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Pioneering Al-Forward Underwriting and Valuation Through Secure Networked Intelligence.
Building the private lending industry’s leading Al-Forward disciplined, fully integrated domain-specific

execution platform deployed as a Partner network.

Foundation Specialty Finance, LLC (“FSF”) has assembled a team of highly experienced early adopters of Al and
LLM technologies in enterprise development and senior management positions. Our team is focused on integrating
a governed Al environment and orchestration layer operating within our secured enterprise architecture, designed
to support and improve internal asset management and loan origination workflows and outcomes (“Al as a
Solution”), while providing Brokers, Borrowers, and our Partners access to institutional capital, best-in-class loan
origination and asset management products and services, and access to a suite of unique Al products and solutions
that deliver assistance, analysis, and knowledge coupling (“Al as a Service”).

Two elements set FSF apart in delivering on this: a partnership model that puts institutional capital and our Al
platform directly in the hands of Brokers and smaller local lenders without requiring them to build balance-sheet
capacity of their own, and an asset management discipline proven out across a full market cycle through our
leadership’s history running the AMIP/RCO fund complex. These two differentiators, access to institutional capital
combined with a technology partnership, coupled with a demonstrated asset management track record are
highlighted in the following narrative.

We have engineered a proprietary Al-native ecosystem that re-defines underwriting, valuation, and asset
management across the private lending and asset management lifecycles. Built on advanced language-model
reasoning and a secure enterprise network architecture, our system transforms fragmented processes into a
unified, intelligent framework capable of learning, reasoning, and acting autonomously. Originally designed to
address our internal underwriting and asset management bottlenecks, our technology has evolved into the firm’s
strategic infrastructure, linking origination, underwriting, valuation, asset management outcomes, and investor
reporting in one continuous intelligence environment.

Rather than being sold or licensed, we have internally deployed our ecosystem to establish and build strategic
relationships, accelerate origination, improve asset management and secure FSF’s leadership position in private
lending and asset management.

Platform Origin: Our ACHIEVE™ Ecosystem

Our technology evolution began in early 2023 with the creation of ACHIEVE™, a proprietary ecosystem built to
combine loan origination, underwriting, valuation, asset management, and investor reporting in a single integrated
platform. Rather than simply layering technology over legacy processes, we designed and built ACHIEVE™ as a
platform for control, embedding auditability, transparency, and real-time performance tracking in every transaction.

ACHIEVE™ was engineered as an ecosystem, not a single platform, integrating our customized CRM and LOS
systems with borrower analytics, workflow automation, and data verification protocols to create a closed-loop
operational infrastructure designed to govern and automate the entire loan lifecycle. This single environment
manages processes from origination and underwriting through portfolio surveillance, special servicing, and asset
disposition. The ecosystem is an orchestration of proprietary logic and best-in-class third-party platforms:
e Lead & Loan Management: HubSpot CRM for pipeline tracking and Mortgage Automator as our LOS.
e Data Verification & Automation: Ocrolus for Al-driven document extraction and fraud detection, and Plaid
for bank account and income verification.
o Intelligence & Valuation: Forecasa for borrower and market intelligence; Radian/Homegenius, Reonomy,
SiteXPro, and ATTOM for property valuations, CRE data, and comparables.

e Compliance & Due Diligence: Credco for credit bureau integration and LexisNexis for background and
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compliance checks.

e Servicing & Asset Management: FCI for loan servicing operations, the Pyramid Platform for loss mitigation
and REO management.

o Asset Management and Disposition: The PropertyPortal™ as a proprietary digital marketplace for pre-
foreclosure and REO asset listings.

This asset management backbone is not theoretical; it is built on real operating history

Prior to founding FSF, our leadership built and ran the AMIP-managed RCO fund complex (RCO II - VIll), deploying
roughly $2.3 billion of purchase-cost-basis capital across more than 15,000 acquired loans and assets, and
delivering net investor IRRs ranging from approximately 25% to 33% and MOICs from roughly 1.22x to 1.95x across
the funds with a measurable track record (RCO VIII, launched in 2022, is still too early in its life to report meaningful
performance). At scale, that portfolio required granular, status-level post-origination surveillance across
thousands of assets, including REO, cash-flowing, non-performing active loss mitigation, non-performing vacant,
non-performing occupied, and non-performing bankruptcy representing almost $2 billion in tracked property value.

This is a track record from AMIP, a fund complex our leadership managed prior to founding FSF, not a track record
of FSF itself, and past performance is not a guarantee of future results. However, ACHIEVE™s asset management
and disposition modules, coupled with FABIO™, and VAL360™’s underwriting, asset management, and resolution
logic are built on that lived discipline, not a model constructed in the abstract.

