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Introduction

The Department of Veterans Affairs (VA) contracted with BGRS Relocation Inc. to provide you with a comprehensive program to assist with the sale of your house at your departure location. Upon notification of your relocation, you will have a BGRS Relocation Consultant as your main point of contact to assist with the sale of your residence.  Your Relocation Consultant will guide you through each step, answer your questions, and help coordinate all aspects of the homesale process.  

We encourage you to become fully involved in the homesale process and work closely with the professionals who have been made available to assist you.  By working closely with your Relocation Consultant, you will be able to effectively manage the sale of your home and transition to your new location.

Destination Home Finding Services and Mortgage Services are also provided by BGRS Relocation Inc. to help you transition to your new location smoothly and are provided at no cost to you.  These services can be a valuable assessment tool for you and your family’s decision to relocate and to help you minimize unnecessary out-of-pocket expenses.
You can also find this relocation program synopsis at the VA website:

VA Intranet: 
http://vaww.fscdirect.fsc.va.gov/pcs.asp
	Important! Do not contact a real estate professional before speaking to your Relocation Consultant.


Departure Area Services- Homesale Assistance Program

Eligibility

In order to participate in the Homesale Assistance Program, your Travel Authorization (VA Form 3036c) must reflect approval for relocation services.  This service is only available for the residence from which you regularly commute to and from work on a daily basis and which was your residence at the time you were officially notified by Human Resources to transfer to a new official station.
A home typically considered eligible for homesale assistance is any occupied-single family dwelling, condominium, or townhouse in the United States. This also includes land customarily considered part of a residential lot and all personal property normally sold with a residence according to local custom.  

Homes considered ineligible for homesale assistance may include, but are not limited to, the following:

· Property not legally owned as defined in the Federal Travel Regulations (FTR)

· Multi-family dwellings

· Mobile homes (whether or not permanently affixed on land owned by you) 

· Cooperatives

· Houseboats

· Homes that are not insurable or cannot be financed
· Homes that cannot be valued through the relocation appraisal process
Properties may include other unique circumstances that could impact eligibility for Home Sale assistance. VA will exercise its discretion to deem these properties eligible on a case-by-case basis and contingent upon you completing any required corrective measures:

· Homes on which construction has not been completed or are undergoing substantial rennovations
· Homes that do not comply with state and local codes
· Homes identified as having Exterior Insulation and Finishing Systems (EIFS) or Synthetic Stucco 

· Homes determined to be contaminated by toxic or hazardous substances, such as UFFI or radon gas, fiable asbestos insulation, lead paint and other hazardous or health threatening substances. Should BGRS Relocation Inc. determine through professional consultation a serious problem exists, VA reserves the right to exclude your home from the Homesale Program.

In addition, certain homes may be determined to be special properties. These properties require VA approval at a higher level in order to continue through the Appraised Value Offer (AVO) program.  

Examples include, but are not limited to:

· Homes with excess acreage (may also be subject to pro rata)
· 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 or bankruptcy status. 
	If you decide to pursue a Short Sale with your lender, BGRS Relocation Inc. will assist with this process. Please notify your Relocation Consultant of your intent to pursue a Short Sale.


Expenses related to selling vacation/ secondary homes or investment properties are not covered by this policy.

	You may opt to delay the start of the home sale process, not to exceed 90 days from the date you were initiated with BGRS Relocation Inc. Please notify your BGRS Relocation Inc. Consultant if you choose to entertain this option.


Marketing Assistance

As soon as VA authorizes your relocation, your Relocation Consultant will contact you to explain the first step—the listing and marketing of your home.  Placing your home on the market as advantageously as possible is a critical element in successfully marketing your home.  Throughout the home sale process, your Relocation Consultant will track your agent’s efforts to market your home.  The goal of these efforts is to help you obtain the best offer for your home within a reasonable time frame.

Your Relocation Consultant’s objectives are to:

·  Help you identify pre-qualified, relocation-trained broker to assist you in marketing and listing your home in a highly effective manner 

· Work with your chosen real estate agent to develop a strategic marketing plan to sell your home at the best possible market value

· In conjunction with your real estate agent, suggest any minor repairs and/or improvements to increase the marketability of your home

· Work with you throughout the process of selling your home
· Assist in assessing a buyer’s offer terms and conditions to assure they are reasonable and consistent with local real estate practices. 
How the Marketing Process Works…

The following is a step-by-step process of marketing assistance services provided by your Relocation Consultant.

