
Good Deeds
Properties Only 

10% Down
Payment Available

0% Deferred
Second Loan
You are not required to
make payments on
the principal as long
as you live in the home
and meet all program
requirements.

The Down Payment
Assistance Loan is
available for a
minimum of $10,000
and a maximum of
$75,000.

Only deed-restricted
homes occupied as
the borrower’s primary
residence are eligible
for down payment
assistance.

Households selected to receive down
payment assistance will enter into a loan
agreement with Big Sky Community
Housing Trust (BSCHT). BSCHT secures its
down payment loans through second
mortgages on the title.

Borrowers must first qualify for a primary
mortgage. Once preapproved by a lender
who agrees to the terms of the deed
restriction, borrowers must complete a loan
application with BSCHT. 

The borrower must agree to the following:
One owner must work an average of 30
hours weekly in Big Sky.
This owner must also earn 75% of their
income in Big Sky.
This owner must occupy the home as
their primary residence.
BSCHT prohibits short-term renting any
portion of the property.

Loan Details Appreciation Share

To sustain the program, borrowers will
repay the loan, plus a share of the home's
appreciation, if any of the following occur:

The borrower sells the home.
The borrower refinances.
The borrower transfers the home without
selling it.
The borrower no longer occupies the
home as their primary residence.
The borrower violates the terms of the
Trust Indenture or Deed Restriction.

BSCHT bases the share of appreciation that
borrowers repay on the percentage of the
original purchase price covered by the
Down Payment Assistance loan. For
example, if the loan covered 10% of the
original purchase price, borrowers will repay
10% of the home’s increase in value, plus the
original loan amount. If the home does not
increase in value, borrowers still need to
repay the original loan amount.
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Good Deeds Down Payment Assistance Program Summary 

Product Big Sky Good Deeds Down Payment Assistance Program 
Eligibility ● Available to full-time workers within the Big Sky Resort Area District (BSRAD). 

● Property must be located in BSRAD and have a previously recorded Good Deeds restriction. 
● Borrower must be employed at least 1,560 hours annually, an average of 30 hours per week, 

within the BSRAD during the loan term.  
● Borrower must earn 75% of borrower’s income from within BSRAD. 
● Applicants must have a Minimum Debt to Income ratio, after first mortgage, of 28%. 

Program Summary ● Second mortgage is available to assist qualified borrowers with a down payment assistance 
loan. 

● Borrower to occupy as a principal residence for the duration of the loan. 
● Borrower must qualify for conventional 1st mortgage. Must receive approve/eligible finding. 
● Big Sky Community Housing Trust will fully underwrite the second mortgage. 
● 1st Mortgage Lender to provide appraisal. 
● Borrower must participate in Homebuyer Education class and counseling through 

NeighborWorks Montana 
● Preference for minimum 24-month residency in Gallatin/Madison County prior to purchase 

date.   
Loan Amount ● Minimum loan amount: $10,000 

● Maximum loan amount: $75,000 
● DPA loan should not exceed 10% of the purchase price. 
● The purchase price must account for the amount previously paid by BSCHT for the original 

Good Deeds restriction. 
Term ● Match term of 1st Mortgage up to 30 years 

Interest Rate 

● 0%. Repayment of principal and appreciation share deferred until the sale of the home, 
home is no longer borrower’s primary residence, borrower no longer meets employment 
requirements, 1st mortgage is in default, or 1st mortgage is paid in full (either through full 
amortization, refinance, or other prepayment) 

Shared Appreciation ● The appreciation share percentage will be the share of the appreciated value represented by 
the down-payment assistance loan. 

● Appreciation Share Percentage = DPA Loan/Purchase Price 
● Appreciation Share = Appreciation Share Percentage x the total appreciation at resale 

Credit Guidelines ● Ratio maximum 33/43 unless valid compensating factors apply 
● Credit Scores: 1st mortgage approval (copy of conditional approval provided by the primary 

lender) 
● If less than 640, require BSCHT manager approval. 
● General employment history of 2 years. 
● Non-occupying co-borrowers are permitted. 

LTV ● Total loan to value cannot exceed 105% of the purchase price. 
Cash Requirement ● Borrowers must contribute 3% of the purchase price from their own funds. 

● More than the minimum may be required to comply with the 105% CLTV maximum. 
Asset Limits ● At least 2 months of liquid reserves after the transaction. 

● Liquid Net Worth of not more than 0.5 times the value of the home being purchased. 
● Borrower cannot own any residential property, including through an LLC. 

Fees ● Underwriting fee-$1,000 
● Title policy fee 
● Recording fee 
● Title Company closing fee 
● These fees can be financed as long as the CLTV is within 105% or 1st mortgage requirements 

Security ● Mortgage will be secured by a deed of trust. 
● Must not be in less than second position. 
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● Loan is not assumable. 
● Loan is not forgivable.  

Payments ● Deferred until a repayment event occurs.  

How it Works 
Households selected to receive down payment assistance will enter into a loan agreement with Big Sky 
Community Housing Trust (BSCHT) that outlines the terms of the loan. Down payment loans are secured on 
title through second mortgages. 

The Down Payment Assistance Loan is available for a minimum of $10,000 and a maximum of $75,000. 

Down Payment Assistance loan funds may be used in conjunction with other Down Payment Assistance 
loans, subject to the limitations of those programs and a 105% CLTV maximum. 

Other characteristics of the program include the following: 
● Persons seeking funding for properties that do not have a Good Deeds restriction are not eligible for 

down payment assistance.  
● Persons seeking funding for properties with a Good Deeds restriction recorded between 2022 and 

2024 must record the updated deed restriction approved by BSCHT’s Board of Directors on October 
9, 2024. 

