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Why We Did The Audit

On January 8, 2010, the Washington State Department of Financial Institutions (DFI) closed Horizon
Bank (Horizon), Bellingham, Washington and named the FDIC as receiver. On March 1, 2010, the FDIC
notified the Office of Inspector General (OIG) that Horizon’s total assets at closing were $1.19 billion and
the estimated loss to the Deposit Insurance Fund (DIF) was $514.5 million. As required by section 38(k)
of the Federal Deposit Insurance (FDI) Act, and as amended by the Dodd-Frank Wall Street Reform and
Consumer Protection Act, the OIG conducted a material loss review of the failure. As of June 30, 2010,
the estimated loss to the DIF had increased to $527.4 million.

The objectives were to (1) determine the causes of Horizon’s failure and the resulting material loss to the
DIF and (2) evaluate the FDIC’s supervision of the institution, including the FDIC’s implementation of
the Prompt Corrective Action (PCA) provisions of section 38 of the FDI Act.

Background

Horizon was organized in 1922 as a state-chartered savings and loan association in Bellingham,
Washington. The FDIC became the institution’s primary federal regulator in 1979, when Horizon
converted to a state-chartered savings bank. Prior to 1999, Horizon’s lending activities focused primarily
on 1-4 family residential properties. In 1999, the institution changed its lending strategy to focus on
commercial and commercial real estate (CRE) loans. By 2005, Horizon had converted to a commercial
bank charter and was placing considerable emphasis on acquisition, development, and construction
(ADC) lending. A substantial portion of this ADC lending was secured by real estate in Horizon’s
primary market area of northwest Washington. As of March 31, 2009, Horizon operated 18 full-service
office locations, four commercial loan centers, and four real estate loan centers in its primary market area.

Horizon was wholly-owned by the Horizon Financial Corporation, a publicly-traded, one-bank holding
company headquartered in Bellingham, Washington. The institution’s directors collectively owned less
than 4 percent of Horizon Financial Corporation’s outstanding shares as of October 5, 2009, and no
individual owned more than 3 percent of the holding company’s stock. Horizon had no affiliates as
defined under the Bank Holding Company Act and section 23A of the Federal Reserve Act. The
institution owned one subsidiary, Westward Financial Services, Inc., whose principal business was
residential and land development in northwest Washington.

Audit Results

Causes of Failure and Material Loss

Horizon failed primarily because its Board and management did not effectively manage the risks
associated with the institution’s heavy concentration in ADC loans. Notably, the institution did not
establish prudent ADC lending limits or conduct stress testing of its loan portfolio to assess the impact
that various economic scenarios might have on its asset quality, capital, earnings, and liquidity. Adding
to the risk in the loan portfolio were concentrations of credit in large borrowing relationships. Weak loan
underwriting and credit administration practices in some areas contributed to the asset quality problems
that developed when Horizon’s lending markets deteriorated. Further, Horizon’s capital levels trended
lower between 2003 and 2008 while risk in the loan portfolio was increasing. Horizon’s declining capital

To view the full report, go to www.fdicig.gov
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levels limited the institution’s ability to absorb losses due to unforeseen circumstances and contributed to
the relatively high loss to the DIF.

By the close of 2008, the quality of Horizon’s loan portfolio had declined significantly, with the majority
of problems attributable to ADC loans. This decline accelerated during 2009, and by the year’s end, the
associated provisions had resulted in significant losses, which depleted capital and strained liquidity. The
DFI closed Horizon because the institution was unable to raise sufficient capital to support its operations
or find a suitable acquirer.

The FDIC’s Supervision of Horizon

The FDIC, in coordination with the DFI, provided ongoing supervisory oversight of Horizon through
regular on-site risk management examinations, one visitation, and various offsite monitoring activities.
Through its supervisory efforts, the FDIC identified key risks at Horizon and brought these risks to the
attention of the institution’s Board and management. Such risks included the institution’s significant
ADC loan concentration, weak loan underwriting and credit administration practices, and, in 2008, the
need for higher capital levels. Prior to the September 2008 examination, the FDIC relied primarily on
recommendations to address the weak risk management practices identified at Horizon. In March 2009,
the FDIC and the DFI issued a joint Cease and Desist Order (C&D) to address the institution’s rapidly
deteriorating financial condition identified during the September 2008 examination.