Agent Selection & Market Analysis

Your Relocation Consultant will place a referral with two (2) area real estate agents who will visit your home and complete an Employee Relocation Council (ERC) Broker Market Analysis (BMA), used to prepare a marketing strategy.  The market analysis will describe the current marketplace along with the agent’s opinion of the most probable sales price for your home.  The analysis also contains a suggested sales action plan with recommendations for preparing your home for optimum market attention.  

	You are required to speak with your Relocation Consultant prior to taking any steps to list or market your home.  You must list your home with an agent in the BGRS Relocation Inc. Broker Network within 90 days of being initiated with BGRS Relocation Inc., and you should select your listing agent within 10 calendar days from receipt of the BMA to eliminate the need to update the BMA data.


Listing Your Home

Your Relocation Consultant will ask you to select one real estate agent from the two you have interviewed.  You are required to list your home with one of the independent local network real estate agents recommended by BGRS Relocation Inc. He or she will then work with you and your selected agent to develop a marketing strategy and establish an attractive and realistic list price. 
	You are required to list your home within 105% of the average of the 2 network agents’ broker market analysis (BMA). In the event a 3rd BMA is necessary, you will be required to list your home within 105% of the average of the two closest most likely sale prices or all three (3) most likely sale prices if they are equidistant. Within 2 calendar days of receiving your Appraised Value Offer, you are required to list your home within 105% of the Appraised Value Price.  You are required to market your home for a minimum of 60 days from your original list date before you are eligible to accept the Appraised Value Offer


Listing Exclusion Clause

When you speak with your Relocation Consultant, he or she will discuss the necessity of including specific language in the listing agreement with your broker. The reason for this clause is to allow for cancellation of the listing agreement, if necessary, for BGRS Relocation Inc. to close with the buyer.  This clause is considered “standard operating procedure” among agents who work with Relocation Consultants and those who list homes for corporate transferees.  

Monitoring the Marketing Process

Your Relocation Consultant will work with you and your real estate agent throughout the marketing process to ensure maximum exposure for your home, provide feedback on the marketing process, and recommend strategy modifications, if needed in order to successfully maximize the value of your home and continue participation in the home sale program, it is critical that you work with your Relocation Consultant and listing agent to actively market your home for sale.
	You must submit ALL offers received to your Relocation Consultant for review and consideration. Do not sign a contract (or any other document) with the buyers or take any money as a deposit from the real estate agent or prospective buyer.


Appraised Value Offer

There may be circumstances in which your efforts to sell your home do not result in a sale.  For this reason, VA provides an Appraised Value Offer to serve as a “back-up offer” for you. BGRS Relocation Inc. will make you an offer to purchase your home at a value established by independent fee appraisers. The appraisal process will begin and run concurrent with listing and marketing your home, unless you choose to delay ordering the appraisals by 30 days from the date you list your property. (Please notify your BGRS Relocation Inc. Consultant if you choose to entertain this option.)

Appraiser Selection

When you begin the appraisal process, you will be given a list of appraisers in your area and asked to select two (2) appraisers from this list.  You are encouraged to interview the appraisers to assist in making your decision.  If you do not feel qualified to make the selection, ask your real estate agent for guidance. Once you’ve made your selection, please contact your Relocation Consultant.  He or she will call the appraisers and request they contact you directly to arrange a convenient time for an inspection of your home.

Appraisals

A relocation appraisal is an estimate of the anticipated sales price of your home over a reasonable selling period. Appraisers estimate value primarily by comparing your home to the sales of similar properties making detailed adjustments for the differences between those properties and your home.  The appraisers consider location, size, age, condition, and marketability.
We encourage you to provide any information you feel is pertinent to the value of your home at the time the appraisers inspect your property. The appraisers will research your market area and choose 3-4 listings and sales which are, in their opinion, most comparable to your home. BGRS Relocation Inc. will provide you a Competing Listing and Comparable Sale sheet to submit your comparable properties to the appraisers. The appraisers will research and may consider the listings and sales you have submitted in their evaluation of your property.
When the appraisers arrive to inspect your home, you should be prepared to discuss any facts that may be important in determining the value of your home:

· Any improvements you have made to the home that may or may not be visible to the appraisers

· Any information on similar homes recently sold in your area

Your home will be appraised in “as is” condition, so it is important your home shows favorably to maximize the appraised value and resale efforts. Your Relocation Consultant and your real estate agent will assist in suggesting specific fix-up items to help maximize your marketing efforts.

The appraisers may also ask for a copy of the land survey and a copy of the title policy you received when you closed on your home.  They may need these items to obtain the correct legal description.

