NCSHA »
50 YEARS

2024




=

G SIS

Elizabeth Vernon
Senior Vice President, Capital Markets | Lakeview Loan Servicing, LLC

Albert Luong
Director, National Housing Group | RBC Capital Markets

Ferdinand Perrault
Vice President and Senior Credit Officer | Moody’s Ratings

Nicholas Fluehr
Managing Director | Wells Fargo Securities

Erwin Tam
Director of Financing | California Housing Finance Agency

NCSHA Annual Conference & Showplace



La keviev%

TBA Market- Current State and Looking Ahead

NCSHA- September 30, 2024

@ ©2024 Lakeview Loan Servicing, LLC. NMLS #391521, Equal Housing Lender. Lakeview Programs are offered to qualified residential lending institutions and are not applicable to the general public and/or individual consumers. Lakeview Loan Servicing,

% LLC. 507 Prudential Road, Horsham, PA. 19044



La keviev%
Disclosure e —

This presentation is provided for information purposes only and does not certain material information about Lakeview Loan
Servicing, LLC (“LLS” or together with its related companies, “Lakeview” or the "Company"), including important disclosures and risk
factors associated with the business therein. This presentation is not intended to be, nor should it be construed or used as, an offer
to sell or a solicitation of any offer to buy any securities, which offer may only be made at the time a qualified offeree receives a
confidential private placement memorandum describing an offering (a "Memorandum"). In the event of any conflict between the
information contained herein and the information contained in a Memorandum, the information in a Memorandum will control and
supersede the information contained herein. The information contained herein is not intended to provide, and should not be relied
upon for, accounting, legal or tax advice or investment recommendations. The recipient hereof should make an independent
investigation of the information described herein, including consulting its own tax, legal, accounting and other advisors about the
matters discussed herein.

This presentation may include certain statements, estimates, targets and projections provided by Lakeview with respect to the
Company’s business. Such statements, estimates, targets and projections reflect significant assumptions and subjective judgments
by the Company's management concerning anticipated results. The information contained herein is subject to change. Factors
which could cause actual results to differ materially from historical results or those anticipated include, but are not limited to:
competitive and general business, economic, market and political conditions in the United States and abroad from those expected;
reduction in government support of homeownership; the level and volatility of interest rates; changes in interest rate paths; changes
in generally accepted accounting principles or in the legal, regulatory and legislative environments in the markets in which the
Company operates; different assets in a fund’s portfolio; and the ability of management to effectively implement the Company’s
strategies.

This material is confidential and cannot be reproduced in any manner. By its acceptance hereof, each recipient agrees (in addition to
any obligations it may have under a confidentiality agreement with Company or its affiliates) that neither it nor its agents,
representatives, directors or employees will copy, reproduce or distribute to others this presentation, in whole or in part, at any
time without the prior written consent of the Company and that it will keep permanently confidential all information contained
herein not already in the public domain and will use this presentation for the sole purpose of deciding whether to proceed with a
further investigation of the Company. This presentation shall remain the property of the Company. The Company reserves the right
to require the return of this presentation (together with any copies or extracts thereof) at any time.

Neither the Company nor its advisors nor any of their respective directors, partners, employees or advisers nor any other person,

(i) shall be liable for any direct, indirect or consequential loss or damages suffered by any person as a result of relying on any
statement in or omission from this presentation and any such liability is expressly disclaimed, (ii) you should seek the advice of your
legal counsel, compliance counsel, or professional advisor on matters related or as they apply to you and (ii) no such party
undertakes any obligation to update any of the information contained herein or to correct any inaccuracies, whether as a result of
new information, future events or otherwise. Except where otherwise indicated, this presentation speaks as of the date hereof.
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Mortgage Rates & the Bond Market- Current State — =

= All eyes have been on the Fed as the market has been anxiously awaiting anticipated rate
cuts.

= 9/18/2024 50 basis point rate cut marked the first rate cut in 4 years, with further rate cuts
expected through mid 2026.

= While most correlate Fed easing to lower mortgage rates, mortgage rates are more
correlated to 10YR Treasury Yields; Bond market has been pricing in the 15 cut for 4 weeks.

= Despite Fed easing and mortgage rates expected to go lower, the bond market is pricing
mortgage rates to stay between 5-7% (not to revisit the ultra-lows of 2011-2021).

