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The information in this publication is offered to Servicers using 
Electronic Default Reporting (EDR) for single-family mortgages.  
The information supports the requirements published in the 
Single-Family Seller/Servicer Guide (the Guide).  Additionally, 
this quick reference provides guidelines, suggestions and other 
more detailed information to help fulfill EDR requirements. 
 
Each Freddie Mac approved Servicer must comply with all 
applicable provisions in the Guide, and other purchase 
documents, as that term is defined in the Guide.  This quick 
reference does not constitute as one of the purchase 
documents. 
 
The requirements and guidelines in this quick reference are 
subject to change at any time by Freddie Mac. 
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Overview of the EDR Process 
Servicers with an active Freddie Mac Seller/Servicer number must 
report delinquency and default information to us monthly for all 
Freddie Mac single-family mortgages in default via our Electronic 
Default Reporting (EDR) system.  Information you are required to 
report includes the Due Date of the Last Paid Installment (DDLPI), 
Default Action Codes (Status and Event), Default Reason Codes, 
Occupancy Status Codes and Property Condition Codes.  You must 
send us your monthly EDR transmission between the first and third 
business day of each month to report all activity that occurred in the 
previous month. 

Which Mortgages to Report to Us 
You must report on all mortgages that are 30 days or more delinquent 
or where the borrower is in bankruptcy, whether or not the borrower 
is current on mortgage payments.  You must also report mortgages 
for which the Borrower is current in his or her mortgage payments 
and for which you are pursuing an alternative to foreclosure.  You 
must comply with all Single-Family Seller/Servicer Guide 
requirements with respect to considering a borrower who is current in 
his or her mortgage payment for an alternative to foreclosure, 
including, as applicable, any requirement that the borrower be in 
imminent default or found to have suffered an involuntary inability to 
pay. 

You must continue to report on these mortgages until the mortgage is 
fully reinstated or liquidated, or until the borrower is no longer in 
bankruptcy and the mortgage is current.  For current mortgages under 
consideration for an alternative to foreclosure, you must continued to 
report the applicable information through EDR until there are no 
applicable default action codes to report for the month 

If you have no activity to report under one or more Seller/Servicer 
numbers, you must send us a monthly transmission to indicate "no 
activity" for each Seller/Servicer number that has no activity for the 
month. 

Questions? 
If you have any questions or need additional information after 
reviewing this quick reference guide, contact your Freddie Mac 
Foreclosure/Bankruptcy Specialist or send an e-mail to 
edr@FreddieMac.com. 
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Tips for Error-Free Reporting 
� In MIDANET for the PC, report default activity using the 

Default Reporting option.  The Delinquency Reporting option is 
only for multifamily mortgages.   

� Report month-end default activity on the first, second, or third 
business day of the following month. 

� Report all mortgages  
− That are 30 or more days delinquent 
− Where the borrower filed bankruptcy, whether the mortgage 

is delinquent or not 
− That were last reported as 90 or more days delinquent and 

have since fully reinstated 
− Where the borrower is current in his or her mortgage 

payments and you are pursuing an alternative to foreclosure 

� Report No Activity if you have no loans to report through EDR 
for any of your Servicer numbers.   

� Default actions are divided into two categories: 
− A status is reported each month until the status no longer 

applies 
− An event is reported only one time, in the month following 

when the event took place 

� Default reasons, property conditions and occupancy statuses are 
only required for mortgages that are 90 or more days delinquent. 

� Retain and report (don’t delete) a reinstatement on a mortgage 
that becomes current and was reported in the prior month as 90 
or more days delinquent. 

� If you transmitted data before a reporting cycle started (before 
the beginning of a month), retransmit the information within the 
cycle (between the first and third business days of the month). 

� If you report via MIDANET, you must transmit by 5:30 p.m. 
Eastern time for your data to be credited as received on that day.  
Data transmitted via other reporting mediums must be received 
by 7 p.m. Eastern time to be credited as received on that day. 
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Tips for Error-Free Reporting 
� Verify your EDR data was transmitted by viewing your 

confirmation messages.  A confirmation message is usually sent 
to you two hours after you transmit, unless your data was 
transmitted after 7 p.m. Eastern time.  Confirmation messages are 
sent for all transmissions, including transmissions from service 
bureaus and for CPU-to-CPU transmissions.  (See How to 
Receive and View Confirmation Messages on page 27 for more 
information.) 

