
How to Originate, Process, and Review SmartBuy Loans

877-456-2656

mortgage@ihda.orgAll items subject to change. 
Visit ihdamortgage.org for current information. 
This is a high-level overview and should not be used on its own to 
determine program guidelines and IHDA Overlays. 



How does SmartBuy work?

 SmartBuy aims to increase access to 
homeownership by removing the 
burden of student loans for 
homebuyers.

• It comes with a flat $5,000 2nd 
mortgage deferred that can be used 
for down payment assistance or 
closing costs.

• It will also pay up to but not 
exceeding $40,000 toward the payoff 
of student loans!



Can any 
lender 
participate?

Yes, but…
a) Lender must be an approved IHDA 
Mortgage participating lender, and

b) someone who holds a leadership role 
(CEO, CFO, SVP), or someone authorized 
by leadership must indicate they want to 
participate via 
https://www.ihdamortgage.org/sbrequest

A separate list of lenders and resources will be 
available on www.ihdamortgage.org/smartbuy 

https://www.ihdamortgage.org/sbrequest
http://www.ihdamortgage.org/smartbuy


1st Mortgage 
Term

30-Year fixed rate

ONLY Allowed 
Loan Types

DPA Assistance $5,000* flat deferred

Student Loan 
Assistance

Up to, but not exceeding, 
$40,000

2nd Mortgage 
Term

Due upon the sooner of the 
maturity date or repayment of the 
1st mortgage 

Student Loan 
Assistance Terms

Promissory Note and Deed 
Restriction; no repayment 
required after 36 months

*The DPA cannot be used to pay off debt of any kind.



Borrower 
Requirements

• Meet all IHDA requirements

• Must have at least $1,000 in student 
loans from qualified source

• Debt must be from an eligible 
educational institution, in 
borrower(s) name and for 

borrower(s) education

• First-time or non-first time 
homebuyer 

• Must be current on their student 
loans (forbearance is ok)

•  Fannie Mae, Freddie Mac, and 
FHA Loan Types Only!  

•  ALL student loans must be paid off 
at closing by the $40,000 assistance 

or in combination with borrower 
funds 

• Borrower’s income 
must not exceed the 

applicable county 
limits 

• Purchase Price cannot 
exceed the applicable 

county limits

Financing 
RequirementsIHDA

Compliance

Terms



Initial Eligibility Review



Before we 
get 
started…

Three BIG things 
to pay attention to 
on SmartBuy…

If the assistance (up to but not exceeding $40k) 

does not cover the student debt, the 
borrower must cover the difference. (Gift 
funds are ok) 

If you use any of the assistance to pay 
a borrower or co-borrower’s student 
loans, then ALL their student loans 
must be paid off. Either with the 
assistance, their own funds, or a 
combo of both.

You can leave either borrower’s 
student loans unpaid and still use their 
income to qualify.

1)
2)

3)



Is my borrower eligible? 

Initial Eligibility Review

 Student Loan Review
 Request a current student loan statement for every 

student loan the borrower has (do this for all borrowers 
using the assistance).

 Review all the student loans reported on the credit report 
to ensure you have accounted for ALL student debt.

 Once you have this information, you will use it to 
complete the SmartBuy Submission Cover.

  (we’ll cover this on the next slide)  



Is my borrower eligible?  
Income  

Initial Eligibility Review

 Using the Submission Cover
 The SmartBuy submission cover will:

 Total all the student loan debt and autofill the 
required documents

 Calculate the assistance amount needed

 Calculate the funds the borrower will need to 
bring if the assistance amount does not cover 
the full balance



URLA Entry

 Section 2c – 
 All Borrower(s) and/or CoBorrower(s) student loans should be listed
 Student loans being paid off should be marked as being "paid at closing"
 If only paying off 1 of the Borrower(s) loans – only those loans should be marked 

as being "paid at closing"
*Reminder: All student loans for at least 1 of the Borrower(s) must all be paid in full at closing*

 Section 4b –
 Add IHDA DPA 2nd as subordinate lien with $5,000 loan amount, as applicable
 Will be left blank if the Borrower opts out of the IHDA 2nd

 Section 4d – 
 Add IHDA SmartBuy Assistance as grant for student loan payoff amount up to 

$40,000 

ALL LOAN TYPES



FANNIE MAE ONLY

How to Enter in DU

 SmartBuy assistance will not be included in 
the CLTV

 IHDA DPA of $5,000 
 Entered as subordinate financing

 HFA Preferred included in special feature 
codes

 SmartBuy assistance added as a grant 

 Mark existing student loan as:
‘paid at closing’



FREDDIE MAC ONLY

How to Enter in LPA

 SmartBuy assistance will not be included in 
the CLTV

 IHDA DPA of $5,000 
Entered as subordinate financing 
Shown in the affordable second section

 HFA Advantage is in the program identifiers

 SmartBuy assistance added as a grant

 Mark existing student loan as:
   ‘paid at closing’



FHA ONLY

How to Enter DU/LPA (FHA TOTAL Scorecard)

 Entry into both DU & LPA are the same for 
FHA loans

 SmartBuy assistance will not be included in 
the CLTV

 IHDA DPA of $5,000 
Entered as subordinate financing 

 SmartBuy assistance added as a grant

 Mark existing student loan as:
   ‘paid at closing’



Is my borrower eligible?  
Income  

Initial Eligibility Review
Using the Submission Cover (cont.)

