Frequently Asked Questions – Home Sale
Please Note: 
Under the direction of the Chief of Staff of VA (COSVA), the Appraised Value Offer (AVO) program is suspended effective 10/1/2015. If you are a transferring employee with a primary residence to sell, you may proceed either through the Buyer Value Option (BVO) program or via Direct Reimbursement.  
In accordance with Public Law 114 – 113, the AVO and Home Marketing Incentive Program (HMIP) for Senior Executive Service (SES) is prohibited.  Congress has provided the Secretary with the authority to waive this prohibition to recruit for a position for which recruitment or retention of qualified personnel is likely to be difficult in the absence of the use of these incentives. 
For those employees approved for AVO:

What is the Appraised Value Offer program?  

The AVO program is a discretionary allowance designed to assist you in the sale of your primary residence, dependent upon the property meeting eligibility requirements.  Under this program you will actively participate in the marketing of your home with a WHR Group network realtor in an attempt to achieve a sale from a buyer.  Under AVO you may sell your property based on an appraised value offer, or based on an amended sale.

The appraised value offer is intended to be a “back up” offer and is based on the average of two independent relocation appraisals.  If you do not obtain a sale from a third party buyer, you can sell your home to WHR Group for the appraised value. The appraised value offer may or may not be equal to, or greater than, your original purchase price or what you owe on the property. However, in challenged markets where sales are difficult to obtain, having the option of a buy-out can help alleviate the financial burden resulting from continued ownership of the home.
With an amended sale, WHR Group will work closely with you and your realtor in the negotiation of an offer from a third party buyer that is equal to or greater than the appraised value offer.   WHR Group will review the offer to determine if it is bona fide and if so, WHR Group will “amend” your offer amount to reflect the third party sale price rather than the appraised value offer.  WHR Group will then contract with you to purchase your home, close the transaction with the buyer, and pay the broker’s commission and all other eligible home sale expenses. 
What are the eligibility requirements for the AVO program?

You are eligible to participate in this program if:

· You occupy and commute to and from the residence on a daily basis;

· You or you and an immediate family member hold title to the property (as defined in FTR 302-11.101);

· The property is completely constructed and complies with all local, state & federal building, fire, health & safety requirements; and  
· You have an approved travel authority and have signed a service agreement.

Examples of homes ineligible for home sale assistance include, but are not limited to:

· Mobile homes (as defined in the contract guidelines);
· Cooperatives; 
· Houseboats;
· Homes that are not insurable or financeable; 
· Homes that cannot be valued through the relocation appraisal process; and
· Homes that cannot be marketed.
In addition, certain homes may be determined to be special properties.  These properties require approval by the Secretary since VA must pay a significantly increased fee to WHR Group.  

Examples include, but are not limited to:

· Homes with excess acreage;

· Homes valued over $1,000,000;

· Homes located in remote areas;

· Home with unique attributes unusual for the market;
· Homes where the owner is in foreclosure; and
· Multi-family dwellings (and with pro-rated fee as determined by the Federal Travel Regulations).
What does “bona fide” mean?

A bona fide offer is one which is made in good faith by a ready and willing buyer, not contingent on the sale of the potential buyer’s home, and can reasonably be expected to go to settlement at its original terms within 60 days of the offer execution.  There are various factors which may deem an offer not bona fide; WHR Group will confirm the third party offer does not contain any unusual or unreasonable terms and is not subject to interim financing.  Your appraised value offer and/or Broker Market Analyses will be used as benchmarks in the determination process.  An offer deemed not bona fide would be ineligible for the amended sale process.  
What are relocation appraisals?

Relocation appraisals establish the anticipated sale price of your property within a reasonable marketing timeframe not to exceed 120 days.  Unlike other types of appraisals, such as mortgage appraisals, a relocation appraisal is prospective in nature and includes forecasting.  It is important to keep in mind the value derived is an anticipated sale price and not a representation of fair market value. 

WHR Group will provide you a list of independent, qualified and certified relocation appraisers once your primary residence has been found eligible and has been initiated into the AVO program.

What is a Home Marketing Incentive?

