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As a threshold matter, "restructuring" is broadly defined as 
follows: 

The terms "restructure" and "restructuring" include 
rescheduling, reamortization, renewal, deferral of princi­
pal or interest, monetary concessions, and the taking of 
any other action to modify the terms of, or forbear on, a 
loan in any way that will make it probable that the opera­
tions of the borrower will become financially viable.367 

A borrower seeking to have a loan restructured must apply in 
writing on forms provided by the institution and, where appropri­
ate, must support the proposed restructuring plan with "sufficient 
financial information and repayment projections."368 

The general criteria for evaluating a restructuring proposal 
are as follows: 

When a qualified lender receives an application for 
restructuring from a borrower, the qualified lender shall 
determine whether or not to restructure the loan, taking 
into consideration ­
(a)	 whether the cost to the lender of restructuring the 

loan is equal to or less than the cost of foreclosure; 
(b)	 whether the borrower is applying all income over 

and above necessary and reasonable living and oper­
ating expenses to the payment of primary 
obligations; 

(c)	 whether the borrower has the financial capacity and 
the management skills to protect the collateral from 
diversion, dissipation, or deterioration; 

(d)	 whether the borrower is capable of working out 
existing financial difficulties, reestablishing a viable 

bankruptcy court's approval of a partial surrender of stock). But cf In re Stedman, 72 
Bankr. 49 (Bankr. D. N.D. 1987) (declining to deduct the value of the debtors' FLBA stock 
from the debtors' indebtedness to the FLB in determining the debtors' eligibility for 
Chapter 12). In addition, in affirming an unreported bankruptcy court decision, a district 
court has approved a Chapter 12 plan allowing the debtors to surrender their stock. In re 
Cansler, 99 Bankr. 758 (W.D. Ky. 1989). 

367. 12 V.S.C.A. § 2202a(7) (West 1989). See also 12 C.F.R. § 614.4512(h) (1990) 
(defining "restructure" and "restructuring"). See 12 V.S.C.A. § 2202b (West 1989) and 
supra note 366 for the effect of restructuring on the borrower's stock in the institution. 

368. 12 V.S.C.A. § 2202(aXl) (West 1988). See also 12 C.F.R. § 614.4512(a) (1990) 
(defining "application for restructuring"); Federal Land Bank of Omaha v. Christensen, No. 
22641 (Buena Vista Co. Dist. Ct., Iowa, July 6, 1988) (order granting FLB's motion for 
summary judgment on the grounds that an application for restructuring unaccompanied by 
a plan was fatally defective); Federal Land Bank of St. Louis v. McGinnis, 711 F. Supp. 952, 
957 (E.D. Ark. 1989) ("FLB has authority to establish a deadline for submitting an 
application."). 
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operation, and repaying the loan on a rescheduled 
basis; and 

(e)	 in the case of a distressed loan that is not delinquent, 
whether restructuring consistent with sound lending 
practices may be taken to reasonably ensure that the 
loan will not become a loan that it is necessary to 
place in nonaccrual status.369 

Of those five criteria, the initial two warrant explanation and 
discussion. 

A comparison of the "cost of foreclosure" with the "cost of 
restructuring" is at the core of the evaluation process. Indeed, 
because section 2202a(eX1) provides that: [i]f a qualified lender 
determined that the potential cost to a qualified lender of restruc­
turing the loan in accordance with a proposed restructuring plan is 
less than or equal to the potential cost of foreclosure, the qualified 
lender shall restructure the loan in accordance with the plan,370 
the comparison may be determinative. 

"Cost of foreclosure" is specifically defined as follows: 

The term "cost of foreclosure" includes­
(a)	 the difference between the outstanding balance due 

on a loan made by a qualified lender and the liquida­
tion value of the loan, taking into consideration the 
borrower's repayment capacity and the liquidation 
value of the collateral used to secure the loan; 

(b)	 the estimated cost of maintaining a loan as a 
nonperforming asset; 

(c)	 the estimated cost of administrative and legal actions 
necessary to foreclose a loan and dispose of property 
acquired as the result of the foreclosure, including 
attorneys' fees and court costs; 

(d)	 the estimated cost of changes in the value of collat­
eral used to secure a loan during the period begin­
ning on the date of the initiation of an action to 
foreclose or liquidate the loan and ending on the 
date of the disposition of the collateral; and 

(e)	 all other costs incurred as the result of the foreclo­
sure or liquidation of a loan.371 

369. 12 U.S.GA. § 2202a(dXl) (West 1989). 
370. 12 U.S.GA. § 2202a(eXl) (West 1989). 
371. 12 U.S.GA. § 2202a(aX2) (West 1989). See also 12 GF.R. § 614.4512(c) (1990) 

(defining "cost of foreclosure"). 
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"Cost of restructuring," or the computation of it, takes into 
account "all relevant factors" including the following: 

(a)	 the present value of interest income and principal 
forgone by the lender in carrying out the restructur­
ing plan; 

(b)	 reasonable and necessary administrative expenses 
involved in working with the borrower to finalize 
and implement the restructuring plan; 

(c)	 whether the borrower has presented a preliminary 
restructuring plan and cash-How analysis taking into 
account income from all sources to be applied to the 
debt and all assets to be pledged, showing a reason­
able probability that orderly debt retirement will 
occur as a result of the proposed restructuring; and 

(d)	 whether the borrower has furnished or is willing to 
furnish complete and current financial statements in 
a form acceptable to the institution.372 

Because the "cost of restructuring" considers "the present 
value of interest income and principal forgone by the lender in 
carrying out the restructuring plan," the conceptual approach to 
restructuring under the 1987 Act has generated confusion and 
questions as to whether Congress intended that the System apply 
traditional approaches to restructuring. 

Traditionally, most lenders and borrowers have used the 
recovery value of the assets securing the note together with any 
other unencumbered, nonexempt assets as the benchmark for 
assessing the propriety of restructuring. If the borrower could 
"cash How" a restructured note that had a present value equal to 
or greater than the value of the recoverable assets, then the lender 
could justify restructuring on the grounds that the restructured 
note would pay the same sum than the lender would realize 
through foreclosure or in a Chapter 12 bankruptcy proceeding.373 

372. 12 U.S.C.A. § 2202a(eX2) (West 1989). See also 12 C.F.R. § 614.4517(a) (1990) 
(consideration of application). 

373. 11 U.S.C.A. §§ 1201-31 (West Supp. 1990) (codifying Bankruptcy Judges, United 
States Trustees, and Family Fanner Bankruptcy Act of 1986, Pub. L. No. 99-554, 251-57, 
100 Stat. 3088, 3104·16 (1986)). For general discussions of Chapter 12, see Aiken, Chapter 
12 Family Farmer Bankruptcy, 66 NEB. L. REV. 632 (1987); Annstrong, The Family Farmer 
Bankruptcy Act of 1986: An Analysis for Farm Lenders, 104 BANKING L.J. 189 (1987); 
Hahn, Chapter 12 - The Long Rood Back, 66 NEB. L. REV. 726 (1987); Matson, 
Understanding the New Family Farmer Bankruptcy Act, 21 U. RICH. L. REV. 521 (1987); 
Wilson, Chapter 12: Family Farm Reorganization, 8]. AGRIC. TAX'N & L. 299 (1987); Note, 
Bankruptcy Chapter 12: How Many Family Farms Can It Salvage?, 55 UMKC L. REV. 639 
(1987); Note, An Analysis of the Family Farmer Bankruptcy Act of 1986, 15 HOFSTRA L. 
REV. 353 (1987). 
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Although each of the Farm Credit districts are operating 
under the same statute and essentially the same restructuring poli­
cies,374 at least three different approaches to computing the appro­
priateness of restructuring appear to be in use. One approach, 
apparently employed only by the Seventh Farm Credit District 
based in St. Paul, Minnesota, is discussed in detail below.375 

Described charitably, the Seventh Farm Credit District's 
approach is nonsensical. As can be seen by examining the work­
sheets and their accompanying instructions set forth below, the 
Seventh Farm Credit District determines the cost of restructuring 
essentially by subtracting the present value of the proposed 
restructured note from the present value of the outstanding prin­
cipal and interest on the original note computed at an interest 
rate, currently 12.5 percent, that is higher than the discount rate, 
currently 9 percent.376 In effect, the computational formula used 
by the Seventh Farm Credit District allows the sum of money 
owed on the original rate that will never be paid, under any cir­
cumstances, to be the reference point for comparing all other cost. 
Under traditional, common sense approaches to restructuring, the 
reference point is the recovery value of the collateral together 
with any other recoverable assets, not a sum of money that the 
borrower is unable to repay. 

No other district appears to be following the Seventh Farm 
Credit District's approach. Most appear to be using a liquidation 
analysis.377 A liqUidation analysis first determines the recovery 
value of any collateral and/or other recoverable assets.378 Next, it 
determines the present value of the proposed restructured 
note.379 Finally, it compares the recovery value of the assets with 

374. Each system lender was required by the 1987 Act to develop a restructuring 
policy. 12 U.S.GA. § 2202a(g) (West 1989). By and large, each of the policies parroted the 
language of the 1987 Act's loan restructuring provisions. (Copies of the policies are 
available from Mr. Kelley.) See Massey & Schneider, supra note 6, at 593 (the authors of this 
article reviewed the same policies reviewed by Mr. Massey and Ms. Schneider and came to 
the same conclusion). 

375. See infra notes 389-94 and the accompanying text. 
376. [d. 
377. Although the meaning of a "liquidation analysis" varies with the context in which 

it is used, for bankruptcy purposes, liquidation analysis has been defined as follows: "... the 
debtor's equity (value of debtor's assets less the amount of any liens) in his non-exempt 
assets, when divided by all unsecured claims, must not exceed the percentage repayment to 
unsecured creditors proposed under the plan." Matson, Understanding the New Family 
Farmer Bankruptcy Act, 21 U. RICH. L. REV. 521,531 (1987). A further definition is that a 
plan cannot be approved unless unsecured creditors receive as much under the plan as they 
would have in a chapter 7 bankruptcy. [d. 

378. [d. 
379. [d. 
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the present value of the proposed restructured note.380 To the 
extent that other districts incorporate into their analysis the pres­
ent value of interest income and principal forgiven by the lender 
in carrying out the restructure plan, those districts compute that 
figure under both the cost of foreclosure and the cost of restructur­
ing so that the sum is "cancelled out."381 In that way, the restruc­
turing decision is not based on the sum of money that the 
borrower is unable to repay and that will never be recovered by 
the institution. However, at least one court has ruled that the 
1987 Act "does not mandate the restructuring of the debt at the 
liquidation value of the collateral."382 

At least one of the districts, the Fifth Farm Credit District 
based in Jackson, Mississippi, appears to be using what might be 
described as an "institutional cash How analysis" approach to 
restructuring.383 The analysis has many of the same features of a 
liquidation analysis, but it also incorporates the institution's "cost 
of funds" in the computations.384 

Currently, borrowers seeking to apply for restructuring are 
encountering at least two practical difficulties. First, the computa­
tional process contemplated by the restructuring provisions of the 
1987 Act are not discernible from anything less than a laborious, 
time-consuming reading of the statute. The restructuring policies 
issued to date pursuant to section 2202a(g) and provided to bor­

380.ld. 
381. See Wilson, supra note 373, at 302. 
382. In re Bellman Farms, Inc., 86 Bankr. 1016, 1022 (Bankr. D.S.D. 1988). 
383. See FInH FARM CREDIT SYSTEM 1987, INTERNAL RESTRUcruRING MANUAL 

(1988) (available from Mr. Kelley). 
384. Although the authors of this article have examined restructuring "worksheets" 

given to borrowers by System institutions in a number of districts, the authors only have 
copies of the internal restructuring manuals for the St. Paul and Jackson districts. Because 
North Dakota is in the Seventh Farm Credit District based in St. Paul, that district's 
restructuring formula is the focus of this article. Readers who represent borrowers in other 
districts may find common issues in the discussion that follows, but they should be aware 
that St. Paul may be the only district employing the formula discussed. 