� If you transmitted incorrect or incomplete data, update your 
information and retransmit by the sixth business day of the 
month. 

� Remember to access the EDR reports that we make available to 
you in MIDANET for the PC’s Freddie Mail or Default 
Reporting ManagerSM.  Review these reports and use them as a 
tool to improve the integrity of your data and to reduce errors 
from reoccurring in the next reporting cycle.  (See How to 
Receive, Browse and Print an EDR Report in MIDANET’s 
Freddie Mail on page 28 and How to Access EDR Reports in 
Default Reporting Manager on page 29 for more information.) 

� Be sure you are using the most current version of MIDANET for 
the PC software.  Contact (800) FREDDIE to find out the current 
version number.  

� The default action date for a mortgage that is referred to 
foreclosure is the date the mortgage is referred to a foreclosure 
counsel or trustee.  The default action date is not the date 
foreclosure was approved or the date your department received 
the file.  If the foreclosure process is halted (such as by 
bankruptcy, repayment plan, contested matter, HAMP evaluation 
or Trial Period, etc.) and then resumes, the default action date 
should be 
− The original foreclosure referral date if no funds were posted 

and the DDLPI did not advance 
− The date you advised the attorney to proceed with 

foreclosure if funds were applied and the DDLPI did 
advance 
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How to Report No Activity 
Report No Activity if you have no loans to report through EDR for 
any of your Seller/Servicer numbers. 

1. Log on to MIDANET for the PC. 

2. From the Main menu, select option 2, Service Mortgages. 

3. From the Service Mortgages menu, select option 09, Default 
Reporting. 

4. From the Default Reporting menu, select option 5, No Activity 
to Report.  Enter your Servicer contact name and phone 
number.  If you enter Y to “Is Your Data Correct?”, the 
activity record will be ready for transmission. 

5. Transmit.  (See How to Transmit Data Using MIDANET for 
the PC on page 26 for more information.) 

6. View your confirmation message to ensure your transmission 
was successful.  (See How to Receive and View Confirmation 
Messages on page 27 for more information.) 

7. Review your feedback reports.  (See Tips for Reviewing EDR 
Reports and Correcting Errors on page 30 for more 
information.) 
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How to Enter Default Data in MIDANET for the PC 
1. Log on to MIDANET for the PC. 

2. From the Main menu, select option 2, Service Mortgages. 

3. From the Service Mortgages menu, select option 09, Default 
Reporting. 

4. From the Default Reporting menu, select option 1, Enter 
Default Data. 

5. Enter your Servicer contact name and telephone number. 

6. Select the function you wish to perform: 
� Enter C for Cycle to carry forward the previous cycle’s 

default data to update or delete as needed  
� Enter A for Add to add a new mortgage 
� Enter U for Update to correct data for a single mortgage 
� Enter B for Browse to view data for a specific 

mortgage, but not to make changes 
� Enter D for Delete to delete a specific mortgage 

7. Add, update, or delete mortgage data as needed.  If you are 
using the Cycle function, review each mortgage record to 
verify that the information is current.  To update the 
information or accept it as it is displayed, press Enter, update 
the data, and press Enter again.  To delete information, press 
the ALT and D keys simultaneously, then enter Y and press 
Enter.  To add newly delinquent mortgages or bankruptcy 
filings on current mortgages, enter A at the function prompt, 
enter the loan number, press Enter, and complete the remaining 
fields. 

8. Only data that is in Packaged (Pkgd) status can be transmitted.  
To package data, press Y for Yes in response to the following 
message displayed on the bottom of the screen: “Mark for 
Transmit Y/N?  (Use Communications to transmit data)”. 
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List of Default Action Codes 
Report a Default Action Code each month until the status no longer 
applies.   Following is a list of the status codes.  See pages 10 through 
22 for detailed information on each default action code. 