Mortgage rates expected to be 5.875% in late 2025, with a range of 5%-7%.
Today's rate of 6.125% already prices in -250bps of expected FED rate cuts.
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*Historical mortgage rates from Optimal Blue. Projected mortgage rates based on US swaps forward curve and implied volatility as
of 9/12/2024.
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Mortgage Rates & the Bond Market- Looking Ahead e —

= Despite the expectation that rates will decline, a Borrowers who can reduce
broad refinancing wave is highly unlikely given Mtg Rate Mtg rate by 150bps
the short duration of time spent in a “higher” 2.0 22,037,313
. . . . . . 2.5 16,196,527
(still relatively low historically speaking) interest 3.0 11.663 191
rate environment. 35 8,’517,606
= 2022-2024 non-HFA originated production will 4.0 6,202,043
have more opportunity for refinance as 2 oo,
PP Y _ 5.0 2,929,831
mortgage rates fall and borrowers become in 55 1,384,975
the money. 6.0 386,587
. . . 6.5 69,249
= Markets with declining HPA (HPD) will have a 20 9,029
muted prepayment response. 75 1.306
8.0 252

= HFA Borrowers in markets with strong HPA will
have more optionality to refinance, despite *EMBS as of 9/12/24
utilizing DPA in the form of repayable 2" liens.
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TBA and Specified Pool Execution e —

= Newly originated mortgages have unusually high amounts of negative convexity in the current
environment. (Durations are short at 2-3 years and volatility is high)

= Mortgages earn only 10-50 bps of "option-adjusted" spread over Treasuries, which at 2-3yr
duration is only $0.25 to $1.5 points of "cheapness to Treasuries".

= Securitizing loans into MBS pools shifts this convexity risk to investors.

= Asinterest rates are expected to fall, call protection is increasingly important as investors
seek prepayment protection.

= MBS backed by HFA loans with repayable/forgivable 2" liens that are locked out of re-
subordination are highly desirable as they provide investors with so desired call protection.

=  Premium pricing in the TBA market continues to be dismal and is largely dependent upon the
Fed’s actions for the remainder of 2024 and well into 2025.

= Should the Fed continue it’s recent easing and the yield curve steepens, a noticeable
improvement in TBA execution and a return of premium pricing should be expected.

= A strong focus on 2" lien structure and re-subordination policy should continue to be front
and center of HFA strategies as both impact the levels investors are willing to pay for HFA
bonds.
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Disclaimer NCSHA

RBC Capital Markets, LLC (RBCCM) is providing the information contained in this presentation for discussion purposes only and not in connection with RBCCM
serving as underwriter, investment banker, municipal advisor, financial advisor or fiduciary to a financial transaction participant or any other person or entity. RBCCM
will not have any duties or liability to any person or entity in connection with the information being provided herein. The information provided is not intended to be and
should not be construed as “advice” within the meaning of Section 15B of the Securities Exchange Act of 1934. The recipient should consult with its own legal,
accounting, tax, financial and other advisors, as applicable, to the extent it deems appropriate.

The information contained in this presentation has been compiled from sources believed to be reliable, but no representation or warranty, express or implied, is made
by the RBCCM, its affiliates or any other person as to its accuracy, completeness or correctness. The information and any analyses in these materials reflect
prevailing conditions and RBCCM'’s views as of this date, all of which are subject to change. The printed presentation is incomplete without reference to the oral
presentation or other written materials that supplement it.

The material contained herein is not a product of any research department of the RBCCM or any of its affiliates. Nothing herein constitutes a recommendation of any
security regarding any issuer, nor is it intended to provide information sufficient to make an investment decision.

IRS Circular 230 Disclosure: RBCCM and its affiliates do not provide tax advice and nothing contained herein should be construed as tax advice. Any discussion of
U.S. tax matters contained herein (including any attachments) (i) was not intended or written to be used, and cannot be used, by you for the purpose of avoiding tax
penalties; and (i) was written in connection with the promotion or marketing of the matters addressed herein. Accordingly, you should seek advice based upon your
particular circumstances from an independent tax advisor.

This presentation is proprietary to RBCCM and may not be disclosed, reproduced, distributed or used for any other purpose without RBCCM'’s express written
consent. To the fullest extent permitted by law, RBCCM, any of its affiliates, or any other person, accepts no liability whatsoever for any direct or consequential loss
arising from any use of this communication or the information contained herein.

