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Common Stock, par value $0.01 per share The New York Stock Exchange
Preference Stock Purchase Rights The New York Stock Exchange

SECURITIES REGISTERED PURSUANT TO SECTION 12(g) OF THE ACT:

None

Indicate by check mark if the registrant is a well-known seasoned issuer, as defined in Rule 405 of the Securities
Act. Yesp Noo

Indicate by check mark if the registrant is not required to file reports pursuant to Section 13 or Section 15(d) of the
Securities Act. Yeso Nop

Indicate by check mark whether the registrant (1) has filed all reports required to be filed by Section 13 or 15(d) of the
Securities Exchange Act of 1934 during the preceding 12 months (or for such shorter period that the registrant was
required to file such reports), and (2) has been subject to such filing requirements for the past 90 days. Yesp Noo

Indicate by check mark whether the registrant has submitted electronically and posted on its corporate Web site, if
any, every Interactive Data File required to be submitted and posted pursuant to Rule 405 of Regulation S-T

(§ 232.405 of this chapter) during the preceding 12 months (or for such shorter period that the registrant was required
to submit and post such files). Yeso Noo

Indicate by check mark if disclosure of delinquent filers pursuant to Item 405 of Regulation S-K is not contained
herein, and will not be contained, to the best of registrant s knowledge, in definitive proxy or information statements
incorporated by reference in Part III of this Form 10-K or any amendment to this Form 10-K. o

Indicate by check mark whether the registrant is a large accelerated filer, an accelerated filer, a non-accelerated filer,
or a smaller reporting company. See the definitions of large accelerated filer, accelerated filer and smaller reporting
company in Rule 12b-2 of the Exchange Act. (Check one):

Large accelerated filer p Accelerated filer o Non-accelerated filer o (Do not check if a smaller reporting company)
Smaller reporting company o

Indicate by check mark whether the registrant is a shell company (as defined in Rule 12b-2 of the Exchange
Act). Yeso Nop

The aggregate market value of our Common stock held by non-affiliates of the registrant as of June 30, 2009 was
$988.295 million.

As of February 17, 2010, 54,774,639 shares of PHH Common stock were outstanding.
Documents Incorporated by Reference: Portions of the registrant s definitive Proxy Statement for the 2010 Annual

Meeting of Stockholders, which will be filed by the registrant on or prior to 120 days following the end of the
registrant s fiscal year ended December 31, 2009 are incorporated by reference in Part III of this Report.

Table of Contents 3



Item

[EEN (USRI [\9) |E |; =

I

~ N o
>

|@ IO [0
>

KEEB ks

=I5

I

Edgar Filing: PHH CORP - Form 10-K

TABLE OF CONTENTS

Description

Cautionary Note Regarding Forward-L.ooking Statements

PART1
Business
Risk Factors
Unresolved Staff Comments

Properties

Legal Proceedings
Reserved

PART I1

Market for Registrant s Common Equity. Related Stockholder Matters and Issuer Purchases of
Equity Securities

Selected Financial Data

Management s Discussion and Analysis of Financial Condition and Results of Operations
Quantitative and Qualitative Disclosures About Market Risk

Financial Statements and Supplementary Data

Changes in and Disagreements with Accountants on Accounting and Financial Disclosure
Controls and Procedures

Report of Independent Registered Public Accounting Firm
Other Information

PART III

Directors. Executive Officers and Corporate Governance

Executive Compensation

Security Ownership of Certain Beneficial Owners and Management and Related Stockholder
Matters

Certain Relationships and Related Transactions. and Director Independence

Principal Accounting Fees and Services

PART 1V
Exhibits and Financial Statement Schedules

Signatures
Exhibit Index

Page

17
32
32
32
33

33
34
35
84
89
163
163
164
165

165

167

167

167

167

167

168
169



EX-31.1
EX-31.2
EX-32.1
EX-32.2

Edgar Filing: PHH CORP - Form 10-K




Edgar Filing: PHH CORP - Form 10-K

Table of Contents

Except as expressly indicated or unless the context otherwise requires, the Company, =~ PHH, we, our or us means
Corporation, a Maryland corporation, and its subsidiaries.

CAUTIONARY NOTE REGARDING FORWARD-LOOKING STATEMENTS

Statements in this Annual Report on Form 10-K for the year ended December 31, 2009 (this Form 10-K ) that are not
historical facts are forward-looking statements within the meaning of Section 27A of the Securities Act of 1933, as
amended (the Securities Act ), and Section 21E of the Securities Exchange Act of 1934, as amended (the Exchange
Act ). These forward-looking statements are subject to known and unknown risks, uncertainties and other factors and
were derived utilizing numerous important assumptions that may cause our actual results, performance or
achievements to differ materially from any future results, performance or achievements expressed or implied by such
forward-looking statements. Investors are cautioned not to place undue reliance on these forward-looking statements.

Statements preceded by, followed by or that otherwise include the words believes, expects, anticipates, intends,
projects,  estimates, plans, may increase, may fluctuate and similar expressions or future or conditional verbs suc
will, should, would, may and could are generally forward-looking in nature and are not historical facts.

Forward-looking statements in this Form 10-K include, but are not limited to, the following: (i) our belief that we have

developed an industry-leading technology infrastructure; (ii) our belief that any existing legal claims or proceedings

would not have a material adverse effect on our business, financial position, results of operations or cash flows;

(iii) our continued belief that the amount of securities held in trust related to our potential obligation from our

reinsurance agreements will be significantly higher than claims expected to be paid; (iv) our belief that the

Homeowner Affordability Stability Plan ( HASP ) programs had a favorable impact on mortgage industry originations

during 2009 and may continue into 2010; (v) our expectations regarding origination volumes, including refinance

originations, and loan margins in the mortgage industry; (vi) our belief that the higher margins experienced in the

mortgage industry are reflective of a longer-term view of the returns required to manage the underlying risk of a

mortgage production business; (vii) our belief that HASP s loan modification program provides additional

opportunities for our Mortgage Servicing segment and could reduce our exposure to future foreclosure-related losses;

(viii) our expectation that the reorganized General Motors and Chrysler may be more financially viable suppliers in

the future and our belief that any disruption in vehicle production by the North American automobile manufacturers

would have little impact on our ability to provide our clients with vehicle leases as we would have the alternative to

rely on foreign suppliers; (ix) our belief that trends in the North American automobile industry have been reflected in
our Fleet Management Services segment; (x) our expectation that as the fleets of our Fleet Management Services
segment s clients age, they may require greater levels of maintenance services; (xi) our belief that the modifications in
our lease pricing are reflective of revised pricing throughout the industry; (xii) our belief that our sources of liquidity
are adequate to fund operations for the next 12 months; (xiii) our expected capital expenditures for 2010; (xiv) our
belief that we would have various periods to cure an event of default if one or more notices of default were to be given
by our lenders or trustees under certain of our financing agreements; (xv) our expectation that the London Interbank

Offered Rate ( LIBOR ) and commercial paper, long-term United States ( U.S. ) Treasury Department (the Treasury ) anc

mortgage interest rates will remain our primary benchmark for market risk for the foreseeable future; (xvi) our

expectations regarding access to and spreads on future securities that may be issued by our wholly owned subsidiary,

Chesapeake Funding LLC; (xvii) our expectation that U.S. and Canadian asset backed securities markets will continue

to improve during the remainder of 2010 and that we will be able to take advantage of this improvement; (xviii) our

expectation that increased reliance on the natural business hedge could result in greater volatility in the results of our

Mortgage Servicing segment; (xix) our expectations regarding the impact of the adoption of recently issued

accounting pronouncements on our financial statements;
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(xx) the anticipated amounts of amortization expense for amortizable intangible assets for the next five fiscal years
and (xxi) our expected contribution to our defined benefit pension plan during 2010.

The factors and assumptions discussed below and the risk factors in PartI Item 1A. Risk Factors in this Form 10-K
could cause actual results to differ materially from those expressed in any such forward-looking statements:

§

the effects of environmental, economic or political conditions on the international, national or regional
economy, the outbreak or escalation of hostilities or terrorist attacks and the impact thereof on our businesses;

the effects of continued market volatility or continued economic decline on the availability and cost of our
financing arrangements, the value of our assets and the price of our Common stock;

the effects of a continued decline in the volume or value of U.S. home sales and home prices, due to adverse
economic changes or otherwise, on our Mortgage Production and Mortgage Servicing segments;

the effects of changes in current interest rates on our business and our financing costs;

our decisions regarding the use of derivatives related to mortgage servicing rights ( MSRs ), if any, and the
resulting potential volatility of the results of operations of our Mortgage Servicing segment;

the effects of increases in our actual and projected repurchases of, indemnification given in respect of, or
related losses associated with, sold mortgage loans for which we have provided representations and
warranties or other contractual recourse to purchasers and insurers of such loans, including increases in our
loss severity and reserves associated with such loans;

the effects of reinsurance claims in excess of projected levels and in excess of reinsurance premiums we are
entitled to receive or amounts currently held in trust to pay such claims;

the effects of any significant adverse changes in the underwriting criteria of government-sponsored entities,
including the Federal National Mortgage Association ( Fannie Mae ) and the Federal Home Loan Mortgage
Corporation ( Freddie Mac );

the effects of the insolvency of any of the counterparties to our significant customer contracts or financing
arrangements or the inability or unwillingness of such counterparties to perform their respective obligations
under such contracts;

the ability to develop and implement operational, technological and financial systems to manage our
operations and to achieve enhanced earnings or effect cost savings;

the effects of competition in our existing and potential future lines of business, including the impact of
consolidation within the industries in which we operate and competitors with greater financial resources and
broader product lines;

the effects of the decline in the results of operations or financial condition of automobile manufacturers
and/or their willingness or ability to make new vehicles available to us on commercially favorable terms, if at

all;

the ability to quickly reduce overhead and infrastructure costs in response to a reduction in revenue;
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§ the ability to implement fully integrated disaster recovery technology solutions in the event of a disaster;

§ the ability to obtain financing on acceptable terms, if at all, to finance our operations or growth strategy, to
operate within the limitations imposed by our financing arrangements and to maintain the amount of cash
required to service our indebtedness;

§ the ability to maintain our relationships with our existing clients;

§ adeterioration in the performance of assets held as collateral for secured borrowings;

§ the impact of the failure to maintain our credit ratings;

3
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§ any failure to comply with certain financial covenants under our financing arrangements;

§ the effects of the declining health of the U.S. and global banking systems, the consolidation of financial
institutions and the related impact on the availability of credit;

§ the impact of the Emergency Economic Stabilization Act of 2008 (the EESA ) enacted by the
U.S. government on the securities markets and valuations of mortgage-backed securities ( MBS );

§ the impact of actions taken or to be taken by the Treasury and the Federal Reserve Bank on the credit markets
and the U.S. economy;

§ the impact of the adverse conditions in the North American automotive industry and

§ changes in laws and regulations, including changes in accounting standards, mortgage- and real estate-related
regulations and state, federal and foreign tax laws.

Other factors and assumptions not identified above were also involved in the derivation of these forward-looking
statements, and the failure of such other assumptions to be realized as well as other factors may also cause actual
results to differ materially from those projected. Most of these factors are difficult to predict accurately and are
generally beyond our control. In addition, we operate in a rapidly changing and competitive environment. New risk
factors may emerge from time to time, and it is not possible to predict all such risk factors.

The factors and assumptions discussed above may have an impact on the continued accuracy of any forward-looking
statements that we make. Except for our ongoing obligations to disclose material information under the federal
securities laws, we undertake no obligation to release publicly any revisions to any forward-looking statements, to
report events or to report the occurrence of unanticipated events unless required by law. For any forward-looking
statements contained in any document, we claim the protection of the safe harbor for forward-looking statements
contained in the Private Securities Litigation Reform Act of 1995.

4

Table of Contents 9



Edgar Filing: PHH CORP - Form 10-K

Table of Contents

PART 1
Item 1. Business
History

We were incorporated in 1953 as a Maryland corporation. For periods between April 30, 1997 and February 1, 2005,
we were a wholly owned subsidiary of Cendant Corporation (now known as Avis Budget Group, Inc., but is referred
to herein as Cendant ) and its predecessors that provided and serviced mortgage loans for homeowners, facilitated
employee relocations and provided vehicle fleet management and fuel card services to commercial clients. On
February 1, 2005, we began operating as an independent, publicly traded company pursuant to our spin-off from
Cendant (the Spin-Off ).

Overview

We are a leading outsource provider of mortgage and fleet management services. We conduct our business through
three operating segments: a Mortgage Production segment, a Mortgage Servicing segment and a Fleet Management
Services segment.

Our Mortgage Production segment originates, purchases and sells mortgage loans through PHH Mortgage Corporation
and its subsidiaries (collectively, PHH Mortgage ), which includes PHH Home Loans, LLC (together with its
subsidiaries, PHH Home Loans or the Mortgage Venture ) and Speedy Title & Appraisal Review Services LLC

( STARS ). PHH Home Loans is a mortgage venture that we maintain with Realogy Corporation ( Realogy ) that began
operations in October 2005. We own 50.1% of PHH Home Loans through our wholly owned subsidiary, PHH Broker
Partner Corporation ( PHH Broker Partner ), and Realogy owns the remaining 49.9% through its wholly owned
subsidiary, Realogy Services Venture Partner, Inc. ( Realogy Venture Partner ). PHH Mortgage, STARS and PHH
Home Loans conduct business throughout the U.S. Our Mortgage Production segment focuses on providing

private-label mortgage services to financial institutions and real estate brokers.

Our Mortgage Servicing segment services mortgage loans originated by PHH Mortgage and PHH Home Loans,
purchases MSRs and acts as a subservicer for certain clients that own the underlying MSRs. Mortgage loan servicing
consists of collecting loan payments, remitting principal and interest payments to investors, managing escrow funds
for the payment of mortgage-related expenses, such as taxes and insurance, and otherwise administering our mortgage
loan servicing portfolio. Our Mortgage Servicing segment also includes our mortgage reinsurance business, Atrium
Insurance Corporation ( Atrium ), a wholly owned subsidiary and monoline mortgage guaranty insurance company.

Our Fleet Management Services segment provides commercial fleet management services to corporate clients and
government agencies throughout the U.S. and Canada through our wholly owned subsidiary, PHH Vehicle
Management Services Group LLC ( PHH Arval ) (our Fleet Management Services segment). PHH Arval is a fully
integrated provider of fleet management services with a broad range of product offerings. These services include
management and leasing of vehicles and other fee-based services for our clients vehicle fleets, which include vehicle
maintenance services, fuel card services and accident management services.

Available Information

Our principal offices are located at 3000 Leadenhall Road, Mt. Laurel, NJ 08054. Our telephone number is
(856) 917-1744. Our corporate website is located at www.phh.com, and our reports filed or furnished pursuant to
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Section 13(a) of the Exchange Act are available free of charge on our website under the tabs Investor Relations SEC
Reports as soon as reasonably practicable after such reports are electronically filed with or furnished to the Securities
and Exchange Commission (the SEC ). Our Corporate Governance Guidelines, our Code of Business Conduct and the
charters of the committees of our Board of Directors are also available on our corporate website and printed copies are
available upon request. The information contained on our corporate website is not part of this Form 10-K.

Interested readers may also read and copy any materials that we file at the SEC s Public Reference Room at

100 F Street, N.E., Washington D.C., 20549. Readers may obtain information on the operation of the Public Reference
Room by calling the SEC at 1-800-SEC-0330. The SEC also maintains an internet site (www.sec.gov) that contains
our filings.

Table of Contents 11
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OUR BUSINESS

The following table sets forth the composition of our Net revenues by segment for the years ended December 31,
2009, 2008 and 2007:

Year Ended December 31,
2009 2008 2007
Mortgage Production 34% 22% 9%
Mortgage Servicing) 3% (13)% 8%
Combined Mortgage Services Segments 37% 9% 17%
Fleet Management Services 63% 89% 83%
Other® 2%

(1 As a result of unfavorable Valuation adjustments related to mortgage servicing rights, net, our Mortgage
Servicing segment generated negative net revenues for the year ended December 31, 2008.

(@) Represents certain income and expenses not allocated to the three reportable segments, primarily related to a
terminated merger agreement with General Electric Capital Corporation, for the year ended December 31, 2008.

Mortgage Services

Our combined mortgage services segments consist of our Mortgage Production and Mortgage Servicing segments.
Our Mortgage Production segment focuses on providing mortgage services, including private-label mortgage services,
to financial institutions and real estate brokers through PHH Mortgage and PHH Home Loans, which conduct business
throughout the U.S. PHH Mortgage generally sells all mortgage loans that it originates to secondary market investors,
which include a variety of institutional investors, within 60 days of origination and typically retains the MSRs on the
mortgage loans that it sells. MSRs are the rights to receive a portion of the interest coupon and fees collected from the
mortgagors for performing specified mortgage servicing activities, which consist of collecting loan payments,
remitting principal and interest payments to investors, managing escrow funds for the payment of mortgage-related
expenses such as taxes and insurance and otherwise administering our mortgage loan servicing portfolio. We
principally generate revenue in our Mortgage Servicing segment through fees earned for servicing mortgage loans
held by investors where we retain the MSRs on sold mortgage loans or act as a subservicer for certain clients that own
the underlying MSRs. Our Mortgage Servicing segment also includes the results of our reinsurance activities from our
wholly owned subsidiary, Atrium.

Table of Contents 12



Edgar Filing: PHH CORP - Form 10-K

Table of Contents

The following table sets forth the Net revenues, segment profit (loss) (as described in Note 21, Segment Information
in the accompanying Notes to Consolidated Financial Statements included in this Form 10-K) and Assets for our
Mortgage Production and Mortgage Servicing segments for each of the years ended and as of December 31, 2009,
2008 and 2007:

Year Ended and As of December 31,
2009 2008L2)3) 2007
(In millions)

Net Revenues:

Mortgage Production $ 880 $ 462 $ 205

Mortgage Servicing 82 (276) 176

Combined Mortgage Services Segments $ 962 $ 186 $ 381

Segment Profit (Loss):

Mortgage Production $ 306 $ %0 $ (226
Mortgage Servicing (85) (430) 75

Combined Mortgage Services Segments $ 221 $ 5200  $ (151
Assets:

Mortgage Production $ 1,464 $ 1,228 $ 1,840

Mortgage Servicing 2,269 2,056 2,498

Combined Mortgage Services Segments $ 3,733 $ 3,284 $ 4338

(1) The Mortgage Servicing segment generated negative Net revenues for 2008 primarily due to a net loss on MSR
risk management activities of $466 million.

@ See PartIl Item 7. Management s Discussion and Analysis of Financial Condition and Results of
Operations Results of Operations 2008 vs 2007 Segment Results Mortgage Production Segment for a discussion
regarding fair value accounting principles adopted on January 1, 2008, which impact the comparability of 2007
results to subsequent periods.

®) During 2008, we recorded a non-cash Goodwill impairment of $61 million related to the PHH Home Loans
reporting unit. Net loss attributable to noncontrolling interest for 2008 was impacted by $30 million as a result of
the Goodwill impairment. Segment loss for 2008 was impacted by $31 million as a result of the Goodwill
impairment.

Mortgage Production Segment
The Mortgage Production segment principally generates revenue through fee-based mortgage loan origination services
and sales of mortgage loans into the secondary market. During 2009, 95% of our mortgage loan sales were to Fannie

Mae, Freddie Mac or the Government National Mortgage Association ( Ginnie Mae ) (collectively,
Government-Sponsored Enterprises or GSEs ) and the remaining 5% were sold to private investors. For the nine
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months ended September 30, 2009, PHH Mortgage was the 4th largest retail originator of residential mortgage loans
and the 9th largest overall residential mortgage originator, according to Inside Mortgage Finance. We are a leading
outsource provider of mortgage loan origination services to financial institutions and the only mortgage company
authorized to use the Century 21, Coldwell Banker and ERA brand names in marketing our mortgage loan products
through the Mortgage Venture and other arrangements that we have with Realogy. For the year ended December 31,
2009, we originated mortgage loans for approximately 19% of the transactions in which real estate brokerages owned
by Realogy represented the home buyer and approximately 3% of the transactions in which real estate brokerages
franchised by Realogy represented the home buyer.

We originate mortgage loans through three principal business channels: financial institutions (on a private-label basis),
real estate brokers (including brokers associated with brokerages owned or franchised by Realogy and Third-Party
Brokers, as defined below) and relocation (mortgage services for clients of Cartus Corporation (together with its
subsidiaries, Cartus )).

§ Financial Institutions Channel: We are a leading provider of private-label mortgage loan originations for
financial institutions and other entities throughout the U.S. In this channel, we offer a complete

7
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outsourcing solution, from processing applications through funding for clients that wish to offer mortgage
services to their customers, but are not equipped to handle all aspects of the process cost-effectively.
Representative clients include Merrill Lynch Credit Corporation ( Merrill Lynch ) and Charles Schwab Bank
( Charles Schwab ), which represented approximately 16% and 15% of our mortgage loan originations for the
year ended December 31, 2009, respectively.

Real Estate Brokers Channel: We work with real estate brokers to provide their customers with mortgage
loans. Through our affiliations with real estate brokers, we have access to home buyers at the time of
purchase. In this channel, we work with brokers associated with NRT Incorporated, Realogy s owned real
estate brokerage business (together with its subsidiaries, NRT ), brokers associated with Realogy s franchised
brokerages ( Realogy Franchisees ) and brokers that are not affiliated with Realogy ( Third-Party Brokers ).
Realogy has agreed that the residential and commercial real estate brokerage business owned and operated by
NRT and the title and settlement services business owned and operated by Title Resource Group LLC
(together with its subsidiaries, TRG ) will exclusively recommend the Mortgage Venture as provider of
mortgage loans to: (i) the independent sales associates affiliated with Realogy Services Group LLC and
Realogy Venture Partner (together with Realogy Services Group LLC and their respective subsidiaries, the
Realogy Entities ), excluding the independent sales associates of any Realogy Franchisee acting in such
capacity and (ii) all customers of the Realogy Entities (excluding Realogy Franchisees or any employee or
independent sales associate thereof acting in such capacity). In general, our capture rate of mortgage loans
where we are the exclusive recommended provider is much higher than in other situations. Realogy
Franchisees, including Coldwell Banker Real Estate Corporation, Century 21 Real Estate LLC, ERA
Franchise Systems, Inc. and Sotheby s International Affiliates, Inc. have agreed to recommend exclusively
PHH Mortgage as provider of mortgage loans to their respective independent sales associates. Additionally,
for Realogy Franchisees and Third-Party Brokers, we endeavor to enter into separate marketing service
agreements ( MSAs ) or other arrangements whereby we are the exclusive recommended provider of mortgage
loans to each franchise or broker. We have entered into exclusive MSAs with 7% of Realogy Franchisees as
of December 31, 2009. Following the Realogy Spin-Off, Realogy is a leading franchisor of real estate
brokerage services in the U.S. In this channel, we primarily operate on a private-label basis, incorporating the
brand name associated with the real estate broker, such as Coldwell Banker Mortgage, Century 21 Mortgage
or ERA Mortgage. Substantially all of the originations through this channel during the years ended
December 31, 2009, 2008 and 2007 were originated from Realogy and the Realogy Franchisees.

Relocation Channel: In this channel, we work with Cartus, Realogy s relocation business, to provide
mortgage loans to employees of Cartus clients. Cartus is the industry leader of outsourced corporate
relocation services in the U.S. Substantially all of the originations through this channel during the years ended
December 31, 2009, 2008 and 2007 were from Cartus.

Included in the Real Estate Brokers and Relocation Channels described above is the Mortgage Venture that we have
with Realogy.

Our mortgage loan origination channels are supported by three distinct platforms:

§

§

Teleservices: We operate a teleservices operation (also known as our Phone In, Move In program) that
provides centralized processing along with consistent customer service. We utilize Phone In, Move In for all
three origination channels described above. We also maintain multiple internet sites that provide online
mortgage application capabilities for our customers.

Field Sales Professionals: Members of our field sales force are generally located in real estate brokerage
offices or are affiliated with financial institution clients around the U.S., and are equipped to provide product
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information, quote interest rates and help customers prepare mortgage applications. Through our MyChoice™
program, certain of our mortgage advisors are assigned a dedicated territory for marketing efforts and
customers are provided with the option of applying for mortgage loans over the telephone, in person or online
through the internet.
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§ Closed Mortgage Loan Purchases: We purchase closed mortgage loans from community banks, credit
unions, mortgage brokers and mortgage bankers. We also acquire mortgage loans from mortgage brokers that
receive applications from and qualify the borrowers.

The following table sets forth the composition of our mortgage loan originations by channel and platform for each of
the years ended December 31, 2009, 2008 and 2007:

Year Ended December 31,
2009 2008 2007
(Dollars in millions)

Loans closed to be sold $ 29,370 $ 20,753 $ 29,207
Fee-based closings 8,194 13,166 10,338
Total closings $ 37,564 $ 33,919 $ 39,545
Loans sold $ 29,002 $ 21,079 $ 30,346
Total Mortgage Originations by Channel:

Financial institutions 63% 63% 55%
Real estate brokers 35% 33% 40%
Relocation 2% 4% 5%
Total Mortgage Originations by Platform:

Teleservices 47% 58% 54%
Field sales professionals 38% 27% 23%
Closed mortgage loan purchases 15% 15% 23%

Fee-based closings are comprised of mortgage loans originated for others (including brokered loans and loans
originated through our financial institutions channel). Loans originated by us and purchased from financial institutions
are included in loans closed to be sold while loans originated by us and retained by financial institutions are included

in fee-based closings.

The following table sets forth the composition of our mortgage loan originations by product type for each of the years
ended December 31, 2009, 2008 and 2007:

Year Ended December 31,
2009 2008 2007

Fixed rate 81% 59% 65%
Adjustable rate 19% 41% 35%
Purchase closings 41% 63% 65%
Refinance closings 59% 37% 35%
Conforming 82% 64% 60%
Non-conforming:

Jumbo® 13% 19% 24%
Alt-AG) 4%
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Second lien 5% 15% 9%
Other 2% 3%
Total Non-conforming 18% 36% 40%

(1) Represents mortgage loans that conform to the standards of the GSEs.
(@) Represents mortgage loans that have loan amounts exceeding the GSE guidelines.

() Represents mortgage loans that are made to borrowers with prime credit histories, but do not meet the
documentation requirements of a conforming loan.
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Appraisal Services Business

Our Mortgage Production segment includes our appraisal services business, STARS, which provides appraisal
services utilizing a network of approximately 4,600 third-party professional licensed appraisers offering local
coverage throughout the U.S. and also provides credit research, flood certification and tax services. The appraisal
services business is closely linked to the processes by which our mortgage operations originate mortgage loans and
derives substantially all of its business from our various channels. The results of operations and financial position of
STARS are included in our Mortgage Production segment for all periods presented.

Mortgage Servicing Segment

The following table sets forth summary data of our mortgage loan servicing activities for the years ended and as of
December 31, 2009, 2008 and 2007:

Year Ended and As of December 31,

2009 2008 2007
(Dollars in millions, except average loan
size)

Average loan servicing portfolio $ 149,628 $ 152,681 $ 163,107
Ending loan servicing portfolio(}) $ 151,481 $ 149,750 $ 159,183
Number of loans serviced) 954,063 975,120 1,063,187
Average loan size $ 158,775 $ 153,571 $ 149,723
Weighted-average interest rate 5.3% 5.8% 6.1%
Delinquent Mortgage Loans:

30 days 2.26% 2.31% 1.93%
60 days 0.69% 0.62% 0.46%
90 days or more 1.73% 0.74% 0.41%
Total delinquencies 4.68% 3.67% 2.80%
Foreclosures/real estate owned/bankruptcies 2.84% 1.83% 0.87%
Major Geographical Concentrations:

California 13.6% 12.4% 11.4%
Florida 7.1% 7.2% 7.3%
New Jersey 6.7% 7.1% 7.7%
New York 6.5% 6.7% 7.0%
Other 66.1% 66.6% 66.6%

(M As of December 31, 2007, approximately 130,000 loans with an unpaid principal balance of $19.3 billion for
which the underlying MSRs had been sold were included in our loan servicing portfolio. We subserviced these

loans until the MSRs were transferred from our systems to the purchaser s systems during the second quarter of

2008.

(@) Represents the loan servicing portfolio delinquencies as a percentage of the total unpaid principal balance of the

portfolio. See Part I Item 7A. Quantitative and Qualitative Disclosures About Market Risk Consumer Credit
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Risk Loan Recourse for information regarding the delinquency of loans sold with recourse by us and those for
which a breach of representation or warranty provision was identified subsequent to sale.

Mortgage Guaranty Reinsurance Business

Our Mortgage Servicing segment also includes our mortgage reinsurance business, Atrium, a wholly owned

subsidiary and monoline mortgage guaranty insurance company. We provide mortgage reinsurance to certain
third-party insurance companies that provide primary mortgage insurance ( PMI ) on loans originated in our Mortgage
Production segment, which generally includes conventional loans with an original loan amount in excess of 80% of

the property s original appraised value. PMI benefits mortgage lenders as well as investors in asset-backed securities

( ABS ) and/or pools of whole loans that are backed by insured mortgage loans. While we do not underwrite PMI
directly, we provide reinsurance that covers losses in excess of a specified percentage of the

10
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principal balance of a given pool of mortgage loans, subject to a contractual limit. In exchange for assuming a portion
of the risk of loss related to the reinsured loans, Atrium receives a portion of borrowers premiums from the third-party
insurance companies.

As of December 31, 2009, Atrium had outstanding reinsurance agreements that were inactive and in runoff with two
primary mortgage insurers. While in runoff, Atrium will continue to collect premiums and have risk of loss on the
existing population of loans reinsured, but may not add to that population of loans. (See Part II Item 7A. Quantitative
and Qualitative Disclosures About Market Risk in this Form 10-K for additional information regarding mortgage
reinsurance.)

Competition

The principal factors for competition for our Mortgage Production and Mortgage Servicing segments are service,
quality, products and price. Competitive conditions also can be impacted by shifts in consumer preference between
variable-rate and fixed-rate mortgage loans, depending on the interest rate environment. In our Mortgage Production
segment, we work with our clients to develop new and competitive loan products that address their specific customer
needs. In our Mortgage Servicing segment, we focus on customer service while working to enhance the efficiency of
our servicing platform. Excellent customer service is also a critical component of our competitive strategy to win new
clients and maintain existing clients. We, along with our clients, consistently track and monitor customer service
levels and look for ways to improve customer service.

According to Inside Mortgage Finance, PHH Mortgage was the 4th largest retail mortgage loan originator in the

U.S. with a 3.6% market share as of September 30, 2009 and the 10th largest mortgage loan servicer with a 1.4%
market share as of September 30, 2009. Some of our largest competitors include Bank of America, Wells Fargo Home
Mortgage, Chase Home Finance and CitiMortgage. The consolidation or elimination of several of our largest
competitors has resulted in reduced industry capacity and higher loan margins. Additionally, more restrictive
underwriting standards and the elimination of Alt-A and subprime products has resulted in a more homogenous
product offering, which has increased competition across the industry. Many of our competitors are larger than we are
and have access to greater financial resources than we do, which can place us at a competitive disadvantage. In
addition, many of our largest competitors are banks or affiliated with banking institutions, the advantages of which
include, but are not limited to, the ability to hold new mortgage loan originations in an investment portfolio and have
access to lower rate bank deposits as a source of liquidity.

Many smaller and mid-sized financial institutions may find it difficult to compete in the mortgage industry due to the
consolidation in the industry and the need to invest in technology in order to reduce operating costs while maintaining
compliance in an increasingly complex regulatory environment.

We are party to a strategic relationship agreement dated as of January 31, 2005 between PHH Mortgage, PHH Home
Loans, PHH Broker Partner, Realogy Venture Partner and Cendant (the Strategic Relationship Agreement ), which,
among other things, restricts us and our affiliates, subject to limited exceptions, from engaging in certain residential
real estate services, including any business conducted by Realogy. The Strategic Relationship Agreement also
provides that we will not directly or indirectly sell any mortgage loans or mortgage loan servicing to certain
competitors in the residential real estate brokerage franchise businesses in the U.S. (or any company affiliated with
them).

See  Our Business Mortgage Production and Mortgage Servicing Segments Mortgage Production Segment and

Item 1A. Risk Factors Risks Related to our Business The industries in which we operate are highly competitive and, if
we fail to meet the competitive challenges in our industries, it could have a material adverse effect on our business,
financial position, results of operations or cash flows. for more information.
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Seasonality

Our Mortgage Production segment is generally subject to seasonal trends. These seasonal trends reflect the pattern in
the national housing market. Home sales typically rise during the spring and summer seasons and decline during the
fall and winter seasons. Seasonality has less of an effect on mortgage refinancing activity, which is primarily driven
by prevailing mortgage rates. Our Mortgage Servicing segment is generally not subject to seasonal trends.

11
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Trademarks and Intellectual Property

The trade names and related logos of our financial institution clients are material to our Mortgage Production and
Mortgage Servicing segments. Our financial institution clients license the use of their names to us in connection with
our private-label business. These trademark licenses generally run for the duration of our origination services
agreements with such financial institution clients and facilitate the origination services that we provide to them.
Realogy s brand names and related items, such as logos and domain names, of its owned and franchised residential real
estate brokerages are material to our Mortgage Production and Mortgage Servicing segments. Realogy licenses its real
estate brands and related items, such as logos and domain names, to us for use in our mortgage loan origination

services that we provide to Realogy s owned real estate brokerage, relocation and settlement services businesses. In
connection with the Spin-Off, TM Acquisition Corp., Coldwell Banker Real Estate Corporation, ERA Franchise
Systems, Inc. and PHH Mortgage entered into a trademark license agreement pursuant to which PHH Mortgage was
granted a license to use certain of Realogy s real estate brand names and related items, such as domain names, in
connection with our mortgage loan origination services on behalf of Realogy s franchised real estate brokerage
business. PHH Home Loans is party to its own trademark license agreement with TM Acquisition Corp., Coldwell
Banker Real Estate Corporation and ERA Franchise Systems, Inc. pursuant to which PHH Home Loans was granted a
license to use certain of Realogy s real estate brand names and related items, such as domain names, in connection with
our mortgage loan origination services on behalf of Realogy s owned real estate brokerage business owned and
operated by NRT, the relocation business owned and operated by Cartus and the settlement services business owned
and operated by TRG.

Mortgage Regulation

Our Mortgage Production and Mortgage Servicing segments are subject to numerous federal, state and local laws and
regulations and may be subject to various judicial and administrative decisions imposing various requirements and
restrictions on our business. These laws, regulations and judicial and administrative decisions to which our Mortgage
Production and Mortgage Servicing segments are subject include those pertaining to: real estate settlement
procedures; fair lending; fair credit reporting; truth in lending; compliance with net worth and financial statement
delivery requirements; compliance with federal and state disclosure requirements; the establishment of maximum
interest rates, finance charges and other charges; secured transactions; collection, foreclosure, repossession and
claims-handling procedures; other trade practices and privacy regulations providing for the use and safeguarding of
non-public personal financial information of borrowers and guidance on non-traditional mortgage loans issued by the
federal financial regulatory agencies. By agreement with our financial institution clients, we are required to comply
with additional requirements that our clients may be subject to through their regulators.

(See  Item 1A. Risk Factors Risks Related to our Business The businesses in which we engage are complex and heavily
regulated, and changes in the regulatory environment affecting our businesses could have a material adverse effect on
our business, financial position, results of operations or cash flows. for more information.)

Insurance Regulation

Atrium, our wholly owned insurance subsidiary, is subject to insurance regulations relating to, among other things:
standards of solvency that must be met and maintained; the licensing of insurers and their agents; the nature of and
limitations on investments; premium rates; restrictions on the size of risks that may be insured under a single policy;
reserves and provisions for unearned premiums, losses and other obligations; deposits of securities for the benefit of
policyholders; approval of policy forms and the regulation of market conduct, including the use of credit information
in underwriting as well as other underwriting and claims practices. State insurance regulators also conduct periodic
examinations and require the filing of annual and other reports relating to the financial condition of companies and
other matters.
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As a result of our ownership of Atrium, we are subject to state insurance laws and regulations, as well as certain other
laws, which, among other things, limit Atrium s ability to declare and pay dividends except from cash in excess of the
aggregate of Atrium s paid-in capital, paid-in surplus and contingency reserve. Additionally, anyone

12
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seeking to acquire, directly or indirectly, 10% or more of Atrium s outstanding common stock, or otherwise proposing

to engage in a transaction involving a change in control of Atrium, may be required to obtain the prior approval of the
applicable state insurance regulator. (See ~ Item 1A. Risk Factors Risks Related to our Business The businesses in which
we engage are complex and heavily regulated, and changes in the regulatory environment affecting our businesses

could have a material adverse effect on our business, financial position, results of operations or cash flows. for more
information.)