Status Codes 
09 Forbearance 
12 Repayment Plan 
24 Government Seizure  
31 Probate   
32 Military Indulgence  
33 Contested Foreclosure and Litigation 
43 Referred to Foreclosure 
49 HUD Assignment   
59 Chapter 12 Bankruptcy Petition Filed 
61 Second Lien Considerations  
62 Veterans Affairs−No Bid  
63 Veterans Affairs−Refund  
64 Veterans Affairs−Buydown  
65 Chapter 7 Bankruptcy Petition Filed 
66   Chapter 11 Bankruptcy Petition Filed 
67   Chapter 13 Bankruptcy Petition Filed 
75 No Activity to Report (for a Seller/Servicer Number) 
Blank    No Action to Report 
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List of Default Action Codes 
 
Event Codes 
Report only one time, in the month following when the event took 
place. 
11 Repayment Plan in Review 
20 Reinstatement (full or partial) 
68 First Legal Action 
69 Bankruptcy Plan Confirmed 
71 Foreclosure Sale Scheduled 
74 BPO or Appraisal Obtained 
76 Bankruptcy Court Clearance Obtained 
80 Date Breach Letter Sent 
AW First Right-Party Contact 
AX Last Right-Party Contact 
AY Property Listed for Sale 
H3 BPO Ordered 
H4 Solicitation Letter Sent 
H5 Positive Solicitation Response 
H6 Eligible for HAMP 
H7 HAMP in Review 
H8 HAMP Modification Agreement Sent 
H9 HAMP Modification Agreement Received 
HA Workout in Review 
HB Short Sale in Review 
HC Ineligible for Short Sale 
HD Modification in Review  
              (other than a modification under HAMP) 
HE Ineligible for Modification 

Use the F3 key (Help) on the Enter Default Data screen for further 
details about the above codes. 
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List of Default Reason Codes  
Default Reason Codes are required for mortgages that are 90 or more 
days delinquent.   

Codes 
001 Death of Principal Mortgagor 
002 Illness of Principal Mortgagor 
003 Illness of Mortgagor’s Family Member 
004 Death of Mortgagor’s Family Member 
005 Marital Difficulties 
006 Curtailment of Income 
007 Excessive Obligations 
008 Abandonment of Property 
009 Distant Employment Transfer 
011 Property Problem 
012 Inability to Sell Property 
013 Inability to Rent Property 
014 Military Service 
015 Other 
016 Unemployment 
017 Business Failure 
019 Casualty Loss 
022 Energy-Environment Cost 
023 Servicing Problems 
026 Payment Adjustment 
027 Payment Dispute 
029 Transfer of Ownership Pending 
030 Fraud 
031 Unable to Contact Borrower 
INC Incarceration 
HMP Home Affordable Modification Program  (This default 
reason code must be reported during the trial period only, and must be 
reported with default action code 09, Forbearance.) 
Use the F3 key (Help) on the Enter Default Data screen for further 
details about the above codes.
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List of Occupancy Status and Property Condition 
Codes 
Occupancy Status Codes 
Provide the Occupancy Status code by the 90th day of delinquency.  
Prior to the 90th day of delinquency, if the occupancy status is 
unknown, populate the field with Code "06 Unknown" or blanks. 
01 Vacant 
03 Borrower Occupied  
04 Tenant Occupied 
06 Unknown 
15 Occupied by Unknown 

Property Condition Codes 
Property condition must be known by the 90th day of delinquency.  
Prior to the 90th day of delinquency, if the property condition is 
unknown, populate the field with Code "10 Unknown" or blanks. 
03 Excellent 
04 Good 
05 Fair 
06 Poor 
10 Unknown or No Property Inspection 
18 Property Inaccessible 
 

 

Use the F3 key (Help) on the Enter Default Data screen for further 
details about the above codes. 
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Default Action Code Detail 
There are two types of default action codes:  status and event.  Refer 
to pages 10 through 15 for information about status codes and pages 
16 through 22 for information about event codes.  Use the F3 key 
(Help) on the Enter Default Data screen in MIDANET for the PC for 
further details. 

Status Codes 
Status  
Code # 

Report Status Codes each month until the status no 
longer applies. 

09 Forbearance  
Report Code 09 when a borrower is on a short- or  
long-term forbearance plan, or you have been barred from 
proceeding with foreclosure while a state agency reviews 
the loan for possible borrower assistance (generally a  
60-day period).  Report the forbearance plan start date, or 
the date the state agency notified you to cease 
collections/foreclosure activities, each month while the 
status is relevant. 

12 Repayment Plan 
Report Code 12 when a repayment plan has been initiated. 
Report the start date of the repayment plan each month 
while the status is relevant. 
� Report repayment plans regardless of whether the plan 

is in writing or an oral agreement. 
� Repayment plans must be in accordance with our 

Single-Family Seller/Servicer Guide or have prior 
approval from us. 