An employee who markets their home and achieves a third party sale through the AVO program may be eligible for a Home Marketing Incentive Award of 2% of the sales price of the home not to exceed $8,000.  WHR Group must successfully close with the buyer for you to qualify for the incentive payment.  Employees whose homes are deemed special property transactions are not eligible for the home marketing incentive award, regardless of their ability to successfully close with a buyer through the program.
How is approval of the AVO program obtained?

Prior to recruitment for all VA positions, the hiring manager will provide the approval documentation for AVO to their Human Resources service office.  Again, until the Chief of Staff lifts the moratorium, AVO is suspended; however the Secretary may approve a waiver for an SES position AVO in accordance with Public Law 114 – 113. 
What are my options if I am not approved for AVO?

If you are not approved for AVO, you have the option to sell your home either through the Buyer Value Option (BVO) program or via Direct Reimbursement.  
For those employees approved for PCS Only (not approved for AVO):
What is the BVO Program?

Under the BVO program, dependent upon the property meeting eligibility requirements, you will actively market your home with a WHR Group network realtor.  Once you receive an offer from a buyer, WHR Group will qualify the buyer, determine if the offer is bona fide, contract with you to purchase your home based upon the buyer’s bona-fide offer price and terms, close the transaction with the buyer, and pay the broker’s commission and all other eligible home sale expenses.  You are not eligible for a Home Marketing Incentive under the BVO program.
Again, a bona fide offer is one which is made in good faith by a ready and willing buyer, not contingent on the sale of the potential buyer’s home, and can reasonably be expected to go to settlement at its original terms within 60 days of the offer execution.  WHR Group will confirm the offer does not contain any unusual or unreasonable terms and is not subject to interim financing.  The Broker Market Analyses completed for your property will be used as benchmarks in the determination process.

An offer deemed not bona fide would be ineligible for continuation in the program.  
You have one year from your report date to utilize the BVO program. An extension of up to one additional year may be granted if you are actively marketing your home.
What are the eligibility requirements for the BVO program?

You are eligible to participate in this program if:

· You occupy and commute to and from the residence on a daily basis;
· You or you and an immediate family member hold title to the property (as defined in FTR 302-11.101);
· Your property is not determined to be a “special property” (as defined above);

· The property is completely constructed and complies with all local, state & federal building, fire, health & safety requirements; and  
· You have an approved travel authority and have signed a service agreement.
Examples of homes ineligible for home sale assistance include, but are not limited to:

· Mobile homes (as defined in the contract guidelines);
· Cooperatives; 
· Houseboats;
· Homes that are not insurable or financeable; 
· Homes that cannot be valued through the relocation appraisal process; and
· Homes that cannot be marketed.
What is the Direct Reimbursement Program?

You can commence the Direct Reimbursement program once you have an approved and funded travel authority. You can select a realtor of your choice or you can sell your home as a For Sale by Owner. Under Direct Reimbursement, you will pay out of pocket for the costs of closing your home and will submit a claim for reimbursement. You must sell and close on your home within one year of your report date, unless you are approved for an extension of up to one additional year. Please note, you must be actively marketing your home for sale to seek an extension. Under Direct Reimbursement, you will be reimbursed customary and reasonable seller’s closing costs allowable under regulation, up to ten percent of the actual sale price for the sale of the residence at the old official station.  You are not eligible for a Home Marketing Incentive under Direct Reimbursement program. 
What are the eligibility requirements for the Direct Reimbursement program?

You are eligible for Direct Reimbursement if:

· You occupy and commute to and from the residence on a daily basis;

· You or you and an immediate family member hold title to the property (as defined in FTR 302-11.101);

· You have an approved travel authority and have signed a service agreement.

The following applies to both the AVO and BVO programs:

Does WHR Group have to accept my home into a home sale program?

Circumstances may exist which can impact eligibility and will be examined on a case-by-case basis by WHR Group and VA.  If determined through professional consultation a serious problem exists, WHR Group reserves the right to exclude your home from the home sale program.  If your home is ineligible for the AVO or BVO program, you may still be eligible for Direct Reimbursement for customary closing costs and real estate commission for the sale or your property.  
When can I begin the process for selling my home under either AVO or BVO?

