VA Home Loan Program
General Rules for Eligibility

Discharged:
Must be HONORABLE – and have served 90 days during wartime or 181 continuous days during peacetime

Discharged – in after 9/7/1980:
24 continuous months OR full period ordered to active duty – 90 days wartime or 181 days peacetime


Reserves/National Guard:
6 years 


Active Duty:
181 continuous active duty or 90 days wartime

Others:
Unmarried surviving spouse of vet who died service connected; Merchant Marines; Public Health Service; WAC’s; Officers of the Coast and Geodetic Survey.

Certificate of Eligibility
How to get one:  Lender will order.  Can sometimes pull on-line, but generally have to mail out to California or North Carolina.  Can take up to 6 weeks to receive, so Start Early! 
Discharged – must have DD214 Discharge Papers, member 4 copy, showing Honorable Discharge to go with Request for Certificate 
If vet cannot find discharge papers, call 314-538-4141 or go to www.homeloans.va.gov  for forms and directions


Active Duty – must have Statement of Service to go with Request for Certificate


If they have had a VA loan before – need copy of HUD-1 to show property sold and loan 
paid in full.  


What it says:

Entitlement – full entitlement is $36,000 – VA gives another $24,000 automatically – for a total entitlement of $60,000 – meaning VA will “guarantee $60,000”   The VA Guarantee provides 25% coverage – so $60,000 is 25% of $240,000 so 100% coverage is available on a $240,000. loan.  Just take the amount of eligibility times 4 to get 100% loan amount.
If their remaining entitlement was $20,000 – times 4 – they could get a loan for $80,000.
Maximum Loan Amount
100% Loan Amount – as of January 1, 2006 - $417,000.00 – with full entitlement

Sales price over  $417,000 – with full eligibility the required down payment is 25% of the amount over $417,000 

Example: $442,000 Sales Price =  $442,000 - $417,000 = $25,000 x 25% = $6,250 – down payment would be $6,250 – That is less than 2.5% of the sales price…
Joint Loans:  If veteran and someone other than the spouse is purchasing, coverage is based ONLY on the percentage owned by the veteran.  On a $100,000. sale owned 50/50 – VA would only cover $50,000….
Two Veterans:  If both spouses are veterans the maximum guaranty is still $60,000 – resulting in a maximum loan amount of $240,000.   Cannot combine for loan amount over $240,000 – however – if both have reduced eligibility, can combine to reach the $240,000.
Occupancy

Veteran must occupy the property as primary AND must occupy within 60 days.
Appraisals
VA appraiser is automatically assigned through the VA internet site.  Lenders cannot circumvent this process and cannot request a particular appraiser.

The request is emailed to the appraiser and the lender is required to follow-up with the appraiser by faxing a FULLY EXECUTED and RECEIPTED copy of the sales contract.  Once this is received, the appraiser has 10 working days to complete the appraisal.  Upon completion the appraisal is posted onto the VA site where ONLY the VA LAPP Approved Underwriter may access it.  They can print and then distribute copies.

Income

All normal sources of income can be used.  The exception that must be reviewed on VA loans, is that if the veteran is active duty, their LES (Leave and Earnings Statement) will show an EOS date.  This is their End of Obligation Service or discharge date.  If they are within 12 months of that date, the military income CANNOT BE USED – UNLESS – they can show that they have already re-enlisted or provide a statement that they plan to re-enlist along with a statement of eligibility to re-enlist from their commander.

If they are leaving the service, the income will be ending, so an alternate source of income must be proven – whether retirement income or income from local civilian employment – in which case documentation will be required to show date starting, amount, etc.
Assets

VA does not require that the veteran have money in reserve after closing.

Debts

Even if the veteran’s spouse is not on the loan, their debts MUST be included for qualifying the veteran.
Installment debt with a term of less than 10 months is generally not counted against the veteran.

CAIVRS
This is the Credit Alert Interactive Response System that will check the borrower’s history to make sure that they are not in default on a federally insured debt.  If they are, they are not eligible for a VA loan.  These include HUD, SBA and school loans.

Residual Income

This is the hidden “gotcha” that can surprise you on a VA Loan – even when the veteran is well qualified and has excellent credit.   Residual income is defined as the “balance available for family support.”  This is how much money is left over after deducting taxes, maintenance and utility costs (.14 per sq ft), all other debt and the new house payment.  The amount required to be left is determined by geographic location and by family size.  In the San Antonio area it is:

Single - $441, Couple - $738, Three - $889, Four - $1,003, Five - $1,039.  Add $80 for each additional family member.
Allowable and Non-Allowable Charges
The veteran is only allowed by VA to pay certain fees.  These are:

Appraisal, Compliance Inspection, Recording Fee, Credit Report, Escrow Account, Initial Hazard Insurance policy, Survey, Title Insurance, and VA Funding Fee.

All other fees payable to the lender or other 3rd party service providers cannot be charged to the borrower.  These include:  Underwriting, Processing, Document Preparation, Tax Service Fee, Builders Warranty, Closing Fees, Attorney fees, Termite Report, Courier fees.

Seller Concessions
The seller may cover (pay for) buyers closing costs.  This is not considered a sales concession.

Seller concessions are items that add value and for which the buyer pays nothing.  Seller concessions cannot exceed 4% of the sales price.   Examples would be: payment of the veteran’s VA Funding Fee; pre-payment of property tax and insurance; gifts such as microwave; payment of extra points to buy down the rate; etc.
VA Funding Fee

This is the upfront fee, that is normally rolled into the loan amount, to pay the VA to guarantee the loan.  It can be paid in cash if the borrower chooses.  The amount of the fee is determined by amount of down payment, whether this is their first VA loan or subsequent use, and type of veteran.  Example:

Retired or Active Duty with no down payment is 2.15% for first time use and 3.30 for subsequent use.

Reserves/Nat’l Guard with no down payment is 2.40% for first time use and 3.30 for subsequent use.

Refinance of any VA loan is .50%

If the veteran puts 5% down the funding fee is reduced to 1.5% and with 10% down it is 1.25% 

The VA Funding Fee is waived for veterans with service related disabilities or surviving spouses of veterans who died in service or from service related disabilities.
For more information and loan approvals – please call:

Madge Cribb



Andrea Bohnert





210-887-7824



210-391-2797

