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In September of 2008, industry phenomenon, Kim Nelson, founded a mortgage company at the height of a financial crisis, 
confident she could bring a better option for consumers’ mortgage experience. Beginning with only 10 employees, the company 
originated loans as a brokerage, primarily utilizing BankSouth as a warehouse line. Through this interaction, Harold Reynolds, 
CEO of BankSouth, and Kim began to realize the entities both offered each other a complimentary partnership with aligned 
strategic goals, vision, and principals.

In February 2011, BankSouth opened BankSouth Mortgage. Today, Kim Nelson leads the bank’s mortgage company subsidiary 
with more than 200 employees. Over the past six years, BankSouth and BankSouth Mortgage have worked to provide greater 
market coverage and comprehensive products and services, building its brand reputation on a promise of mortgage excellence. 

BankSouth Mortgage is backed by one of the top performing community banks in the nation and offers premier mortgage 
services with 10 locations and a wide area network of strategically placed “best in class” loan originators in the southeast.

b a n k s o u t h  m o r t g a g e  f e a t u r e s l o a n  p r o g r a m s

about banksouth mortgage

• In-house processing, underwriting, and funding

• Personalized service

• Regular and consistent feedback on loan progress and status

• Variety of options for differing needs

• Competitive rates and fees

• Backed by a strong community bank

• Conventional/FHA/VA/USDA/Jumbo

• Construction/Renovation Financing

• HELOC

• Extended Lock Program

• Down Payment Assistance Programs

• Lock and Shop
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Carol Schretter hails from Southfield, Michigan. Carol moved to Savannah in 1984 
shortly after she served in the United States Marine Corps as a sergeant in the 
Signals Intelligence division in Japan for the NSGA.from 1977-1981.

She has worked in the real estate industry in Savannah for 33 years. Carol’s focus 
is to find the best loan program to fit a borrower’s short and long term plans. She 
works with all types of borrowers including VA, FHA, and USDA purchasers, move-
up and retirement home buyers, and with construction-to-permanent loan 
borrowers. Carol has experience helping borrowers take advantage of down 
payment assistance programs through Georgia Dream and City of Savannah 
Dreammaker. She communicates throughout the process of the loan and works to 
make home buying as stress free as possible.

carol schretter
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From refi to new purchases, from VA to conventional, we keep coming back to Carol for our mortgage needs. She and her team take the stress out 
of the process and provide the perfect level of service that we expect. One thing that’s important for us is for our broker to be present at closing. 
Not just physically, but also mentally. It’s a small thing I know, but it means a lot. She was present in every way. The closing attorney was friendly. We 
didn’t feel rushed through like a robo-closing.

-Marjorie R. (Homebuyer)
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• HomeReady

• HomePossible

• Interest Only Construction/Renovation Loans

• Escrow Holdback Program

• HomeStyle Renovation

• FHA Streamline 203k
• FHA

• VA

• USDA • Non-Warrantable Condos

• Bank Statement Loans

• Asset Based Financing

• Near-Miss Financing
• Down payments as low as 5%

• Loan amounts up to $3 million

• Fixed second mortgages

• HELOC program

• Signature ARM

• Premier HELOC

c o n v e n t i o n a l c o n s t r u c t i o n / r e n o v a t i o n

g o v e r n m e n t

n o n  a g e n c y

j u m b o

s u b o r d i n a t e  f i n a n c i n gp o r t f o l i o

loan products
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i n i t i a l  m o r t g a g e  c o n s u l t a t i o n
Your mortgage banker will discuss loan options, down payment requirements, and current interest rates. You will complete 
your prequalification, and your credit will be pulled.

i n i t i a t e  l o a n  a p p l i c a t i o n
Once you go under contract, we will provide you with an initial list of documentation needed to begin processing your loan.

d i s c l o s u r e s
Once we have a complete application, we will prepare a packet of disclosures for you to sign. Included in these disclosures 
is the Loan Estimate, which contains information on the overall cost of your loan.

a p p r a i s a l
Once you have received your Loan Estimate and acknowledged your intent to proceed, BankSouth Mortgage will order your 
title work and appraisal. The appraisal process identifies the market value for the property. 

l o a n  p r o c e s s i n g
Next, the loan moves to a loan processor, who reviews the file to ensure all the proper documentation is included.

u n d e r w r i t i n g
An underwriter will investigate the information and make the final decision to approve the loan. Because each loan is unique,
the underwriter may request additional documentation.

r e v i e w  y o u r  c l o s i n g  d i s c l o s u r e
A critical component of the loan process is YOUR confirming receipt by signing the Closing Disclosure a minimum of 3 
business days before closing. This document further reviews the overall cost of your loan.

c l o s i n g
3 days after you return your signed Closing Disclosure, you are able to close on your loan! At the closing, you and the seller 
will be required to sign the final loan closing documents. Now, move into your new home!