Determining the Appraised Value Offer

Your Appraised Value Offer will equal the average of two independent appraisals.  However, if the variance between the two appraisals is greater than 5% of the higher amount, a third appraisal will be ordered.  In this case, your offer will be determined by averaging the two closest appraisals. Your Relocation Consultant will present you with your Appraised Value Offer once the appraisal reports have been received and reviewed.  Keep in mind, relocation appraisals use a forecasting model which differs from a mortgage appraisal.  The forecasting model looks at marketing trends and identifies the probable sales price for your home to sell within 120 days.

Appraisal Reevaluation

After you have thoroughly reviewed the appraisal reports and have determined that you would like the appraisers to reconsider their value based on new and compelling information you’ve obtained, you may submit an appeal within 15 days of receiving your offer. Your Relocation Consultant will provide you an appeal package to be completed which will be provided to each appraiser. Your reconsideration must include verifiable information for the appraisers to consider.    

Inspections


The Relocation Consultant may also order any necessary inspections including:

· Relocation Property Assessment 

· Termite inspection

· Other inspections such as, but not limited to, roof, electrical, well, septic, plumbing, structural (engineering), general home, etc., if recommended by appraiser(s) 

All required repairs as a result of the inspection reports must be resolved or completed within 30 days from receipt of your Appraised Value Offer.

Title Search

In addition to arranging for the appraisals and inspections, a title search will be initiated in order to prepare for closing.  Please inform your real estate agent BGRS Relocation Inc. is bringing the title up to date.  This can avoid a duplicate title search.  Often an agent will arrange for a title search upon notification from a lender of a buyer’s loan approval.

Offer Period

Your Relocation Consultant will call you with your Appraised Value Offer and outline the timing and process of the homesale program. The Appraised Value Offer has a 60-day acceptance period during which you may continue marketing your home knowing you have a set “back-up offer”. Your offer acceptance period begins on the date printed on your Contract of Sale, which will be reviewed with and forwarded to you by your Consultant.  You are required to market your home for a minimum of 60 days from your original list date before you are eligible to accept the Appraised Value Offer.

	Within 2 calendar days of receiving your Appraised Value Offer, you are required to list your home within 105% of the Appraised Value Price. This may require an adjustment to your list price. 


Accepting the Appraised Value Offer

If you are unable to sell your home during the offer acceptance period and accept the Appraised Value Offer, you and your spouse (and all title holders) should sign the BGRS Relocation Inc. Contract of Sale and return both copies to your Relocation Consultant along with the other supporting documents.  Your execution of the Contract of Sale is a legal transaction.  You will be expected to convey all rights to the property, which includes any mineral rights you may have.
The signed BGRS Relocation Inc. Contract of Sale and related documents must be received by your Relocation Consultant on or prior to the expiration date of your offer.  The contract will be dated on the day all necessary documents are completed and signed by you and your Relocation Consultant.  

Equity Loan

If you have received your Appraised Value Offer and you need an advance of your equity to purchase a home in the new location, your Relocation Consultant will provide you with an equity loan. 

· The loan is available once the Appraised Value Offer is available to you and is based on the estimated equity in your home defined as Current Market Value of your home (based on the Appraised Value Offer), less any remaining mortgage principal(s), liens, pro-rations of taxes, interest, estimates of repairs, sales concessions, etc. 

· You may receive up to 75% of the estimated equity for up to 60 days once the Appraised Value Offer is available to you 

· Once you contract with BGRS Relocation Inc. and vacate the property, the equity loan will be deducted from your final equity

Please remember the following when requesting an equity loan.

· The equity loan must be used for and is limited to the amount required to purchase your primary residence in the new location

· You and your spouse (and all title holders) must sign a promissory note prior to the advance being issued

· You will need to provide your Relocation Consultant with a copy of the purchase agreement for your new home before the equity loan can be processed

Amended Value Sale

If at any time during your marketing period, you receive an offer through the efforts of your real estate agent, you must submit the offer to your Relocation Consultant. DO NOT SIGN a contract (or any other document) with the buyers or take any money as a deposit from the real estate agent or prospective buyer.
Analyzing the Offer

Your Relocation Consultant will review the terms of the offer in an effort to determine whether the offer is bona fide.  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; BGRS Relocation Inc. will confirm the 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.  

All required repairs as a result of the inspection reports or buyer’s requirements must be resolved or completed. 