Fleet Management Services Segment

We provide fleet management services to corporate clients and government agencies through PHH Arval throughout
the U.S. and Canada. We are a fully integrated provider of these services with a broad range of product offerings. We
are the third largest provider of outsourced commercial fleet management services in the U.S. and Canada, combined,
according to the Automotive Fleet 2009 Fact Book. We primarily focus on clients with fleets of greater than 75
vehicles. As of December 31, 2009, we had more than 300,000 vehicles leased, primarily consisting of cars and light
trucks and, to a lesser extent, medium and heavy trucks, trailers and equipment and approximately 245,000 additional
vehicles serviced under fuel cards, maintenance cards, accident management services arrangements and/or similar
arrangements. During the year ended December 31, 2009, we purchased approximately 41,000 vehicles. The
following table sets forth the Net revenues, segment profit (as described in Note 21, Segment Information in the
accompanying Notes to Consolidated Financial Statements included in this Form 10-K) and Assets for our Fleet
Management Services segment for each of the years ended and as of December 31, 2009, 2008 and 2007:

Year Ended and As of December 31,
2009 2008 2007
(In millions)

Fleet Management Services Net revenues $ 1,649 $ 1,827 $ 1,861
Fleet Management Services Segment profit 54 62 116
Fleet Management Services Assets 4,331 4,956 5,023

We offer fully integrated services that provide solutions to clients subject to their business objectives. We place an
emphasis on customer service and focus on a consultative approach with our clients. Our employees support each
client in achieving the full benefits of outsourcing fleet management, including lower costs and increased productivity.
We offer 24-hour customer service for the end-users of our products and services. We believe we have developed an
industry-leading technology infrastructure. Our data warehousing, information management and online systems
provide clients access to customized reports to better monitor and manage their corporate fleets.

We provide corporate clients and government agencies the following services and products:

§ Fleet Leasing and Fleet Management Services. These services include vehicle leasing, fleet policy analysis
and recommendations, benchmarking, vehicle recommendations, ordering and purchasing vehicles, arranging
for vehicle delivery and administration of the title and registration process, as well as tax and insurance
requirements, pursuing warranty claims and remarketing used vehicles. We also offer various leasing options,
financed primarily through the issuance of variable-rate notes and borrowings through an asset-backed
structure. For the year ended December 31, 2009, we averaged 314,000 leased vehicles. Substantially all of
the residual risk on the value of the vehicle at the end of the lease term remains with the lessee for
approximately 95% of our Net investment in fleet leases. These leases typically have a minimum lease term
of 12 months and can be continued after that at the lessee s election for successive monthly renewals. Upon
return of the vehicle by the lessee, we typically sell the vehicle into the secondary market and the client
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receives a credit or pays the difference between the sale proceeds and the undepreciated book value. For the
remaining 5% of our Net investment in fleet leases, we retain the residual risk of the value of the vehicle at
the end of the lease term. We maintain rigorous standards with respect to the creditworthiness of our clients.
Net credit losses as a percentage of the ending balance of Net investment in fleet leases have not exceeded
0.01% in any of the last three fiscal years. During the years ended December 31, 2009, 2008 and 2007, our
fleet leasing and fleet management servicing generated approximately 90%, 89% and 88%, respectively, of
our Net revenues for our Fleet Management Services segment.
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§ Maintenance Services. We offer clients vehicle maintenance service cards that are used to facilitate payment
for repairs and maintenance. We maintain an extensive network of third-party service providers in the
U.S. and Canada to ensure ease of use by the clients drivers. The vehicle maintenance service cards provide
clients with the following benefits: (i) negotiated discounts off of full retail prices through our convenient
supplier network; (ii) access to our in-house team of certified maintenance experts that monitor transactions
for policy compliance, reasonability and cost-effectiveness and (iii) inclusion of vehicle maintenance
transactions in a consolidated information and billing database, which assists clients with the evaluation of
overall fleet performance and costs. For the year ended December 31, 2009, we averaged 275,000
maintenance service cards outstanding in the U.S. and Canada. We receive a fixed monthly fee for these
services from our clients as well as additional fees from service providers in our third-party network for
individual maintenance services.

§ Accident Management Services. We provide our clients with comprehensive accident management services
such as immediate assistance upon receiving the initial accident report from the driver (e.g., facilitating
emergency towing services and car rental assistance), an organized vehicle appraisal and repair process
through a network of third-party preferred repair and body shops and coordination and negotiation of
potential accident claims. Our accident management services provide our clients with the following benefits:
(i) convenient, coordinated 24-hour assistance from our call center; (ii) access to our relationships with the
repair and body shops included in our preferred supplier network, which typically provide clients with
favorable terms and (iii) expertise of our damage specialists, who ensure that vehicle appraisals and repairs
are appropriate, cost-efficient and in accordance with each client s specific repair policy. For the year ended
December 31, 2009, we averaged 305,000 vehicles that were participating in accident management programs
with us in the U.S. and Canada. We receive fees from our clients for these services as well as additional fees
from service providers in our third-party network for individual incident services.

§ Fuel Card Services. We provide our clients with fuel card programs that facilitate the payment, monitoring
and control of fuel purchases through PHH Arval. Fuel is typically the single largest fleet-related operating
expense. By using our fuel cards, our clients receive the following benefits: access to more fuel brands and
outlets than other private-label corporate fuel cards, point-of-sale processing technology for fuel card
transactions that enhances clients ability to monitor purchases and consolidated billing and access to other
information on fuel card transactions, which assists clients with the evaluation of overall fleet performance
and costs. Our fuel cards are offered through relationships with Wright Express LLC and another third party
in the U.S. and a proprietary card in Canada, which offer expanded fuel management capabilities on one
service card. For the year ended December 31, 2009, we averaged 282,000 fuel cards outstanding in the
U.S. and Canada. We receive both monthly fees from our fuel card clients and additional fees from fuel
partners and providers.

The following table sets forth the Net revenues attributable to our domestic and foreign operations for our Fleet
Management Services segment for each of the years ended December 31, 2009, 2008 and 2007:

Year Ended December 31,
2009 2008 2007
(In millions)

Net revenues:

Domestic $ 1,489 $ 1,702 $ 1,781
Foreign 160 125 80
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The following table sets forth our Fleet Management Services segment s Assets located domestically and in foreign
countries as of December 31, 2009, 2008 and 2007:

As of December 31,
2009 2008 2007
(In millions)

Assets:
Domestic $ 3,756 $ 4,494 $ 4,69
Foreign 575 462 324
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We lease vehicles to our clients under both open-end and closed-end leases. The majority of our leases are with
corporate clients and are open-end leases, a form of lease in which the client bears substantially all of the vehicle s
residual value risk.

Our open-end operating lease agreements provide for a minimum lease term of 12 months. At any time after the end
of the minimum term, the client has the right to terminate the lease for a particular vehicle at which point, we
generally sell the vehicle into the secondary market. If the net proceeds from the sale are greater than the vehicle s
book value, the client receives the difference. If the net proceeds from the sale are less than the vehicle s book value,
the client pays us substantially all of the difference. Closed-end leases, on the other hand, are generally entered into
for a designated term of 24, 36 or 48 months. At the end of the lease, the client returns the vehicle to us. Except for
excess wear and tear or excess mileage, for which the client is required to reimburse us, we then bear the risk of loss
upon resale.

Open-end leases may be classified as operating leases or direct financing leases depending upon the nature of the
residual guarantee. For operating leases, lease revenues, which contain a depreciation component, an interest
component and a management fee component, are recognized over the lease term of the vehicle, which encompasses
the minimum lease term and the month-to-month renewals. For direct financing leases, lease revenues contain an
interest component and a management fee component. The interest component is recognized using the effective
interest method over the lease term of the vehicle, which encompasses the minimum lease term and the
month-to-month renewals. Amounts charged to the lessees for interest are determined in accordance with the pricing
supplement to the respective master lease agreement and are calculated on a variable-rate basis, for approximately
76% of our Net investment in fleet leases as of December 31, 2009, that varies month-to-month in accordance with
changes in the variable-rate index. Amounts charged to the lessees for interest on the remaining 24% of our Net
investment in fleet leases as of December 31, 2009 are based on a fixed rate that would remain constant for the life of
the lease. Amounts charged to the lessees for depreciation are based on the straight-line depreciation of the vehicle
over its expected lease term. Management fees are recognized on a straight-line basis over the life of the lease.
Revenue for other services is recognized when such services are provided to the lessee.

We originate certain of our truck and equipment leases with the intention of syndicating to banks and other financial
institutions. When we sell operating leases, we sell the underlying assets and assign any rights to the leases, including
future leasing revenues, to the banks or financial institutions. Upon the transfer and assignment of the rights associated
with the operating leases, we record the proceeds from the sale as revenue and recognize an expense for the
undepreciated cost of the asset sold. Upon the sale or transfer of rights to direct financing leases, the net gain or loss is
recorded. Under certain of these sales agreements, we retain a portion of the residual risk in connection with the fair
value of the asset at lease termination.

From time to time, we utilize certain direct financing lease funding structures, which include the receipt of substantial
lease prepayments, for lease originations by our Canadian fleet management operations. The component of Net
investment in fleet leases related to direct financing leases represents the lease payment receivable less any unearned
income.

Trademarks and Intellectual Property
The service mark PHH and related trademarks and logos are material to our Fleet Management Services segment. All
of the material marks used by us are registered (or have applications pending for registration) with the U.S. Patent and

Trademark Office. All of the material marks used by us are also registered in Canada, and the PHH mark and logo are
registered (or have applications pending) in those major countries where we have strategic partnerships with local
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providers of fleet management services. Except for the Arval mark, which we license from a third party so that we can
do business as PHH Arval, we own the material marks used by us in our Fleet Management Services segment.
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We differentiate ourselves from our competitors primarily on three factors: the breadth of our product offering;
customer service and technology. Unlike certain of our competitors that focus on selected elements of the fleet
management process, we offer fully integrated services. In this manner, we are able to offer customized solutions to
clients regardless of their needs. We believe we have developed an industry-leading technology infrastructure. Our
data warehousing, information management and online systems enable clients to download customized reports to
better monitor and manage their corporate fleets. Our competitors in the U.S. and Canada include GE Commercial
Finance Fleet Services, Wheels Inc., Automotive Resources International, Lease Plan International, and other local
and regional competitors, including numerous competitors who focus on one or two products. Certain of our
competitors are larger than we are and have access to greater financial resources than we do. Additionally, to the
extent that our competitors have access to financing with more favorable terms than we do, we could be placed at a
competitive disadvantage. (See  Item 1A. Risk Factors Risks Related to our Business The businesses in which we
engage are complex and heavily regulated, and changes in the regulatory environment affecting our businesses could
have a material adverse effect on our business, financial position, results of operations or cash flows. for more
information.)

Seasonality
The revenues generated by our Fleet Management Services segment are generally not seasonal.
Commercial Fleet Leasing Industry Regulation

We are subject to federal, state and local laws and regulations including those relating to taxing and licensing of
vehicles and certain consumer credit and environmental protection. Our Fleet Management Services segment could be
liable for damages in connection with motor vehicle accidents under the theory of vicarious liability in certain
jurisdictions in which we do business. Under this theory, companies that lease motor vehicles may be subject to
liability for the tortious acts of their lessees, even in situations where the leasing company has not been negligent. Our
Fleet Management Services segment is subject to unlimited liability as the owner of leased vehicles in one major
province in Canada, Alberta, and is subject to limited liability (e.g. in the event of a lessee s failure to meet certain
insurance or financial responsibility requirements) in two major provinces, Ontario and British Columbia, and as
many as fifteen jurisdictions in the U.S. Although our lease contracts require that each lessee indemnifies us against
such liabilities, in the event that a lessee lacks adequate insurance coverage or financial resources to satisfy these
indemnity provisions, we could be liable for property damage or injuries caused by the vehicles that we lease.

See Part] Item 1A. Risk Factors Risks Related to our Business The businesses in which we engage are complex and
heavily regulated, and changes in the regulatory environment affecting our businesses could have a material adverse

effect on our business, financial position, results of operations or cash flows. and  Unanticipated liabilities of our Fleet
Management Services segment as a result of damages in connection with motor vehicle accidents under the theory of
vicarious liability could have a material adverse effect on our business, financial position, results of operations or cash
flows. for more information.

Employees
As of December 31, 2009, we employed a total of approximately 5,120 persons. Management considers our employee
relations to be satisfactory. As of December 31, 2009, none of our employees were covered under collective

bargaining agreements.

16

Table of Contents 31



Edgar Filing: PHH CORP - Form 10-K

Table of Contents

32



Edgar Filing: PHH CORP - Form 10-K

Table of Contents
Item 1A. Risk Factors
Risks Related to our Business

The termination of our status as the exclusive recommended provider of mortgage products and services promoted
by the residential and commercial real estate brokerage business owned and operated by Realogy s affiliate, NRT,
the title and settlement services business owned and operated by Realogy s affiliate, TRG and the relocation
business owned and operated by Realogy s affiliate, Cartus, could have a material adverse effect on our business,
financial position, results of operations or cash flows.

Under the Strategic Relationship Agreement, we are the exclusive recommended provider of mortgage loans to the
independent sales associates affiliated with the residential and commercial real estate brokerage business owned and
operated by Realogy s affiliates and certain customers of Realogy. The marketing agreement entered into between
Coldwell Banker Real Estate Corporation, Century 21 Real Estate LLC, ERA Franchise Systems, Inc., Sotheby s
International Affiliates, Inc. and PHH Mortgage (the Marketing Agreement ) similarly provides that we are the
exclusive recommended provider of mortgage loans and related products to the independent sales associates of

Realogy s real estate brokerage franchisees, which include Coldwell Banker Real Estate Corporation, Century 21 Real
Estate LLC, ERA Franchise Systems, Inc. and Sotheby s International Affiliates, Inc. For the year ended December 31,
2009, approximately 37% of loans originated by our Mortgage Production segment were derived from Realogy s
affiliates.

Pursuant to the terms of the Mortgage Venture Operating Agreement, beginning on February 1, 2015, Realogy will
have the right at any time upon two years notice to us to terminate its interest in the Mortgage Venture. A termination
of Realogy s interest in the Mortgage Venture could have a material adverse effect on our business, financial position,
results of operations or cash flows. In addition, the Strategic Relationship Agreement provides that Realogy has the
right to terminate the covenant requiring it to exclusively recommend us as the provider of mortgage loans to the
independent sales associates affiliated with the residential and commercial real estate brokerage business owned and
operated by Realogy s affiliates and certain customers of Realogy, following notice and a cure period, if:

§ we materially breach any representation, warranty, covenant or other agreement contained in the Strategic
Relationship Agreement, the Marketing Agreement, trademark license agreements (the Trademark License
Agreements ) or certain other related agreements;

§ we or the Mortgage Venture become subject to any regulatory order or governmental proceeding and such
order or proceeding prevents or materially impairs the Mortgage Venture s ability to originate mortgage loans
for any period of time (which order or proceeding is not generally applicable to companies in the mortgage
lending business) in a manner that adversely affects the value of one or more of the quarterly distributions to
be paid by the Mortgage Venture pursuant to the Mortgage Venture Operating Agreement;

§ the Mortgage Venture otherwise is not permitted by law, regulation, rule, order or other legal restriction to
perform its origination function in any jurisdiction, but in such case exclusivity may be terminated only with

respect to such jurisdiction or

§ the Mortgage Venture does not comply with its obligations to complete an acquisition of a mortgage loan
origination company under the terms of the Strategic Relationship Agreement.

If Realogy were to terminate its exclusivity obligations with respect to us, it could have a material adverse effect on
our business, financial position, results of operations or cash flows.
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Continued or worsening general business, economic, environmental and political conditions could have a material
adverse effect on our business, financial position, results of operations or cash flows.

Our businesses and operations are sensitive to general business and economic conditions in the U.S. The

U.S. economic recession has impacted, and could further impact, the general condition of the U.S. economy including
short-term and long-term interest rates, deflation, fluctuations in debt and equity capital markets, including the
secondary market for mortgage loans and the housing market, both nationally and in the regions in which we conduct
our businesses. These factors and certain other factors described in this Risk Factors section
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have negatively impacted our recent results of operations and could have a material adverse effect on our future
business, financial position, results of operations or cash flows. A significant portion of our mortgage loan
originations are made in a small number of geographical areas which include: California, Illinois and New Jersey.
Some of these geographical areas have been significantly impacted by the U.S. economic recession which has
impacted our results of operations, and any continuation or worsening of the current economic downturn in any of
these geographical areas could have a material adverse effect on our business, financial position, results of operations
or cash flows.

Adverse economic conditions have impacted and could continue to negatively impact home sales, real estate values
and mortgage loan delinquency rates, which has impacted our results of operations and could have a material adverse
effect on our business, financial position, results of operations or cash flows of our Mortgage Production and

Mortgage Servicing segments. In addition, prolonged economic weakness that affects the industries in which the
clients of our Fleet Management Services segment operate could continue to negatively impact our clients demand for
vehicles and could adversely impact our ability to retain existing clients or obtain new clients. Any inability of the
automobile manufacturers to make new vehicles available to us on commercially favorable terms, or if at all, could
have a further material adverse effect on our business, financial position, results of operations or cash flows of our
Fleet Management Services segment.

Our business is significantly affected by monetary and related policies of the federal government, its agencies and
government-sponsored entities. We are particularly affected by the policies of the Federal Reserve Board which
regulates the supply of money and credit in the U.S. The Federal Reserve Board s policies, including initiatives to
stabilize the U.S. housing market and to stimulate overall economic growth, affect the size of the mortgage loan
origination market, the pricing of our interest-earning assets and the cost of our interest-bearing liabilities. Changes in
any of these policies are beyond our control, difficult to predict, particularly in the current economic environment, and
could have a material adverse effect on our business, financial position, results of operations or cash flows.

A host of other factors beyond our control could cause fluctuations in these conditions, including political events, such
as civil unrest, war, acts or threats of war or terrorism and environmental events, such as hurricanes, earthquakes and
other natural disasters could have a material adverse effect on our business, financial position, results of operations or
cash flows.

Adverse developments in the secondary mortgage market could have a material adverse effect on our business,
financial position, results of operations or cash flows.

We historically have relied on selling or securitizing our mortgage loans into the secondary market in order to

generate liquidity to fund maturities of our indebtedness, the origination and warehousing of mortgage loans, the
retention of MSRs and for general working capital purposes. We bear the risk of being unable to sell or securitize our
mortgage loans at advantageous times and prices or in a timely manner. Demand in the secondary market and our

ability to complete the sale or securitization of our mortgage loans depends on a number of factors, many of which are
beyond our control, including general economic conditions. If it is not possible or economical for us to complete the
sale or securitization of our mortgage loans held for sale ( MLHS ), we may lack liquidity under our debt arrangements
to fund future loan commitments, which could have a material adverse effect on our business, financial position,

results of operations or cash flows.

During 2009, secondary market demand and prevailing mortgage interest rates for conforming mortgage loans were
positively impacted by the Federal Reserve s purchase of MBS issued by the GSEs, which is scheduled to end in the
first quarter of 2010. The cessation of this program could result in adverse conditions in the secondary mortgage
market, which may change the trend of prevailing mortgage interest rates experienced in 2009. This development
could negatively impact our Mortgage Production and Mortgage Servicing segments during 2010.
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The foregoing factors could negatively affect our revenues and margins on new loan originations, and our access to
the secondary mortgage market may be reduced, restricted or less profitable in comparison to our historical
experience. Any of the foregoing could have a material adverse effect on our business, financial position, results of
operations or cash flows.
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We are highly dependent upon programs administered by GSEs such as Fannie Mae, Freddie Mac and Ginnie
Mae to generate revenues through mortgage loan sales to institutional investors. Any changes in existing

U.S. government-sponsored mortgage programs could materially and adversely affect our business, financial
position, results of operations or cash flows.

Our ability to generate revenues through mortgage loan sales to institutional investors depends to a significant degree
on programs administered by GSEs such as Fannie Mae, Freddie Mac, Ginnie Mae and others that facilitate the
issuance of MBS in the secondary market. These GSEs play a powerful role in the residential mortgage industry, and
we have significant business relationships with them. Almost all of the conforming loans that we originate for sale
qualify under existing standards for inclusion in guaranteed mortgage securities backed by GSEs. We also derive other
material financial benefits from these relationships, including the assumption of credit risk by these GSEs on loans
included in such mortgage securities in exchange for our payment of guarantee fees and the ability to avoid certain
loan inventory finance costs through streamlined loan funding and sale procedures.

Any discontinuation of, or significant reduction in, the operation of these GSEs or any significant adverse change in
the level of activity in the secondary mortgage market or the underwriting criteria of these GSEs could have a material
adverse effect on our business, financial position, results of operations or cash flows.

Continued or worsening conditions in the real estate market could adversely impact our business, financial
position, results of operations or cash flows.

The U.S. economic recession has resulted and could continue to result in further increased delinquencies, home price
depreciation and lower home sales. In response to these trends, the U.S. government has taken several actions which
are intended to stabilize the housing market and the banking system, maintain lower interest rates, and increase
liquidity for lending institutions. These actions by the federal government are intended to: increase the access to
mortgage lending for borrowers by expanding the Federal Housing Administration lending; continue and expand the
mortgage lending activities of Fannie Mae and Freddie Mac through the conservatorship and guarantee of GSE
obligations and increase bank lending capacity by injecting capital in the banking system. While it is too early to tell
how and when these initiatives may impact the industry, there can be no assurance that these actions will achieve their
intended effects.

Consistent with Fannie Mae s Economic and Mortgage Market Analysis, we believe that overall refinance originations
for the mortgage industry and our Mortgage Production segment may decrease during 2010 from 2009 levels, which
may have a negative impact on overall origination volumes during 2010 in comparison to 2009 due to relatively

higher interest rates. The level of interest rates is a key driver of refinancing activity; however, there are other factors
which influence the level of refinance originations, including home prices, underwriting standards and product
characteristics. We anticipate a continued challenging environment for purchase originations in 2010 as an excess
inventory of homes, declining home values and increased foreclosures may make it difficult for many homeowners to
sell their homes or qualify for a new mortgage.

The declining housing market, general economic conditions and a significant increase in loan payoffs have continued
to negatively impact our Mortgage Servicing segment. Industry-wide mortgage loan delinquency rates have increased
and we expect they will continue to increase over 2009 levels in correlation with unemployment rates. We expect
foreclosure costs to remain elevated during 2010 due to an increase in borrower delinquencies and declining home
prices. During 2009, we experienced increases in actual and projected repurchases, indemnifications and related loss
severity associated with the representations and warranties that we provide to purchasers and insurers of our loans
sold, which we expect may continue in 2010, primarily due to increased delinquency rates and declining housing
prices during 2009 compared to 2008. Realized foreclosure losses during 2009 were $73 million compared to

$37 million during 2008. In addition, the outstanding balance of loans sold with specific recourse by us and those for
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which a breach of representation or warranty provision was identified subsequent to sale was $228 million as of
December 31, 2009, 16.13% of which were at least 90 days delinquent (calculated based on the unpaid principal
balance of the loans). As a result of the continued weakness in the housing market and increasing delinquency and
foreclosure experience, we may experience increased foreclosure losses and may need to increase our provision for
foreclosure losses associated with loans sold with recourse during 2010.
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As a result of the continued weakness in the housing market and increasing delinquency and foreclosure experience,
our provision for reinsurance losses may increase during 2010 as anticipated losses become incurred. Additionally, we
began to pay claims for certain book years and reinsurance agreements during the second quarter of 2009 and we
expect to continue to pay claims during 2010. We hold securities in trust related to our potential obligation to pay such
claims, which were $281 million and were included in Restricted cash in the accompanying Consolidated Balance
Sheet as of December 31, 2009. We continue to believe that this amount is significantly higher than the expected
claims.

These factors could have a material adverse effect on our business, financial position, results of operations or cash
flows.

Adverse developments in the asset-backed securities market may negatively affect the availability of funding and
our costs of funds, which could have a material and adverse effect on our business, financial position, results of
operations or cash flows.

The availability of funding and our cost of debt associated with asset-backed commercial paper issued by the
multi-seller conduits, which funded the Chesapeake Funding LL.C ( Chesapeake ) Series 2006-2 variable funding notes
and the Series 2009-1, Series 2009-2, Series 2009-3 and Series 2009-4 term notes (the Chesapeake Term Notes ) were
negatively impacted by disruption in the ABS market. The impact continued in 2009 as the costs associated with the
Series 2006-2 variable funding notes and the Chesapeake Term Notes reflected debt fees that were higher than prior to
the disruption in the ABS market.

We are exposed to foreign exchange risk associated with the use of domestic borrowings to fund Canadian leases, and
have entered into foreign exchange forward contracts to manage such risk. However, there can be no assurance that
we will manage our foreign exchange risk effectively, which could have a material adverse impact on our business,
results of operations or cash flows.

The demand for ABS by investors in both the U.S. and Canada has continued to dramatically increase during 2009
and into 2010. Likewise, the spread levels required by investors in the primary and secondary markets for ABS, along
with spread compression, have improved during 2009. In addition, participation in the ABS markets by traditional
investors has risen dramatically. Worsening conditions in the ABS market may negatively affect the availability of
funding and our cost of funds.

Any of the foregoing factors could have a material adverse effect on our business, financial position, results of
operations or cash flows.

Certain hedging strategies that we may use to manage interest rate risk associated with our MSRs and other
mortgage-related assets and commitments may not be effective in mitigating those risks.

From time to time, we may employ various economic hedging strategies to attempt to mitigate the interest rate and
prepayment risk inherent in many of our assets, including our MLHS, interest rate lock commitments ( IRLCs ) and our
MSRs. Our hedging activities may include entering into derivative instruments. Our hedging decisions in the future

will be determined in light of the facts and circumstances existing at the time and may differ from our current hedging
strategy. We also seek to manage interest rate risk in our Mortgage Production and Mortgage Servicing segments
partially by monitoring and seeking to maintain an appropriate balance between our loan production volume and the

size of our mortgage servicing portfolio, as the value of MSRs and the income they provide tend to be counter-cyclical

to the changes in production volumes and gain or loss on loans that result from changes in interest rates.
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During the third quarter of 2008, we assessed the composition of our capitalized mortgage servicing portfolio and its
relative sensitivity to refinance if interest rates decline, the costs of hedging and the anticipated effectiveness of the
hedge given the current economic environment. Based on that assessment, we made the decision to close out
substantially all of our derivatives related to MSRs during the third quarter of 2008. As of December 31, 2009, there
were no open derivatives related to MSRs, which resulted in increased volatility in the results of operations for our
Mortgage Servicing segment. Our decisions regarding the levels, if any, of our derivatives related to MSRs could
result in continued volatility in the results of operations for our Mortgage Servicing segment.
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Our hedging strategies may not be effective in mitigating the risks related to changes in interest rates. Poorly designed
strategies or improperly executed transactions could actually increase our risk and losses. There have been periods,
and it is likely that there will be periods in the future, during which we incur losses after consideration of the results of
our hedging strategies. As stated earlier, the success of our interest rate risk management strategy is largely dependent
on our ability to predict the earnings sensitivity of our loan servicing and loan production activities in various interest
rate environments. Our hedging strategies also rely on assumptions and projections regarding our assets and general
market factors. If these assumptions and projections prove to be incorrect or our hedges do not adequately mitigate the
impact of changes including, but not limited to, interest rates or prepayment speeds, we may incur losses that could
have a material adverse effect on our business, financial position, results of operations or cash flows.

We are exposed to counterparty risk and there can be no assurances that we will manage or mitigate this risk
effectively.

We are exposed to counterparty risk in the event of non-performance by counterparties to various agreements and
sales transactions. The insolvency, unwillingness or inability of a significant counterparty to perform its obligations
under an agreement or transaction, including, without limitation, as a result of the rejection of an agreement or
transaction by a counterparty in bankruptcy proceedings, could have a material adverse effect on our business,
financial position, results of operations or cash flows.

As a result of the recent economic decline in the U.S., including the pronounced downturn in the debt and equity
capital markets and the U.S. housing market, and unprecedented levels of credit market volatility, many financial
institutions, real estate companies and companies within the industries served by our Fleet Management Services
segment have consolidated with competitors, commenced bankruptcy proceedings, shut down or severely curtailed
their activities. The insolvency or inability of any of our counterparties to our significant client or financing
arrangements to perform its obligations under our agreements could have a material adverse effect on our business,
financial position, results of operations or cash flows.

In January 2009, Bank of America Corporation announced the completion of its merger with Merrill Lynch & Co.,
Inc., the parent company of Merrill Lynch, which is one of our largest private-label clients, accounting for
approximately 16% of our mortgage loan originations during the year ended December 31, 2009. We have several
agreements with Merrill Lynch, including the OAA, pursuant to which we provide Merrill Lynch mortgage
origination services on a private-label basis. The initial terms of the OAA expire on December 31, 2010; however,
provided we remain in compliance with its terms, the OAA will automatically renew for an additional five-year term,
expiring on December 31, 2015. There can be no assurances, however, that our relationship with Merrill Lynch or any
of our other private label customers who may consolidate with our competitors or other financial institutions will
remain unchanged following the completion of such transactions.

In connection with the Spin-Off, we entered into the Mortgage Venture Operating Agreement, the Strategic
Relationship Agreement, the Management Services Agreement, the Trademark Licensing Agreements and the
Marketing Agreement (collectively, the Realogy Agreements ). During the year ended December 31, 2009,
approximately 37% of our mortgage loan originations were derived through our relationship with Realogy and its
affiliates.

There can be no assurances that we will be effective in managing or mitigating our counterparty risk, which could
have a material adverse effect on our business, financial position, results of operations or cash flows.

Conditions in the North American automotive industry may adversely affect the business, financial condition,
results of operations or cash flows of our Fleet Management Services Segment.
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Our Fleet Management Services segment depends upon the North American automotive industry to supply our clients
with vehicles. North American automobile manufacturers have experienced declining market shares; challenging labor
relations and labor costs; and significant structural costs that have affected their profitability which ultimately resulted
in two major U.S. automobile manufacturers filing for bankruptcy under Chapter 11 of the U.S. Bankruptcy Code.
Although these U.S. auto manufacturers have emerged from bankruptcy, if our clients reduce their orders to us due to
the struggling financial condition of the North American automobile manufacturers,
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or if we are unable to collect amounts due to us, it could adversely affect the business, financial condition, results of
operations or cash flows of our Fleet Management Services segment.

Losses incurred in connection with actual or projected repurchases and indemnification payments may exceed our
financial statement reserves and we may be required to increase such reserves in the future. Increases to our
reserves and losses incurred in connection with actual loan repurchases and indemnification payments could have
a material adverse effect on our business, financial position, results of operation or cash flows.

In connection with the sale of mortgage loans, we make various representations and warranties concerning such loans
that, if breached, may require us to repurchase such loans or indemnify the purchaser of such loans for actual losses
incurred in respect of such loans. Due, in part, to recent increased mortgage payment delinquency rates and declining
housing prices, we have experienced, and may in the future continue to experience, an increase in loan repurchases,
loan repurchase demands, indemnification payments and indemnification requests due to actual or alleged breaches of
representations and warranties in connection with the sale of mortgage loans. Given these trends, losses incurred in
connection with such actual or projected loan repurchases and indemnification payments may be in excess of our
financial statement reserves, and we may be required to increase such reserves and may sustain additional losses
associated with such loan repurchases and indemnification payments in the future. Increases to our reserves and losses
incurred by us in connection with actual loan repurchases and indemnification payments in excess of our reserves
could have a material adverse effect on our business, financial position, results of operations or cash flows.

Changes in interest rates could reduce the value of a substantial portion of our assets, including our MSRs, and
could have a material adverse effect on our business, financial position, results of operations or cash flows.

The values of a substantial portion of our assets, including our MSRs, are sensitive to changes in interest rates. As
interest rates fluctuate, the fair value of such assets as determined in accordance with GAAP also fluctuates, with
changes in fair value being included in our consolidated results of operations. Because we do not currently utilize
derivatives to hedge against changes in the fair value of certain of our assets, including our MSRs, we are susceptible
to significant fluctuations in the fair value of our assets, including our MSRs, as interest rates change. Volatility in
interest rates could have a material adverse effect on our business, financial position, results of operations or cash
flows.

The values of a substantial portion of our assets, including our MSRs, are determined based upon significant
estimates and assumptions made by our management that, if subsequently proven incorrect or inaccurate, could
have a material adverse effect on our business, financial position, results of operations or cash flows.

A substantial portion of our assets, including our MSRs, are recorded at fair value with changes in fair value included
in our accompanying Consolidated Statements of Operations. The determination of the fair value of such assets,
including our MSRs, involves numerous estimates and assumptions made by our management. Such estimates and
assumptions, include, without limitation, estimates of future cash flows associated with our MSRs based upon
assumptions involving interest rates as well as the prepayment rates and delinquencies and foreclosure rates of the
underlying serviced mortgage loans. The use of different estimates or assumptions could produce materially different
fair values for our assets. Incorrect or inaccurate management s estimates or assumptions involving the fair value of
our assets could have a material adverse effect on our financial position, results of operations or cash flows.

Our business relies on various sources of funding, including unsecured credit facilities and other unsecured debt,
as well as secured funding arrangements, including asset-backed securities, mortgage repurchase facilities and
other secured credit facilities. If any of our funding arrangements are terminated, not renewed or made
unavailable to us, we may be unable to find replacement financing on commercially favorable terms, if at all,
which could have a material adverse effect on our business, financial position, results of operations or cash flows.
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Our business relies on various sources of funding, including unsecured credit facilities and other unsecured debt, as
well as secured funding arrangements, including asset-backed securities, mortgage repurchase facilities and other
secured credit facilities to fund mortgage loans and vehicle acquisitions, a significant portion of which is
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short-term. Renewal of existing series or issuance of new series of Chesapeake notes on terms acceptable to us, or our
ability to enter into alternative vehicle management asset-backed debt arrangements could be adversely affected in the
event of: (i) the deterioration in the quality of the assets underlying the asset-backed debt arrangement; (ii) increased
costs associated with accessing or our inability to access the asset-backed debt market; (iii) termination of our role as
servicer of the underlying lease assets in the event that we default in the performance of our servicing obligations or
we declare bankruptcy or become insolvent or (iv) our failure to maintain a sufficient level of eligible assets or credit
enhancements, including collateral intended to provide for any differential between variable-rate lease revenues and
the underlying variable-rate debt costs. In addition, the availability of the mortgage asset-backed debt could suffer in
the event of: (i) the deterioration in the performance of the mortgage loans underlying the asset-backed debt
arrangement; (ii) our failure to maintain sufficient levels of eligible assets or credit enhancements; (iii) our inability to
access the asset-backed debt market to refinance maturing debt; (iv) our inability to access the secondary market for
mortgage loans or (v) termination of our role as servicer of the underlying mortgage assets in the event that (a) we
default in the performance of our servicing obligations or (b) we declare bankruptcy or become insolvent. Certain of
our secured sources of funding could require us to post additional collateral or require us to fund assets that become
ineligible under those secured funding arrangements. These funding requirements could negatively impact availability
under our unsecured sources of funds, which could have a material adverse effect on our business, financial position,
results of operations or cash flows. If any of our warehouse, repurchase or other credit facilities are terminated,
including as a result of our breach, or are not renewed, we may be unable to find replacement financing on
commercially favorable terms, if at all, which could have a material adverse effect on our business, financial position,
results of operations or cash flows.

Certain of our debt arrangements require us to comply with certain financial covenants and other affirmative and
restrictive covenants. An uncured default of one or more of these covenants could result in a cross-default between
and amongst our various debt arrangements. Consequently, an uncured default under any of our debt arrangements
could have a material adverse effect on our business, financial position, results of operations or cash flows. See

Part I Item 7. Management s Discussion and Analysis of Financial Condition and Results of Operations Liquidity and
Capital Resources for additional information regarding our debt arrangements and related financial covenants and
other affirmative and restrictive covenants.

Our access to credit markets is subject to prevailing market conditions. During 2008 and into 2009, dramatic declines
in home prices, adverse developments in the secondary mortgage market and volatility in certain asset-backed
securities ( ABS ) markets, including Canadian ABS markets, negatively impacted the availability of funding and
limited our access to one or more of the funding sources discussed above. However, conditions in the ABS markets in
the U.S. and Canada and the credit markets have improved significantly during 2009 and into 2010. While we expect
that the costs associated with our borrowings, including relative spreads and conduit fees, will be higher during 2010
compared to such costs prior to the disruption in the credit markets, relative spreads have tightened significantly
during 2009. If conditions in the credit markets worsen dramatically, they could also impair our ability to renew or
replace some or all of our financing arrangements beyond the then existing maturity dates. Any of the foregoing
factors could have a material adverse effect on our business, financial position, results of operations or cash flows.

The industries in which we operate are highly competitive and, if we fail to meet the competitive challenges in our
industries, it could have a material adverse effect on our business, financial position, results of operations or cash

flows.

We operate in highly competitive industries that could become even more competitive as a result of economic,
legislative, regulatory and technological changes. Certain of our competitors are larger than we are and have access to
greater financial resources than we do. Competition for mortgage loans comes primarily from large commercial banks
and savings institutions, which typically have lower funding costs, are less reliant than we are on the sale of mortgage
loans into the secondary markets to maintain their liquidity.
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Many of our competitors are larger than we are and continue to have access to greater financial resources than we do,
which places us at a competitive disadvantage. The advantages of our largest competitors include, but are not limited
to, their ability to hold new mortgage loan originations in an investment portfolio and have access to lower rate bank
deposits as a source of liquidity. Additionally, more restrictive underwriting standards and the elimination
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of Alt-A and subprime products have resulted in a more homogenous product offering, which has increased
competition across the industry.

