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This guide should help people understand what the VA loan really is, who it works 
best for, what makes Hawaii different, and how to actually use it to buy here with 
fewer surprises.

The VA home loan remains one of the strongest financing options for eligible 
buyers because it can allow no down payment, no monthly PMI, limited closing 
costs, and repeat use of the benefit. Buyers still need lender approval for credit, 
income, and occupancy, and the home must meet VA and lender requirements. 
(benefits.va.gov)

http://benefits.va.gov/


Why This Topic Matters in 
Hawaii
Hawaii has a large military and Veteran population, so this is a very relevant local 
buying topic. Many buyers hear "VA loan" and assume it is complicated, weak, or 
hard to get accepted, which is not always true. Hawaii home prices make financing 
structure especially important.

This guide is about helping buyers understand the rules, the benefits, and the 
Hawaii-specific things that can affect a purchase.



What a VA Home Loan Actually Is
The Basic Structure

A VA loan is a VA-backed mortgage, not usually a loan directly from 
the VA. The loan is made by a private lender and backed in part by 
the Department of Veterans Affairs.

The Purpose

The program exists to help eligible Veterans, service members, and 
some surviving spouses buy, build, improve, or refinance a home.

The biggest headline benefit is that many buyers can purchase with 
no down payment and no monthly private mortgage insurance.

(Veterans Affairs)



Who May Be Eligible
"Can I even use this?"

1

Service History & Duty Status
Eligibility is tied to service history and duty status.

2

Certificate of Eligibility (COE)
Buyers generally need a Certificate of Eligibility (COE) to proceed.

3

Lender Requirements
Beyond VA eligibility, buyers must also meet lender requirements 
for credit, income, and occupancy.

4

Primary Residence
The home generally needs to be the buyer's primary residence.

(Veterans Affairs)



Biggest Advantages of Using VA Financing

No Down Payment
No down payment required in many 
cases.

No Monthly PMI
No monthly PMI, which can make monthly 
payments more manageable versus other 
loan types.

Competitive Rates
Competitive interest rates are common.

Limited Closing Costs
Limited closing costs compared with some other financing types.

Lifetime Benefit
It is a lifetime benefit, so eligible borrowers may use it more than 
once.

In a high-cost market like Hawaii, even saving the down payment and PMI can be a major difference-maker.

(benefits.va.gov)

http://benefits.va.gov/


What Properties Can Be Bought with a VA Loan
VERY IMPORTANT FOR HAWAII — CONDOS

Eligible Property Types

VA-backed purchase loans can be used to buy:

Single-family homes

Up to 4-unit properties

Condos in VA-approved projects

Manufactured homes

Homes with certain improvements

Some new construction scenarios

(Veterans Affairs)

Hawaii-Specific Angle

Condos are a major part of Hawaii inventory, so viewers need to know that 
not every condo is VA-approved.

Condo approval can become a real issue in Hawaii, especially when buyers 
are focused on a specific building or resort area.

This is one of the first things your team should verify when someone wants 
to use VA financing on a condo.

(Veterans Affairs)



2026 Loan Limit Conversation: What Viewers Get 
Wrong
The VA says that borrowers with full entitlement do not have a loan limit, as long as they qualify and the appraisal supports value. Loan limits still 
matter in some situations, especially for buyers with partial entitlement.

Baseline Conforming Loan Limit 
(One-Unit)
For 2026, FHFA set the baseline 
conforming loan limit for one-unit 
properties at $832,750.

Hawaii Baseline (One-Unit)
In Hawaii, the baseline for one-unit 
properties is $1,249,125.

Hawaii Ceiling (One-Unit)
The ceiling for one-unit properties in 
Hawaii is $1,873,675.

"Full entitlement does not mean unlimited affordability. It means the VA itself is not capping you with a standard loan limit the way many 
people think."

(Veterans Affairs)



Closing Costs Buyers Should 
Expect
Even with zero down, VA buyers still have closing costs.

Origination Fee
Lenders often charge a 1% flat origination fee, and other lender fees may 
apply.

Negotiable Fees
Some fees are negotiable, so buyers should ask questions rather than assume 
every fee is fixed.

The Funding Fee
The funding fee is separate from normal closing costs.

"VA is powerful, but it doesn't mean no cash needed at all."

(Veterans Affairs)



Hawaii-Specific Realities VA Buyers Should Think 
About
Condo-heavy inventory means project approval matters. Insurance and property-specific issues can affect affordability and lender comfort.

HOA Dues
Buyers should think carefully about HOA dues 
and how they affect the overall monthly 
payment.

Special Assessments
Special assessments can arise unexpectedly 
and add significant cost to ownership.

Flood Exposure
Flood exposure is a real consideration in 
many parts of Hawaii and can affect 
insurance costs.

Lava-Zone Considerations
Lava-zone considerations on parts of the Big 
Island can affect insurability and lender 
comfort.

Overall Monthly Payment
Buyers should focus on overall monthly 
payment, not just purchase price.



Common VA Myths to Debunk

Myth "VA buyers always lose in multiple offers."
A strong lender, a clean file, and a smart local agent matter a lot. 
The loan itself is not the whole story; execution matters.

Myth "VA appraisals are impossible."
Sellers never want VA. You can only use VA once. These are not 
accurate generalizations.

Myth "VA means no money out of pocket ever."
Closing costs still apply. Buyers should understand the funding 
fee versus closing costs distinction.

Myth "Any condo will work."
Not every condo is VA-approved. Project approval must be 
verified early in the process.

Repeat use is possible, and some buyers can restore entitlement. Close and prepare for occupancy. (Veterans Affairs)

Questions buyers should be asking:

How much cash should I still expect to bring to closing?

What island or area best fits my work, lifestyle, and budget?

Should I use my VA benefit now or save it for later?



Red Flags and Mistakes to Avoid
Falling in love with a condo before checking project approval

Shopping at the top of approval instead of at a comfortable payment

Not understanding funding fee versus closing costs

Choosing a lender with weak VA execution

Treating Hawaii like a mainland market and underestimating local cost factors

Believing every online VA ad or refinance promise

VA has recently warned buyers about misleading home-loan marketing claims. (VA News)



Core Takeaway
A VA loan is still one of the best paths to homeownership for eligible buyers in 
Hawaii in 2026, but the smartest approach is combining the benefit with strong 
lender guidance, local market knowledge, and careful property selection.

Strong Lender Guidance
Work with a lender who has deep 
VA execution experience and 
understands Hawaii's unique 
market.

Local Market Knowledge
Hawaii is not a mainland market. 
Local expertise in pricing, inventory, 
and property types is essential.

Careful Property Selection
Verify condo approval, understand lava zones, HOA dues, and all local cost 
factors before committing.

(benefits.va.gov)

http://benefits.va.gov/