1) National Council of State Housing Agencies RBC Capital Markets, LLC



Implications of the Fed: Steepening of MRB Yield Curves

2
=22

NCSHA

Tax-Exempt Yield Curve
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Credit Spread Volatility NCSHA
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Impacts on MRB Issuance NCSHA
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Moody’s 2024 HFA outlook stable with higher-for-longer
interest rates providing both benefits and challenges

| | | | | | | | | | | |
2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024

HFA's strong competitive profile supports solid single family loan originations
— Higher-for-longer interest rates will drive steady HFA margins
— Multifamily portfolios will remain healthy due to demand for affordable housing

— The negative outlook on the US government presents a potential challenge, but strong financial and loan
performance are mitigants

MOODY’S 2
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HFA margins will benefit from higher investiment earnings and
interest income

mm Median margins Fed funds rate (fiscal year average) Fed funds rate proj (fiscal year average)

25%

20.1%
20% 19.1%

0,
16.8% 16.7% 17.4% 16.5%

16.0%

15% 14.4%

10%

5%

o5 — | - o —

2017 2018 2019 2020 2021 2022 2023 Proj 2024 Proj 2025 Proj

Fiscal Year

Fiscal year-end for most HFAs is June 30

Source: Moody’s-adjusted HFA audited financial statements, Federal Reserve and Moody’s Macroeconomic Board
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Bond-funded loan originations continue to climb,
strengthening HFA balance sheets

Bond-financed == Total originations
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Shift to bond funded originations continue to grow

H Bond-financed u Secondary market financed B Internal funds financed

3.01%
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2O /0

100% 2.98%

80%
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60% 71.09% 67.35%
40%
61.91%
54.12%
20% 45.69%

33.89%

26.63%

0%
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Calendar Year

Source: HFA Surveys
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Loan performance favorably impacted by economic recovery
and forbearance expiration

H 60-89 days delinquent m 90+ days delinquent H In foreclosure = In forbearance
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Delinquent loans as % of total loans

Source: HFA Surveys
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Flexible Business Model a Positive for HFAs

Loan financing strategies include MBS sale in the secondary market, direct loan sales to
Government Sponsored Entities, MBS pass-through bonds, and traditional Mortgage Revenue
Bonds

Rewards Risks
D§)9 New revenue streams \ Trade-off of up-front transaction revenue from

loan sales vs. long-term revenue from bond-

@ Ability to originate competitive loans financed loans

— " s " 7
B“ Future flexibility to switch between secondary £= New management challenges related to

and bond markets 1= :
secondary market operations
S} Broadened customer base

& New counterparty risks

{Z Recognition from new bond investor bases @ Interest Rate Risk

MOODY’S
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Despite federal
counterparties,
most HEAS are
resilient to US
outlook revision

MOODY’S
RATINGS

HFAs are exposed to the federal government through
counterparty risk

— HFAs are exposed to the federal government through mortgage
insurance or securitization (MBS)

Stand-alone programs 100% securitized minimally
impacted

— Conduits have no outlook and were not impacted

— Ratings would move in lockstep with rating change on U.S. Government
Most HFA programs are resilient to downgrade of U.S.
Government

— High overcollateralization levels offset stress case loan loss scenarios
— Counterparty risk is assessed case by case as part of the methodology

— Stand-alone programs 100% securitized of government insured move in
lockstep

Minimal number of program outlooks revised to negative

— Impacted credits were 100% MBS with very low asset-to-debt ratios



Strategic choices position State Housing Finance Agencies (HFAs)
to weather future market downturns

Since the financial crisis in 2008, HFAs have increased loan enhancements, reduced variable rate debt,
and begun secondary market financing to better equip them to withstand adverse macroeconomic and housing trends

How HFAs work HFAs have reduced balance sheet risk by increasing the proportion of mortgage-backed securities
(MBS) in their portfolios
Financing sources 771 Mortgage-backed security Private-mortgage insurance Government insurance
Bond Sale of loans
issuance on secondary
market
%/—J
61 Total loans 60 48 40B 0 46 43B (¢}
v $65B  ag ’ :
15
Lo
|] |] |] HFA 9 8
2013 2016 2019 2022
A4
Loan Debt structures have become more Multiple loan financing channels help HFAs
@ conservative as variable rate debt has declined respond nimbly to different market conditions
209% : Bonds Secondary market  Internal funding
\—V—) :
° : 2013 e
o Loans for affordable 20 \ 16 [—
(@] homeownership 10 ® variable | 19 |
d rental housi ratedebt : . I
dand rentat nousing 0 E 22 _
2013 2016 2019 2022 : '23 |
projecten 50%
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HFAs' decision to add more MBS

will aid them as delinquency

rates shift over time

in forbearance

60-89 days } Delinquent or

[0 90+ days

[0 In foreclosure

2013 I

17 L[]
18 [ ]
19 [ ]

22 ]

*Note:

10%

1) Periods prior to 12/31/20 do not have any [0ans in forbearance.
2) For HFAs that did not include [oans in forbearance in their 60-90
day or 90+ delinguency rates, we have added forbearance into the

90+ day category.
Source: Moody's HFA Survey



Housing Finance Agencies face a complex balancing act when deciding how to finance home loans

Two options for financing home loans — bond issuance and secondary market sales — have differing impacts on HFAs' margins, leverage and revenue volatility

Loan acquisition Loan financing

Public
HFAs issue Mortgages held on HFAs balance sheet .
bonds to finance create a stable source of income but \[, Margin
the purchased [N > produce lower margins in the near term

and increase leverage relative to loan T Leverage
sales

H
= loans...