Readers are also advised that the restructuring formulas employed by System lenders 
may be modffied from time to time. There is reason to believe that the restructuring 
requirements of the 1987 Act caused some confusion and disagreement among System 
lenders as to the specific methods by which the cost of restructuring and the cost of 
foreclosure were to be computed. As a consequence, the development of restructuring 
formulas has been influenced by differing interpretations of the law and differing 
institutional traditions, philosophies, and biases as well as an element of "trial and error." 

It has been the experience of one of the authors, Mr. Kelley, an experience reportedly 
shared by others, that occasionally a loan will be restructured with little or no regard to the 
stated formula. Such experiences should not be unexpected given the number of 
differences between institutions, loan officers, and borrowers. Nevertheless, despite the 
difficulties of doing so, borrowers would be well advised to attempt to obtain their 
respective lender's formula prior to submitting an application for loan restructuring. Those 
difficulties are discussed at infra note 390 and the accompanying text. See also Massey & 
Schneider, supra note 6, at 592. 
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rowers as a part of the restructuring application "packet" gener­
ally parrot the language of the statute.385 

In other words, as a matter of course, borrowers are not being 
provided with a clear, simple explanation of the computational 
steps involved in computing and comparing the cost of foreclosure 
and the cost of restructuring. 

The second difficulty is that borrowers, as a matter of course, 
are not being provided with the institution's anticipated costs of 
foreclosure. In addition, some of the cost projections used by some 
institutions are either not justified or are not justifiable.386 

The Seventh Farm Credit District, has issued a manual to its 
employees explaining the computational steps and the cost figures 
to be used in restructuring.387 The manual includes worksheets 
that are to be completed by the loan officer and presented to the 
borrower at the credit review committee should review be neces­
sary and requested. The current practice of the Seventh Farm 
Credit District is not to provide those worksheets to the borrower 
prior to the credit review committee meeting.388 Even then, 
some institutions will not provide the borrower with a photocopy 
of the worksheets.389 

385. The adoption of restructuring policies is required by 12 V.S.C.A. ~ 2202a(g) (West 
1989). 

386. SEVENTH FARM CREDIT SYSTEM 1987, RESTRUCfURING MANUAL (1988). 
Significant portions of the manual can be found at Oversight On The Implementation Of 
The Agricultural Credit Act Of 1987: Hearings Before the Subcommittee on Agricultural 
Credit of the Senate Committee on Agriculture, Nutrition, And Forestry, looth Cong., 2nd 
Sess. 415-76 (1988) (statement ofJames T. Massey, Executive Director ofthe Farmers' Legal 
Action Group, Inc.). 

387. A more detailed statement of the views of one of the authors on these difficulties 
can be found at Review OfImplementation Of The Agricultural Credit Act of1987, Public 
Law 100-233: Hearing Before the Subcommittee on Conseroation, Credit, And Rural 
Development of the House Committee on Agriculture, looth Cong., 2nd Sess. 286-94 (1988) 
(statement of Christopher R. Kelley, Visiting Assistant Professor of Law, William Mitchell 
College of Law). 

Although the System lenders are not subject to the Freedom of Information Act 
(FOIA), 5 V.S.C.A. ~ 552 (West 1977 & Supp. 1990), the Farm Credit Administration is 
subject to the Act. See 12 C.F.R. H 602.250-602.265 (1990). Pursuant to 12 V.S.C.A. 
~ 2202a(gX3) (West 1989), some System lenders submitted substantial portions of their loan 
restructuring manuals or worksheets to the FCA. Those materials are available from the 
FCA through an FOIA request. See also Massey & Schneider, supra note 6, at 593 
(referencing loan restructuring documents obtained through FOIA). See generally 
COMMI'ITEE ON GOVERNMENT OPERATIONS, lOlST CONG., 1ST SESS., A CITIZEN'S GUIDE 
ON VSING THE FREEDOM OF INFORMATION Acr AND THE PRIVACY Acr OF 1974 TO 
REQUEST GoVERNMENT RECORDS (Comm. Print 1989) (a guide to the use of FOIA). 

388. This statement is based on one of the author's, Mr. Kelley's, experience with 
borrower litigation. He found the practice to result in a significant waste of time at the 
credit committee review hearing because time had to be spent reviewing the figures used 
and checking the accuracy of the calculations made. 

389. This practice is particularly pointless in light of the fact that the committee will 
usually permit the copying of the figures and calculations by hand. It underscores why 
Congress heard enough complaints from borrowers to prompt it to enact a statute requiring 
System lenders to give borrowers copies of the loan documents that they had signed. 12 
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The text of two of the basic worksheets used by the Seventh 
Farm Credit District together with the text of the instructions pro­
vided by the District together with the text of the instructions pro­
vided by the District to its loan officers follows. The worksheets 
included here are used for analyzing a restructuring proposal con­
templating level payments. A restructuring proposal contemplat­
ing a cash-out, partial deed-back, or debt set aside requires the use 
of different restructuring worksheets. However, most of the basic 
concepts and calculations remain the same regardless of the terms 
of the restructuring proposal. 

Because the worksheets and instructions require the use of 
present value calculations, present value and annuity tables based 
on a nine percent discount rate follow the worksheets and instruc­
tions. The Seventh Farm Credit District has chosen nine percent 
as its discount factor, and the tables must be consulted to complete 
the worksheets. Following the tables is a brief discussion of several 
aspects of the worksheets and the instructions that require clarifi­
cation or comment. 

U.S.C.A. § 2200 (West 1989). See also supra note 347 and the accompanying text (quoting a 
member of the FCA Board as stating that "I think it's a shame when the FCA has to issue 
regulations to insure the rights of stockholders and loan applicants"). 
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FORECLOSURE COSTS 

WORKSHEET 

MEMBER VIEW $ _ 

PRINCIPAL $ _ 

INTEREST $ _ 

COSTS 

1. INVESTMENT $--­

2. ADD: COSTS 

A) TAXES $ _ 

B) DISPOSITION COSTS $ _ 

C) LEGAL $ _ 

D) INSURANCE AND REPAIR $ _ 

$-----­

3. TOTAL INVESTMENT 

$----­
4. LESS: RECOVERABLE ASSETS 

A) STOCK 

B) AV OF PROPERTY 
X (.8780) NPV 

C) OTHER RECOVERABLE 
ASSET (PV) 

$ 

$ 

$ 

_ 

_ 

$ _ 

5. FORECLOSURE 

$----­
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COST OF FORECLOSURE 

PROCEDURE 

1.	 INVESTMENT - This line shows our total investment to date, 
including all expenses advanced and accrued interest. 

2. ADD: COSTS-
a) TAXES - This represents all past due taxes (excluding 

those advanced and shown above in Line 1) and two years 
of estimated future taxes. 

b) DISPOSITION COSTS - This represents our anticipated 
sales costs. Based on projections and experience in 
acquired property sales, this is a Hat 3% of appraised 
value. Calculation: AV X 3%.390 

c)	 LEGAL - Again, these are anticipated legal expenses 
which are not already included in Line 1. We expect 1­
2% of AV for legal expenses; however, your legal expense 
levels must be based on individual service center 
experience. 

d)	 INSURANCE AND REPAIR Enter estimated 
insurance and repair expenses during the foreclosure 
process. 

3.	 TOTAL INVESTMENT - This represents our investment 
after adding the foreclosure costs FCS faces in a foreclosure 
action. Please note that the added costs are not calculated on a 
net present value basis. The timing of expenses is so varied, 
including many front-end expenses, such that a present value 
calculation would require an inordinate amount of time and 
would show only a slight impact on the costs presented. 

4.	 LESS: RECOVERABLE ASSETS 
a)	 STOCK - Enter the current amount of stock held by the 

borrower. Remember that on a foreclosure in process 
stock may have been applied as a reduction in the 
investment amount (Line 1). If that is the case, Line 4a 
should be zero. 

390. The three percent figure may have been increased to five percent in mid-1988. 
Because it is the current policy of the Seventh Farm Credit District not to divulge the 
specific contents of current loan restructuring policy manuals, this figure cannot be 
confirmed. Telephone interview with William Collins, General Counsel for the Seventh 
Farm Credit District, Dec. 22, 1989. Moreover, as noted at supra note 384, loan 
restructuring policies for all of the System lenders are subject to change in various respects. 
Accordingly, the reader is advised to attempt to obtain the current manual or other written 
policy statement prior to relying on the information provided in this article regarding the 
contents of the Seventh Farm Credit District's loan restructuring manual. Failing that, the 
reader should use the portions of the manual discussed or reproduced in this article only as 
a general guide. 
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b)	 AV OF PROPERTY - This line represents the present 
value of the property we would recover in foreclosure. 
We recommend calculating an amount by multiplying 
the appraised value of the property by a .8780 discount 
factor (based on a 9% discount rate over one and a half 
years). However, if the loan officer has strong evidence 
that the property value will change (up or down), you 
may use the present value of the appreciated or 
depreciated property. Also, the length of foreclosure may 
vary if properly supported. 

c)	 OTHER RECOVERABLE ASSETS - This line includes 
the present value of any other assets we could recover in 
the foreclosure process, including the value of any 
deficiency judgments. The asset should reHect present 
values. 

5.	 COST OF FORECLOSURE - This line represents the cost of 
foreclosure for comparison with restructuring costs. It is 
calculated by subtracting the Total Recoverable Assets from 
Total Investment. Line 3 - (lines 4a + 4b) 

COMMENTS - If foreclosure costs exceed restructure costs, 
explain here the appropriate credit factors which support 
foreclosure over restructure. This section must address factors 
supporting foreclosure such as: 

a)	 borrower applying all available income to the payment of 
primary obligations 

b) borrower's financial capacity and management skills to 
protect collateral 

c) borrower's capacity to work out of existing financial 
difficulties 
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RESTRUCTURE COSTS - LEVEL PAYMENTS391
 

WORKSHEET 

1. RESTRUCTURE TERMS 

A) PRINCIPAL $ _ 

B) CASH $ _ 

C) STOCK 

D) OTHER CONSIDERATIONS 

E) TOTAL CONSIDERATIONS $ _ 

F) INTEREST RATE/TERMS 

COSTS 

2. PRESENT VALUE ORIGINAL LOAN 

$-- ­
3. ADD: PRESENT INTEREST FORGIVEN 

A) PRESENT INTEREST $ _ 

B) LESS: CASH PAYMENT 

C) LESS: STOCK 

D) LESS: OTHER CONSIDERATIONS 

4. LESS: PRESENT VALUE RESTRUCTURED LOAN $ _ 

5. OTHER RESTRUCTURE COSTS 

A) $--­
B) 

$------------- ­
6. COMPROMISE/RESTRUCTURE COSTS 

$------------- ­

391. The Seventh Farm Credit District has changed the restructure costs worksheet 
that formerly accompanied the instructions that follow. The worksheet set forth is the 
newer one. Thus, Item 2 in the instructions that follow, "Present Interest Forgiven," is now 
found at Item 3 on the new worksheet. Item 4 is the instructions, "Present Value of Interest 
Concessions," is omitted from the newer worksheet. Item 3(a) in the instructions, "Present 
Value of Foregone Principal and Interest - Original Amount," is now shown at Item 2 on 
the newer worksheet. Item 3(b) of the instructions, "Less: Restructured Amount," is shown 
at Item 4 of the newer worksheet. 
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RESTRUCfURE COSTS - LEVEL PAYMENTS 

PROCEDURES/DEFINITIONS 

1. RESTRUCfURE TERMS ­
a) PRINCIPAL - This line shows the principal balance of the 

loan after the restructure is completed and accounted for. 
b) CASH - Enter any cash payment received. 
c) STOCK - Enter the value of all stock reductions which are 

applied to the loan in the restructure. 
d) OTHER CONSIDERATIONS - This category includes any 

other monetary considerations received for the restructure, 
including up-front cash, set aside loans or net recovery value 
of collateral deeded to FCS. In complex restructures, loan 
officers have the option to add lines (d, e, f ...) if necessary to 
clarify the restructure terms. Do not include the value of 
additional collateral as other considerations. 

e) TOTAL CONSIDERATION - This line is the sum of Lines 
la, lb, lc and ld. 

f)	 INTEREST RATE/TERMS - This line briefly defines the 
interest rates charged on the restructured loan, including 
any concessionary rates (and their duration). It also should 
identify the term of the restructured loan. This format is for 
level payments. 

