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The Strategic Guide to Using the VA Loan for Homeownership, Wealth Building, and Long-Term Financial
Positioning

The VA loan is not just a way to buy a house. It is a strategic advantage — when used correctly. This guide is designed to arm active-duty
service members, veterans, and military families with the knowledge, frameworks, and tactical steps to use the VA loan as a force multiplier

for long-term wealth.
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The Real Mission

Most people use the VA loan once. A smaller group uses it strategically. That second group is playing a completely different game — and

winning.

What This Guide Teaches

e Buy smart instead of emotionally

e Use occupancy rules correctly

e Understand what VA really allows

e House hack with multifamily real estate

e Convert prior primaries into rentals

e Carry more than one VA loan when eligible

e Use IRRRLs to improve cash flow

The Core Philosophy

This is not just about buying a home. This is about building a
system — a repeatable, strategic process that creates assets,
income, and long-term financial positioning for veterans and their
families.

[ The VA loan is your most powerful financial tool. This

guide shows you exactly how to deploy it.
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Important Disclaimer
This guide is educational and strategic in nature. It is designed to inform, not to guarantee. Actual loan approval depends on a complete

financial picture evaluated by a licensed lender.




Why the VA Loan Is a Strategic Advantage

The VA loan is powerful because it combines leverage, flexibility, and occupancy-based opportunity into a single, repeatable financing instrument. No other loan product
available to civilians matches this combination.
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© This is one of the most powerful wealth-building financing tools available to any American — and it belongs to veterans.



Stop Thinking "House." Start Thinking "Asset."

A house can be a monthly bill — or it can be a strategic platform. The difference is not the The Veteran Legacy 5-Step Philosophy
property. The difference is the mindset, the sequence, and the execution.
01
(7 TheVAloan is not just a cheaper path to shelter. It is a force multiplier. Buy Correctly

Choose the asset with long-term strategy in mind

02

Occupy Correctly

Meet requirements and document properly

03

Stabilize Correctly

Build reserves, establish leases, manage cash flow

04

Convert Correctly

Transition the primary to a rental at the right time

05

Reuse & Build

Redeploy your benefit and build a portfolio over time



The L.E.G.A.C.Y. Framework

Veteran Legacy's Operating System for Strategic VA Loan Use

Six actions guide the system: Launch, Engage, Grow, Automate, Command, and Yield.



L — Launch

Build the Mission Before You Chase the Property

Step 1: Confirm Eligibility
e Pull and verify your COE
e Active duty: statement of service

* Veteran: DD-214 or equivalent documentation

Step 2: Define Readiness

« Review income, liabilities, and residual income

* Review reserves and credit profile

e Map your occupancy path for the next 1-3 years

Step 3: Choose Your Mission
» Mission A: Single-family primary — settle in
» Mission B: Multifamily — live in one unit

» Mission C: Buy now, convert later, stack strategy

D A veteran who buys with future movement in mind behaves differently — and
performs better — than one who buys only for today.




E — Engage

The Right Property Matters More Than the Emotional Property

The Veteran Legacy Buy Box

e 2-,3-, or 4-unit primary when available and practical

e Strong local rental demand corridor

» Stable neighborhood trajectory

e Reasonable maintenance profile

e Clean title and insurability

¢ Numbers that work after taxes, insurance, and maintenance

* Proximity to base or strong tenant demand corridor

The Strategic Question

Before asking whether you love a property, ask the question that
separates strategic veterans from everyone else:

"Can this property serve me twice?"
Once as a home. Then again as an asset.

Emotional purchases often become financial liabilities. Strategic
purchases become long-term advantages. The goal is to find

properties where both purposes can coexist.



G — Grow

Why Multifamily Is the Preferred First Move — When It Fits

VA purchase loans can be used to buy up to 4 units, provided the borrower lives in one unit as their primary residence. That makes

multifamily owner-occupancy one of the clearest strategic advantages available under VA rules.

