VA Regional Guidelines

Winterizations
Manchester Regional Office
Applies to the following states: Connecticut, Massachusetts, Maine, New Hampshire, Vermont, Rhode Island, and New York

Local Release: 26-03-06
a. Required services for all properties:

1) The water shall be shut off at the meter valve; the meter disconnected (not cut) and drained.

2) Drain all water lines by opening all valves and faucets.

3) Drain the hot water tank and open the safety relief valve from same.

4) All commodes shall be flushed to drain all water from tank and bowl. Remaining water must be siphoned out.

5) All drain traps must be siphoned of excess water.

6) All water lines shall be blown clear of all water using a minimum 50 lb. of air pressure.

7) Permanent non-staining anti-freeze suitable for plastic piping shall be poured into each commode bowl and all drain traps.

b. Required services for properties with hot water or steam heating systems:

1) Open all drain cocks on boiler.

2) Open all valves and air bleeders on expansion tanks and radiators.

3) All return lines shall be disconnected at the lowest point of the system and at boiler return entry, allowing all lines to drain.

c. Required services for properties with hot water radiant heating systems, water lines in concrete floor:

1) Drain boiler completely.

2) Disconnect distribution lines at boiler and blow all lines free of water using minimum of 50 lb. of air pressure.

d. Required services for properties with hot water baseboard heating systems:

1) Drain boiler completely.

2) Open all air bleeder valves.

3) Disconnect distribution lines and blow all lines free of water using minimum of 50 lb. of air pressure.

4) If heating system is multi-zoned, each zone or loop must have lines blown.

e. A tag noting the date of winterization will be attached to the hot water tank, meter shut-off valve, all commodes and kitchen faucets.

f. Failure to properly winterize a property could result in substantial damage to the property, thereby increasing the risk of a No Bid/No Election case or claim adjustment.

SUMP PUMPS

1) Replacement must be substantiated by photos and will be verified by reviewing the liquidation appraisal.

2) The servicer/holder is authorized to maintain the electricity on those properties where there is a sump pump.  Reimbursement for this payment will be made on the Claim Under Guaranty when a paid receipt is provided.
UTILITIES

Utilities should be turned off unless required to protect the property.  This typically involves the maintenance of electrical service for homes to maintain operation of a sump pump.  All utility charges should be well documented and justified on your claim for reimbursement to be considered.  Delinquent utility charges incurred by the owner will not be reimbursed unless they are lienable charges.
Cleveland Regional Office

Applies to the following states: Delaware, Indiana, Michigan, New Jersey, Ohio, Pennsylvania

Information Letter: 26-03-13, Exhibit A

Required services for all properties:

1. The water shall be shut off at the meter valve; the meter disconnected (not cut) and drained.

2. Drain all water lines by opening all valves and faucets.

3. Drain the hot water tank and open the safety relief valve from same.

4. All commodes shall be flushed to drain all water from tank and bowl.  Remaining water must be siphoned out.

5. All traps must be siphoned of excess water.

6. All water lines shall be blown clear of all water using a minimum of 50 lb. of air pressure.

7. Permanent non-staining antifreeze suitable for plastic piping shall be poured into each commode bowl and all drain traps.

Required services for properties with hot water or steam heating systems:

1. Open all drain cocks on boiler.

2. Open all valves and air bleeders on expansion tanks and radiators.

3. All return lines shall be disconnected at the lowest point of the system and at boiler return entry, allowing all lines to drain.

Required services for properties with hot water radiant heating systems, water lines in concrete floor:

1. Drain boiler completely.

2. Disconnect distribution lines at boiler and blow all lines free of water using minimum of 50 lb. of air pressure.

Required services for properties with hot water baseboard heating systems:

1. Drain boiler completely.

2. Open all air bleeder valves.

3. Disconnect distribution lines and blow all lines free of water using minimum of 50 lb. of air pressure.

4. If heating system is multi-zoned, each zone or loop must have lines blown.

A tag noting the date of winterization will be attached to the hot water tank, meter shut-off valve, all commodes and kitchen faucets.

Failure to properly winterize a property could result in substantial damage to the property, thereby increasing the risk of No Bid/No Election case or claim adjustment.

Sump Pumps:

Replacement substantiated by photographs and will be verified by reviewing the liquidation appraisal.  

The servicer/holder is authorized to maintain the electricity on properties where there is a sump pump.  Reimbursement for this payment will be made on the Claim Under Guaranty when a paid receipt is provided.
Roanoke Regional Office

Applies to the following states: District of Columbia, Kentucky, Maryland, Virginia, West Virginia

Loan Guaranty Information Letter: 26-03-06

A standard winterization fee will be reimbursable unless the property has a hot water (boiler) heating system (base board, radiator, etc.).  Normally, winterization will only be performed between October and March.  

Standard (dry): $60.00

Boiler (wet):  $80.00

Atlanta Regional Office

Applies to the following states: Georgia, North Carolina, South Carolina, and Tennessee

Loan Guaranty Bulletin: 263-03-14

Winterizing and/or Servicing Plumbing Systems:  This is to include turning off the water supply at the meter or disconnecting the service; draining the pipes and water heater; and during the period between October 1 and April 1, installing antifreeze or similar material in toilet bowls and traps to prevent damage caused by freezing.  

