HOME BUYING GUIDE
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ARE YOU READY?
Identify Your Home Criteria
Whether you are a first-time home buyer or entering the marketplace as a repeat buyer, you
need to ask why you want to buy. Are you planning to move to a new community due to a
lifestyle change or is buying an option and not a requirement? What would you like in terms of
real estate that you do not now have? Do you have a purchasing time frame?
Whatever your answers, the more you know about the real estate marketplace, the more likely
you are to effectively define your goals. As an interesting exercise, it can be worthwhile to look at
the questions below and to then discuss them in detail when meeting with me.

Identify Your Financing
Homes and financing are closely intertwined.
(Financing is the difference between the purchase
price and the down payment, commonly referred
to as debt or the mortgage.) The good news is that
over the years new and innovative loan programs
have evolved which require as little as 0% down!
In addition to a down payment, purchasers
also need cash for closing costs (the final costs
associated with closing the loan). Several newly
emerging loan programs allow the purchase of
a home with no money down, but also finance
closing costs.
Not everyone, however, elects to purchase with
little or no money down. Less money down means
higher monthly mortgage payments, so most
home buyers choose to buy with some cash up
front.
As to closing costs, in markets where buyers have
leverage, it may be possible to negotiate an offer
for a home that requires the owner to pay some or
all of your closing cost expenses. Speak with me
for details.

Is Your Financial House in Order?
Great loans are not available to everyone: You
need good credit. For at least one year prior to purchasing a home, you should assure that every
credit card bill, rent check, car payment and other debt is paid in full and on time.
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YOUR NEEDS COME FIRST
Finding and buying the right home is a highly personalized process, and it all begins with
identifying your needs.
•

Make a list of priorities and compromises you are willing to make, master suite, schools,
public transportation...

•

What do you want in a house? Envision your ideal home. Does it have a huge plot of land for
your dogs to run around? Or is it a high-rise condo overlooking big city lights? Where is it and
what makes it special to you?

•

Now, think about your budget: How much house can you really afford? What do you need in
a house? When you’re ready to shop for a home, and have pre-approval from a lender you
should know what you can spend. So, with that price in mind, you may need to forgo some of
the wants. Unsure what’s reasonable and what’s not in your price range? This is where your
agent comes in. One of the main roles of a real estate agent is to know the area, know what
homes are going for, and about how much added features — like an additional bedroom or a
pool — should add to the price.

A Checklist To Get You Started:
◊ Handicap Accessible

Minimum Bedrooms 1 2 3 4 5+
Minimum Bathrooms 1 2 3 4 5+

Heating and A/C
◊ Energy Efficient
◊ Central A/C
◊ Fireplace
◊ Wood Stove
◊ Forced Air Heat

Features (Circle must-haves, check nice-to-haves, and cross off
things you don’t want.)

Structural
◊ Garage (Min. doors: _________)
◊ Single Story
◊ Multiple Stories
◊ Basement

Location
◊ Waterfront
◊ Views
◊ Quiet Street
◊ Public Transportation

Exterior Features
◊ Deck
◊ Porch/Sunroom
◊ Patio
◊ Pool
◊ Fenced-In Yard
◊ Hot Tub
◊ Shed
◊ Gardens/Landscaping

Other
◊ __________________________________
◊ __________________________________
◊ __________________________________
◊ __________________________________

Interior Features
◊ Hardwood Floors
◊ Open Concept
◊ Granite Countertops
◊ Laundry Room
◊ Finished Basement

◊ __________________________________
◊ __________________________________
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Home Finding Process
Buying a property typically includes many of the following elements. I will be your resource and
guide every step of the way.

Initial Consultation

Finding the Right Home
Obtain Financing
Preparing an Offer

Reaching an Agreement with Seller

Completing the Settlement Process
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GET LOAN PRE-APPROVAL
If you are not buying your new home for cash, a loan will be required.
The real issue with real estate financing is not getting a loan (virtually anyone willing to pay lofty
interest rates can find a mortgage). Instead, the idea is to get the loan that’s right for you — the
mortgage with the lowest cost and best terms.
Obtaining financing before searching for a home helps you determine a few key factors in
your purchase. Does your loan type have any restrictions on location or property type? This
information will enable you and your Realtor to quickly identify the best property to fit your
needs!
Pre-approval is recommended for another reason: buy-sell agreement forms require buyers to
apply for financing within a given time period, in many cases, zero to 10 days. By meeting with
loan officers in advance and identifying mortgage programs, it won’t be necessary to quickly
find a lender, check credit, and rush into a financing decision that may not be the best option.