In retrospect, a more proactive supervisory approach during earlier examinations may have been prudent
given the institution’s growing risk profile. Such an approach could have included a more aggressive
pursuit of the institution establishing and maintaining prudent limits on its growing ADC loan
concentration and/or higher capital levels, and increased emphasis on the institution’s risk management
practices. Increased monitoring of Horizon, particularly after the July 2007 examination, may also have
been beneficial. Although regulators issued a C&D in March 2009, by that time, the institution’s lending
markets were rapidly deteriorating, making remedial efforts difficult. A more proactive supervisory
approach during earlier examinations may have influenced Horizon to curb its ADC lending, strengthen
its risk management controls, and hold more capital before its lending markets deteriorated, potentially
reducing the institution’s loss to the DIF.

The FDIC has taken a number of actions to enhance its supervision program based on the lessons it has
learned from institution failures during the financial crisis. With respect to the issues discussed in the
report, the FDIC has, among other things, reiterated broad supervisory expectations for managing risks
associated with CRE and ADC loan concentrations to its supervised institutions and examiners. The
FDIC has also recently provided training to its examination workforce wherein the importance of
assessing an institution’s risk management practices on a forward-looking basis was emphasized.

With respect to PCA, based on the supervisory actions taken, the FDIC properly implemented applicable

PCA provisions of section 38 in a timely manner. Horizon was unsuccessful in raising needed capital and
was subsequently closed on January 8, 2010.

To view the full report, go to www.fdicig.gov
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Management Response

On August 24, 2010, the Director, Division of Supervision and Consumer Protection (DSC), provided a
written response to the draft report. That response is provided in its entirety as Appendix 4 of this report.
DSC reiterated the OIG’s conclusions regarding the causes of Horizon’s failure. With regard to our
assessment of the FDIC’s supervision of Horizon, DSC summarized the supervisory history, including
offsite monitoring activities, described in our report. Further, DSC noted that strong supervisory attention
is necessary for institutions with high CRE and ADC concentrations, such as Horizon, and noted that it

has issued updated guidance reminding examiners to take appropriate action when these risks are
imprudently managed.

To view the full report, go to www.fdicig.gov
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FDI

Federal Deposit Insurance Corporation Office of Material Loss Reviews
3501 Fairfax Drive, Arlington, VA 22226 Office of Inspector General
DATE: August 30, 2010

MEMORANDUM TO: Sandra L. Thompson, Director
Division of Supervision and Consumer Protection

/Signed/
FROM: Stephen M. Beard
Assistant Inspector General for Material Loss Reviews

SUBJECT: Material Loss Review of Horizon Bank,
Bellingham, Washington (Report No. MLR-10-045)

As required by section 38(k) of the Federal Deposit Insurance (FDI) Act, and as amended
by the Dodd-Frank Wall Street Reform and Consumer Protection Act (Financial Reform
Act), the Office of Inspector General (OIG) conducted a material loss review (MLR) of
the failure of Horizon Bank (Horizon), Bellingham, Washington. The Washington State
Department of Financial Institutions (DFI) closed the institution on January 8, 2010 and
named the FDIC as receiver. On March 1, 2010, the FDIC notified the OIG that
Horizon’s total assets at closing were $1.19 billion and that the estimated loss to the
Deposit Insurance Fund (DIF) was $514.5 million. The estimated loss exceeds the

$200 million MLR threshold for losses occurring between January 1, 2010 and
December 31, 2011, as established by the Financial Reform Act. As of June 30, 2010,
the estimated loss had increased to $527.4 million (or 44 percent of Horizon’s total assets
at closing).