the banksouth mortgage process
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i n i t i a l  m o r t g a g e  c o n s u l t a t i o n
This should always be the first step in shopping for a home. This gives you an estimate of the size of mortgage loan 
you qualify for based on your credit score and financial profile. A prequalification gives you an idea of how much home 
you can really afford and is a signal to real estate agents that you are a serious buyer.

t h i n k  a b o u t  y o u r  l o n g  t e r m  p l a n s
How long do you plan to be in this home? If it’s 10 years or less, you may want to consider an Adjustable Rate 
Mortgage instead of a longer-term fixed-rate loan. These mortgage programs typically have a lower starting interest 
rate, or initial interest rate, and thus, a lower monthly payment.

y o u r  m o n t h l y  p a y m e n t s
Your monthly payment includes more than just paying back your loan. You are responsible for paying hazard 
insurance, property taxes, and potentially mortgage insurance and/or a homeowners’ association fee in addition to 
your mortgage payment. These factors can drastically increase your monthly obligation, so it’s important to look at 
your total liability with your lender.

c r e d i t  s c o r e  a n d  a c t i v i t y
This is one of the largest factors for determining your loan qualification. There are minimum credit score requirements 
for all loan products. Your lender is required to monitor your credit activity throughout the loan process, so it’s 
important to avoid making large purchases or taking out new lines of credit during this time.

d o w n  p a y m e n t  a m o u n t  a n d  t h e  s i z e  o f  m o n t h l y  p a y m e n t
Depending on the amount of cash you have on hand, you may desire to either make a smaller down payment and 
have a higher monthly obligation or put more money down initially and owe less every month. This is an important 
decision to discuss with your lender. You may want to avoid putting the majority of your savings into a down payment 
in order to afford additional expenses after you move in.

five things to know
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tips for the mortgage process

During the processing of your loan there are certain things to keep in mind that may affect the outcome of your loan request. 
Credit, income, and assets are re-verified after you have signed your initial loan application documents, and it is extremely 
important to avoid activities that affect your credit, such as applying for new credit. Some of these may seem obvious, but all 
have happened in the past, so please remain aware of how your actions could prevent final loan approval. 

• Quit your job or get another job (Please call your mortgage expert if this occurs)

• Change bank accounts or transfer money within your existing bank accounts

• Make any non-payroll deposits (Please contact your loan officer about this if it applies to you. For example, if you do side
jobs for money, etc.)

• Co-sign on a loan for anyone

• Purchase an automobile or take on any additional debt

• Purchase any other real estate

• Make large purchases for furniture and/or appliances or apply for a store credit card to finance these purchases

• Apply for credit (again, this will result in an inquiry on your credit report)

• Charge a large amount on existing credit cards

• Start any home improvements which require you to open credit

• Keep all accounts current such as mortgages, car payments, and credit cards

• Keep copies of all paycheck stubs and any statements on bills being paid off through the loan process

• Make payments on all accounts on or before the due date, even if the account is being paid off

y o u r  l o a n  c o u l d  b e  a f f e c t e d  i f  y o u :

b e  s u r e  t o :
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understanding credit scores

No two credit scoring systems are alike. However, each system does take some common items into account when determining 
your credit score. According to the Federal Trade Commission (FTC), these are the most common actions you can take to 
establish good credit and raise your score.

• Pay all of your bills on time. Credit cards are usually not your only bills, so make sure you are remembering things like
student loans and doctor bills. This is the most significant factor that goes into calculating your credit score.

• Try to spend less than 50% of your credit limit each month. Ideally, using only 30%-40% is best. When you continuously use
your maximum amount of credit, bureaus view your spending habits as risky, even if you pay off your full balance. If you
are trying to improve your credit, make sure to focus on paying off as many of your balances as you can. Don’t forget that
closing an account lowers your overall amount of credit, so pay close attention to how your credit utilization percentage
may change.

• Establish credit as soon as you can and work to maintain positive credit usage. History is usually the best predictor of the
future when it comes to financial habits, and the bureaus like to have an adequate amount of history to determine what
your habits are.

• Space out applications for credit. Applying for too many new accounts in a short time period can negatively affect your
score. When offered a discount for opening up a store’s credit card, think twice about what that discount could end up
costing you on your credit report. If you are trying to improve your credit score, it is usually a good idea to not open any
new accounts.

• Make sure to balance your amount and types of open credit lines. Having too little or too many accounts can negatively
affect your score. In addition, having variety in your accounts can be a plus. Diversify the type of credit you have and
establish a revolving line of credit, such as a home or car loan, if possible.



