met 

• Example: 

o Borrower 1 mid FICO – 619 

o Borrower 2 mid FICO – 693 

o Average median credit score – 656 (average of 619 and 693) 

 DU will average the borrowers’ applicable credit scores to ensure a minimum 620 credit score 
for the DU loan casefile. 

 DU’s average median credit score will only be used in the eligibility assessment.  The representative credit score will 
continue to be used for pricing 

• Conventional (Freddie Mac) 

o All borrowers must have a minimum of 1 credit score.  Qualifying FICO as per Section 4.1 

5.2 Present 
Housing Expense & 
Verification 

• FHA 

o All applications must contain “present” housing payment, unless the borrower is not currently making a housing payment, which 
requires:  

 $0.00 should be entered into the “present” housing payment field on the loan application 

 LOE is required for borrowers with $0.00 housing payment 

o VOR requirements determined by AUS 

o Borrowers renting from a family member must provide a copy of the executed lease agreement and 12 months canceled checks or 
bank statements 

• Conventional 

o Housing History determined by DU/LPA 

Processing
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5.3 Concurrent 
Homeownership 

• FHA 

o Allowed per 4000.1 

 Refer to 4000.1 for additional requirement for borrower(s) with a current FHA mortgage 

o Letter of Explanation (LOE) is required to explain the motivation to keep current residence while purchasing new Primary residence  

Section 6 – Assets 

6.1 FHA Reserve 
Requirements 

• AUS Approve/Accept: 

o      < 680 FICO 

 2-months PITIA (gift funds not allowed) 

o      ≥ 680 FICO 

 1-month PITIA (gift funds allowed) 

• Refer/Eligible/Manual Underwrite: 

o      < 680 FICO 

 3-months PITIA reserves (gift funds not allowed) 

o      ≥ 680 FICO 

 1-month PITIA (gift funds not allowed) 

• Borrower(s) with non-traditional/insufficient credit requires 2 months PITIA reserves (cannot use gift funds) 

6.2 Conventional 
Reserve 
Requirements 

• Determined by DU/LPA 

6.3 Real Estate Tax 
Credits 

Where real estate taxes are paid in arrears, the seller’s real estate tax credit may be used to meet the MRI (FHA) or down payment 
(USDA), if the underwriter documents that the borrower had sufficient assets to: 

• Meet the MRI (Minimum Required Investment) or down payment and, 

• Pay the borrower paid closing costs at the time of underwriting without consideration of the real estate tax credits. 

If the borrower has sufficient funds to meet the MRI, but is short funds to close, the prorated taxes can be used to offset the funds required for the 
establishment of their escrow account, not to exceed actual costs 
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Section 7 – Income 

7.1 Ineligible 
Income 

If the income or asset source is not acceptable under all laws, such as income generated through marijuana sales, then the loan is ineligible for Orion 
Lending; this includes both self-employed borrowers and wage earners working for a company. Likewise, all use of the subject property must be 
compliant with all laws. Properties that have mixed-use that do not meet all local, state, or federal laws are ineligible for Orion Lending. 

7.2 Rental Income 
Home Possible 

Rental Income from 1-unit Primary Residence may be considered stable monthly income, provided it meet the requirements below: 

• The person providing the rental income: 

o Must not be obligated on the Mortgage and must not have an ownership interest in the Mortgaged Premises 

o Must have resided with the Borrower for at least one year 

o Will continue residing with the Borrower in the new residence 

o Must provide appropriate documentation to evidence residency with the Borrower (e.g., driver’s license, bill, bank statement, etc., 
showing their address matches the Borrower’s address) 

o Cannot be the Borrower’s spouse or domestic partner 

• Rental income from the person residing in the Mortgaged Premises: 

o Must have been paid to the Borrower for the past 12 months 

o Can be verified through evidence showing receipt of regular payments of rental income to the Borrower for at least nine of the past 
12 months (e.g., copies of canceled checks) 

o Must be averaged over 12 months for qualifying purposes if fewer than 12 months of payments are documented 

o Cannot exceed 30% of total income used to qualify for the Mortgage 

• The Mortgage file must contain a written statement in the form of a signed letter or e-mail directly from the Borrower affirming: 

o The source of the rental income 

o The fact that the person providing the rental income has resided with the Borrower for the past year and intends to continue 
residing with the Borrower in the new residence for the foreseeable future 

• Rental income that meets the above requirements may be generated from an accessory unit 
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Section 8 – Property 

8.1 Eligible 
Properties 

• Single Family Residences 
• 1-2 Units (FHA) 
• 1-4 Units (Conv) 
• Leased Land (Manufactured Homes not allowed) 
• PUDs 
• Townhouses 
• Condominiums (Must not be in litigation) 
• Multiwide manufactured housing (singlewide not allowed) 

8.2 Ineligible 
Properties 

• Condition Rating of C5/C6 or a Quality Rating of Q6 

• Condominium Conversions that were converted within the last 
three years 

• Condotels/Hotel Condominiums 

• Cooperatives 

• Geodesic Domes 

• Land Trust 

• Log Homes 

• Mobile Homes 

• Singlewide Manufactured Homes  

• Manufactured Homes – Leasehold estates (unless located in 
FNMA approved condo project) 

• Property currently in litigation 

• Timeshares 

• Unimproved Land 

• Working Farms and Ranches 

• Properties located in WA 

• 3-4 Units (FHA only) 
 

Section 9 - Misc. Guidelines 

9.1 Wisconsin 
Residents 

• Orion Lending will credit up to $700 on behalf of the borrower toward the following fees: 

o The cost of any necessary appraisal, or  

o Other borrower paid closing costs related to their loan 

o Lender credit will be applied after all other seller and pricing credits 

9.2 Maximum 
Seller 
Contributions 

• FHA 
o 6% 

• Conventional 
o LTV > 90% 

 3% 
o LTV 75.01 – 90% 

 6% 
o LTV 75% or less 

 9% 
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Section 10 – Guideline Updates – Effective 08/18/2025 

 Previous Guideline Current Guideline 

4.1 LTV/CLTV 
Matrix  Minimum credit score for FHA updated to 640 
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