A reasonable fee for this service is:

For service between October 1 and April 1
$50

For service between April 1 and October 1
$25

St. Petersburg Regional Office

Applies to the following states: Alabama, Florida, Mississippi

Information Bulletin: 26-03-10

Holders are expected to use good judgment to determine when winterizing is necessary.  Winterizing can include disconnecting the water service, draining the pipes, water heater, and potable well pump if the property is serviced by an individual water system, and installing antifreeze or similar material in toilet bowls and traps to prevent damage caused by freezing.  (Not reimbursable in Florida).

A maximum of $55 will be reimbursed.  

St. Paul Regional Office
Applies to the following states: Illinois, Iowa, Kansas, Minnesota, Missouri, Nebraska, North Dakota, South Dakota, Wisconsin

Regional Loan Center Memorandum No. 03-08

All vacant properties should be winterized between October 1st and April 1st.  If weather conditions in an area warrant action outside these dates, holders/servicers should use judgment and take appropriate action to protect the security.

Winterization must include a thorough and complete draining of all plumbing systems (lines should not be cut).  The water supply to the property must be shut off at the curb if possible.  If a curb shut-off is not possible, the main interior water supply must be shut off.  In either case, the water meter must be disconnected and left in the property.  The disconnected feed pipe leading from the main water valve must be plugged.

Domestic Plumbing:  The hot water heater and all domestic supply and distribution piping must be thoroughly drained.  All faucets and valves must be opened in the process and then be closed after draining is completed.  Adequate amounts of antifreeze are to be placed in all fixtures and traps including toilet tanks and bowls.

Hot Water Heating Systems:  The heating system should be drained, or as an alternative to draining, VA will accept a 50/50 anti-freeze mixture in the heating system.  Cost estimates should be reviewed prior to winterizing hot water systems since it could be cheaper to keep the dwelling heated for the balance of the heating season.  

Sump Pumps:  When a sump pump is used to keep basements or crawl space dry, check to make sure the pump is operable to ensure that the property is not damaged by flooding.

Only non-toxic antifreeze (propylene-glycol) may be used for winterization.  Windshield washing fluid and automotive antifreeze (ethylene glycol) is not acceptable.  All winterization procedures and materials must comply with state and local codes, ordinances and regulations.

The preservation company must indicate whether utilities (water, electrical, or gas) were in service at the time the property was winterized and this report should be submitted with the holder’s claim.

Heating:  There may be situations where a property should also be heated.  The need to maintain heat depends on the quality of construction and if a lack of heat would cause damage to the property during cold weather.  Townhouses and properties with sump pumps may also require heating.  If heat is left on, thermostats should be set at 55 degrees.  

Utilities:  It is recommended that utilities be turned off since utility costs will not be reimbursed on a claim unless required to protect the property.  For example, electrical service is required to maintain heat or operate a sump pump to keep the basement from flooding.  Reasonable charges for utility fees and fuel will be reimbursed.  Delinquent utility charges incurred by the owner will not be reimbursed unless they are lienable charges.  Utility charges should be justified on the claim.

Swimming Pools:  Feed lines should be winterized but pools should not be drained.  Holders should follow the guidelines established by The Department of Housing and Urban Development (HUD) for the protection and preservation of swimming pools.  Do not drain in-ground pools.  A cover must be installed to prevent access and the fence doors/gates must be padlocked.

Houston Regional Office

Applies to the following states: Arkansas, Louisiana, Oklahoma, Texas

Bulletin Nos.: 2002-13, 2001-08

Winterizing can include disconnecting the water service, draining the pipes, water heater, and well pump if the property is serviced by an individual water system, and installing non-toxic antifreeze or similar material in toilet bowls and traps to prevent damage caused by freezing.  Holders are expected to use good judgment to determine when winterizing is necessary.  A maximum of $55 will be reimbursed.

Denver Regional Office
Applies to the following states: Alaska, Colorado, Idaho, Montana, New Mexico, Oregon, Utah, Washington, Wyoming

Loan Guaranty Letter: 03-07 261-1

Winterization of plumbing and heating systems should be done year-round.  During the winter months the utilities should remain on and set at 55 degrees, in addition to winterization.  VA will reimburse for transfer of utilities to holder’s name, as well as actual utility costs when the property is vacant.

Phoenix Regional Office

Applies to the following states: Arizona, California, Nevada

Loan Guaranty Information Bulletin 26-03-11

Winterization can include disconnecting the water service, draining pipes and water heater, and installing antifreeze or similar material in toilet bowls and traps to prevent damage caused by freezing.  In areas where freezing is a hazard, the normally should be done between October 15 and March 15.  In areas where freezing is not a hazard, there will be no reimbursement for winterization.

Hawaii Regional Office
Applies to Hawaii

Loan Guaranty Information Bulletin No. L-95-7

Due to infrequency of foreclosures in the area, no schedule of reimbursable property preservation expenses has been issued.  Requests must be approved by the Loan Service Representative at (808) 566-1475.
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