


 
 
 
Your VA Home Loan Benefit Explained 
 
One of the most significant benefits of military service is the VA home loan, which can help you 

purchase a home with no down payment or refinance an existing loan. This gives you the opportunity 

to get a mortgage with a competitive interest rate as well as a lower cost at closing without 

prepayment penalty. With all these benefits, you have the potential to purchase a more expensive 

home than you might otherwise have been able to afford. VA does not give you the actual loan for 

your home; rather, they simply guarantee a loan made to you by private lenders (such as banks, 

savings and loans, or mortgage companies). If a home loan is approved by your lender, VA will 

guarantee a portion of the loan to the lender. 

 

What is the most I can borrow using my VA Home Loan? 
 
There is no maximum loan amount; however, VA does limit its guaranty. Veterans can borrow up 

to $450,000 without a down payment in most of the country and up to $679,650 in high cost areas. If you 

make a down payment your lender may loan a larger amount. While not a down payment, the guarantee 

payment). This can save the home buyer the burden of making a down payment. The loan maximum itself 
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may be up to 100 percent of the VA established reasonable value of the property, though generally it may 

not exceed $450,000. In addition, certain funding fees and closing costs apply, and you must be able to 

pay a portion of these fees up front. Generally, these fees range from 1.25 percent to 3.3 percent of the 

total loan. Typically, VA home loan limits are increased every year for some high-cost geographic areas. 

In some high-cost counties which have higher loan limits.  

 

Am I eligible for a VA Home Loan? 
 
The major eligibility categories for a VA home loan include: 
 

 Veterans and service persons who have served 181 active-duty days during 
peacetime, unless discharged or separated from a previous qualifying period of active duty service. 
 

 Veterans who served during World War II, Korea, or Vietnam, if they served for 90 days and were 
honorably discharged. 
 

 If you have served for any period since August 2, 1990, you can also qualify if you have served 24 
months of continuous active duty, or the full period (at least 90 days) that you were called to active 
duty. 

 
 Those who have completed a total of six years in the Selected Reserve or National Guard. 

 
 An un-remarried spouse of a veteran who died while in service or from a service connected 

disability or a spouse of a service member missing in action or a prisoner of war (note: A surviving 
spouse who remarries on or after attaining age 57, and on or after December 16, 2003, may also 
be eligible for the home loan benefit). 
 
 

How do I apply for my VA Home Loan? 
 
There are four basic steps in the VA home loan application process. The first step is to find a lender or 

need when applying for the loan. The second step involves getting a purchase agreement for your new 

home and performing a property inspection and  

home loan application. In the fourth and final step, your loan is approved, the funding is confirmed, and 

you can close on your new home. 

 

Step 1: Select a Lender  A lender can help you review your financial situation and credit history 

and determine the loan amount you qualify for. Choose a lending institution that is VA approved and can 

handle home loans. 
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Step 2: Selecting a Home  Select a home and discuss the purchase with the seller or selling 

agent. Sign a purchase contract conditioned on approval of your VA home loan. Present your Certificate 

of Eligibility (if available) to the selected lender and complete a loan application. You can also get your 

Certificate of Eligibility from your lender through the Automated Certificate of Eligibility (ACE) system. This 

Internet-based application can establish your eligibility and issue an online Certificate of Eligibility in a 

matter of seconds. However, not all requests can be processed through ACE  only those veterans for 

whom the VA has sufficient data are eligible for this streamlined process. 

 

Step 3: Submit the Application  The lender will process the required loan documentation and 

develop all credit and income information. They will also request VA to assign a licensed appraiser 

to determine the reasonable value for the property. A Certificate of Reasonable Value will be issued. 

NOTE: You may be required to pay for the credit report and appraisal unless the seller agrees to pay. 

 

Step 4: Loan Approval, Funding, and Closing The lender will let you know the decision on the loan. 

You should be approved if the established value and your credit and income are acceptable. You (and 

spouse) attend the loan closing. The lender or closing attorney will explain the loan terms and 

requirements as well as where and how to make the monthly payments. Sign the note, mortgage, and 

other related papers.  

 

VA Loan Documents Checklist 
 
VA ELIGIBILITY INFORMATION 
 
Certificate of Eligibility: Obtain VA Form 26 1880, Request for a Certificate of Eligibility for VA Home Loan Benefits 
 

SAVINGS AND FINANCIAL INFORMATION 
 Complete bank statements from the most recent two months for all accounts 
 Most statements from retirement, 401k, mutual funds, money market, stocks, bonds, and inheritances 
  accounts and phone numbers 
 s, 1 months paystubs.  

 

CREDIT INFORMATION 
 Latest credit card statements, indicating minimum payments and account numbers 

 Name, address, and phone number of your landlord, or 12 months of cancelled rent checks 

 If applicable: copy of complete bankruptcy and discharge papers 

 If applicable: if you co-signed for a mortgage,  

cancelled checks, front and back, indicating you are not making payments 



  

  

 Copy of Social Security card 

 If applicable: copies of complete divorce, palimony, or alimony papers 

 If applicable: copy of green card or work permit

 If You Are Refinancing or Own Rental Property 

 Copy of note and deed from current loan 

 Copy of property tax bill 

 Copy of hazard (homeowners) insurance policy

 Copy of payment coupon for current mortgage

 If applicable: If property is multi-unit, you need copies of rental agreements. Upon review of your file 

on a case-by-case basis, additional documents may be requested. 