10    |    b a n k s o u t h  m o r t g a g e ’ s  h o m e b u y e r ’ s  g u i d e

• Most recent two years tax returns, federal only, all pages as well as any W-2s, 1099s, or K-1s. If you are self employed (own
25% or greater) and file corporate tax returns, please provide a copy of the last two years. If you have filed for an extension
for this year, please provide a copy of the filed extension and your two prior year’s returns. Please be sure these are signed

• Thirty days’ most recent pay stubs for all current employers
• We require a two year employment history – if there are any gaps in your employment, a letter of explanation will be needed.
• Most recent available asset statements (checking, savings, brokerage accounts, money markets, etc.) covering at least a two

month period. Please provide all pages even if blank or a reconciliation page.
• If you have a retirement account (IRA & 401(k)), we will require the most recent statements, all pages. If applicable, please

provide the terms under which funds to be used at closing can be withdrawn.
• Driver’s license copy for all borrowers (a scanned copy or enlarged photocopy works best for legibility purposes)
• If available, name and phone number of the insurance company you have selected to insure the property
• Copy of earnest money check and proof the funds cleared your account
• Fully executed contract with all exhibits and addendums for all parties

documents needed

• Your current landlord/property management company’s contact information. If you rent from an individual, then 12 months
of canceled rent checks may be requested.

• If you are divorced or separated, a copy of your recorded divorce decree or legal separation agreement may be necessary
to document any spousal support.

• Contract on the house you are selling
• Copy of child support order - all pages
• If you have filed bankruptcy in the last 7 years, we will require a copy of your filing and discharge papers in their entirety.
• Copy of current mortgage statement for all properties currently owned (including residence, lot or business property), as

well as a copy of your tax bill, HOA/condo dues, and insurance premium.
• Additional identification documents may be required for permanent resident aliens or non-permanent residents (i.e. visa,

green card, etc.).
• Additional documents will be required for condo purchases.
• If self employed, copy of most recent profit and loss statements.

f o r  c r e d i t  a p p r o v a l :

i f  a p p l i c a b l e :
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appraisal tips

In an effort to speed up the appraisal process in general, here are a few of our top tips for the process. Please feel free to contact 
your mortgage banker with any questions. 

*All appraisals are subject to underwriting approval.

• Ensure that all amendments, exhibits, and the contract are fully executed and have been provided to the lender. The
appraiser requires a fully executed contract to complete the appraisal.

• Let the lender know if you are getting a home inspection before the appraisal. It is recommended that this is done first in
case there are repairs that need to be negotiated. The borrower will not be refunded the appraisal cost once the appraisal
is complete or if the contract does not go through due to repairs.

• Appraisals can be ordered when the home is 90% complete on VA loans and when the home is at sheetrock for all other
loan types.

• The appraiser will need to check all systems and appliances throughout the house; therefore, the water, electricity, and gas (if
applicable) need to be on. This does not apply to new construction as these systems will be checked with the final inspection.

• Before the appraisal, please make sure all systems are operable in the house as the appraiser is not allowed to turn on water
at the street, turn on anything in the breaker box, etc. due to liability reasons.
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hazard insurance guidelines

*Guidelines and requirements are subject to change.

i s  y o u r  n a m e  c o r r e c t  o n  t h e  p o l i c y ? 
Your first name, last name, and suffix must match loan documents.

i s  t h e  a d d r e s s  c o r r e c t ? 
This should match all loan documents and USPS.com with any acceptable abbreviations for road types. The directional or 
condo unit type do not have to be updated as long as the actual unit number is identified.

w h e n  i s  t h e  e f f e c t i v e  d a t e ? 
This must be on or BEFORE closing date. A policy can be dated a maximum of five days prior to closing and must be within 
the same month. If a closing rolls into another month an updated effective date is required.

a r e  y o u  r e f i n a n c i n g ?
Your policy period should have four months remaining at time of closing. If not, you will need to get an updated policy or 
dec page with the effective date of the policy as the closing date. 

w h a t  c a n  y o u r  d e d u c t i b l e  b e ?
Your deductible cannot exceed 1% of the dwelling. 

w h a t  d o e s  t h e  m a s t e r  p o l i c y  n e e d  t o  i n c l u d e ? 
It must include your name and specific address with the unit number.

w h a t  a m o u n t  o f  c o v e r a g e  d o  y o u  n e e d ? 
The loan amount or Total Estimated Cost New must be covered by the insurance policy. If coverage amount is not enough, 
a replacement clause is required. 



Equal Housing Lender. NMLS #690971. BankSouth Mortgage Company, LLC. BankSouth Mortgage is a wholly owned subsidiary of BankSouth. Subject 
to credit and property approval. Terms subject to change and may vary. This is not a commitment to lend. Rates subject to change and may vary. 
Property insurance, and if applicable, flood insurance required. For more details contact your mortgage banker today.

carol schretter 
m o r t g a g e  b a n k e r

912.398.5767
cschretter@banksouth.com
www.banksouthmortgage.com/cschretter  
NMLS: 411395