The fleet management industry in which we operate is highly competitive. We compete against large national
competitors, such as GE Commercial Finance Fleet Services, Wheels, Inc., Automotive Resources International,
Lease Plan International and other local and regional competitors, including numerous competitors who focus on one
or two products. Growth in our Fleet Management Services segment is driven principally by increased market share in
fleets greater than 75 units and increased fee-based services. Due to the U.S. economic recession, U.S. automobile
manufacturers experienced a dramatic decline in the demand for new vehicle production during 2009 and they expect
a continued softening in the market during 2010. We believe that this trend may be reflected in the Fleet Management
industry, and as such, the volume of our leased units may continue to decrease in 2010. Competitive pressures could
adversely affect our revenues and results of operations by decreasing our market share or depressing the prices that we
can charge.

The businesses in which we engage are complex and heavily regulated, and changes in the regulatory environment
affecting our businesses could have a material adverse effect on our business, financial position, results of
operations or cash flows.

Our Mortgage Production and Mortgage Servicing segments are subject to numerous federal, state and local laws and
regulations and may be subject to various judicial and administrative decisions imposing various requirements and
restrictions on our business. These laws, regulations and judicial and administrative decisions to which our Mortgage
Production and Mortgage Servicing segments are subject include those pertaining to: real estate settlement
procedures; fair lending; fair credit reporting; truth in lending; compliance with net worth and financial statement
delivery requirements; compliance with federal and state disclosure requirements; the establishment of maximum
interest rates, finance charges and other charges; secured transactions; collection, foreclosure, repossession and
claims-handling procedures; other trade practices and privacy regulations providing for the use and safeguarding of
non-public personal financial information of borrowers and guidance on non-traditional mortgage loans issued by the
federal financial regulatory agencies. By agreement with our financial institution clients, we are required to comply
with additional requirements that our clients may be subject to through their regulators.

We are also subject to privacy regulations. We manage highly sensitive non-public personal information in all of our
operating segments, which is regulated by law. Problems with the safeguarding and proper use of this information
could result in regulatory actions and negative publicity, which could materially and adversely affect our reputation,
business, financial position, results of operations or cash flows.

Some local and state governmental authorities have taken, and others are contemplating taking, regulatory action to
require increased loss mitigation outreach for borrowers, including the imposition of waiting periods prior to the filing
of notices of default and the completion of foreclosure sales and, in some cases, moratoriums on foreclosures
altogether. Such regulatory changes in the foreclosure process could increase servicing costs and reduce the ultimate
proceeds received on these properties if real estate values continue to decline. These changes could also have a
negative impact on liquidity as we may be required to repurchase loans without the ability to sell the underlying
property on a timely basis.

With respect to our Fleet Management Services segment, we could be subject to unlimited liability as the owner of
leased vehicles in Alberta, Canada and are subject to limited liability in two major provinces, Ontario and British

Columbia, and as many as fifteen jurisdictions in the U.S. under the legal theory of vicarious liability.

Congress, state legislatures, federal and state regulatory agencies and other professional and regulatory entities review
existing laws, rules, regulations and policies and periodically propose changes that could significantly affect or restrict
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the manner in which we conduct our business. It is possible that one or more legislative proposals may be adopted or
one or more regulatory changes, changes in interpretations of laws and regulations, judicial decisions or governmental
enforcement actions may be implemented that could have a material adverse effect on our business, financial position,
results of operations or cash flows. For example, certain trends in the regulatory environment could result in increased
pressure from our clients for us to assume more residual risk on the value of the vehicles at the end of the lease term.
If this were to occur, it could have a material adverse effect on our results of operations.
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Our failure to comply with such laws, rules or regulations, whether actual or alleged, could expose us to fines,
penalties or potential litigation liabilities, including costs, settlements and judgments, any of which could have a
material adverse effect on our business, financial position, results of operations or cash flows.

The U.S. economic recession has resulted, and could continue to result, in increased delinquencies, home price
depreciation and lower home sales. In response to these trends, the U.S. government has taken several actions that are
intended to stabilize the housing market and the banking system, maintain lower interest rates, and increase liquidity

for lending institutions. Certain of these actions are also intended to make it easier for borrowers to obtain mortgage
financing or to avoid foreclosure on their current homes. Some of these key actions that have impacted, and may
continue to impact, the U.S. mortgage industry include the enactment of the Housing and Economic Recovery Act

( HERA ), the conservatorship of Fannie Mae and Freddie Mac, the enactment of the EESA, the Troubled Asset Relief
Program ( TARP ), the implementation of the Home Affordability Modification Program ( HAMP ) and the Home
Affordable Refinance Program ( HARP ) as part of the HASP, the purchase by the Federal Reserve of direct obligations
of the GSEs, the enactment of the American Recovery and Reinvestment Act of 2009 ( AARA ), and the
implementation of the Public-Private Investment Program ( PPIP ).

These specific actions by the federal government are intended, among other things, to stabilize domestic residential
real estate markets by increasing the availability of credit for homebuyers and existing homeowners and reduce the
foreclosure rates through mortgage loan modification programs. Although the federal government s HASP programs
are intended to improve the current trends in home foreclosures, some local and state governmental authorities have
taken, and others are contemplating taking, regulatory action to require increased loss mitigation outreach for
borrowers, including the imposition of waiting periods prior to the filing of notices of default and the completion of
foreclosure sales and, in some cases, moratoriums on foreclosures altogether. Such regulatory changes in the
foreclosure process could increase servicing costs and reduce the ultimate proceeds received on these properties if real
estate values continue to decline. These changes could also have a negative impact on liquidity as we may be required
to repurchase loans without the ability to sell the underlying property on a timely basis.

Additionally, on June 17, 2009, the Treasury issued a report recommending the enactment of sweeping financial
regulatory reform legislation. While we are continuing to evaluate the proposed legislation, it is too early to tell when
or if any of the provisions will be enacted and what impact any such provisions could have on the mortgage industry.
If enacted as proposed, this legislation could materially affect the manner in which we conduct our businesses and
result in federal regulation and oversight of our business activities.

While it is too early to tell whether the foregoing governmental initiatives will achieve their intended effect, there can

be no assurance that any of these programs will improve the effects of the current economic recession on our business.
We also may be at a competitive disadvantage in the event that our competitors are able to participate in these federal

programs and it is determined that we are not eligible to participate in these programs.

See PartIl Item 7. Management s Discussion and Analysis of Financial Condition and Results of
Operations Overview Mortgage Production and Mortgage Servicing Segments Regulatory Trends for additional
information regarding proposed legislation.

Our Fleet Management Services segment contracts with various government agencies, which may be subject to
audit and potential reduction of costs and fees.

Contracts with federal, state and local government agencies may be subject to audits, which could result in the
disallowance of certain fees and costs. These audits may be conducted by government agencies and can result in the
disallowance of significant costs and expenses if the auditing agency determines, in its discretion, that certain costs
and expenses were not warranted or were excessive. Disallowance of costs and expenses, if pervasive or significant,
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could have a material adverse effect on our business, financial position, results of operations or cash flows.

If certain change in control transactions occur, some of our mortgage loan origination arrangements with
financial institutions could be subject to termination at the election of such institutions.

For the year ended December 31, 2009, approximately 63% of our mortgage loan originations were derived from our
financial institutions channel, pursuant to which we provide outsourced mortgage loan services for customers of our

financial institution clients such as Merrill Lynch and Charles Schwab. Our agreements with some
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of these financial institutions provide the applicable financial institution with the right to terminate its relationship
with us prior to the expiration of the contract term if we complete a change in control transaction with certain
third-party acquirers. Accordingly, if we are unable to obtain consents to or waivers of certain rights of certain of our
clients in connection with certain change in control transactions, it could have a material adverse effect on our
business, financial position, results of operations or cash flows. Although in some cases these contracts would require
the payment of liquidated damages in such an event, such amounts may not fully compensate us for all of our actual or
expected loss of business opportunity for the remaining duration of the contract term. The existence of these
termination provisions could discourage third parties from seeking to acquire us or could reduce the amount of
consideration they would be willing to pay to our stockholders in an acquisition transaction.

Unanticipated liabilities of our Fleet Management Services segment as a result of damages in connection with
motor vehicle accidents under the theory of vicarious liability could have a material adverse effect on our business,
financial position, results of operations or cash flows.

Our Fleet Management Services segment could be liable for damages in connection with motor vehicle accidents
under the theory of vicarious liability in certain jurisdictions in which we do business. Under this theory, companies
that lease motor vehicles may be subject to liability for the tortious acts of their lessees, even in situations where the
leasing company has not been negligent. Our Fleet Management Services segment is subject to unlimited liability as
the owner of leased vehicles in Alberta, Canada and is subject to limited liability (e.g., in the event of a lessee s failure
to meet certain insurance or financial responsibility requirements) in two major provinces, Ontario and British
Columbia, and as many as fifteen jurisdictions in the U.S. Although our lease contracts require that each lessee
indemnifies us against such liabilities, in the event that a lessee lacks adequate insurance coverage or financial
resources to satisfy these indemnity provisions, we could be liable for property damage or injuries caused by the
vehicles that we lease.

On August 10, 2005, a federal law was enacted in the U.S. which preempted state vicarious liability laws that imposed
unlimited liability on a vehicle lessor. This law, however, does not preempt existing state laws that impose limited
liability on a vehicle lessor in the event that certain insurance or financial responsibility requirements for the leased
vehicles are not met. Prior to the enactment of this law, our Fleet Management Services segment was subject to
unlimited liability in the District of Columbia, Maine and New York. At this time, none of these three jurisdictions
have enacted legislation imposing limited or an alternative form of liability on vehicle lessors. The scope, application
and enforceability of this federal law continue to be tested. For example, shortly after its enactment, a state trial court
in New York ruled that the federal law is unconstitutional. On April 29, 2008, New York s highest court, the New
York Court of Appeals, overruled the trial court and upheld the constitutionality of the federal law. In a 2008 decision
relating to a case in Florida, the U.S. Court of Appeals for the 11th Circuit upheld the constitutionality of the federal
law, but the plaintiffs filed a petition seeking review of the decision by the U.S. Supreme Court. The outcome of this
case and cases that are pending in other jurisdictions and their impact on the federal law are uncertain at this time.

Additionally, a law was enacted in the Province of Ontario setting a cap of $1 million on a lessor s liability for
personal injuries for accidents occurring on or after March 1, 2006. A similar law went into effect in the Province of
British Columbia effective November 8, 2007. The British Columbia law also includes a cap of $1 million on a lessor s
liability. In December 2007, the Province of Alberta legislature adopted a vicarious liability bill with provisions

similar to the Ontario and British Columbia statutes, including a cap of $1 million on a lessor s liability. Although draft
regulations have recently been circulated for comment, an effective date has not yet been established for enactment of
this Alberta legislation. The scope, application and enforceability of these provincial laws have not been fully tested.

Our failure to maintain our credit ratings could impact our ability to obtain financing on favorable terms and
could negatively impact our business.
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As of February 17, 2010, our senior unsecured long-term debt credit ratings from Moody s Investors Service,

Standard & Poor s and Fitch Ratings were Ba2, BB+ and BB+, respectively, and our short-term debt credit ratings
were NP, B and B, respectively. Also as of February 17, 2010, the ratings outlook on our unsecured debt provided by
Moody s Investors Service, Standard & Poor s and Fitch were Negative. As a result of our senior unsecured long-term
debt credit ratings no longer being investment grade, our access to the public debt markets may be severely
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limited. We may be required to rely on alternative financing, such as bank lines and private debt placements and
pledge otherwise unencumbered assets. There can be no assurances that we would be able to find such alternative
financing on terms acceptable to us, if at all. Furthermore, we may be unable to retain all of our existing bank credit
commitments beyond the then-existing maturity dates. As a consequence, our cost of financing could rise
significantly, thereby negatively impacting our ability to finance our MLHS, MSRs and net investment in fleet leases.
Any of the foregoing could have a material adverse effect on our business, financial position, results of operations or
cash flows.

There can be no assurances that our credit rating by the primary ratings agencies reflects all of the risks of an
investment in our common stock or our debt securities. Our credit ratings are an assessment by the rating agency of
our ability to pay our obligations. Actual or anticipated changes in our credit ratings will generally affect the market
value of our common stock and our debt securities. Our credit ratings, however, may not reflect the potential impact
of risks related to market conditions generally or other factors on the market value of, or trading market for our
common stock or our debt securities.

Given the nature of the industries in which we operate, our businesses are, and in the future may become, involved
in various legal proceedings the ultimate resolution of which is inherently unpredictable and could have a material
adverse effect on our business, financial position, results of operations or cash flows.

Due, in part, to the heavily regulated nature of the industries in which we operate, we are, and in the future may
become, involved in various legal proceedings. The ultimate resolution of such legal proceedings is inherently
unpredictable. In accordance with GAAP, reserves are established for legal claims only when it is both probable that a
loss has actually been incurred and an amount of such loss is reasonably estimable. Irrespective of whether we have
established a reserve with respect to a particular legal proceeding, we may nevertheless incur legal costs and expenses
in connection with the defense of such proceeding. In addition, the actual cost of resolving our pending and any future
legal proceedings may be substantially higher than any amounts reserved for such matters. Depending on the remedy
sought and the outcome of such proceedings, the ultimate resolution of our pending and any future legal proceedings,
could have a material adverse effect on our business, financial position, results of operations or cash flows.

Our accounting policies and methods are fundamental to how we record and report our financial position and
results of operations, and they require management to make assumptions and estimates about matters that are
inherently uncertain.

Our accounting policies and methods are fundamental to how we record and report our financial position and results
of operations. We have identified several accounting policies as being critical to the presentation of our financial
position and results of operations because they require management to make particularly subjective or complex
judgments about matters that are inherently uncertain and because of the likelihood that materially different amounts
would be recorded under different conditions or using different assumptions.

Because of the inherent uncertainty of the estimates and assumptions associated with these critical accounting

policies, we cannot provide any assurance that we will not make subsequent significant adjustments to the related

amounts recorded in this Form 10-K, which could have a material adverse effect on our financial position, results of
operations or cash flows. See Part I Item 7. Management s Discussion and Analysis of Financial Condition and Results
of Operations Critical Accounting Policies in this Form 10-K for more information on our critical accounting policies.

Changes in accounting standards issued by the Financial Accounting Standards Board (the FASB ) or other
standard-setting bodies may adversely affect our reported revenues, profitability or financial position.
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Our financial statements are subject to the application of GAAP, which are periodically revised and/or expanded. The
application of accounting principles is also subject to varying interpretations over time. Accordingly, we are required
to adopt new or revised accounting standards or comply with revised interpretations when issued by recognized
authoritative bodies, including the FASB and the SEC. Those changes could adversely affect our reported revenues,
profitability or financial position. In addition, new or revised accounting standards may impact certain of our leasing
or lending products, which could adversely affect our profitability.
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We depend on the accuracy and completeness of information provided by or on behalf of our customers and
counterparties.

In deciding whether to extend credit or enter into other transactions with customers and counterparties, we may rely
on information furnished to us by or on behalf of customers and counterparties, including financial statements and
other financial information. We also may rely on representations of customers and counterparties as to the accuracy
and completeness of that information and, with respect to financial statements, on reports of independent auditors. Our
financial position and results of operations could be negatively impacted to the extent we rely on financial statements
that do not comply with GAAP or are materially misleading.

An interruption in or breach of our information systems may result in lost business, regulatory actions or litigation
or may otherwise have an adverse effect on our reputation, business, business prospects, financial position, results
of operations or cash flows.

We rely heavily upon communications and information systems to conduct our business. Any failure or interruption of
our information systems or the third-party information systems on which we rely could cause underwriting or other
delays and could result in fewer loan applications being received, slower processing of applications and reduced
efficiency in loan servicing in our Mortgage Production and Mortgage Servicing segments, as well as business
interruptions in our Fleet Management Services segment. We are required to comply with significant federal, state and
foreign laws and regulations in various jurisdictions in which we operate, with respect to the handling of consumer
information, and a breach in the security of our information systems could result in regulatory actions and litigation
against us. If a failure, interruption or breach occurs, it may not be adequately addressed by us or the third parties on
which we rely. Such a failure, interruption or breach could have a material adverse effect on our reputation, business,
business prospects, financial position, results of operations or cash flows.

The success and growth of our business may be adversely affected if we do not adapt to and implement
technological changes.

Our business is dependent upon technological advancement, such as the ability to process loan applications over the
internet, accept electronic payments and provide immediate status updates to our clients and customers. To the extent
that we become reliant on any particular technology or technological solution, we may be harmed if the technology or
technological solution:

§ becomes non-compliant with existing industry standards or is no longer supported by vendors;

§ fails to meet or exceed the capabilities of our competitors corresponding technologies or technological
solutions;

§ becomes increasingly expensive to service, retain and update; or

§ becomes subject to third-party claims of copyright or patent infringement.
Our failure to acquire necessary technologies or technological solutions could limit our ability to remain competitive
and could also limit our ability to increase our cost efficiencies, which could have a material adverse effect on our

business, financial position, results of operations or cash flows.

Risks Related to the Spin-Off
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Our agreements with Cendant and Realogy may not reflect terms that would have resulted from arm s-length
negotiations between unaffiliated parties.

The agreements related to our separation from Cendant and the continuation of certain business arrangements with
Cendant and Realogy, including a separation agreement, a strategic relationship agreement, a marketing agreement
and other agreements, were not the result of arm s-length negotiations and thus may not reflect terms that would have
resulted from arm s-length negotiations between two unaffiliated parties. This could include, among other things, the
allocation of assets, liabilities, rights, indemnities and other obligations between Cendant, Realogy and us.
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We may be required to satisfy certain indemnification obligations to Cendant or Realogy, or we may not be able to
collect on indemnification rights from Cendant or Realogy.

In connection with the Spin-Off, we and Cendant and our respective affiliates have agreed to indemnify each other for
certain liabilities and obligations. Our indemnification obligations could be significant. We are required to indemnify
Cendant for any taxes incurred by it and its affiliates as a result of any action, misrepresentation or omission by us or
one of our subsidiaries that causes the distribution of our Common stock by Cendant or transactions relating to the
internal reorganization to fail to qualify as tax-free. We are also responsible for 13.7% of any taxes resulting from the
failure of the Spin-Off or transactions relating to the internal reorganization to qualify as tax-free, which failure is not
due to the actions, misrepresentations or omissions of Cendant or us or our respective subsidiaries. Such percentage
was based on the relative pro forma net book values of Cendant and us as of September 30, 2004, without giving
effect to any adjustments to the book values of certain long-lived assets that may be required as a result of the
Spin-Off and the related transactions. We cannot determine whether we will have to indemnify Cendant or its current
or former affiliates for any substantial obligations in the future. There also can be no assurance that if Cendant or
Realogy is required to indemnify us for any substantial obligations, they will be able to satisfy those obligations.

Certain arrangements and agreements that we have entered into with Cendant in connection with the Spin-Off
could impact our tax and other assets and liabilities in the future, and our financial statements are subject to future
adjustments as a result of our obligations under those arrangements and agreements.

In connection with the Spin-Off, we entered into certain arrangements and agreements with Cendant that could impact
our tax and other assets and liabilities in the future. For example, we are party to the Amended Tax Sharing
Agreement with Cendant that contains provisions governing the allocation of liabilities for taxes between Cendant and
us, indemnification for certain tax liabilities and responsibility for preparing and filing tax returns and defending
contested tax positions, as well as other tax-related matters including the sharing of tax information and cooperating
with the preparation and filing of tax returns. Pursuant to the Amended Tax Sharing Agreement, our tax assets and
liabilities may be affected by Cendant s future tax returns and may also be impacted by the results of audits of
Cendant s prior tax years, including the settlement of any such audits. See Note 14, Commitments and Contingencies
in the accompanying Notes to Consolidated Financial Statements included in this Form 10-K. Consequently, our
financial statements are subject to future adjustments which may not be fully resolved until the audits of Cendant s
prior years returns are completed.

Risks Related to our Common Stock
There may be a limited public market for our Common stock and our stock price may experience volatility.

In connection with the Spin-Off, our Common stock was listed on the New York Stock Exchange (the NYSE ) under
the symbol PHH. From February 1, 2005 through February 15, 2010, the closing trading price for our Common stock
has ranged from $4.67 to $31.40. The stock market has experienced extreme price and volume fluctuations over the
past year that has, in part, depressed the trading price of our Common stock below net book value. There can be no
assurance that the trading price of our Common stock will bear any relationship to our net book value. Changes in
earnings estimates by analysts and economic and other external factors may have a significant impact on the market
price of our Common stock. Fluctuations or decreases in the trading price of our Common stock may adversely affect
the liquidity of the trading market for our Common stock and our ability to raise capital through future equity

financing.

Future issuances of our Common stock or securities convertible into our Common stock and hedging activities may
depress the trading price of our Common stock.
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If we issue any shares of our Common stock or securities convertible into our Common stock in the future, including
the issuance of shares of Common stock upon conversion of our 4.0% Convertible Senior Notes due 2012 (the 2012
Convertible Notes ) and 4.0% Convertible Senior Notes due 2014 (the 2014 Convertible Notes ), such issuances will
dilute the interests of our stockholders and could substantially decrease the trading price of our Common stock. We
may issue shares of our Common stock or securities convertible into our Common stock in the future for a number of
reasons, including to finance our operations and business strategy (including in connection
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with acquisitions, strategic collaborations or other transactions), to increase our capital, to adjust our ratio of debt to
equity, to satisfy our obligations upon the exercise of outstanding warrants or options or for other reasons.

In addition, the price of our Common stock could also be negatively affected by possible sales of our Common stock
by investors who engage in hedging or arbitrage trading activity that we expect to develop involving our Common
stock following the issuance of the 2012 Convertible Notes and 2014 Convertible Notes (collectively, the Convertible
Notes ).

The convertible note hedge and warrant transactions may negatively affect the value of our Common stock.

In connection with our offering of the 2012 Convertible Notes and 2014 Convertible Notes, we entered into
convertible note hedge transactions with affiliates of the initial purchasers of the 2012 Convertible Notes and 2014
Convertible Notes (the Option Counterparties ). The convertible note hedge transactions are expected to reduce the
potential dilution upon conversion of the 2012 Convertible Notes and 2014 Convertible Notes.

In connection with hedging these transactions, the Option Counterparties and/or their respective affiliates entered into
various derivative transactions with respect to our Common stock. The Option Counterparties and/or their respective
affiliates may modify their hedge positions by entering into or unwinding various derivative transactions with respect
to our Common stock or by selling or purchasing our Common stock in secondary market transactions while the
Convertible Notes are convertible, which could adversely impact the price of our Common stock. In order to unwind
its hedge position with respect to those exercised options, the Option Counterparties and/or their respective affiliates
are likely to sell shares of our Common stock in secondary transactions or unwind various derivative transactions with
respect to our Common stock during the observation period for the converted 2012 Convertible Notes and 2014
Convertible Notes. These activities could negatively affect the value of our Common stock.

The accounting for the Convertible Notes will result in our having to recognize interest expense significantly more
than the stated interest rate of the Convertible Notes and may result in volatility to our accompanying Consolidated
Statement of Operations.

Upon issuance of the 2012 Convertible Notes and 2014 Convertible Notes, we recognized an original issue discount,
which will be accreted to Mortgage interest expense through October 15, 2011 and March 1, 2014, respectively, or the
earliest conversion date of the Convertible Notes resulting in effective interest rates reported in our accompanying
Consolidated Statements of Operations significantly in excess of the stated coupon rates of the Convertible Notes.
This will reduce our earnings and could adversely affect the price at which our Common stock trades, but will have no
effect on the amount of cash interest paid to the holders of the Convertible Notes or on our cash flows.

Holders of the 2012 Convertible Notes and 2014 Convertible Notes may convert prior to October 15, 2011 and

March 1, 2014 (the 2012 Conversion Option and 2014 Conversion Option , respectively, and the Conversion Option
collectively), respectively, in the event of the occurrence of certain triggering events. Additionally, in connection with
the issuance of the 2012 Convertible Notes and the 2014 Convertible Notes, we entered into convertible note hedging
transactions with respect to our Common stock (the 2012 Purchased Options and the 2014 Purchased Options,
respectively and the Purchased Options, collectively) and warrant transactions whereby we sold warrants to acquire,
subject to certain anti-dilution adjustments, shares of our Common stock (the 2012 Sold Warrants and the 2014 Sold
Warrants, respectively and the Sold Warrants, collectively). The 2012 Conversion Option, 2012 Purchased Options
and Sold Warrants are derivative instruments that meet the criteria for equity classification and are included within
Additional paid-in capital in the accompanying Consolidated Statement of Changes in Equity. Therefore, we do not
currently recognize a gain or loss in our accompanying Consolidated Statements of Operations for changes in their fair
values. In the event that one or all of the derivative instruments no longer meets the criteria for equity classification,
changes in their fair value may result in volatility to our accompanying Consolidated Statements of Operations.
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See PartIl Item 7. Management s Discussion and Analysis of Financial Condition and Results of Operations Liquidity
and Capital Resources Indebtedness for further discussion regarding our 2012 Convertible Notes and 2014 Convertible
Notes and related Conversion Options, Purchased Options and Sold Warrants.
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Provisions in our charter and bylaws, the Maryland General Corporation Law (the MGCL ), our stockholder
rights plan and the indentures for the 2012 Convertible Notes and 2014 Convertible Notes may delay or prevent our
acquisition by a third party.

Our charter and by-laws contain several provisions that may make it more difficult for a third party to acquire control
of us without the approval of our Board of Directors. These provisions include, among other things, a classified Board
of Directors, advance notice for raising business or making nominations at meetings and blank check preferred stock.
Blank check preferred stock enables our Board of Directors, without stockholder approval, to designate and issue
additional series of preferred stock with such dividend, liquidation, conversion, voting or other rights, including the
right to issue convertible securities with no limitations on conversion, as our Board of Directors may determine,
including rights to dividends and proceeds in a liquidation that are senior to the Common stock.

We are also subject to certain provisions of the MGCL which could delay, prevent or deter a merger, acquisition,
tender offer, proxy contest or other transaction that might otherwise result in our stockholders receiving a premium
over the market price for their Common stock or may otherwise be in the best interest of our stockholders. These
include, among other provisions:

§ The business combinations statute which prohibits transactions between a Maryland corporation and an
interested stockholder or an affiliate of an interested stockholder for five years after the most recent date on
which the interested stockholder becomes an interested stockholder and

§ The control share acquisition statute which provides that control shares of a Maryland corporation acquired in
a control share acquisition have no voting rights except to the extent approved by a vote of two-thirds of the
votes entitled to be cast on the matter.

Our by-laws contain a provision exempting any share of our capital stock from the control share acquisition statute to
the fullest extent permitted by the MGCL. However, our Board of Directors has the exclusive right to amend our
by-laws and, subject to their fiduciary duties, could at any time in the future amend the by-laws to remove this
exemption provision.

In addition, we entered into the Rights Agreement, dated as of January 28, 2005, with The Bank of New York, as

rights agent (the Rights Agreement ). This agreement entitles our stockholders to acquire shares of our Common stock
at a price equal to 50% of the then-current market value in limited circumstances when a third party acquires

beneficial ownership of 15% or more of our outstanding Common stock or commences a tender offer for at least 15%

of our Common stock, in each case, in a transaction that our Board of Directors does not approve. Because, under

these limited circumstances, all of our stockholders would become entitled to affect discounted purchases of our
Common stock, other than the person or group that caused the rights to become exercisable, the existence of these

rights would significantly increase the cost of acquiring control of our company without the support of our Board of
Directors. The existence of the Rights Agreement could therefore prevent or deter potential acquirers and reduce the
likelihood that stockholders receive a premium for our Common stock in an acquisition.

Finally, if certain changes in control or other fundamental changes under the terms of the Convertible Notes occur
prior to their respective maturity date, holders of the Convertible Notes will have the right, at their option, to require
us to repurchase all or a portion of their Convertible Notes and, in some cases, such a transaction will cause an
increase in the conversion rate for a holder that elects to convert its Convertible Notes in connection with such a
transaction. In addition, the indentures for the 2012 Convertible Notes and 2014 Convertible Notes (the 2012
Convertible Notes Indenture and the 2014 Convertible Notes Indenture, respectively and the Convertible Notes
Indentures, collectively) prohibit us from engaging in certain changes in control unless, among other things, the
surviving entity assumes our obligations under the Convertible Notes. These and other provisions of the indenture
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could prevent or deter potential acquirers and reduce the likelihood that stockholders receive a premium for our
Common stock in an acquisition.

Certain provisions of the Mortgage Venture Operating Agreement and the Strategic Relationship Agreement that

we have with Realogy and certain provisions in our other mortgage loan origination agreements could discourage
third parties from seeking to acquire us or could reduce the amount of consideration they would be willing to pay

our stockholders in an acquisition transaction.
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Pursuant to the terms of the Mortgage Venture Operating Agreement, Realogy has the right to terminate the Mortgage
Venture, at its election, at any time on or after February 1, 2015 by providing two years notice to us. In addition, under
the Mortgage Venture Operating Agreement, Realogy may terminate the Mortgage Venture if we effect a change in
control transaction involving certain competitors or other third parties. In connection with such termination, we would
be required to make a liquidated damages payment in cash to Realogy of an amount equal to the sum of (i) two times
the Mortgage Venture s trailing 12 months net income (except that, in the case of a termination by Realogy following a
change in control of us, we may be required to make a cash payment to Realogy in an amount equal to the Mortgage
Venture s trailing 12 months net income multiplied by (a) if the Mortgage Venture Operating Agreement is terminated
prior to its twelfth anniversary, the number of years remaining in the first 12 years of the term of the Mortgage

Venture Operating Agreement, or (b) if the Mortgage Venture Operating Agreement is terminated on or after its tenth
anniversary, two years), and (ii) all costs reasonably incurred by Cendant and its subsidiaries in unwinding its
relationship with us pursuant to the Mortgage Venture Operating Agreement and the related agreements, including the
Strategic Relationship Agreement, the Marketing Agreement and the Trademark License Agreements. Pursuant to the
terms of the Strategic Relationship Agreement, we are subject to a non-competition provision, the breach of which
could result in Realogy having the right to terminate the Strategic Relationship Agreement, seek an injunction
prohibiting us from engaging in activities in breach of the non-competition provision or result in our liability for
damages to Realogy. In addition, our agreements with some of our financial institution clients, such as Merrill Lynch
and Charles Schwab, provide the applicable financial institution client with the right to terminate its relationship with
us prior to the expiration of the contract term if we complete certain change in control transactions with certain third
parties. The existence of these provisions could discourage certain third parties from seeking to acquire us or could
reduce the amount of consideration they would be willing to pay to our stockholders in an acquisition transaction.

Item 1B. Unresolved Staff Comments

None.

Item 2. Properties

Our principal offices are located at 3000 Leadenhall Road, Mt. Laurel, New Jersey 08054.

Mortgage Production and Mortgage Servicing Segments

Our Mortgage Production and Mortgage Servicing segments have centralized operations in approximately

555,000 square feet of shared leased office space in the Mt. Laurel, New Jersey area. We have a second area of
centralized offices that are shared by our Mortgage Production and Mortgage Servicing segments in Jacksonville,
Florida, where approximately 150,000 square feet is occupied. In addition, our Mortgage Production segment leases
50 smaller offices located throughout the U.S. and our Mortgage Servicing segment leases one additional office
located in New York.

Fleet Management Services Segment

Our Fleet Management Services segment maintains a headquarters office in a 210,000 square-foot office building in
Sparks, Maryland. Our Fleet Management Services segment also leases office space and marketing centers in five
locations in Canada and has four smaller regional locations throughout the U.S.

Item 3. Legal Proceedings

We are party to various claims and legal proceedings from time to time related to contract disputes and other
commercial, employment and tax matters. We are not aware of any pending legal proceedings that we believe could
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have, individually or in the aggregate, a material adverse effect on our business, financial position, results of
operations or cash flows.
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Item 4. Reserved
PART II

Item 5. Market for Registrant s Common Equity, Related Stockholder Matters and Issuer Purchases of Equity
Securities

Market Price of Common Stock

Shares of our Common stock are listed on the NYSE under the symbol PHH. The following table sets forth the high
and low sales prices for our Common stock for the periods indicated as reported by the NYSE:

Stock Price
High Low
January 1, 2008 to March 31, 2008 $ 21.88 $ 14091
April 1, 2008 to June 30, 2008 20.58 15.25
July 1, 2008 to September 30, 2008 18.87 11.79
October 1, 2008 to December 31, 2008 13.76 4.27
January 1, 2009 to March 31, 2009 14.87 8.50
April 1, 2009 to June 30, 2009 19.98 13.60
July 1, 2009 to September 30, 2009 22.88 15.78
October 1, 2009 to December 31, 2009 19.77 13.49

As of February 17, 2010, there were approximately 7,050 holders of record of our Common stock. As of that date,
there were approximately 54,250 total holders of our Common stock including beneficial holders whose securities are
held in the name of a registered clearing agency or its nominee.

Dividend Policy
No dividends were declared during the years ended December 31, 2009 or 2008.

The declaration and payment of future dividends by us will be subject to the discretion of our Board of Directors and
will depend upon many factors, including our financial condition, earnings, capital requirements of our operating
subsidiaries, legal requirements, regulatory constraints and other factors deemed relevant by our Board of Directors.
Many of our subsidiaries (including certain consolidated partnerships, trusts and other non-corporate entities) are

subject to restrictions on their ability to pay dividends or otherwise transfer funds to other consolidated subsidiaries

and, ultimately, to PHH Corporation (the parent company). These restrictions relate to loan agreements applicable to
certain of our asset-backed debt arrangements and to regulatory restrictions applicable to the equity of our insurance
subsidiary, Atrium. The aggregate restricted net assets of these subsidiaries totaled $1.0 billion as of December 31,

2009. These restrictions on net assets of certain subsidiaries, however, do not directly limit our ability to pay

dividends from consolidated Retained earnings. Pursuant to the MTN Indenture (as defined in ~ Item 7. Management s
Discussion and Analysis of Financial Condition and Results of Operations Liquidity and Capital

Resources Indebtedness ), we may not pay dividends on our Common stock in the event that our debt to equity ratio
exceeds 6.5:1, after giving effect to the dividend payment. The MTN Indenture also requires that we maintain a debt

to tangible equity ratio of not more than 10:1. In addition, the Amended Credit Facility and the RBS Repurchase

Facility (each as defined in ~ Item 7. Management s Discussion and Analysis of Financial Condition and Results of
Operations Liquidity and Capital Resources Indebtedness ) each include various covenants that may restrict our ability
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to pay dividends on our Common stock, including covenants which require that we maintain: (i) on the last day of
each fiscal quarter, net worth of $1.0 billion plus 25% of net income, if positive, for each fiscal quarter ended after
December 31, 2004 and (ii) at any time, a ratio of indebtedness to tangible net worth no greater than 10:1. In addition,
the RBS Repurchase Facility requires PHH Mortgage to maintain a minimum of $3.0 billion in mortgage repurchase
or warehouse facilities, comprised of any uncommitted facilities provided by Fannie Mae and any committed
mortgage repurchase or warehouse facility, including the RBS Repurchase Facility. Based on our assessment of these
requirements as of December 31, 2009, we do not believe that these restrictions will materially limit our ability to
make dividend payments on our Common stock in
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the foreseeable future. Since the Spin-Off, we have not paid any cash dividends on our Common stock nor do we
anticipate paying any cash dividends on our Common stock in the foreseeable future.

Issuer Purchases of Equity Securities
There were no share repurchases during the quarter ended December 31, 2009.
Item 6. Selected Financial Data

As discussed under PartI Item 1. Business, on February 1, 2005, we began operating as an independent, publicly
traded company pursuant to the Spin-Off from Cendant. During 2005, prior to the Spin-Off, we underwent an internal
reorganization whereby we distributed our former relocation and fuel card businesses to Cendant, and Cendant
contributed its former appraisal business, STARS, to us.

Cendant s contribution of STARS to us was accounted for as a transfer of net assets between entities under common
control and, therefore, the financial position and results of operations for STARS are included in all periods presented.
The financial position and results of operations of our former relocation and fuel card businesses have been segregated
and reported as discontinued operations for all periods presented.

The selected consolidated financial data set forth below is derived from our audited Consolidated Financial Statements
for the periods indicated. Because of the inherent uncertainties of our business, the historical financial information for
such periods may not be indicative of our future results of operations, financial position or cash flows.

Year Ended and As of December 31,
2009 2008 2007 2006 20052
(In millions, except per share data)

Consolidated Statements of Operations
Data:
Net revenues $ 2,606 $ 2,056 $ 2,240 $ 2,288 $ 2471

Net income (loss) from continuing operations ~ $ 153 $ (@54 S 12y $ 16) $ 73
Loss from discontinued operations, net Of

income taxes (D)

Net income (loss) attributable to PHH

Corporation $ 153 $ (254 $ 12y $ (16) $ 72

Basic earnings (loss) per share attributable to

PHH Corporation:

Income (loss) from continuing operations $ 2.0 $ 468 $ (023 $ (029 $ 138

Loss from discontinued operations (0.02)
Net income (loss) $ 2.0 $ 468 $ (023 $ (029 $ 1.36

Diluted earnings (loss) per share attributable

to PHH Corporation:

Income (loss) from continuing operations $ 277 $ 468 $ (023 $ (029 $ 1.36
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Loss from discontinued operations (0.02)
Net income (loss) $ 277 $ 468 $ (023 $ (029 $ 134

Consolidated Balance Sheets Data:

Total assets $ 8,123 $ 8,273 $ 9,357 $ 10,760 $ 9,965

Debt 5,160 5,764 6,279 7,647 6,744

PHH Corporation stockholders equity 1,492 1,266 1,529 1,515 1,521

() Loss from continuing operations and Net loss for the year ended December 31, 2008 included $42 million of
income related to a terminated merger agreement with General Electric Capital Corporation and a $61 million
non-cash charge for Goodwill impairment ($26 million net of a $5 million income tax benefit and a $30 million
impact in noncontrolling interest). See Note 3, Goodwill and Other Intangible Assets in the accompanying Notes
to Consolidated Financial Statements included in this Form 10-K.
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@ Income from continuing operations and Net income for the year ended December 31, 2005 included pre-tax
Spin-Off related expenses of $41 million. In connection with and in order to consummate the Spin-Off, on
January 27, 2005, our Board of Directors authorized and approved a 52,684-for-one Common stock split, to be
effected by a stock dividend at such ratio. The record date with regard to such stock split was January 28, 2005.