What is it?
“Pre-approval” means you have met with a loan officer, your credit profile has been reviewed and
the loan officer believes you can readily qualify for a given loan amount with one or more specific
mortgage programs. Based on this information, the lender will provide a pre-approval letter,
which shows your borrowing power. You can visit as many lenders as you like and get several
pre-approvals, but keep in mind that each one carries with it a new credit check, which will show
up on future credit reports.
Although not a final loan commitment, the pre-approval letter can be shown to listing brokers
offering on a home. It demonstrates your financial strength and shows that you have the ability
to go through with a purchase. This information is important to owners since they do not want to
accept an offer that is likely to fail because financing cannot be obtained.

How do you get pre-approval?
Real estate financing is available from numerous sources, and I can suggest several lenders with
a history of offering competitive programs and delivering promised rates and terms.
The loan officer will carefully review your financial situation, including your credit report and
other information. The lender will then suggest programs which most-closely meet your needs.
For instance, a first-time buyer may qualify for state-backed mortgage programs with little
money down and low interest rates, while a repeat purchaser (someone who has bought a home
before) with more equity (money invested in the home) might want to get a 15-year loan and the
lower overall interest costs it represents. Typically, first-time buyers opt for the traditional 30year loan, with either a floating interest rate or a fixed rate of interest over the life of the loan.
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OBTAIN FUNDING
Often the cost of real estate financing is routinely greater than the original purchase price of
a home (after including interest and closing costs). Because financing is so important, buyers
should have as much information as possible regarding mortgage options and costs.

What type of loan best suits you?
There are thousands of loans available out there from a variety of lenders, but in general, the
mortgage you choose will likely be determined by at least several key factors:
How much down? Loans with 5 percent down or less are available — in fact, loans from major
lenders with no money down have appeared in recent years.
If you place less than 20 percent down, lenders will want the mortgage guaranteed by an outside
third party such as the Veterans Administration (VA), the Federal Housing Administration (FHA)
or a private mortgage insurer (PMI, or private mortgage insurance, is required by lender to
protect against any mortgage defaults). Millions of VA, FHA and PMI loans are generated each
year.

Review Your Credit
The best rates and terms are available to those with strong credit. To obtain your best loan,
make a point of paying credit cards, installment payments, rent and mortgage bills in full and on
time for at least 3-6 months prior to starting your home search process.

Are you a first-time buyer?
It might seem that “first-time buyer” means someone who has never owned property before, but
under most state programs, the term refers to those who have not owned property within the
past three years. State-backed first-timer programs often feature smaller down payments and
below-market interest rates.

Choose Your Bank
Mortgage financing can be obtained from mortgage bankers, mortgage brokers, savings and
loan associations, mutual savings banks, commercial banks, credit unions, and insurance
companies.

Obtain a loan?
To obtain a loan you must complete a written loan application and provide supporting
documentation. Specific documents include recent pay stubs, rental checks and tax returns for
the past two or three years if you are self-employed. During the pre qualification procedure, the
loan officer will describe the type of paperwork required.
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WHAT YOU MAY NEED FOR THE
LOAN APPLICATION

Preferred Lenders

Be prepared to provide some or all of these items to your
loan officer:
•

•
•

Social Security Number

Driver’s License or other valid ID

•

Name and addresses of employers for the last 2 years

•

Two recent pay stubs showing year-to-date earnings
•

•
•

Brett Evertz
Big Sky Western Bank
Mortgage Loan Officer | NMLS#523473
w: 406.556.3214
bevertz@bigskybank.com

Addresses of residences for the last 2 years

Stephanie Hartman
Mortgage Loan Officer | NMLS#817891
First Interstate Bank
w: 406-556-4867
stephanie.hartman@fib.com
firstinterstate.com

Federal tax returns for the last 2 years

Last 2 months of statements for all checking and savings
accounts

Katy Byrd
Opportunity Bank
Mortgage Loan Officer | NMLS#930741
w:406-586-3056
c:406-579-3657

Loans: Names, Addresses, account numbers and payment
amounts on all loans

•

Real Estate Loans: Names, addresses, account numbers
and payment amounts on all loans for other real estate
you own.