2. PRESENT INTEREST FORGIVEN - The Agricultural Credit 
Act of 1987 provides Farm Credit institutions with the ability to 
consider foregone principal and interest as part of its Restructure 
Costs. This section identifies the cost associated with present 
interest forgiven. 
a) PRESENT INTEREST - Enter the present interest balance. 
b) LESS: CASH PAYMENT - Enter any cash payment (if any) 

intended to be a payment of interest. Show the net of Lines 
2a and 2b under the "Cost" column. 

c) LESS: STOCK - Enter the value of any stock applied to the 
loan as part of the restructure. 

d)	 LESS: OTHER CONSIDERATIONS - Enter the value of 
other considerations identified on Line ld. Enter the result 
of Lines 2a minus 2b minus 2c minus 2d in the right hand 
column. 
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3. PRESENT VALUE OF FOREGONE PRINCIPAL AND 
INTEREST - This section evaluates the present value of 
foregone principal and interest by comparing the present value of 
the original loan with the present value of the restructured loan. 
We use the present value of the original loan with the present 
value of the restructured loan. We use the present value of an 
annuity concept (annual payments over a defined period of time) 
to determine the present value of a How of equal payments. The 
difference is foregone for the life of the loan. 
a) ORIGINAL AMOUNT - Enter the result of the original 

payment amount times the appropriate present value factor 
(PVF) to show the present value of the original loan. 

b)	 LESS: RESTRUCfURED AMOUNT - This line begins with 
a restructured payment amount which is calculated from the 
restructured principal amount and the general interest rate 
that would apply to the loan without any interest rate 
concessions. Enter the result of the restructured payment 
times the appropriate present value factor to show the 
present value of the restructured loan. Subtract this amount 
from the result in Line 3a and enter this difference in the 
right hand column. 

4. PRESENT VALUE OF INTEREST CONCESSIONS - There are 
costs associated with interest concessions which can be calculated 
on a present value basis. These calculations are less exact, but 
provide a sound approximation of the cost of an interest rate 
concession. Use this only when offering a concessionary interest 
rate for part of the loan term. 
a) RESTRUCfURED PAYMENT AMOUNT - Enter the same 

payment amount as shown on Line 3b. 
b) LESS: CONCESSION PAYMENT AMOUNT - Enter the 

payment amount based on the concessionary interest rate 
and the term of the concessionary rate. 

c) FOREGONE ANNUAL PAYMENT AMOUNT - Enter the 
difference between Line 4a and 4b on this line. 

d)	 TIMES: PRESENT VALUE FACTOR - Multiply the result 
on Line 4c by appropriate present value factor based on the 
interest rate concession and the length of the concession. 
Show the results of this calculation under the "Cost" column. 
(We are using a present value of an annuity table - further 
directions will be provided in the final draft.) 
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5.	 OTHER RESTRUCTURE COSTS - Recognizing there may be 
additional out of pocket costs for the Farm Credit lender in 
restructuring a loan, this section allows for consideration of those 
costs. Most will likely be up-front costs and, therefore, no present 
value calculations are necessary. Show the total other restructure 
costs under the "Cost" column. 

6.	 COMPROMISE/RESTRUCTURE COSTS - Add the costs for 
each section and show the total at Line 6 under the "Cost" 
column. 



207 1990] A GUIDE TO BORROWER LITIGATION 

ORDINARY ANNUITY TABLE 

(Present Value Factors) 

DISCOUNT FACTORS: 9% annual rate 
DIRECTIONS:
 To use this ordinary annuity table to deter­

mine appropriate present value factors, begin 
by identifying the number of years the period­
ic payments Will be made. Moving down the 
year column to the appropriate year identifies 
the present value factors available for month­
ly, quarterly, semi-annual and annual payment 
options. Move across from the year column at 
the selected number of years to the payment 
option that fits the loan being present valued. 
The present value factor is the number under 
the appropriate payment option and across 
from the appropriate year. For example, the 
present value factor for a 20 year loan with an­
nual payments is 9.129. 

PAYMENT OPTIONS
 

YEAR MONTHLY QUARTERLY SEMI-ANNUAL ANNUAL
 

1 11.435 3.785 1.873 .917
 
2 21.889 7.247 3.588 1.759 
3 31.447 10.415 5.158 2.531 
4 40.185 13.313 6.596 3.240 
5 48.173 15.964 7.913 3.890 
6 55.477 18.389 9.119 4.486 
7 62.154 20.608 10.223 5.033 
8 68.258 22.638 11.234 5.535 
9 73.839 24.495 12.160 5.995 

10 78.942 26.194 13.008 6.418 
11 83.606 27.748 13.784 6.805 
12 87.606 29.170 14.495 7.161 
13 91.770 30.470 15.147 7.487 
14 95.335 31.660 15.743 7.786 
15 98.593 32.749 16.289 8.061 
16 101.573 33.745 16.789 8.313 
17 104.297 34.656 17.247 8.544 
18 106.787 35.490 17.666 8.756 
19 109.064 36.353 18.050 8.950 
20 111.145 36.950 18.402 9.129 
21 113.048 37.588 18.724 9.292 
22 114.788 38.172 19.018 9.442 
23 116.378 38.706 19.288 9.580 
24 117.832 39.195 19.536 9.707 
25 119.162 39.642 19.762 9.823 
26 120.377 40.051 19.969 9.929 
27 121.488 40.425 20.159 10.027 
28 122.504 40.767 20.333 10.116 
29 123.433 41.080 20.492 10.198 
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PRESENT VALUE TABLES
 

DISCOUNT FACTOR: 
DIRECTIONS: 

YEAR 
1
 
2
 
3
 
4
 
5
 
6
 
7
 
8
 
9
 

10
 
11
 
12
 
13
 
14
 
15
 
16
 
17
 
18
 
19
 
20
 
21
 
22
 
23
 
24
 
25
 
26
 
27
 
28
 
29
 
30
 

9% annual rate 
Use this table to determine the present 
value of a single payment at a future 
point in time. Determine the present 
value factor by moving down the Year 
column to the year in which you will re­
ceive the single payment. Then move 
across to the Present Value Factor col­
umn and identify the appropriate pres­
ent value factor. For example, the pres­
ent value factor for a single payment in 
year 20 is .178. These factors assume an­
nual compounding of the discount factor. 

PRESENT VALUE FACfOR 
.917
 
.842
 
.772
 
.708
 
.650
 
.596
 
.547
 
.502
 
.460
 
.422
 
.388
 
.356
 
.326
 
.299
 
.275
 
.252
 
.231
 
.212
 
.194
 
.178
 
.164
 
.150
 
.138
 
.126
 
.116
 
.106
 
.098
 
.090
 
.075
 
.069
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The preceding worksheets and instructions are largely self-explan­

atory. However, they are imprecise at points and possibly inaccu­

rate with respect to certain foreclosure costs. Therefore, several
 
comments are in order.392
 

FORECLOSURE COSTS:
 
Item 2(b) Disposition Costs: The use of 3% of the appraised 

value of the collateral for the disposition cost of that collateral 
appears to be extraordinarily conservative. The instructions offer 
no justi.6.cation for that figure. Bearing in mind that arbitrary and 
capricious behavior by the institution may be the basis for a 
defense to a foreclosure action,393 the institution should be put to 
the task of justifying all of its foreclosure cost figures. 

Item 2(c) Legal Costs: Note that the instructions require that 
those costs be based on actual service center experience. As with 
disposition costs, legal costs must be justi.6.ed. If the institutions 
assume incorrectly that the foreclosure will be uncontested and 
not followed by a bankruptcy reorganization proceeding, the insti­
tution should be requested to adjust its legal costs accordingly. 

Item 2(d) Insurance and Repair: Generally, the insurance cost 
for bare land will be O. For buildings, it will be $9.00 per $1,000 of 
insurable value. Repair needs and costs should be brought to the 
attention of the institution. Some institutions are using 1-12% of 
appraised value for their cost. 

Item 4(b) Net Present Value of the Collateral: The .8780 net 
present value factor reflects a 9% discount rate for 1-1/2 years. If 
a longer time before recovery is anticipated, such as where a con­
tested foreclosure or reorganization proceeding is contemplated, a 
lower net present value factor should be used. 

Item 4(c) Other Recoverable Assets: This figure should reflect 
net recovery value discounted from the date of anticipated recov­
ery. In other words, there will be costs associated with the recov­
ery of those assets, and the institution should take those costs into 
account. 
COST OF RESTRUCTURING: 

Item 2 Present Interest Forgiven: Make sure that this future 
has not been improperly included in the item 2 calculation above 
it. If the item 2 calculation runs from the date of the initial 
default, it necessarily will have included the accrued interest 
reflected in the item 3(a) figure. Thus, the institution will have 

392. These comments are based on Mr. Kelley's experiences in representing borrowers 
seeking restructuring and on his conversations with other attorneys and borrowers. 

393. See infra notes 444-73 and the accompanying text. 
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"double-dipped" and improperly increased the cost of restructur­
ing amount. 

Item 3 Present Value of Foregone Principal and Interest: 
Make sure that the original loan payment used in the item 2 calcu­
lation is not based on a default interest rate. Using a default inter­
est rate is inappropriately punitive and will result in a higher cost 
of restructuring. The institution should assume that the foregone 
payments on the original note will be based on the interest rate 
applicable to the loan prior to default. Also, be sure that the calcu­
lation is based only on foregone payments. In other words, the 
present value factor used should correlate with the number of pay­
ments that will not be made, not the full term of the note from its 
inception. Otherwise, the borrower is not given credit for pay­
ments made prior to default. 

Item 5 Other Restructure Costs: This figure will usually be 
$500.00. 

In applying for restructuring, borrowers should be aware of 
the "least cost alternative" provisions of section 2202a(f).394 That 
section provides as follows: 

If two or more restructuring alternatives are available to a 
qualified lender under this section with respect to a dis­
tressed loan, the lender shall restructure the loan in con­
formity with the alternative that results in the least cost to 
the lender.395 

If a borrower's restructuring proposal does not contemplate pay­
ing to his primary creditors all of his income in excess of his reason­
able living and operating expenses, section 2202a(f) appears to 
give the institution the option of proposing an alternative that cap­
tures that income.396 

System institutions are required to provide written notice to a 
borrower that the borrower's loan "may be suitable for restructur­
ing" when the institution determines that the loan is or has 

394. 12 U.S.GA. § 2202a(f) (West 1989). 
395. [d. 
396. See 12 U.S.C.A. § 2202a(dXIXB) (West 1989) (a consideration in determining 

whether a borrower is eligible for restructuring is "whether the borrower is applying all 
income over and above necessary and reasonable living and operating expenses to the 
payment of primary obligations"); 12 U.S.C.A. § 2202a(dX2) (West 1989) ("This section shall 
not prevent a qualified lender from proposing a restructuring plan for an individual 
borrower in the absence of an application for restructuring from the borrower."). See Hill 
v. Farm Credit Banks of St. Louis, 726 F. Supp. 1201, 1206 (ED. Mo. 1989) ("The 1987 Act 
specifically provides that a lender may propose a restructuring plan in the absence of an 
application from the borrower." (citing 12 U.S.G § 2202a(dX2)). See also 12 C.F.R. 
§ 614.4516(c) (1990) ("A qualified lender may, in the absence of an application for 
restructuring from a borrower, propose a restructuring plan for an individual borrower."). 
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become a "distressed loan,"397 The notification must include a 
copy of the appropriate restructuring policy and "all materials 
necessary to enable the borrower to submit an application for 
restructuring the loan."398 A distressed loan is defined as follows: 

The term "distressed loan" means a loan that the bor­
rower does not have the financial capacity to pay accord­
ing to its terms and that exhibits one or more of the 
following characteristics: 

(a)	 The borrower is demonstrating adverse financial 
and repayment trends. 