©  If the mission is long-term wealth, the first purchase should be evaluated not just as a residence — but as a launchpad.



The Myths That Keep Veterans Playing Small
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Myth 1: "VA requires a 620 or Myth 2: "VA has a hard 41% DTI Myth 3: "You can only use the VA
640 credit score." cap.” loan once."
Reality: The VA itself does notset a Reality: The 41% ratio is a guideline, not Reality: The benefit can be reused — and
universal minimum credit score. Lenders an automatic rejection line. VA in some cases, used simultaneously —
may impose their own overlays — but underwriting treats DT| as secondary to when entitlement remains available.
those are lender requirements, not VA residual income and the total file. High-
requirements. DTl approvals happen when the complete

picture supports it.
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Myth 4: "You must sell your first
home before buying again."

Reality: Not always. If the first home
converts to a rental and entitlement and
income support a second purchase, you
may be able to keep both.

Myth 5: "VA is only for a single-
family starter home."

Reality: VA purchase financing can be
used on 1-4 unit owner-occupied
properties. Multifamily is explicitly on the
table.




Seller Concessions: Where Smart Veterans Create Leverage

How VA Concessions Work Real-World Example

VA rules make an important distinction between normal closing cost On a $425,000 purchase, 4% equals:
assistance and seller concessions. Normal discount points and the

seller's payment of the buyer's allowable closing costs are not counted
toward the 4% concession cap. I 7

Seller concessions above that threshold — for items such as prepaid
expenses, debt payoff, or other permitted structures — are capped at

4% of the property's reasonable value. That is a serious, tangible strategic weapon when structured correctly

at the negotiating table. Veterans who understand this rule negotiate

from a position of strength — not confusion.
@ What the seller can potentially do:

* Pay allowable closing costs
© Smart sellers expect to negotiate. Smart veterans know

* Pay discount points (in many cases)
exactly what to ask for.

* Provide up to 4% additional concessions within permitted
structures



Real-World Example: House-Hack
Start in Florida

lllustrative Multifamily Acquisition — Palm Coast, FL

Property Profile Why This Property Matters

e Duplex — owner-occupant ideal This is exactly the type of asset designed to
configuration serve two missions simultaneously:

+ Listed around $425,000 1. Live in one unit as a primary residence

» Projected gross annual income: now
approximately $34,800 2. Own an income-producing asset that

e Oneside reported rented at converts fully later
$1,450/month at listing

e Palm Coast, FL — strong rental demand

[ VA Underwriting Note: For multi-
corridor

unit VA purchases, prospective
rent may be included in effective
income only when the borrower
demonstrates reasonable
likelihood of landlord success and
maintains 6 months PITI reserves.




How the Numbers Think

What the Property Could Mean Strategically

Using the Palm Coast duplex as an illustrative model, here is how prospective rental income interacts with VA underwriting and long-term strategy:

$34,800 $2,900

Projected Gross Annual Income Monthly Gross Projection
Full duplex at market rents — the ceiling of this asset's earning potential Combined monthly rental income across both units at full occupancy
$2,175 $1,088
75% Underwriting Figure One Lease at 75%
Potential effective income when handbook requirements are met — If only the occupied side is currently rented at $1,450/month — still
materially reshapes affordability meaningful income support

© Thatrent doesn't just "feel helpful." It can materially reshape affordability, residual income strength, and future flexibility — when documented
correctly.



The 12-Month Conversion Move

One of the Cleanest VA Wealth-Building Patterns Available

Year 0 — Acquire 1

Buy the duplex, triplex, or 4-plex with a VA loan. Occupy one unit as
primary residence.

2 Months 1-12 — Stabilize

Build reserves. Establish leases. Learn landlord discipline. Maintain
clean documentation throughout.
Month 12+ — Legitimate Move 3

PCS, promotion, family change, or strategic relocation creates a
genuine reason to move forward.

4 Convert — Full Rental

Former primary becomes a performing rental asset. All units now
generate income.

