	Order
	Document

	1
	Lender’s cover or transmittal letter (if used).

	2
	VA Form 26-0286, VA Loan Summary Sheet. 

	3
	Certificate of Eligibility.

	4
	VA Form 26-6393, Loan Analysis.

	5
	For Automated Underwriting cases:  Feedback Certificate and underwriter’s certification (acceptable variations on the documentation required in items 17, 18, and 19 below, and the underwriter’s certification, are explained in section 8 of chapter 4).

	6
	VA Form 26-1820, Report and Certification of Loan Disbursement.

	7
	Lender’s quality certification per 38 CFR part 36 and 38 U.S.C. Chapter 37 (See step 7 of the Lender Procedures in section 1 of  chapter 4.).

	8
	VA Form 26-8937, Verification of VA Benefits (if applicable).

	9
	HUD-1, Settlement Statement.

	10
	Evidence of compliance with MCRV or NOV requirements; such as, final compliance inspection, termite certification, and/or warranty.  

	11
	If a loan is submitted more than 60 days after loan closing, a statement signed by a corporate officer of the lender which identifies the loan, provides the specific reasons for late reporting and certifies that the loan is current. This statement must be submitted with any late request for issuance of a Loan Guaranty Certificate.  

	12
	Interest Rate and Discount Disclosure Statement.

	13
	VA Form 26-0592, Counseling Checklist for Military Homebuyers, if applicant is on active duty.

	14
	Uniform Residential Loan Application (URLA) with revised VA Form 26-1802a, HUD/VA Addendum to URLA.

· These forms may be signed and dated anytime from the date of initial application to the date of loan closing.

· These forms must be properly completed and legible, but do not have to be typed.

	15
	All original credit reports obtained in connection with the loan and any related documentation.

	16
	VA Form 26-8497, Request for Verification of Employment, and other verifications of income such as pay stubs and tax returns.

Reference:  See section 2 of chapter 4.

	17
	VA Form 26-8497a, Request for Verification of Deposit, and other related documents (Alternative documentation:  Original or certified true copies of last 2 bank statements).

	18
	Purchase/earnest money contracts.

	19
	· LAPP NOV and any special requirements or conditions applicable to the property.

·  VA Form 26-1843a, Master Certificate of Reasonable Value (MCRV), with any applicable endorsements and/or change orders. 

Highlight to show lot and block identification, house type valuation, and optional equipment applicable to veteran’s purchase.

	20
	The original Freddie Mac Form 70/Fannie Mae Form 1004, Uniform Residential Appraisal Report (URAR), including all addendums, photographs and any document(s) revising or correcting the fee appraiser’s original URAR.

Note:  The URAR and attending information is not required when VA Form 26-1843a, MCRV, is submitted.

	21
	Any other necessary documents.


FEES & CHARGES THE VETERAN CAN PAY

	 Overview
	The veteran can pay a maximum of:

· reasonable and customary amounts for any or all of the “Itemized Fees and Charges” designated by VA, plus

· a one percent flat charge by the lender, plus

· reasonable discount points.



	 Itemized Fees and Charges
	The veteran may pay any or all of the following itemized fees and charges in amounts that are reasonable and customary.


	Charge
	Description

	Appraisal and Compliance Inspections
	· The veteran can pay the fee of a VA appraiser and VA compliance inspectors.

· The veteran can also pay for a second appraisal if he or she is requesting reconsideration of value.

· The veteran cannot pay for an appraisal requested by the lender or seller for reconsideration of value.

· The veteran cannot pay for appraisals requested by parties other than the veteran or lender.

	Recording Fees 
	The veteran can pay for recording fees and recording taxes or other charges incident to recordation.

	Credit Report
	The veteran can pay for the credit report obtained by the lender.

For Automated Underwriting cases, the veteran may pay the evaluation fee of $50 in lieu of the charge for a credit report.  

For “Refer” cases, the veteran may also pay the charge for a merged credit report, if required. 