(b)	 The loan is delinquent or past due under the 
terms of the loan contract. 

(c)	 One or both of the factors listed in subpara­
graphs (a) and (b), together with inadequate col­
lateralization, present a high probability of loss 
to the lender.399 

Notice must also be given not later than 45 days before the 
commencement of foreclosure proceedings against the bor­
rower.4OO In addition, section 2202(bX3) provides as follows: 

No qualified lender may foreclose or continue any fore­
closure proceeding with respect to any distressed loan 
before the lender has completed any pending considera­
tion of the loan for restructuring under this section.401 

397. 12 U.S.GA. ~ 2202a(bXl) (West 1989). See also 12 C.F.R. ~ 614.4516(a) (1990) 
(restructuring procedures: notice); Erickson v. Federal Land Bank of Omaha, 101 Bankr. 
124, 125-26 (D. Neb. 1989) (borrowers unsuccessfully argued that the FLB had failed to 
make a specific determination that their loan was distressed before advising them of the 
right to seek restructuring), aff'd, 894 F.2d 1342 (8th Cir. 1989); In re Wagner, 107 Bankr. 
662, 663 (Bankr. D. Neb. 1989) ("The statute requires and the debtors have the right to 
know that the Farm Credit Bank has made a determination that the loan 'is or has become 
distressed' before any restructuring obligations fall upon debtors and before any foreclosure 
rights accrue to Farm Credit Bank."); In re Rudloff, 107 Bankr. 663, 665 (Bankr. D. Neb. 
1989) (interpreting the Act to require the lender to determine that the loan is distressed 
prior to providing notice of restructuring rights). 

398. 12 U.S.GA. ~ 2202a(bXIXB) (West 1989). See also 12 C.F.R. ~ 614.4516(aX2) (1990) 
(same requirement). 

399. 12 U.S.GA. ~ 2202a(3) (West 1989). See also 12 GF.R. ~ 614.4512(d) (1990) 
(defining "distressed loan"). 

400. 12 U.S. GA. ~ 2202a(bX2) (West 1989). See also 12 C.F.R. ~ 614.4516(aX2), 
614.4519(a) (1990) (same requirement). 

401. 12 U.S.GA. ~ 2202a(bX3) (West 1989). See also 12 GF.R. ~ 614.4519(b) (1990) 
(same requirement). The issue of whether a "foreclosure proceeding" is continuing or has 
been completed is to be resolved under state law. See Harper v. Federal Land Bank of 
Spokane, 692 F. Supp. 1244, 1250 (D. Ore. 1988), rev'd 878 F.2d 1172 (9th Cir. 1989), cert. 
denied, 110 S. Ct. 867 (1990); Federal Land Bank of St. Louis v. Cupples, 889 F.2d 764, 767­
68 (8th Cir. 1989); Griffin v. Federal Land Bank of Wichita, 708 F. Supp. 313 (D. Kan. 1989), 
aff'd, 902 F.2d 22 (10th Cir. 1990); Federal Land Bank of Omaha v. Engelken, No. C85­
2062 (N.D. Iowa Aug. 25, 1988). 
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The term "foreclosure proceeding" is specifically defined in 
section 2202a(4) as follows: 

The term "foreclosure proceeding" means: 
(a)	 a foreclosure or similar legal proceeding to 

enforce a lien on property, whether real or per­
sonal, that secures a nonaccrual or distressed 
loan; or 

(b)	 the seizing of and realizing on nonreal property 
collateral, other than collateral subject to a statu­
tory lien arising under subchapters I or II of this 
chapter to effect collection of a nonaccrual or 
distressed loan.402 

Apparently, an action to collect on an unsecured note would not 
be a foreclosure proceeding within the meaning of section 
2202a(4). 

Section 2202a(c) requires institutions to give borrowers a "rea­
sonable opportunity" for a meeting between the borrower and a 
loan officer or other representative.403 

Specifically, that section provides as follows: 

On determination by a qualified lender that a loan 
made by the lender is or has become a distressed loan, the 
lender shall provide a reasonable opportunity for the bor­
rower thereof to personally meet with a representative of 
the lender­

(1)	 to review the status of the loan, the financial con­
dition of the borrower, and the suitability of the 
loan for restructuring; and 

(2)	 with respect to a loan that is in nonaccrual status, 
to develop a plan for restructuring the loan if the 
loan is suitable for restructuring.404 

If the restructuring proposal is denied, the borrower may 
request a review of the denial by a credit review committee. The 
request must be made in writing within seven days after receiving 
the notice of denial.405 

402. 12 U.s.C.A. § 2202a(4) (West 1989). See also 12 C.F.R. § 614.4512(e) (1990) 
(defuring "foreclosure proceeding"). 

403. 12 U.s.C.A. § 2202a(c) (West 1989). See also 12 C.F.R. § 614.4516(b) (1990) 
(opportunity for meeting). 

404. 12 U.S.C.A. § 2202a(4) (West 1989). See also 12 C.F.R. § 614.4516(bXl) (1990) 
(same requirement). 

405. 12 U.S.C.A. § 2202(bX2) (West 1989). See also 12 C.F.R. § 614.4518(c) (1990) (same 
requirement). 
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At the credit review committee, the borrower may appear in 
person accompanied by counselor any other representative.406 

Prior to the enactment of the Agricultural Credit Technical Cor­
rections Act of 1988,407 the borrower seeking review of a denial of 
restructuring did not have the right to an independent appraisal 
except when "additional collateral for a loan is demanded by the 
quali.6.ed lender when determining whether to restructure the 
10a:h:'408 However, under the 1988 Act, the borrower now has a 
right to request an independent appraisal.409 The borrower must 
be notified in writing of the decision of the credit review commit­
tee and the reasons for that decision.410 

The credit review committee's review ends the institution's 
review process. If the credit review committee affirms the initial 
denial of the restructuring, the institution may and usually will 
commence the appropriate legal proceedings to foreclose on the 
collateral and obtain judgment on the note.411 

406. 12 V.S.GA. § 2202(c) (West 1989). See also 12 C.F.R. § 614.4443(a) (1990) 
(personal appearance). 

407. Pub. L. No. 100-399, 102 Stat. 989 (1988). 
408. 12 V.S.C.A. § 2202(dX4) (West Supp. 1989). 
409. Agricultural Technical Corrections Act of 1988, Pub. L. No. 100·399, 103, 102 

Stat. 989, 990 (codified at 12 V.S.C.A. § 2202(d) (West 1989). See also 12 GF.R. 
§ 614.4443(c) (1990) (same requirement). However, neither the statute nor the regulations 
provide that the credit review committee must give any particular weight to the 
independent appraisal. The only requirement is that the committee must "consider" the 
results of the appraisal. In the absence of an implied cause of action permitting judicial 
review of that "consideration," System institutions have little, if any, fear of recourse if the 
appraisal is ignored. See auo Payne v. Federal Land Bank of Columbia, 711 F. Supp. 851, 
855 (W.D.N.C. 1989) ("It is common knowledge in land and lending circles that appraisers 
can be selected with a view toward valuation of a given property that is congenial to the 
employing party. . . . This is why many evaluation provisions in real estate contracts are 
drafted to permit each side to choose an appraiser, the two of whom in tum choose a third; 
the resulting three appraisals then being averaged"). 

410. 12 V.S.C.A. § 2202(e) (West 1989). See also 12 C.F.R. § 614.4443(d) (1990) (same 
requirement). 

411. If the institution has been certified by the Assistance Board pursuant to 12 
V.S.GA. § 2278a·4 (West 1989), there is one more stage in the review process. Specifically, 
12 V.S.C.A. § 2202c(a) (West 1989) provides as follows: 

Within 9 months after a qualified lender is certified under section 2278a-4 of 
this title, such lender shall review each loan that has not been previously 
restructured and that is in nonaccrual status on the date the lender is certified, 
and determine whether to restructure the loan. 

[d. The review contemplated by section 2202c(a) is to be done by a special asset group 
established by each district. 12 V.S.C.A. §§ 2202, 2202c(bXl) (West 1989). If the district 
special asset group determines that a loan should be restructured, "the group shall pre­
scribe a restructuring plan for the loan that the qualified lender shall implement." 12 
V.S.GA. § 2202c(bX2) (West 1989). If the group determines that a loan should not be 
restructured, it must submit a report to the National Special Asset Council described below 
explaining that decision. 12 V.S.GA. § 2202c(d) (West 1989). 

The statute is silent as to the borrower's right to participate in the review by the dis­
trict special asset group. The regulations governing that review are also silent as to that 
issue. 12 GF.R. § 614.4520 (1990). 

Pursuant to 12 V.S.C.A. § 2202c(cXl) (West 1989), the Assistance Board is to establish a 
National Special Asset Council to do the following: 
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G.	 RIGHT OF FIRST REFUSAL 

The 1987 Act requires System institutions, except for the bank 
for cooperatives, holding agricultural real estate acquired through 
foreclosure or voluntarily conveyed by a borrower who, in the 
institution's determination, did not have the financial resources to 
avoid foreclosure to give the former owner the right of first refusal 
to repurchase or lease the property.412 With respect to the right of 
first refusal to purchase the property, sections 2219a(b) (1) - (5) pro­
vide as follows: 

(1)	 Election to sell and notification 
Within 15 days after an institution of the System first 
elects to sell acquired real estate, or any portion of 
such real estate, the institution shall notify the previ­
ous owner by certified mail of the owner's right ­
(A)	 to purchase the property at the appraised fair 

market value of the property, as established by 
an accredited appraiser; or 

(B)	 to offer to purchase the property at a price less 
than the appraised value. 

(2)	 Eligibility to purchase 
To be eligible to purchase the property under para­
graph (1), the previous owner must, within 30 days 
after receiving the notice required by such para­
graph, submit an offer to purchase the property.413 

(3)	 Mandatory sale 

(A) monitor compliance with the restructuring requirements of this section by 
qualified lenders certified to issue preferred stock under section 2278b-7 of this 
title, and by special asset groups established under subsection (b) of this section; 
and 
(B) review a sample of determinations made by each special asset group that a 
loan will not be restructured. 

[d. In addition, 12 V.S.C.A. ~ 2202C(cX2) (West 1989) prOVides that the National Special 
Asset Council "shall review a sufficient number of determinations made by each special 
asset group to foreclose on any loan to assure the Council that such group is complying with 
this section." [d. For each determination reviewed, "the Council shall make an independ­
ent judgment on the merits of the decision to foreclose rather than restructure the loan." 
[d.	 In addition: 

If the National Asset Council determines that any special asset group is not 
in substantial compliance with this section, the Council shall notify the group of 
the determination, and may take such other action as the Council considers nec­
essary to ensure that such group complies with this section. 

12 V.S.C.A. ~ 2202c(cX3) (West 1989). As with reference to the district special asset group, 
the statute and the regulations are silent regarding the borrower's right to participate in 
any review by the National Special Asset Council. 12 C.F.R. ~ 614.4520 (1990). 

412. 12 V.S.C.A. ~ 2219a (West 1989). See also 12 C.F.R. ~ 614.4522(2) (1990) (defining 
"previous owner"). 

413. As originally enacted, the 1987 Act prescribed a flfteen day time period. The 
fifteen day period was changed to thirty days by the Agricultural Technical Corrections Act 
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An institution of the System receiving an offer from 
the previous owner to purchase the property at the 
appraised value shall, within 15 days after the receipt 
of such offer, accept such offer and sell the property 
to the previous owner.414 

(4)	 Pennissive sale 
An institution of the System receiving an offer from 
the previous owner to purchase the property at a 
price less than the appraised value may accept such 
offer and sell the property to the previous owner. 
Notice shall be provided to the previous owner of the 
acceptance or rejection of such offer within 15 days 
after the receipt of such offer. 