When the DIF incurs a material loss with respect to an insured depository institution for
which the FDIC is appointed receiver, the FDI Act states that the Inspector General of the
appropriate federal banking agency shall make a written report to that agency. The report
is to consist of a review of the agency’s supervision of the institution, including the
agency’s implementation of FDI Act section 38, Prompt Corrective Action (PCA); a
determination as to why the institution’s problems resulted in a material loss to the DIF;
and recommendations to prevent future losses.

The objectives of this material loss review were to (1) determine the causes of Horizon’s
failure and the resulting material loss to the DIF and (2) evaluate the FDIC’s supervision
of Horizon, including the FDIC’s implementation of the PCA provisions of section 38 of
the FDI Act. This report presents our analysis of Horizon’s failure and the FDIC’s efforts
to ensure that the Board of Directors (Board) and management operated the institution in
a safe and sound manner. The report does not contain formal recommendations. Instead,
as major causes, trends, and common characteristics of institution failures are identified
in our material loss reviews, we will communicate those to FDIC management for its
consideration. As resources allow, we may also conduct more comprehensive reviews of



specific aspects of the FDIC’s supervision program and make recommendations as
warranted.!

Appendix 1 contains details on our objectives, scope, and methodology. We also include
several other appendices to this report. Appendix 2 contains a glossary of key terms;
including material loss, the FDIC’s supervision program, and the Uniform Financial
Institutions Rating System, otherwise known as the CAMELS ratings. Appendix 3
contains a list of acronyms. Appendix 4 contains the Corporation’s comments on this
report.

Background

Horizon was organized in 1922 as a state-chartered savings and loan association in
Bellingham, Washington. The FDIC became the institution’s primary federal regulator in
1979, when Horizon converted to a state-chartered savings bank. Prior to 1999,
Horizon’s lending activities focused primarily on 1-4 family residential properties. In
1999, the institution changed its lending strategy to focus on commercial and commercial
real estate (CRE) loans. By 2005, Horizon had converted to a commercial bank charter
and was placing considerable emphasis on acquisition, development, and construction
(ADC) lending. A substantial portion of this ADC lending was secured by real estate in
Horizon’s primary market area of northwest Washington. As of March 31, 20009,
Horizon operated 18 full-service office locations, four commercial loan centers, and four
real estate loan centers in its primary market area.

Horizon was wholly-owned by the Horizon Financial Corporation, a publicly-traded, one-
bank holding company headquartered in Bellingham, Washington. The institution’s
directors collectively owned less than 4 percent of Horizon Financial Corporation’s
outstanding shares as of October 5, 2009, and no individual owned more than 3 percent
of the holding company’s stock. Horizon had no affiliates as defined under the Bank
Holding Company Act and section 23A of the Federal Reserve Act. The institution
owned one subsidiary, Westward Financial Services, Inc. (Westward), whose principal
business was residential land development in northwest Washington. Table 1
summarizes selected financial information pertaining to Horizon for the year ended 2009
and for the preceding 5 calendar years.

LA further discussion of OIG-related coverage of financial institution failures can be found in the
Obijectives, Scope, and Methodology section of this report.
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Table 1: Selected Financial Information for Horizon, 2004 - 2009

~ Financial Measure |

Dec-09  Dec-08 Dec-07 Dec-06  Dec-05 Ji Dec-04

Total Assets
($000s) 1,188,956 | 1,471,821 | 1,390,882 | 1,254,123 | 1,083,606 | 931,271
Gross Loans and
Leases ($000s) 939,075 1,214,550 | 1,211,091 | 1,063,652 908,636 756,112
Total Deposits
($0005s) 1,049,063 | 1,196,078 | 1,010,148 | 953,578 814,911 693,942
Net Income (Loss)
($0005s) (106,143) (3,120) 20,413 18,865 15,144 13,473
Return on Average
Assets (7.68%) (0.22%) 1.57% 1.61% 1.50% 1.55%
Tier 1 Leverage
Capital Ratio .80% 8.00% 9.18% 9.35% 10.02% 11.35%

Source: Uniform Bank Performance Reports (UBPR) for Horizon.