� Do not report promises to pay as a repayment plan. 

24 Government Seizure  

Report Code 24 when a government agency (local, city, 
county, state or federal) has seized our property.  Examples 
include, but are not limited to, drug seizure, eminent 
domain and condemnation.  Report the date you receive 
notification that the seizure has occurred.  This can be 
reported on current or delinquent loans. 
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Default Action Code Detail 
 
Status 
Code # 

Report Status Codes each month until the status no 
longer applies. 

31 Probate 

Report Code 31 to report the date you receive notification 
that the borrower is deceased and the will is being 
validated. 

32 Military Indulgence 

Report Code 32 when default processes are delayed due to 
the mortgagor being in active military status and covered 
under the Servicemembers Civil Relief Act. 

33 Contested Foreclosure and Litigation 

Report Code 33 when the foreclosure action becomes 
contested, you are legally barred from proceeding with 
foreclosure for reasons such as court order or restraining 
order, or complex litigation is prevalent. Report the date the 
foreclosure becomes contested. 

Use this code for simple and complex contested/litigated 
issues.  This includes any answer to the foreclosure 
complaint. 
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Default Action Code Detail 
 
Status 
Code # 

Report Status Codes each month until the status no 
longer applies. 

43 Referred to Foreclosure 
Report Code 43 when a loan has been referred to 
foreclosure. Report the date you submitted your foreclosure 
referral request/package to your foreclosure attorney/trustee 
to begin foreclosure proceedings. 
If the loan was in foreclosure and the borrower is on a 
repayment plan or has filed for bankruptcy, stop reporting 
the foreclosure status and begin reporting the repayment 
plan or bankruptcy. 

� When you receive the initial payment under the 
repayment or bankruptcy plan, report a Code 20 to 
partially reinstate the loan and remove it from 
foreclosure status. 

� If the borrower subsequently defaults on the repayment 
or bankruptcy plan, stop reporting the repayment plan 
and report the release of bankruptcy (Code 76), if 
applicable, and report a new Code 43 to put the loan 
back into foreclosure status. (This only applies to loans 
that do not need to be re-breached after the repayment 
plan or bankruptcy period, and can be immediately 
referred back to foreclosure.) 

� If you do not receive payment and the DDLPI does not 
advance, stop reporting the repayment plan or report 
the release of bankruptcy (Code 76), if applicable, and 
report the original Code 43 to notify us that the loan is 
back in foreclosure status. You can resume reporting 
the initial foreclosure referral because you did not 
report a Code 20. 
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Default Action Code Detail 
 
Status 
Code # 

Report Status Codes each month until the status no 
longer applies. 

43 

(cont.) 

If the loan was in foreclosure and another default action 
occurs, stop reporting the foreclosure status and begin 
reporting the new status.  For example, if the new status is a 
delay, once the delay is cleared and you can resume the 
foreclosure, report the original Code 43 to notify us that the 
loan is back in foreclosure status. 
You can resume reporting the initial foreclosure referral 
because you did not report Code 20. 

49 HUD Assignment 
Report Code 49 when you have been barred from 
proceeding with foreclosure while HUD reviews the loan 
for possible borrower assistance (generally 60 day period).  
Report the date HUD notified you to cease 
collections/foreclosure activities. 

59 Chapter 12 Bankruptcy Petition Filed 
Report Code 59 when the borrower files for Chapter 12 
bankruptcy protection.  Report the date the borrower files a 
petition with the U.S. Bankruptcy court. 
 
Review Helpful Hints for Bankruptcy. 

61 Second Lien Considerations 
Report Code 61 when you receive authorization from us to 
place the foreclosure on hold while we monitor the position 
of a first lien foreclosure action. Report the date we 
authorized you to suspend the foreclosure process. 

Report this code only for second or other subordinate lien 
loans. 
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Default Action Code Detail  
 
Status 
Code # 

Report Status Codes each month until the status no 
longer applies. 

62 Veterans Affairs--No Bid 
Report Code 62 when the VA notifies you that they denied 
a specified bid and did not issue an upset price for the 
pending foreclosure sale.  Report the date you received 
notification from the VA. 