Lenders make
loans to low-
to-median
income
homebuyers

HFAs set
below-market
home loan rates
and communicate
those rates to
mortgage lenders

HFA purchases
the mortgage

loans from ...or sell the
lenders GELER GRS

Loan sales are a volatile source of .
income but can increase margins and T Margin

decrease leverage relative to bond \L Leverage
financing

secondary
market

HFAs issue more bonds when the mortgage rate for secondary market-financed loans is higher than the rate for bond-financed loans

Loan rate by funding source Area of detail Distribution of HFA loan financing channels

8% Total $34B $30B $268 $31B
= Bond V Bonds ENEEEEEEEN ENEEEEEEEE | | EEEEEEE | |
financed 6% [ EEEEEEEEEN EEEEEEEEEE || EEEEEEE | |
I Secondary market ENEEEEEEER ENEEEEEEER || EEEEEER ||
loan rate L ENEEEEEEER ENEEEEEEEE | | EEEEEER |
4% , ENEEEEN EEEEEEEEN | | EEEEEER ||
— Secondary [ Internal funding = = ======= =
market 2% N ENEEEEEEEE ]
loan rate [ [ ] [ | | HEN | | | | EEEEEEE |
0% - : : : . : : ! ENEEEEEEER ENEEEEEEEE [ | [ I [ [ ] ] ]] [ |

2016 16 1F¥ 18 19 20 1 22 23 24 2020 2021 2022 2023 2024 projection

Sources: Moody’s Ratings and Caine Mitter (loan rates); Moody’s HFA Surveys (distribution)
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© 2024 Moody’s Corporation, Moody’s Investors Service, Inc., Moody’s Analytics, Inc. and/or their licensors and affiliates (collectively,
“MOODY’S”). All rights reserved.

CREDIT RATINGS ISSUED BY MOODY'S CREDIT RATINGS AFFILIATES ARE THEIR CURRENT OPINIONS OF THE RELATIVE FUTURE
CREDIT RISK OF ENTITIES, CREDIT COMMITMENTS, OR DEBT OR DEBT-LIKE SECURITIES, AND MATERIALS, PRODUCTS,
SERVICES AND INFORMATION PUBLISHED OR OTHERWISE MADE AVAILABLE BY MOODY’S (COLLECTIVELY, “MATERIALS”) MAY
INCLUDE SUCH CURRENT OPINIONS. MOODY’S DEFINES CREDIT RISK AS THE RISK THAT AN ENTITY MAY NOT MEET ITS
CONTRACTUAL FINANCIAL OBLIGATIONS AS THEY COME DUE AND ANY ESTIMATED FINANCIAL LOSS IN THE EVENT OF
DEFAULT OR IMPAIRMENT. SEE APPLICABLE MOODY’S RATING SYMBOLS AND DEFINITIONS PUBLICATION FOR INFORMATION
ON THE TYPES OF CONTRACTUAL FINANCIAL OBLIGATIONS ADDRESSED BY MOODY’S CREDIT RATINGS. CREDIT RATINGS DO
NOT ADDRESS ANY OTHER RISK, INCLUDING BUT NOT LIMITED TO: LIQUIDITY RISK, MARKET VALUE RISK, OR PRICE
VOLATILITY. CREDIT RATINGS, NON-CREDIT ASSESSMENTS (“ASSESSMENTS”), AND OTHER OPINIONS INCLUDED IN MOODY’S
MATERIALS ARE NOT STATEMENTS OF CURRENT OR HISTORICAL FACT. MOODY’S MATERIALS MAY ALSO INCLUDE
QUANTITATIVE MODEL-BASED ESTIMATES OF CREDIT RISK AND RELATED OPINIONS OR COMMENTARY PUBLISHED BY
MOODY’S ANALYTICS, INC. AND/OR ITS AFFILIATES. MOODY’S CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS AND
MATERIALS DO NOT CONSTITUTE OR PROVIDE INVESTMENT OR FINANCIAL ADVICE, AND MOODY’S CREDIT RATINGS,
ASSESSMENTS, OTHER OPINIONS AND MATERIALS ARE NOT AND DO NOT PROVIDE RECOMMENDATIONS TO PURCHASE, SELL,
OR HOLD PARTICULAR SECURITIES. MOODY’S CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS AND MATERIALS DO NOT
COMMENT ON THE SUITABILITY OF AN INVESTMENT FOR ANY PARTICULAR INVESTOR. MOODY’S ISSUES ITS CREDIT RATINGS,
ASSESSMENTS AND OTHER OPINIONS AND PUBLISHES OR OTHERWISE MAKES AVAILABLE ITS MATERIALS WITH THE
EXPECTATION AND UNDERSTANDING THAT EACH INVESTOR WILL, WITH DUE CARE, MAKE ITS OWN STUDY AND EVALUATION
OF EACH SECURITY THAT IS UNDER CONSIDERATION FOR PURCHASE, HOLDING, OR SALE.