Causes of Failure and Material Loss

Horizon failed primarily because its Board and management did not effectively manage
the risks associated with the institution’s heavy concentration in ADC loans. Notably,
the institution did not establish prudent ADC lending limits or conduct stress testing of its
loan portfolio to assess the impact that various economic scenarios might have on its
asset quality, capital, and earnings. Adding to the risk in the loan portfolio were
concentrations of credit in large borrowing relationships. Weak loan underwriting and
credit administration practices in some areas contributed to the asset quality problems
that developed when Horizon’s lending markets deteriorated. Further, Horizon’s capital
levels trended lower between 2003 and 2008 while risk in the loan portfolio was
increasing. Horizon’s declining capital levels limited the institution’s ability to absorb
losses due to unforeseen circumstances and contributed to the relatively high loss to the
DIF.

By the close of 2008, the quality of Horizon’s loan portfolio had declined significantly,
with the majority of problems attributable to ADC loans. This decline accelerated during
2009, and by the year’s end, the associated provisions had resulted in significant losses,
which depleted capital and strained liquidity. The DFI closed Horizon on January 8,
2010 because the institution was unable to raise sufficient capital to support its operations
or find a suitable acquirer.

ADC Loan Concentration and Related Risk Management Practices

From 2004 to 2007, Horizon more than tripled its ADC loan portfolio. In addition, the
institution had a number of large ADC borrowing relationships that significantly
contributed to the loan problems that developed when the institution’s lending markets
declined. Further, Horizon did not have concentration risk management controls
commensurate with its aggressive ADC lending.



ADC Loans

In the years leading to its failure, Horizon emphasized ADC lending in response to a
strong real estate market. Horizon grew its ADC loan portfolio from $158 million
(or 21 percent of total loans) at year-end 2004 to $514 million (or 42 percent of total
loans) at year-end 2007. Much of Horizon’s ADC lending consisted of land and land
development loans, many of which were for speculative” development projects in
northwest Washington. Figure 1 illustrates the general composition and growth of
Horizon’s loan portfolio in the years preceding the institution’s failure.

Figure 1: Composition and Growth of Horizon’s Loan Portfolio
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Source: OIG analysis of Consolidated Reports of Condition and Income (Call Reports) for Horizon.

According to its 2008 Annual Report on Form 10-K (Annual Report) filed with the
Securities and Exchange Commission, Horizon was attracted to ADC lending because it
offered the opportunity of achieving higher interest rates and fees and shorter terms to
maturity than other types of real estate lending. In the Annual Report, Horizon
recognized that ADC lending involved a greater degree of risk than permanent financing
for finished residences or commercial buildings. These risks included adverse changes in
market conditions between the time an ADC loan is originated and the time construction
is completed, as well as the inherent difficulty of accurately estimating the cost of
construction and the value of completed properties in future periods. Due to these and
other risk factors, ADC loans generally require greater effort to effectively evaluate and
monitor than other types of loans. The Annual Report also noted that an economic
downturn in the Pacific Northwest could have a significant impact on the institution’s
performance, especially in its higher-risk construction loans.

2 Speculative construction lending involves the financing of projects for which a buyer has not yet been
identified.



Horizon’s concentrations in CRE and ADC loans were well above the institution’s peer
group® averages. Figure 2 illustrates the trend in Horizon’s ADC loan concentration
relative to total capital as compared to the institution’s peer group.

Figure 2: Horizon’s ADC Loan Concentration Compared to Peer Group
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Source: UBPRs for Horizon.