Amending the Contract of Sale

Once the final offer has been approved, your Relocation Consultant will ask you to “amend” the amount in your BGRS Relocation Inc. Contract of Sale to reflect the buyer’s offer and to sign and return the Contract of Sale.  You will be expected to convey all rights to the property, which includes any mineral rights you may have. Once BGRS Relocation Inc. executes your “amended” Contract of Sale, should the sale with your buyer fall through, you will still receive the “amended” price for your home.

Closing an Amended Value Sale

BGRS Relocation Inc. will acquire your home, according to the terms of the amended BGRS Relocation Inc. Contract of Sale with you.  BGRS Relocation Inc. will also fully honor the terms of the Purchase Agreement with the buyers.

BGRS Relocation Inc. will make every effort to close the transaction with the buyer.  However, since BGRS Relocation Inc. has already purchased your home, you will not be impacted if the sale to the buyer is not eventually consummated.  Your equity payment will be based upon the Amended Value Sale Price.

Vacating Your Property

You have 45 days from the date you sign the BGRS Relocation Inc. Contract of Sale in which to vacate the property provided a resale closing does not occur sooner.  If you cannot move within 45 days, please let your Relocation Consultant know and you may be granted additional time to vacate, if circumstances warrant. You are expected to leave your home in broom-clean condition. Failure to do so could result in deductions from your final equity payment.

Once you vacate and all conditions of the BGRS Relocation Inc. Contract of Sale have been satisfied, BGRS Relocation Inc. will make all future mortgage, tax, and other carrying payments on your home, as well as assume payment of maintenance and utility costs. BGRS Relocation Inc. will satisfy your mortgage obligation in full within 31 calendar days from the closing date.  Your equity statement will reflect mortgage interest through your executed BGRS Relocation Inc. contract date, your vacate date, or the date all conditions of the BGRS Relocation Inc. Contract of Sale have been satisfied, whichever is later.

Utilities

When you are ready to move, essential utilities - electricity, fuel and water - must be left on. After you and BGRS Relocation Inc. have signed the Contract of Sale, you will be responsible for payment of the utilities and maintenance of property until BGRS Relocation Inc. has acquired your property or you have vacated your home; whichever is later. Once BGRS Relocation Inc. takes possession and you have vacated the property, utilities will be transferred from your name into BGRS Relocation Inc.'s name or BGRS Relocation Inc.'s listing broker's name and you will be sent the final utility bill. At that point, your financial responsibility for the utilities ceases.
Insurance

You will also need to maintain fire and hazard insurance coverage until you vacate your home, or BGRS Relocation Inc. acquires your property; whichever is later. Be sure to notify your present insurance carrier to cancel your existing policy as of your vacating date and request any refund due. It is your responsibility as the insured to follow up with your insurance agent. Upon taking possession of your home, BGRS Relocation Inc. will provide insurance coverage effective with the acquisition date or vacate date, whichever is later.
Marketing

Prior to vacating, you will be expected to cooperate fully with all attempts by BGRS Relocation Inc. to market the home by allowing prospective purchasers to view the premises by appointment during reasonable hours.

Equity

Your equity is calculated as of the BGRS Relocation Inc. contract date, your vacate date, or the date all conditions of the BGRS Relocation Inc. Contract of Sale have been satisfied, whichever is later.  You will need to coordinate the timing of your equity check with your Relocation Consultant.

Equity proceeds are based on the sale price of your home (either the appraised offer or amended offer), less any remaining mortgage principle, liens and pro-rations of taxes, interest, HOA fees (if applicable).  Any funds in escrow for property taxes or insurance will be returned directly to you by your lender.   

It is also important to note other items which are not covered under policy and will be deducted from your final equity, if you have agreed to any of these additional seller’s expenses:

· Repairs and improvements requested by the buyer (including any incomplete repairs and improvements required by BGRS Relocation Inc. on behalf of the VA)

· Buyer’s closing costs

· Homeowner warranties

· Buyer’s incentives

· Real estate commission above the prevailing rate in your current location

· Any real estate agent’s transaction handling fees other than the broker’s market-based commission
· Costs associated with closing dates beyond 45 days of vacating or contracting with BGRS Relocation Inc.
· Costs associated with not leaving your home in broom-clean condition

If your equity proceeds are not sufficient to cover the aforementioned costs, you will have deficit (negative) equity. If you have deficit equity, the deficient funds must be paid to BGRS Relocation Inc. before your home can be acquired.  Alternately, if you seek a short sale with your lender to negate the deficit, the short sale must be approved by the lender, and any remaining deficit funds paid to BGRS Relocation Inc. prior to acquisition. 
Please note, by regulation, VA cannot reimburse you for deficit equity or loss on sale.
Destination Services

This service provides valuable information about the new area. Because selecting a new community and home is one of the most important decisions you will make as a result of your job transfer, the VA encourages you to take advantage of this valuable service. You are required to use a network destination real estate agent if you plan on purchasing within 6 months. Your Relocation Consultant can discuss further the benefits of working with a network agent.

