MINIMUM PROPERTY REQUIREMENTS (MPRs)

Hi, I'm Glenn Dahlgren.  In this Loan Guaranty Information Video we'll cover what you need to know about VA's Minimum Property Requirements, or MPRs. [PP #1 Minimum Property Requirements - *What You Need to Know]  It's one area that we get a lot of questions on.  

Knowing the right repair requirement, or condition, will not only help you do your job better but also avoid delays and confusion. [PP # 2   By Reporting MPR Conditions -  *avoid confusion and delays *decrease after sale complaints  *more accurate property valuation] It will also help to decrease after sale complaints where the veteran finds problems after he moves into his  new home.  Last but not least accurately reporting MPR conditions will result in a more accurate property valuation.  

Following this video you will have a better understanding of VA MPRs and be able to identify some common deficiencies. [PP #3  You will be able to  *understand VA Minimum Property Requirements (MPRs)  and *identify common deficiencies].

VA MPRs are general property requirements that all properties must meet to be eligible for a VA loan.  Basically it means that all homes must be [PP# 4  VA MPRs* - *Safe *Structurally Sound *Sanitary ] safe, structurally sound, and sanitary. 

For proposed, or under construction homes, MPRs ensure the property is constructed to the local building codes, federal regulations, and HUD requirements.

Now, let's go over the MPR's for existing homes.  Existing properties are homes that are over one year old or have been previously occupied.  First of all the property must be a single, readily marketable real estate entity [PP #5  VA MPRs - Real Estate Entity].  This means that the home must be a separate living unit and classified as real property [SSP # 1  - picture of home].  

What about homes that have some non-residential use such as a small business?  Mixed use properties are eligible provided [PP # 6  Nonresidential Use -*Subordinate in use and Character  * Less than 25% of area] that the nonresidential use is subordinate to the home's residential use and character.   If a portion of the home is used as a business, it cannot detract from, or impair, the home's residential use and character [SSP # 2 - picture of combined residential and business use].  In any event the nonresidential use cannot exceed 25 percent of the home's total floor area. 

Maybe you've been asked is there a minimum square footage, or size requirement, for homes going VA?  While VA does not have a minimum square footage requirement, MPRs require that all living units have adequate space for suitable living, sleeping, cooking, dining and sanitary facilities.  For instance a condominium studio unit with only a bathroom and a kitchen with an eating area meets the minimum space requirements. 

Mechanical and plumbing systems must be safe to operate, protected from the elements, adequately serve the home and have a reasonable remaining life.  Heating must be adequate for healthy and comfortable living.   A home with a wood burning stove as its primary heat source must also have a permanently installed conventional heating system that will maintain a minimum 50 degree temperature in areas that have plumbing.   

All properties must have hot water supply, and a continuous supply of safe, potable water.  If a property is connected to an individual or shared well, the water must be tested and the well and equipment must meet local health department standards.  If the health authority is unable to test the water a commercial testing lab, or licensed sanitary engineer approved by the health department, may take and test a water sample.   Individual sewage disposal systems must be in good operating condition and not cause a health hazard.  Whenever feasible homes must be connected to public, or approved community water, and sewage services.   

All living units must have electricity for lighting and necessary mechanical systems and equipment. 

Multifamily units are eligible for VA financing.  Let's go over some of the requirements that are unique to these types of properties.  Multifamily units may share a laundry and storage spaces as long as they are under the same ownership.   Utility services must be independent for each living unit except that two or more units may share water, sewer, gas or electricity as long as there are separate service shut-offs for each unit.   All water, sewer and electric lines that pass through, over or under other separately owned living units must be protected by common easements and agreements that allow for access and maintenance.

As long as we're talking about access let's go over what is required for property access.   All properties must have a safe and adequate pedestrian or car access from a public or private street.  Private streets [SSP # 3 picture of private road] must be protected by a permanent easement, which must be maintained by a homeowners association or maintenance agreement.  If there is a rear yard it must be accessible without passing through another living unit.  

In some older areas we see homes, which are built on narrow lots with minimal space between the buildings.  In this situation there must be enough space between the buildings so the exterior walls can be maintained  [SSP #4   - picture of close together houses].  

What about town homes or row houses that are connected? [SSP # 5  - picture of townhouse]  The common walls that separate each living unit must be protected by an easement or common wall agreement.  The agreement must run with the land and provide for maintaining the common wall. 

Now let's discuss  about the major structural components and how they relate to VA MPRs.  Starting from the top of the home let's first talk about roofs.   The roof must be in good condition, prevent leaking and have a reasonable remaining life.   Roofs that show excessive wear should be replaced.  Wear may show up in a shingle roof as curling, worn or missing aggregate, or missing shingles [SSP # 6 - picture of worn roof].   If a shingle roof needs replacing, and there are already 3 or more layers, all of the old layers must be removed before the new roof is installed.   Hot tar, or built up roofs, are often applied to homes with flat or low-pitched roofs.  This type of roof should be carefully inspected to make sure there is no excessive cracking and that the flashings and vents are properly sealed [SSP # 7  - picture of built up roof].  Built in gutters, common with this type of roof, should be good working condition. 