	Prepaid Items
	The veteran can pay that portion of taxes, assessments, and similar items for the current year chargeable to the borrower and the initial deposit for the tax and insurance account.

	Hazard Insurance
	The veteran can pay the required hazard insurance premium.  This includes flood insurance, if required.

	Flood Zone Determination
	The veteran can pay the actual amount charged for a determination of whether a property is in a special flood hazard area, if made by a third party who guarantees the accuracy of the determination.  

The veteran can pay a charge for a life-of-the-loan flood determination service purchased at the time of loan origination.  

A fee may not be charged for a flood zone determination made by the lender or a VA appraiser.

	Survey
	The veteran can pay a charge for a survey, if required by the lender or veteran.  Any charge for a survey in connection with a condominium loan must have the prior approval of VA.


	Title Examination and Title Insurance
	The veteran may pay a fee for title examination and title insurance, if any.  

If the lender decides that an environmental protection lien endorsement to a title policy is needed, the cost of the endorsement may be charged to the veteran.

	Special Mailing Fees for Refinancing Loans
	For refinancing loans only, the veteran can pay charges for Federal Express, Express Mail, or a similar service when the saved per diem interest cost to the veteran will exceed the cost of the special handling.

	VA Funding Fee
	Unless exempt, each veteran must pay a funding fee to VA.

	Mortgage Electronic Registration System (MERS) Fee
	The veteran may pay a fee for MERS.  MERS is a one-time fee for the purpose of electronically tracking the ownership of the beneficial interest in a loan and its servicing rights.

	Other Fees Authorized by VA
	Additional fees attributable to local variances may be charged to the veteran only if specifically authorized by VA. The lender may submit a written request to the Regional Loan Center for approval if the fee is normally paid by the borrower in a particular jurisdiction and considered reasonable and customary in the jurisdiction.


Whenever the charge relates to services performed by a third party, the amount paid by the borrower must be limited to the actual charge of that third party.  

Example:  If the lender obtains a credit report at a cost of $30, the lender may only charge the borrower $30 for the credit report.  The lender may not charge $35, even if it believes that a $5 handling charge is fair.

	 A survey or flood zone determination, if the lender elects to use an existing survey or flood determination.


	The Flat Charge of up to 1% of the Loan Amount
	In addition to the “itemized fees and charges,” the lender may charge the veteran a flat charge not to exceed one percent of the loan amount.  

Calculate the one percent on the principal amount after adding the funding fee to the loan, if the funding fee is paid from loan proceeds (except Interest Rate Reduction Refinancing Loans).

Note:  For IRRRLs, use VA Form 26-8923, IRRRL Worksheet, for the calculation.  

The lender’s flat charge is intended to cover all of the lender’s costs and services which are not reimbursable as “itemized fees and charges.”

	The Flat Charge of up to 1% of the Loan Amount 
	The following list provides examples of items that cannot be charged to the veteran as “itemized fees and charges.”  Instead, the lender must cover any cost of these items out of its flat fee:

· lender’s appraisals

· lender’s inspections, except in construction loan cases

· loan closing or settlement fees

· document preparation fees

· preparing loan papers or conveyancing fees

· attorney’s services other than for title work

· photographs

· interest rate lock-in fees

· postage and other mailing charges, stationery, telephone calls, and other overhead

· amortization schedules, pass books, and membership or entrance fees

· escrow fees or charges

· notary fees

· commitment fees or marketing fees of any secondary purchaser of the mortgage and preparation and recording of assignment of mortgage to such purchaser

· trustee’s fees or charges

· loan application or processing fees

· fees for preparation of truth-in-lending disclosure statement

· fees charged by loan brokers, finders or other third parties whether affiliated with the lender or not, and

· tax service fees.


ITEMS THE VETERAN CANNOT PAY

	Attorney’s Fees
	The lender may not charge the borrower for attorney’s fees.  However, reasonable fees for title examination work and title insurance can be paid by the borrower.  They are allowable itemized fees and charges. 