•

Credit Cards: Names, addresses, account numbers and
payment amounts on all credit cards.

•

Value of Personal Property: Your best estimate of the value
of your personal property (autos, boats, furniture, jewelry,
television, stereo, computer and other electronics, etc.)
•

For a VA loan, Certificate of Eligibility or DD214s
•

•

Divorce decree if applicable

Funds to pay for the credit report and appraisal

•

Letters of Explanation regarding credit inquiries or special
circumstances

•

Gift Funds: A letter form the donor to the recipient will be
needed, in addition to a copy of the check or transfer of
funds.
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MAKE AN OFFER
How much?
You sometimes hear that the amount of your offer should be X percent below the seller’s asking
price or Y percent less than you’re really willing to pay. In practice, the offer depends on the
basic laws of supply and demand: If many buyers are competing for homes, then sellers will
likely get full-price offers and sometimes even more. If demand is weak, then offers below the
asking price may be in order.

How do you make an offer?
In a typical situation, you will complete an offer that I will then present to the owner and the
owner’s representative. The owner, in turn, may accept the offer, reject it or make a counteroffer.
Because counter-offers are common (any change in an offer can be considered a “counteroffer”), it’s important for buyers to remain in close contact with me during the negotiation
process so that any proposed changes can be quickly reviewed.

Important ways to protect your interests.
There are several ways to help support a trouble-free home purchase:
•

A written Owner’s Property Disclosure statement from the seller will reveal any problems
with the house and the surrounding area that you need to know about.

•

Professional Inspections can reveal structural, roof, mold and other problems with the
property that the seller or home owner’s association may need to remedy.

•

A Home Service Plan can give you peace of mind by providing repair-or replace coverage of
major home operating systems and appliances.

•

A Preliminary Title Report informs you of any problems with the property’s title and a policy
of title insurance protects your rights to the property.

•

A Walk-Through before closing will allow you to make sure all required work has been taken
care of and that the property is ready to become yours.
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THE CONTRACT PROCESS

Present the Offer to Seller

Negotiate & Execute
Acceptable Contract
Remember, the dates of the
contract are binding. All inspections,
appraisals and financing terms are
subject to contract timelines. At
closing, you will need certified funds
(cashiers check/wire) for your down
payment.

Deposit Earnest Money with the Title
Company (usually within 3 days)

Complete Home Inspection

Review & Approve Title Commitment

Obtain & Negotiate with Seller
Regarding Appraisal (if needed)
Obtain Homeowners Insurance, to
Begin the Date of Closing

Sign Closing/Financing Documents
at Title Company (Bring ID!)
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INSURANCE AND HOME WARRANTY
No one would drive a car without insurance, so it figures that no homeowner should be without
insurance.
The essential idea behind various forms of real estate insurance is to protect owners in the
event of catastrophe. If something goes wrong, insurance can be the bargain of a lifetime.