Third Party Integration: Strengthening the Data Layer

ACHIEVE™ is augmented by third-party data providers that add external validation and depth to the decisioning
framework. The system fuses three primary data types in real-time:

e Current Proprietary Data: Real-time loan files, underwriting inputs, and servicing data generated from
FSF's own ongoing operations within the ACHIEVE™ ecosystem.

e Public & Third-Party Data: A rich layer of external market intelligence from vendors like Forecasa,
Radian/Homegenius, CoStar, SiteXPro, ATTOM, Credco, and LexisNexis.

o Borrower-Provided Data: Verified financial information and identity details ingested and analyzed via
automated integrations with Ocrolus and Plaid.

By combining these components with our proprietary compliance and workflow logic, ACHIEVE™ became ourdigital
backbone for disciplined lending and asset management. Every data point is traceable, every action governed by
logic, and every output aligned with institutional credit standards. This architecture became the foundation for our
origination and asset management activities, our Al-native evolution, powering the development of FABIO™,
VAL360™, and the evolution of ACHIEVE™ into an intelligent, continuously learning network.

Market Context: Why Al-Native Matters in Private Lending and Asset Management

Private lending and asset management face persistent challenges: borrower and vendor fraud, fragmented
documentation, manual underwriting cycles, inconsistent appraisal standards, and investor demand for greater
transparency. These inefficiencies slow capital deployment, increase risk, and restrict scalability across lending,
asset management, and fund operations. The majority of our competitors apply Ai primarily at the edges, OCR,
summarization, or data extraction. We have taken a different approach: building Al-native applications where the
core logic, workflows, and outputs are embedded directly into agent architecture. Al here is an operating system for
underwriting, valuations, and asset management rather than a bolt-on efficiency layer.
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Independent industry data from Forecasa one of the market-intelligence providers integrated into ACHIEVE™
underscores how fragmented this opportunity is. Even the top-ranked private lender by state, Kiavi, holds only
roughly 10-11% share in its strongest markets, and most of the next several largest national lenders individually hold
single-digit share in any given state; the “Other” category consists of thousands of smaller local lenders and brokers
accounts for the largest share of originations in nearly every state we track. These smaller lenders and brokers rarely
have access to institutional capital, technology, or disciplined asset management, which is precisely the gap FSF’s
partnership model and Al platform are built to fill.

Agentic Al Architecture: The FSF Application

Traditional Al and automation each solve one narrow piece of the problem. Chatbots answer questions. Robotic
process automation repeats scripted steps and breaks when a document format changes. A decisioning model
scores risk and returns an approval. None of them read, verify, and complete the document packet that turns an
approval into a funded loan or a non-performing asset into a resolution. Agentic Al systems close that gap,
combining intelligent document processing, cross-checks across multiple systems, and exception handling into a
single workflow that carries a file from application to funded and serviced, or asset acquisition to resolution. Our Al
solutions are built on an agentic Al framework that mirrors institutional decision-making:

Sense Reason Plan Act Learn
Observe and gather Analyze and make Determine the best Take action Reflect and improve
information. sense of it. course of action. with focus. for next time.

e Sense: Crawl FSF’'s document-management environment and ingest diverse loanfiles, appraisals, and
entity documents.

e Reason: Apply FSF’s underwriting and capital markets logic to detect inconsistencies and enforce rules.
e Plan: Sequence actions such as reconciling valuations, applying Radian data, and structuring IC outputs.
e Act: Automatically produce IC memos, risk reports, and valuation reviews.

e Learn: Capture feedback and outcomes to refine accuracy and strengthen rules over time.

FABIO™ Overview

FABIO™, “Foundation’s Al for Business Intelligence & Operations”, is our governed Al environment and
orchestration layer operating within FSF’s secured enterprise architecture. Unlike point-solution Al tools, we have
built a platform-level infrastructure that integrates origination, underwriting, valuation, asset management and
investor reporting in a single Al-native ecosystem.
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FABIO™ was designed to orchestrate execution-grade agents with the flexibility to build additional agents across
internal underwriting, asset management, and operations, and functions as our Al environment / ecosystem, the
governed runtime where agents, data access, workflows, and decision logic are integrated.

Core Innovation: FABIO™ + Secure Network Architecture

FABIO™ is our foundational Al operating layer we will extend as FSF scales to additional specific use cases and
workflows in asset management and mortgage origination, our Al-native evolution, powering the development of
FABIO™, and the evolution of ACHIEVE™ into an intelligent, continuously learning network. FABIO™ does more than
retrieve files, he autonomously crawls our secure document-network architecture, identifies and organizes loan and
entity documents, and maps fields across inconsistent file formats. This allows the system to operate in the
fragmented, real-world environments where private lenders work every day.