You can begin the home sale process after speaking with both your PCS entitlement counselor and your WHR Group relocation counselor.  In addition, you must have an approved travel authority prior to listing your primary residence for sale.  You will have 90 days from initiation with WHR Group to begin the home sale program.  
What is the process for getting my home listed with a realtor?

You should not list your property prior to your PCS entitlement counseling, before you have an approved travel authority and before speaking with your WHR Group relocation counselor.  Your assigned WHR Group counselor will refer you to network real estate agents in your area and will review the listing requirements with you.

With either the AVO or BVO program, your home must not have been listed previously with another agent or For Sale By Owner within the last six months.  Depending on the circumstances, this requirement may be waived.  Please be sure to discuss prior listings with your WHR relocation counselor.  

Can I use a real estate agent of my choice at my new location?
If authorized for the AVO program or participating in the BVO program and you plan to purchase a home within 6 months of closing on your home at the departure location, you are required to use a WHR Group network realtor at destination.
Will WHR Group require my home to be inspected?
Under the AVO program, inspections are ordered once the home is listed. For BVO, inspections may be ordered as needed, recommended or if directed by local/state law.  Examples of inspections include major component property assessment, well, septic tank, radon gas, termite and structure.  If a third party buyer opts not to inspect the property, WHR Group will order inspections as described.
What is a relocation property assessment?

A relocation property assessment is the type of inspection ordered by WHR Group.  It is a visual, non-invasive evaluation of the dwelling focusing on apparent defects requiring corrective action regarding structure, unsafe or hazardous conditions and in-operative systems or appliances.  
Will WHR Group require repairs?

You are required to repair defective items noted in these inspection reports within 30 days of receiving the results of the inspections, or as negotiated with a buyer, and before your home can be acquired by WHR Group.  
What if the offer from a buyer is not enough to pay off my mortgage?
If the amount you owe on your property exceeds the third party offer, you will be required to either pay the deficit funds to WHR Group or seek a short sale with your lender.  WHR Group will provide you an accurate accounting of equity based on the appraised value offer or third party sale price.  With this information, you can make arrangements for payment or you can work directly with your lender on a short sale.  
What is a short sale?

A short sale is the process of a lender approving a sale for less than the mortgage balance when the owner does not have the funds to repay the loan in its entirety.  The short sale process can be lengthy, so it is important to discuss your intentions to pursue this option early on with your realtor and WHR relocation counselor.  
Although WHR Group will assist in providing guidance and necessary documentation to you, it is your responsibility to negotiate the short sale with your lender and obtain an approval letter prior to the expiration of your appraised value offer or prior to the close date with a third party buyer.  Not all short sales will be approved by investors and lenders.  Some investors may not be willing to approve a short sale if a relocation company is involved.  This is at no fault of WHR Group as the investors have the final authority on accepting or rejecting the short sale offer.  If your lender or loan investors refuse to work with WHR Group, you may be able to continue the process under Direct Reimbursement, working directly with your buyers and the lender.  Your WHR relocation counselor will provide more detail if this situation should arise.

Is there any assistance offered to me prior to me accepting a position?
WHR Group offers a comprehensive pre-decision assistance service for employees applying for a position with VA where a PCS move is authorized.  With real estate markets still facing unprecedented challenges, this counseling provides valuable information about the market conditions and estimated home values at the departure and destination duty stations.  WHR Group will assign realtors to complete two Broker Market Analyses of your property.  WHR Group will then conduct an analysis of the real estate conditions to pinpoint market data.  Backed with this detailed information, you can conduct a financial and life style assessment prior to accepting a PCS move.  Pre-decision counseling gives you the opportunity to make an informed decision for yourself and your family, considering the economic impact a move could potentially cause. You can receive support from a WHR Group relocation counselor 877-323-7515.
Further information on the AVO or BVO programs is available at our PCS website. You can access the site at one of the two following links:

From a VA system:  http://vaww.fscdirect.fsc.va.gov/pcs.asp
Outside VA:  http://www.fsc.va.gov/FSC/PCS.asp
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