Item 7. Management s Discussion and Analysis of Financial Condition and Results of Operations

The following discussion should be read in conjunction with Part I Item 1. Business and our Consolidated Financial
Statements and the notes thereto included in this Form 10-K. The following discussion should also be read in
conjunction with the Cautionary Note Regarding Forward-Looking Statements and the risks and uncertainties
described in Part1 Item 1A. Risk Factors set forth above.

Overview

We are a leading outsource provider of mortgage and fleet management services. We conduct our business through
three operating segments: a Mortgage Production segment, a Mortgage Servicing segment and a Fleet Management
Services segment. Our Mortgage Production segment originates, purchases and sells mortgage loans through PHH
Mortgage which includes PHH Home Loans. Our Mortgage Production segment generated 34%, 22% and 9% of our
Net revenues for 2009, 2008 and 2007, respectively. Our Mortgage Servicing segment services mortgage loans
originated by PHH Mortgage and PHH Home Loans. Our Mortgage Servicing segment also purchases MSRs and acts
as a subservicer for certain clients that own the underlying MSRs. Our Mortgage Servicing segment generated 3% and
8% of our Net revenues for 2009 and 2007, respectively. As a result of our net loss on MSRs risk management
activities our Mortgage Servicing segment generated negative Net revenues for 2008. Our Fleet Management Services
segment provides commercial fleet management services to corporate clients and government agencies throughout the
U.S. and Canada through PHH Arval. Our Fleet Management Services segment generated 63%, 89% and 83% of our
Net revenues for 2009, 2008 and 2007, respectively. During 2008, 2% of our Net revenues were generated from a
terminated merger agreement with General Electric Capital Corporation, which were not allocated to our reportable
segments.

In 2009, after assessing our cost structure and processes we initiated a transformation effort directed towards creating
greater operational efficiencies, improving scalability of our operating platforms and reducing our operating expenses.
This effort involves evaluating and improving operational and administrative processes, eliminating inefficiencies and
targeting areas of the market where we can leverage our competitive strengths. Our efforts are expected to result in
$40 million in expense reductions in 2010 and $100 million of annual operating expense reductions beginning in
2011. These reductions in expenses represent approximately 17% of the $570 million of expenses targeted to date in
our transformation effort. In addition, we accrued severance costs of approximately $10 million in the fourth quarter
of 2009 reflecting expected headcount reductions associated with our planned expense reductions.

Executive Summary
During 2009 and 2008, our consolidated results were as follows:
Year Ended
December 31,

2009 2008
(In millions)
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Net income (loss) attributable to PHH Corporation $ 153 $ (254)
Basic earnings (loss) per share attributable to PHH Corporation 2.80 (4.68)
Diluted earnings (loss) per share attributable to PHH Corporation 2.77 (4.68)

During 2009 in comparison to 2008, segment profit (loss) (as described under ~ Results of Operations 2009 vs.
2008 Segment Results ) was primarily driven by:

§ Combined Mortgage Services of $221 Million vs. $(520) Million: strong mortgage production results from
higher margins on mortgage loans and higher volumes of more profitable first mortgage retail originations
and interest rate lock commitments ( IRLCs ) expected to close and our ongoing cost
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reduction initiatives that provided for a more scalable mortgage production platform coupled with a favorable
change in Valuation adjustments related to mortgage servicing rights, net resulting from declines in mortgage
interest rates at the end of 2008.

§ Mortgage Production Segment of $306 Million vs. $(90) Million: higher margins on mortgage loans, higher
volumes of more profitable first mortgage retail originations and IRLCs expected to close, the impact of
ongoing cost reduction initiatives and a more scalable mortgage production platform. Segment loss for 2008
was also negatively impacted by a Goodwill impairment related to PHH Home Loans.

§ Mortgage Servicing Segment of $(85) Million vs. $(430) Million: a favorable change in Valuation
adjustments related to mortgage servicing rights, net resulting from declines in mortgage interest rates at the
end of 2008 and a net derivative loss related to MSRs that was recognized during 2008, partially offset by a
greater reduction in the value of MSRs due to prepayments and changes in portfolio delinquencies and
foreclosures. Lower earnings from escrow balances resulting from historically low short-term interest rates
caused further deterioration in the segment s results. Foreclosure-related and reinsurance-related charges also
continued to negatively impact segment results.

§ Fleet Management Services Segment of $54 Million vs. $62 Million: during 2008, we recognized a gain of
$7 million on the early termination of a technology development and licensing arrangement. Additionally,
segment profit during 2009 compared to 2008 was driven by improved lease margins and the impact of
ongoing cost reduction initiatives partially offset by volume declines.

See  Results of Operations 2009 vs. 2008 for additional information regarding our consolidated results and the results
of each of our reportable segments for the respective period.

Mortgage Services
Regulatory Trends

The U.S. economic recession has resulted, and could continue to result, in increased delinquencies, home price
depreciation and lower home sales. In response to these trends, the U.S. government has taken several actions that are
intended to stabilize the housing market and the banking system, maintain lower interest rates, and increase liquidity
for lending institutions. Certain of these actions are also intended to make it easier for borrowers to obtain mortgage
financing or to avoid foreclosure on their current homes. Some of these key actions that have impacted, and may
continue to impact, the U.S. mortgage industry include the enactment of the HERA, the conservatorship of Fannie
Mae and Freddie Mac, the enactment of the EESA, TARP, the implementation of HAMP and HARP as part of HASP,
the purchase by the Federal Reserve of direct obligations of the GSEs, the enactment of the AARA, and the
implementation of the PPIP.

These specific actions by the federal government are intended, among other things, to stabilize domestic residential
real estate markets by increasing the availability of credit for homebuyers and existing homeowners and reduce the
foreclosure rates through mortgage loan modification programs. Although the federal government s HASP programs
are intended to improve the current trends in home foreclosures, some local and state governmental authorities have
taken, and others are contemplating taking, regulatory action to require increased loss mitigation outreach for
borrowers, including the imposition of waiting periods prior to the filing of notices of default and the completion of
foreclosure sales and, in some cases, moratoriums on foreclosures altogether. Such regulatory changes in the
foreclosure process could increase servicing costs and reduce the ultimate proceeds received on these properties if real
estate values continue to decline. These changes could also have a negative impact on liquidity as we may be required
to repurchase loans without the ability to sell the underlying property on a timely basis.
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Additionally, on June 17, 2009, the Treasury issued a report recommending the enactment of sweeping financial
regulatory reform legislation. While we are continuing to evaluate the proposed legislation, it is too early to tell when
or if any of the provisions will be enacted and what impact any such provisions could have on the mortgage industry.
If enacted as proposed, this legislation could materially affect the manner in which we conduct our businesses and
result in federal regulation and oversight of our business activities.
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While it is too early to tell whether the foregoing governmental initiatives will achieve their intended effects, there can
be no assurance that any of these programs will improve the effects of the current economic recession on our business.
We also may be at a competitive disadvantage in the event that our competitors are able to participate in these federal
programs and it is determined that we are not eligible to participate in these programs.

See Part] Item 1. Business Mortgage Production and Mortgage Servicing Segments Mortgage Regulation, Part Item
Business Mortgage Production and Mortgage Servicing Segments Insurance Regulation and Partl Item 1A. Risk

Factors Risks Related to our Business The businesses in which we engage are complex and heavily regulated, and

changes in the regulatory environment affecting our businesses could have a material adverse effect on our business,

financial position, results of operations or cash flows. for additional information regarding the impact of regulatory
environments on our Mortgage Production and Mortgage Servicing segments.

Mortgage Industry Trends
Overall Trends

The aggregate demand for mortgage loans in the U.S. is a primary driver of the Mortgage Production and Mortgage
Servicing segments operating results. The demand for mortgage loans is affected by external factors including
prevailing mortgage rates, the strength of the U.S. housing market and investor underwriting standards for borrower
credit and LTVs. During 2009, secondary market demand and prevailing mortgage interest rates have been positively
impacted by the Federal Reserve s purchase of MBS issued by the GSEs, which is scheduled to end in the first quarter
of 2010. The cessation of this program could result in adverse conditions in the secondary mortgage market, which
may change the trend of prevailing mortgage interest rates experienced in 2009. This development could negatively
impact our Mortgage Production and Mortgage Servicing segments during 2010, as further discussed below.

In 2009, the mortgage industry continued to utilize more restrictive underwriting standards that made it more difficult
for borrowers with less than prime credit records, limited funds for down payments or a high LTV to qualify for a
mortgage. While there is uncertainty regarding their long-term impact, the HASP programs, discussed above under

Regulatory Trends, expands the population of eligible borrowers by expanding the maximum LTV to 125% for
existing Fannie Mae loans which we believe had a favorable impact on mortgage industry origination volumes in 2009
and may continue into 2010.

As of February 2010, Fannie Mae s Economics and Mortgage Market Analysis forecasted a decrease in industry loan
originations of approximately 32% in 2010 from forecasted 2009 levels, which was comprised of a 56% decrease in
forecasted refinance activity partially offset by a 17% increase in forecasted purchase originations.

See  Liquidity and Capital Resources General for a discussion of trends relating to the credit markets and the impact of
these trends on our liquidity.

Mortgage Production Trends

As a result of the government programs discussed above under ~ Regulatory Trends, mortgage rates reached
historically low levels during 2009. Consistent with Fannie Mae s Economics and Mortgage Market Analysis forecast,
we believe that overall refinance originations for the mortgage industry and our Mortgage Production segment may
decrease during 2010 from 2009 levels, which may have a negative impact on overall origination volumes during

2010 in comparison to 2009. The level of interest rates is a key driver of refinancing activity; however, there are other
factors which influence the level of refinance originations, including home prices, underwriting standards and product
characteristics. Refinancing activity during 2010 may also be impacted by many borrowers who have existing
adjustable-rate mortgage loans ( ARMs ) that will have their rates reset. Although short-term interest rates are at or near
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historically low levels, lower fixed interest rates may provide an incentive for those borrowers to seek to refinance
loans subject to interest rate changes.

Given the level of industry consolidation and competitive environment, loan margins across the industry have
increased as compared to prior years. Although we expect loan margins to decline from the highs of 2009 given the

forecasted decline in the industry origination volume, we believe that they will remain higher than prior years,
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which we believe is reflective of a longer term view of the returns required to manage the underlying risk of a
mortgage production business.

Although we continue to anticipate a challenging environment for purchase originations in 2010, home affordability is
at higher levels driven by both declines in home prices and historically low mortgage interest rates. This greater level
of housing affordability, coupled with the availability of tax incentives for first time homebuyers and qualified repeat
buyers, which were expanded to home purchases with a binding sales contract signed by April 30, 2010, could
improve expected purchase originations for the mortgage industry during 2010.

The majority of industry loan originations during 2009 were fixed-rate conforming loans and substantially all of our
loans closed to be sold during 2009 were conforming. We continued to observe a lack of liquidity and lower
valuations in the secondary mortgage market for non-conforming loans during 2009 and we expect that this trend may
continue in 2010.

The components of our MLHS, recorded at fair value, were as follows:
December 31,
2009

(In millions)

First mortgages:

Conforming $ 1,106
Non-conforming 27
Alt-A®? 2
Construction loans 16
Total first mortgages 1,151
Second lien 24
Scratch and Dent® 41
Other 2
Total $ 1,218

(1) Represents mortgage loans that conform to the standards of the GSEs.

(@ Represents mortgage loans that are made to borrowers with prime credit histories, but do not meet the
documentation requirements of a conforming loan.

() Represents mortgage loans with origination flaws or performance issues.
Mortgage Servicing Trends
The historically low mortgage interest rates experienced during 2009 resulted in a significant increase in refinance

activity in our Mortgage Servicing segment. Although we experienced a significant increase in loan payoffs during
2009, we were able to increase our loan servicing portfolio by capturing the opportunity for refinance activity in our
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Mortgage Production segment. In addition to the significant increase in refinance activity, the declining housing
market and general economic conditions, including elevated unemployment rates, have continued to negatively impact
our Mortgage Servicing segment. Industry-wide mortgage loan delinquency rates have increased and we expect they
will continue to increase over 2009 levels in correlation with unemployment rates. We expect foreclosure costs to
remain elevated during 2010 due to an increase in borrower delinquencies and declining home prices. During 2009,
we experienced increases in actual and projected repurchases, indemnifications and related loss severity associated
with the representations and warranties that we provide to purchasers and insurers of our sold loans, which we expect
may continue in 2010, primarily due to increased delinquency rates and a decline in housing prices in 2009 compared
to 2008.
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A summary of the activity in foreclosure-related reserves is as follows:

Balance, January 1, 2008 $ 49
Realized foreclosure losses 37
Increase in foreclosure reserves 69
Balance, December 31, 2008 81
Realized foreclosure losses(!) (73)
Increase in foreclosure reserves 78
Balance, December 31, 2009 $ 86

(D Realized foreclosure losses for 2009 include an $11 million settlement with an individual investor for all future
potential repurchase liabilities.

HAMP, discussed above under ~ Regulatory Trends, provides an opportunity for mortgage servicers to modify existing
mortgage loans, subject to certain requirements, in return for a modification fee and additional financial incentives if
the modified loan remains current. Specifically for Fannie Mae loans, servicers will receive compensation of $1,000
per loan modified under this program with an additional incentive of $500 if the loan is current at the time of
modification. We will earn an additional $1,000 per year for three years under certain circumstances depending upon
the extent of the modification and performance of the modified loan. Additionally, HAMP could provide additional
guidelines for refinancing loans that may not be eligible for modification. We believe that these programs provide
additional opportunities for our Mortgage Servicing segment and could reduce our exposure to future
foreclosure-related losses. As of December 31, 2009, we have approximately 13,500 borrowers that are in the trial
modification period. During the fourth quarter of 2009, servicer incentives received from the Treasury were not
significant and did not significantly impact our results of operations.

During the third quarter of 2008, we assessed the composition of our capitalized mortgage servicing portfolio and its
relative sensitivity to refinance if interest rates decline, the costs of hedging and the anticipated effectiveness of the
hedge given the economic environment. Based on that assessment, we made the decision to close out substantially all
of our derivatives related to MSRs during the third quarter of 2008, which resulted in volatility in the results of
operations for our Mortgage Servicing segment during 2009. As of December 31, 2009, there were no open
derivatives related to MSRs. Our decisions regarding the use of derivatives related to MSRs, if any, could result in
continued volatility in the results of operations for our Mortgage Servicing segment.

As of December 31, 2009, Atrium had outstanding reinsurance agreements that were inactive and in runoff with two
primary mortgage insurers. While in runoff, Atrium will continue to collect premiums and have risk of loss on the
current population of loans reinsured, but may not add to that population of loans. During the third quarter of 2009, we
commuted the reinsurance agreements with two other primary mortgage insurers. Pursuant to these commutations,
Atrium has remitted the associated balance of securities held in trust in its entirety to the primary mortgage insurers.
Atrium is no longer at risk for losses related to the commuted reinsurance agreements. (See  Item 7A. Quantitative and
Qualitative Disclosures About Market Risk in this Form 10-K for additional information regarding mortgage
reinsurance.)

Although HAMP could reduce our exposure to reinsurance losses through the loan modification and refinance
programs, continued increases in mortgage loan delinquency rates and lower home prices could continue to have a
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further negative impact on our reinsurance business.
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A summary of the activity in reinsurance-related reserves is as follows:

Balance, January 1, 2008 $ 32
Realized reinsurance losses

Increase in reinsurance reserves 51
Balance, December 31, 2008 83
Realized reinsurance losses(D (10)
Increase in reinsurance reserves 35
Balance, December 31, 2009 $ 108

(1) Realized reinsurance losses include a $7 million payment associated with the commutation of reinsurance
agreements during 2009.

As a result of the continued weakness in the housing market and increasing delinquency and foreclosure experience,
our provision for reinsurance losses may increase during 2010 in comparison to 2009 as anticipated losses become
incurred. Additionally, we began to pay claims for certain book years and reinsurance agreements during 2009 and we
expect to continue to pay claims during 2010. We hold securities in trust related to our potential obligation to pay such
claims, which were $281 million and were included in Restricted cash in the accompanying Consolidated Balance
Sheet as of December 31, 2009. We continue to believe that this amount is significantly higher than the expected
claims.

Seasonality

Our Mortgage Production segment is generally subject to seasonal trends. These seasonal trends reflect the pattern in
the national housing market. Home sales typically rise during the spring and summer seasons and decline during the
fall and winter seasons. Seasonality has less of an effect on mortgage refinancing activity, which is primarily driven
by prevailing mortgage rates. Our Mortgage Servicing segment is generally not subject to seasonal trends.

Inflation

An increase in inflation could have a significant impact on our Mortgage Production and Mortgage Servicing
segments. Interest rates normally increase during periods of rising inflation. Historically, as interest rates increase,
mortgage loan production decreases, particularly production from loan refinancing. An environment of gradual
interest rate increases may, however, signify an improving economy or increasing real estate values, which in turn
may stimulate increased home buying activity. Generally, in periods of reduced mortgage loan production, the
associated profit margins also decline due to increased competition among mortgage loan originators, which further
pressures mortgage production profitability. Conversely, in a rising interest rate environment, our mortgage loan
servicing revenues generally increase because mortgage prepayment rates tend to decrease, extending the average life
of our servicing portfolio and increasing the value of our MSRs. See discussion below under =~ Market and Credit Risk,

PartI Item 1A. Risk Factors Risks Related to our Business Certain hedging strategies that we may use to manage
interest rate risk associated with our MSRs and other mortgage-related assets and commitments may not be effective
in mitigating those risks. and  Item 7A. Quantitative and Qualitative Disclosures About Market Risk.

Fleet Management Services Segment
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Fleet Industry Trends

Growth in our Fleet Management Services segment is driven principally by increased market share in fleets greater
than 75 units and increased fee-based services. The U.S. commercial fleet management services market has continued
to experience minimal growth over the last several years as reported by the Automotive Fleet. Our Fleet Management
Services segment currently depends upon the North American automotive industry to supply us with new vehicles for
our clients. We expect that the reorganized General Motors and Chrysler may be more financially
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viable suppliers in the future. We believe any disruption in vehicle production by the North American automobile
manufacturers will have little impact on our ability to provide our clients with vehicle leases, as we would have the
alternative to rely on foreign suppliers. Notwithstanding a short-term increase in consumer demand for new vehicles
resulting from a federal stimulus program during the third quarter of 2009, the impact of the U.S. economic recession
is expected to cause the North American automobile manufacturers to continue to experience a continued softening in
the demand for new vehicle production in 2010.

We believe that these trends have been reflected in our Fleet Management Services segment, as we experienced a
decline in our leased units in 2009 and we expect that this trend will also continue in 2010. However, we expect that
as clients elect to delay the timing of obtaining replacement vehicles and the fleets of our Fleet Management Services
segment s clients continue to age, they may require greater levels of maintenance services.

The credit markets have experienced extreme volatility over the past year; however, the demand for ABS by investors

in the U.S. and Canada has continued to dramatically increase during 2009 and into 2010. Likewise, the spread levels
required by investors in the primary and secondary markets for ABS, along with spread compression, have improved
during 2009 and into 2010. In addition, participation in the ABS markets by traditional investors has risen

dramatically. These trends have positively impacted our outlook for both our access to the ABS market and

expectations for spreads on securities issued by, or conduit funding obtained by, our U.S. wholly owned subsidiary,
Chesapeake, and our Canadian special purpose trust, Fleet Leasing Receivables Trust ( FLRT ). In January 2010, FLRT
issued $343 million senior term notes backed by leases originated by our Canadian fleet management services
operations. Overall, ABS markets have improved during 2009 and into 2010, and we anticipate this improvement will
result in greater demand for ABS in both the U.S. and Canadian markets during the remainder of 2010. See ~ Liquidity
and Capital Resources for a discussion of trends relating to the credit markets, the impact of these trends on our
liquidity and term notes issued in January 2010.

In response to the foregoing trends, we have worked to modify the lease pricing associated with billings to the clients

of our Fleet Management Services segment to correlate more closely with our underlying cost of funds, which we
believe is also reflective of revised pricing throughout the fleet management industry.

Seasonality

The results of operations of our Fleet Management Services segment are generally not seasonal.

Inflation

Inflation does not have a significant impact on our Fleet Management Services segment.

Market and Credit Risk

We are exposed to market and credit risks. See  Item 7A. Quantitative and Qualitative Disclosures About Market Risk
and Part] Item 1A. Risk Factors Risks Related to our Business Certain hedging strategies that we may use to manage
interest rate risk associated with our MSRs and other mortgage-related assets and commitments may not be effective

in mitigating those risks.
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Results of Operations 2009 vs. 2008
Consolidated Results

Our consolidated results of operations for 2009 and 2008 were comprised of the following:

Year Ended
December 31,
2009 2008 Change
(In millions)

Net fee income $ 425 $ 371 $ 54
Fleet lease income 1,441 1,585 (144)
Gain on mortgage loans, net 610 259 351
Mortgage net finance (expense) income (58) 2 (60)
Loan servicing income 431 430 1
Valuation adjustments related to mortgage servicing rights, net (280) (733) 453
Other income 37 142 (105)
Net revenues 2,606 2,056 550
Depreciation on operating leases 1,267 1,299 (32)
Fleet interest expense 89 162 (73)
Goodwill impairment 61 61)
Total other expenses 970 977 @)
Total expenses 2,326 2,499 (173)
Income (loss) before income taxes 280 (443) 723
Provision for (benefit from) income taxes 107 (162) 269
Net income (loss) 173 (281) 454
Less: net income (loss) attributable to noncontrolling interest 20 27 47
Net income (loss) attributable to PHH Corporation $ 153 $ (254) $ 407

During 2009, our Net revenues increased by $550 million (27%) compared to 2008 due to increases of $418 million
and $358 million in our Mortgage Production and Mortgage Servicing segments, respectively, that were partially
offset by a decrease of $178 million in our Fleet Management Services segment and a $48 million unfavorable change
in other revenue not allocated to our reportable segments, primarily related to a terminated merger agreement with
General Electric Capital Corporation during 2008. Our Income (loss) before income taxes changed favorably by

$723 million during 2009 compared to 2008 due to favorable changes of $443 million and $345 million in our
Mortgage Production and Mortgage Servicing segments, respectively, that were partially offset by unfavorable
changes of $57 million in other (expense) income not allocated to our reportable segments, primarily related to a
terminated merger agreement with General Electric Capital Corporation during 2008 and $8 million in our Fleet
Management Services segment.
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Our effective income tax rates were 38.3% and (36.6)% for 2009 and 2008, respectively. The Provision for (benefit
from) income taxes changed unfavorably by $269 million to $107 million in 2009 from $(162) million in 2008
primarily due to the following: (i) a $253 million increase in federal income tax expense due to the favorable change
in Income (loss) before income taxes, (ii) a $37 million increase in the state income tax expense due to the favorable
change in Income (loss) before income taxes and (iii) a $5 million unfavorable change in deferred income tax expense
representing the change in estimated state apportionment factors and tax rates in 2009 compared to 2008. All of these
factors were partially offset by the following: (i) a $19 million favorable change in the impact of Realogy s
noncontrolling interest in the profit or loss of the Mortgage Venture on the calculated effective tax rate, (ii) a

$4 million decrease in expense related to the valuation allowance for deferred tax assets during 2009 compared
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to 2008 and (iii) a portion of the PHH Home Loans Goodwill impairment charge was not deductible for federal and
state income tax purposes, which impacted the calculated effective tax rate for 2008 by $7 million.

Segment Results

Discussed below are the results of operations for each of our reportable segments. Our management evaluates the
operating results of each of our reportable segments based upon Net revenues and segment profit or loss, which is
presented as the income or loss before income tax provision or benefit and after net income or loss attributable to
noncontrolling interest. The Mortgage Production segment profit or loss excludes Realogy s noncontrolling interest in
the profits and losses of the Mortgage Venture.

Mortgage Services

Profit (loss) for our combined Mortgage Services segments changed favorably by $741 million during 2009 compared
to 2008 primarily due to a $776 million increase in Net revenues and a $12 million decrease in Total expenses.

Net revenues for our combined Mortgage Services segments increased by $776 million during 2009 compared to 2008
due to an increase of $418 million in our Mortgage Production segment primarily attributable to higher margins on
mortgage loans and higher volumes of more profitable first mortgage retail originations and IRLCs expected to close
and an increase of $358 million in our Mortgage Servicing segment primarily due to a favorable change in Valuation
adjustments related to mortgage servicing rights.

The following tables present the key drivers and related components of Total expenses for 2009 and 2008:

Year Ended
December 31,
%
2009 2008 Change Change
($ in millions)
First mortgage closings (units) 153,694 115,873 37,821 33%
Second-lien closings (units) 10,692 30,176 (19,484) (65)%
Total number of loans closed (units) 164,386 146,049 18,337 13%
Average loan servicing portfolio $ 149,628 $ 152,681 $ (3,053 2)%
Year Ended
December 31,
%0
2009 2008 Change Change
(In millions)
Production-related expenses(! $ 435 § 380 % 55 14%
Servicing-related expenses 73 64 9 14%
Foreclosure costs 70 73 3) (4%
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Other expenses 143 155 (12) (8)%
Goodwill impairment 61 61) (100)%
Total expenses $ 721 $ 733 $ @12 )%

() Approximately 83% of production-related expenses for 2009 are scalable with origination volumes.

Production-related expenses represent direct costs associated with the origination of mortgage loans, including
commissions, appraisal expenses, automated underwriting and other closing costs, as well as production support costs,
including underwriting, processing and secondary marketing. Due to the marginal costs associated with the origination
of second-lien loan originations, production-related expenses are primarily driven by first mortgage closings.
Production-related expenses increased by 14%, despite a 33% increase in the total number of first mortgage closings
(units), which is reflective of our ongoing cost reduction initiatives and our efforts to make the Mortgage Production
segment s expenses more scalable with volumes. Servicing-related expenses represent the
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operating costs of our Mortgage Servicing segment for performing the related servicing activities associated with our

loan servicing portfolio. The increase in servicing related expenses is primarily due to the higher costs associated with
the increase in delinquencies and defaults in our loan servicing portfolio. Other expenses consist of support functions,
including information technology, finance, human resources, legal and corporate allocations. The reduction in other

expenses is attributable to our ongoing cost reduction activities.

The following table presents a summary of our financial results for our combined Mortgage Services segments and is
followed by a discussion of each of the key components of Net revenues and Total expenses for the two reportable

segments individually:

Mortgage fees
Gain on mortgage loans, net

Mortgage interest income
Mortgage interest expense

Mortgage net finance (expense) income
Loan servicing income

Change in fair value of mortgage servicing rights
Net derivative loss related to mortgage servicing rights

Valuation adjustments related to mortgage servicing
rights

Net loan servicing income (loss)
Other (expense) income

Net revenues

Salaries and related expenses
Occupancy and other office expenses
Other depreciation and amortization
Other operating expenses

Goodwill impairment

Total expenses

Income (loss) before income taxes

Less: net income (loss) attributable to noncontrolling interest
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Year Ended
December 31,
2009 2008 Change
(In millions)
275 $ 208 $ 67
610 259 351
91 175 (84)
(151) (171) 20
(60) 4 (64)
431 430 1
(280) (554) 274
(179) 179
(280) (733) 453
151 (303) 454
(14) 18 (32)
962 186 776
375 328 47
41 55 (14)
15 14 1
290 275 15
61 (61)
721 733 (12)
241 (547) 788
20 27) 47

% Change

32 %
136 %

(48) %
12 %

n/m{ly

49 %
100 %
62 %
n/m{ly
n/m{l)
417 %
14 %
(25) %
7 %
5 %
(100) %
2) %

n/m{ly
n/m{ly
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Combined Mortgage Services segments profit (loss) $ 221 $

(M n/m Not meaningful.
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741
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Mortgage Production Segment

The following tables present a summary of our financial results and key related drivers for the Mortgage Production
segment, and are followed by a discussion of each of the key components of Net revenues and Total expenses:

Year Ended
December 31,
2009 2008 Change % Change
(Dollars in millions, except
average loan amount)

Loans closed to be sold $ 29,370 $ 20,753 $ 8,617 42 %
Fee-based closings 8,194 13,166 (4,972) 38) %
Total closings $ 37,564 $ 33919 $ 3,645 11 %
Purchase closings $ 15401 $ 21,403 $ (6,002) (28) %
Refinance closings 22,163 12,516 9,647 77 %
Total closings $ 37,564 $ 33919 $ 3,645 11 %
Fixed rate $ 30512 $ 20,008 $ 10,504 52 %
Adjustable rate 7,052 13,911 (6,859) 49) %
Total closings $ 37,564 $ 33919 $ 3,645 11 %
First mortgage closings (units) 153,694 115,873 37,821 33 %
Second-lien closings (units) 10,692 30,176 (19,484) (65) %
Total number of loans closed (units) 164,386 146,049 18,337 13 %
Average loan amount $ 228,510 $ 232,241 $ (3,731 2) %
Loans sold $ 29,002 $ 21,079 $ 7,923 38 %
Applications $ 54,283 $ 48,545 $ 5,738 12 %
IRLCs expected to close $ 26210 $ 19,790 $ 6,420 32 %
45
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Mortgage fees
Gain on mortgage loans, net

Mortgage interest income
Mortgage interest expense

Mortgage net finance expense

Other income

Net revenues

Salaries and related expenses
Occupancy and other office expenses
Other depreciation and amortization
Other operating expenses

Goodwill impairment

Total expenses

Income (loss) before income taxes

Edgar Filing: PHH CORP - Form 10-K

Year Ended
December 31,
2009 2008 Change
(In millions)

$ 275 $ 208 $ 67

Less: net income (loss) attributable to noncontrolling

interest

Segment profit (loss)

(M n/m Not meaningful.

Mortgage Production Statistics

610 259 351
79 92 (13)
(90) (99) 9
(11) (7 “4)
6 2 4
880 462 418
336 297 39
32 44 (12)
14 13 1
172 164 8
61 (61)
554 579 (25)
326 (117) 443
20 27) 47

$ 306 $ %0) $ 39

% Change

32%
136%

(14)%
9%

57 %
200%
90%
13%
7%
8%
5%
(100)%
D%
n/m(ly

n/m(ly

n/m(ly

Loans closed to be sold and fee-based closings are the key drivers of Mortgage fees, whereas IRLCs expected to close
are the primary driver of Gain on mortgage loans, net.

Loans purchased from financial institutions are included in loans closed to be sold while loans originated by us and
retained by financial institutions are included in fee-based closings. The change in mix between fee-based closings
and loans closed to be sold was primarily due to a decrease in fee-based closings from our financial institutions clients
during 2009 compared to 2008. Long-term mortgage interest rates declined to historic lows during the fourth quarter
of 2008 and remained historically low throughout 2009, which resulted in a greater percentage of fixed-rate
conforming mortgage loan originations, whereas our fee-based closings from our financial institutions clients have
historically consisted of a greater percentage of ARMs. The change in mix of first and second-lien originations is
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attributable to the product offerings of our financial institutions clients during 2009 as compared to 2008, which is
reflective of the general economic trends including home price depreciation, which has reduced the available equity of
potential borrowers.

The increase in IRLCs expected to close was primarily attributable to an increase in refinance activity resulting from
historically low mortgage interest rates during 2009 and the change in mix between fee-based closings and loans
closed to be sold.

Mortgage Fees

Mortgage fees consist of fee income earned on all loan originations, including loans closed to be sold and fee-based
closings. Fee income consists of amounts earned related to application and underwriting fees, fees on cancelled loans
and appraisal and other income generated by our appraisal services business. Fee income also consists of amounts
earned from financial institutions related to brokered loan fees and origination assistance fees
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resulting from our private-label mortgage outsourcing activities. Fees associated with the origination and acquisition
of MLHS are recognized as earned.

Mortgage fees increased by $67 million (32%) primarily due to an 11% increase in total closings, an increase in first
mortgage retail originations and the impact of a decrease in second-lien originations that was partially offset by a
change in mix between fee-based closings and loans closed to be sold during 2009 compared to 2008. Mortgage fees
associated with first mortgage retail originations are generally higher than those associated with second-lien
originations and closed mortgage loan purchases, as we have a greater involvement in the origination process.

Gain on Mortgage Loans, Net

Gain on mortgage loans, net includes realized and unrealized gains and losses on our MLHS, as well as the changes in
fair value of all loan-related derivatives, including our IRLCs and freestanding loan-related derivatives. The fair value
of our IRLCs is based upon the estimated fair value of the underlying mortgage loan, adjusted for: (i) estimated costs
to complete and originate the loan and (ii) an adjustment to reflect the estimated percentage of IRLCs that will result
in a closed mortgage loan. The valuation of our IRLCs and MLHS approximates a whole-loan price, which includes
the value of the related MSRs. MSRs are recognized and capitalized at the date the loans are sold and subsequent
changes in the fair value of MSRs are recorded in Change in fair value of mortgage servicing rights in the Mortgage
Servicing segment.

Prior to January 1, 2008, our IRLCs and loan-related derivatives were initially recorded at zero value at inception with
changes in fair value recorded as a component of Gain on mortgage loans, net. Pursuant to the transition provisions of
updates to Accounting Standards Codification ( ASC ) 815, Derivatives and Hedging ( ASC 815 ), we recognized a
benefit to Gain on mortgage loans, net during 2008 of approximately $30 million, as the value attributable to servicing

rights related to IRLCs as of January 1, 2008 was excluded from the transition adjustment for the adoption of ASC

820, Fair Value Measurements and Disclosures ( ASC 820 ). (See Note 1, Summary of Significant Accounting Policies
in the accompanying Notes to Consolidated Financial Statements included in this Form 10-K.)

The components of Gain on mortgage loans, net were as follows:

Year Ended
December 31,
2009 2008 Change % Change
(In millions)

Gain on loans $ 552 $ 353 $ 199 56%
Change in fair value of MLHS and related derivatives:
ARMs (20) 20 100%
Scratch and Dent and Alt-A loans (7 (28) 21 75%
Second-lien loans (6) (6)
Construction loans ) (5) n/m(ly
Jumbo loans 2) (15) 13 87%
Economic hedge results 78 (55) 133 n/m(ly
Total change in fair value of MLHS and related
derivatives 58 (124) 182 n/m(ly
Benefit of transition provision of updates to ASC 815 30 30) (100)%
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Gain on mortgage loans, net $ 610 $ 259 $ 351 136%

(M n/m Not meaningful.

Gain on mortgage loans, net increased by $351 million (136%) from 2008 to 2009 due to a $199 million increase in
gain on loans and a $182 million favorable variance from the change in fair value of MLHS and related derivatives
that were partially offset by the $30 million benefit of the transition provision of updates to ASC 815 during 2008.
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The $199 million increase in gain on loans during 2009 compared to 2008 was primarily due to significantly higher
margins and a 32% increase in IRLCs expected to close. The significantly higher margins during 2009 were primarily
attributable to an increase in industry refinance activity for conforming first mortgage loans, resulting from lower
mortgage interest rates, coupled with lower overall industry capacity. Loan margins generally widen when mortgage
interest rates decline and tighten when mortgage interest rates increase, as loan originators balance origination volume
with operational capacity.

The $182 million favorable variance from the change in fair value of MLHS and related derivatives was due to a
$133 million favorable variance from economic hedge results and a $49 million reduction in unfavorable valuation
adjustments for certain mortgage loans. The favorable variance from economic hedge results was primarily due to a
decrease in hedge costs during 2009 compared to 2008 and a favorable change in mortgage interest rates whereby the
increase in value of IRLCs and MLHS exceeded the decrease in value of the related derivatives. The reduction in
unfavorable valuation adjustments for certain mortgage loans was primarily due to a reduction in unfavorable
adjustments related to Scratch and Dent and Alt-A, ARMs and jumbo loans that were partially offset by an increase in
unfavorable adjustments related to construction loans. The unfavorable valuation adjustments for Scratch and Dent
and Alt-A, second-lien, construction and jumbo loans during 2009 were primarily due to decreases in the collateral
values and credit performance of these loans. The unfavorable valuation adjustment for Scratch and Dent and Alt-A,
ARMs, jumbo and second-lien loans during 2008 was the result of a continued decrease in demand for these types of
loans due to the adverse secondary mortgage market conditions unrelated to changes in interest rates.