 Complete this section using the credit 
report and student loan statements
If a loan isn’t going to be paid off with 

assistance it must be listed but the payoff 
amount must be listed as $0.

 Complete this section with the details of 
transaction
 Hit the Calculate button on the top, and it will 

total these amounts for you: 
• #3: Total Education Liabilities

• #7. Total SmartBuy Education assistance

• #8. Final Balance (cash needed to close)
Reminder: If you update ANY amount, hit calculate 
again to be sure your totals updated!

 The SmartBuy Calculator Section: 
• Is automatically calculated based on what you put in

• Shows you if the assistance provided covers the total 
student loans and if not, how much they will need to 
bring to closing.



FILE MUST BE SUBMITTED TO IHDA 
PRIOR TO CLOSING!!!

Prep for Pre-Close Review



Preparing to submit for pre-close IHDA Review

Pre-Close Review Prep

 Now that you’ve verified the borrower’s 
eligibility you can submit for Pre-Close 
Review once you have:

 Lender Underwriting Approval 
 Obtain current payoffs for all student loans 
 All items on the Pre-Close SmartBuy 

Checklist



Pre-Close Review Prep (cont.)
Student Loan Attestation

About this Doc:
• Auto Completed by 

Submission Cover
• Lists every student loan 

obligation belonging to the 
borrower(s)

• Should mirror the amounts 
found on the payoffs

• Signed by all borrowers
• Notarized (not required with 

e-signature)

When to Get this Signed/Completed
• All payoffs are in
• Closing date is confirmed
• Signed 
• Signed by all borrowers

What is collected on this 
document:

• The payoff amount of each loan
• Payoff Expiry Date
• Account Number

• Current balance
• Monthly Payment
• Months left on loan
• Creditor Name
• Who the debt belongs to



• Included on the pre-close submission 
cover

• File contact Name & Email: 
• Make sure you include the correct file 

contact on the submission cover
• This is where IHDA will send your approval 

and prepared closing docs

• The IHDA pre-close review can take 
up to five (5) business days 

Pre-Close Checklist



Submit for Pre-Close Review
(TPO Connect)



After the loan is Locked as SmartBuy, 
Navigate to the Documents Page

Navigate to the Documents Page



The Document Upload Placeholder for 
‘SmartBuy Pre-Close Review Documents’ 
Appears

When lenders are ready to send the pre-
close package to IHDA, upload to the 
corresponding ‘SmartBuy Pre-Close Review 
Documents’ placeholder in the documents 
tab.

Then exit the loan (via clicking Pipeline at top 
of page).

SmartBuy Pre-Close Review Documents



SmartBuy Pre-Close documents must 
be uploaded via SmartBuy Pre-Close 
Review Documents – if not you will 
receive this “Error Message”

DO NOT SELECT “SUBMIT FOR 
REVIEW”  - you will receive this “Error 
Message”

SmartBuy Pre-Close Review Documents 



If Suspended with Conditions:
Automated Email sent to File Contact with location of 
SmartBuy Conditions within TPO Connect 
• If conditions are needed to be fulfilled, the Compliance Officer 

will upload condition requests as usual in TPO Connect to 
Purchase Conditions Page

• An automated email will be sent out to the File Contact 
alerting them to check the loan as conditions have been 
applied to the file

• The Lender will then fix the loan deficiencies, Upload the 
corrected documents to TPO Connect as usual 

• IHDA will be notified overnight of the uploaded conditions

• SmartBuy Condition reviews have up to a 5-business day turn 
time

• The process will repeat as necessary

Suspended with Conditions



If File Approved: 

Automated Email sent to File Contact with 
location of SmartBuy Approval Docs within 
TPO Connect 

Approved file



IHDA is Notified of the Upload

 The first time anything is uploaded to “SmartBuy Pre-Close Review Documents”   
in TPO Connect, IHDA will be notified overnight

 DO NOT SELECT “SUBMIT FOR REVIEW”, as that will move the file into post 
close IHDA review status

 The loans will be added to the Compliance review Queue

 SmartBuy Reviews have a 5-business day initial review window

 During review the Compliance Officer will either Suspend with Conditions or 
Approve the Pre-Close Documents



Readying your documents for IHDA 

IHDA Review

 Pre-Close IHDA Decision 
 SmartBuy TPO Connect Process 
 located in Partner Center under Training Archive

 After you’ve successfully submitted your loan to TPO Connect, IHDA will 
provide status in TPO:
 Please check TPO for file status 

The IHDA pre-close review can take up to five (5) business days. 
Please give yourself enough time before close. 