 

PERSONAL INFORMATION 
 

  

 Copy of Social Security card 

 If applicable: copies of complete divorce, alimony, or alimony papers 

 If applicable: copy of green card or work permit

 If You Are Refinancing or Own Rental Property 

 Copy of note and deed from current loan 

 Copy of property tax bill 

 Copy of hazard (homeowners) insurance policy

 Copy of payment coupon for current mortgage 

 If applicable: If property is multi-unit, you need copies of rental agreements. Upon review of your file on a 

case-by-case basis, additional documents may be requested. 

 

How do I refinance using my VA Home Loan? 
 
You can use your VA home loan benefit to refinance your existing VA home loan to a lower 

interest rate, with little or no out-of-pocket cost. This is called an Interest Rate Reduction 

 

Generally, no appraisal, credit information, or underwriting is required for this refinancing option, 

although some lenders may require an appraisal and credit report. The fees and charges associated 

with the refinancing loan may be incorporated into the new VA loan. Remember: The interest rate 

on the new loan must be lower than the rate on the old loan (unless you refinance an adjustable rate 



mortgage to a fixed-rate mortgage). To receive an IRRRL, work with your lender to process your 

application. Also, some lenders may contact you suggesting that they are the only lenders with the 

authority to make IRRRLs, but according to VA, any lender can make you an IRRRL. 

An IRRRL can be done only if you have already used your eligibility for a VA loan on the property you 

intend to refinance. If you have your Certificate of Eligibility, take it to the lender to show your prior use of 

the entitlement. The occupancy requirement for an IRRRL is different from that for other VA loans. 

When you originally got your VA loan, you certified that you occupied or intended to occupy the home. For 

an IRRRL, you need only certify that you previously occupied it. The loan may not exceed the sum of the 

outstanding balance on the existing VA loan, plus allowable fees and closing costs, including the funding 

fee. 

 

-out Refinance Option? 
 

 you to free up cash with a cash-out refinance, a 

VA home loan refinance program in which you can cash-out on the equity you have built up in your home. 

As an example, if you still owe $70,000 on your original loan, you can refinance for a $90,000 loan, which 

gives you a cash-out of $20,000. An appraisal is required and you must qualify for the loan. If you are 

refinancing for the first time, VA charges a 2.15% funding fee for this program (2.15% of the total loan) 

which can be rolled into the loan amount. If you refinance more than once, the funding fee is 3.3%. 

There is no minimum amount of time that you must own your home, yet your home must have sufficient 

equity to qualify for VA refinancing. Existing loans can be refinanced whether they are in a current or 

delinquent status, but refinancing loans are subject to the same income and credit requirements as 

regular home loans. As long as you have title to the property you can refinance an assumed loan. Check 

with your lender as there are some additional regulations concerning assumed loans. 

 

Conventional to VA Refinance

If you do not have a VA home loan but are eligible for one, you can refinance a subprime or conventional 

mortgage for up to 100 percent of the value of the property. Usually you will be charged a funding fee if 

you are using your VA loan guarantee for the first time. Benefits to this type of refinancing are that your 

new interest rate may be lower and you will have no monthly mortgage insurance or out-of-pocket closing 

costs. 

 

 



Can I re-use my VA Home Loan benefit? 
 
The VA home loan benefit can be reused if you have paid off your prior VA loan and sold the 

property. In addition, you may, on a one-time-only basis, be able to reuse or restore your benefit eligibility 

if your prior VA loan has been paid in full and you still own the property. In either case, to restore your 

eligibility, you must send a completed VA Form 26-1880 to your VA Eligibility Center. (See VA Loan 

Documents Checklist Above.) To prevent delays in processing, you should also include evidence that the 

prior loan has been paid in full and, if applicable, the property disposed of. This evidence can be 

presented in the form of a paid-in-full statement from the former lender, or a copy of the Closing 

Disclosure (CD) settlement statement completed in connection with a sale of the property or refinance of 

the prior loan. Depending on the circumstances, if you have already used a portion of your VA-guaranteed 

amount (up to $89,912), and the used portion cannot be restored, any remaining portion of your VA 

guarantee is available for use on another loan. You will have to ask your lender if your remaining VA-

guaranteed portion will be enough, or if you will need to make a down payment to qualify for the loan. If 

you have a question about your specific case, contact VA. 

 

You can have more than 1 VA loan at a time as long as you have enough eligibility.  For example, if you 

owned a home in a low cost area and then moved to a high cost area, you may still be able to purchase 

with a VA loan depending on the sales price of the new home.  

 



 

 

What are the advantages of a VA Home Loan? 
 