Prior to 1978 many homes contained lead based paint.  Studies have shown that ingestion of paint containing lead can be a health hazard.  This is a primary concern with small children who may eat or come into contact with lead based paint chips, dust or other residue.  VA requires correction of all defective paint surfaces. [SSP # 8 - picture of defective paint surface].  Before painting all defective paint surfaces must be properly prepared by scraping, sealing, and priming.   Sanding, unless it's properly done, should be avoided to prevent inhaling airborne paint particles.  Make sure all paint residue and chips are removed from the grounds

Houses like people need to breath.  Excessive moisture and heat build up, caused by inadequate ventilation, can cause wood decay and infestation.   All uninhabited spaces, such as attics and crawl spaces, must have adequate natural ventilation.  Roofs should be vented with gable, soffit or roof vents [SSP # 9- picture of roof vents].   

Crawl space areas should have an adequate number of foundation vents to provide cross ventilation [SSP # 10   - picture of crawl vents].   Crawl space areas must be free of debris, wood scraps and foundation forms to prevent rot and infestation.  If you're inspecting a crawl space, it's a good idea to make sure there is adequate space between the floor joists and the ground to allow for maintenance and repair of the under structure.   There should be at least 18 inches clearance between the floor joists and the ground.  

Excessive dampness, or standing water, under or around the home is also a common cause of rot and infestation.  These situations can be corrected by constructing positive drainage systems that divert the water away from the foundation and the site.  The ground around the home should be properly graded so there is positive drainage away from the foundation. [SSP # 12 - picture of site]   There also should be adequate space between the siding and the ground at the foundation.   Finally, in most parts of the country, VA requires a pest inspection which indicates if there are signs of insect infestation.   a pest inspection should be required.  VA requires that a licensed inspector, who will issue a final clearance and certification, perform pest inspections.  Any infestation or damage must be corrected.

Homes where there are hazards and defective conditions that impair the safety, sanitation, or structural soundness of the dwelling are not eligible for VA financing.    A home that is so badly deteriorated, that it's unlikely it can be repaired to meet VA MPRs prior to loan closing, is not eligible for VA financing  [SSP #  12 - picture of dilapidated house] 

VA also makes certain requirements for properties located near fuel pipelines and high voltage lines.   No part any home can be located within a high-pressure gas, liquid petroleum pipeline or high voltage transmission line easements.   Any detached structure, such as a garage or storage building, which lies wholly or partially within the easement cannot be given value for VA purposes.   [SSP #  13 - picture of house near power line]  

Community water and sewage systems are common in some areas.   These systems must be large enough to service the neighborhood and meet local or State health requirements.   For existing properties and new construction cases VA requires evidence of approval of the community system by the local or State health officials.  However, for proposed construction cases VA must review documentation to show that the community system is financially stable, and has the technical ability to operate the system.   Again evidence of local and/or State health authority approval is required and VA must be assured the service rates are fair and comparable to rates charged for properties on public utilities.   

With the high cost of housing in some parts of the country, manufactured housing has become a popular, affordable, alternative type of housing.  Like conventional stick built homes the manufactured home must meet VA MPRs for existing construction.   Let's look at what a manufactured housing foundation should consist of.  First of all to be eligible the unit must be installed on a permanent foundation that meets local building requirements and the manufacturer's specifications.  One common type of foundation we see is reinforced concrete ribbons and supports tied to the understructure with permanently anchored steel tie downs.   The tiedowns help the unit resist wind overturning loads.  [SSP # 14 - picture of foundation]  Engineered foundations systems are acceptable as long as HUD and the local authorities approve them.   In areas where there are no local requirements, and the appraiser doubts the foundation meets VA standards, a statement from a registered professional engineer is acceptable.  

If the manufactured home is appraised as proposed construction, VA requires plans and specifications and a final inspection by a VA compliance inspector.  The inspector will assure the foundation, site and site improvements are properly constructed to meet VA requirements.

Finally, like other homes the manufactured home must be real property.  In some states the manufactured home comes with a personal property title.  VA requires that the personal property title be converted into real property to meet VA title requirements.

We've gone over just some of the VA MPR conditions and requirements.  Lenders and VA fee appraisers must be familiar with eligibility and minimum property requirements in the areas they operate.  Requirements can vary from office to office.  It's the appraiser's responsibility to recommend repairs to meet MPRs.   Non-MPR or cosmetic repairs should not be required.   If they see a potential problem, such as signs of excessive settlement, fee appraisers may recommend an inspection by a more qualified individual.  It's the lender's responsibility to make sure all appraisal conditions are met before requesting the VA loan guarantee.

If you are unsure about VA MPRs, contact the VA regional loan center with jurisdiction over the property.  If you need more information on appraisals, or construction issues, an excellent resource is VA's national website at www.homeloans.va.gov [PP # 7 - www.homeloans.va.gov.]    There you can find listings of approved local conditions and links to VA Regional Loan Centers.   Also available on line is the VA Lender's Handbook, the complete guide to the VA Home Loan Program. 

We've gone over what you need to know about VA Minimum Property Requirements and some common conditions.  I've also given you some valuable  resources to learn more about MPRs and the VA Home Loan Program.  Learning all you can about VA MPRs will help avoid confusion and delays, decrease after sale complaints and accurately value the property.  Thank you for watching.