Insurance and Home Warranty, what kind and how much?
There are various forms of insurance associated with home ownership, including these major
types:
Title insurance: Purchased with a one-time fee at closing, title insurance protects owners in the
event that title to the property is found to be invalid. Coverage includes “lenders” policies, which
protect buyers up to the mortgage value of the property, and “owners” coverage, which protects
owners up to the purchase price. In other words, “owners” coverage protects both the mortgage
amount and the value of the down payment.
Homeowners’ insurance: Homeowner’s insurance provides fire, theft and liability coverage.
Homeowners’ policies are required by lenders and often cover a surprising number of items,
including in some cases such property as wedding rings, furniture and home office equipment.
Flood insurance: Generally required in high-risk flood-prone areas, this insurance is issued by
the federal government and provides as much as $250,000 in coverage for a single-family home
plus $100,000 for contents. I can explain which locations require such coverage.
Home warranties: With new homes, buyers want assurance that if something goes wrong after
completion the builder will be there to make repairs. But what if the builder refuses to do the
work or goes out of business?
Home warranties bought from third parties by home builders are generally designed to provide
several forms of protection: workmanship for the first year, mechanical problems such as
plumbing and wiring for the first two years, and structural defects for up to 10 years.
Home warranties for existing homes are typically one-year service agreements purchased by
sellers. In the event of a covered defect or breakdown, the warranty firm will step in and make
the repair or cover its cost.
Insurance policies and warranties have limitations and individual programs have different levels
of coverage, deductible and costs.
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CLOSING
Go to any local courthouse and you can find property
records detailing real estate ownership in your community
— sometimes records that date back hundreds of years.
These records are important because they provide today’s
owners with proof that they have good, marketable and
insurable title to the property they are selling. Equally
important, such records enable buyers to provide proof of
ownership when they sell.
The closing process, which in different parts of the country
is also known as “settlement” or “escrow,” is increasingly
computerized and automated. In many cases, buyers
and sellers don’t need to attend a specific event; signed
paperwork can be sent to the closing agent via overnight
delivery.
In practice, closings bring together a variety of parties who are part of the “transaction” process.
For example, while the history of property ownership has been checked, it’s possible that the
records contain errors, unrecorded claims or flaws in the review itself, thus title insurance
is necessary. At closing, transfer taxes must be paid and other claims must also be settled
(including closing costs, legal fees and adjustments). In most transactions, the closing agent also
completes the paperwork needed to record the loan.

What to expect.
Settlement is a brief process where all of the necessary paperwork needed to complete the
transaction is signed. Closing is typically held in an office setting, with each party completing
their papers separately.
Whatever the case, the result is that title to the property is transferred from seller to buyer. The
buyer receives the keys and the seller receives payment for the home. From the amount credited
to the seller, the closing agent subtracts money to pay off the existing mortgage and other
transaction costs. Deeds, loan papers, and other documents are prepared, signed and filed with
local property record offices.

What you need to do.
One of the best parts of settlement is that buyers and sellers need to do very little.
Before closing, buyers typically have a final opportunity to walk through the property to assure
that its condition has not materially changed since the sale agreement was signed. At closing
itself, all papers have been prepared by closing agents, title companies, lenders and lawyers.
This paperwork reflects the sale agreement and allows all parties to the transaction to verify
their interests. For instance, buyers get the title to the property, lenders have their loans
recorded in the public records and state governments collect their transfer taxes.
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AFTER CLOSING
Utilities

Filing for Homestead

If you have not already done so, contact the
local service providers to arrange for utility
services to be put in your name.

Montana is a homestead state, for a filing
fee, you can protect up to $250,000 of your
home’s equity form judgements or lawsuits.
You must still pay any mortgage payemtns
required.

Owner’s Title Insurance Policy
The title company will deliver your policy to
you in the weeks following the closing.
Recorded Deed
Once recorded in the official county records,
the original deed will be mailed to you.
Loan Payment
At the closing, instructions were provided with
details for making your first loan payment.
If you have questions about your tax and
insurance reserves contact your lender.
Property Taxes
At the closing, property taxes were prorated
between the Buyer/Seller. You may not receive
a tax statement for the current year on the
home you buy; however, you are obligated to
make sure the taxes are paid when due.

Postal Service
Your local Postal Office can provide the
necessary Change of Address forms to
expedite the delivery of mail to your new
address. Be sure to take a copy of your deed
to the post office. They will provide you any
change of address forms & help get you
mailbox re-keyed (if applicable).
Driver’s License
You are required by law to notify your DMV
after any relocation so a new driver’s license
can be issued. You will also need to have your
auto registration transferred to your new
address. Montana law requires it to be updated
with in 10 days of close.