MOODY’S CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS, AND MATERIALS ARE NOT INTENDED FOR USE BY RETAIL
INVESTORS AND IT WOULD BE RECKLESS AND INAPPROPRIATE FOR RETAIL INVESTORS TO USE MOODY’S CREDIT RATINGS,
ASSESSMENTS, OTHER OPINIONS OR MATERIALS WHEN MAKING AN INVESTMENT DECISION. IF IN DOUBT YOU SHOULD
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ALL INFORMATION CONTAINED HEREIN IS PROTECTED BY LAW, INCLUDING BUT NOT LIMITED TO, COPYRIGHT LAW, AND NONE OF
SUCH INFORMATION MAY BE COPIED OR OTHERWISE REPRODUCED, REPACKAGED, FURTHER TRANSMITTED, TRANSFERRED,
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MOODY’S CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS AND MATERIALS ARE NOT INTENDED FOR USE BY ANY PERSON AS
A BENCHMARK AS THAT TERM IS DEFINED FOR REGULATORY PURPOSES AND MUST NOT BE USED IN ANY WAY THAT COULD
RESULT IN THEM BEING CONSIDERED A BENCHMARK.

All information contained herein is obtained by MOODY’S from sources believed by it to be accurate and reliable. Because of the
possibility of human or mechanical error as well as other factors, however, all information contained herein is provided “AS IS” without
warranty of any kind. MOODY'S adopts all necessary measures so that the information it uses in assigning a credit rating is of sufficient
quality and from sources MOODY'S considers to be reliable including, when appropriate, independent third-party sources. However,
MOODY’S is not an auditor and cannot in every instance independently verify or validate information received in the credit rating process
or in preparing its Materials.

To the extent permitted by law, MOODY’S and its directors, officers, employees, agents, representatives, licensors and suppliers disclaim
liability to any person or entity for any indirect, special, consequential, or incidental losses or damages whatsoever arising from or in
connection with the information contained herein or the use of or inability to use any such information, even if MOODY’S or any of its
directors, officers, employees, agents, representatives, licensors or suppliers is advised in advance of the possibility of such losses or
damages, including but not limited to: (a) any loss of present or prospective profits or (b) any loss or damage arising where the relevant
financial instrument is not the subject of a particular credit rating assigned by MOODY’S.
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To the extent permitted by law, MOODY’S and its directors, officers, employees, agents, representatives, licensors and suppliers
disclaim liability for any direct or compensatory losses or damages caused to any person or entity, including but not limited to by any
negligence (but excluding fraud, willful misconduct or any other type of liability that, for the avoidance of doubt, by law cannot be
excluded) on the part of, or any contingency within or beyond the control of, MOODY’S or any of its directors, officers, employees,
agents, representatives, licensors or suppliers, arising from or in connection with the information contained herein or the use of or
inability to use any such information.

NO WARRANTY, EXPRESS OR IMPLIED, AS TO THE ACCURACY, TIMELINESS, COMPLETENESS, MERCHANTABILITY OR FITNESS
FOR ANY PARTICULAR PURPOSE OF ANY CREDIT RATING, ASSESSMENT, OTHER OPINION OR INFORMATION IS GIVEN OR MADE
BY MOODY’S IN ANY FORM OR MANNER WHATSOEVER.

Moody’s Investors Service, Inc., a wholly-owned credit rating agency subsidiary of Moody’s Corporation (“MCQ”), hereby discloses that
most issuers of debt securities (including corporate and municipal bonds, debentures, notes and commercial paper) and preferred
stock rated by Moody’s Investors Service, Inc. have, prior to assignment of any credit rating, agreed to pay to Moody’s Investors
Service, Inc. for credit ratings opinions and services rendered by it. MCO and Moody’s Investors Service also maintain policies and
procedures to address the independence of Moody’s Investors Service credit ratings and credit rating processes. Information regarding
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