Mortgage Net Finance Expense

Mortgage net finance expense allocable to the Mortgage Production segment consists of interest income on MLHS
and interest expense allocated on debt used to fund MLHS and is driven by the average balance of loans held for sale,
the average volume of outstanding borrowings, the note rate on loans held for sale and the cost of funds rate of our
outstanding borrowings. Mortgage net finance expense allocable to the Mortgage Production segment increased by

$4 million (57%) during 2009 compared to 2008 due to a $13 million (14%) decrease in Mortgage interest income that
was partially offset by a $9 million (9%) decrease in Mortgage interest expense. The $13 million decrease in
Mortgage interest income was primarily due to lower interest rates related to loans held for sale. The $9 million
decrease in Mortgage interest expense was attributable to a lower cost of funds from our outstanding borrowings. The
lower cost of funds from our outstanding borrowings was primarily attributable to a decrease in short-term interest
rates. A significant portion of our loan originations are funded with variable-rate short-term debt. The average daily
one-month LIBOR, which is used as a benchmark for short-term rates, was 235 basis points ( bps ) lower during 2009
compared to 2008.

Salaries and Related Expenses

Salaries and related expenses allocable to the Mortgage Production segment consist of commissions paid to employees
involved in the loan origination process, as well as compensation, payroll taxes and benefits paid to employees in our
mortgage production operations and allocations for overhead. Salaries and related expenses increased by $39 million
(13%) during 2009 compared to 2008 due to a $22 million increase in commissions expense, a $19 million increase in
management incentives and an $8 million increase in costs associated with temporary and contract personnel that were
partially offset by a $10 million decrease in salaries and related benefits. The increase in commissions expense was
primarily attributable to an 11% increase in total closings and an increase in first mortgage retail originations during
2009 compared to 2008, as there is higher commission cost associated with these loans. The increase in costs
associated with temporary and contract personnel was due to the modification of our cost structure to a more flexible
workforce. The decrease in salaries and related benefits was primarily attributable to a reduction in average permanent
employees for 2009 compared to 2008.
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Occupancy and Other Office Expenses

Occupancy and other office expenses decreased by $12 million (27%) during 2009 compared to 2008 primarily due to
the reduction of leased space resulting from our continued efforts to reduce overall costs.
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Other Operating Expenses

Other operating expenses allocable to the Mortgage Production segment consist of production-related direct expenses,
appraisal expense and allocations for overhead. Other operating expenses increased by $8 million (5%) during 2009
compared to 2008. This increase was primarily attributable to a $16 million increase in production-related direct
expenses as a result of the increase in total closings and first mortgage retail originations, which was partially offset
by an $8 million reduction in other expenses resulting from our continued efforts to reduce overall costs.

Mortgage Servicing Segment

The following tables present a summary of our financial results and a key related driver for the Mortgage Servicing
segment, and are followed by a discussion of each of the key components of Net revenues and Total expenses:

Year Ended
December 31,
2009 2008 Change % Change
(In millions)
Average loan servicing portfolio $ 149,628 $ 152,681 $ (3,053) 2) %
Year Ended
December 31,
2009 2008 Change % Change
(In millions)

Mortgage interest income $ 12 $ 83 $ (71) (86)%
Mortgage interest expense 61) (72) 11 15%
Mortgage net finance (expense) income 49) 11 (60) n/m(ly
Loan servicing income 431 430 1
Change in fair value of mortgage servicing rights (280) (554) 274 49%
Net derivative loss related to mortgage servicing rights (179) 179 100%
Valuation adjustments related to mortgage servicing rights (280) (733) 453 62%
Net loan servicing income (loss) 151 (303) 454 n/m(ly
Other (expense) income (20) 16 (36) n/m(ly
Net revenues 82 (276) 358 n/m(ly
Salaries and related expenses 39 31 8 26%
Occupancy and other office expenses 9 11 2) (18)%
Other depreciation and amortization 1 1
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Other operating expenses 118 111 7 6%
Total expenses 167 154 13 8%
Segment loss $ @5 $ 4300 $ 345 80%

(M n/m Not meaningful.
Mortgage Net Finance (Expense) Income

Mortgage net finance (expense) income allocable to the Mortgage Servicing segment consists of interest income
credits from escrow balances, income from investment balances (including investments held by Atrium) and interest
expense allocated on debt used to fund our MSRs, which is driven by the average volume of outstanding borrowings
and the cost of funds rate of our outstanding borrowings. Mortgage net finance (expense) income changed unfavorably
by $60 million during 2009 compared to 2008 due to a $71 million (86%) decrease in
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Mortgage interest income that was partially offset by an $11 million (15%) decrease in Mortgage interest expense.
The decrease in Mortgage interest income was due to lower short-term interest rates and lower average escrow
balances in 2009 compared to 2008. Escrow balances earn income based on one-month LIBOR, which was 235 bps
lower, on average, during 2009 compared to 2008. The lower average escrow balances were due to the 2% decrease in
the average loan servicing portfolio. The ending one-month LIBOR rate at December 31, 2009 was 23 bps, which has
significantly reduced the earnings opportunity related to our escrow balances compared to historical periods. The
decrease in Mortgage interest expense was due to lower cost of funds from our outstanding borrowings, primarily due
to the decrease in short-term interest rates, and lower average borrowings allocable to our Mortgage Servicing
segment.

Loan Servicing Income

Loan servicing income includes recurring servicing fees, other ancillary fees and net reinsurance loss from Atrium.
Recurring servicing fees are recognized upon receipt of the coupon payment from the borrower and recorded net of
guaranty fees. Net reinsurance loss represents premiums earned on reinsurance contracts, net of ceding commission
and adjustments to the reserve for reinsurance losses. The primary driver for Loan servicing income is the average
loan servicing portfolio.

The components of Loan servicing income were as follows:

Year Ended
December 31,
%
2009 2008 Change Change
(In millions)
Net service fee revenue $ 422 $ 431 $ 9) 2)%
Late fees and other ancillary servicing revenue 58 43 15 35%
Curtailment interest paid to investors (44) 27 (17) (63)%
Net reinsurance loss 5 (17) 12 T1%

Loan servicing income $ 431 $ 430 $ 1

Loan servicing income increased by $1 million from 2008 to 2009 due to an increase in late fees and other ancillary
servicing revenue and a decrease in net reinsurance loss that were nearly offset by an increase in curtailment interest
paid to investors and a decrease in net service fee revenue. The $15 million increase in late fees and other ancillary
servicing revenue was primarily due to a $7 million gain recognized from the sale of excess servicing associated with
a portion of our MSRs as well as an increase in the expected proceeds from the sale of MSRs during 2007, coupled
with an increase in loss mitigation revenue and recording fees. The $12 million decrease in net reinsurance loss during
2009 compared to 2008 was primarily due to a decrease in the provision for reinsurance losses. The $17 million
increase in curtailment interest paid to investors was primarily due to a 68% increase in loans included in our loan
servicing portfolio that paid off during 2009 compared to 2008. The $9 million decrease in net service fee revenue
was primarily due to the 2% decrease in the average loan servicing portfolio coupled with the impact of higher
delinquencies in our loan servicing portfolio.

Valuation Adjustments Related to Mortgage Servicing Rights
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Valuation adjustments related to mortgage servicing rights include Change in fair value of mortgage servicing rights
and Net derivative loss related to mortgage servicing rights. The components of Valuation adjustments related to
mortgage servicing rights are discussed separately below.

Change in Fair Value of Mortgage Servicing Rights: The fair value of our MSRs is estimated based upon projections
of expected future cash flows from our MSRs considering prepayment estimates, our historical prepayment rates,
portfolio characteristics, interest rates based on interest rate yield curves, implied volatility and other economic
factors. Generally, the value of our MSRs is expected to increase when interest rates rise and decrease when interest
rates decline due to the effect those changes in interest rates have on prepayment estimates. Other factors noted above
as well as the overall market demand for MSRs may also affect the MSRs valuation.
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The components of Change in fair value of mortgage servicing rights were as follows:

Year Ended
December 31,
2009 2008 Change % Change
(In millions)

Actual prepayments of the underlying mortgage loans $ 44 $ @44 $ (@100 (69)%
Actual receipts of recurring cash flows (56) (65) 9 14%
Credit-related fair value adjustments()) 91 (58) (33) (57)%
Market-related fair value adjustments® 111 (287) 398 n/m@
Change in fair value of mortgage servicing rights $ (280) $ (554 $ 274 49%

(1) Represents the change in fair value of MSRs primarily due to changes in portfolio delinquencies and foreclosures.

(@) Represents the change in fair value of MSRs due to changes in market inputs and assumptions used in the
valuation model.

3 n/m Not meaningful.

The fluctuation in the decline in value of our MSRs due to actual prepayments during 2009 compared to 2008 was
primarily attributable to higher prepayment rates. The actual prepayment rate of mortgage loans in our capitalized
servicing portfolio was 19% and 11% of the unpaid principal balance of the underlying mortgage loans during 2009
and 2008, respectively.

The increase in credit-related fair value adjustments during 2009 compared to 2008 was primarily due to the
deteriorating economic conditions in the broader U.S. economy.

The $111 million favorable change during 2009 due to market-related fair value adjustments was primarily due to an
increase in mortgage interest rates leading to lower expected prepayments. The $287 million unfavorable change
during 2008 was primarily due to a decrease in mortgage interest rates leading to higher expected prepayments. (See

Critical Accounting Policies Fair Value Measurements for an analysis of the impact of 10% variations in key
assumptions on the fair value of our MSRs.)

Net Derivative Loss Related to Mortgage Servicing Rights: From time to time, we use a combination of derivatives to
protect against potential adverse changes in the value of our MSRs resulting from a decline in interest rates. (See

Note 7, Derivatives and Risk Management Activities in the accompanying Notes to Consolidated Financial Statements
included in this Form 10-K.) The amount and composition of derivatives, if any, that we may use will depend on the
exposure to loss of value on our MSRs, the expected cost of the derivatives, our expected liquidity needs and the
expected increased earnings generated by origination of new loans resulting from the decline in interest rates (the
natural business hedge). During periods of increased interest rate volatility, we anticipate increased costs associated
with derivatives related to MSRs that are available in the market. The natural business hedge provides a benefit when
increased borrower refinancing activity results in higher production volumes which would partially offset declines in
the value of our MSRs thereby reducing the need to use derivatives. The benefit of the natural business hedge depends
on the decline in interest rates required to create an incentive for borrowers to refinance their mortgage loans and
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lower their interest rates; however, the benefit of the natural business hedge may not be realized under certain
circumstances regardless of the change in interest rates. Reliance on the natural business hedge during 2009 resulted

in greater volatility in the results of our Mortgage Servicing segment. During 2008, we assessed the composition of

our capitalized mortgage loan servicing portfolio and its related relative sensitivity to refinance if interest rates

decline, the costs of hedging and the anticipated effectiveness given the economic environment. Based on that
assessment, we made the decision to close out substantially all of our derivatives related to MSRs during the third

quarter of 2008. As of December 31, 2009, there were no open derivatives related to MSRs. (See PartI Item 1A. Risk
Factors Risks Related to our Business Certain hedging strategies that we may use to manage interest rate risk associated
with our MSRs and other mortgage-related assets and commitments may not be effective in mitigating those risks. in
this Form 10-K for more information.)

The value of derivatives related to our MSRs decreased by $179 million during 2008. As described below, our net
results from MSRs risk management activities were gains of $111 million and losses of $466 million during 2009 and

2008, respectively. Refer to  Item 7A. Quantitative and Qualitative Disclosures About Market Risk
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for an analysis of the impact of 25 bps, 50 bps and 100 bps changes in interest rates on the valuation of our MSRs at
December 31, 2009.

The following table outlines Net gain (loss) on MSRs risk management activities:
Year Ended
December 31,
2009 2008

(In millions)

Change in fair value of mortgage servicing rights due to changes in market inputs or

assumptions used in the valuation model $ 111 $ (287
Net derivative loss related to mortgage servicing rights 179)
Net gain (loss) on MSRs risk management activities $ 111 $ (466)

Although we did not use derivative instruments to hedge our MSRs during 2009, we were able to effectively replenish
the lost servicing value from payoffs with new originations. During 2009, we experienced $24.3 billion in loan
payoffs in our capitalized servicing portfolio, representing $244 million of MSRs, whereas we were able to add

$27.7 billion mortgage loans to our capitalized loan servicing portfolio, with an initial MSR value of $497 million.

Other (Expense) Income

Other (expense) income allocable to the Mortgage Servicing segment consists primarily of net gains or losses on
Investment securities and changed unfavorably by $36 million during 2009 compared to 2008. Our Investment
securities consist of interests that continue to be held in the sale or securitization of mortgage loans, or retained
interests. The realized and unrealized losses during 2009 were primarily attributable to significant increases in the
delinquency of the underlying mortgage loans and an acceleration of our assumption of projected losses, which caused
a decline in the expected cash flows from the underlying securities. The unrealized gains during 2008 were primarily
attributable to a favorable progression of trends in expected prepayments and realized losses as compared to our initial
estimates, leading to greater expected cash flows from the underlying securities. (See ~ Critical Accounting Policies
below for more information.)

Salaries and Related Expenses

Salaries and related expenses allocable to the Mortgage Servicing segment consist of compensation, payroll taxes and
benefits paid to employees in our mortgage loan servicing operations and allocations for overhead. Salaries and
related expenses increased by $8 million (26%) during 2009 compared to 2008, primarily due to an increase in
employees in our mortgage loan servicing operations associated with higher delinquencies and foreclosures, as well as
an increase in management incentives.

Other Operating Expenses
Other operating expenses allocable to the Mortgage Servicing segment include servicing-related direct expenses, costs
associated with mortgage loans in foreclosure and REO and allocations for overhead. Other operating expenses

increased by $7 million (6%) during 2009 compared to 2008. This increase was primarily attributable to increased
expenses due to managing the increased delinquencies in our mortgage servicing portfolio.
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Fleet Management Services Segment

Net revenues decreased by $178 million (10%) during 2009 compared to 2008. As discussed in greater detail below,
the decrease in Net revenues was due to decreases of $144 million in Fleet lease income, $21 million in Other income
and $13 million in Fleet management fees.

Segment profit decreased by $8 million (13%) during 2009 compared to 2008 as the $178 million decrease in Net
revenues was offset by a $170 million (10%) decrease in Total expenses. The $170 million decrease in Total expenses
was primarily due to decreases of $74 million in Fleet interest expense, $49 million in Other operating expenses,

$32 million in Depreciation on operating leases and $14 million in Salaries and related expenses.
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For 2009 compared to 2008, the primary drivers for the reduction in segment profit were volume declines partially
offset by improved lease margins and the impact of ongoing cost reduction initiatives. Additionally, during 2008, we

recognized a gain of $7 million on the early termination of a technology development and licensing arrangement.

The following tables present a summary of our financial results and related drivers for the Fleet Management Services
segment, and are followed by a discussion of each of the key components of our Net revenues and Total expenses:

Average for the

Year Ended
December 31,
%
2009 2008 Change Change
(In thousands of units)
Leased vehicles 314 335 2D (6)%
Maintenance service cards 275 299 24) (8)%
Fuel cards 282 296 (14) 5%
Accident management vehicles 305 323 (18) (6)%
Year Ended
December 31,
2009 2008 Change % Change
(In millions)
Fleet management fees $ 150 $ 163 $ (13) ) %
Fleet lease income 1,441 1,585 (144) 9) %
Other income 58 79 21D 27) %
Net revenues 1,649 1,827 (178) (10) %
Salaries and related expenses 86 100 (14) (14) %
Occupancy and other office expenses 18 19 (D) (5) %
Depreciation on operating leases 1,267 1,299 (32) 2) %
Fleet interest expense 95 169 (74) 44) %
Other depreciation and amortization 11 11
Other operating expenses 118 167 49) 29) %
Total expenses 1,595 1,765 (170) (10) %
Segment profit $ 54 % 62 $ (8) (13) %

Fleet Management Fees
Fleet management fees consist primarily of the revenues of our principal fee-based products: fuel cards, maintenance

services, accident management services and monthly management fees for leased vehicles. Fleet management fees
decreased by $13 million (8%) during 2009 compared to 2008 primarily due to declines in average unit counts, which
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resulted in an $11 million decrease in revenues from our principal fee-based products. The decline in average unit
counts, as detailed in the chart above, was primarily attributable to deteriorating economic conditions in the broader
U.S. economy.

Fleet Lease Income
Fleet lease income decreased by $144 million (9%) during 2009 compared to 2008, primarily due to decreases in
billings and lease syndication volume. The decrease in billings was primarily attributable to lower interest rates on

variable-rate leases and a decline in average leased vehicles, as detailed in the chart above.
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Other Income
Other income decreased by $21 million (27%) during 2009 compared to 2008, primarily due to a decrease in interest
income. Other income for 2008 included a $7 million gain recognized on the early termination of a technology
development and licensing arrangement.
Salaries and Related Expenses
Salaries and related expenses decreased by $14 million (14%) during 2009 compared to 2008, primarily due to a
decrease in headcount as a result of management s efforts to reduce costs. Salaries and related expenses for 2009 and
2008 included a severance charge of $4 million and $5 million, respectively.
Depreciation on Operating Leases
Depreciation on operating leases is the depreciation expense associated with our leased asset portfolio. Depreciation
on operating leases decreased by $32 million (2%) during 2009 compared to 2008, primarily due to a decrease in
vehicles under operating leases.
Fleet Interest Expense
Fleet interest expense decreased by $74 million (44%) during 2009 compared to 2008, primarily due to decreasing
short-term interest rates related to borrowings associated with leased vehicles. The average daily one-month LIBOR,
which is used as a benchmark for short-term rates, was 235 bps lower during 2009 compared to 2008.

Other Operating Expenses

Other operating expenses decreased by $49 million (29%) during 2009 compared to 2008, primarily due to a decrease
in cost of goods sold as a result of the decreases in lease syndication volume.
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Results of Operations 2008 vs. 2007
Consolidated Results

Our consolidated results of operations for 2008 and 2007 were comprised of the following:

Year Ended
December 31,
2008 2007 Change
(In millions)

Net fee income $ 371 $ 291 $ 80
Fleet lease income 1,585 1,598 (13)
Gain on mortgage loans, net 259 94 165
Mortgage net finance income 2 84 (82)
Loan servicing income 430 489 59)
Valuation adjustments related to mortgage servicing rights, net (733) (413) (320)
Other income 142 97 45
Net revenues 2,056 2,240 (184)
Depreciation on operating leases 1,299 1,264 35
Fleet interest expense 162 213 (&2))
Goodwill impairment 61 61
Total other expenses 9717 808 169
Total expenses 2,499 2,285 214
Loss before income taxes (443) 45 (398)
Benefit from income taxes (162) 35 (127)
Net loss (281) (10) (271)
Less: net (loss) income attributable to noncontrolling interest 27 2 29)
Net loss attributable to PHH Corporation $ (254 $ 12) $ (242)

During 2008, our Net revenues decreased by $184 million (8%) compared to 2007, due to decreases of $452 million
and $34 million in our Mortgage Servicing and Fleet Management Services segments, respectively, that were partially
offset by an increase of $257 million in our Mortgage Production segment and a $45 million favorable change in other
revenue not allocated to our reportable segments, primarily related to a terminated merger agreement with General
Electric Capital Corporation. Our Loss before income taxes changed unfavorably by $398 million during 2008
compared to 2007 due to unfavorable changes of $505 million and $54 million in our Mortgage Servicing and Fleet
Management Services segments, respectively, that were partially offset by favorable changes of $107 million in our
Mortgage Production segment and $54 million in other income not allocated to our reportable segments, primarily
related to a terminated merger agreement with General Electric Capital Corporation.
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In April 2008, we received approval from the IRS regarding an accounting method change (the IRS Method Change ).
We recorded a net increase to our Benefit from income taxes for 2008 of $11 million as a result of recording the effect
of the IRS Method Change.

Our effective income tax rates were (36.6)% and (78.4)% for 2008 and 2007, respectively. The Benefit from income
taxes increased by $127 million to a Benefit from income taxes of $162 million in 2008 from a Benefit from income
taxes of $35 million in 2007 primarily due to the following: (i) a $139 million increase in federal income tax benefit
due to the increase in Loss before income taxes, (ii) a $14 million increase in the state income tax benefit due to the
increase in Loss before income taxes (due to our mix of income and loss from our operations by entity and state
income tax jurisdictions, there was a significant difference between the state income tax effective rates during 2008
and 2007) and (iii) a $7 million favorable increase in deferred state income tax benefit representing the change in
estimated state apportionment factors that were partially offset by (i) a $25 million increase in expense related to the
valuation allowance for deferred tax assets as there was a $5 million increase in the valuation allowance during
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2008 ($14 million of the increase was primarily due to loss carryforwards generated during 2008 for which we believe
is more likely than not that the loss carryforwards will not be realized that were partially offset by a $9 million
reduction in certain loss carryforwards as a result of the IRS Method Change) as compared to a $20 million decrease
in the valuation allowance during 2007 (primarily due to the utilization of loss carryforwards as a result of taxable
income generated during 2007), (ii) an $11 million unfavorable change in the impact of Realogy s noncontrolling
interest in the profit or loss of the Mortgage Venture on the calculated effective tax rate and (iii) a portion of the PHH
Home Loans Goodwill impairment charge was not deductible for federal and state income tax purposes, which
impacted the calculated effective tax rate for 2008 by $7 million.

Segment Results

Discussed below are the results of operations for each of our reportable segments. Our management evaluates the
operating results of each of our reportable segments based upon Net revenues and segment profit or loss, which is
presented as the income or loss before income tax provision or benefit and after net income or loss attributable to
noncontrolling interest. The Mortgage Production segment profit or loss excludes Realogy s noncontrolling interest in
the profits and losses of the Mortgage Venture.

Mortgage Production Segment

Net revenues increased by $257 million (125%) during 2008 compared to 2007. As discussed in greater detail below,
the increase in Net revenues was due to a $165 million increase in Gain on mortgage loans, net, an $81 million
increase in Mortgage fees and a $12 million decrease in Mortgage net finance expense, that were partially offset by a
$1 million decrease in Other income.

Segment loss decreased by $136 million (60%) during 2008 compared to 2007 as the $257 million increase in Net
revenues was partially offset by a $150 million (35%) increase in Total expenses. The $150 million increase in Total
expenses was primarily due to a $102 million increase in Salaries and related expenses and a $61 million non-cash
charge for Goodwill impairment, related to the PHH Home Loans reporting unit, recorded during 2008, which were
partially offset by decreases of $6 million in Other operating expenses and $5 million in Occupancy and other office
expenses. Net loss attributable to noncontrolling interest for 2008 was impacted by $30 million as a result of the PHH
Home Loans Goodwill impairment. The impact of the PHH Home Loans Goodwill impairment on segment loss for
2008 was $31 million. (See Note 3, Goodwill and Other Intangible Assets in the accompanying Notes to Consolidated
Financial Statements for additional information.)

We adopted ASC 820, ASC 825, Financial Instruments ( ASC 825 ) and updates to ASC 815 on January 1, 2008. ASC
820 defines fair value, establishes a framework for measuring fair value in accordance with GAAP and expands
disclosures about fair value measurements. ASC 825 permits entities to choose, at specified election dates, to measure
certain eligible items at fair value (the Fair Value Option ). Unrealized gains and losses on items for which the Fair
Value Option has been elected are reported in earnings. Additionally, fees and costs associated with the origination

and acquisition of MLHS are no longer deferred, which was our policy prior to the adoption of ASC 825. The updates

to ASC 815 require the expected net future cash flows related to the associated servicing of a loan to be included in

the measurement of all written loan commitments that are accounted for at fair value.

Accordingly, as a result of the adoption of ASC 820, ASC 825 and updates to ASC 815, there have been changes in
the timing of the recognition, as well as the classification, of certain components of our Mortgage Production
segment s Net revenues and Total expenses in comparison to periods prior to January 1, 2008, which are described in
further detail below.
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The following tables present a summary of our financial results and key related drivers for the Mortgage Production
segment, and are followed by a discussion of each of the key components of Net revenues and Total expenses:

Year Ended December 31,
2008 2007 Change % Change
(Dollars in millions, except
average loan amount)

Loans closed to be sold $ 20,753 $ 29,207 $ (8,454) 29) %
Fee-based closings 13,166 10,338 2,828 27 %
Total closings $ 33,919 $ 39,545 $ (5,626) (14) %
Purchase closings $ 21,403 $ 25,692 $ (4,289) 17) %
Refinance closings 12,516 13,853 (1,337) (10) %
Total closings $ 33,919 $ 39,545 $ (5,626) (14) %
Fixed rate $ 20,008 $ 25525 $ (5,517) (22) %
Adjustable rate 13,911 14,020 (109) (1) %
Total closings $ 33,919 $ 39,545 $ (5,626) (14) %
Number of loans closed (units) 146,049 182,885 (36,836) 20) %
Average loan amount $ 232,241 $ 216,228 $ 16,013 7 %
Loans sold $ 21,079 $ 30,346 $ (9,267) (31) %
Applications $ 48545 $ 52,533 $ (3,988) ) %
Year Ended
December 31,
2008 2007 Change % Change
(In millions)

Mortgage fees $ 208 $ 127 $ 81 64 %
Gain on mortgage loans, net 259 94 165 176 %
Mortgage interest income 92 171 (79) (46) %
Mortgage interest expense (99) (190) 91 48 %
Mortgage net finance expense (7 (19) 12 63 %
Other income 2 3 (1) 33) %
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Net revenues 462 205 257 125 %
Salaries and related expenses 297 195 102 52 %
Occupancy and other office expenses 44 49 5 (10) %
Other depreciation and amortization 13 15 2) (13) %
Other operating expenses 164 170 (6) @ %
Goodwill impairment 61 61 n/m(l

Total expenses 579 429 150 35 %
Loss before income taxes (117) (224) 107 48 %
Less: net (loss) income attributable to noncontrolling interest 27 2 (29) n/m{ly

Segment loss $ (90) $ 2260 $ 136 60 %

(M n/m Not meaningful.
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Mortgage Fees

Loans closed to be sold and fee-based closings are the key drivers of Mortgage fees. Loans purchased from financial
institutions are included in loans closed to be sold while loans originated by us and retained by financial institutions
are included in fee-based closings.

Mortgage fees consist of fee income earned on all loan originations, including loans closed to be sold and fee-based
closings. Fee income consists of amounts earned related to application and underwriting fees, fees on cancelled loans
and appraisal and other income generated by our appraisal services business. Fee income also consists of amounts
earned from financial institutions related to brokered loan fees and origination assistance fees resulting from our
private-label mortgage outsourcing activities.

Prior to the adoption of ASC 825 on January 1, 2008, fee income on loans closed to be sold was deferred until the
loans were sold and was recognized in Gain on mortgage loans, net. Subsequent to electing the Fair Value Option
under ASC 825 for our MLHS, fees associated with the origination and acquisition of MLHS are recognized as
earned, rather than deferred, as presented in the following table:

Year Ended
December 31,
2008 2007 Change % Change
(In millions)
Mortgage fees prior to the deferral of fee income $ 208 $ 228 $ (0 (9)%
Deferred fees (101) 101 n/mq)
Mortgage fees $ 208 $ 127 $ 81 64%

(M n/m Not meaningful.

Mortgage fees prior to the deferral of fee income decreased by $20 million (9%) primarily due to the 14% decrease in
total closings, which was the result of a 29% decrease in loans closed to be sold that was partially offset by a 27%
increase in fee-based closings. The change in mix between fee-based closings and loans closed to be sold was
primarily due to an increase in fee-based closings from our financial institution clients during 2008 compared to 2007.
As a result of the continued lack of liquidity in the secondary market for non-conforming loans, several of our
financial institution clients increased their investment in jumbo loan originations, which caused a decline in our loans
closed to be sold that was partially offset by an increase in our fee-based closings. Refinance closings decreased
during 2008 compared to 2007. Refinancing activity is sensitive to interest rate changes relative to borrowers current
interest rates, and typically increases when interest rates fall and decreases when interest rates rise. Although the level
of interest rates is a key driver of refinancing activity, there are other factors which influenced the level of refinance
originations, including home prices, underwriting standards and product characteristics. The decline in purchase
closings was due to the decline in overall housing purchases during 2008 compared to 2007.

Gain on Mortgage Loans, Net
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Subsequent to the adoption of ASC 825 and updates to ASC 815 on January 1, 2008, Gain on mortgage loans, net
includes realized and unrealized gains and losses on our MLHS, as well as the changes in fair value of all loan-related
derivatives, including our IRLCs and freestanding loan-related derivatives. The fair value of our IRLCs is based upon
the estimated fair value of the underlying mortgage loan, adjusted for: (i) estimated costs to complete and originate the
loan and (ii) an adjustment to reflect the estimated percentage of IRLCs that will result in a closed mortgage loan. The
valuation of our IRLCs and MLHS approximates a whole-loan price, which includes the value of the related MSRs.
MSRs are recognized and capitalized at the date the loans are sold and subsequent changes in the fair value of MSRs
are recorded in Change in fair value of mortgage servicing rights in the Mortgage Servicing segment.

Prior to the adoption of ASC 825 and updates to ASC 815 on January 1, 2008, our IRLCs and loan-related derivatives
were initially recorded at zero value at inception with changes in fair value recorded as a component of
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Gain on mortgage loans, net. Changes in the fair value of our MLHS were recorded to the extent the loan-related
derivatives were considered effective hedges.

Pursuant to the transition provisions of updates to ASC 815, we recognized a benefit to Gain on mortgage loans, net
during 2008 of approximately $30 million, as the value attributable to servicing rights related to IRLCs as of

January 1, 2008 was excluded from the transition adjustment for the adoption of ASC 820. (See Note 1, Summary of
Significant Accounting Policies in the accompanying Notes to Consolidated Financial Statements included in this
Form 10-K.)

Prior to the adoption of ASC 825, we recorded our MLHS at the lower of cost or market value ( LOCOM ), computed
by the aggregate method. Gain on mortgage loans, net was negatively impacted during 2007 by an increase in the
valuation reserve to record MLHS at LOCOM primarily due to declines in the value of Scratch and Dent loans during
the second quarter of 2007. As a result of this increase in the valuation reserve, all MLHS as of the beginning of the
third quarter of 2007 were recorded at their respective market values. Subsequently during the second half of 2007,
there was a further decline in the valuation of Scratch and Dent loans, as well as Alt-A and other non-conforming
mortgage loans, which is illustrated in the chart below.

The components of Gain on mortgage loans, net were as follows:

Year Ended
December 31,
2008 2007 Change % Change
(In millions)

Gain on loans $ 353 $ 324 $ 29 9%
Economic hedge results:
Decline in valuation of ARMs (20) (1D 9) (82)%
Decline in valuation of Scratch and Dent loans 27 (48) 21 44%
Decline in valuation of Alt-A loans ) (8) 7 88%
Decline in valuation of second-lien loans (6) (28) 22 79%
Decline in valuation of jumbo loans (15) €)) (1) (275)%
Other economic hedge results (55) (38) 17 (45)%
Total economic hedge results (124) (137) 13 9%
Increase in LOCOM reserve a7n 17 n/m(ly
Recognition of deferred fees and costs, net (76) 76 n/m(ly
Benefit of transition provision of updates to ASC 815 30 30 n/m(l
Gain on mortgage loans, net $ 259 $ 94 $ 165 176%

(M n/m Not meaningful.
Gain on mortgage loans, net increased by $165 million (176%) from 2007 to 2008 due to $76 million of previously

deferred fees and costs recognized during 2007, the $30 million benefit of the transition provision of updates to ASC
815, a $29 million increase in gain on loans, a $17 million valuation reserve related to declines in the value of our
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MLHS during 2007 and a $13 million favorable variance from our risk management activities related to IRLCs and
MLHS.

The $29 million increase in gain on loans during 2008 compared to 2007 was primarily due to higher margins during
2008, particularly during the fourth quarter of 2008, compared to 2007 partially offset by the lower volume of IRLCs
expected to close during 2008 compared to loans sold during 2007. Subsequent to the adoption of ASC 825 on
January 1, 2008, the primary driver of Gain on mortgage loans, net is new IRLCs that are expected to close, rather
than loans sold which was the primary driver prior to the adoption of ASC 825. We had new IRLCs expected to close
of $19.8 billion in 2008 compared to loans sold during 2007 of $30.3 billion. IRLCs expected to close in 2008 were
negatively impacted by the change in mix between fee-based closings and loans closed to be sold, as well as the
decline in overall industry origination volumes.

59

Table of Contents 115



Edgar Filing: PHH CORP - Form 10-K

Table of Contents

During 2007, we experienced a significant decline in the valuation of ARMs, Scratch and Dent, Alt-A, jumbo and
second-lien loans. This decline reflected the initial indications of illiquidity in the secondary mortgage market and the
most significant decline in valuations for these types of loans. Although we continued to observe a lack of liquidity
and lower valuations in the secondary mortgage market for these types of loans during 2008, the population of these
types of loans during 2008 declined significantly in comparison to 2007, due to the fact that subsequent to

September 30, 2007, we sold many of these loans at discounted pricing, revised our underwriting standards and
consumer loan pricing, or eliminated the offering of these products. The $17 million unfavorable variance from other
economic hedge results related to our risk management activities for IRLCs and other mortgage loans was the result of
an increase in hedge losses associated with increased interest rate volatility during 2008, which resulted in higher
hedge costs.

Mortgage Net Finance Expense

Mortgage net finance expense allocable to the Mortgage Production segment consists of interest income on MLHS
and interest expense allocated on debt used to fund MLHS and is driven by the average balance of loans held for sale,
the average volume of outstanding borrowings, the note rate on loans held for sale and the cost of funds rate of our
outstanding borrowings. Mortgage net finance expense allocable to the Mortgage Production segment decreased by
$12 million (63%) during 2008 compared to 2007 due to a $91 million (48%) decrease in Mortgage interest expense
that was partially offset by a $79 million (46%) decrease in Mortgage interest income. The $91 million decrease in
Mortgage interest expense was attributable to decreases of $55 million due to lower cost of funds from our
outstanding borrowings and $36 million due to lower average borrowings. The lower cost of funds from our
outstanding borrowings was primarily attributable to a decrease in short-term interest rates. A significant portion of
our loan originations are funded with variable-rate short-term debt. The average daily one-month LIBOR, which is
used as a benchmark for short-term rates, decreased by 256 bps during 2008 compared to 2007. The lower average
borrowings were primarily attributable to the decline in loans closed to be sold during 2008 compared to 2007. The
$79 million decrease in Mortgage interest income was primarily due to a lower average volume of loans held for sale
and lower interest rates related to loans held for sale.

Salaries and Related Expenses

Salaries and related expenses allocable to the Mortgage Production segment consist of commissions paid to employees
involved in the loan origination process, as well as compensation, payroll taxes and benefits paid to employees in our
mortgage production operations and allocations for overhead. Prior to the adoption of ASC 825 on January 1, 2008,
Salaries and related expenses allocable to the Mortgage Production segment were reflected net of loan origination
costs deferred, as presented in the following table:

Year Ended
December 31,
2008 2007 Change % Change
(In millions)

Salaries and related expenses prior to the deferral of loan

origination costs $ 297 $ 343 $ (46 (13)%
Deferred loan origination costs (148) 148 n/mq)
Salaries and related expenses $ 297 $ 195 $ 102 52%
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(M n/m Not meaningful.

Salaries and related expenses prior to the deferral of loan origination costs decreased by $46 million (13%) during
2008 compared to 2007. This decrease was due to decreases of $24 million in commission expense and $22 million in
salaries and related benefits. The decrease in salaries and related benefits and incentives was primarily due to a
combination of employee attrition and job eliminations, which reduced average full-time equivalent employees for
2008 compared to 2007. The decrease in commission expense was the result of the restructuring of commission plans
during 2008 and a 14% decrease in total closings.
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Other operating expenses allocable to the Mortgage Production segment consist of production-related direct expenses,
appraisal expense and allocations for overhead. Prior to January 1, 2008, Other operating expenses were reflected net
of loan origination costs deferred, as presented in the following table:

Year Ended
December 31,
2008 2007 Change % Change
(In millions)

Other operating expenses prior to the deferral of loan

origination costs $ 164 $ 182 $  (18) (10)%
Deferred loan origination costs (12) 12 n/mq)
Other operating expenses $ 164 $ 170 $ (6) @)%

(M n/m Not meaningful.

Other operating expenses prior to the deferral of loan origination costs decreased by $18 million (10%) during 2008
compared to 2007 primarily due to a decrease in corporate overhead costs and the 14% decrease in total closings.

Mortgage Servicing Segment

Net revenues changed unfavorably by $452 million during 2008 compared to 2007. As discussed in greater detail
below, the unfavorable change in Net revenues was due to unfavorable changes of $320 million in Valuation
adjustments related to mortgage servicing rights, $86 million in Mortgage net finance income and $59 million in Loan
servicing income that were partially offset by an increase of $13 million in Other income.

Segment (loss) profit changed unfavorably by $505 million during 2008 compared to 2007 due to the $452 million
decrease in Net revenues and a $53 million (52%) increase in Total expenses. The $53 million increase in Total
expenses was primarily due to increases of $51 million in Other operating expenses and $2 million in Salaries and
related expenses.