(5)	 Rejection of offer of previous owner 
(A)	 Duties of institution 

An institution of the System that rejects an offer 
from the previous owner to purchase the prop­
erty at a price less than the appraised value may 
not sell the property to any other person ­
(i)	 at a price equal to, or less than, that offered 

by the previous owner, or 
(ii)	 on different terms and conditions than 

those that were extended to the previous 
owner, without first affording the previous 
owner an opportunity to purchase the 
property at such price or under such tenns 
and conditions. 

(B)	 Notice 
Notice of the opportunity in subparagraph (A) 
shall be provided to the previous owner by cer­
tified mail, and the previous owner shall have 15 
days in which to submit an offer to purchase the 
property at such price or under such terms and 
conditions.415 

The provisions governing the right of first refusal to lease acquired 

of 1988, Pub. L. No. 100-399, 104, 102 Stat. 989, 990 (codified at 12 U.S.GA. ~ 2219a(b)(2) 
(West 1989). See also 12 GF.R. ~ 614.4522(c)(3) (1990) (thirty days). 

414. As originally enacted, the 1987 Act prescribed a thirty day time period. The 
thirty day period was changed to fifteen days by the Agricultural Technical Corrections Act 
of 1988, Pub. L. No. 100-399, 104, 102 Stat. 989, 990 (codified at 12 U.S.GA. ~ 2219a(b)(3) 
(West 1989). See also 12 GF.R. ~ 614.4522(c)(2) (1990) (fifteen days). 

415. 12 U.S.C.A. ~ 2219a(b)(I}-{5) (West 1989). 
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property are similar.416 

The right of first refusal as set forth in sections 2219(aXb) (1) ­
(5) presents several potential difficulties for borrowers. First, 
neither the statute nor the regulations specifically define the event 
constituting the institution's "first elect[ion] to sell."417 In states 
where corporations are prohibited from owning agricultural real 
estate, it might be argued that the "election to sell" occurs as soon 
as the land is acquired since the institution is not permitted to 
retain it. On the other hand, it might be argued that no election to 
sell occurs until an eligible purchaser actually has agreed to buy 
the parcel. 

A more troublesome difficulty for borrowers is the absence of 
any express mechanism for challenging the appraisal of the prop­
erty. In addition, neither the statute nor the regulations define the 
statute's term "accredited appraiser."418 It can be expected that 
some Farm Credit Banks will use "in house" appraisers who may 
base their appraisals on sales of other inventory land that has been 
sold with inHationary inducements such as money-back guarantees 
and low interest rate financing that would not be offered to former 
owners under the right of first refusal.419 

The former owner who cannot match the appraised price 
faces uncertainty as to whether he will receive another opportu­
nity to elect to buy the land. The statute does permit the former 
owner to offer a sum less than the appraised value. However, if 
that offer is rejected, the institution must again offer the right of 
first refusal only if it subsequently desires to sell the land at "a 
price equal to, or less than, that offered by the previous owner" or 
"on different terms and conditions than those that were extended 
to the previous owner."420 In areas where land values are increas­
ing, it is unlikely that the institution will desire to sell the land at a 
price equal to, or less than, that offered by the previous owner. In 
addition, it is very likely that the terms and conditions will be dif­

416. 12 U.S.C.A. § 2219a(c)(I)-(6) (West 1989). 
417. 12 C.F.R. § 614.4522 (1990). 
418. Id. See 55 FED. REG. 24,861 (1990) (prefatory comments stating that the FCA 

intends to republish proposed regulations on appraisal standards "in the near future"). 
419. See 12 U.S.C.A. § 2219a(f) (West 1989) ("... a system institution shall not be 

required to provide financing to the previous owner in connection with the sale of acquired 
real estate"). See aLro Payne v. Federal Land Bank of Columbia, 711 F. Supp. 851, 855 
(1989) ("It is common knowledge in land and lending circles that appraisers can be selected 
with a view toward valuation of a given property that is congenial to the employing party"); 
In re Jarrett Ranches, Inc., 107 Bankr. 969,973 (Bankr. D.S.D. 1989) (invalidating the FCB's 
appraisal of former borrowers' land in parcels rather than as a whole and setting an 
appraised value). 

420. 12 U.S.C.A. § 2219a(b)(5) (West 1989). See also 12 C.F.R. § 614.4522(c)(3) (1990) 
(same requirement). 
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against a previous owner in any public auction, com­
petitive bidding process, or other similar public offer­
ing of property acquired by the institution from such 

423person.

However, at least two federal district courts have held that sales by 
auction must be preceded by giving the former owner the oppor­
tunity to buy the acquired land at its appraised value.424 A third 
federal district court has held to the contrary.425 

Finally, with respect to the right of first refusal, 2219a(h) pro­
vides that "[t]he rights provided in this section shall not diminish 
any such right of first refusal under the law of the State in which 
the property is located."426 This provision appears to provide that 
state first refusal statutes will supplement the federal right. 

H. PROHIBITION AGAINST WAIVER OF MEDIATION RIGHTS 

The 1987 Act encourages the states to establish mediation 
programs. Further, the Farm Credit System is required to partici­
pate in mediation.427 In addition, Congress had the foresight to 
realize that the right to mediation could be used as a chip in nego­
tiations for a loan. In order to avoid that, the 1987 Act contains 
the following language: 

No System institution may make a loan secured by a mort­
gage or lien on agricultural property to a borrower on the 
condition that the borrower waive any right under the 
agricultural loan mediation program of any State.428 

The Farm Credit Administration is required to promulgate rules 

423. 12 V.S.C.A. § 2219a(dXl)-{3) (West 1989). 
424. Leckband v. Naylor, 715 F. Supp. 1451, 1455 (D. Minn. 1988), appeal dismissed, 

Nos. 88-5301 MN & 89-5141 MN (8th Cir. May 5,1989); Martinson v. Federal Land Bank of 
St. Paul, 725 F. Supp. 469 (D.N.D. 1988), appeal dismissed, No. 88-5252 ND (8th Cir. May 5, 
1989). See also In re Jarrett Ranches, Inc., 107 Bankr. 969, 975-76 (Bankr. D.S.D. 1989) 
(invalidating the particular bidding process used by a FCB under the right of first refusal). 

425. Payne v. Federal Land Bank of Columbia, 711 F. Supp. 851,859-60 (W.D.N.C. 
1989) (holding that auction sales need not be preceded by opportunity to buy land at 
appraisal value). 

426. 12 V.S.C.A. § 2219a(h) (West 1989). See generally Houser, A Comparative Study 
of the Former Owners Right of First Refusal Upon a Lender's Resale of Foreclosed 
Agricultural Land: A New Form ofState Mortgagor ReliefLegislation, 13 J. CORP. L. 895 
(1988) (discussing statutory rights of first refusal). 

427. Agricultural Credit Act of 1987, Pub. L. No. 100-233,503, 101 Stat. 1663 (1988). 
Vnlike other provisions of the 1987 Act relating to the Farm Credit System, this provision 
was codified in Title 7 of the Vnited States Code, not Title 12, at 7 V.S.C.A. § 5103(bXl) 
(West 1988). See generally Note, Mediation in Debtor-Creditor Relationships, 20 V. MICH. 
J. L. REF. 110 (1987) (discussing debtor-creditor mediation); Note, The American Response 
to Farm Crises: Procedural Debtor Relief, 1988 V. ILL. L. REV. 1037 (discussing various 
farm debtor relief measures). 

428. 12 V.S.C.A. § 2202e (West 1989). 
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regarding System lender's participation in mediation.429 

I.	 DIFFERENTIAL INTEREST RATES 

Farm Credit System institutions in the past have used differ­
ent interest rates on loans. This is commonly known as the Uthree­
tier" method. The interest rate was based on a number of factors, 
including borrower qualifications. The 1987 Act allows the System 
institutions to continue this practice.430 However, the borrower 
can now ask a System institution: 

1) to provide a review of the loan to determine if the 
proper interest rate has been used; 

2) give the borrower a written explanation of the basis 
for charging the interest rate used; and 

3)	 give the borrower a written explanation of what the 
borrower must do to improve his credit status to 
receive a lower interest rate. 431 

J.	 UNINSURED ACCOUNTS 

Some System institutions have used uninsured accounts in the 
past as part of their loan servicing procedures.432 Borrowers 
would deposit funds in these accounts over a period of time in 
order to insure that they would meet their scheduled payments. 
The 1987 Act provided that if the institution becomes insolvent, 
all of the funds in uninsured accounts are to be applied to a bor­
rower's debt.433 

K.	 USE OF FMHA GUARANTEED LOANS, ETC. 

The 1987 Act also expresses Congress' desire for the Farm 
Credit System to look outside the System in restructuring: 

It is the sense of Congress that the banks and associa­
tions (except for the banks for cooperatives) operating 
under the Farm Credit Act of 1971, should administer dis­
tressed loans to farmers with the objective of using the 

429. The rules regarding System lenders' participation in mediation are found at 12 
GF.R. § 614.4521 (1990). 

430. Agricultural Credit Act of 1987, Pub. L. No. 100-233, 109, 101 Stat. 1584 (1988) 
(codified at 12 U.S.GA. § 2199(b) (West 1989). 

431. 12 U.S.GA. § 2199(b) (West 1989). See also 12 C.F.R. § 614.4368 (1990) (same 
requirement). 

432. 12 GF.R. § 614.4510 (1988) (currently found at 12 GF.R. § 614.4513(b) (1990)). 
433. 12 U.s.GA. § 2219b (West 1989). See also 12 C.F.R. § 614.4513(a) (1990) (same 

requirement). 
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loan guarantee programs of the Farmers Home Adminis­
tration and other loan restructuring measures, including 
participation in interest rate buy down programs that are 
Federally or State funded or other Federal or State spon­
sored financial assistance programs that offer relief to 
financially distressed farmers, as alternatives to foreclo­
sure, considering the availability and appropriateness of 
such programs on a case-by-case basis.434 

While this section has not been codified, it may prove helpful to 
the borrower who wishes to use the FmHA guaranteed loan pro­
gram or other program in order to qualify for restructuring. 

VIII. JUDICIAL REVIEW OF RESTRUCTURING DENIALS 

At least one court has declined to review decisions adverse to 
the borrower under the former forbearance policies developed by 
System institutions. In Federal Land Bank of Wichita v. Read,435 
the borrower's request for forbearance under the FLB's forbear­
ance policy adopted pursuant to pre-1985 Act forbearance regula­
tion436 had been denied.437 The policy conditioned forbearance 
on the borrower meeting three conditions: the borrower must be 
cooperative; the borrower must make an honest effort to meet the 
conditions of the loan contract; and the borrower must be capable 
of working out the debt burden.438 The FLB found that the bor­
rower did not satisfy the third condition.439 In declining to review 
the forbearance decision, the court expressed the belief that the 
"matter is best left to those in whom the land bank places that 
responsibility.... We find no statutory authority for court review 
of such a determination."440 

For similar reasons, a federal district court recently declined 

434. Agricultural Credit Act of 1987, Pub. L. No. 100-233, 102, 101 Stat. 1579 (1988). 
For a description of the FmHA guaranteed loan program, see Scott & Roth, Guaranteed 
Farmer Program Loans: Questions and Answers, FARMERS' LEGAL AcrlON GROUP REP. 1 
(Winter 1989). 