FABIO™ reflects our cross-functional build process:

e Al &ProductDevelopment Specialists structured the logic, knowledge framework, behavioral workflows, and
data mapping.

e Underwriting & Capital Markets Experts provided the rules, processes, and decision conditions the agents
must apply toreplicate FSF’s disciplined lending culture.

e FSF Engineering (coders, developers, Al engineers) translated this framework into code, building the custom
integration layers and crawling capabilities required to run at production scale.

This collaboration provided FABIO™ with more than processing power, it gave him responsibility. He was built notto
summarize documents, but to apply our underwriting discipline, enforce capital markets logic, and produce
auditable, investor-ready Investment and Credit Memos. Each underwritten loan becomes a new learning node.
Embedded feedback loops compare actual loan performance to the original underwriting logic. When exceptions
occur, FABIO™ identifies and analyzes which mitigants were applied and how outcomes were influenced. Overtime,
he learns to recognize exception patterns and recommend appropriate risk mitigants, continuously improving
predictive accuracy.

Why FABIO™ Matters

As FSF scales institutional knowledge fragments across people, documents, systems, and workflows. FABIO™ is
designed to prevent that fragmentation by preserving FSF’s proprietary logic, language, and decision frameworks in
a durable, reusable intelligence system. Unlike generic Al tools that generate responses without business
grounding, FABIO™ operates within FSF-defined context, ensuring that outputs align with internal standards, credit
discipline, and strategic intent. This enables faster execution without sacrificing consistency, governance, or
institutional memory. FABIO™ ensures that insight does not live solely in individual employees but becomes part of
FSF’s operational infrastructure.

How FABIO™ Works (In Simple Terms)

FABIO™ is an intelligence layer that sits above FSF’s documents, systems, and workflows, interpreting inputs such
as internal policies, operating procedures, strategic materials, system outputs, and historical decisions. Once
integrated and assessed, FABIO™ translates unstructured data and information into actionable, context-aware
guidance.

Rather than replacing systems of record, FABIO™ conceptually connects these systems, allowing users to interact
with FSF’s collective knowledge through a single interface. The system is designed to reflect FSF’s internal language,
terminology, and standards, ensuring that outputs are immediately usable within the organization. FABIO™ does
not invent policy, strategy, or decisions. FABIO™ operationalizes what already exists, applying FSF’s logic
consistently and transparently across use cases.

FoundationSpecialtyFinance.com 5



mms FOUNDATION

HE SPECIALTY FINANCE

Why FABIO™ is Unique

e Company-Trained Intelligence: Built around FSF’s business model, credit philosophy, and operating
structure.

o Expert-Grounded Knowledge: Informed by direct contributions from FSF’s senior subject matter experts
across credit, capital markets, legal, compliance, operations, and executive leadership.

e Context-Aware Outputs: Responses reflect FSF language, standards, and strategic priorities.

e Institutional Memory: Retains and applies judgment and decision frameworks that otherwise remain
siloed.

e Governed Use: Designed for internal control, consistency, and long-term scalability.

e Decision Support, Not Replacement: Enhances judgment without substituting human accountability.

VAL360™ Overview

Expanding into VAL360™: Al Valuation, Appraisal, and Asset Resolution Intelligence

Building on and enhancing FABIO™, VAL360™ is our suite of proprietary agentic Al agents that plan and run the
lending and asset-management lifecycle end-to-end, from intake and document verification through underwriting
and asset management support, funding, and servicing, acting on FSF guidelines rather than waiting for a person to
prompt each step.

Unlike traditional automation, which repeats fixed rules on clean inputs, VAL360™ reads unstructured data, adapt
during processing, and resolve exceptions before routing anything to a human, and was built to automatically
generate Investment Committee (IC) memoranda directly from deal files, aggregate and analyze Borrower data and
documents, and optimize asset management resolutions.

VAL360™ combines automation, credit governance, and interpretive analysis into a single system that acts like a
digital loan processor, underwriter or asset manager, and represents a major step forward in applying Al responsibly
within financial lending and asset management, transforming what once were manual, time-intensive processes
into a real-time, self-validating review engine. VAL360™ addresses multiple critical functions:

e Valuation Review: Pre-appraisal estimates using property records, comparables, rent projections, and
repair-adjusted values.

o Early Warning: Automated risk screening for zoning conflicts, flood exposure, or adverse conditions before
appraisals are ordered.

e Appraisal Review: Ingests appraisal reports, validates against internal and external data, introduces
independent comps, and flags discrepancies or compliance risks.

o Asset-Level Diligence: Identifies document or data inconsistencies and optimizes asset resolution
outcomes by comparing multiple resolution scenarios.