In December 2006, the FDIC, the Office of the Comptroller of the Currency, and the
Board of Governors of the Federal Reserve System issued joint guidance, entitled,
Concentrations in Commercial Real Estate Lending, Sound Risk Management Practices
(Joint Guidance). Although the Joint Guidance does not establish specific CRE lending
limits, it does define criteria that the agencies use to identify institutions potentially
exposed to significant CRE concentration risk. According to the Joint Guidance, an
institution that has experienced rapid growth in CRE lending, has notable exposure to a
specific type of CRE, or is approaching or exceeds the following supervisory criteria may
be identified for further supervisory analysis of the level and nature of its CRE
concentration risk:

e Total CRE loans representing 300 percent or more of total capital where the
outstanding balance of the institution’s CRE loan portfolio has increased by
50 percent or more during the prior 36 months; or

e Total loans for construction, land development, and other land (referred to in this
report as ADC) representing 100 percent or more of total capital.

® Institutions are assigned to 1 of 15 peer groups based on asset size, number of branches, and whether the
institution is located in a metropolitan or non-metropolitan area. Horizon’s peer group included insured
commercial banks having assets between $1 billion and $3 billion.
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As of December 31, 2007, Horizon’s non-owner occupied CRE and ADC loans
represented 552 percent and 362 percent, respectively, of the institution’s total capital.
Both of these levels are significantly higher than the criteria defined in the Joint Guidance
as possibly warranting further supervisory analysis.

Horizon’s ADC loans relative to total assets also exceeded both national and state
averages. Figure 3 illustrates the trend in Horizon’s ADC loans relative to total assets as
compared to other state-chartered banks in Washington and the United States. Notably,
from 2006 until its failure, Horizon’s percentage of ADC loans to total assets was
approximately 4 times the average for all state-chartered banks in the U.S.

Figure 3: Horizon’s ADC Loan Concentration Compared to Banks in Washington
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Source: OIG analysis of information provided by the DFI.

Large Borrowing Relationships

Adding to the risk in Horizon’s loan portfolio were concentrations of credit in large
borrowing relationships. These relationships consisted of real estate developers, and their
related interests, who had also borrowed funds from other financial institutions to finance
numerous construction projects. Horizon provided financing to these developers due to
their experience and demonstrated financial capability to perform on their loans.
However, extensive exposure to ADC projects made these relationships particularly
vulnerable to a downturn in the real estate market. As of March 31, 2008, Horizon’s

25 largest ADC borrowing relationships accounted for $394 million (or about 75 percent)
of the institution’s $520 million in ADC loans. Each of these 25 borrowing relationships
had outstanding loan commitments representing 10 to 20 percent of the institution’s total
capital. Horizon’s large borrowing relationships accounted for the majority of loan
quality problems that developed when the institution’s lending markets deteriorated.



Concentration Risk Management Controls

Horizon’s concentration risk management controls included providing the Board with
regular reports on loan concentrations and limiting the amount of loans that could be held
by collateral type. However, the institution had not established or implemented the
following important controls.

Prudent ADC Lending Limits. Horizon established loan concentration limits
based on the type of collateral securing its loans. Specifically, management
tracked and reported to the Board various types of collateral, each with its own
limit ranging from 12.5 percent to 200 percent of Tier 1 Capital.* However,
Horizon did not establish an aggregate limit for ADC loans, allowing the
institution’s overall ADC loan concentration to grow to imprudent levels and
exposing the institution to adverse market conditions.

Portfolio Stress Testing. Horizon did not conduct stress testing of its loan
portfolio to determine the impact that various economic scenarios might have on
the institution’s asset quality, capital, earnings, and liquidity. The Joint Guidance
notes that an institution with CRE concentrations should perform stress testing on
its loan portfolio. Horizon’s lack of stress testing limited the institution’s ability
to effectively assess its exposure to a downturn in the real estate market.

