Veterans Benefits Administration	Circular 26-99-18


Department of Veterans Affairs	Change 5


Washington, DC  20420                                                                          January 9, 2003








ADJUSTMENTS IN PROPERTY MANAGEMENT


THRESHOLDS AND PROCEDURAL REQUIREMENTS








	1.  Purpose:  The purpose of this change is to extend the rescission date from 


January 1, 2003 to January 1, 2004 so that stations can continue having the latitude of making adjustments to current property management thresholds and procedural requirements until the PM A-76 Cost Comparison Study is completed.  





	2.  Circular 26-99-18, Adjustments in Property Management Thresholds and Procedural Requirements, is changed as follows:





	Pages 3 and 4:  Remove and insert pages 3 and 4 attached.  Paragraph 4 has been changed to update names of people to contact.





3.  Rescission:  Change 4 is rescinded.


  


					By Direction of the Under Secretary of Benefits














					Keith Pedigo, Director


					Loan Guaranty Service








Distribution:    CO:  RPC 2025


SS(26A1)      FLD:  VBAFS, 1 each (Reproduce and distribute based on RPC 2025)





























LOCAL REPRODUCTION AUTHORIZED


�
Veterans Benefits Administration	Circular 26-99-18


Department of Veterans Affairs	Change 4


Washington, DC  20420	October 11, 2001








ADJUSTMENTS IN PROPERTY MANAGEMENT


THRESHOLDS AND PROCEDURAL REQUIREMENTS








	1.  Purpose:  The purpose of this change is to extend the rescission date from 


October 1, 2001 to January 1, 2003 so that stations can continue having the latitude of making adjustments to current property management thresholds and procedural requirements until the PM A-76 Cost Comparison Study is completed.  





	2.  Circular 26-99-18, Adjustments in Property Management Thresholds and Procedural Requirements, is changed as follows:





	Pages 3 and 4:  Remove and insert pages 3 and 4 attached.





3.  Rescission:  Changes 2 and 3 are hereby rescinded.


  


					By Direction of the Under Secretary of Benefits














					Keith Pedigo, Director


					Loan Guaranty Service








Distribution:    CO:  RPC 2025


SS(26A1B)    FLD:  VBAFS, 1 each (Reproduce and distribute based on RPC 2025)
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�
Veterans Benefits Administration					   Circular 26-99-18


Department of Veterans Affairs					                 Change 3


Washington, DC  20420						      October 1, 2001








ADJUSTMENTS IN PROPERTY MANAGEMENT


THRESHOLDS AND PROCEDURAL REQUIREMENTS








	1.  Purpose:  The purpose of this change is to extend the rescission date from 


October 1, 2001 to January 1, 2003 so that stations can continue having the latitude of making adjustments to current property management thresholds and procedural requirements until the PM A-76 Cost Comparison Study is completed.





Rescission:  Change 2 is hereby rescinded.


  


					By Direction of the Under Secretary of Benefits














					Keith Pedigo, Director


					Loan Guaranty Service








Distribution:    CO:  RPC 2025


SS(26A1B)    FLD:  VBAFS, 1 each (Reproduce and distribute based on RPC 2025)
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�
Veterans Benefits Administration					   Circular 26-99-18


Department of Veterans Affairs					                 Change 2


Washington, DC  20420						September 21, 2000








ADJUSTMENTS IN PROPERTY MANAGEMENT


THRESHOLDS AND PROCEDURAL REQUIREMENTS








	1.  Purpose:  The purpose of this change is to extend the rescission date of the basic circular so that stations can continue having the latitude of making adjustments to current property management thresholds and procedural requirements until the PM A-76 Cost Comparison Study is completed.





	2.  Therefore, Circular 26-99-18 is changed as follows:





	Page 4, paragraph 5:  Delete “September 30, 2000” and insert “October 1, 2001”.





					By Direction of the Under Secretary of Benefits














					Keith Pedigo, Director


					Loan Guaranty Service








Distribution:    CO:  RPC 2025


SS(26A1B)    FLD:  VBAFS, 1 each (Reproduce and distribute based on RPC 2025)









































LOCAL REPRODUCTION AUTHORIZED





�
Department of Veterans Affairs					 	   Change 1


Washington, D.C.  20420						November 5, 1999








ADJUSTMENTS IN PROPERTY MANAGEMENT


THRESHOLDS AND PROCEDURAL REQUIREMENTS





	1.	Purpose:  The purpose of this change is to rescind the delegation of authority information contained in paragraph 3a(1).  This information will be addressed in a future directive.