63 Veterans Affairs--Refund 
Report Code 63 when you have been barred from 
proceeding with foreclosure while the VA reviews the loan 
for possible borrower assistance (generally a 60 day 
period).  Report the date the VA notified you to cease 
collections/foreclosure activities. 

64 Veterans Affairs--Buydown 

Report Code 64 to report the date you receive authorization 
from us to "buydown" the loan. 

65 Chapter 7 Bankruptcy Petition Filed 

Report Code 65 when the borrower files for Chapter 7 
bankruptcy protection. Report the date the borrower files a 
petition with the U.S. Bankruptcy Court. 

See Additional Information about Bankruptcy Reporting. 

66 Chapter 11 Bankruptcy Petition Filed 
Report Code 66 when the borrower files for Chapter 11 
bankruptcy protection.  Report the date the borrower files a 
petition with the U.S. Bankruptcy Court. 

See Additional Information about Bankruptcy Reporting. 

67 Chapter 13 Bankruptcy Petition Filed 

Report Code 67 when the borrower files for Chapter 13 
bankruptcy protection.  Report the date the borrower files a 
petition with the U.S. Bankruptcy Court. 

See Additional Information about Bankruptcy Reporting. 
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Default Action Code Detail 
 
Status 
Code # 

Report Status Codes each month until the status no 
longer applies. 

75 No Activity to Report (for a Seller/Servicer Number) 

Blank No Action to Report 

Additional Information about Bankruptcy Reporting 
If a bankruptcy converts from one chapter to another, you must report 
a Code 76 - Bankruptcy Court Clearance to close the old bankruptcy 
chapter. The conversion date is the bankruptcy release date for the old 
chapter and the filing date for the new chapter. 

For example, if a Chapter 13 converted to a Chapter 7 on 1/30/xx, 
report Code 76 using 1/30/xx to close the Chapter 13 status and Code 
65 using 1/30/xx to open the Chapter 7 bankruptcy status. 
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Default Action Code Detail  

Event Codes 
Event 
Code # 

Report Event Codes only one time, in the month 
following when the event took place. 

11 Repayment Plan in Review 

Report Code 11 to notify us of the date on which you begin 
the evaluation process to determine if the borrower 
qualifies for a repayment plan.   

Report the date one time, in the month following the month 
in which you began the evaluation process. 

20 Reinstatement (full or partial) 

Report Code 20 when funds are applied to the loan to fully 
or partially reinstate it after it has been referred to 
foreclosure. Report the date the funds are applied to your 
system. 

When a loan is referred to foreclosure and you report a 
Code 43 - Referred to Foreclosure, the loan can be 
inactivated through Loan-Level Reporting and you can stop 
remitting principal and interest. When a borrower fully or 
partially reinstates the loan through a repayment or 
bankruptcy repayment plan, you must report a Code 20 to 
reinstate the loan.  You must also activate the loan through 
Loan-Level Reporting and resume remitting principal and 
interest. 

68 Date of First Legal Action 

Report Code 68 when the foreclosure attorney/trustee has 
filed the first legal documentation required by the state to 
initiate foreclosure proceedings. This could include filing 
the Notice of Default, the Posting of Notice of Trustee Sale, 
the filing of a Complaint or Petition, or the first Publication 
date. Report the date the attorney/trustee files the first legal 
documentation required by the state to initiate foreclosure 
proceedings one time, in the month following when the 
event took place. 
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Default Action Code Detail  
 
Event 
Code # 

Report Event Codes only one time, in the month 
following when the event took place. 

69 Bankruptcy Plan Confirmed 

Report Code 69 when a Chapter 12 or 13 bankruptcy plan 
has been confirmed or a reorganization was agreed to on a 
Chapter 11 bankruptcy. Report the date the plan is 
confirmed or agreed and entered on the court docket. 

71 Foreclosure Sale Scheduled 

Report Code 71 to notify us of the scheduled date for a 
foreclosure sale. 

If a sale is postponed or adjourned, report a new Code 71 
for the new scheduled date for the foreclosure sale. 

74 BPO or Appraisal Obtained  

76 Bankruptcy Court Clearance Obtained 

Report Code 76 to notify us that the bankruptcy is released. 
The date you report for each type of bankruptcy is shown 
below. 

Chapter 7 bankruptcy – Report the date the case is 
dismissed or relief is granted, or the latter of the date of the 
discharge of debtors or the date the trustee released the 
asset. 