Contingency Planning. Horizon did not develop a formal contingency plan to
mitigate the risks associated with its ADC loan concentration in the event of
adverse market conditions. The Joint Guidance recommends that institutions
develop appropriate strategies for managing CRE concentration levels, including
a contingency plan to reduce or mitigate concentrations in the event of adverse
market conditions. Such strategies could include loan participations, loan sales,
and securitizations to mitigate concentration risk. A portfolio valuation
conducted by the FDIC’s Division of Resolutions and Receiverships (DRR) prior
to Horizon’s closing noted that loan files often cited refinancing as the sole exit
strategy in the event of problems. The lack of adequate contingency planning
resulted in Horizon being more reactionary than proactive to adverse market
conditions.

Horizon continued to originate ADC loans during 2008 while its real estate markets were
weakening and other real estate markets in the country were significantly declining.
According to Horizon’s trial loan balance at the time of its closure, the institution
originated over $58 million in ADC-related loans during 2008. Most of these loans
experienced problems soon after they were originated. During 2008, Horizon charged off
$19.6 million in loans, of which $19.3 million (or 98 percent) were ADC-related.
Similarly, during 2009, the institution charged off $99.0 million in loans, of which

$77.3 million (or 78 percent) were ADC loans. In its December 31, 2009 Call Report,
Horizon reported that more than 12 percent of its total loan portfolio was in non-accrual
status and that losses for calendar year 2009 totaled $106.1 million.

* For example, 1-4 family residential loans and lot loans were limited to 200 percent and 125 percent of
capital, respectively.



ADC Loan Underwriting and Credit Administration

Weak loan underwriting and credit administration practices contributed to the asset
quality problems that developed when Horizon’s lending markets deteriorated.
Specifically, controls over appraisals were not adequate, the feasibility of ADC projects
was not always fully assessed before funds were disbursed, and global cash flow analyses
for large borrowing relationships were not always sufficient. In addition, the institution
frequently renewed, extended, or modified its large ADC loans, which in some cases
delayed the recognition of problems. A brief summary of these loan underwriting and
credit administration weaknesses follows.

Appraisals

Horizon’s real estate appraisals were often based on faulty assumptions. For example, in
2007, examiners:

e noted that appraisals for five ADC loans, with combined commitments of
$36.5 million, did not reflect appropriate deductions and discounts for holding
and marketing costs. Examiners cited the lack of the deductions and discounts as
apparent violations of Part 323, Appraisals, of the FDIC Rules and Regulations.
Three of the five loans, totaling $24.7 million, were subsequently classified.

o classified a $16.7 million CRE loan due, in part, to an appraisal on additional
pledged collateral being based on the “extraordinary assumption” that zoning for
the property could be converted from a density of one dwelling per five acres to
four dwellings per acre.

In addition, examiners noted in 2007 that Horizon’s appraisal reviews generally consisted
of completing a simple checklist without regard to the size, risk, and complexity of the
project. Such reviews limited Horizon’s assurance that faulty appraisal assumptions
would be detected. Horizon’s lack of a comprehensive appraisal review process was
cited by examiners as an apparent contravention of interagency appraisal guidelines.

In 2008, examiners classified four ADC loans totaling more than $19 million because the
underlying appraisals “were generally of questionable quality.” The appraisals, which
were performed during June and July 2008, did not address the current inventory of
finished lots or houses in the area of the properties.

Relying on appraisals with overly optimistic assumptions can result in inflated property
valuations, understated loan-to-value (LTV) ratios, and inaccurate assessments of the true
credit risk of the loans. In addition, Horizon’s loan policy did not address minimum
borrower equity requirements for ADC loans. As a result, borrowers were not always
required to provide equity when the loans were originated, which exposed the institution
to additional credit risk for loans supported by faulty appraisals.