The following tables present a summary of our financial results and a key related driver for the Mortgage Servicing

segment, and are followed by a discussion of each of the key components of Net revenues and Total expenses:

Year Ended December 31,
2008 2007 Change % Change
(In millions)

Average loan servicing portfolio $ 152,681 $ 163,107 $ (10,426) (6)%
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$

Change in fair value of mortgage servicing rights
Net derivative (loss) gain related to mortgage

servicing rights

Valuation adjustments related to mortgage servicing

rights

Net loan servicing (loss) income
Other income

Net revenues

Salaries and related expenses
Occupancy and other office expenses
Other depreciation and amortization
Other operating expenses

Total expenses

Segment (loss) profit

(M n/m Not meaningful.

Mortgage Net Finance Income

$

2008

Year Ended
December 31,
2007 Change
(In millions)
83  $ 182 % 99)
(72) (85) 13
11 97 (86)
430 489 (59)
(554) (509) (45)
(179) 96 (275)
(733) (413) (320)
(303) 76 (379)
16 3 13
(276) 176 (452)
31 29 2
11 10 1
1 2 (1)
111 60 51
154 101 53
4300 $ 75 $ (505)

% Change
(54)%
15%
(89)%
(12)%
(9%

n/m(ly

(7%
n/m(ly
433%
n/m(ly
7%
10%
50)%
85%
52%

n/m(ly

Mortgage net finance income allocable to the Mortgage Servicing segment consists of interest income credits from
escrow balances, income from investment balances (including investments held by Atrium) and interest expense
allocated on debt used to fund our MSRs, which is driven by the average volume of outstanding borrowings and the
cost of funds rate of our outstanding borrowings. Mortgage net finance income decreased by $86 million (89%) during
2008 compared to 2007, primarily due to lower interest income from escrow balances. This decrease was primarily
due to lower short-term interest rates in 2008 compared to 2007 as escrow balances earn income based on one-month
LIBOR, coupled with lower average escrow balances resulting from the sale of MSRs during the third and fourth
quarters of 2007. The average daily one-month LIBOR, which is used as a benchmark for short-term rates, decreased
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by 256 bps during 2008 compared to 2007.

Loan Servicing Income

Loan servicing income includes recurring servicing fees, other ancillary fees and net reinsurance (loss) income from
Atrium. Recurring servicing fees are recognized upon receipt of the coupon payment from the borrower and recorded
net of guaranty fees. Net reinsurance (loss) income represents premiums earned on reinsurance contracts, net of ceding
commission and adjustments to the reserve for reinsurance losses. The primary driver for Loan servicing income is the
average loan servicing portfolio.
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The components of Loan servicing income were as follows:

Year Ended
December 31,
%
2008 2007 Change Change
(In
millions)
Net service fee revenue $ 431 $ 494 $ (63) (13)%
Late fees and other ancillary servicing revenue 43 21 22 105%
Curtailment interest paid to investors 27 (40) 13 33%
Net reinsurance (loss) income (17) 14 (31 n/mq1)
Loan servicing income $ 430 $ 489 $ (99 (12)%

(M n/m Not meaningful.

Loan servicing income decreased by $59 million (12%) from 2007 compared to 2008 primarily due to a decrease in
net service fee revenue and an unfavorable change in net reinsurance (loss) income partially offset by an increase in
late fees and other ancillary servicing revenue and a decrease in curtailment interest paid to investors. The $63 million
decrease in net service fee revenue was primarily related to a decrease in the capitalized servicing portfolio resulting
from sales of MSRs during the third and fourth quarters of 2007. The $31 million unfavorable change in net
reinsurance (loss) income during 2008 compared to 2007 was primarily due to an increase in the liability for
reinsurance losses driven by higher delinquencies and declines in home values for loans subject to reinsurance. The
$22 million increase in late fees and other ancillary servicing revenue was primarily due to a $21 million realized loss,
including direct expenses, on the sale of MSRs during the second half of 2007. The decrease in curtailment interest
paid to investors was primarily due to a decrease in loan prepayments as well as the 6% decrease in the average
servicing portfolio during 2008 compared to 2007.

Valuation Adjustments Related to Mortgage Servicing Rights

Valuation adjustments related to mortgage servicing rights include Change in fair value of mortgage servicing rights
and Net derivative (loss) gain related to mortgage servicing rights. The components of Valuation adjustments related
to mortgage servicing rights are discussed separately below.

Change in Fair Value of Mortgage Servicing Rights: The fair value of our MSRs is estimated based upon projections
of expected future cash flows from our MSRs considering prepayment estimates, our historical prepayment rates,
portfolio characteristics, interest rates based on interest rate yield curves, implied volatility and other economic
factors. Generally, the value of our MSRs is expected to increase when interest rates rise and decrease when interest
rates decline due to the effect those changes in interest rates have on prepayment estimates. Other factors noted above
as well as the overall market demand for MSRs may also affect the MSRs valuation.

The components of Change in fair value of mortgage servicing rights were as follows:
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Year Ended
December 31,
2008 2007
(In
millions)

Realization of expected cash flows $ ©@67) $ (315)
Changes in market inputs or assumptions used in the

valuation model (287) (194)
Change in fair value of mortgage servicing rights $ (554) § (509)

Change

$ 48
93)

$ 45

%
Change

15%
(48)%

9%

Realization of Expected Cash Flows: The realization of expected cash flows represents the reduction in the value of
MSRs due to the performance of the underlying mortgage loans, including prepayments and portfolio decay. Portfolio
decay represents the reduction in the value of MSRs from the receipt of monthly payments, the recognition of

servicing expense and the impact of delinquencies and foreclosures.
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The continued weakness in the housing market, increasing delinquency and foreclosure experience and more
restrictive underwriting standards made it more difficult, or expensive, for borrowers to prepay or refinance their
mortgage loans during 2008. During 2008 and 2007, the value of our MSRs was reduced by $144 million and

$211 million, respectively, due to the prepayment of the underlying mortgage loans. The fluctuation in the decline in
value of our MSRs due to prepayments during 2008 in comparison to 2007 was attributable to slower prepayment
rates coupled with a lower average capitalized servicing portfolio primarily due to the sale of MSRs during 2007. The
actual prepayment rate of mortgage loans in our capitalized servicing portfolio was 11% and 12% of the unpaid
principal balance of the underlying mortgage loan during 2008 and 2007, respectively.

During 2008 and 2007, the value of our MSRs was reduced by $123 million and $104 million, respectively, due to
portfolio decay. The unfavorable change during 2008 in comparison to 2007 was primarily due to higher portfolio
delinquencies. The decline in value due to portfolio decay as a percentage of the average value of MSRs was 7.5% and
5.1% during 2008 and 2007, respectively.

Changes in market inputs or assumptions used in the valuation model: Of the $287 million unfavorable change
during 2008, $192 million was due to a decrease in mortgage interest rates during 2008 and increased expected
prepayment speeds, which were adjusted to reflect current market factors including, but not limited to, declines in
home prices, underwriting standards and product characteristics. The remaining $95 million unfavorable change
during 2008 was primarily due to increased volatility. The unfavorable change during 2007 was primarily due to the
impact of a decrease in the spreads between mortgage coupon rates and the underlying risk-free interest rates and a
decrease in mortgage interest rates leading to lower expected prepayments. (See  Critical Accounting Policies Fair
Value Measurements for an analysis of the impact of 10% variations in key assumptions on the fair value of our
MSRs.)

Net Derivative (Loss) Gain Related to Mortgage Servicing Rights: From time to time, we use a combination of
derivatives to protect against potential adverse changes in the value of our MSRs resulting from a decline in interest
rates. (See Note 7, Derivatives and Risk Management Activities in the accompanying Notes to Consolidated Financial
Statements included in this Form 10-K.) The amount and composition of derivatives, if any, that we may use will
depend on the exposure to loss of value on our MSRs, the expected cost of the derivatives, our expected liquidity
needs and the expected increased earnings generated by origination of new loans resulting from the decline in interest
rates (the natural business hedge). During periods of increased interest rate volatility, we anticipate increased costs
associated with derivatives related to MSRs that are available in the market. The natural business hedge provides a
benefit when increased borrower refinancing activity results in higher production volumes which would partially
offset declines in the value of our MSRs thereby reducing the need to use derivatives. The benefit of the natural
business hedge depends on the decline in interest rates required to create an incentive for borrowers to refinance their
mortgage loans and lower their interest rates; however, the benefit of the natural business hedge may not be realized
under certain circumstances regardless of the change in interest rates. Reliance on the natural business hedge during
2008 resulted in greater volatility in the results of our Mortgage Servicing segment. During 2008, we assessed the
composition of our capitalized mortgage loan servicing portfolio and its related relative sensitivity to refinance if
interest rates decline, the costs of hedging and the anticipated effectiveness given the economic environment. Based
on that assessment, we made the decision to close out substantially all of our derivatives related to MSRs during the
third quarter of 2008. As of December 31, 2008, there were no open derivatives related to MSRs. (See PartI Item 1A.
Risk Factors Risks Related to our Business Certain hedging strategies that we may use to manage interest rate risk
associated with our MSRs and other mortgage-related assets and commitments may not be effective in mitigating
those risks. in this Form 10-K for more information.)

The value of derivatives related to our MSRs decreased by $179 million and increased by $96 million during 2008 and

2007, respectively. As described below, our net results from MSRs risk management activities were losses of
$466 million and $98 million during 2008 and 2007, respectively.
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The following table outlines Net loss on MSRs risk management activities:

Year Ended
December 31,
2008 2007
(In millions)
Net derivative (loss) gain related to mortgage servicing rights $ 179 $ 96
Change in fair value of mortgage servicing rights due to changes in market inputs or
assumptions used in the valuation model (287) (194)
Net loss on MSRs risk management activities $ (466) $ (9%
Other Income

Other income allocable to the Mortgage Servicing segment consists primarily of net gains or losses on Investment
securities and increased by $13 million (433%) during 2008 compared to 2007. Our Investment securities consist of
interests that continue to be held in the sale or securitization of mortgage loans, or retained interests. The unrealized
gains during 2008 were primarily attributable to greater expected cash flows from the underlying securities resulting
from a favorable progression of trends in expected prepayments, partially offset by unfavorable expected losses as
compared to our initial estimates. (See  Critical Accounting Policies below for more information.)

Salaries and Related Expenses

Salaries and related expenses allocable to the Mortgage Servicing segment consist of compensation, payroll taxes and
benefits paid to employees in our mortgage loan servicing operations and allocations for overhead. Salaries and
related expenses increased by $2 million (7%) during 2008 compared to 2007, primarily due to an increase in base
compensation and benefits costs.

Other Operating Expenses

Other operating expenses allocable to the Mortgage Servicing segment include servicing-related direct expenses, costs
associated with mortgage loans in foreclosure and REO and allocations for overhead. Other operating expenses
increased by $51 million (85%) during 2008 compared to 2007. This increase was primarily attributable to an increase
in foreclosure losses and reserves associated with loans sold with recourse primarily due to an increase in loss severity
and foreclosure frequency resulting primarily from a decline in housing prices in 2008 compared to 2007. As of
December 31, 2008, the gross foreclosure and REO balance included in Other assets in the accompanying
Consolidated Balance Sheet was $30 million higher than December 31, 2007. In addition, the estimated loss severity
on the related assets as of December 31, 2008 was 89% greater than as of December 31, 2007.

Fleet Management Services Segment
Net revenues decreased by $34 million (2%) during 2008 compared to 2007. As discussed in greater detail below, the

decrease in Net revenues was due to decreases of $20 million in Other income, $13 million in Fleet lease income and
$1 million in Fleet management fees.
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Segment profit decreased by $54 million (47%) during 2008 compared to 2007 due to the $34 million decrease in Net
revenues and a $20 million (1%) increase in Total expenses. The $20 million increase in Total expenses was due to an
increase of $35 million in Depreciation on operating leases, a $23 million increase in Other operating expenses, an

$8 million increase in Salaries and related expenses and a $1 million increase in Occupancy and other office expenses
that were partially offset by decreases of $46 million in Fleet interest expense and $1 million in Other depreciation
and amortization.

For 2008 compared to 2007, the primary driver for the reduction in segment profit was the impact of an increase in
debt fees and increased spreads between the indices used for billings and the index associated with our vehicle
management asset-backed debt of $40 million. For 2008 compared to 2007, the decline in average unit counts, as
detailed in the chart below, was primarily attributable to deteriorating economic conditions and the timing
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associated with the roll-off of leased units due to the uncertainty generated by the announcement of a merger
agreement with General Electric Capital Corporation during 2007, which was ultimately terminated in 2008.

The following tables present a summary of our financial results and related drivers for the Fleet Management Services
segment, and are followed by a discussion of each of the key components of our Net revenues and Total expenses:

Average for the

Year Ended
December 31,
%
2008 2007 Change Change
(In thousands of units)
Leased vehicles 335 342 (7 2)%
Maintenance service cards 299 326 27 (8)%
Fuel cards 296 330 (34) (10)%
Accident management vehicles 323 334 (11D 3)%
Year Ended
December 31,
%
2008 2007 Change Change
(In
millions)
Fleet management fees $ 163 $ 164 $ (1) (D%
Fleet lease income 1,585 1,598 (13) (D%
Other income 79 99 (20) 20)%
Net revenues 1,827 1,861 (34) 2)%
Salaries and related expenses 100 92 8 9%
Occupancy and other office expenses 19 18 1 6%
Depreciation on operating leases 1,299 1,264 35 3%
Fleet interest expense 169 215 (46) 21D %
Other depreciation and amortization 11 12 (D) (8)%
Other operating expenses 167 144 23 16%
Total expenses 1,765 1,745 20 1%
Segment profit $ 62 $ 116 $ (54) (47 %

Fleet Management Fees

Fleet management fees consist primarily of the revenues of our principal fee-based products: fuel cards, maintenance
services, accident management services and monthly management fees for leased vehicles. Fleet management fees
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decreased by $1 million (1%) during 2008 compared to 2007, due to a $1 million decrease in revenue from our
principal fee-based products.

Fleet Lease Income

Fleet lease income decreased by $13 million (1%) during 2008 compared to 2007, due to a decrease in billings
partially offset by an increase in lease syndication volume. The decrease in billings was attributable to lower interest
rates on variable-rate leases, which was partially offset by higher billings as a result of an increase in the depreciation
component of Fleet lease income related to vehicles under operating leases. For operating leases, Fleet lease income
contains a depreciation component, an interest component and a management fee component.

Other Income

Other income decreased by $20 million (20%) during 2008 compared to 2007, primarily due to decreased vehicle
sales at our dealerships and decreased interest income that were partially offset by a $7 million gain
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recognized on the early termination of a technology development and licensing arrangement during 2008. The
decrease in vehicle sales at our dealerships was primarily due to an overall decline in vehicle sales within the industry
and the deterioration of general economic conditions.

Salaries and Related Expenses

Salaries and related expenses increased by $8 million (9%) during 2008 compared to 2007, primarily due to $5 million
of severance costs incurred during 2008 and an increase in variable compensation as a result of an increase in Stock
compensation expense.

Depreciation on Operating Leases

Depreciation on operating leases is the depreciation expense associated with our leased asset portfolio. Depreciation
on operating leases during 2008 increased by $35 million (3%) compared to 2007, primarily due to an increase in
vehicles under operating leases.

Fleet Interest Expense

Fleet interest expense decreased by $46 million (21%) during 2008 compared to 2007, primarily due to decreasing
short-term interest rates related to borrowings associated with leased vehicles that was partially offset by increases in
ABCP spreads and program and commitment fee rates on our vehicle management asset-backed debt. The average
daily one-month LIBOR, which is used as a benchmark for short-term rates, decreased by 256 bps during 2008
compared to 2007.

Other Operating Expenses

Other operating expenses increased by $23 million (16%) during 2008 compared to 2007, primarily due to an increase
in cost of goods sold as a result of the increase in lease syndication volume that was partially offset by a decrease in
cost of goods sold as a result of a decrease in vehicle sales at our dealerships. Other operating expenses during 2007
include a $10 million reduction in accruals due to the resolution of foreign non-income based tax contingencies.

Liquidity and Capital Resources
General

Our liquidity is dependent upon our ability to fund maturities of indebtedness, to fund growth in assets under
management and business operations and to meet contractual obligations. We estimate how these liquidity needs may
be impacted by a number of factors including fluctuations in asset and liability levels due to changes in our business
operations, levels of interest rates and unanticipated events. Our primary operating funding needs arise from the
origination and warehousing of mortgage loans, the purchase and funding of vehicles under management and the
retention of MSRs. Sources of liquidity include equity capital including retained earnings, the unsecured debt markets,
committed and uncommitted credit facilities, secured borrowings including the asset-backed debt markets and the
liquidity provided by the sale or securitization of assets.

During 2008 and into 2009, dramatic declines in home prices, adverse developments in the secondary mortgage
market and volatility in ABS markets, including the Canadian ABS markets, negatively impacted the availability of
funding and limited our access to one or more of the funding sources used to fund MLHS and Net investment in fleet
leases. However, conditions in the ABS markets in the U.S. and Canada and the credit markets have improved
significantly during 2009 and into 2010. While we expect that the costs associated with our borrowings, including
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relative spreads and conduit fees, will be higher during 2010 compared to such costs prior to the disruption in the
credit markets, relative spreads have tightened significantly during 2009 and into 2010. (See =~ Debt Maturities below
for more information regarding the contractual maturity dates for our borrowing arrangements.)

Due to disruptions in the credit markets, specifically the Canadian ABS markets, beginning in the second half of 2007,
we were unable to utilize certain direct financing lease funding structures, which include the receipt of
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substantial lease prepayments, for new lease originations by our Canadian fleet management operations. This resulted
in an increase in the use of unsecured funding for the origination of operating leases in Canada during 2009. Vehicles
under operating leases are included within Net investment in fleet leases in the accompanying Consolidated Balance
Sheets net of accumulated depreciation, whereas the component of Net investment in fleet leases related to direct
financing leases represents the lease payment receivable related to those leases net of any unearned income.
Approximately $357 million of capacity under our unsecured credit facilities was being used to fund Canadian
operating leases as of December 31, 2009. In January 2010, FLRT issued $343 million of senior asset-backed term
notes.

In order to provide adequate liquidity throughout a broad array of operating environments, our funding plan relies
upon multiple sources of liquidity and considers our projected cash needs to fund mortgage loan originations,
purchase vehicles for lease, hedge our MSRs (if any) and meet various other obligations. We maintain liquidity at the
parent company level through access to the unsecured debt markets and through unsecured committed bank facilities.
Unsecured debt markets include commercial paper issued by the parent company which we fully support with
committed bank facilities; however, there has been limited funding available to us in the commercial paper market
since January 2008. During the third quarter of 2009, we accessed the unsecured debt markets through the issuance of
the 2014 Convertible Notes. See  Indebtedness Unsecured Debt for further discussion regarding the 2014 Convertible
Notes. These various unsecured sources of funds are utilized to provide for a portion of the operating needs of our
mortgage and fleet management businesses. In addition, secured borrowings, including asset-backed debt, asset sales
and securitization of assets, are utilized to fund both vehicles under management and mortgages held for resale. Our
inability to renew such financing arrangements would eliminate a significant source of liquidity for our operations and
there can be no assurance that we would be able to find replacement financing on terms acceptable to us, if at all. We
intend to continue to evaluate our funding strategies.

Given our expectation for business volumes, we believe that our sources of liquidity are adequate to fund our
operations for the next 12 months. We expect aggregate capital expenditures for 2010 to be between $25 million and
$38 million, in comparison to $11 million for 2009.

Cash Flows

At December 31, 2009, we had $150 million of Cash and cash equivalents, an increase of $41 million from
$109 million at December 31, 2008. The following table summarizes the changes in Cash and cash equivalents during
the years ended December 31, 2009 and 2008:

Year Ended
December 31,
2009 2008 Change
(In millions)

Cash provided by (used in):

Operating activities $ 1,283 $ 1,893 $ (610)
Investing activities (550) (1,408) 858
Financing activities (655) (553) (102)
Effect of changes in exchange rates on Cash and cash equivalents 37 28 (65)
Net increase (decrease) in Cash and cash equivalents $ 41 $ (40) $ 81
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During 2009, we generated $610 million less cash from our operating activities than during 2008 primarily due to a
$334 million decrease in net cash inflows related to the origination and sale of mortgage loans. Cash flows related to
the origination and sale of mortgage loans may fluctuate significantly from period to period due to the timing of the
underlying transactions.
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Investing Activities

During 2009, we used $858 million less cash in our investing activities than during 2008. The decrease in cash used in
investing activities was primarily attributable to a $772 million decrease in net cash outflows related to the acquisition
and sale of investment vehicles and a $129 million decrease in cash paid on derivatives related to MSRs that were
partially offset by an $87 million decrease in proceeds from the sale of MSRs and excess servicing and an $18 million
decrease in net settlement proceeds from derivatives related to MSRs. Cash flows related to the acquisition and sale of
vehicles fluctuate significantly from period to period due to the timing of the underlying transactions.

Financing Activities

During 2009, we used $102 million more cash in our financing activities than during 2008 primarily due to a

$230 million increase in principal payments on borrowings, net of proceeds that were partially offset by a

$133 million net decrease in short-term borrowings during 2008. The fluctuations in the components of Cash used in
financing activities during 2009 in comparison to 2008 were primarily due to a lower decrease in the funding
requirements for assets under management programs.

Secondary Mortgage Market

We rely on the secondary mortgage market for a substantial amount of liquidity to support our mortgage operations.
Nearly all mortgage loans that we originate are sold in the secondary mortgage market, primarily in the form of MBS,
ABS and whole-loan transactions. A large component of the MBS we sell is guaranteed by Fannie Mae, Freddie Mac
or Ginnie Mae (collectively, Agency MBS ). Historically, we have also issued non-agency (or non-conforming) MBS
and ABS. We have also publicly issued both non-conforming MBS and ABS that are registered with the SEC, in
addition to private non-conforming MBS and ABS. However, secondary market liquidity for all non-conforming
products has been severely limited since the second quarter of 2007. Generally, these types of securities have their

own credit ratings and require some form of credit enhancement, such as over-collateralization, senior-subordinated
structures, PMI, and/or private surety guarantees.

The Agency MBS, whole-loan and non-conforming markets for mortgage loans have historically provided substantial
liquidity for our mortgage loan production operations. Because certain of these markets are illiquid, including those
for jumbo, Alt-A, and other non-conforming loan products, we have modified the types of loans that we originated
and expect to continue to modify the types of mortgage loans that we originate in accordance with secondary market
liquidity. We focus our business process on consistently producing quality mortgage loans that meet investor
requirements to continue to access these markets. Substantially all of our loans closed to be sold originated during
2009 were conforming.

See  Overview Mortgage Production and Mortgage Servicing Segments Mortgage Industry Trends and PartI Item 1A.
Risk Factors Risks Related to our Business Adverse developments in the secondary mortgage market could have a

material adverse effect on our business, financial position, results of operations or cash flows. included in this

Form 10-K for more information regarding the secondary mortgage market.
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We utilize both secured and unsecured debt as key components of our financing strategy. Our primary financing needs
arise from our assets under management programs which are summarized in the table below:

December 31,
2009 2008
(In millions)
Restricted cash $ 596 $ o614
Mortgage loans held for sale 1,218 1,006
Net investment in fleet leases 3,610 4,204
Mortgage servicing rights 1,413 1,282
Investment securities 12 37
Assets under management programs $ 6,849 $ 7,143
70
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The following tables summarize the components of our indebtedness as of December 31, 2009:

Chesapeake

Series 2006-2
Variable Funding
Notes

Chesapeake

Series 2009-1 Term
Notes

Chesapeake

Series 2009-2

Class A Term Notes
Chesapeake

Series 2009-2

Class B Term
Notes(?)
Chesapeake

Series 2009-2

Class C Term
Notes(?
Chesapeake

Series 2009-3

Class A Term Notes
Chesapeake

Series 2009-4

Class A Term Notes

Other

Total Vehicle
Management
Asset-Backed Debt

RBS Repurchase
Facility®
Fannie Mae
Repurchase
Facilities(10)
Other(!D
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657

1,000

850

28

24

50

250

33

2,892

622

325
49

657

1,000

850

28

24

50

250

33

2,892

1,500

325
60

Interest

Balance Capacity® Rate®

2.0%®

3.0%

1.0%
2.7%

December 31, 2009
Assets Held as Collateral®
Mortgage Net
Loans Investment
Held
Expiry Accounts Restricted for
Date® Receivable Cash Sale
(Dollars in millions)

Maturity/

in Fleet
Leases®)

2/26/2009¢ )

5/20/2010

2/17/2011

2/17/2011

2/17/2011

10/20/2011

2/18/2010
3/2010-
6/2016

$ 218 297 § $ 3,082

6/24/2010 1 667

N/A 333
52 5
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Total Mortgage

Warehouse

Asset-Backed Debt 996
Term Notes(12) 439
Credit Facilities(!49 432
Convertible Notes

due 2012(16) 221
Convertible Notes

due 20147 180

Total Unsecured
Debt 1,272

Total Debt $ 5,160

(1) Assets held as collateral are not available to pay our general obligations.
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1,885
439
1,305
221

180

2,145

$ 6,922

6.5%-
7.9%13)
1.0%15)
4.0%

4.0%

9/2010-
10/2010

4/2010-
4/2018
1/6/2011
4/15/2012

9/1/2014

52

73

$

1 1,005

298 $ 1,005 $ 3,082

@) Capacity is dependent upon maintaining compliance with, or obtaining waivers of, the terms, conditions and
covenants of the respective agreements. With respect to asset-backed funding arrangements, capacity may be
further limited by the asset eligibility requirements under the respective agreements. The Chesapeake Term Notes
have revolving periods during which time the pro-rata share of lease cash flows pledged to Chesapeake will
create availability to fund the acquisition of vehicles to be leased to customers of our Fleet Management Services
segment. See Asset-Backed Debt Vehicle Management Asset-Backed Debt below for additional information.

() Represents the variable interest rate as of the respective date, with the exception of total vehicle management
asset-backed debt, term notes and the Convertible Notes.
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The maturity date for the Chesapeake Term Notes represents the end of the respective revolving period, during
which time the respective notes pro-rata share of lease cash flows pledged to Chesapeake will create availability
to fund the acquisition of vehicles to be leased to customers of our Fleet Management Services segment.
Subsequent to the revolving period, the notes will amortize in accordance with their terms (as further discussed
below). See Asset-Backed Debt Vehicle Management Asset-Backed Debt below for additional information.

The titles to all the vehicles collateralizing the debt issued by Chesapeake are held in a bankruptcy remote trust
and we act as a servicer of all such leases. The bankruptcy remote trust also acts as a lessor under both operating
and direct financing lease agreements.

We elected to allow the Series 2006-2 notes to amortize in accordance with their terms on the Scheduled Expiry
Date (as defined below). During the Amortization Period (as defined below), we are unable to borrow additional
amounts under these notes. See Asset-Backed Debt Vehicle Management Asset-Backed Debt below for
additional information.

The carrying amount of the Chesapeake Series 2009-2 Series B and Series C term notes as of December 31, 2009
is net of an unamortized discount of $3 million and $5 million, respectively. See Asset-Backed Debt Vehicle
Management Asset-Backed Debt below for additional information.

Represents the weighted-average interest rate of our vehicle management asset-backed debt arrangements as of
December 31, 2009.

We maintain a variable-rate committed mortgage repurchase facility (the RBS Repurchase Facility ) with The
Royal Bank of Scotland plc ( RBS ). At our election, subject to compliance with the terms of the Amended and
Restated Master Repurchase Agreement (the Amended Repurchase Agreement ) and payment of renewal fees,
the RBS Repurchase Facility was renewed for an additional 364-day term on June 25, 20009.

The balance and capacity represents amounts outstanding under our variable-rate uncommitted mortgage
repurchase facilities (the Fannie Mae Repurchase Facilities ) with Fannie Mae. Total uncommitted capacity was
approximately $3.0 billion as of December 31, 2009.

Represents the variable interest rate on the majority of other mortgage warehouse asset-backed debt as of
December 31, 2009. The outstanding balance as of December 31, 2009 also includes $5 million outstanding
under another variable-rate mortgage warehouse facility that bore interest at 3.1%.

Represents medium-term notes (the MTNs ) publicly issued under the indenture, dated as of November 6, 2000
(as amended and supplemented, the MTN Indenture ) by and between PHH and The Bank of New York, as
successor trustee for Bank One Trust Company, N.A.

Represents the range of stated interest rates of the MTNs outstanding as of December 31, 2009. The effective
rate of interest of our outstanding MTNs was 7.2% as of December 31, 2009.

Credit facilities primarily represents a $1.3 billion Amended and Restated Competitive Advance and Revolving
Credit Agreement (the Amended Credit Facility ), dated as of January 6, 2006, among PHH, a group of lenders
and JPMorgan Chase Bank, N.A., as administrative agent.

Represents the interest rate on the Amended Credit Facility as of December 31, 2009, excluding per annum
utilization and facility fees. The outstanding balance as of December 31, 2009 also includes $72 million
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outstanding under another variable-rate credit facility that bore interest at 1.0%. See Unsecured Debt Credit
Facilities below for additional information.

(16) On April 2, 2008, we completed a private offering of our 2012 Convertible Notes with an aggregate principal
amount of $250 million and a maturity date of April 15, 2012 to certain qualified institutional buyers. The
carrying amount as of December 31, 2009 is net of an unamortized discount of $29 million. The effective rate of
interest of the 2012 Convertible Notes was 12.4% as of December 31, 2009, which represents the 4.0%
semiannual cash payment and the non-cash accretion of discount and issuance costs. There were no conversions
of the 2012 Convertible Notes during 2009.

(7 On September 29, 2009, we completed a private offering of our 2014 Convertible Notes with an aggregate
principal balance of $250 million and a maturity date of September 1, 2014 to certain qualified institutional
buyers. The carrying amount as of December 31, 2009 is net of an unamortized discount of $70 million. The
effective rate of interest of the 2014 Convertible Notes was 13.0% as of December 31, 2009, which represents
the 4.0% semiannual cash payment and the non-cash accretion of discount and issuance costs. There were no
conversions of the 2014 Convertible Notes during 2009.

Asset-Backed Debt
Vehicle Management Asset-Backed Debt

Vehicle management asset-backed debt primarily represents variable-rate debt issued by our wholly owned subsidiary,
Chesapeake, to support the acquisition of vehicles used by our Fleet Management Services segment s
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U.S. leasing operations. On February 27, 2009, we amended the agreement governing the Series 2006-1 notes to
extend the scheduled expiry date to March 27, 2009 in order to provide additional time for us and the lenders of the
Chesapeake notes to evaluate the long-term funding arrangements for its Fleet Management Services segment. The
amendment also included a reduction in the total capacity of the Series 2006-1 notes from $2.5 billion to $2.3 billion
and the payment of certain extension fees. Additionally, on February 26, 2009 (the Scheduled Expiry Date ), we
elected to allow the Series 2006-2 notes to amortize in accordance with their terms, as further discussed below. On
October 8, 2009, the remaining obligations under the Series 2006-1 Chesapeake variable funding notes were paid in
full. (See PartI Item 1A. Risk Factors Risks Related to our Business Adverse developments in the asset-backed
securities market have negatively affected the availability of funding and our cost of funds, which could have a
material and adverse effect on our business, financial position, results of operations or cash flows. )

During the amortization period, we will be unable to borrow additional amounts under the variable funding notes or
use the pro-rata share of lease cash flows to fund the acquisition of vehicles to be leased under the Chesapeake Term
Notes, and monthly repayments will be made on the notes through the earlier of 125 months following the Scheduled
Expiry Date, or when the respective series of notes are paid in full based on an allocable share of the collection of cash
receipts of lease payments from its clients relating to the collateralized vehicle leases and related assets (the

Amortization Period ). The allocable share is based upon the outstanding balance of those notes relative to all other
outstanding series notes issued by Chesapeake as of the commencement of the Amortization Period. After the
payment of interest, servicing fees, administrator fees and servicer advance reimbursements, any monthly lease
collections during the Amortization Period of a particular series would be applied to reduce the principal balance of
the series notes.

On September 11, 2009, Chesapeake issued $31 million and $29 million of Class B and Class C, respectively, of
Chesapeake Term Notes under Series 2009-2, which were purchased by another of our wholly owned subsidiaries.
Subsequently, on September 29, 2009, the Series 2009-2 Class B and Series 2009-2 Class C notes were resold to
certain qualified institutional buyers. In addition, $300 million of Class A Chesapeake Term Notes were issued under
Series 2009-3 and 2009-4 during the fourth quarter of 2009, as detailed in the chart above. Proceeds from the
Chesapeake Term Notes issued during 2009 were primarily used to repay a portion of the Series 2006-1 notes, fund
the acquisition of vehicles to be leased to customers of our Fleet Management Services segment and reduce the
amounts outstanding under the Amended Credit Facility.

As of December 31, 2009, 84% of the carrying value of our fleet leases collateralized the debt issued by Chesapeake.
These leases include certain eligible assets representing the borrowing base of the variable funding and term notes
issued by Chesapeake (the Chesapeake Lease Portfolio ). Approximately 99% of the Chesapeake Lease Portfolio as of
December 31, 2009 consisted of open-end leases, in which substantially all of the residual risk on the value of the
vehicles at the end of the lease term remains with the lessee. As of December 31, 2009, the Chesapeake Lease

Portfolio consisted of 23% and 77% fixed-rate and variable-rate leases, respectively. As of December 31, 2009, the

top 25 client lessees represented approximately 50% of the Chesapeake Lease Portfolio, with no client exceeding 5%.

Renewal of existing series or issuance of new series of Chesapeake notes on terms acceptable to us, or our ability to
enter into alternative vehicle management asset-backed debt arrangements could be adversely affected in the event of:
(i) the deterioration in the quality of the assets underlying the asset-backed debt arrangement; (ii) increased costs
associated with accessing or our inability to access the asset-backed debt market; (iii) termination of our role as
servicer of the underlying lease assets in the event that we default in the performance of our servicing obligations or
we declare bankruptcy or become insolvent or (iv) our failure to maintain a sufficient level of eligible assets or credit
enhancements, including collateral intended to provide for any differential between variable-rate lease revenues and
the underlying variable-rate debt costs. (See Part1 Item 1A. Risk Factors Adverse developments in the asset-backed
securities market have negatively affected the availability of funding and our costs of funds, which could have a
material and adverse effect on our business, financial position, results of operations or cash flows. for more
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On January 27, 2010, FLRT issued approximately $119 million of senior Class A-1 term asset-backed notes which

was comprised of two subclasses of senior term asset-backed notes (the Series 2010-1 Class A-1 Notes ) and
approximately $224 million of senior Class A-2 term asset-backed notes under Series 2010-1 which was comprised of
two subclasses of senior term asset backed notes (the Series 2010-1 Class A-2 Notes and together with the

Series 2010-1 Class A-1 Notes, collectively the Series 2010-1 Class A Notes ) to finance a fixed pool of eligible lease
assets in Canada. The proceeds of the issuance were primarily used to reduce amounts outstanding under our

Amended Credit Facility. Three of the four subclasses of Series 2010-1 Class A Notes were denominated in Canadian
dollars with the remaining subclass of Series 2010-1 Class A Notes denominated in U.S. dollars. The
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Series 2010-1 Class A-1 notes and Class A-2 notes are amortizing notes and have maturity dates of February 15, 2011
and November 15, 2013, respectively. The Series 2010-1 Class A Notes are collateralized by approximately

$377 million of leased vehicles and related assets, which are not available to pay our general obligations. The lease
cash flows related to the underlying collateralized leases will be used to repay the principal outstanding under the
Series 2010-1 Class A Notes. FLRT is a Canadian special purpose trust and its primary business activities include the
acquisition, disposition and administration of purchased or acquired lease assets from our other Canadian subsidiaries
and the borrowing of funds or the issuance of securities to finance such acquisitions.

Mortgage Warehouse Asset-Backed Debt

We maintained a 364-day $500 million variable-rate committed mortgage repurchase facility with Citigroup Global
Markets Realty Corp. (the Citigroup Repurchase Facility ). We repaid all outstanding obligations under the Citigroup
Repurchase Facility as of February 26, 2009.

The Mortgage Venture maintained a variable-rate committed repurchase facility (the Mortgage Venture Repurchase
Facility ) with Bank of Montreal and Barclays Bank PLC as Bank Principals and Fairway Finance Company, LLC and
Sheffield Receivables Corporation as Conduit Principals. On December 15, 2008, the parties agreed to amend the
Mortgage Venture Repurchase Facility to, among other things, reduce the total committed capacity to $125 million by
March 31, 2009 through a series of commitment reductions. Additionally, the parties elected not to renew the
Mortgage Venture Repurchase Facility beyond its maturity date and we repaid all outstanding obligations under the
Mortgage Venture Repurchase Facility on May 28, 2009. Although the Mortgage Venture continues to evaluate
potential alternative sources of committed mortgage warehouse asset-backed debt, there can be no assurance that such
alternative sources of funding will be obtained on terms that are commercially agreeable to us, if at all. Alternatively,
during the first half of 2009, the Mortgage Venture undertook a variety of actions in order to shift its mortgage loan
production primarily to mortgage loans that are brokered through third party investors, including PHH Mortgage, in
order to decrease its reliance on committed mortgage warehouse asset-backed debt unless and until an alternative
source of funding is obtained.

