
More VA loan approvals and more closings 
 

VA loans remain a very desirable and profitable product.  As with most loan applications, a good 

submission equals a good approval.  Here are some tips specific to VA loans… 

 

Most commonly missed items on a VA application that hinder Underwriters abilities to formally approve 

a loan. 

1.  Dependents and their ages (size of veteran’s family determines their residual income 

guideline) See charts provided for State and Family size & how to calculate residual income 

2. Funding Fee – this is determined by the Certificate of Eligibility – This is a required document 

that MUST be in the file upon submission (due to the recent issues with Broker’s and their 

ability to access the VA portal – REMN can try to obtain as long as we have a signed 

application and a copy of the Veteran’s DD214 or paystub if they are active military)  Brokers 

can also fax the 26-8937 form to their Regional Loan Center)  Paper forms of the Certificate 

of Eligibility – are no longer Valid 

3. Fully employment information 

a.  Recently discharged Veterans – if they are on the current civilian job less than 12 

months from being discharged from the Service they MUST provide proof that the 

job the preformed for the US Military is in the same line of work as their Civilian job 

– the Veteran needs to provide his DD214 (discharge papers) that will state what 

their duties where in the military and they MUST provide a signed LOX from the 

Veteran explaining how their training in the military prepared them for their civilian 

job. 

EXAMPLE:    

ACCEPTABLE: Veteran was an MP (military police) and is now a Police officer – this is 

acceptable 

NOT ACCEPTABLE: Veteran worked in the Armory and is now and IT specialist for a 

private company. 

b.  ETS – Estimate Time of Separation for ACTIVE Military ONLY – this is noted on the 

top of the Veteran’s Paystub and it is also confirmed by the Commanding Officer 

Letter that is required in lieu of a Verbal VOE – when a Veteran is going to be 

discharged from the Service within 12 months of the closing date the Veteran must 

provide one of the following: 

1.  Documentation that the Veteran has already re-enlisted or extended 

his/her period of active duty to a date beyond the 12 month period 

following the projected closing of the loan – must provide new military 

orders supporting this 

2. Verification that the Veteran has obtained Valid offer of local Civilian 

employment – the Veteran must qualify on the income he will be earning on 

this new job not his military income and must also meet the recently 

discharged Veteran’s rule listed above in #3a. 



3. Statement from Veteran that he/she intends to re-enlist or extend his/her 

active duty and it MUST be confirmed by their Commanding Officer that 

such reenlistment or extension of active duty will be granted 

4.  MANUAL UNDERWRITTEN LOANS – REFER ON DU – many brokers do not read their DU findings – it 

will state specifically what is needed on the loan for an underwriter to grant the approval.  Please keep 

in mind this does not mean the lender will automatically approve a REFER on DU.  Majority of the time 

the reason for the refer is bad credit whether recent or old, low fico scores and High DTI’s.  For the VA 

underwriter to approve a Manual underwritten loan we MUST have the following and then the file 

MUST go to upper management to approve the manual u/w 

 a.  12 months cancelled rent checks on purchase deals – if your Veteran does not have a history  

     of making rental payments – it is going to be very difficult for us to approve a refer  DU –  

                  9 times out of 10 without proof we cannot proceed with the loan – this is a MAJOR comp  

                  Factor 

              b.  Compensating factors – please see chart provided – if your Veteran has min. funds, lack of  

                   credit or bad credit, high DTI – how are we approving the loan – the broker must review the  

                   list provided and send in a statement as to what the compensating factors are on their loan 

                   (remember if you provide nothing you are leaving just the borrower’s credit profile for us to  

                    Make a decision) 

 

 

COMMON ISSUES OR LACK OF COMMUNICATION THAT MAY DELAY A REVIEW 

OF YOUR LOAN 

 
Most common complaints by underwriters is the lack of communication regarding when VA appraisal 

are available.  It is just as a much the broker’s responsibility to inform their VA underwriter when a VA 

appraisal is available for review.   

 

Paid receipt for VA purchases – do to the high volume of VA appraisers complaining that they are not 

paid in a timely manner on their services, REMN and many other lenders have taken the position that a 

PAID receipt prior to a CTC being issued –PLEASE NOTE:  BORROWERS CANNOT PAY FOR THE 

APPRAISAL DIRECTLY TO THE APPRAISER THIS IS NOT PERMITTED BY VA – brokers must pay and then 

collect from the borrower 

 

VA IRRRL STREAMLINE REFINANCE 

 
The following is required upon submission of a VA IRRRL streamline refinance: 

1. IRRRL case assignment pulled from the VA Portal – it must reflect the Prior Loan 

information 

2. Fully completed 1003, refinance section must be completed, listing employment, NO 

income, present housing expense, proposed housing expense, liabilities per the credit 



report provided (if mortgage only – only list mortgage), REO section fully completed, 

declarations, details of transaction, government monitoring section – believe it or not 

most of the time we get a half completed application which again causes us to not be 

able to see the whole picture. 

3. Photo ID  

4. Copy of SS card (these are no income loans we have no proof of their SS # without the 

card) 

5. Pay off for mortgage 

6. Loan Comparison form – this MUST be fully completed per the Note provided and new 

terms of new loan and it MUST be signed by borrowers 

7. Disclosures – generic, state specific, and VA forms (see list provided for VA disclosures) 

8. Calculation of loan amount – the MAX loan amount that can be given is the total Pay off 

+ closing costs/prepaid – keep in mind you MUST subtract the broker credit towards 

closing costs prior to adding it to the total pay off. 

 

 

 

 

 

 

 

 

 

REQUIRED VA DISCLOSURES 

 

PURCHASE DEALS: (all are available on REMN’s website) 

 

Certificate of Eligibility – COE 

Nearest living Relative (not living with borrower) 

DD214 if discharged from military 

Statement of Service from Commanding Officer if active duty 

Assumption Notice form 26-8978 

Debt Questionnaire form 26-0551 

VA Case assignment  

ECOA Notice 

Servicing Transfer Disclosure 

VA amendatory clause 

Lender Certified True Copy –MUST use form on REMN’s website 



Child Care Statement – if there are minor children the borrowers MUST provide a signed/dated 

statement – do they have child care expenses (day care, after care, babysitter – anything declared on 

their tax returns – please note if you lie we will know and find it on the tax transcripts)  this debt must 

be included in the liability section of the 1003. 

 

REFINANCE TRANSACTIONS (NOT IRRRL) 

 

SAME AS ABOVE minus NO VA amendatory clause 

 

STREAMLINE VA IRRRL REFINANCES   
SAME AS ABOVE minus NO VA amendatory clause 

+ 

Loan comparison form – fully completed per Note provided and new terms                    
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