435. 703 P.2d 777 (Kan. 1985). 
436. See 12 C.F.R. § 614.4510 (1985). 
437. Federal Land Bank of Wichita v. Read, 703 P.2d 777 (Kan. 1985). 
438. [d. at 780. See 12 C.F.R. § 614.4510(1) (1985). 
439. Federal Land Bank of Wichita v. Read, 703 P.2d at 779. 
440. [d. at 780. See also Woodsmall v. Lyng, 816 F.2d 1241, 1245 (8th Cir. 1987) 

(denial of Farmers Home Administration (FmHA) loan on the grounds that the applicant 
was not creditworthy was not reviewable because the federal courts "are not equipped to 
undertake such a task, for in these matters we have neither the training nor the experience 
of an FmHA loan officer"); Tuepker v. Farmers Home Admin., 708 F.2d 1329, 1332 (8th 
Cir. 1983) (declining to review a Farmers Home Administration loan denial in the absence 
of a claim "alleging a substantial departure from important procedural rights, a 
misconstruction of governing legislation, or some like error 'going to the heart of the 
administrative determination' "). 
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to review the "quality and good faith" of an FLB's decision not to 
restructure a borrower's loan under the 1987 Act.441 The court 
expressed the view that "though courts will enforce consideration 
of loan restructuring under the Act, they probably will not scruti­
nize the details of loan decisions when FLB has considered appli­
cations for restructure and reviewed denial."442 

However, despite the absence of express statutory authority 
for judicial review under the Farm Credit Act and the regulations 
and policies adopted pursuant to it, there are several potential the­
oretical bases for seeking judicial review. Listed in order of their 
current state of judicial development, the respective basis for each 
of those theories are as follows: 

1.	 invocation of the maxim "he who seeks equity, must 
do equity" as an equitable affirmative defense to the 
institution's foreclosure proceeding; 

2.	 failure to follow statutory directives asserted as an 
implied cause of action under the Farm Credit Act, as 
amended by the Agricultural Credit Act of 1987;443 
and 

3.	 failure to adhere to state cooperative law requiring 
procedural and substantive fairness in the expulsion 
of members from cooperative institutions. 

The latter two theories are discussed elsewhere in this arti­
cle.444 The following is a discussion of the first theory, the equita­
ble defense. 

In most, if not all jurisdictions, a proceeding to foreclose a 
mortgage is a proceeding in equity.445 One of the fundamental 

441. Troutman v. Federal Land Bank of Spokane, No. CV88-726-PA, Slip. op. at 4 (D. 
Ore. Sept. 15,1988) (order denying preliminary injunction). 

442. [d. at 3 (citing Miller v. Federal Land Bank of Spokane, 587 F.2d 415 (9th Cir. 
1978), cert. denied, 441 U.S. 962 (1979)). See also Williams v. Federal Land Bank of Jackson, 
729 F. Supp. 1387, 1390 (D.D.C. 1990) ("... once a federal land bank has properly 
detennined whether or not a particular borrower's offer of debt refinancing should be 
accepted, this Court will not second-guess that determination." (citing Perez v. Jefferson 
Standard Life Ins. Co., 781 F.2d 475, 479-80 (5th Cir. 1986); Federal Land Bank of Wichita 
v. Read, 237 Kan. 751,703 P.2d 777, 780 (1985)). 

443. This basis is unavailable in the Ninth, Tenth, and Eighth Circuits. See Harper v. 
Federal Land Bank of Spokane, 878 F.2d 1172, 1177 (9th Cir. 1989), cert denied, 110 S. Ct. 
867 (1990); Griffin v. Federal Land Bank of Wichita, 902 F.2d 22, 24 (10th Cir. 1990); Zajac 
v. Federal Land Bank of St. Paul, No. 88-5353ND (8th Cir. July 31, 1990) (en bane) (1990 
U.S. App. LEXIS 12932). Given the trend represented by these decisions, review through 
an implied cause of action is not likely to be available in any jurisdiction. 

444. See supra notes 184-267 & 333-38, respectively, and the accompanying text. 
445. See, e.g., Federal Land Bank of St. Paul v. Bosch, 432 N.W.2d 855, 858 (N.D. 1988) 

("An action to foreclose a mortgage is an equitable proceeding"); Continental Federal 
Savings and Loan Ass'n v. Fetter, 564 P.2d 1013, 1019 (Okla. 1977) ("Foreclosure of a real 
estate mortgage is an equitable action, and it is within the province of the court exercising 



222 NORTH DAKOTA LAw REVIEW [Vol. 66:127 

precepts of equitable relief is that it "cannot be demanded as a 
matter of right whenever specified facts are shown ...," rather it 
"is granted in the discretion of the court."446 Judicial discretion is 
"... to be exercised by applying established principle of equity to 
the situation presented by all of the facts in the case, and adapting 
the remedy to accomplish the most equitable result possible."447 

The discretionary nature of equitable relief is "rooted in the 
historical concept of [a] court of equity as a vehicle for affirma­
tively enforcing the requirements of conscience and good 
faith."448 As emphasized by the United States Supreme Court: 

A court of equity acts only when and as conscience com­
mands, and if the conduct of the plaintiff be offensive to 
the dictates of natural justice, then, whatever may be the 
rights he possesses and whatever use he may make of 
them in a court of law, he will be held remediless in a 
court of equity.449 

The discretion inherent in the granting or denial of equitable 
relief is guided by maxims or general principles.450 One of those 
maxims is "he who seeks equity must do equity." As explained by 
Pomeroy, "this maxim expressed the governing principles that 
every action of a court of equity in determining rights and award­
ing remedies must be in accordance with conscience and good 
faith."451 More specifically, 

The meaning is, that whatever be the nature of the con­
troversy between two definite parties, and whatever be 
the nature of the remedy demanded, the court will not 
confer its equitable relief upon the party seeking its inter­
position and aid, unless he has acknowledged and con­
ceded or will admit and provide for all the equitable 
rights, claims, and demands justly belonging to the adver­
sary party, and growing out of or necessarily involved in 

its equitable power to see that the party seeking equity shall have dealt fairly before relief is 
given." (quoting Murphy v. Fox, 278 P.2d 820, 826 (Okla. 1955». 

446. H. MCCLINTOCK, PRINCIPLES OF EQUITY 49 (2nd ed. 1948). 
447.Id. 
448. Precision Instrument Mfg. Co. v. Automotive Maintenance Mach. Co., 324 U.S. 

806, 814 (1945) (holding that dismissal of a patent infringement suit was justified by the 
"unclean hands" doctrine). 

449. Deweese v. Reinhard, 165 U.S. 386, 390 (1897) (stating that land dispute relief was 
I'vailable at an action of law). 

450. See Precision Instrument, 324 U.S. at 814 (1945) ("The guiding doctrine ... that he 
who comes into equity must come with clean hands ... is far more than a mere banality. It 
is a self.imposed ordinance that closes the doors of a court of equity to one tainted with 
inequitableness or bad faith relative to the matter in which he seeks relief ..."). 

451. J. POMEROY, EQUITY JURISPRUDENCE 51 (5th ed. 1941). 
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the subject-matter of the controversy.452 

The principle requires the plaintiff to do "equity."453 In 
essence, a condition precedent to the equity court's granting of 
relief to the plaintiff is the awarding to the defendant any rights 
possessed by the defendant, including those that have their gene­
sis in the principles of fair dealing. 

The failure of the FLB to consider a borrower for forbearance 
was held to be a defense to a foreclosure action in the case of Fed­
eral Land Bank of St. Paul v. Overboe.454 In Overboe, the bor­
rower obtained a loan from the Federal Land Bank of St. Paul 
which was secured by a mortgage.455 The borrower became late 
in his payments, and in June, 1983, he requested that his annual 
payment date be changed from July 1 to December 31 of each 
year to coincide with the cash How of his farm.456 The federal land 
bank advised the borrower that a change in payment dates would 
require a reamortization of his loan, and that, based on the bor­
rower's financial information on file, it was unable to grant a 
reamortization.451 The borrower subsequently provided new 
financial information but the federal land bank declined to change 
its position and initiated a foreclosure action.458 

The borrower contested the foreclosure action on the grounds 
that the federal land bank had failed to follow its policies, regula­
tions, and procedures adopted under the Farm Credit Act of 1971 
relating to forbearance when it denied his request for reamortiza­
tion.459 The federal land bank responded by asserting that its fail­
ure to follow its policies and the regulations governing it could not 
be raised as a defense to foreclosure, and, in the alternative, that it 
had not violated its policies and the applicable regulations.46o 

The forbearance regulation at issue in Overboe was adopted 
prior to the enactment of the Farm Credit Amendments Act of 
1985.461 The regulation provided that the federal land bank was 

452.Id.
 
453.Id.
 
454. 404 N.W.2d 445 (N.D. 1987). 
455. Federal Land Bank v. Overboe, 404 N.W.2d 445, 446 (N.D. 1987). 
456.Id. 
457. Id.
 
458.Id.
 
459. Id. at 447.
 
460.Id.
 
461. 12 C.F.R. § 614,4510(dXl) (1986). The Overhoe equitable defense was applied to a 

claim arising under the 1985 Act in Federal Land Bank of St. Paul v. Bosch, 432 N.W.2d 
855,858-59 (N.D. 1988). See also Federal Land Bank of St. Paul v. Asbridge, 414 N.W.2d 
596, 597 (N.D. 1987) (applying Overhoe); Farm Credit Bank of St. Paul v. Huether, 454 
N.W.2d 710, 715 (N.D. 1990) (applying Overboe). 
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to develop loan servicing policies that included a provision for "a 
means of forbearance for cases when the borrower is cooperative, 
making an honest effort to meet the conditions of the loan con­
tract, and is capable of working out of the debt burden."462 Pursu­
ant to that regulation, the federal land bank had adopted a policy 
authorizing the extension of "appropriate assistance" to borrowers 
who met certain criteria.463 

The federal land bank argued that its failure to follow the pol­
icy that it adopted pursuant to the forbearance regulation could 
not be asserted as a defense because of the holding of several 
courts that borrowers do not have a private cause of action for 
damages under the Farm Credit Act of 1971 or the regulations 
promulgated pursuant to that Act.464 

Although the Overboe court acknowledged that the Farm 
Credit Act of 1971 and the forbearance regulation did not create a 
private cause of action, it rejected the federal land bank's argu­
ment that the absence of a private cause of action precluded a bor­
rower's assertion of noncompliance with the Act or the regulation 
as a defense in a foreclosure action.465 The Overboe court's analy­
sis of the issue was grounded on the recognition that "an action to 
foreclose a mortgage is an equitable proceeding."466 With this rec­
ognition forming the basis of the court's analysis, the court then 
examined other instances, speci6.cally, cases involving noncompli­
ance with Department of Housing and Urban Development regu­
lations, where federal regulations which have been held not to 
imply a private cause of action may nevertheless provide a basis 
for an equitable defense to a foreclosure action.467 

The Overboe court examined the notions of fair dealing appli­
cable to the Farm Credit System, and noted that the Congres­
sional goal under the Farm Credit Act was "fostering agricultural 
development. "468 With that Congressional objective in mind, the 
Supreme Court of North Dakota held as follows: 

Allowing FLB to foreclose its mortgages without regard 
to the administrative forbearance regulation would be 
inimical to the achievement of this goal. We therefore 

462. Overboe, 404 N.W.2d at 447 (citing 12 C.F.R. § 614.4510(dXl)). 
463. [d. at 447 (citing "District Policy 2501" of the Federal Land Bank of St. Paul). 
464. [d. at 447-48. See, e.g., Farmers Production Credit Ass'n of Ashland v. Johnson, 24 

Ohio St.3d 69, 493 N.E.2d 946 (1986), cerl. denied, 479 U.S. 1032 (1987). 
465. Overboe, 404 N.W.2d at 449. 
466. [d. at 448 (citations omitted). 
467. [d. at 449. 
468. [d. (citing Federal Land Bank of St. Paul v. Lillehaugen, 404 N.W.2d 452 (N.D. 