The availability of the mortgage warehouse asset-backed debt could suffer in the event of: (i) the continued

deterioration in the performance of the mortgage loans underlying the asset-backed debt arrangement; (ii) our failure

to maintain sufficient levels of eligible assets or credit enhancements; (iii) our inability to access the asset-backed debt
market to refinance maturing debt; (iv) our inability to access the secondary market for mortgage loans;

(v) termination of our role as servicer of the underlying mortgage assets in the event that (a) we default in the

performance of our servicing obligations or (b) we declare bankruptcy or become insolvent or (vi) our failure to

comply with certain financial covenants (see Debt Covenants below for additional information). (See PartI Item 1A.
Risk Factors Risks Related to our Business Adverse developments in the asset-backed securities market have

negatively affected the availability of funding and our costs of funds, which could have a material and adverse effect

on our business, financial position, results of operations or cash flows. in this Form 10-K for more information.)

Unsecured Debt

Historically, the public debt markets have been an important source of financing for us, due to their efficiency and low
cost relative to certain other sources of financing. The credit markets have experienced extreme volatility and
disruption, which has resulted in a significant tightening of credit, including with respect to unsecured debt. Prior to
the disruption in the credit markets, we typically accessed these markets by issuing unsecured commercial paper and
MTNs. During 2009, there was no funding available to us in the commercial paper markets, and availability is
unlikely given our short-term credit ratings. It is our policy to maintain available capacity under our committed
unsecured credit facilities to fully support our outstanding unsecured commercial paper. However, given that the
commercial paper markets are unavailable to us, our committed unsecured credit facilities have provided us with an
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alternative source of liquidity. During 2008 and 2009, we also accessed the institutional debt market through the
issuance of the Convertible Notes. As of December 31, 2009, we had a total of approximately $840 million in
unsecured public and institutional debt outstanding.
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Our credit ratings as of February 15, 2010 were as follows:

Moody s
Investors Standard Fitch
Service & Poor s Ratings
Senior unsecured debt Ba2 BB+ BB+
Short-term debt NP B B

As of February 15, 2010, the ratings outlooks on our senior unsecured debt provided by Moody s Investors Service,
Standard & Poor s and Fitch Ratings were Negative. There can be no assurance that the ratings and ratings outlooks on
our senior unsecured long-term debt and other debt will remain at these levels.

A security rating is not a recommendation to buy, sell or hold securities, may not reflect all of the risks associated with
an investment in our debt securities and is subject to revision or withdrawal by the assigning rating organization. Each
rating should be evaluated independently of any other rating.

Moody s Investors Service s rating of our senior unsecured long-term debt was lowered to Ba2 on March 2, 2009. In
addition, Standard and Poor s rating of our senior unsecured long-term debt was lowered to BB+ on February 11, 2009,
and Fitch Ratings rating of our senior unsecured long-term debt was also lowered to BB+ on February 26, 2009. As a
result of our senior unsecured long-term debt no longer being investment grade, our access to the public debt markets
may be severely limited. We may be required to rely upon alternative sources of financing, such as bank lines and
private debt placements and pledge otherwise unencumbered assets. There can be no assurance that we will be able to
find such alternative financing on terms acceptable to us, if at all. Furthermore, we may be unable to retain all of our
existing bank credit commitments beyond the then-existing maturity dates. As a consequence, our cost of financing
could rise significantly, thereby negatively impacting our ability to finance some of our capital-intensive activities,

such as our ongoing investment in MSRs and other retained interests.

Credit Facilities

Pricing under the Amended Credit Facility is based upon our senior unsecured long-term debt ratings. If the ratings on
our senior unsecured long-term debt assigned by Moody s Investors Service, Standard & Poor s and Fitch Ratings are
not equivalent to each other, the second highest credit rating assigned by them determines pricing under the Amended
Credit Facility. On February 11, 2009, Standard & Poor s downgraded its rating of our senior unsecured long-term
debt from BBB- to BB+, and Fitch Ratings rating of our senior unsecured long-term debt was lowered to BB+ on
February 26, 2009. In addition, on March 2, 2009, Moody s Investors Service downgraded its rating of our senior
unsecured long-term debt from Bal to Ba2. As of December 31, 2009, borrowings under the Amended Credit Facility
bore interest at a margin of 70.0 bps over a benchmark index of either LIBOR or the federal funds rate. The Amended
Credit Facility also requires us to pay utilization fees if its usage exceeds 50% of the aggregate commitments under
the Amended Credit Facility and per annum facility fees. As of December 31, 2009, the per annum utilization and
facility fees were 12.5 bps and 17.5 bps, respectively.

Convertible Notes
The Convertible Notes are senior unsecured obligations, which rank equally with all of our existing and future senior
debt. The 2014 Convertible Notes are governed by the 2014 Convertible Notes Indenture, dated September 29, 2009,

between us and The Bank of New York Mellon, as trustee. The 2012 Convertible Notes are governed by the 2012
Convertible Notes Indenture, dated April 2, 2008, between us and The Bank of New York Mellon, as trustee.
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Under the Convertible Notes Indentures, the Conversion Options allow holders to convert all or any portion of the
2014 Convertible Notes and the 2012 Convertible Notes at any time from, and including, March 1, 2014 and
October 15, 2011, respectively, through the third business day immediately preceding their maturity on September 1,
2014 and April 15, 2012, respectively, or prior to March 1, 2014 and October 15, 2011, respectively, in the event of
the occurrence of certain triggering events related to the price of the Convertible Notes, the price of our Common
stock or certain corporate events. Upon conversion, we will deliver the principal portion in cash and, if the conversion
price calculated for each business day over a period of 60 consecutive business days exceeds the principal amount (the
Conversion Premium ), shares of our Common stock or cash for the Conversion Premium,
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but currently only in cash for the 2014 Convertible Notes, as further discussed below. Subject to certain exceptions,
the holders of the Convertible Notes may require us to repurchase all or a portion of their Convertible Notes upon a
fundamental change, as defined under the Convertible Notes Indentures. We will generally be required to increase the
conversion rate for holders that elect to convert their Convertible Notes in connection with a make-whole fundamental
change. In addition, the conversion rate may be adjusted upon the occurrence of certain events. We may not redeem
the 2014 Convertible Notes or the 2012 Convertible Notes prior to their maturity on September 1, 2014 and April 15,
2012, respectively.

In connection with the issuance of the 2014 Convertible Notes and the 2012 Convertible Notes, we entered into
convertible note hedging transactions with respect to the Conversion Premium (the 2014 Purchased Options and the

2012 Purchased Options, respectively) and warrant transactions whereby we sold warrants to acquire, subject to
certain anti-dilution adjustments, shares of our Common stock (the 2014 Sold Warrants and the 2012 Sold Warrants,
respectively). The 2014 Purchased Options and 2014 Sold Warrants are intended to reduce the potential dilution of
our Common stock upon potential future conversion of the 2014 Convertible Notes and generally have the effect of
increasing the conversion price of the 2014 Convertible Notes from $25.805 (based on the initial conversion rate of
38.7522 shares of our Common stock per $1,000 principal amount of the 2014 Convertible Notes) to $34.74 per share.
The 2012 Purchased Options and 2012 Sold Warrants are intended to reduce the potential dilution to our Common
stock upon potential future conversion of the 2012 Convertible Notes and generally have the effect of increasing the
conversion price of the 2012 Convertible Notes from $20.50 (based on the initial conversion rate of 48.7805 shares of
our Common stock per $1,000 principal amount of the 2012 Convertible Notes) to $27.20 per share.

The 2014 Convertible Notes and 2012 Convertible Notes bear interest at 4.0% per year, payable semiannually in
arrears in cash on March 15t and September 15t and April 15% and October 15, respectively. In connection with the
issuance of the 2014 Convertible Notes and 2012 Convertible Notes, we recognized an original issue discount and
issuance costs of $74 million and $60 million, respectively, which are being accreted to Mortgage interest expense in
the accompanying Consolidated Statements of Operations through March 1, 2014 and October 15, 2011, respectively,
or the earliest conversion date of the 2014 Convertible Notes and 2012 Convertible Notes.

The NYSE regulations require stockholder approval prior to the issuance of shares of common stock or securities
convertible into common stock that will, or will upon issuance, equal or exceed 20% of outstanding shares of common
stock. Unless and until stockholder approval to exceed this limitation is obtained, we will settle conversion of the
2014 Convertible Notes entirely in cash. Based on these settlement terms, we determined that at the time of issuance
of the 2014 Convertible Notes, the 2014 Conversion Option and 2014 Purchased Options did not meet all the criteria
for equity classification and, therefore, recognized the Conversion Option and Purchased Options as a derivative
liability and derivative assets, respectively, with the offsetting changes in their fair value recognized in Mortgage
interest expense in the accompanying Consolidated Financial Statements. (See Note 7, Derivatives and Risk
Management Activities in these accompanying Notes to Consolidated Financial Statements for additional information
regarding the 2014 Conversion Option and 2014 Purchased Options.) As of December 31, 2009 and 2008, we
determined that the 2014 Sold Warrants, 2012 Sold Warrants, 2012 Conversion Option and 2012 Purchased Options
are all indexed to our own stock and met all the criteria for equity classification. As such, these derivative instruments
are recorded within Additional paid-in capital in the accompanying Consolidated Financial Statements and have no
impact on our accompanying Consolidated Statements of Operations.

The net proceeds from the 2014 Convertible Notes offering were approximately $242 million. We used a portion of
such proceeds from the offering to pay for the cost of the Purchased Options, taking into account the proceeds from
the Sold Warrants. The remainder of the proceeds from the offering and the Sold Warrants were used to reduce
amounts outstanding under the Amended Credit Facility.
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See Note 11, Debt and Borrowing Arrangements in the accompanying Notes to Consolidated Financial Statements for
additional information regarding the terms of our Convertible Notes.

Debt Maturities

The following table provides the contractual maturities of our indebtedness at December 31, 2009. The maturities of
our vehicle management asset-backed notes, a portion of which are amortizing in accordance with
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their terms, represent estimated payments based on the expected cash inflows related to the securitized vehicle leases

and related assets:

Asset-Backed Unsecured Total
(In millions)

Within one year $ 1,682 $ 5 $ 1,687
Between one and two years 906 432 1,338
Between two and three years 669 250 919
Between three and four years 378 420 798
Between four and five years 218 250 468
Thereafter 44 8 52

$ 3,897 $ 1,365 $ 5262

As of December 31, 2009, available funding under our asset-backed debt arrangements and unsecured committed
credit facilities consisted of:

Utilized Available
Capacity)  Capacity Capacity
(In millions)

Asset-Backed Funding Arrangements

Vehicle management(® $ 2,892 $ 2,892 $
Mortgage warehouse®) 1,885 996 889
Unsecured Committed Credit Facilities™® 1,305 448 857

(1) Capacity is dependent upon maintaining compliance with, or obtaining waivers of, the terms, conditions and
covenants of the respective agreements. With respect to asset-backed funding arrangements, capacity may be
further limited by the asset eligibility requirements under the respective agreements.

@ On February 27, 2009, the Amortization Period of the Series 2006-2 notes began during which time we are unable
to borrow additional amounts under these notes. Amounts outstanding under the Series 2006-2 notes were
$657 million as of December 31, 2009. The Chesapeake Term Notes have revolving periods during which time
the pro-rata share of lease cash flows pledged to Chesapeake will create availability to fund the acquisition of
vehicles to be leased to customers of our Fleet Management Services segment. See Asset-Backed Debt Vehicle
Management Asset-Backed Debt above for additional information.

() Capacity does not reflect $2.7 billion undrawn under the $3.0 billion Fannie Mae Repurchase Facilities, as these
facilities are uncommitted.

@ Utilized capacity reflects $16 million of letters of credit issued under the Amended Credit Facility, which are not
included in Debt in our accompanying Consolidated Balance Sheet.

Debt Covenants
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Certain of our debt arrangements require the maintenance of certain financial ratios and contain restrictive covenants,
including, but not limited to, material adverse change, liquidity maintenance, restrictions on indebtedness of material
subsidiaries, mergers, liens, liquidations and sale and leaseback transactions. The Amended Credit Facility and the
RBS Repurchase Facility require that we maintain: (i) on the last day of each fiscal quarter, net worth of $1.0 billion
plus 25% of net income, if positive, for each fiscal quarter ended after December 31, 2004 and (ii) at any time, a ratio
of indebtedness to tangible net worth no greater than 10:1. The MTN Indenture requires that we maintain a debt to
tangible equity ratio of not more than 10:1. The MTN Indenture also restricts us from paying dividends if, after giving
effect to the dividend payment, the debt to equity ratio exceeds 6.5:1. In addition, the RBS Repurchase Facility
requires PHH Mortgage to maintain a minimum of $3.0 billion in mortgage repurchase or warehouse facilities,
comprised of any uncommitted facilities provided by Fannie Mae and any committed mortgage repurchase or
warehouse facility, including the RBS Repurchase Facility. At December 31, 2009, we were in compliance with all of
our financial covenants related to our debt arrangements.

Under certain of our financing, servicing, hedging and related agreements and instruments (collectively, the Financing
Agreements ), the lenders or trustees have the right to notify us if they believe we have breached a
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covenant under the operative documents and may declare an event of default. If one or more notices of default were to
be given, we believe we would have various periods in which to cure certain of such events of default. If we do not
cure the events of default or obtain necessary waivers within the required time periods, the maturity of some of our
debt could be accelerated and our ability to incur additional indebtedness could be restricted. In addition, events of
default or acceleration under certain of our Financing Agreements would trigger cross-default provisions under certain
of our other Financing Agreements.

Restrictions on Paying Dividends

Many of our subsidiaries (including certain consolidated partnerships, trusts and other non-corporate entities) are
subject to restrictions on their ability to pay dividends or otherwise transfer funds to other consolidated subsidiaries
and, ultimately, to PHH Corporation (the parent company). These restrictions relate to loan agreements applicable to
certain of our asset-backed debt arrangements and to regulatory restrictions applicable to the equity of our insurance
subsidiary, Atrium. The aggregate restricted net assets of these subsidiaries totaled $1.0 billion as of December 31,
2009. These restrictions on net assets of certain subsidiaries, however, do not directly limit our ability to pay
dividends from consolidated Retained earnings. Pursuant to the MTN Indenture, we may not pay dividends on our
Common stock in the event that our debt to equity ratio exceeds 6.5:1, after giving effect to the dividend payment. The
MTN Indenture also requires that we maintain a debt to tangible equity ratio of not more than 10:1. In addition, the
Amended Credit Facility and the RBS Repurchase Facility each include various covenants that may restrict our ability
to pay dividends on our Common stock, including covenants which require that we maintain: (i) on the last day of
each fiscal quarter, net worth of $1.0 billion plus 25% of net income, if positive, for each fiscal quarter ended after
December 31, 2004 and (ii) at any time, a ratio of indebtedness to tangible net worth no greater than 10:1. In addition,
the RBS Repurchase Facility requires PHH Mortgage to maintain a minimum of $3.0 billion in mortgage repurchase
or warehouse facilities, comprised of any uncommitted facilities provided by Fannie Mae and any committed
mortgage repurchase or warehouse facility, including the RBS Repurchase Facility. Based on our assessment of these
requirements as of December 31, 2009, we believe that these restrictions could limit our ability to make dividend
payments on our Common stock in the foreseeable future. However, since the Spin-Off, we have not paid any cash
dividends on our Common stock nor do we anticipate paying any cash dividends on our Common stock in the
foreseeable future.

Contractual Obligations

The following table summarizes our future contractual obligations as of December 31, 2009:

2010 2011 2012 2013 2014  Thereafter Total
(In millions)

Asset-backed debt(D(2) $ 1,682 $ 906 $ 669 $ 378 $ 218 $ 4 $ 3,897
Unsecured debt()®) 5 432 250 420 250 8 1,365
Operating leases® 18 17 16 14 11 74 150
Capital leases(!) 1 1 2
Other purchase

commitments G)(©) 96 1 97

$ 1,802 $ 1357 $ 935 § 812 $ 479 § 126 $ 5,511
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(1) The table above excludes future cash payments related to interest expense. Interest payments during 2009 totaled
$164 million. Interest is calculated on most of our debt obligations based on variable rates referenced to LIBOR
or other short-term interest rate indices. A portion of our interest cost related to vehicle management asset-backed
debt is charged to lessees pursuant to lease agreements.

(@) Represents the contractual maturities for asset-backed debt arrangements as of December 31, 2009, except for our
vehicle management asset-backed notes, where estimated payments have been used based on the expected cash
inflows related to the securitized vehicle leases and related assets. See  Liquidity and Capital
Resources Indebtedness and Note 11, Debt and Borrowing Arrangements in the accompanying Notes to
Consolidated Financial Statements included in this Form 10-K.
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() Represents the contractual maturities for unsecured debt arrangements as of December 31, 2009. See  Liquidity
and Capital Resources Indebtedness and Note 11, Debt and Borrowing Arrangements in the accompanying Notes
to Consolidated Financial Statements included in this Form 10-K.

@ Includes operating leases for our Mortgage Production and Servicing segments in Mt. Laurel, New Jersey;
Jacksonville, Florida and other smaller regional locations throughout the U.S. Also includes leases for our Fleet
Management Services segment for its headquarters office in Sparks, Maryland, office space and marketing centers
in five locations in Canada and four smaller regional locations throughout the U.S. See Note 14, Commitments
and Contingencies in the accompanying Notes to Consolidated Financial Statements included in this Form 10-K.

®) Includes various commitments to purchase goods or services from specific suppliers made by us in the ordinary
course of our business, including those related to capital expenditures. See Note 14, Commitments and
Contingencies in the accompanying Notes to Consolidated Financial Statements included in this Form 10-K.

©) Excludes our liability for unrecognized income tax benefits, which totaled $8 million as of December 31, 2009,
since we cannot predict with reasonable certainty or reliability of the timing of cash settlements to the respective
taxing authorities for these estimated contingencies. See Note 1, Summary of Significant Accounting Policies in
the accompanying Notes to Consolidated Financial Statements included in this Form 10-K for more information
regarding our liability for unrecognized income tax benefits.

As of December 31, 2009, we had commitments to fund mortgage loans with agreed-upon rates or rate protection
amounting to $4.4 billion.

Commitments to sell loans generally have fixed expiration dates or other termination clauses and may require the
payment of a fee. We may settle the forward delivery commitments on MBS or whole loans on a net basis; therefore,
the commitments outstanding do not necessarily represent future cash obligations. Our $6.9 billion of forward delivery
commitments on MBS or whole loans as of December 31, 2009 generally will be settled within 90 days of the
individual commitment date.

See Note 7, Derivatives and Risk Management Activities in the accompanying Notes to Consolidated Financial
Statements included in this Form 10-K.

Off-Balance Sheet Arrangements and Guarantees

In the ordinary course of business, we enter into numerous agreements that contain guarantees and indemnities
whereby we indemnify another party for breaches of representations and warranties. Such guarantees or
indemnifications are granted under various agreements, including those governing leases of real estate, access to credit
facilities, use of derivatives and issuances of debt or equity securities. The guarantees or indemnifications issued are
for the benefit of the buyers in sale agreements and sellers in purchase agreements, landlords in lease contracts,
financial institutions in credit facility arrangements and derivative contracts and underwriters in debt or equity security
issuances. While some of these guarantees extend only for the duration of the underlying agreement, many survive the
expiration of the term of the agreement or extend into perpetuity (unless subject to a legal statute of limitations). There
are no specific limitations on the maximum potential amount of future payments that we could be required to make
under these guarantees and we are unable to develop an estimate of the maximum potential amount of future payments
to be made under these guarantees, if any, as the triggering events are not subject to predictability. With respect to
certain of the aforementioned guarantees, such as indemnifications of landlords against third-party claims for the use
of real estate property leased by us, we maintain insurance coverage that mitigates any potential payments to be made.
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Critical Accounting Policies

In presenting our financial statements in conformity with GAAP, we are required to make estimates and assumptions
that affect the amounts reported therein. Several of the estimates and assumptions we are required to make relate to
matters that are inherently uncertain as they pertain to future events. However, events that are outside of our control
cannot be predicted and, as such, they cannot be contemplated in evaluating such estimates and assumptions. If there
is a significant unfavorable change to current conditions, it could have a material adverse effect on our business,
financial position, results of operations and cash flows. We believe that the estimates and assumptions we used when
preparing our financial statements were the most appropriate at that time. Presented
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below are those accounting policies that we believe require subjective and complex judgments that could potentially
affect reported results.

Fair Value Measurements

We adopted the provisions of ASC 820 for assets and liabilities that are measured at fair value on a recurring basis
effective January 1, 2008 and for nonfinancial assets and nonfinancial liabilities measured at fair value on a
non-recurring basis effective January 1, 2009. ASC 820 defines fair value, establishes a framework for measuring fair
value in GAAP and expands disclosures about fair value measurements. ASC 820 defines fair value as the price that
would be received to sell an asset or paid to transfer a liability in an orderly transaction between market participants.
ASC 820 also prioritizes the use of market-based assumptions, or observable inputs, over entity-specific assumptions
or unobservable inputs when measuring fair value and establishes a three-level hierarchy based upon the relative
reliability and availability of the inputs to market participants for the valuation of an asset or liability as of the
measurement date. The fair value hierarchy designates quoted prices in active markets for identical assets or liabilities
at the highest level and unobservable inputs at the lowest level. Pursuant to ASC 820, when the fair value of an asset
or liability contains inputs from different levels of the hierarchy, the level within which the fair value measurement in
its entirety is categorized is based upon the lowest level input that is significant to the fair value measurement in its
entirety.

In classifying assets and liabilities recorded at fair value on a recurring basis within the valuation hierarchy, we
consider the volume and pricing levels of trading activity observed in the market as well as the age and availability of
other market-based assumptions. When utilizing bids observed on instruments recorded at fair value, we assess
whether the bid is executable given current market conditions relative to other information observed in the market.
Assets and liabilities recorded at fair value are classified in Level Two of the valuation hierarchy when current
market-based information is observable in an active market. Assets and liabilities recorded at fair value are classified
in Level Three of the valuation hierarchy when current, market-based assumptions are not observable in the market or
when such information is not indicative of a fair value transaction between market participants.

We determine fair value based on quoted market prices, where available. If quoted prices are not available, fair value
is estimated based upon other observable inputs, and may include valuation techniques such as present value cash
flow models, option-pricing models or other conventional valuation methods. In addition, when estimating the fair
value of liabilities, we may use the quoted price of an identical liability when traded and as an asset and quoted prices
for similar liabilities or similar liabilities when traded as assets, if available. We use unobservable inputs when
observable inputs are not available. These inputs are based upon our judgments and assumptions, which are our
assessment of the assumptions market participants would use in pricing the asset or liability, which may include
assumptions about risk, counterparty credit quality and liquidity and are developed based on the best information
available. The incorporation of counterparty credit risk did not have a significant impact on the valuation of our assets
and liabilities recorded at fair value on a recurring basis as of December 31, 2009. The use of different assumptions
may have a material effect on the estimated fair value amounts recorded in our financial statements. (See ~ Item 7A.
Quantitative and Qualitative Disclosures About Market Risk for a sensitivity analysis based on hypothetical changes
in interest rates.)

As of December 31, 2009, 34% of our Total assets were measured at fair value on a recurring basis, and less than 1%
of our Total liabilities were measured at fair value on a recurring basis. Approximately 43% of our assets and
liabilities measured at fair value were valued using primarily observable inputs and were categorized within

Level Two of the valuation hierarchy. Our assets and liabilities categorized within Level Two of the valuation
hierarchy are comprised of the majority of our MLHS and derivative assets and liabilities.
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Approximately 58% of our assets and liabilities measured at fair value were valued using significant unobservable
inputs and were categorized within Level Three of the valuation hierarchy. Approximately 86% of our assets and
liabilities categorized within Level Three of the valuation hierarchy are comprised of our MSRs. See ~ Mortgage
Servicing Rights below.

The remainder of our assets and liabilities categorized within Level Three of the valuation hierarchy is comprised of
Investment securities, certain MLHS, IRLCs and the 2014 Conversion Option and 2014 Purchased Options associated

with the 2014 Convertible Notes. Our Investment securities are comprised of interests that
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continue to be held in the sale or securitization of mortgage loans, or retained interests, and are included in

Level Three of the valuation hierarchy due to the inactive, illiquid market for these securities and the significant
unobservable inputs used in their valuation. Certain MLHS are classified within Level Three due to the lack of
observable pricing data. The fair value of our IRLCs is based upon the estimated fair value of the underlying mortgage
loan, adjusted for: (i) estimated costs to complete and originate the loan and (ii) an adjustment to reflect the estimated
percentage of IRLCs that will result in a closed mortgage loan. The valuation of our IRLCs approximates a
whole-loan price, which includes the value of the related MSRs. Due to the unobservable inputs used by us and the
inactive, illiquid market for IRLCs, our IRLCs are classified within Level Three of the valuation hierarchy. The
estimated fair value of the 2014 Conversion Option and 2014 Purchased Options uses an option pricing model and is
primarily impacted by changes in the market price and volatility of our Common stock.

Updates to ASC 815 express the view of the SEC staff that the expected net future cash flows related to the associated
servicing of a loan should be included in the measurement of all written loan commitments that are accounted for at
fair value through earnings. As a result, the expected net future cash flows related to the servicing of mortgage loans
associated with our IRLCs issued from January 1, 2008 forward are included in the fair value measurement of the
IRLC:s at the date of issuance. Prior to the adoption of updates to ASC 815, we did not include the net future cash
flows related to the servicing of mortgage loans associated with the IRLCs in their fair value.

See Note 18, Fair Value Measurements in the accompanying Notes to Consolidated Financial Statements for
additional information regarding the fair value hierarchy, our assets and liabilities carried at fair value and activity
related to our Level Three financial instruments.

Mortgage Servicing Rights

An MSR is the right to receive a portion of the interest coupon and fees collected from the mortgagor for performing
specified mortgage servicing activities, which consist of collecting loan payments, remitting principal and interest
payments to investors, managing escrow funds for the payment of mortgage-related expenses such as taxes and
insurance and otherwise administering our mortgage loan servicing portfolio. MSRs are created through either the
direct purchase of servicing from a third party or through the sale of an originated loan.

The fair value of our MSRs is estimated based upon projections of expected future cash flows. We use a third-party
model as a basis to forecast prepayment rates at each monthly point for each interest rate path calculated using a
probability weighted option adjusted spread ( OAS ) model. Prepayment rates used in the development of expected
future cash flows are based on historical observations of prepayment behavior in similar periods, comparing current
mortgage rates to the mortgage interest rate in our servicing portfolio, and incorporates loan characteristics (e.g., loan
type and note rate) and factors such as recent prepayment experience, the relative sensitivity of our capitalized
servicing portfolio to refinance if interest rates decline and estimated levels of home equity. We validate assumptions
used in estimating the fair value of our MSRs against a number of third-party sources, which may include peer
surveys, MSR broker surveys and other market-based sources. Key assumptions include prepayment rates, discount
rate and volatility. If we experience a 10% adverse change in prepayment rates, OAS and volatility, the fair value of
our MSRs would be reduced by $74 million, $57 million and $28 million, respectively. These sensitivities are
hypothetical and discussed for illustrative purposes only. Changes in fair value based on a 10% variation in
assumptions generally cannot be extrapolated because the relationship of the change in fair value may not be linear.
Also, the effect of a variation in a particular assumption is calculated without changing any other assumption; in
reality, changes in one assumption may result in changes in another, which may magnify or counteract the
sensitivities. Further, this analysis does not assume any impact resulting from management s intervention to mitigate
these variations.

Mortgage Loans Held for Sale
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With the adoption of ASC 825, we elected to measure certain eligible items at fair value, including all of our MLHS
existing at the date of adoption. We also made an automatic election to record future MLHS at fair value. The fair
value election for MLHS is intended to better reflect the underlying economics of our business, as well as eliminate
the operational complexities of our risk management activities related to MLHS and applying hedge accounting.
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MLHS represent mortgage loans originated or purchased by us and held until sold to secondary market investors.
Prior to our election to measure MLHS at fair value under ASC 825, MLHS were recorded in our accompanying
Consolidated Balance Sheet at LOCOM, which was computed by the aggregate method, net of deferred loan
origination fees and costs. The fair value of MLHS is estimated by utilizing either: (i) the value of securities backed
by similar mortgage loans, adjusted for certain factors to approximate the value of a whole mortgage loan, including
the value attributable to mortgage servicing and credit risk, (ii) current commitments to purchase loans or (iii) recent
observable market trades for similar loans, adjusted for credit risk and other individual loan characteristics. As of
December 31, 2009, we classified Scratch and Dent, second-lien, certain non-conforming and construction loans
within Level Three of the valuation hierarchy due to the relative illiquidity observed in the market and lack of trading
activity between willing market participants. The valuation of our MLHS classified within Level Three of the
valuation hierarchy is based upon either the collateral value or expected cash flows of the underlying loans using
assumptions that reflect the current market conditions. When determining the value of these Level Three assets, we
considered our own loss experience related to these assets, as well as discount factors that we observed when the
market for these assets was active, which included increasing historical loss severities as well as lowering expectations
for home sale prices.

Subsequent to our election to measure MLHS at fair value under ASC 825, loan origination fees are recorded when
earned, the related direct loan origination costs are recognized when incurred and interest receivable on MLHS is
included as a component of the fair value of Mortgage loans held for sale in the accompanying Consolidated Balance
Sheets. Unrealized gains and losses on MLHS are included in Gain on mortgage loans, net in the accompanying
Consolidated Statements of Operations. Interest income, which is accrued as earned, is included in Mortgage interest
income in the accompanying Consolidated Statements of Operations, which is consistent with the classification of
these items prior to our election to measure MLHS at fair value under ASC 825. Our policy for placing loans on
non-accrual status is consistent with our policy prior to our election to measure MLHS at fair value under ASC 825.
Loans are placed on non-accrual status when any portion of the principal or interest is 90 days past due or earlier if
factors indicate that the ultimate collectibility of the principal or interest is not probable. Interest received from loans
on non-accrual status is recorded as income when collected. Loans return to accrual status when principal and interest
become current and it is probable the amounts are fully collectible.

Goodwill

We assess the carrying value of our Goodwill for impairment annually, or more frequently if circumstances indicate
impairment may have occurred. We assess Goodwill for such impairment by comparing the carrying value of our
reporting units to their fair value. Our reporting units are the Fleet Management Services segment, PHH Home Loans,
the Mortgage Production segment excluding PHH Home Loans and the Mortgage Servicing segment. When
determining the fair value of our reporting units, we may apply an income approach, using discounted cash flows, or a
combination of an income approach and a market approach, wherein comparative market multiples are used.

The carrying value of our Goodwill was $25 million as of December 31, 2009 and is attributable entirely to our Fleet
Management Services segment. See Note 3, Goodwill and Other Intangible Assets in the accompanying Notes to
Consolidated Financial Statements included in this Form 10-K.

Income Taxes

We account for income taxes in accordance with ASC 740, Income Taxes ( ASC 740 ), which requires that deferred tax
assets and liabilities be recognized using enacted tax rates for the effect of the temporary differences between the book

and tax basis of recorded assets and liabilities. As of December 31, 2009 and 2008, we had net deferred income tax
liabilities of $702 million and $579 million, respectively, primarily resulting from the temporary differences created

from originated MSRs and depreciation and amortization (primarily related to accelerated Depreciation on operating
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leases for tax purposes), which are expected to reverse in future periods creating taxable income. We make estimates
and judgments with regard to the calculation of certain tax assets and liabilities. ASC 740 also requires that deferred
tax assets be reduced by valuation allowances if it is more likely than not that some portion of the deferred tax asset

will not be realized. We assess the likelihood that the benefits of a
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deferred tax asset will be realized by considering historical and projected taxable income and income tax planning
strategies, including the reversal of deferred income tax liabilities.

ASC 740 suggests that additional scrutiny should be given to deferred tax assets of an entity with cumulative pre-tax
losses during the three most recent fiscal years and is widely considered as significant negative evidence that is
objective and verifiable and therefore, difficult to overcome. During the three fiscal years ended December 31, 2009,
we had cumulative pre-tax losses and considered this factor in our analysis of deferred tax assets. However, pre-tax
income or loss under GAAP does not closely correlate with taxable income or loss as a result of the tax regulations
associated with certain income and expenses of our mortgage and fleet operations. Based on projections of taxable
income and prudent tax planning strategies available at our discretion, we determined that it is more-likely-than-not
that certain deferred tax assets would be realized. For those deferred tax assets that we determined it is more likely
than not that they will not be realized, a valuation allowance was established.

Should a change in circumstances lead to a change in our judgments about the realization of deferred tax assets in
future years, we adjust the valuation allowances in the period that the change in circumstances occurs, along with a
charge or credit to income tax expense. Significant changes to our estimates and assumptions may result in an increase
or decrease to our tax expense in a subsequent period. As of December 31, 2009 and 2008, we had valuation
allowances of $70 million and $74 million, respectively, which primarily represent state net operating loss
carryforwards that we believe that it is more likely than not that the loss carryforwards will not be realized. As of
December 31, 2009 and 2008, we had no valuation allowances for deferred tax assets generated from federal net
operating losses.

We adopted updates to ASC 740 effective January 1, 2007. The updates to ASC 740 prescribed a recognition
threshold and measurement attribute for the financial statement recognition and measurement of an income tax
position taken in a tax return. We must presume the income tax position will be examined by the relevant tax authority
and determine whether it is more likely than not that the income tax position will be sustained upon examination,
including the resolution of any related appeals or litigation processes, based on the technical merits of the position. An
income tax position that meets the more-likely-than-not recognition threshold is measured to determine the amount of
the benefit to recognize in the financial statements. We are required to record a liability for unrecognized income tax
benefits for the amount of the benefit included in our previously filed income tax returns and in our financial results
expected to be included in income tax returns to be filed for periods through the date of our accompanying
Consolidated Financial Statements for income tax positions for which it is more likely than not that a tax position will
not be sustained upon examination by the respective taxing authority.

Liabilities for income tax contingencies are reviewed periodically and are adjusted as events occur that affect our
estimates, such as the availability of new information, the lapsing of applicable statutes of limitations, the conclusion
of tax audits, the measurement of additional estimated liabilities based on current calculations (including interest
and/or penalties), the identification of new income tax contingencies, the release of administrative tax guidance
affecting our estimates of income tax liabilities or the rendering of relevant court decisions.

To the extent we prevail in matters for which income tax contingency liabilities have been established or are required
to pay amounts in excess of our income tax contingency liabilities, our effective income tax rate in a given financial
statement period could be materially affected. An unfavorable income tax settlement would require the use of our cash
and may result in an increase in our effective income tax rate in the period of resolution if the settlement is in excess
of our income tax contingency liabilities. An income tax settlement for an amount lower than our income tax
contingency liabilities would be recognized as a reduction in our income tax expense in the period of resolution and
would result in a decrease in our effective income tax rate. Liabilities for income tax contingencies, including accrued
interest and penalties, were $8 million as of both December 31, 2009 and 2008 and are reflected in Other liabilities in
the accompanying Consolidated Balance Sheets.
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Recently Issued Accounting Pronouncements
For detailed information regarding recently issued accounting pronouncements and the expected impact on our
financial statements, see Note 1, Summary of Significant Accounting Policies in the accompanying Notes to

Consolidated Financial Statements included in this Form 10-K.
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Item 7A. Quantitative and Qualitative Disclosures About Market Risk

Our principal market exposure is to interest rate risk, specifically long-term Treasury and mortgage interest rates due
to their impact on mortgage-related assets and commitments. We also have exposure to LIBOR interest rates due to
their impact on variable-rate borrowings, other interest rate sensitive liabilities and net investment in variable-rate
lease assets. We anticipate that such interest rates will remain our primary benchmark for market risk for the
foreseeable future.

Interest Rate Risk
Mortgage Servicing Rights

Our MSRs are subject to substantial interest rate risk as the mortgage notes underlying the MSRs permit the borrowers
to prepay the loans. Therefore, the value of MSRs generally tends to diminish in periods of declining interest rates (as
prepayments increase) and increase in periods of rising interest rates (as prepayments decrease). Although the level of
interest rates is a key driver of prepayment activity, there are other factors that influence prepayments, including home
prices, underwriting standards and product characteristics. From time to time, we use a combination of derivative
instruments to offset potential adverse changes in the fair value of our MSRs that could affect reported earnings.
During 2008, we assessed the composition of our capitalized mortgage loan servicing portfolio and its relative
sensitivity to refinance if interest rates decline, the cost of hedging and the anticipated effectiveness of the hedge given
the economic environment. Based on that assessment, we made the decision to close out substantially all of our
derivatives related to MSRs during the third quarter of 2008, which resulted in volatility in the results of operations
for our Mortgage Servicing segment during 2009 and 2008. As of December 31, 2009, there were no open derivatives
related to MSRs. Our decisions regarding the use of derivatives related to MSRs, if any, could result in continued
volatility in the results of operations for our Mortgage Servicing segment during 2010. See ~ Item 7. Management s
Discussion and Analysis of Financial Condition and Results of Operations Critical Accounting Policies for an
analysis of the impact of a 10% change in key assumptions on the valuation of our MSRs.

Other Mortgage-Related Assets

Our other mortgage-related assets are subject to interest rate and price risk created by (i) our IRLCs and (ii) loans held
in inventory awaiting sale into the secondary market (which are presented as Mortgage loans held for sale in the
accompanying Consolidated Balance Sheets). We use forward delivery commitments on MBS or whole loans to
economically hedge our commitments to fund mortgages and MLHS. These forward delivery commitments fix the
forward sales price that will be realized in the secondary market and thereby reduce the interest rate and price risk to
us.