Your Relocation Consultant will discuss your family’s specific needs, preferences, and lifestyle.  After review of your requirements, your Relocation Consultant will select a local real estate professional who is experienced in the areas of interest to you.

	You must purchase your home via an agent in the BGRS Relocation Inc. Broker Network in order to qualify for an equity loan.


Your Relocation Consultant and real estate agent will work together to organize your house hunting trip so that it is productive.  By planning in advance, the agent will be prepared to take you on area tours and discuss items of interest to you and your family.  Preparation gives you a better chance of quickly finding a residence to fit your needs at a price you can afford.

Once your real estate agent is contacted, he or she will provide the following information:

· Schools, churches, etc.

· Commuting times

· Child and elder care services

· Pre-selected homes for viewing
Once you’ve selected a home to purchase through your BGRS recommended real estate agent, your Relocation Consultant can also:

· Arrange to have your contract of sale reviewed by a BGRS designated local real estate attorney at your discretion and at no additional cost to you.  

· Issue a “Home Buyer’s Incentive” payment upon closing, where authorized under State law.
You should delay your home purchase decision in the new location until you have an estimated value on your present home, and you have been pre-qualified by a mortgage lender.  Home purchase decisions made with unrealistic expectations of current equity may result in over-commitment at the new location.

If you choose to rent in the new location, your Relocation Consultant can refer you to a rental professional in your new location for counseling on local rental practices.  Any costs associated with specific rental services, such as a finder’s fee, will be your responsibility and are not reimbursable.

Mortgage Services 
You have the option to use any mortgage provider at the new duty location; however, three lenders (Premia Relocation Mortgage, Quicken Loans and Prime Lending) are part of the National Lender Program.  The National Lender Program is optional to you; lenders in the program are able to provide a wide variety of mortgage services to meet your specific mortgage requirements. Your Relocation Consultant will notify the lenders of your relocation so each may contact you to discuss their specific programs.

Premia Relocation Mortgage:  1-866-591-0655; relo@premia-rm.com 
Quicken Loans:  800-799-1677; BGRS@QuickenLoans.com
Prime Lending:  800-598-0632; reloleads@primelending.com
Using the services of a National Lender Program offers many advantages:

· Expedited approval process

· Competitive rates and a wide choice of mortgage products

· Pre-qualification commitment prior to initiating your home finding efforts
· Minimize potential unallowable lender fees
Please note, you will submit a claim for reimbursement of new home purchase closing costs through VA PCS Travel.

Temporary Quarters 
NOTE: These services are at your expense.

VA has worked with BGRS Relocation Inc. and Nomad, a temporary living provider, to provide employees options in regard to temporary quarters, within allowable per diems, where possible.  This is an option you may wish to consider when you are looking for temporary quarters.  You can view available temporary housing on their website based on your destination location or call for extended stay and suite properties.

Nomad:                    619-313-4300 or  https://www.nomadtemphousing.com
Please note, you will submit a claim for reimbursement of temporary housing costs through VA PCS Travel.

Rental Assistance

NOTE: These services are at your expense.

VA has worked with BGRS Relocation Inc. and CORT, a rental assistance provider, to provide employees options in regard to rental finding. Your Relocation Consultant will verify your desired location, rental price range and house hunting schedule and transmit this information to CORT. You may also view the website below for a self search in your destination location.

CORT: 

1-866-833-7356 or  http://www.cort.com/clients/virtual/va
Dual Career Assistance

NOTE: These services are at your expense.

This program provides career transition support for your spouse in the new location. BGRS Relocation Inc. has established a relationship with Impact, a global career management and relocation transition firm specializing in customized assistance to your spouse before, during, and after the move. Designed to help your spouse seek employment, reposition a career, or pursue entrepreneurial endeavors in the destination location, these services do not guarantee employment but will provide valuable support, direction, and resources during the transition.  Upon request, your Relocation Consultant will arrange for an Impact consultant to contact your spouse to explain services and assess needs. 

Impact:

314-392-0610 or   www.impactgrouphr.com
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