● The purchase price must account for the amount previously paid by BSCHT for the original Good 
Deeds restriction. BSCHT staff will determine this internally before sending any loan applications for 
underwriting to NeighborWorks Montana. 

● Homeownership training is mandatory.  Participants must attend and complete an online training 
session and virtual counseling session with NeighborWorks Montana before the closing date of the 
home purchase. 

Eligible Purchasers 
DPA loan applicants who want to purchase a home with a Good Deeds restriction must complete BSCHT’s 
application before entering into a contract to purchase a Good Deeds home. Applicants must also meet 
several qualification criteria, including:  

● Qualifying for a primary mortgage 
● Competency Requirement: The buyer must be of legal age (18+) and competent to consent and enter 

into legally binding contracts. 
● Creditworthiness Requirement: The buyer household must demonstrate a history of successful and 

responsible efforts to honor its financial obligations.   
● Current Resident: The program has a preference for a 24-month residency in Gallatin or Madison 

County prior to the purchase date. 
● Buyers must intend to have the home as their one and only residence. It cannot be transferred or 

leased to someone else. A buyer who currently owns other residential property as an individual or 
member of an LLC must liquidate all interests before closing on a Good Deeds property.  

● Long-term room rentals within the home are allowed as long as the owner of record simultaneously 
occupies the home and leases are at least 30 days in length.  

● After the purchase, buyers will have at least two months of liquid reserves sufficient to cover monthly 
payments, including principal, interest, taxes, and insurance (PITI). Reserves are identified as cash, 
checking accounts, savings accounts, bonds, stocks, mutual funds, and gift funds. Retirement funds 
such as 401K or IRAs are not included.   

https://www.nwmt.org/partners/online-homebuyer-education/
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● All transactions must be “arms-length” in nature.  Buying or selling to family members is not 
permitted within the DPA program. 

● The buyer's net worth (based on market values) cannot be greater than 0.5 times the value of the 
property.  

 

Threshold Eligibility Requirements  
● Primary Residency Requirement: The borrower must reside in the Good Deeds property for 12 

months of the year (excluding normal vacation, trips out of the area, etc.). 
● Local Workforce: The borrower must work at least 1,560 hours per year within the Big Sky Resort 

Area District (BSRAD). The borrower must also earn 75% of their income from within BSRAD. 

BSCHT will annually review Good Deeds Owners’ qualifications for the above Threshold Eligibility 
Requirements. Good Deeds Owners who no longer meet these qualifications may be required to immediately 
repay the Down Payment Assistance loan. BSCHT will consider extraordinary circumstances, such as disability 
or temporary unemployment, on a case-by-case basis.   

Repayment of Loans 
Down payment assistance loans are 0%, deferred second mortgages. No repayment of the principal or the 
appreciation share is required as long as the borrowers continue to meet the Threshold Eligibility 
Requirements. Upon full amortization of the first mortgage, the down payment assistance principal and 
appreciation share shall be repaid in the amount equal to the principal and interest payment of the 
previously held first mortgage.  

Borrowers must repay the down payment assistance loan in full if they fall out of compliance with the filed 
Good Deeds restriction, elect to prepay, refinance the home, sell the home, default on the terms of the Trust 
Indenture, no longer utilize the home as a primary residence, no longer work for a qualified employer, or 
otherwise no longer qualify for the program. 
 
To continue growing the DPA program for other participants, a share of the appreciation in the value of the 
home, together with the original amount of the second mortgage, will be due at the time of: cash-out, 
refinance, or other non-sale transfer of the home and property; sale of the home and property; the home 
ceasing to be the primary residence of the household; or default of the terms of the Trust Indenture. 
 
Valuation of the home and property will be determined using a licensed appraiser or, in the case of a sale, 
the fair market value upon transfer of the property. The appreciation share is determined by using the 
“Down Payment Assistance Loan to Original Appraisal Amount” – the percentage representing the ratio of 
BSCHT’s Down Payment Assistance Loan amount to the original purchase price of the home. If the home has 
not appreciated in value, the homeowner is still responsible for repayment of the loan principal. For 
example, the DPA loan was $75,000 (10%), and the original purchase price was $750,000. Ten years later, the 
appraised value of the home is $875,000, and the appreciation is $125,000. The Share of Appreciation due to 
BSCHT would be 10% of $125,000 or $12,500, in addition to the principal due of $75,000.  

The entirety of the repayment goes into the revolving loan fund, and when enough funds become available, 
as households repay their down payment loans, a new loan is provided to the next household. 

If the home is sold with a capital loss, the repayment amount is calculated so that the loss is charged first to 
the buyer’s equity contribution, then to the DPA loan amount (net of repayments).  In other words, proceeds 
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(net of transaction costs) of the sale are applied to the outstanding first mortgage, then the outstanding DPA 
loan amount, and last to the borrower.   

If the first-position mortgage loan goes into default, the homeowner must pay back the original principal 
amount of the DPA loan. 

Mortgage Conditions and Mortgage Loan Insurance 
Program participants may have a parent or another party not living in the home guarantee their first 
mortgage.  

The DPA loan must be registered as the second mortgage after registration of any mortgage securing the first 
mortgage loan. If a household requires additional financing, that mortgage will be registered as the third 
mortgage, after the Program's loan. Program participants are required to have mortgage loan insurance on 
their first mortgage, if over 80% LTV. 

Non-Discrimination Policy 
BSCHT complies fully with existing federal and state laws protecting the individual rights of applicants and 
residents, and any laws enacted subsequent hereto. BSCHT does not discriminate because of race, color, sex, 
sexual orientation, religion, age, handicap, disability, national origin, familial status, or marital status. 


	70 Candlelight Info Flier (1)
	Good Deeds DPA Program Guidelines (1)
	How it Works