Indebtedness

The debt used to finance much of our operations is also exposed to interest rate fluctuations. We use various hedging
strategies and derivative financial instruments to create a desired mix of fixed- and variable-rate assets and liabilities.
Derivative instruments used in these hedging strategies include swaps and interest rate caps.

Consumer Credit Risk

Loan Recourse

We sell a majority of our loans on a non-recourse basis. We also provide representations and warranties to purchasers
and insurers of the loans sold. In the event of a breach of these representations and warranties, we may be required to
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repurchase a mortgage loan or indemnify the purchaser, and any subsequent loss on the mortgage loan may be borne
by us. If there is no breach of a representation and warranty provision, we have no obligation to repurchase the loan or
indemnify the investor against loss. The unpaid principal balance of loans sold by us represents the maximum
potential exposure related to representation and warranty provisions; however, we cannot estimate our maximum
exposure because we do not service all of the loans for which we have provided a representation or warranty.
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We had a program that provided credit enhancement for a limited period of time to the purchasers of mortgage loans
by retaining a portion of the credit risk. We are no longer selling loans into this program. The retained credit risk
related to this program, which represents the unpaid principal balance of the loans, was $8 million as of December 31,
2009. In addition, the outstanding balance of other loans sold with specific recourse by us and those for which a
breach of representation or warranty provision was identified subsequent to sale was $228 million as of December 31,
2009, 16.13% of which were at least 90 days delinquent (calculated based upon the unpaid principal balance of the
loans).

As of December 31, 2009, we had a liability of $51 million, included in Other liabilities in the accompanying
Consolidated Balance Sheet, for probable losses related to our recourse exposure.

Mortgage Loans in Foreclosure

Mortgage loans in foreclosure represent the unpaid principal balance of mortgage loans for which foreclosure
proceedings have been initiated, plus recoverable advances made by us on those loans. These amounts are recorded
net of an allowance for probable losses on such mortgage loans and related advances. As of December 31, 2009,
mortgage loans in foreclosure were $93 million, net of an allowance for probable losses of $20 million, and were
included in Other assets in the accompanying Consolidated Balance Sheet.

Real Estate Owned

REO, which are acquired from mortgagors in default, are recorded at the lower of the adjusted carrying amount at the
time the property is acquired or fair value. Fair value is determined based upon the estimated net realizable value of
the underlying collateral less the estimated costs to sell. As of December 31, 2009, real estate owned were

$36 million, net of a $15 million adjustment to record these amounts at their estimated net realizable value, and were
included in Other assets in the accompanying Consolidated Balance Sheet.

Mortgage Reinsurance

Through our wholly owned mortgage reinsurance subsidiary, Atrium, we have two outstanding contracts with PMI
companies to provide mortgage reinsurance on certain mortgage loans that are inactive and in runoff. Through these
contracts, we are exposed to losses on mortgage loans pooled by year of origination. As of December 31, 2009, the
contractual reinsurance period for each pool was 10 years and the weighted-average remaining reinsurance period was
5.7 years. Loss rates on these pools are determined based on the unpaid principal balance of the underlying loans. We
indemnify the primary mortgage insurers for losses that fall between a stated minimum and maximum loss rate on
each annual pool. In return for absorbing this loss exposure, we are contractually entitled to a portion of the insurance
premium from the primary mortgage insurers. We are required to hold securities in trust related to this potential
obligation, which were $281 million and were included in Restricted cash in the accompanying Consolidated Balance
Sheet as of December 31, 2009. As of December 31, 2009, a liability of $108 million was included in Other liabilities
in the accompanying Consolidated Balance Sheet for incurred and incurred but not reported losses associated with our
mortgage reinsurance activities, which was determined on an undiscounted basis. During 2009, we recorded expense
associated with the liability for estimated losses of $35 million within Loan servicing income in the accompanying
Consolidated Statement of Operations.
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The following table summarizes certain information regarding mortgage loans that are subject to reinsurance by year

of origination:
Year of Origination
2003
and
Prior 2004 2005 2006 2007 2008 2009 Total
(Dollars in millions)
Unpaid principal
balance() $ 1994 $§ 1,142 § 1,084 $ 724 $ 1465 $ 2577 $ 484 § 9470
Unpaid principal

balance as a

percentage of

original unpaid

principal balance(!) 10% 32% 51% 61% 79% 86% 98% N/A
Maximum potential

exposure to

reinsurance

losses() $ 295 $ 104 $ 62 $ 31 $ 49 $ 63 $ 7 $ 611
Average FICO

score® 697 693 696 693 701 727 759 708
Delinquencies®?) 7.20% 6.76% 8.54% 9.78% 8.84% 4.17% 0.00% 6.67%
Foreclosures/REO/

bankruptcies@® 3.84% 6.49% 8.97% 12.34% 8.93% 1.81% 0.00% 5.55%

M As of December 31, 2009.
@ Calculated based on September 30, 2009 data.

() Represents delinquent mortgage loans for which payments are 60 days or more outstanding as a percentage of the
total unpaid principal balance.

@ Calculated as a percentage of the total unpaid principal balance.
The projections that are used in the development of our liability for mortgage reinsurance assume that we will incur
losses related to reinsured mortgage loans originated from 2004 through 2009. Based on these projections, we expect
that the cumulative losses for the loans originated from 2005 through 2007 will reach their maximum potential

exposure for each respective year.

See Note 14, Commitments and Contingencies in the accompanying Notes to Consolidated Financial Statements
included in this Form 10-K.

Commercial Credit Risk

We are exposed to commercial credit risk for our clients under the lease and service agreements for PHH Arval. We
manage such risk through an evaluation of the financial position and creditworthiness of the client, which is
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performed on at least an annual basis. The lease agreements generally allow PHH Arval to refuse any additional
orders; however, PHH Arval would remain obligated for all units under contract at that time. The service agreements
can generally be terminated upon 30 days written notice. PHH Arval had no significant client concentrations as no
client represented more than 5% of the Net revenues of the business during 2009. PHH Arval s historical net credit
losses as a percentage of the ending balance of Net investment in fleet leases have not exceeded 0.01% in any of the
last three fiscal years. There can be no assurance that we will manage or mitigate our commercial credit risk
effectively.

Counterparty Credit Risk

We are exposed to counterparty credit risk in the event of non-performance by counterparties to various agreements
and sales transactions. We manage such risk by evaluating the financial position and creditworthiness of such
counterparties and/or requiring collateral, typically cash, in instances in which financing is provided. We attempt to
mitigate counterparty credit risk associated with our derivative contracts by monitoring the amount for which we are
at risk with each counterparty to such contracts, requiring collateral posting, typically cash, above established credit
limits, periodically evaluating counterparty creditworthiness and financial position, and where possible, dispersing the
risk among multiple counterparties. However, there can be no assurance that we will manage or mitigate our
counterparty credit risk effectively.
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As of December 31, 2009, there were no significant concentrations of credit risk with any individual counterparty or
group of counterparties with respect to our derivative transactions. Concentrations of credit risk associated with
receivables are considered minimal due to our diverse client base. With the exception of the financing provided to
customers of our mortgage business, we do not normally require collateral or other security to support credit sales.

During 2009, approximately 37% of our mortgage loan originations were derived from our relationship with Realogy
and its affiliates, and Merrill Lynch and Charles Schwab accounted for approximately 16% and 15%, respectively, of
our mortgage loan originations. Additionally, 95% of our loan sales during 2009 were to the GSEs. The insolvency or
inability for Realogy, Merrill Lynch, Charles Schwab or the GSEs to perform their obligations under their respective
agreements with us could have a negative impact on our Mortgage Production segment.

Sensitivity Analysis

We assess our market risk based on changes in interest rates utilizing a sensitivity analysis. The sensitivity analysis
measures the potential impact on fair values based on hypothetical changes (increases and decreases) in interest rates.

We use a duration-based model in determining the impact of interest rate shifts on our debt portfolio, certain other
interest-bearing liabilities and interest rate derivatives portfolios. The primary assumption used in these models is that
an increase or decrease in the benchmark interest rate produces a parallel shift in the yield curve across all maturities.

We utilize a probability weighted OAS model to determine the fair value of MSRs and the impact of parallel interest
rate shifts on MSRs. The primary assumptions in this model are prepayment speeds, OAS (discount rate) and implied
volatility. However, this analysis ignores the impact of interest rate changes on certain material variables, such as the
benefit or detriment on the value of future loan originations, non-parallel shifts in the spread relationships between
MBS, swaps and Treasury rates and changes in primary and secondary mortgage market spreads. For mortgage loans,
IRLCs and forward delivery commitments on MBS or whole loans, we rely on market sources in determining the
impact of interest rate shifts. In addition, for IRLCs, the borrower s propensity to close their mortgage loans under the
commitment is used as a primary assumption.

Our total market risk is influenced by a wide variety of factors including market volatility and the liquidity of the
markets. There are certain limitations inherent in the sensitivity analysis presented, including the necessity to conduct
the analysis based on a single point in time and the inability to include the complex market reactions that normally
would arise from the market shifts modeled.

We used December 31, 2009 market rates on our instruments to perform the sensitivity analysis. The estimates are
based on the market risk sensitive portfolios described in the preceding paragraphs and assume instantaneous, parallel
shifts in interest rate yield curves. These sensitivities are hypothetical and presented for illustrative purposes only.
Changes in fair value based on variations in assumptions generally cannot be extrapolated because the relationship of
the change in fair value may not be linear.
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The following table summarizes the estimated change in the fair value of our assets and liabilities sensitive to interest
rates as of December 31, 2009 given hypothetical instantaneous parallel shifts in the yield curve:

Change in Fair Value

Down Down Down Up Up Up
100 bps 50 bps 25 bps 25 bps 50 bps 100 bps
(In millions)
Mortgage assets:
Mortgage loans held for sale $ 34 $ 24 $ 13 $ (15 $ (B2 $ (69
Interest rate lock commitments 62 47 26 (33) (71) (153)
Forward loan sale commitments (123) (79) 42) 49 102 212
Total Mortgage loans held for sale, interest
rate lock commitments and related
derivatives 27) ®) 3) 1 (D (10)
Mortgage servicing rights (500) (210) (92) 74 135 225
Total mortgage assets (527) (218) (95) 75 134 215
Total vehicle assets 17 9 4 4 (8) (17)
Total liabilities (26) (13) (6) 7 13 26
Total, net $ G36) $ 2220 $ OO $ 78 $ 139 $ 224
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REPORT OF INDEPENDENT REGISTERED PUBLIC ACCOUNTING FIRM
To the Board of Directors and Stockholders of PHH Corporation:

We have audited the accompanying consolidated balance sheets of PHH Corporation and subsidiaries (the Company )
as of December 31, 2009 and 2008, and the related consolidated statements of operations, changes in equity, and cash
flows for each of the three years in the period ended December 31, 2009. Our audits also included the financial
statement schedules listed in Items 8 and 15. These financial statements and financial statement schedules are the
responsibility of the Company s management. Our responsibility is to express an opinion on the financial statements
and financial statement schedules based on our audits.

We conducted our audits in accordance with the standards of the Public Company Accounting Oversight Board
(United States). Those standards require that we plan and perform the audit to obtain reasonable assurance about
whether the financial statements are free of material misstatement. An audit includes examining, on a test basis,
evidence supporting the amounts and disclosures in the financial statements. An audit also includes assessing the
accounting principles used and significant estimates made by management, as well as evaluating the overall financial
statement presentation. We believe that our audits provide a reasonable basis for our opinion.

In our opinion, such consolidated financial statements present fairly, in all material respects, the financial position of
PHH Corporation and subsidiaries as of December 31, 2009 and 2008, and the results of their operations and their
cash flows for each of the three years in the period ended December 31, 2009, in conformity with accounting
principles generally accepted in the United States of America. Also, in our opinion, such financial statement
schedules, when considered in relation to the basic consolidated financial statements taken as a whole, present fairly,
in all material respects, the information set forth therein.

As discussed in Note 1 to the consolidated financial statements, on January 1, 2008, the Company changed its method
of accounting for certain financial assets and liabilities measured at fair value.

We have also audited, in accordance with the standards of the Public Company Accounting Oversight Board (United
States), the Company s internal control over financial reporting as of December 31, 2009, based on the criteria
established in Internal Control Integrated Framework issued by the Committee of Sponsoring Organizations of the
Treadway Commission and our report dated March 1, 2010 expressed an unqualified opinion on the Company s
internal control over financial reporting.

/s/ Deloitte & Touche LLP

Philadelphia, PA
March 1, 2010
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PHH CORPORATION AND SUBSIDIARIES

CONSOLIDATED STATEMENTS OF OPERATIONS

Revenues

Mortgage fees

Fleet management fees
Net fee income

Fleet lease income

Gain on mortgage loans, net

Mortgage interest income
Mortgage interest expense

Mortgage net finance (expense) income

Loan servicing income

(In millions, except per share data)

Change in fair value of mortgage servicing rights
Net derivative (loss) gain related to mortgage servicing rights

Valuation adjustments related to mortgage servicing rights, net

Net loan servicing income (loss)
Other income
Net revenues

Expenses

Salaries and related expenses
Occupancy and other office expenses
Depreciation on operating leases
Fleet interest expense

Other depreciation and amortization
Other operating expenses

Goodwill impairment

Total expenses

Income (loss) before income taxes

Provision for (benefit from) income taxes

Table of Contents

Year Ended December 31,

2009 2008 2007
275 208 127
150 163 164
425 371 291

1,441 1,585 1,598
610 259 94
89 173 351
(147) (171) (267)
(58) 2 84
431 430 489
(280) (554) (509)
(179) 96
(280) (733) (413)
151 (303) 76
37 142 97
2,606 2,056 2,240
482 440 326
59 74 77
1,267 1,299 1,264
89 162 213
26 25 29
403 438 376
61
2,326 2,499 2,285
280 (443) (45)
107 (162) (35)
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Net income (loss)
Less: net income (loss) attributable to noncontrolling interest

Net income (loss) attributable to PHH Corporation $
Basic earnings (loss) per share attributable to PHH Corporation $
Diluted earnings (loss) per share attributable to PHH Corporation $

173
20

153

2.80

277

See Notes to Consolidated Financial Statements.
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$
$
$

(281)
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(254)
(4.68)

(4.68)

$
$
$

(10)
2

(12)
(0.23)

(0.23)
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PHH CORPORATION AND SUBSIDIARIES
CONSOLIDATED BALANCE SHEETS
(In millions, except share data)

ASSETS

Cash and cash equivalents
Restricted cash

Mortgage loans held for sale
Accounts receivable, net of allowance for doubtful accounts of $6 and $6
Net investment in fleet leases
Mortgage servicing rights
Investment securities

Property, plant and equipment, net
Goodwill

Other assets

Total assets

LIABILITIES AND EQUITY
Accounts payable and accrued expenses
Debt

Deferred income taxes

Other liabilities

Total liabilities

Commitments and contingencies (Note 14)

EQUITY

Preferred stock, $0.01 par value; 1,090,000 shares authorized at December 31, 2009 and
2008; none issued or outstanding at December 31, 2009 or 2008

Common stock, $0.01 par value; 273,910,000 and 108,910,000 shares authorized at
December 31, 2009 and 2008, respectively; 54,774,639 shares issued and outstanding at
December 31, 2009; 54,256,294 shares issued and outstanding at December 31, 2008
Additional paid-in capital

Retained earnings

Accumulated other comprehensive income (loss)

Total PHH Corporation stockholders equity
Noncontrolling interest

Total equity

Total liabilities and equity
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$

December 31,
2009 2008
150 $ 109
596 614
1,218 1,006
469 468
3,610 4,204
1,413 1,282
12 37
49 63
25 25
581 465
8,123 $ 87273
495 $ 451
5,160 5,764
702 579
262 212
6,619 7,006
1 1
1,056 1,005
416 263
19 3)
1,492 1,266
12 1
1,504 1,267
8,123 $ 87273
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See Notes to Consolidated Financial Statements.
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PHH CORPORATION AND SUBSIDIARIES

CONSOLIDATED STATEMENTS OF CHANGES IN EQUITY

Balance at December 31,
2006

Effect of adoption of
updates to ASC 740
Comprehensive income:
Net (loss) income
Currency translation
adjustment

Unrealized losses on
available-for-sale
securities, net of income
taxes of $(2)
Reclassification of
realized holding gains on
sales of available-for-sale
securities, net of income
taxes of $1

Change in unfunded
pension liability, net of
income taxes of $1

Total comprehensive
income

Contributions from
noncontrolling interest
Distributions to
noncontrolling interest
Stock compensation
expense

Stock options exercised,
including excess tax
benefit of $(1)
Restricted stock award
vesting, net of excess tax
benefit of $(1)

Table of Contents

(In millions, except share data)

PHH Corporation Stockholders

Accumulated
Other
Additional Comprehensive
Common Stock Paid-In  Retained IncomeNoncontrolling Total
Shares Amount Capital Earnings (Loss) Interest Equity
53,506,822 $ 1 $ 91 $ 540 % 13 $ 31§ 1,546
(1) (1)
(12) 2
17
(3)
1
1
(12) 16 2 6
3 3
“) “4)
6 6
323,186 7 7
248,629 (2) 2
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Balance at December 31,
2007

Adjustments to
distributions of assets and
liabilities to Cendant
related to the Spin-Off
Effect of adoption of ASC
820 and ASC 825, net of
income taxes of $(10)
Comprehensive loss:

Net loss

Currency translation
adjustment

Change in unfunded
pension liability, net of
income taxes of $(4)

Total comprehensive loss

Distributions to
noncontrolling interest
Proceeds on sale of 2012
Sold Warrants (Note 11)
Reclassification of 2012
Purchased Options and
2012 Conversion Option,
net of income taxes of
$(1) (Note 11)

Stock compensation
expense

Stock options exercised,
including excess tax
benefit of $0

Restricted stock award
vesting, net of excess tax
benefit of $0

Balance at December 31,
2008

54,078,637 $ 13

54,256,294
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972§ 527

(14)

(254)

(254)

24

(1

11

28,765 1

148,892 ()

$ 1§ 1,005 § 263

Continued.
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$

$

29§

(26)

(6)

(32)

3 $

32

27)

27)

(C))

1

$

$

1,561

(14)

(313)

4

24

()

11

2

1,267
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PHH CORPORATION AND SUBSIDIARIES
CONSOLIDATED STATEMENTS OF CHANGES IN EQUITY (Continued)
(In millions, except share data)

PHH Corporation Stockholders
Accumulated
Other
Additional Comprehensive
Common Stock Paid-In Retained (Loss) Noncontrolling Total
Shares Amount Capital Earnings Income Interest Equity

Balance at December 31,

2008

(continued from

previous page) 54,256,294 $ 1 $ 1005 §$ 263 $ 3 % 1 $ 1,267
Comprehensive income:

Net income 153 20
Currency translation

adjustment 21

Change in unfunded

pension liability, net of

income taxes of $1 1

Total comprehensive
income 153 22 20 195

Distributions to

noncontrolling interest 9) 9)
Proceeds on sale of 2014

Sold Warrants (Note 11) 35 35
Stock compensation

expense 13 13
Stock options exercised,

including excess tax

benefit of $0 302,760 4 4
Restricted stock award

vesting, net of excess tax

benefit of $0 215,585 €)) )

Balance at December 31,
2009 54,774,639 $ 1 $ 1,056 $ 416 $ 19 $ 12 % 1,504

See Notes to Consolidated Financial Statements.
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PHH CORPORATION AND SUBSIDIARIES

CONSOLIDATED STATEMENTS OF CASH FLOWS

(In millions)

Cash flows from operating activities:

Net income (loss)

Adjustments to reconcile Net income (loss) to net cash provided by
operating activities:

Goodwill impairment charge

Capitalization of originated mortgage servicing rights

Net unrealized loss on mortgage servicing rights and related derivatives
Vehicle depreciation

Other depreciation and amortization

Origination of mortgage loans held for sale

Proceeds on sale of and payments from mortgage loans held for sale
Net (gain) loss on interest rate lock commitments, mortgage loans held
for sale and related derivatives

Deferred income tax provision (benefit)

Other adjustments and changes in other assets and liabilities, net

Net cash provided by operating activities

Cash flows from investing activities:

Investment in vehicles

Proceeds on sale of investment vehicles

Purchase of mortgage servicing rights

Proceeds on sale of mortgage servicing rights and excess servicing
Cash paid on derivatives related to mortgage servicing rights

Net settlement proceeds from derivatives related to mortgage servicing
rights

Purchases of property, plant and equipment

Decrease (increase) in Restricted cash

Other, net

Net cash used in investing activities

Cash flows from financing activities:

Net decrease in short-term borrowings

Proceeds from borrowings

Principal payments on borrowings

Issuances of Company Common stock

Proceeds from the sale of Sold Warrants (Note 11)
Cash paid for Purchased Options (Note 11)

Cash paid for debt issuance costs

Other, net

Table of Contents

Year Ended December 31,
2009 2008 2007
173 $ 81) % (10)
61
(496) (328) (433)
280 733 413
1,267 1,299 1,264
26 25 29
(29,592) (20,580) (29,320)
29,930 21,252 30,643
(638) (190) 54
123 (118) (69)
210 20 92
1,283 1,893 2,663
(1,073) (1,959) (2,255)
418 532 869
(1 (6) (40)
92 179 235
(129) (252)
18 280
(11) (21) (23)
18 (35) (20)
7 13
(550) (1,408) (1,206)
(133) (992)
44,347 30,291 23,684
(44,913) (30,627) (24,108)
4 1 6
35 24
(66) (51)
(54) (54) 17)
8) 4) )
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Net cash used in financing activities $ (655) $ (553) $ (1,432

Continued.
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PHH CORPORATION AND SUBSIDIARIES

CONSOLIDATED STATEMENTS OF CASH FLOWS (Continued)
(In millions)

Year Ended December 31,

2009 2008 2007
Effect of changes in exchange rates on Cash and cash equivalents $ 37 $ 28 $ 1
Net increase (decrease) in Cash and cash equivalents 41 40) 26
Cash and cash equivalents at beginning of period 109 149 123
Cash and cash equivalents at end of period $ 150 $ 109 $ 149
Supplemental Disclosure of Cash Flows Information:
Interest payments $ 164 $ 292 $ 487
Income tax (refunds) payments, net 21 28 (13)

See Notes to Consolidated Financial Statements.
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PHH CORPORATION AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

1. Summary of Significant Accounting Policies
Basis of Presentation

PHH Corporation and subsidiaries (collectively, PHH orthe Company ) is a leading outsource provider of mortgage
and fleet management services operating in the following business segments:

§ Mortgage Production provides mortgage loan origination services and sells mortgage loans.
§ Mortgage Servicing performs servicing activities for originated and purchased loans.
§ Fleet Management Services provides commercial fleet management services.

The Consolidated Financial Statements include the accounts and transactions of PHH and its subsidiaries, as well as
entities in which the Company directly or indirectly has a controlling interest and variable interest entities of which

the Company is the primary beneficiary. PHH Home Loans, LLC and its subsidiaries (collectively, PHH Home Loans
or the Mortgage Venture ) are consolidated within PHH s Consolidated Financial Statements, and Realogy
Corporation s ownership interest is presented as a noncontrolling interest in the Consolidated Financial Statements.

The preparation of financial statements in conformity with accounting principles generally accepted in the United

States ( GAAP ) requires management to make estimates and assumptions that affect the reported amounts of assets and
liabilities and the disclosure of contingent liabilities at the date of the financial statements and the reported amounts of
revenues and expenses during the reporting period. These estimates and assumptions include, but are not limited to,

those related to the valuation of mortgage servicing rights ( MSRs ), mortgage loans held for sale ( MLHS ), other
financial instruments and goodwill and the determination of certain income tax assets and liabilities and associated
valuation allowances. Actual results could differ from those estimates.

Changes In Accounting Policies

Fair Value Measurements. In September 2006, the Financial Accounting Standards Board (the FASB ) issued
Accounting Standards Codification ( ASC ) 820, Fair Value Measurements and Disclosures ( ASC 820 ). ASC 820
defines fair value, establishes a framework for measuring fair value in GAAP and expands disclosures about fair value
measurements. ASC 820 defines fair value as the price that would be received to sell an asset or paid to transfer a
liability in an orderly transaction between market participants. ASC 820 also prioritizes the use of market-based
assumptions, or observable inputs, over entity-specific assumptions or unobservable inputs when measuring fair value
and establishes a three-level hierarchy based upon the relative reliability and availability of the inputs to market
participants for the valuation of an asset or liability as of the measurement date. The fair value hierarchy designates
quoted prices in active markets for identical assets or liabilities at the highest level and unobservable inputs at the
lowest level. (See Note 18, Fair Value Measurements for additional information regarding the fair value hierarchy.)
ASC 820 also nullified the guidance which required the deferral of gains and losses at the inception of a transaction
involving a derivative financial instrument in the absence of observable data supporting the valuation technique.

The Company adopted the provisions of ASC 820 for assets and liabilities that are measured at fair value on a

recurring basis effective January 1, 2008. As a result of the adoption of ASC 820 for assets and liabilities that are
measured at fair value on a recurring basis, the Company recorded a $9 million decrease in Retained earnings as of
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January 1, 2008. This amount represents the transition adjustment, net of income taxes, resulting from recognizing

gains and losses related to the Company s interest rate lock commitments ( IRLCs ) that were previously deferred. The
fair value of the Company s IRLCs, as determined for the January 1, 2008 transition adjustment, excluded the value
attributable to servicing rights, in accordance with the transition provisions of updates to ASC 815, Derivatives and
Hedging ( ASC 815 ). The fair value associated with the servicing rights is included in the fair value measurement of
all written loan commitments issued after January 1, 2008.
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PHH CORPORATION AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (Continued)

The following table summarizes the transition adjustment at the date of adoption of ASC 820:

Balance Balance
January 1,
2008 Transition January 1, 2008
Prior to
Adoption Adjustment After Adoption

(In millions)

Derivative assets $ 177 $ 3 3 174
Derivative liabilities 121 (12) 133
Income tax benefit 6
Cumulative-effect adjustment, net of income taxes $ )

In February 2008, the FASB updated ASC 820 to delay the effective date for one year for nonfinancial assets and
nonfinancial liabilities, except for those that are recognized or disclosed at fair value on a recurring basis. The
Company elected the deferral for nonfinancial assets and nonfinancial liabilities and adopted the provisions of ASC
820 for its assessment of impairment of its Goodwill, other intangible assets, net investment in operating leases, net
investment in off-lease vehicles, real estate owned ( REO ) and Property, plant and equipment, net effective January 1,
2009. The Company s measurement of fair value for these nonfinancial assets, when applicable, incorporates the
assumptions market participants would use in pricing the asset considering its highest and best use, where available,
which may differ from the Company s own intended use of such assets and related assumptions and therefore may
result in a different fair value than the fair value measured on a basis prior to the application of ASC 820. There were
no events or circumstances resulting in the measurement of fair value for any significant nonfinancial assets other than
REO during 2009. See Note 18, Fair Value Measurements for additional information.

In August 2009, the FASB issued ASU No. 2009-05, Measuring Liabilities at Fair Value ( ASU No. 2009-05 ), an
update to ASC 820. ASU No. 2009-05 clarifies that in circumstances in which a quoted price in an active market for
the identical liability is not available, fair value measurement of the liability is to be estimated with one or more
valuation techniques that use (i) the quoted price of an identical liability when traded as an asset, (ii) quoted prices for
similar liabilities or similar liabilities when traded as assets or (iii) another valuation technique consistent with the
principles of ASC 820, such as an income or market approach. The Company adopted ASU No. 2009-05 effective
October 1, 2009. The adoption of ASU No. 2009-05 did not impact the Company s Consolidated Financial Statements.

Fair Value Option. In February 2007, the FASB issued ASC 825, Financial Instruments ( ASC 825 ). ASC 825
permits entities to choose, at specified election dates, to measure eligible items at fair value (the Fair Value Option ).
Unrealized gains and losses on items for which the Fair Value Option has been elected are reported in earnings.
Additionally, fees and costs associated with instruments for which the Fair Value Option is elected are recognized as
earned and expensed as incurred, rather than deferred. The Fair Value Option is applied instrument by instrument
(with certain exceptions), is irrevocable (unless a new election date occurs) and is applied only to an entire instrument.
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The Company adopted the provisions of ASC 825 effective January 1, 2008. Upon adopting ASC 825, the Company
elected to measure certain eligible items at fair value, including all of its MLHS and Investment securities existing at
the date of adoption. The Company also made an automatic election to record future MLHS and retained interests in
the sale or securitization of mortgage loans at fair value. The Company s fair value election for MLHS is intended to
better reflect the underlying economics of the Company as well as eliminate the operational complexities of the
Company s risk management activities related to its MLHS and applying hedge accounting pursuant to ASC 815. The
Company s fair value election for Investment securities enables it to record all gains and losses on these investments
through the Consolidated Statements of Operations.

With the election of the Fair Value Option for MLHS, fees and costs associated with the origination and acquisition of
MLHS are no longer deferred, which was the Company s policy prior to this election. Prior to the election of the Fair

Value Option for MLHS, interest receivable related to the Company s MLHS was included in
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PHH CORPORATION AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (Continued)

Accounts receivable, net in the Consolidated Balance Sheets; however, subsequent to the election, interest receivable
is recorded as a component of the fair value of the underlying MLHS and is included in Mortgage loans held for sale
in the Consolidated Balance Sheet. The Company s Investment securities were classified as either available-for-sale or
trading securities or hybrid financial instruments prior to the election of the Fair Value Option for these securities. The
recognition of unrealized gains and losses in earnings related to the Company s investments classified as trading
securities and hybrid financial instruments is consistent with the recognition prior to the election of the Fair Value
Option. However, prior to this election, available-for-sale securities were carried at fair value with unrealized gains
and losses reported net of income taxes as a separate component of Equity. Unrealized gains or losses included in
Equity as of January 1, 2008, prior to the election of the Fair Value Option, were not significant. As a result of the
election of the Fair Value Option, the Company recorded a $5 million decrease in Retained earnings as of January 1,
2008, which represents the transition adjustment, net of income taxes, resulting from the recognition of fees and costs,
net associated with the origination and acquisition of MLHS that were previously deferred. (See Note 18, Fair Value
Measurements for additional information.)

The following table summarizes the transition adjustment at the date of adoption of ASC 825:

Balance Balance
January 1,
2008 Transition January 1, 2008
Prior to
Adoption Adjustment After Adoption

(In millions)

Mortgage loans held for sale $ 1,564 $ 4) $ 1,560
Accounts receivable, net 686 ®)) 681
Income tax benefit 4

Cumulative-effect adjustment, net of income taxes $ ®))

Noncontrolling Interests. In December 2007, the FASB updated ASC 810, Consolidation ( ASC 810 ), which
establishes accounting and reporting standards for the noncontrolling interest in a subsidiary and for the
deconsolidation of a subsidiary. Specifically, ASC 810 requires a noncontrolling interest in a subsidiary to be reported
as equity, separate from the parent s equity, in the consolidated statement of financial position and the amount of net
income or loss and comprehensive income or loss attributable to the parent and noncontrolling interest to be presented
separately on the face of the consolidated financial statements. Changes in a parent s ownership interest in its
subsidiary in which a controlling financial interest is retained are accounted for as equity transactions. If a controlling
financial interest in the subsidiary is not retained, the subsidiary is deconsolidated and any retained noncontrolling
equity interest is initially measured at fair value. The Company adopted the updates to ASC 810 effective January 1,
2009, including retrospective application for the presentation of periods prior to January 1, 2009. The adoption of the
updates to ASC 810 did not have a significant impact on the Company s Consolidated Financial Statements.

Written Loan Commitments. In November 2007, the Securities and Exchange Commission (the SEC ) issued updates
to ASC 815. Updates to ASC 815 express the view of the SEC staff that, consistent with the guidance in ASC 860,
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Transfers and Servicing ( ASC 860 ) and ASC 825, the expected net future cash flows related to the associated
servicing of a loan should be included in the measurement of all written loan commitments that are accounted for at
fair value through earnings. Updates to ASC 815 also retain the view of the SEC staff that internally developed
intangible assets should not be recorded as part of the fair value of a derivative loan commitment and broadens its
application to all written loan commitments that are accounted for at fair value through earnings. The Company
adopted the provisions of updates to ASC 815 effective January 1, 2008. Updates to ASC 815 require prospective
application to derivative loan commitments issued or modified after the date of adoption. Upon adoption of updates to
ASC 815 on January 1, 2008, the expected net future cash flows related to the servicing of mortgage loans associated
with the Company s IRLCs issued from the adoption date forward are included in the fair value measurement of the
IRLC:s at the date of issuance. Prior to the adoption of updates to ASC 815, the Company did not include the net
future cash flows related to the servicing of mortgage loans associated with the IRLCs in their fair value. This change
in accounting policy results in the recognition of earnings on the date the IRLCs are issued
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PHH CORPORATION AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (Continued)

rather than when the mortgage loans are sold or securitized. Pursuant to the transition provisions of updates to ASC
815, the Company recognized a benefit to Gain on mortgage loans, net in the Consolidated Statement of Operations
for the year ended December 31, 2008 of approximately $30 million, as the value attributable to servicing rights
related to IRLCs as of January 1, 2008 was excluded from the transition adjustment for the adoption of ASC 820.

Recently Issued Accounting Pronouncements

Transfers of Financial Assets. In June 2009, the FASB updated ASC 860 to eliminate the concept of a qualifying
special-purpose entity ( QSPE ), modify the criteria for applying sale accounting to transfers of financial assets or
portions of financial assets, differentiate between the initial measurement of an interest held in connection with the
transfer of an entire financial asset recognized as a sale and participating interests recognized as a sale and remove the
provision allowing classification of interests received in a guaranteed mortgage securitization transaction that does not
qualify as a sale as available-for-sale or trading securities. The updates to ASC 860 clarify (i) that an entity must
consider all arrangements or agreements made contemporaneously or in contemplation of a transfer, (ii) the isolation
analysis related to the transferor and its consolidated subsidiaries and (iii) the principle of effective control over the
transferred financial asset. The updates to ASC 860 also enhance financial statement disclosures. The updates to ASC
860 are effective for fiscal years beginning after November 15, 2009 with earlier application prohibited. Revised
recognition and measurement provisions are to be applied to transfers occurring on or after the effective date and the
disclosure provisions are to be applied to transfers that occurred both before and after the effective date. The Company
does not expect the adoption of the updates to ASC 860 to have an impact on its Consolidated Financial Statements.

Consolidation of Variable Interest Entities. In June 2009, the FASB updated ASC 810 to modify certain
characteristics that identify a variable interest entity ( VIE ), revise the criteria for determining the primary beneficiary
of a VIE, add an additional reconsideration event to determining whether an entity is a VIE, eliminating troubled debt
restructurings as an excluded reconsideration event and enhance disclosures regarding involvement with a VIE.
Additionally, with the elimination of the concept of QSPEs in the updates to ASC 860, entities previously considered
QSPEs are now within the scope of ASC 810. Entities required to consolidate or deconsolidate a VIE will recognize a
cumulative effect in retained earnings for any difference in the carrying amount of the interest recognized. The
updates to ASC 810 are effective for fiscal years beginning after November 15, 2009 with earlier application
prohibited. The Company is currently evaluating the impact of adopting the updates to ASC 810 on its Consolidated
Financial Statements. However, the Company does not expect the adoption of the updates to ASC 810 to have a
significant impact on its Consolidated Financial Statements.

Revenue Recognition. In October 2009, the FASB issued ASU No. 2009-13, Multiple Deliverable Arrangements

( ASU No. 2009-13 ), an update to ASC 605, Revenue Recognition ( ASC 605 ). ASU No. 2009-13 amends ASC 605 fo
how to determine whether an arrangement involving multiple deliverables (i) contains more than one unit of

accounting and (ii) how the arrangement consideration should be (a) measured and (b) allocated to the separate units

of accounting. ASU No. 2009-13 is effective prospectively for arrangements entered into or materially modified in

fiscal years beginning on or after June 15, 2010. Early adoption is permitted. The Company is currently evaluating the

impact of adopting ASU No. 2009-13 on its Consolidated Financial Statements.

Fair Value Measurements. In January 2010, the FASB updated ASC 820 to add disclosures for transfers in and out
of level one and level two of the valuation hierarchy and to present separately information about purchases, sales,
issuances and settlements in the reconciliation for assets and liabilities classified within level three of the valuation
hierarchy. The updates to ASC 820 also clarify existing disclosure requirements about the level of disaggregation and
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about inputs and valuation techniques used to measure fair value. The updates to ASC 820 are effective for fiscal

years and interim periods beginning after December 15, 2009, except for the disclosures about activity in the
reconciliation of level 3 activity, which are effective for fiscal years and interim periods beginning after December 15,
2010. The updates to ASC 820 enhance disclosure requirements and will not impact the Company s financial position,
results of operations or cash flows.
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PHH CORPORATION AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (Continued)
Revenue Recognition
Mortgage Production. Mortgage production includes the origination (funding either a purchase or refinancing) and
sale of residential mortgage loans. Mortgage loans are originated through a variety of marketing channels, including

relationships with corporations, financial institutions and real estate brokerage firms. The Company also purchases
mortgage loans originated by third parties. Mortgage fees consist of fee income earne
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