If there are any conditions/corrections, 
the 5-day clock starts over.  



Important Information

IHDA Review

mailto:mortgage@ihda.org


Doc Prep for Closing



Readying your documents for IHDA 

IHDA Review

 Documents Unique to SmartBuy
 IHDA will status as approved and issue you prepared 

closing docs via TPO Connect: 
1. Promissory Note
2. Deed Restriction
3. Guaranty Letter

 Let's cover some of the unique 
docs…



Closing Doc 
Promissory Note

About This Document:
• Is prepared and sent to the lender AFTER pre-close approval
• Must be signed at closing
• Amount will always be the amount of the assistance for student loan debt relief
• NOT recorded



How to explain to your borrowers

What is a Deed Restriction? 

 A deed restriction
 restriction placed on a piece of land or property and recorded with the 

county, 
 limits what the owner of the property can do.

 SmartBuy deed restriction 
 relevant if the borrower chooses to sell before the end 3-year forgiveness 

period of the Student Loan Assistance.

 Borrowers who choose to sell before the 3 years 
 required to find a buyer that meets the IHDA income limits and purchase 

price limits in effect the year they purchase the home. (They would not be required to 
use an IHDA program.)



Closing Doc 
Deed Restriction

Requirements:
• Is prepared and sent to the lender AFTER pre-close approval
• Contains the PIN, address, legal description, and closing date
• MUST BE RECORDED and sent to IHDA after recordation

• Signed at closing by all borrowers, like other IHDA closing docs, it 
cannot be e-signed



• Is prepared and sent to the lender AFTER pre-
close approval

• Guarantees reimbursement to the lender for the 
educational assistance (up to, but not exceeding 
$40k)

• This amount should mirror the total of student 
loans on the Submission Cover

• Valid ONLY if reviewed and e-signed by IHDA

Closing Doc 
Letter Of Guaranty



Post-Close Review



Process Recap
1

Borrower applies for SmartBuy 
with a SmartBuy Lender

2
Lender checks eligibility against 
IHDA Mortgage income limits and 
SmartBuy submission cover

4
IHDA reviews and issues pre-
close approval

3
Lender uploads pre-close loan 
package documents for pre-close 
review approval

5
Lender closes loan and uploads 
post-close loan package

6
IHDA reviews package and 
issues approved for purchase



Readying your documents for Closing  

Final Steps

 Once your loan is closed, IHDA will issue an 
approval or conditions 

 Just like other IHDA programs, there are two final 
post close reviews: 
 The IHDA review
 The U.S. Bank review (follow the normal steps to 

upload to USB portal)

 Upon approval by both U.S. Bank and IHDA, 
lenders will be reimbursed for the DPA and 
student loan assistance



We need your help!
Tell friends and family!
People are 90% more likely to utilize a product or program if it’s 
endorsed by a friend or family member. 

Share on your social channels!
SmartBuy will have a dedicated link for interested homebuyers, and 
we’ll be sending along information to everyone that participated in 
this webinar soon!

Go old-school with flyers!
We will have flyers available to anyone that is interested in promoting 
these programs soon. Also, if you need something different that is co-
branded, let us know! We’ll work with you!

Let’s get the word out!

Tell us how we’re doing!
We love feedback. If you have comments, suggestions, or criticism, 
we’re all ears! 



How to offer SmartBuy
1. Talk to someone at your company who holds 

a leadership role, or someone authorized by 
leadership (CEO, CFO, SVP) 

2. They must indicate participation via 
https://www.ihdamortgage.org/sbrequest 

A separate list of lenders and resources will be available on 
www.ihdamortgage.org/smartbuy 

https://www.ihdamortgage.org/sbrequest
http://www.ihdamortgage.org/smartbuy


Get your questions ready! 

1. Please keep your mic muted!

2. Put your questions in the chat 
and we’ll answer them in order.

You can also email Mortgage@ihda.org 
with any questions we didn’t cover! 

mailto:Mortgage@ihda.org


Account Managers

RFalzone@ihda.org 

(312) 914-5023

Racheal Falzone

RVerdin@ihda.org 

(312) 438-3538

Rosie Verdin

JMaksim@ihda.org 

(312) 802-1894

John MaksimDavid Gillon

DGillon@ihda.org 

(773) 636-4329

Fabiola Candlish

FCandlish@ihda.org 

(773) 859-0331

877 - 4 5 6 - 2 6 5 6 m o r t g a g e @ i h d a . o r g

mailto:RFalzone@ihda.org
mailto:RVerdin@ihda.org
mailto:DGillon@ihda.org
mailto:FCandlish@ihda.org


Thank You!
We Appreciate Your Partnership!

877-456-2656IHDA Mortgage
mortgage@ihda.org
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