Technically, VAL360™ uses the same large-language-model based agentic architecture as FABIO™, layered with
our proprietary rules and workflows. With third party and proprietary integrated data, the system delivers outputs
that are defensible, transparent, and aligned with institutional standards. VAL360™ and FABIO™ share the same
reasoning core, allowing both systems to cross-learn. Valuation intelligence refines underwriting behavior, and
underwriting data enhances valuation precision, creating a self-reinforcing decision network from origination
through asset management.
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How VAL360™ Works (In Simple Terms)

VAL360™ works as a digital layer integrated with ACHIEVE™, handling document and coordination work that sits
between an approval and a funded, serviced loan, or resolved asset. VAL360™ agents can handle hundreds of
requests per day without burnout, apply consistent policy logic on every file, and improve accuracy because they
do not tire or skip steps, and functions as an autonomous reviewer that is activates once a user prompts. VAL360™
reads and validates every document in the folder including the Sizer, appraisal, HUD/CD, Borrower financials, and
more, then compares key values to FSF credit thresholds or projected resolutions.

Loan underwriting files consist primarily of unstructured data; PDFs, scanned documents, third-party reports, and
borrower-provided materials that are not natively usable for decision-making. VAL360™ incorporates intelligent
document and data processing that extracts critical data points from each source document, normalizes those
values, and aggregates them into a structured, machine-readable dataset. This structured dataset serves as the
foundation for all subsequent analysis.

VAL360™ then reads and validates this aggregated data against the original source documents and valuates the
results within the context of FSF’s underwriting guide and credit matrices. Each data point used in the analysis is
confirmed through direct document reference, ensuring accuracy, traceability, and policy fidelity throughout the
review.

When required documents are missing, it does not guess or substitute. Instead, it flags the issue clearly and marks
the file as PACKAGE INCOMPLETE or PARTIAL MEMO. When everything checks out, it produces a full, IC-ready
memo in the FSF-approved format within minutes. The proprietary logic behind how the Agent coordinates these
reviews is intentionally abstracted, but the result is a seamless, policy anchored automation process that still
mirrors human underwriting judgment.

VAL360™ Impact

VAL360™ has changed FSF’s underwriting and asset management workflow from document-heavy and manual to
intelligent and auditable and now serves as both an analyst and a compliance checkpoint, ensuring that every loan
or asset entering committee review is complete, compliant, and consistent.

Why VAL360™ Matters
VAL360™ is distinctive in Lending and Asset Management as the Agent is:

e Truly Autonomous: Once the file is complete, VAL360™ produces the entire memo without prompts or
manual entry.

e Policy-DrivenIntelligence: Every decision follows FSF rules exactly as written, with no subjective inference.
e Fully Transparent Output: Each memo is self-auditing, citing its data sources directly in the body.
e No Guesswork: Missing information is labeled and explained, never assumed.

e Human-Quality Communication: The system writes in natural, committee-ready language identical to a
trained Underwriter’s style.
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n Built on Foundational Al

Our platform leverages an advanced Al reasoning framework, extended with proprietary
underwriting and valuation logic. It operates beyond surface-level automation, ingesting,
interpreting, and acting on complex, multi-source loan data within our secure enterprise network.

Breaking Speed, Scale, and Cost Constraints

By automating underwriting workflows and valuation reviews, we eliminate traditional
bottlenecks of manual analysis. Tasks that once required hours or days are now completed
in minutes, without compromising credit discipline or governance.

Continuous Improvement

Every loan file, valuation, and decision cycle strengthens the platform. Embedded feedback
loops evaluate real-world outcomes, refine decision logic, and continuously improve
accuracy, consistency, and predictive reliability.

VA~ § ’
S s .8 Proprietary and Defensible
L “\Qy I W=
\ \‘\g\) ///,’.“ "/‘ Our agents are governed by proprietary business logic, behavioral workflows, and
. ‘// compliance rules. This domain-embedded intelligence creates a defensible competitive

moat and positions FSF as the first Al-native platform in private lending.