1987)). 
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conclude that the failure of FLB to comply with adminis­
trative forbearance regulation and policies adopted pur­
suant to the regulation gives rise to a valid equitable 
defense to a foreclosure action under state law.469 

Having held that a federal land bank's failure to abide by its 
forbearance policies and the regulations governing it was a per­
missible affirmative defense to a foreclosure action, the Overboe 
court also concluded that the administrative forbearance defense 
permits judicial consideration of both the procedural and substan­
tive aspects of the System institution's action.470 In this regard, 
the court stated that the initial inquiry is whether the institution 
"has established a general policy of forbearance and whether it 
applied that policy in arriving at its decision to seek 
foreclosure. "471 

The Overboe court explained that if the trial court finds that 
the borrower's qualifications were considered by the institution in 
accordance with its procedures, the court's review of the merits of 
that consideration is to be confined to whether the institution 
abused its discretion.472 In other words, to prevail, the borrower 
must show that the institution acted in an "arbitrary, capricious, 
unreasonable or unconscionable manner."473 Finally, the Overboe 
court indicated that appellate review of a trial court's determina­
tion of the substantive issue will be guided by the standard of 
whether the abuse of discretion standard of review "appears to 
have been misapprehended or grossly misapplied."474 

Litigation by member-borrowers against System institutions 
will undoubtedly continue. The current interest in lender liability 
in the farm community suggests that some of that litigation will 
take the form of "generic" lender liability claims.475 However, a 
number of issues concerning the borrowers' rights provisions of 
the Agricultural Credit Act of 1987 remain unresolved. 

469. [d. 
470. [d. at 449·50. 
471. [d. at 449. 
472. [d. at 450. 
473. [d. 
474. [d. (citing Universal Camera Corp. v. National Labor Relations Board, 340 U.S. 

474,491 (1951)). In jurisdictions providing for nonjudicial foreclosure, borrowers seeking to 
invoke the equitable defense employed in Overboe will have to seek injunctive relief in 
order to obtain judicial intervention. For a recent discussion and collection of authorities 
regarding the enjoining of the nonjudicial foreclosure process, see Note, Nonjudicial 
Foreclosure in Arkansas with the Statutory Foreclosure Act of 1987, 41 ARK. L. REV. 373, 
389·403 (1988). 

475. See Welsh, Are Banks to Blame?, FARM J., June-July 1988, at 11. 
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IX. CONCLUSION 

Two.specific and fundamental issues relating to the new bor­
rowers' rights provisions are in need of immediate attention. A 
third, more general, issue is not likely to arise until the secondary 
agricultural mortgage market is implemented. 

The first issue arises from the failure of most, if not all, of the 
farm credit districts to adopt loan restructuring policies that 
require the institutions within the district to explain in simple, 
understandable terms the computational steps involved in the 
determination of the cost of foreclosure and the cost of restructur­
ing. That information, which has been made available to loan 
officers, is not routinely provided to borrowers holding distressed 
loans.476 Without that information, the borrower is faced with the 
extraordinarily difficult task of gleaning the computational steps 
and arriving at an understanding of the restructuring formula 
from language in current policies that merely restates the lan­
guage of the statute. Because the statutory language is not so spe­
cific as to make the computational steps self-evident, the practical 
effect is that the borrower "shoots in the dark" when submitting a 
restructuring application. Moreover, without knowledge of the 
computational steps involved, the borrower is not in a position to 
identify and urge the correction of computational errors made at 
either the initial stage of the review of his application or at the 
credit review committee level. As a matter of fundamental fair­
ness, both parties to the restructuring process should have the 
instructions before them. 

The second issue arises from the failure of most institutions to 
disclose or justify their "costs of foreclosure." That information is 
readily accessible to the institutions, but it is completely inaccessi­
ble to members unless the institution chooses to make it avail­
able.477 Although member-borrowers are required to make a full 
disclosure of their current and projected financial and operational 
conditions when they apply for restructuring, institutions have 
routinely chosen not to disclose their costs. Thus, a member-bor­
rower without that information cannot submit a restructuring pro­
posal that will properly address each cost and other factors that 
will be considered by the institution in evaluating that application. 

If one accepts that premise that restructuring is intended to 

476. See supra notes 386-91 and the accompanying text. 
477. For a discussion of the availability of information regarding the costs of 

foreclosure, see supra notes 386-91 and the accompanying text. 
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produce "win-win" results, the failure of System institutions to 
make the process accessible to its members by providing them 
with adequate instructions and to disclose and justify their antici­
pated costs of foreclosure is inexcusable. Moreover, if System insti­
tutions are under either an equitable or legal duty to be fair, that 
failure may be actionable. As discussed elsewhere in this article, 
ample authority exists to impose enforceable duties of good faith 
and fairness on System institutions in the restructuring process.478 

The final, and less immediate, issue arises from sections 2279 
aa-9(a) and (b) of the Farm Credit Act, as amended in 1987.479 

Those provisions, concerning loans from System institutions that 
may be pooled in the secondary market for farm mortgages, a 
market that is being created pursuant to sections 2279aa-2279aa­
14,480 provide as follows: 

(a) Restructuring 
Notwithstanding any other provision of law, sections 

2202, 2202a, 2202b, 2202c, and 2219b of this title shall 
not apply to any loan included in a pool of qualified loans 
backing securities or obligations for which the Corpora­
tion provides guarantee. The loan servicing standards 
established by the Corporation shall be patterned after 
similar standards adopted by other federally sponsored 
secondary market facilities. 
(b) Borrowers rights 

At the time of application for a loan, originators that 
are Farm Credit System institutions shall give written 
notice to each applicant of the terms and conditions of the 
loan, setting forth separately terms and conditions for 
pooled loans and loans that are not pooled. This notice 
shall include a statement, if applicable, that the loan may 
be pooled and that, if pooled, sections 2202, 2202a, 2202b, 
2202c, and 2219b of this title shall not apply. This notice 
also shall inform the applicant that he or she has the right 
not to have the loan pooled. Within 3 days from the time 
of commitment, an applicant has the right to refuse to 
allow the loan to be pooled, thereby retaining rights 
under sections 2202, 2202a, 2202b, 2202c, and 2219b of 

478. See generally Federal Land Bank of St. Paul v. Overboe, 404 N.W.2d 445 (N.D. 
1987) (applying equitable principles); Copeland, Expulsion of Members by Agricultural 
Cooperatives, 1 J. ACRle. COOPERATION 76 (1986) (discussing the law governing the 
expulsion of members from agricultural cooperatives). 

479. 12 U.S.GA. § 2279aa-9 (a), (b) (West 1989). 
480. 12 U.S.GA. §§ 2279aa-2279aa-14 (West 1989). 
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this title. if applicable.481 

It remains to be seen whether System institutions will attempt 
to pool significant numbers of loans and thus avoid the administra­
tive expenses created by the restructuring provisions and whether 
borrowers will be "encouraged" to waive their rights in order to 
allow the pooling of loans.482 The primary goal of farm credit sys­
tem loan restructuring is to gain lender acceptance of a restructur­
ing proposal that the borrower can actually perform. However. 
such a proposal may be denied. and judicial review may be sought. 
To prepare for this. documentation of any procedural irregulari­
ties or other arbitrary and capricious lender behavior is essential. 
But borrowers and their counsel must be aware that judicial inter­
vention in the restructuring program is likely to be limited or even 
nonexistent. Thus. a realistic restructuring of a farm credit loan 
that is acceptable to the Farm Credit lender must be the para­
mount aim of the borrowers and counsel. 

481. 12 U.S.GA. § 2279aa-9(a), (b) (West 1989). 
482. An overriding issue for the future, one beyond the scope of this article, is the 

availability of credit and the Farm Credit System's role in providing that credit. For recent 
discussions of those issues, see Boehlje and Pederson, Farm Finance: The New Issues, 
CHOICES, Third Quarter, 1988, at 16; Thompson, The Farm Credit System: Rebuilding 
After the Big Debt Crisis, AGRIFINANCE, Sept. 1990, at 30; Maio, Think About It! Duncan 
Worries About Farm Credit System:SO Future, ABA Bankers Weekly, Sept. 18, 1990 at 8; 
Duncan, Rural Credit Markets: More Changes Ahead, CHOICES, Third Quarter 1988, at 20; 
Lessons From a System That Didn't Go Under, WASH. POST NAT. WEEKLY ED., June 26-July 
2, 1989, at 18, col.l. 
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APPENDIX A 

THOUGHTS, COMMENTS AND A ROUGH CHECKLIST ON 
FARM CREDIT SYSTEM LOAN RESTRUCTURING FROM THE 
BORROWER'S PERSPECTIVE 
I. GOALS: 

A. Primary: Lender acceptance of a restructuring proposal 
that the borrower can perform. Unrealistic borrower cash Hows 
may gain lender acceptance, but inability to perform may pre­
clude subsequent loan restructuring. 

B. Secondary: Because judicial review of a restructuring 
denial ultimately may be sought, documentation of any procedural 
irregularities or other arbitrary and capricious behavior on the 
part of the lender should be a continuing consideration through­
out the process.483 However, borrowers and their counsel should 
be mindful that judicial intervention in the restructuring process is 
likely to be very limited and, in some circumstances and jurisdic­
tions, nonexistent.484 

II. ELIGIBILITY FOR RESTRUCTURING 
A. Definition of distressed loan: 
The term of "distressed loan" means a loan that the borrower 

does not have the financial capacity to pay according to its terms 
and that exhibits one or more of the following characteristics: 

A.	 The borrower is demonstrating adverse financial and 
repayment trends. 

B.	 The loan is delinquent or past due under the terms of 
the loan contract. 

483. See Federal Land Bank of St. Paul v. Overboe, 404 N.W.2d 445 (N.D. 1987). 
484. See, e.g., Harper v. Federal Land Bank of Spokane, 878 F.2d 1172, 1177 (9th Cir. 

1989), cert. denied, 110 S. Ct. 867 (1990) (no implied cause of action to enforce borrowers' 
rights under the 1987 Act); Griffin v. Federal Land Bank of Wichita, 902 F.2d 22, 24 (10th 
Cir. 1990) (same); Zajac v. Federal Land Bank of St. Paul, No. 88-5353ND (8th Cir. July 31, 
1990) (1990 U.S. App. LEXIS 12932) (same); Williams v. Federal Land Bank of Jackson, 729 
F. Stipp. 1387,1390 (D.D.C. 1990). "[O]nce a federal land bank has properly determined 
whether or not a particular borrower's offer of debt refinancing should be accepted, this 
Court will not second-guess that determination. . . . Williams, 729 F. Supp. at 1390 
(citations omitted); Troutman v. Federal Land Bank of Spokane, No. CV88-726-PA, slip op. 
at 4 (D. Or. Sept. 15, 1988) (order denying preliminary injunction) (declining to review the 
"quality and good faith" of FLB in denying restructuring); Kramer v. Federal Land Bank of 
St. Paul, No. Civ. 3·88·297 (D. Minn. Sept. 16, 1988) (order denying preliminary injunction) 
(finding, inter alia, that foreclosure does not present irreparable hann in view of state 
redemption and first refusal rights). See also Woodsmall v. Lyng, 816 F.2d 1241, 1245 (8th 
Cir. 1987) (denial of FMHA loan on the grounds that the applicant was not creditworthy 
was not reviewable because the federal courts "are bit equipped to undertake such a task, 
for in these matters we have neither the training nor the experience of a Fanners Home 
Administration loan officer"); Tuepker v. Farmers Home Admin., 708 F.2d 1329, 1332 (9th 
Cir. 1983) (declining to review an FmHA loan denial in the absence of a claim "alleging a 
substantial departure from important procedural rights, a misconstruction of governing 
legislation, or some like error going to the heart of the administrative detennination"). 
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C.	 One or both of the factors listed in subparagraph (A) 
and (B), together with inadequate collateralization, 
present a high probability of loss to the lender.485 

The regulations provide that the lender has discretion in 
determining if the borrower has the financial capacity to repay the 
loan.486 

B. What does a borrower do when he believes that his loan is a 
"distressed loan" eligible for consideration for restructuring, but 
the lender disagrees? 

