FHA Loan Limits In Alaska Need Review
August 21, 2005

Dear Dave: We can’t buy the home we want in Anchorage at an affordable $250,000 because FHA doesn’t go that high. What can we do?

Answer: FHA loan limits for a single family home in Anchorage and Wasilla are currently set at $235,100. By comparison, VA and Conventional loan limits are $539,475.

FHA loan limits desperately need review for Alaska families who simply can’t shop at these prices. The Federal Housing Authority (FHA) program has traditionally been the backbone of home lending in this country, enabling families to purchase a house with just 2.25% down payment.

Conventional financing typically requires 5% down as a minimum, and VA (a military benefit) requires no down payment at all. Whilst conventional lenders can ‘juggle the books’ to help you with a down payment as low as zero, it will cost you an arm and a leg compared to FHA in the long run.

With Alaska population currently at 660,000 and set to rise to 700,000 by 2010, the Federal Department of Housing and Urban Development needs to stay on top of price changes in regions like Alaska, and continue to support families in obtaining a decent home in which to raise there children.

I am told by local lenders that they are pressing the HUD regional office in Santa Ana CA. constantly for an increase, but a convoluted formula, influenced by the affordability of Site Condos under $200,000, is holding back approval.

Dear Dave: A house came on the market at $264,000 and I was the first person to see the property. That same day I wrote up an offer for $264,000 plus $1,000 over any competing offers up to a limit of $275,000.

I am told that the seller received a second offer of $270,000 and accepted it! Why would a seller not have taken my offer?

Answer: I can think of several reasons why a seller may not necessarily have taken your offer. There is much more involved in a real estate sale than just the price. Whilst we think of price as the major factor, other aspects of your offer could have been unattractive.

One is financing, as referenced in my column last week. If you were using VA financing, the chances of a full appraisal at $275,000 were probably slim, so your financing could have blown the deal. Maybe the other buyer waived his right to a home inspection; maybe he offered a 7 day closing for cash. There are dozens of potential scenarios. I recently submitted an offer for clients $5,000 above list price, but the sellers took a lower offer from people they knew personally as friends.

There is one other important possibility. Some sellers (and their Realtors) feel that the ‘$1,000 above any competing offer’ is a ‘cheap shot’, an unfair competitive practice. It is possible that the sellers, in conference with their Realtor, did not like your approach on ethical grounds.

Personally, when I represent a seller, their financial interests are my major concern and I may well have suggested asking both buyers to re-submit their “best” offer. Multiple offers are common these days and Realtors have varying opinions on how they should be handled. In addition, the sellers themselves, who make the final decision, have varying attitudes when receiving multiple offers. Some feel that the first one in should receive priority; some take a more aggressive, strictly business view.
In general terms, barring extraneous matters, net cash in the seller’s pocket is the number one consideration, followed by how smoothly the deal is likely to move through to full consummation. That is, what good is any offer if it won’t close?

Dear Dave: We recently bought a home in Anchorage and it turned out that an easement exists on our property, but was not shown on the as-built survey. We tried to make a claim on our Title Insurance but it was not covered - your comments, please?

Answer: Owner's Title Insurance does not cover a number of scenarios

which are covered in the Lender's (ALTA) Policy. One of these exceptions is discrepancies on the as-built survey.

If a buyer wishes to include the same extended coverage that a

lender has, it will cost an additional 30% premium to the standard

owner's policy. However, the title company will also require a

sophisticated 'ALTA Survey' which, on a residential property, will cost

anything from $2,000 to $5,000 or more. In other words, it is vary rare for buyers to obtain the extended coverage on an owner's title policy - it just costs too much.

It is, therefore, critical that buyers make every effort to ensure

the accuracy of the as-built themselves, before closing. Ask your

Realtor to insist, next time, on a re-certification of the survey by a

competent surveyor. The standard purchase agreement used by Realtors in

Anchorage has a place for this condition to be inserted and I recommend

you always take advantage of it.

You may want to read your title insurance policy also, which

generally lists about 7 exceptions to the coverage, survey

irregularities being one of them. 

Dear Dave: I will be 65 next summer. My husband is 61. Both of our names are on the title to our house. Will we be eligible for the property tax exemption for seniors over 65? If so, whom do we contact in the Municipality? I am not even sure this program is still in effect, so any information you can provide will be most helpful.

Answer: You will be eligible for an exemption in 2007. So long as one spouse turns 65, the property in which you live as husband and wife becomes eligible for exemption in the Anchorage Municipality in the year following.  Even if the spouse turning 65 years of age is not on the title to the home, the property tax exemption still applies. For any further information, you should call the MOA, Property Appraisal Division, on 907-343-6770.