Projected Use Case: Strategic Relationship Expansion

FSF’s Al-native ecosystem is deployed to enhance internal efficiency and outcomes while establishing additional
strategic partnerships, not to sell technology. Each new partnership expands our data intelligence network, which
in turn refines the system’s predictive accuracy. This network effect transforms our technology from an internal tool
into a strategic relationship engine for growth. Through controlled deployment of FABIO™, we will continue to
establish our position as a leader in private lending and asset management. Strategic and operational objectives
include:

e Establish a Nationwide Network of Broker and Correspondent Partners: Modeled on a table-
funding / co-origination structure, the originating lender or broker sources and structures the deal and
manages the borrower relationship, while FSF provides capital at the closing table (or co-originates)
and shares in the spread. Approved partners are granted secure access to deal intake and
qualification modules, accelerating loan submissions while maintaining FSF’s underwriting integrity.
Because FSF supplies the capital, partners can pursue larger deals and scale volume without
additional balance-sheet capacity, earning fees on every closed loan while FSF supports any eventual
lender transition.

¢ Improve Capital-Partner Alignment: FABIO™ delivers standardized, data-driven IC packages that
provide investors with real-time transparency and risk comparability.

¢ Enhance Operational Scalability: Automated valuation and underwriting intelligence enable FSF to
increase throughput and efficiency without diluting credit standards.

¢ Marketing Scale: Apply the same intelligence to borrower outreach, partner onboarding, and pipeline
qualification, amplifying our market presence while preserving credit discipline.

FoundationSpecialtyFinance.com 8



mms FOUNDATION

HE SPECIALTY FINANCE

Differentiation & Impact: Why FSF Is a Leader

Our agents are Al-native because they are built on foundational language-model reasoning extended with
FSF’s domain logic; operate as autonomous systems that sense, reason, plan, act, and learn; and are
embedded directly into our governed enterprise network. Unlike point solutions, these agents convert
unstructured inputs into investor-grade, auditable outputs inside a single, continuous decision framework,
improving with each transaction while reinforcing institutional discipline.

Strategic Value for Investors

For Borrowers, Brokers, and Capital Partners, FSF’s platform delivers:

Speed: Underwriting approvals that once took days can now be produced in hours.
Quality: Proprietary underwriting logic ensures consistency across fragmented and variable loan data.

Transparency: Every decision and condition is captured in a traceable audit trail, strengthening
Borrower, Broker, and Investor confidence.

We are not justimproving operations we are building technology that advances underwriting discipline for the
industry. This capability forms the foundation for FSF’s broader Al-native platform, one that senses, reasons,
plans, acts, and learns continuously across the entire private-lending lifecycle.

Why Competitors Lag

Across private lending and asset management, few competitors match our production-level integration of
proprietary secure networked architecture, LLM reasoning, and financial logic.

Third-Party Al connectors enable retrieval and summarization but do not reconcile multiple document
types or apply proprietary logic.

Fintech startups often provide point solutions (OCR for HUDs, AVM-only tools, or workflow trackers)
but lack end-to-end integration.

Institutional lenders and private credit funds experiment with pilots or “Al labs” but have generally not
operationalized systems at production scale.

FSF is differentiated as our agents are:

Purpose-built for private lending and asset management.
Embedded directly into proprietary document repositories and workflows.

Validated with institutional data providers, and Designed as a proprietary operating system, not one-off
internal tools with limited application.

Backed by a real asset management track record: unlike point solutions and pilots built by teams that
have never carried a distressed loan book through a market cycle, FSF’s leadership managed the
AMIP/RCO fund complex prior to founding FSF, roughly $2.3 billion deployed, more than 15,000 loans and
assets, and documented net IRRs of approximately 25% - 33% across funds with a measurable track
record, providing FABIO™ and VAL360™s asset-resolution logic a grounding in real institutional
experience, not a model built in the abstract.
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Closing

Oue Al Operational Structure enables FSF to intelligently scale by turning complexity into a competitive advantage.
By unifying knowledge, language, and logic across the organization, FABIO™ and VAL360™ supports shortened and
more efficient decision cycles, stronger alignment, and more consistent execution. As a foundational intelligence
layer, our Agents reinforce our belief that Al should strengthen discipline, protect intellectual capital, and enhance
decision quality, not dilute it.

The combination of an Al-native operating system, a partnership model that puts institutional capital within reach
of every broker and local lender, and an asset management discipline proven through AMIP’s own fund performance
history is what makes FSF’s platform difficult to replicate. Brokers and correspondent lenders ready to access
institutional capital and FSF’s Al platform, and capital partners interested in evaluating FSF’s platform and track
record firsthand, are invited to contact FSF to begin a conversation about partnership or diligence.

FSF Al Operational Structure

A governed intelligence service supported by bounded, agentic solutions.

FABIO™ Val 360™

Enterprise Intelligence in Operation Underwriting and Asset Management
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