1. Creating a monetary default to "get the attention" 
of the lender is rarely, if ever, advisable. The lender may 
deem the default "voluntary" and continue to maintain 
that the loan is not distressed. Moreover, a "voluntary 
default" may result in the borrower being ineligible for 
the right of first refusal. "Previous owner," for purposes 
of the right of first refusal, is limited to prior record own­
ers who "did not have the financial resources, as deter­
mined by the institution, to avoid foreclosure... ."487 

2. A better alternative would be to prepare a cash 
How that both illustrates that the borrower faces the pros­
pect of being unable to pay the original loan according to 
the terms and also demonstrates that the borrower could 
repay a restructured note that would meet the criteria for 
mandatory loan restructuring. The lender may be more 
willing to consider a distressed loan if the borrower also 
presents to the lender an acceptable restructuring propo­
sal with the request for a determination that the loan is 
distressed. 

C. What does a borrower do if he has created a "voluntary 
default" and now desires to backtrack to avoid a foreclosure with­
out the opportunity to be considered for restructuring? The best 
alternative may be to cure the default. Lenders may not enforce 
acceleration for monetary default "after a borrower has made all 
accrued payments of principal, interest, and penalties... ."488 

485. 12 U.S.GA. § 2202a(aX3) (West 1989). 
486. 12 C.F.R. § 614.4522(aX2) (1990). 
487. 12 C.F.R. § 614.4522(aX2) (1990). 
488. 12 U.S.GA. § 2202d(cXWest 1989); 12 GF.R. § 614.4514(c) (1990). In most 

instances, when a loan is accelerated, the loan accrues interest based on the accelerated 
principal. An unresolved issue is whether the borrower desiring to "de-accelerate" the loan 
must pay the interest on the accelerated principal or only the interest that had accrued 
irrespective of the accelerated principal. The Act's legislative history is ambiguous. The 
House bill, H.R. 3030, provided that the interest was to be computed "without regard to 
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D. Is a borrower who has converted collateral eligible for 
restructuring? 

1. Conversion of System lender's collateral is a fed­
eral criminal offense.489 

2. Conversion may prevent the borrower from avoid­
ing acceleration by paying all accrued principal, interest, 
and penalties.490 

3. Conversion or the dissipation, destruction, or dete­
rioration of the collateral may also excuse the lender from 
having to provide the 45 day notice of the availability of 
restructuring prior to commencing foreclosure proceed­
ingS.491 However, even though the 45 day notice is 
excused, the loan theoretically is still eligible for restruc­
turing if it is a distressed loan.492 As a practical matter, a 
conversion will probably provide a sufficient basis to deny 
restructuring, and the prior replevin or foreclosure of the 
collateral will have substantially impaired the borrower's 
ability to "cash How" a restructured loan. The availability 
of restructuring may have practical significance only if 
the borrower can somehow excuse the loss or deteriora­
tion of the collateral and can flle for bankruptcy relief 
prior to the replevying or foreclosure seizure. Of course, 
in such a case, the failure to excuse the conversion may 
result in the debt not being discharged.493 

E. If the lender began foreclosure proceedings but did not 
complete those proceedings (according to state law) prior to Janu­
ary 6, 1988, the effective date of the Agricultural Credit Act of 
1987, the loan is still eligible for restructuring.494 

F. So long as a reorganization plan has not been confirmed, a 
borrower in bankruptcy appears to be eligible for consideration 
for restructuring.495 

acceleration." The Senate amendment did not contain a comparable provisions, and the 
Conference report adopted the House provision, but deleted the language "without regard 
to acceleration." HOUSE CONF. REP. No. 100-490, 100th Cong., 1st Sess. 175, reprinted in 
1987 V.S. CODE CONGo & ADMIN. NEWS 2956, 2970. 

489. 18 V.S.GA. § 658 (West 1976). 
490. 12 GF.R. § 614.4514 (1990). 
491. 12 V.S.C.A. § 2202aG) (West 1989); 12 GF.R. § 614.4519 (1990). 
492. 12 V.S.C.A. § 2202a(bXl) (West 1989). 
493. 11 V.S.GA. § 523(aX4) (West 1979). 
494. See 53 Fed. Reg. 35,427, 35,428 (1988). See also Griffin v. Federal Land Bank of 

Wichita, 708 F. Supp. 313,317 (D. Kan. 1989), aff'd, 902 F.2d 22 (10th Cir. 1990); Federal 
Land Bank of Omaha v. Engleken, No. C85-2062 (N.D. Iowa Aug. 25, 1988); Federal Land 
Bank of St. Louis v. Cupples Bros., 889 F.2d 764 (8th Cir. 1989). 

495. E.g., In the Matter of Dilsaver, 86 Bankr. 1010 (Bankr. D. Neb. 1988); Stainback V. 
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III. APPLYING FOR RESTRUCfURING: 
A. Notification by a lender to the borrower of eligibility for 

loan restructuring consideration: 

1. When lender determines loan is distressed;496 or 
2. 45 days prior to the commencement of foreclosure 

proceedings.497 

B. Suit on the note or debt instrument is probably not a fore­
closure proceeding.498 

C. Notification must include a copy of the district restructur­
ing policy and all material necessary to enable the borrower to 
submit an application.499 

D. What should the borrower do upon receipt of the 
notification? 

1. Immediately assemble financial records and obtain 
expert assistance in developing and exploring cash How 
potentials and possibilities. If necessary, explore farm 
reorganization alternatives. Good cash How projections 
take time to prepare. The borrower's financial data, 
including cash How alternatives, will be the most signifi­
cant information under consideration in most cases. 

2. Consider requesting additional information from 
the lender, including the following: 

(a) the computational formula that the lender 
will use to determine and compare cost of foreclosure 
with the cost of restructuring; 

(b) the known costs of foreclosure, i.e., attorney's 
fees, disposition costs, etc.; and 

(c) the appraised value of the collateral. 
3. If the request is not answered, send another 

request bearing in mind the secondary goal listed under 
the first heading, "Goals," above. Stress that restructur­
ing is designed to produce a "win-win" result, requiring 
good faith and full disclosure by both lender and bor-

Federal Land Bank of Jackson, No. GC 88-25-NB-O (N.D. Miss. Feb. 5, 1988) (order 
granting preliminary injunction); In re Kraus, No. BK 86-2677 (Bankr. D. Neb. May 20, 
1988); In re James Desmond Woods, Jr., No. 88-BK-01659-Mll (W.D. La. March 16, 1989) 
(interim order in adversary proceeding). 

496. 12 U.S.C.A. ~ 2202a(bXl) (West 1989); 12 C.F.R. 614.4516 (1990). 
497. 12 U.S.C.A. ~ 2202a(bX2) (West 1989); 12 C.F.R. ~ 614.4518) (1990). 
498. 12 U.S.C.A. ~ 2202a(4) (West 1989); 12 C.F.R. ~ 614.4512(eXl), (2) (1990). 
499. 12 U.S.C.A. ~ 2202a(bXl) (West 1989); 12 C.F.R. ~ 614.4516(a) (1990). 
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rower.500 Restructuring is not a poker game - it involves 
a major business decision by both parties, each having 
legally enforceable duties to the other. In that regard, not 
all of the lender's duties arise from the Farm Credit Act, 
state cooperative law may impose overlapping and addi­
tional duties of good faith and full disclosure.501 

4. Remember that all expenses and income consid­
ered in the cost of foreclosure and cost of restructuring 
are present-valued. Knowledge of the lender's discount 
rate is essential. Borrowers must be aware that in most 
districts the proposed restructured note will be dis­
counted to reHect its present value. 

5. Borrowers should also consider applying for a 
lower interest rate during the 45 day period.502 The 
required written response by the lender may identify 
problem areas with the loan that can be addressed in the 
restructuring proposal. 

6. Consider meeting with the loan officer before sub­
mitting the restructuring proposal.503 Document all 
requests for information, responses, and other discussions 
at such a meeting. 

7. Consider using any available mediation proceed­
ings to obtain information from the lender. A provision of 
the 1987 Act, 504 requires that FCS lenders: 

(a) "present and explore debt restructuring pro­
posals advanced in the course of such mediation" and 

(b) "cooperate in good faith with requests for 
information or analysis of information made in the 
course of mediation. . . ."504 

8. Remember to provide all the information 
requested by the lender in submitting the borrower's 
applications for restructuring. This may include balance 
sheets, income tax returns, projected cash How, produc­
tion records, etc. 

9. The application must be accompanied by a propo­

500. See 53 Fed. Reg. 35,427, 35,433 (1988) ("A reading of the statute and regulation, 
[sic] indicates that both parties must put forth a good faith effort and work together"). 

501. See, e.g., Snyder v. Colwell Cooperative Grain Exchange, 231 Iowa 1210, 1213, 3 
N.W.2d 507, 509 (1942) (officers of a corporative have a duty of full and fair disclosure to 
members). 

502. See 12 U.S.GA. § 2199(b) (West 1989); 12 GF.R. § 614.4368 (1990). 
503. 12 U.S.GA. § 2202a(c) (West 1989); 12 GF.R. § 614.4516(b) (1990). 
504. 7 U.S.GA. § 5103 (West 1988). 
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sal for the restructuring of the loan.505 

10. Consider "packaging" the application and plan in 
"brochure" from or as an extended letter beginning with 
a discussion of the background of the borrower, the 
nature of the borrower's farming operation, and the rea­
sons for the default. Then, discuss in detail the proposed 
plan and justify it with specific references to the pro­
jected cash flow. Also an analysis of the cost of foreclosure 
and the cost of restructuring, including the necessary 
computations. Do not assume that there will be consider­
able negotiations. Put the best plan the borrower can 
propose on the table. The lender has a right to the 
"[l]east cost alternative,"506 and the borrower may not be 
well served by a proposal that does not reflect that the 
borrower "is applying all income over and above neces­
sary and reasonable living and operating expenses to the 
payment of primary obligations."507 Remember that the 
burden of justifying restructuring is ultimately borne by 
the borrower. 

IV. CREDIT REVIEW COMMITTEE PROCEEDINGS: 
A. The borrower must receive prompt written notice of denial 

and the reasons for the denial.508 
B. Insist on lender disclosure of all "critical assumptions and 

relevant information" (whatever that means) prior to the credit 
review committee meeting.509 

C. Remember that the review process is just that, a review; 
most credit review committees will not consider new proposals at 
the committee meeting.510 

D. The loan officer who made the initial denial of the restruc­
turing proposal may participate in the review meeting by provid­
ing information and answering questions, but he may not vote or 
participate in the committee's deliberations.511 

E. Borrowers may obtain "independent" appraisals of 

505. 12 C.F.R. ~ 614.4521(a), (b) (1990). 
506. Federal Land Bank of Omaha v. Christensen, No. 22641 (Buena Vista Co. Dist. 

Ct., Iowa, July 6, 1988) (order granting plaintifF's motion for summary judgment on the 
grounds that an application for restructuring unaccompanied by a plan was fatally 
defective). 

507. 12 U.S.C.A. ~ 2202a(f) (West 1989); 12 GF.R. ~ 614.4517(b) (1990). 
508. 12 U.S.GA. ~ 2202a(dXIXB) (West 1989); 12 GF.R. ~ 614.4517(aX2) (1990). 
509. 12 U.S.GA. ~ 2201(b) (West 1989); 12 GF.R. ~ 614.4518 (1990). 
510. 53 Fed. Reg. 35,427, 35,444 (1988) (prefatory comments to the regulations). 
511. 53 Fed. Reg. 35,427, 35,426 (1988) (prefatory comments to the regulations). 
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collateral.512 

F. The board member serving on the committe~ must be a 
member of the board of the lender having ultimate authority over 
the loan.513 Where the review is a consolidated one involving both 
an FLB loan and a PCA loan, a board member from each entity 
must be present, unless the district Farm Credit Bank has the ulti­
mate authority over both loans.514 

512. 53 Fed. Reg. 35,427,35,436 (1988) (prefatory comments to the regulations). See 
also 12 U.S.GA. § 2202(aX2) (West 1989) ("In no case shall a loan officer involved in the 
initial decision on a loan serve on the credit review committee when the committee 
reviews such loan."); 12 GF.R. § 614.4442 (1990) (same). 

513. 12 U.S.GA. § 2202(d) (West 1989); 12 GF.R. § 614.4443(c) (1990). 
514. 12 GF.R. § 614.4442 (1990). 
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