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KERN COUNTY FIRST TIME HOME BUYER PROGRAM

I. PURPOSE

The Kern County First Time Home Buyer Program (FTHB) is intended to increase home ownership opportunities for low income households within the areas of the Kern County Entitlement Jurisdiction.  The Kern County entitlement jurisdiction includes all of Kern County except within the "City Limits" of Bakersfield, Delano, McFarland, Taft, and Wasco.  Low and moderate income households are defined by the Department of Housing and Urban Development (HUD), as earning eighty percent (80%) or less of the area median income.  This income level is adjusted for household size and is subject to change at the discretion of HUD.

II. BUYER ELIGIBILITY CRITERIA

Program Eligibility requirements are as follows

1.  Applicants must be below the following household low income limits depending on family size.  These income limits are periodically updated in accordance with HUD bulletins concerning “Revised Income Limits for Public Housing and Section 8 Programs,” which are typically published annually.


1 Person
2 persons
3 persons
4 persons
5 persons
6 persons
7 persons
8 persons

$30,150 
$34,450 
$38,750
$43,050
$46,500
$49,950
$53,400
$56,850

2.  Buyers may purchase property in unincorporated Kern County or the cities of Arvin, Shafter, Tehachapi, California City, Ridgecrest, and Maricopa.

3.  Applicants must not have owned a principal residence within three years prior to the date of the County’s loan commitment.

4.  Buyers must complete a homebuyer training course prior to loan closing.

5.  The buyer must continuously occupy the assisted property as a principal residence during the Period of Affordability, which extends 5 years from the closing date for loans less than $15,000, or 10 years from the closing date for loans of $15,000 or more.
6.  The maximum purchase price is based on the Section 203(b) Single Family Mortgage Limit of $368,750 as of March 12, 2008; last revised March 5, 2008.

7.  If, during the Period of Affordability, the property is refinanced or sold, or if the buyer no longer occupies the property as their principal residence, the County will recapture all of the “Net Proceeds” up to and including the amount necessary to repay the HOME Program funds committed to the property.

III. LENDER PARTICIPATION CRITERIA
1.  Each participating lender and County shall execute a First Time Home Buyer Participation Agreement on a periodic basis.

2.  Primary real estate financing (first deed of trust) must be pre-screened by the lender for approval prior to requesting an inspection on the property by the County.

Screening includes:




1. Offer to purchase property has been made

2. Applicant’s household income is within program maximum

3. Acceptable credit

4. Acceptable debt to income ratio

5. Family size is appropriate for house according to Section 8 standards

6. Property is not a rental unit (except if rented by buyer)

7. Other information which may be requested by the County

IV. MAXIMUM PROGRAM FUNDS AND USAGE

1.  First mortgages must be fixed interest rate loans fully amortized over 30 years.

2.  Maximum First Time Homebuyer funds are available up to $20,000 per loan, provided the FTHB loan amount, combined with any other assistance, may not exceed the amount required to reduce the first mortgage monthly housing expense to maximum FHA debt-to-income guidelines.

3.  Funds may be utilized for up to 100% of the down payment.  Closing costs (appraisal fees, loan fees, processing fees, discount points, etc.,) and pre-paid expenses (property taxes, property insurance, interest rate buy downs, etc.,) may not be paid with program loan funds.

4.  The FTHB loan amount may not exceed 20% of the purchase price or appraised value of the property, whichever is less.

5.  The buyer shall not receive money back at loan closing.

6.  Each lender shall provide a closing statement within five (5) business days of loan closing.

The County, through the Director of Community and Economic Development, reserves the right to make an independent judgment regarding whether applicants for County assistance meet County standards.

V. TERMS AND CONDITIONS OF LOAN

1.  No interest is accrued, nor are principal payments required, as long as the buyer resides on the property.  If, for any reason during the term of the Period of Affordability the buyer no longer occupies the property as their principal residence, or if the buyer refinances, sells, conveys title, or otherwise transfers ownership, the loan shall become immediately due and payable.
2.  Approved applicants must execute a First Time Home Buyer Assistance Program Agreement with the County of Kern.

3.  A tax and insurance impound account must be included as a part of the first mortgage loan.

4.  Borrower debt to income ratios shall not exceed guidelines established by lender, typically 36% for housing expense (principal, interest, taxes, and insurance plus other housing-related expenses such as homeowner association dues, etc.,) and 43% for housing expense plus other recurring debt, regardless of the source of first mortgage funding.

5.  At the end of the Period of Affordability, if the buyer has continued to occupy the property as their principal residence, the loan balance shall be forgiven.  The loan balance forgiven shall be reported by the County to the IRS on the appropriate form.

VI. PROPERTY STANDARDS

1.  The property must be free of any health and safety defects prior to occupancy by the buyer.  To insure compliance with this requirement, an inspection of the property will be conducted by a representative of the County Community and Economic Development Department.  All health and safety defects noted by the inspector must be corrected prior to loan funding. (An inspection will be valid for 120 days unless the County determines there is a reason to re-inspect).

2.  Section 8 Housing Quality Standards will be used as the inspection standard.

VII. ELIGIBLE PROPERTY TYPES

The following property types are eligible for First Time Home Buyer Assistance.  All properties must include purchase of a lot.