Feasibility Assessments

Horizon did not always ensure that the feasibility of ADC projects was fully assessed
before disbursing funds. As a result, Horizon incurred losses that may have been avoided
when some projects experienced significant delays. Two examples follow.

e Horizon originated a $7.8 million loan in 2006 to develop residential building lots
with an anticipated completion in the summer of 2007. According to Horizon’s
loan files, delays in obtaining needed permits, a difficult topography, and
unexpected problems with soil conditions negatively impacted progress on the
project. The project was never completed. Horizon recognized losses exceeding
$3 million on this loan during 2008 and 2009.

e Horizon originated a $6 million loan in August 2007 for the purchase and
development of 89 acres of land. The primary repayment source for the loan was
the sale of the developed land. Examiners noted during the October 2009
examination that although part of the land had been sold, additional planning was
needed to further develop the remaining land for sale. At the time of the
examination, the loan guarantors were working with the U.S. Army Corps of
Engineers to move a stream on the land in order to make the property more
desirable. The entire loan was classified during the 2009 examination.

Global Cash Flow Analyses for Large Borrowing Relationships

The complexity of Horizon’s large borrowing relationships made it difficult to properly
assess their true global financial condition, including the impact that problems on projects
financed at other institutions might have on projects financed by Horizon. To illustrate
this point, one of Horizon’s large borrowing relationships had five loans totaling over
$17 million (or 15 percent of total capital) as of December 31, 2008. According to court
bankruptcy filings, the borrower associated with this relationship had financing
arrangements totaling over $400 million at more than 30 other financial institutions to
support numerous real estate projects.

The June 2006 examination report noted that Horizon did not always assess borrower
liabilities at other institutions when extending credit. Further, an independent loan
review of Horizon conducted in early 2008 noted that the institution’s cash flow analysis
practices needed to be improved. The lack of sufficient global cash flow analyses for
large borrowing relationships increased Horizon’s credit risk exposure.

Loan Renewals, Extensions, and Modifications

Our review of Horizon’s records indicated that the institution frequently renewed,
extended, or modified its large ADC loans without taking adequate steps to ensure that
the borrower had the capacity to repay the loan or identifying viable exit strategies. In
some cases, the renewals, extensions, and modifications delayed the recognition of
problems. Notably, Horizon’s loan policy did not address how and when loans could be
renewed, extended, or modified. At the time of its failure, Horizon had 70 ADC loans
valued at $1 million or more on an individual basis and $198 million on a collective



basis. Sixty of these loans (or 86 percent) had been renewed, extended, or modified at
least once and 30 of the loans had been renewed, extended, or modified 4 or more times.
Many of these loans were experiencing delays prior to their renewal, extension, or
modification.

For example, Horizon originated an $11.4 million loan in May 2008 for a 27-lot
subdivision. The real estate was appraised at $14.6 million in March 2008, and
subsequently appraised for $8.7 million in April 2009. Horizon renewed the loan five
times without recognizing any loan impairment until examiners classified the loan at the
October 2009 examination. Examiners noted that the loan had weak collateral coverage
and questionable debt service capacity. According to DRR loss share records, more than
$4.1 million of this loan had been charged off as of March 31, 2010.

Illustration—Joint VVenture Real Estate Investment

One project financed by Horizon illustrates several of the weak underwriting and credit
administration practices discussed herein. In October 2004, Horizon’s Westward
subsidiary entered into a speculative joint venture project with a real estate developer to
develop 739 residential units on 85 acres of land. Although the purchase price of the
property was $16 million, Horizon provided two loans for the project totaling

$17.5 million, of which $7.1 million was unsecured. No borrower equity was provided
for the project and the LTV ratio exceeded 100 percent.

Horizon renewed the loans four times between 2005 through 2009. During this period,
the combined loan amounts increased from $17.5 million to $24 million to cover interest
payments and other costs related to carrying the land while the owners attempted to
obtain land entitlements and conducted environmental impact assessments. Development
of the land never took place as necessary permits and approvals for the project could not
be obtained. According to DRR loss share records, $16.3 million of the underlying loans
had been charged off.

Capital Levels Compared to Risk Profile

While risk in Horizon’s ADC loan portfolio increased significantly between 2003 and
2008, the institution’s capital ratios decreased during the same period. Horizon’s capital
ratios declined primarily due to growth in the loan portfolio. The declining capital levels
limited Horizon’s ability to absorb losses due to unforeseen circumstances and
contributed to the relatively high loss to the DIF.> Figure 4 illustrates the trend in
Horizon’s Tier 1 Capital ratio relative to ADC loans.