Circular 26-99-18 is hereby changed as follows:





	Page 1, paragraph 3





	Subparagraph a(1):  Delete.





	Subparagraphs b through d:  Redesignate these paragraphs as a through c.








					By Direction of the Under Secretary for Benefits











					Keith Pedigo, Director


					Loan Guaranty Service





Distribution:	  CO:  2025


SS(26A1B)	FLD:  VBAFS, 1 each (Reproduce and distribute based on RPC 2025)



































LOCAL REPRODUCTION AUTHORIZED


�
Department of Veterans Affairs					October 21, 1999


Washington, D.C.  20420	





ADJUSTMENTS IN PROPERTY MANAGEMENT


THRESHOLDS AND PROCEDURAL REQUIREMENTS








	1.	Purpose:  The purpose of this circular is to adjust certain thresholds and procedural requirements for PM (Property Management) Operations as an alternative to a complete revision of M26-5, Property Management Policies and Procedures.  These adjustments are in addition to the workload relief measures provided in the June 18, 1999 memorandum to all Loan Guaranty Officers.





	2.	Background:  Although previous plans to rewrite M26-5 have been superseded by the PM A-76 Cost Comparison Study, Central Office realizes that change is needed in some PM policies and procedures before the A-76 Cost Comparison Study is completed.  The purpose of the A-76 Study is to determine whether it would be more efficient and cost-effective to continue to perform the commercial work of the Property Management Operation in-house using government employees and resources, or to obtain such services through commercial sources.  As part of the Study, VA is analyzing current processes and procedures and making changes where necessary to develop VA’s most efficient internal Property Management Operation.  This circular is not intended to and does not establish VA’s most efficient operation; it only adjusts long-standing thresholds and procedural requirements, and gives stations additional latitude for making local decisions.  





	3.	Action:  This circular authorizes regional offices to immediately implement any or all of the following provisions as are applicable to their individual property management and sales operations.  Stations must prepare written documentation of which of these measures are implemented and the effective date.  A copy of this documentation shall be maintained on station for review during field surveys and other site visits, and a copy shall be included with files submitted to the RLCs and/or VACO for quality reviews.








LOCAL REPRODUCTION AUTHORIZED


�
Circular 26-99-18							October 21, 1999








	a.	 Management





	(1)	Property Inspections.  VBA Manual M26-5 requires stations to conduct staff field reviews of at least 10 percent of the inspection reports completed by management brokers during each fiscal year; an adequate sampling of anticipated repair programs costing in excess of $2,500; 20 percent of all completed repair programs costing more than $1,000 but not more than $6,000; and 100 percent of all completed repair programs costing more than $6,000.





As an alternative to the various categories and levels of inspections required, stations may conduct staff field reviews of a minimum of ten (10) percent of the total number of properties acquired during the prior fiscal year.  For example, if a station acquired 700 properties during FY ’99, the total number of property inspections to be made in FY 2000 would be 70.  Station management has the discretion to spread the inspections across the management brokers and the various types of work the station performs.  The decision regarding whether to continue inspections by category or to use the alternative method rests solely with station management.  (M26-5, pars. 4.06a, 4.06i(4), 5.02a(6)).





	(2)	Management Broker Blanket Authority.  In addition to the authority to incur charges for recurring items which are required to be furnished by VA, brokers are authorized to incur repair and/or initial clean up charges not in excess of $500.  Effective immediately, the blanket authority to the broker for repairs and/or initial clean up will be a maximum of $1,000.  Each field station will establish its own maximum, not to exceed $1,000, based on a review of the Authorization Control Register showing the average costs which were incurred for these services during the previous year.  The decision regarding the station maximum (not to exceed $1,000) rests solely with station management and may be established regionally based on local experience.  (M26-5, par. 5.07d)





	(3)	Payment of Bills on Behalf of VA.  The amount which management brokers may pay out of their own funds for routine and recurring expenses incurred on behalf of VA was previously increased to $500.  However, M26-5, paragraph 5.09g was not revised to reflect this change.  Paragraph 5.09g should 
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be amended by deleting “$300” and inserting “$500.”  Stations should continue to ensure that management brokers have liquid assets sufficient to advance such funds on VA’s behalf.  Proper invoices must continue to be submitted in accordance with M26-5, par. 8.03.  (See also M26-5, par. 5.07d.)