Chapter 12 and 13 bankruptcy – Report the date the case is 
dismissed, discharged, relief is granted, or the date allowing 
for relief under a stipulation, agreed or consent order. 

Chapter 11 bankruptcy - Report the date the case is 
dismissed or relief is granted, or the expiration date of a 
breach letter, if the reorganization plan had been agreed to. 
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Default Action Code Detail  
 
Event 
Code # 

Report Event Codes only one time, in the month 
following when the event took place. 

80 Date Breach Letter Sent 

You are required to send a breach letter (notice of 
acceleration) to the borrower no later than day 60 of the 
delinquency.  Report Code 80 to notify us of the date you 
sent the breach letter.  Report the date one time, in the 
month following when the event took place. 

AW Date of First Right Party Contact with Delinquent 
Borrower 

Report Code AW to notify us of the date of your first right 
party contact with the borrower. Report the date one time, 
in the month following when the event took place. 

See Additional Information about Right Party Contact. 

AX Date of Last Right Party Contact with Delinquent 
Borrower 

Report Code AX to notify us of the date of your last right 
party contact with the borrower. Report the date one time, 
in the month following when the event took place. 

If you work with the borrower for several months to 
attempt to resolve the delinquency, you will report code AX 
with the date of last right party contact for each month you 
speak with the borrower. 

See Additional Information about Right Party Contact. 

AY Date Advised Property Listed for Sale 

Report Code AY to notify us of the date you became aware 
that the property is listed for sale. Generally, this 
information comes from borrower contact or property 
inspections. Report the date one time, in the month 
following when the event took place. 
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Default Action Code Detail  
 
Event 
Code # 

Report Event Codes only one time, in the month 
following when the event took place. 

H3 BPO Ordered 

Report Code H3 to notify us that you ordered a BPO.   

Report the date on which you ordered the BPO, one time, in 
the month following when the event took place. 

H4 Solicitation Letter Sent 

Report Code H4 to notify us that you have sent a 
solicitation letter to the borrower.  Report this code only if 
the loan is 31 days or more delinquent. 

Report the date on which you sent the solicitation letter, 
one time, in the month following when the event took 
place. 

This code may be reported for all workouts.  If you are 
reporting for a modification under HAMP, this code may be 
reported at the same time you report default action code H6 
(Eligible for HAMP), default action code H7 (HAMP in 
Review), or default reason code HMP with default action 
code 09 (Forbearance) to notify us that the loan is on a Trial 
Period Plan. 

H5 Positive Solicitation Response 

Report Code H5 to notify us that the borrower has 
responded to your solicitation and is interested in pursuing 
an alternative to foreclosure. 

Report the date on which you received the response from 
the borrower, one time, in the month following when the 
event took place. 

Default action code H4 (Solicitation Letter Sent) must be 
reported in a previous cycle or in the same cycle you report 
Code H5.  The date you report for Code H5 must be equal 
to or later than the date you report for Code H4. 
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Event 
Code # 

Report Event Codes only one time, in the month 
following when the event took place. 

H6 Eligible for HAMP 

Report Code H6 to notify us of the date on which you 
determined the borrower may be eligible for a modification 
under the HAMP (including the determination that 
borrowers who are current or less than 31 days delinquent 
are in imminent default). 

Report the date on which you made this determination, one 
time, in the month following when the event took place. 

This code must be reported prior to or at the same time you 
report default action code H7 (HAMP in Review).   

This code may be reported at the same time or after you 
report default action code H4 (Solicitation Letter Sent) or 
default reason code HMP with default action code 09 
(Forbearance) to notify us that the loan is on a Trial Period 
Plan. 

H7 HAMP in Review 

Report Code H7 to notify us of the date on which you 
began evaluating the borrower for a modification under the 
HAMP.   

Report the date one time, in the month following when the 
event took place. 

Default action code H6 (Eligible for HAMP) must be 
reported in a previous cycle or in the same cycle you report 
Code H7.  The date you report for Code H7 must be equal 
to or later than the date you report for Code H6. 

This code may be reported at the same time or after you 
default action code H4 (Solicitation Letter Sent), or default 
reason code HMP with default action code 09 
(Forbearance) to notify us that the loan is on a Trial Period 
Plan. 
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