Next Mission — New Primary 5

Buy the next primary residence using remaining VA entitlement and
departing residence offset rules.

/A Important: The goal is not gaming occupancy. The goal is using the property exactly as the rule intended — then moving forward legitimately and
strategically.



Departing Residence Income

How the First Property Can Help You Buy the Next One

How the Rule Works

VA handbook guidance allows prospective rent from a home you
previously occupied to be used to offset that property's
mortgage payment — as long as the property is not expected to
be difficult to rent.

¢ Rental income is used as an offset, not added as full effective
income

* No lease required if local rental market is strong and
justification is documented

* Reserves are not required simply to offset the prior home's
mortgage payment

Why This Changes Everything

This rule is the bridge between owning one home and building a
portfolio. Without it, the first mortgage can block future purchases
by overwhelming your debt-to-income picture.

With it, the first property stops being a burden and becomes an
ally — actively helping you qualify for the next move.

© Veteran Legacy Translation: The first property stops
being a liability on your balance sheet. It becomes a
strategic partner in your next acquisition.



Yes, You Can Have More Than One VA Loan at a Time

If you still have remaining entitlement, you may be able to keep the first VA-financed property and use your remaining VA eligibility to

purchase another primary residence — simultaneously.

The Real Questions to Ask

% How much entitlement is still % What is the county loan limit where % What is the new purchase price?
available? you're buying next?
—} Can departing residence rent offset the first payment? % Do income and residual income still work with both

payments?



Example: Moving From California to Florida

How Entitlement Math Works Across State Lines

This illustrative example shows how a veteran with an existing VA loan can calculate remaining entitlement and zero-down purchasing power in a

$500K $832,750

2026 Baseline Loan Limit

new county.

Prior CA Loan Amount
Entitlement used: ~$125,000 (25% of $500,000)

$83,188 $332,750

Zero-Down Buying Power

Remaining entitlement x 4 = maximum zero-down purchase supported

FHFA 2026 one-unit baseline for most U.S. counties

Remaining Entitlement
25% of $832,750 = $208,187.50 minus $125,000 used

® If the veteran wants to buy a $400,000 Florida home, the approximate required down payment is only $16,812.50 — 25% of the gap

between purchase price and zero-down buying power. Same benefit. Different county. Different math.



Why County Limits Matter

High-Cost Counties Can Unlock More Zero-Down Purchasing Power

Baseline vs. High-Cost County The Strategic Lesson
. . . Never assume entitlement math is fixed. Three variables determine
Location 2026 Loan Limit 25% Entitlement )
your actual buying power:
Most U.s. $832,750 $208,187 1. County of the new purchase
Counties 2. Purchase price of the next property
(Baseline)
3. Prior entitlement charged on existing VA loans
San Diego ~$1,104,000 $276,000
coLne, G A\ A veteran moving from one market to another should
(High-Cost)

always recalculate entitlement math before assuming

what is or is not possible. County matters.
In a high-cost county, remaining entitlement stretches further —

giving veterans greater zero-down purchasing power on the next
acquisition.



IRRRL: The Underused Savings Tool

How Veterans Improve the First Asset — Long After Moving Out

What the IRRRL Does Why This Is Powerful for Rental Properties
A VA Interest Rate Reduction Refinance Loan (IRRRL) refinances If your first VA property later becomes a rental, an IRRRL can still
an existing VA-backed loan to reduce the rate, lower the payment, be applied. The result:

or improve payment stability. Key rules:

Reduced monthly payment

Must refinance an existing VA-backed loan

Improved cash flow between rent and expenses
* Reuses the entitlement originally charged

Stronger margin on the long-term hold
e Generally no cash out permitted

Increased asset efficiency without moving back in
e Borrower certifies they currently live in — or used to live in —

the h
st binlls © Advanced Takeaway: The property you once lived in can

become a more efficient income-producing asset —
without you ever returning to it.



