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With NAS Pensacola anchoring the local economy, VA loans are part of daily
business here — but the process still trips up buyers unfamiliar with how it actually
works in this market.

Naval Air Station Pensacolaisn't aminor factor in our local real estate market — it's one of the
largest employersin the region, and a steady stream of active-duty, veteran, and retired military
buyers means VA loans are aroutine part of how homes get bought here. If you're eligible for one,
you have real advantages other buyers don't. But | till see the same handful of misunderstandings
trip people up every PCS season, so let's go through how it actually works.

What a VA Loan Actually Offers

No down payment required for most eligible borrowers with full entitlement. No private
mortgage insurance (PM1), a meaningful monthly savings compared to a low-down-payment
conventional loan. Competitive interest rates, often at or below conventional rates. And aVA
funding fee that appliesin most cases (though it's frequently rolled into the loan amount, and some
borrowers — including those receiving VA disability compensation — are exempt entirely).

None of thisis unique to Pensacola, but because so much of our buyer pool usesit, local lenders,
agents, and even sellers are generally comfortable with VA transactionsin away that isn't true
everywhere.

VA Loan Eligibility Basics

Eligibility generally comes down to service history — length of active duty, discharge status, and in
some cases National Guard or Reserve service — documented through a Certificate of Eligibility

(COE). If you're not sure whether you qualify, your lender can typically pull your COE directly. Get
this step done before you start touring homes seriously; it removes alayer of uncertainty from every



offer you make.

How the VA Appraisal and MPRsWork Here

VA loansrequireaVA appraisal, which checks not just value but also Minimum Property
Requirements (MPRs) — the home has to be safe, sound, and sanitary. In Pensacola specifically,
termite inspections are required by Florida law regardless of loan type, and older homes near the
coast sometimes have wear that needs addressing before an MPR-compliant appraisal clears. Flood
zone status also matters — if a property requires flood insurance, that gets factored into your overall
approval.

Common Pitfalls Military BuyersRun Into Here

PCStimeline pressure. A hard report date creates real pressure to close fast. Start the process —
lender conversation, COE, pre-approval — as early as your orders allow.

Appraisal gapsin competitive listings. In a multiple-offer situation, a VA loan's requirement that
the home appraise at or above the purchase price can put you at a disadvantage unless your offer is
structured to address a potential gap.

Condo dligibility. VA loans can only be used on VA-approved condominium developments, and
not every Pensacola-area condo carries that approval. Confirm VA approval status before you get
attached to a specific unit.

Seller unfamiliarity, occasionally. Most Pensacola sellers are comfortable with VA offers given
how common they are here, but a well-prepared offer and a knowledgeable agent resolves any
occasional hesitation quickly.

Where Military Families Tend to Buy Near NAS Pensacola

Proximity to base, commute pattern, and school district all factor into where military families end up
looking, and the right answer varies by family. I've written a broader guide to housing near NAS
Pensacolathat goes deeper into neighborhood-by-neighborhood tradeoffs for military buyers
specifically, worth reading alongside this one if base proximity is atop priority.



What | Tell Every VA Buyer Before We Start L ooking

Get your COE and lender pre-approval sorted first — it's fast, and it makes every offer you write
stronger. Understand your funding fee situation, including whether you qualify for an exemption.
And loop mein on your timeline early, especialy if there's a hard PCS date, so we can build aplan
instead of reacting to adeadline. VA |loans are a genuine advantage in this market when they're used
with alittle preparation.

Frequently Asked Questions About VA Loansin Pensacola
Does Pensacola have VA-approved condos?
Some do, but not all — VA loan €ligibility is determined building by building, not city-wide. If

you're considering a condo purchase with aVVA loan, confirm the specific building's VA-approval
status with your lender before making an offer.

Do | need a down payment for a VA loan in Pensacola?

Most eligible borrowers with full entitlement can purchase with no down payment. You'll still want
to budget for closing costs and the VA funding fee, though the funding fee can typically be rolled
into the loan amount, and some borrowers are exempt from it entirely.

How fast can a VA loan close during a PCS move?

VA loans can close on a comparable timeline to conventional 1oans when the process starts early —
generally 30 to 45 daysis realistic once you're under contract with your Certificate of Eligibility and
lender pre-approval already in hand.