The following is a quick list of reasons why a VA loan may be your best option: 
 

 No down payment required 

 VA funding fee may be financed in the loan

 VA Loans do not require perfect credit there is no credit score cut-off 

 VA funding fees may be waived for veterans with VA rated service-connected disabilities and 

surviving spouses of veterans with service-connected disabilities 

 Closing costs may be shared between the buyer and lender 

 Flexible mortgage types  fixed, hybrid and traditional ARMs 

 No mortgage insurance premiums  s housing market 

 VA guarantied mortgages are assumable 

 No pre-payment penalties 

 Homes are appraised by VA prior to approval and/or during construction 

 VA can offer assistance to veteran borrowers in default due to temporary financial difficulty 

 Refinance and Interest Rate Reduction loans are available 



 
All in all, the pros far outweigh the cons. And, -down 

 

benefit seems like a no-brainer  as long as the  

 

More VA Home Loan Eligibility Details 
 
The following periods of service and other factors determine your eligibility for a VA Home Loan: 
 
Wartime  Service During: 

 WWII: 9/16/1940 to 7/25/1947 
 Korean: 6/27/1950 to 1/31/1955 
 Vietnam: 8/5/1964 to 5/7/1975 

You must have at least 90 days on active duty and been discharged under other than dishonorable 
conditions. If you served less than 90 days, you may be eligible if discharged for a service connected 
disability. 
 
Peacetime  Service during periods: 
 

 7/26/1947 to 6/26/1950 
 2/1/1955 to 8/4/1964 
 5/8/1975 to 9/7/1980 (Enlisted) 
 5/8/1975 to 10/16/1981 (Officer) 

You must have served at least 181 days of continuous active duty and been discharged 
under other than dishonorable conditions. If you served less than 181 days, you may be eligible if 
discharged for a service connected disability. 
 
Service after 9/7/1980 (enlisted) or 10/16/1981 (officer) 
 
If you were separated from service which began after these dates, you must have: 
 

 Completed 24 months of continuous active duty or the full period (at least 181 days) for 
which you were ordered or called to active duty and been discharged under conditions other than          
dishonorable, or Completed at least 181 days of active duty and been discharged under the specific 
authority of 10 USC 1173 (Hardship), or 10 USC 1171 (Early Out), or have been determined to have a 
compensable service connected disability; 
 Been discharged with less than 181 days of service for a service-connected disability. Individuals 

may also be eligible if they were released from active duty due to an involuntary reduction in force, 
certain medical conditions, or, in some instances for the convenience of the Government. 
 

Gulf War  Service during period 8/2/1990 to date yet to be determined 
 
If you served on active duty during the Gulf War, you must have: 
 

 Completed 24 months of continuous active duty or the full period (at least 90 days) for 
which you were called or ordered to active duty, and been discharged under conditions other than 
dishonorable, or Completed at least 90 days of active duty and been discharged under the specific 



authority of 10 USC 1173 (Hardship), or 10 USC 1173 (Early Out), or have been determined to have a 
compensable service-connected disability, or 
 Been discharged with less than 90 days of service for a service-connected disability. Individuals 

may also be eligible if they were released from active duty due to an involuntary reduction in force, 
certain medical conditions, or, in some instances, for the convenience of the Government. 
 

Active Duty Service Personnel  
 
If you are now on regular duty (not active duty for training), you are eligible after having 
served 181 days (90 days during the Gulf War) unless discharged or separated from a previous qualifying 
period of active duty service. 
 
Selected Reserves or National Guard 
 
If you are not otherwise eligible, you are eligible if you have completed a total of six years in the 
Selected Reserves or National Guard (member of an active unit, attended required weekend drills 
and two-week active duty for training) and 
 

 Were discharged with an honorable discharge, or 
 Were placed on the retired list, or 
 Were transferred to the Standby Reserve or an element of the Ready Reserve other than the 

Selected Reserve after service characterized as honorable service, or Continue to serve in the 
Selected Reserves. 

 If you have completed less than six years you may be eligible if discharged for a service connected 
disability. 

 

Unremarried Surviving Spouses/Spouses of POW or MIA Service person: 
 

 Are an unremarried spouse of a veteran who died while in service or from a service connected 
disability, or 

 Are a spouse of a serviceperson missing in action or a prisoner of war 
NOTE: Also, a surviving spouse who remarries on or after attaining age 57, and on or after 
December 16, 2003, may be eligible for the home loan benefit. However, a surviving spouse 
who remarried before December 16, 2003, and on or after attaining age 57, must have applied 
by December 15, 2004, to establish home loan eligibility. 

 
Eligibility may also be established for: 
 

 Certain United States citizens who served in the armed forces of a government allied with 
the United States in WW II. 

 Individuals with service as members in certain organizations, such as Public Health Service 
officers, cadets at the United States Military, Air Force, or Coast Guard Academy, midshipmen at 
the United States Naval Academy, officers of National Oceanic & Atmospheric Administration, 
merchant seaman with WW II service, and others. 

 
 
 