® Horizon’s estimated loss rate of 44 percent is much higher than the average estimated loss rate of

24 percent for all insured institutions that failed between January 1, 2008 and June 1, 2010. (The average
loss rate does not include the failure of Washington Mutual.) Horizon’s loss rate also exceeds the average
estimated loss rate of 33 percent for institutions in the state of Washington that failed between January 1,
2008 and June 1, 2010.
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Figure 4: Trend in Horizon’s Tier 1 Capital Ratio Relative to ADC Loans
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Source: UBPRs for Horizon.

Although Horizon’s capital levels were generally comparable to its peer group averages
in the years leading to its failure, the institution’s capital levels were at times significantly
below the average of other insured banks in Washington. Table 2 reflects Horizon’s

Tier 1 Capital ratios compared to other insured banks in Washington for the 5-year period
ending 2008.

Table 2: Horizon’s Tier 1 Capital Ratios Compared to Other Washington
Banks

Dec-04 Dec-05 Dec-06 Dec-07 Dec-08

Horizon 11.35% 10.02% 9.35% 9.18% 8.00%

Washington Banks
(average)

Source: UBPRs for Horizon.

10.42% 11.02% 13.06% 11.58% 10.08%

The FDIC’s Risk Management Manual of Examination Policies states that institutions
should maintain capital commensurate with the level and nature of risks to which they are
exposed. In addition, the amount of capital necessary for safety and soundness purposes
may differ significantly from the amount needed to maintain a Well Capitalized or
Adequately Capitalized position for purposes of PCA. Had Horizon maintained higher
capital ratios commensurate with its risk profile, the institution’s loan growth may have
been constrained and the losses to the DIF mitigated to some extent.
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The FDIC’s Supervision of Horizon

The FDIC, in coordination with the DFI, provided ongoing supervisory oversight of
Horizon through regular on-site risk management examinations, one visitation, and
various offsite monitoring activities. Through its supervisory efforts, the FDIC identified
key risks at Horizon and brought these risks to the attention of the institution’s Board and
management. Such risks included the institution’s significant ADC loan concentration,
weak loan underwriting and credit administration practices, and, in 2008, the need for
higher capital levels. Prior to the September 2008 examination, the FDIC relied
primarily on recommendations to address the weak risk management practices identified
at Horizon. In March 2009, the FDIC and the DFI issued a joint Cease and Desist Order
(C&D) to address the institution’s rapidly deteriorating financial condition identified
during the September 2008 examination.

As discussed below, a more proactive supervisory approach during earlier examinations
may have been prudent given the institution’s growing risk profile. Such an approach
could have included a more aggressive pursuit of the institution establishing and
maintaining prudent limits on its growing ADC loan concentration and/or higher capital
levels and increased emphasis on the institution’s risk management practices. Increased
monitoring of Horizon, particularly after the July 2007 examination, may also have been
beneficial. Although regulators issued a C&D in March 2009, by that time, the
institution’s lending markets were rapidly deteriorating, making remedial efforts difficult.
A more proactive supervisory approach during earlier examinations may have influenced
Horizon to curb its ADC lending, strengthen its risk management controls, and hold more
capital before its lending markets deteriorated, potentially reducing the institution’s
losses.

The FDIC has taken a number of actions to enhance its supervision program based on the
lessons it has learned from institution failures during the financial crisis. With respect to
the issues discussed in this report, the FDIC has, among other things, reiterated broad
supervisory expectations for managing risks associated with CRE and ADC loan
concentrations to its supervised institutions and examiners. The FDIC has also recently
provided training to its examination workforce wherein the importance of assessing an
institution’s risk management practices on a forward-looking basis was emphasized.

Supervisory History
The FDIC and the DFI conducted six on-site risk management examinations and one

visitation of Horizon from 2004 until its failure