	(4)	Delay Reanalysis.  The previous authority to delay reanalysis up to 9 months instead of 6 months is withdrawn.  A reanalysis must be performed within 6 months of the latest analysis on file as stated in M26-5.  In light of the recent change in how holding time is calculated and our continuing need to sell properties as quickly as possible, stations are encouraged to reanalyze properties as soon as it is apparent that the current marketing plan and the scheduled step downs require adjustment.  In addition, a reanalysis in PLAN (Property Management Local Area Network) must be completed after the second PLAN step-down to prevent the property from continually re-listing at the second step down price.  (M26-5, par. 2.01)





	b.	Repairs





	(1)	Limitation on Repairs Prior to Title.  Stations have the discretion to postpone repairs until an affirmative title determination has been made, or to make repairs not in excess of $3500 pending title acceptance.  Many stations have been successful in identifying and alleviating the problems which most often rendered title unacceptable.  As a result, substantially fewer properties have had to be reconveyed to holders in recent years.





Effective immediately, station management has the discretion to make up to $10,000 in repairs prior to title.  It is critical that stations continue to ensure that appropriate controls are in place to ensure that substantial repairs are not made prior to title if title problems are routinely encountered.  (M26-5, par. 4.06c(1)) 





	(2)	Thresholds for Competitive Bids.  The threshold that triggers solicitation of competitive bids was recently increased from $2,500 to $3,500.  Stations should continue to ensure that prices obtained for goods and services are reasonable and competitive.  (M26-5, par. 4.06b)





	(3)	Reanalysis for Repairs.  The threshold that triggers reanalysis for repairs not affecting the pricing or conditions of sale was recently increased from $1,000 to $2,000 ($3,500 when repairs include major repairs such as new roofing).  Stations must continue to ensure that the costs are reasonable, and to annotate the file that the cost of repairs is unrecoverable and a reanalysis is not required.  
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	Clarification:  The $3,500 threshold for “major” repairs applies to items such as a new furnace, or other big ticket items that generally do not add value.  This could also apply when the property is already at the top of the market.  Still, a preliminary decision must be made regarding whether or not the repair could affect the price or conditions of sale.  (M26-5, par. 4.06a)





	c.	Sales





	(1)	Sales to Investors.  The goal of the property management and sales operation continues to be the sale of acquired properties at the best available prices and terms, and as quickly as possible.  While VA prefers to sell to owner occupants, increasing inventories of older and less desirable properties and slow or declining sales have placed additional pressures on regional offices.  Accordingly, the limitation on the number of sales which may be made to investors is removed.  Investors may purchase as many properties with VA vendee financing as they can qualify for, provided a minimum ten (10) percent down payment is made in all purchases.  Stations must continue to verify that the investor purchaser has the necessary funds to make the required down payment(s) and to meet the additional mortgage payment obligation(s).  (M26-5, par. 3.13d)





	(2)	Expedited Processing.  VBA Manual M26-5 currently contains provisions that permit stations to process loan applications without obtaining customary credit and income verifications.  The level and type of documentation required are based on the percentage of down payment made.  Stations are reminded of the expedited procedure and encouraged to use it to the maximum extent possible.  (M26-5, par. 3.14e)





	4.  Contact.  Inquiries concerning this circular should be directed to Central Office Property Management staffers [Richard Zimmoch] at (202) 273-7362 or Lance Kornicker at (202) 273-7361, or via e-mail.





	5. Rescission.  This circular is rescinded January 1, 2004.





					By Direction of the Under Secretary for Benefits











					Keith Pedigo, Director


					Loan Guaranty Service





Distribution:	  CO:  2025


SS(26A1)	FLD:  VBAFS, 1 each (Reproduce and distribute based on RPC 2025)
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