Active-Duty Compensation: More
Bankable Than You Think

Compensation Snapshot — E-5 with 6+ Years, Jacksonville, FL Area (2026
Reference)

Too many service members underestimate how powerful their compensation structure is when
paired with the right loan strategy. Here is a real-world look:

$4,110 $2,181

E-5 Basic Pay BAH w/ Dependents
Monthly basic pay at 6+ years of service (~2026  Jacksonville, FL BAH at E-5 with dependents — a
published rates) major qualifying factor

$6,291

Combined Monthly

Basic pay + BAH alone. BAS and special pays can
push this higher.

® Important: Income qualification still depends on the full loan file. However, BAH is a
cornerstone of the opportunity — and it is frequently overlooked in financial planning
conversations.




What the "Next Home" Could Look
Like

lllustrative Second-Primary Example — Palm Coast, FL

Property Profile

3 bedroom / 2 bathroom single-
family home

Listed around $308,803
Palm Coast, FL — plausible second
primary target

Represents a clean, livable primary
after the first multifamily has been
stabilized and converted

The Two-Step Sequence in
Action

1.

Start with a multifamily property using
VA financing

Occupy it properly for the required
period

Convert it into a full rental when
legitimately moving

Buy a more traditional single-family
primary as the next step

© You do not have to choose
between living well and investing
well. You can sequence both —
strategically, over time.




5-Year Strategic Roadmap

What Could Happen If You Started Today

7 Thisis not overnight magic. It is disciplined compounding — executed with precision over time.



What Veterans Are Really Building

The Long Game

Over time, a correctly executed VA |oan strategy creates far more
than a place to live. It creates a system of compounding
advantages that serve the veteran long after active duty ends.

Retirement Lens

The goal is not just "owning a home." The goal is owning an asset
that serves you long after active duty — one that supplements
retirement income, preserves generational wealth, and creates
options rather than constraints.

Generational Wealth Lens
Real property, correctly structured and held, can become:

* Equity available for life events
* Monthly income in retirement
* Leverage for the next acquisition

* Inheritance with real, lasting value



How Veterans Blow the Advantage

Mistakes to Avoid at Every Stage

-

Buying Emotionally

Choosing the property you love over the property that
serves you — twice
\ J

N o N

Ignoring Multifamily
Defaulting to single-family without ever running the

numbers on 2—4 unit opportunities
\. J

-\

Score Myths

Assuming VA requires a specific credit score across the
board and self-disqualifying prematurely
\. J

— e

DTI Fatalism

Treating 41% DTl as an automatic dead end when the
full file often tells a different story
\ J

—_—————

Selling Too Soon

Selling the first house before exploring whether it could
become a rental asset
\, J

— L

Poor Documentation

Failing to document rents and reserves — the
paperwork that makes the strategy legal and provable
\, J

—

Entitlement Blindness

Not understanding entitlement math before the next
move — and leaving buying power on the table

\ J

—i o SN

Ignoring the IRRRL

Never revisiting the first VA loan with a rate reduction
refinance when it could improve long-term cash flow

\ J

W

Bad Advice

Taking guidance from people who know headlines but
not the actual VA guidelines that govern the benefit

A Veteran Legacy Truth: The benefit is powerful. But sloppy execution wastes powerful tools.



Why Veteran Legacy Exists

We didn't serve just to survive. We served to build something.

The Mission

Veteran Legacy exists to help veterans
and active-duty personnel think bigger,
move smarter, and use the home loan
benefit with maximum strategic intent.

This is not about generic mortgage talk,
rate-shopping, or one-size-fits-all
advice. This is about structure,
positioning, leverage, repetition, and
building a long-term advantage — one
strategic acquisition at a time.