1.  Detached single-family residences, including a manufactured/mobile home on a permanent foundation

2.  Townhouse

3.  Condominium

VIII. APPLICATION DOCUMENTS

Lender will submit a copy of the buyer loan package in addition to the following County required items:



1.  Purchaser letter to Seller/Relocation Letter required by federal regulations



2.  Lender Cover Letter detailing sell price, closing costs, and assistance needed

  

3.  Appraisal

4.  Lead-based paint disclosure form for houses built prior to 1978

IX. COUNTY PROCESSING DOCUMENTS
The following documents will be used by the County to verify buyer eligibility and complete the requirements of HUD:



1.  Program Checklist items



2.  Floodplain Review, Environmental Review



3.  First Time Home Buyer Approval Information Sheet



4.  Current HUD income limits



5.  Signed statements from applicant

X. LOAN DOCUMENTS
After approval of each loan, an agreement will be executed by the County of Kern Community Economic and Development Department and the buyer.

The participating lender is responsible for the proper completion of the program promissory note, in addition to the completion and recording of the deed of trust.  Title Insurance on the property is required by the County.

XI. NOTIFICATION AND FUNDING PROCEDURES FOR APPROVED LOANS
1.  Once a final determination has been made to approve the loan, the County will advise the lender in writing.

2.  Funding will take place through escrow.

XII. LOAN FILE MAINTENANCE
1.  The title company is responsible for returning the original executed promissory note to the office of County of Kern Community and Economic Development Department.

2.  After the deed of trust has been executed by the buyer and recorded, the Recorder’s office will forward the original document to the County of Kern Community and Economic Development Department.

3.  Lender will provide the County, or cause to be sent, a closing statement within five (5) business days of loan closing.

4.  Yearly monitoring by the County is required during the Period of Affordability to meet the occupancy requirement.

XIII. RECONVEYANCE

After the end of the Period of Affordability or upon receipt of payment in full of the outstanding obligation and a recording fee, the County, acting through the Director of the Community and Economic Development Department, will authorize the execution of a Deed of Reconveyance.

WHAT IF I HAVE OTHER QUESTIONS?
Call the office, Monday through Friday between 8 a.m. and 5 p.m. at (661) 862-5050.  The Housing Rehabilitation staff is always willing to answer any questions you may have.
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 APPROVED PARTICIPATING LENDERS

The following direct lenders have executed a contract with the County in order to take applications for the County’s First Time Home Buyer Program.  The County itself does not take applications for assistance to this Program.  If you wish to buy a home using assistance from the County’s Program, contact a participating direct lender listed below:
Aloha Mortgage

2505 M Street

Bakersfield CA 93301

(661) 377-2564

Bank of America Mortgage

1430 Truxtun Avenue Suite 202

Bakersfield CA 93301

(661) 395-2025

Buena Vista Mortgage

9100 Ming Avenue Suite 105


Bakersfield CA 93311





(661) 836-4131

First Guaranty Financial Corporation

3 Hutton Centre Suite 150

Santa Ana CA 92707

(714) 429-1212

Golden Empire Mortgage

1200 Discovery Drive Suite 180

Bakersfield CA 93309

(661) 328-1600 ext 1100

Guild Mortgage Company

5405 Stockdale Hwy Suite 205

Bakersfield CA 93309


(661) 834-8075

Guild Mortgage Company

901 North Heritage Drive Suite 103

Ridgecrest CA 93555

(760) 446-7895

Habitat for Humanity Golden Empire

1500 East 19th Street

Bakersfield CA 93301

(661) 861-8449

Medallion Mortgage

5100 California Avenue Suite 122

Bakersfield CA 93309


(661) 324-6873

Mortgage Connection

5055 California Avenue Suite 100

Bakersfield CA 93309


(661) 861-0802

Mortgage Tree Lending

5100 California Avenue

Bakersfield CA 93309

(661) 324-6873

Pacific Financial

4540 California Avenue Suite 220

Bakersfield CA 93309


(661) 861-1221

Platinum Home Mortgage Corporation

5601 Truxtun Avenue, Suite 200

Bakersfield CA 93309

(661) 631-2961

Signature Home Lending

10000 Stockdale Hwy Suite 220

Bakersfield CA 93311

(661) 664-2780

South Lake Mortgage Bankers, Inc.

201 South Lake Avenue, Suite 300

Pasadena CA 91101

(626) 449-5907

The Mortgage House Inc.

4900 California Avenue Suite 410-B

Bakersfield CA 93309

(661) 328-9300

Wells Fargo Home Mortgage

9201 Camino Media

Bakersfield CA 93311

(661) 664-5300

TO BECOME AN APPROVED PARTICIPATING DIRECT LENDER:

Submit a request on lender letterhead

Provide a copy of the lender's certificate of workers' compensation insurance and commercial general liability insurance

Indicate if the lender is a California Corporation

List the name and title of the authorized signer for lender (this will be a person with the authority to sign contractual documents for the lender)

Provide the lender's corporate name and address

Provide the name, title, address, and phone number of the contact person

Send information to:

Catherine Vasquez, Housing Rehabilitation Programs Supervisor

County of Kern Community and Economic Development Department

2700 M Street, Suite 250

Bakersfield CA 93301

Phone (661) 862-5062

Fax (661) 862-5052

Email vasquezc@co.kern.ca.us
Our department will prepare and mail to the lender three original agreements.  The lender will be required to sign and return two original agreements.  After all signatures are received, the lender will receive an original fully signed agreement as confirmation to participate in the First Time Home Buyer Program.
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