VA does not intend to prevent the veteran from seeking independent legal representation.  Therefore, the veteran can independently retain an attorney and pay a fee for legal services in connection with the purchase of a home.  Closing documents should clearly indicate that the attorney’s fee is not being charged by the lender, but is being paid by the veteran as part of an independent arrangement with an attorney.

	Brokerage  Fees
	Fees or commissions charged by a real estate agent or broker in connection with a VA loan may not be charged to or paid by the veteran-purchaser.  

While use of “buyer” brokers is not precluded, veteran-purchasers may not, under any circumstances, be charged a brokerage fee or commission in connection with the services of such individuals.  Since information on property available for purchase and financing options is widely available to the public from a variety of sources, VA does not believe that preventing the veteran from paying buyer-broker fees will harm the veteran.


	Prepayment Penalties
	A veteran obtaining a VA refinancing loan cannot use loan proceeds to pay penalty costs for prepayment of an existing lien.

A veteran purchasing a property with a VA loan cannot pay penalty costs required to discharge any existing liens on the seller’s property.


	HUD / FHA Inspection Fees for Builders
	In proposed construction cases in which the dwelling was constructed under the Department of Housing and Urban Development (HUD) supervision, the cost of any inspections or re-inspections must be borne by the builder or sponsor and are not chargeable to the veteran-purchaser.  This includes:

· re-inspections by VA or HUD of onsite or offsite work for which an escrow agreement was established, and

· any additional re-inspections deemed necessary by VA to assure conformity with VA regulations.


	a. Policy
	VA will allow a veteran to use an attorney-in-fact to execute any documents necessary to obtain a VA guaranteed loan.  This enables active duty servicepersons stationed overseas, and other veterans who cannot be present to execute loan documents, to obtain VA loans.

	b. Requirements
	The veteran must execute a general or specific power of attorney which is valid and legally adequate.  The veteran’s attorney-in-fact may use this power of attorney to apply for a Certificate of Eligibility and initiate processing of a loan on behalf of the veteran.

To complete the loan transaction using an attorney-in-fact, ensure that the general or specific power of attorney complies with state law to the extent that

· the mortgage can be legally enforced in that jurisdiction, and

· clear title can be conveyed in the event of foreclosure.

To complete the loan transaction using an attorney-in-fact VA also requires the veteran’s written consent to the specifics of the transaction.  This requirement can be satisfied by either

· the veteran’s signature on both the sales contract and the URLA, as long as the veteran’s intention to obtain a VA loan on the particular property is expressed somewhere in those documents, or

· a specific power of attorney or other document(s) signed by the veteran, which encompasses the following elements:

· Entitlement—A clear intention to use all or a specified amount of entitlement.

· Purpose—A clear intention to obtain a loan for purchase, construction, repair, alteration, improvement, or refinancing.

· Property Identification—Identification of the specific property.

· Price and Terms—The sales price, if applicable, and other relevant terms of the transaction.

· Occupancy—The veteran’s intention to use the property as a home to be occupied by the veteran (or other applicable VA occupancy requirement).

	b. Requirements (continued)
	In addition, at the time of loan closing, the lender must

· verify that the veteran is alive, and, if on active military duty, not missing in action, and

· make the following certification:

“The undersigned lender certifies that written evidence in the form of correspondence from the veteran or, if on active military duty, statement of his or her commanding officer (including statement of person authorized to act for said officer), affirmatively indicating that the veteran was alive and, if the veteran is on active military duty, not missing in action status on (date), was examined by the undersigned and that the said date is subsequent to the date the note and security instruments were executed on the veteran’s behalf by the attorney-in-fact.” 


	c. Veteran’s Status as Alive and not MIA
	The lender must always verify that the veteran is alive at the time of loan closing, whether or not the veteran is still in the military.

If the lender has difficulty obtaining verification that a service person in a combat area is alive and not in MIA status, the lender may request that VA obtain the necessary information on its behalf.

VA may deny guaranty on a loan if the lender failed to properly verify the veteran’s status and the veteran was deceased (or MIA) at the time the loan was closed.
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