WHAT’S NEXT

You’ve done it! You’ve looked at properties, made an offer, obtained financing and gone
to closing. The home is yours. Is there any more to the home buying process?
Whether you’re a first-time buyer or a repeat buyer, there are several more steps you’ll want to
take.
Those papers you received at settlement are extremely valuable, so hold on to them! In the shortterm they can help establish tax deductions for the year in which the property was purchased.
In the future, such papers will be important for tax purposes when the property is sold, and in
some cases, for calculating estate taxes.
Also at closing, determine the status of the utilities required by the home, items such as water,
sewage, gas, electric and oil service. You want utility bills to be paid in full by owners as of closing
and you also want services transferred to your name for billing. Usually such transfers can be
done without turning off utilities. I can provide contact numbers and related information.

Your home, your money
For most owners a home is the largest single asset they hold, so it makes sense to protect that
asset.
Many owners make a photo or video record of the home and their possessions for insurance
purposes and then keep the records in a safety deposit box. Your insurance provider can
recommend what to photograph and how to secure it.
You want to maintain fire, theft and liability insurance. As the value of your property increases
such coverage should also rise. Again, speak with your insurance professional for details.
Lastly, enjoy your home. Owning real estate involves contracts, loans, and taxes, but ultimately
what’s most important is that home ownership should be a wonderful experience. Enjoy!
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USEFUL PHONE NUMBERS
Garbage

Water & Sewer

•

City of Bozeman - 406.582.3200

•

City of Bozeman - 406.582.2328

•

Republic Services - 406.586.0606

•

City of Livingston - 406.222.1142

(Big Sky & Bozeman)

•

Big Sky Water & Sewer - 406.995.2660

•

L & L Site Services - 406.388.7171

Internet Providers

(Bozeman)

(Big Sky & Belgrade)

Gas & Electric

•

Charter Communications - 406.587.8922
(Bozeman & Belgrade)

•

Northwestern Energy - 888.467.2669

•

Century Link - 888.549.8413

•

Park Electric - 406.222.3100

•

Global Net - 406.587.5095

Propane

•

3 Rivers Communication

•

Amerigas - 406.586.2278

•

MAC Propane - 406.388.6623

•

Google Search for All Carriers

•

Montana Energy Alliance - 406.388.5353

•

Northern Energy - 406.586.9707

(Big Sky, Belgrade & Bozeman)
(Livingston)

Big Sky - 406.683.0784

(Bozeman, Belgrade, Gallatin Gateway, Livingston)
(Bozeman non-city limits)
(Big Sky)

Telephone Services
•

Verizon

•

AT&T

•

Land line, see internet providers

PRESENTED BY Erin Mandeville, Broker
Qualifications
As a 5th generation Gallatin Valley resident, and a 2nd generation Gallatin Valley real estate
Broker, Erin Mandeville understands and has personally experienced the changing conditions
driving Buyer & Seller representation in Montana. Erin is not only a experienced real estate
Broker, but is also a past licensed title insurance producer. This cross-training and experience
enables Erin to correctly anticipate, assess and resolve any challenges that may arise in the real
estate process.
By staying abreast of market conditions, and every step in the transaction process Erin is able to
help her buyers and sellers identify challenges and opportunities early; therefore obtain
resolutions that are satisfactory to all sides of a transaction.

Certifications
Title Producer License in 2006
EcoBroker® certification in 2008
GRI (Graduate of the REALTOR® Institute) Designation in 2011
Broker's License in 2014

How I can help you!
Erin believes each person is usually focused on different outcomes that can be achieved in
unison with the other parties goals and works to help her clients achieve their individual priorities.
What are your personal goals in this process? Are there any specific concerns you have based
on past real estate experiences I should be aware of?

Contact me today!
Erin Mandeville, Broker, GRI
Big Sky Sotheby's International Realty®
2000 S. 3rd Ave., Suite A
Bozeman, MT 59715
406.579.3583
Erin@ErinMandeville.com
ErinMandeville.com

bigskysir.com

Home buying simplified.

Sotheby’s International Realty® is a registered trademark licensed to Sotheby’s International Realty Affiliates LLC. Each Office Is Independently Owned and
Operated. Equal Housing Opportunity.