What Sets This Apart

Education First

Veterans deserve to understand the
rules before they sign anything

Strategy Always

Every transaction is evaluated through
the lens of long-term positioning

Built for Veterans

By people who understand service,
sacrifice, and what comes after

9] PAIIT_sof!P

Ifit's mportian .
| break thisg

\



Your Next Step

Get a Strategy — Not Just a Rate Quote

If This Changed How You Think About the VA Loan

The next move is simple. Do not wait for perfect conditions. Get connected, build your personalized mission plan, and start using the benefit
with maximum strategic intent.

. Visit www.Vet-Legacy.com

« Get connected with the Veteran Legacy team

«  Build your personalized mission plan

«  Map your first purchase — or your next one

« Learn how to use the VA benefit to its full capability

Visit Vet-Legacy.com Build My Strategy

Arming Veterans with Opportunity and Education

Veteran Legacy | Road to 100


http://www.vet-legacy.com/
http://www.vet-legacy.com/
http://www.vet-legacy.com/

Appendix A: Key VA Rules Quick Reference

The Foundational Rules Every Veteran Should Know Cold

Purchase Loan Basics

VA purchase loans are for owner-occupied properties. Financing is available
on 1-4 unit properties as long as the veteran occupies one unit as a primary
residence.

\.

Credit Score

VA itself does not set a universal minimum credit score. Individual lenders
may impose overlays. The full risk picture — not a single number — drives VA
underwriting decisions.

DTI Guidelines

The 41% DTl ratio is a guideline, not a hard universal cutoff. Residual income
and the total file are the primary VA underwriting considerations.

Seller Concessions Cap

Seller concessions above normal closing cost assistance are capped at 4% of
reasonable value. Normal discount points and buyer closing cost payment
are treated separately.

Prior Primary Rental Income

Rental income from a prior primary residence can offset that property's
mortgage payment under VA handbook guidance — without requiring
reserves solely for that purpose.

Multi-Unit Subject Property Rent

Prospective rent from additional units may be included as effective income
when handbook requirements are met — including 6 months PITI reserves
and demonstrated landlord readiness.

Multiple Simultaneous VA Loans

Veterans can hold more than one VA loan at the same time when sufficient
entitlement remains available.

J J \\
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IRRRL on Former Primary

An IRRRL can be applied to a property the veteran used to occupy — even
after it has converted to a rental. The borrower certifies past occupancy.




Appendix B: lllustrative Property Examples

Market Examples Referenced Throughout This Guide

The following properties were used as illustrative examples to ground the strategy in real-world market conditions. These represent the types of assets veterans should be
evaluating — not one-size-fits-all solutions.

Property Type lllustrative Price Strategic Purpose in Guide

35 Brunswick Ln, Palm Coast, FL Duplex ~$425,000 House-hack / owner-occupant
investment model — multifamily first
acquisition example

1 Crystal Way, Palm Coast, FL Multifamily ~$440,000 Alternative multifamily listing example
in the same target corridor

2236 Post St, Jacksonville, FL Duplex (Riverside) Fully Leased Stabilized duplex generating
~%$3,000/month — example of a
converted, cash-flowing asset

9 Buffalo View Ln, Palm Coast, FL Single-Family ~$308,803 Second-primary style acquisition after
multifamily conversion — "living well
and investing well"

® These examples are illustrative and market-specific. Property values, rents, and availability change. Work with Veteran Legacy to identify comparable opportunities
in your target market. Visit www.Vet-Legacy.com to get started.



http://www.vet-legacy.com/

Connect With Us

Ready to Build Your Legacy? Let's Talk Strategy.

i, Direct: 904.517.4049
1., Office: 904.906.8869

Douglas Wilkerson

Branch Manager | America's #1 VA Mortgage Broker B douglaswilkerson@freemandouglas.com

Edge Home Finance @ Vet-Legacy.com

Founder, Veteran Legacy | Road to 100

NMLS 1680719
Start My Mission at Vet-Legacy.com [ Call Now: 904.517.4049 ]

Veteran Legacy | Road to 100 — We Didn't Serve Just to Survive. We Served to Make a Difference.
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