Can You Really Get a VA Loan With No Down
Payment?

The short answer is yes. A VA loan is one of the few mortgage programs that can require no
down payment at all. For qualified veterans, active-duty service members, and surviving
spouses, that means financing up to the full purchase price without putting any cash down
upfront. But the full picture involves a few details that are worth understanding before you
make an offer.

Why No Down Payment Is Possible

The Department of Veterans Affairs partially guarantees the loan, which reduces the lender's
risk. Because the government backs a portion of the mortgage, lenders can offer terms that
conventional or FHA loans simply cannot match. The most visible benefit is the zero-down
option. A conventional loan typically asks for at least 3 to 5 percent down, and if you put less
than 20 percent down, you usually pay private mortgage insurance. With a VA loan, there is no
such insurance requirement, and the down payment is not required at all for most borrowers.
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But the no-down-payment feature is not automatic. You have to meet eligibility requirements
set by the VA, and the lender must approve your application based on credit, income, and debt.
The property also must meet minimum appraisal standards. When those conditions are met,
the zero-down option is real and widely used.

What Takes the Place of a Down Payment

Even without a down payment, there are costs involved in closing a VA loan. These include the
funding fee, an origination fee if the lender charges one, discount points if you choose to buy
down your rate, an appraisal fee, title charges, prepaid expenses such as property taxes and
homeowners insurance, and sometimes a small cash to close amount for items that cannot be
rolled into the loan. None of these replace a down payment, but they mean you will still need
some cash at closing.

Some of these costs can be covered by the seller. This is where the phrase "VA seller
concessions" comes into play. Sellers can agree to pay a portion of the buyer's closing costs,
including the funding fee, up to a limit set by the VA. That can significantly reduce the cash you
need to bring to the table. For a buyer using the zero-down option, every bit of seller help
matters. Just keep in mind that the concessions must stay within VA guidelines, and any
amount above the allowed limit can affect the loan terms.

Understanding the Funding Fee

The VA funding fee is a charge that helps keep the program running. For most first-time VA
loan users, it is a percentage of the loan amount. If you put no money down, that fee is typically
higher than if you made a down payment. However, the fee can be financed into the loan,
meaning you do not pay it out of pocket at closing. It simply becomes part of your total loan
balance. That is one reason why the no-down-payment path remains accessible even for
buyers with limited savings.

If you have used a VA loan before, the funding fee is lower on subsequent loans. But the same
principle applies: no down payment means a slightly higher funding fee, but you can still roll it
into the loan. The trade-off is a slightly higher monthly payment, but for many veterans, the
ability to buy now rather than later is worth it.

Credit and Income Requirements

Lenders still check your credit score and debt-to-income ratio. The VA itself does not set a
minimum credit score, but most lenders require at least a moderate score to approve a zero-
down loan. The reasoning is straightforward: if you are putting no money down, the lender
wants to see that you have a solid history of managing credit and that your income covers your
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debts comfortably. A higher score can also help you get a better interest rate, which matters
when you are financing the full purchase price.

Your residual income, the amount left after paying major monthly obligations, is another key
factor. The VA wants to ensure you have enough cash to cover living expenses. If your residual
income is too low, even a perfect credit score may not be enough to get approved for a zero-
down loan. In that case, a small down payment might improve your application by reducing the
loan amount and the monthly payment.

Property Requirements and the Appraisal

The property you buy with a VA loan must meet the VA's minimum property requirements. The
appraisal is not just about value; it also checks for safety, structural soundness, and livability. If
the appraiser finds issues such as peeling paint in a pre-1978 home, a broken heating system,
or a leaky roof, those must be fixed before the loan can close. This can be a hurdle if you are
relying on the seller to make repairs, but it also protects you from buying a home with hidden
problems.

The appraisal also determines the home's market value. If the appraised value comes in lower
than the purchase price, you have a few options. You can negotiate a lower price, bring
additional cash to make up the difference, or walk away. With a zero-down loan, you have less
flexibility because you are already financing the full amount. So it is wise to include an
appraisal contingency in your offer.



How Seller Concessions Work in Practice

Returning to the idea of "VA seller concessions," these are not just about helping with closing
costs. They can also be used to buy down the interest rate through discount points, which
lowers your monthly payment. The seller can contribute up to 4 percent of the loan amount in
concessions, depending on the loan terms. That money can go toward the funding fee, prepaid
expenses, or even a temporary rate buydown. For a buyer with no down payment, this can
make the difference between a comfortable payment and a tight one.

But there is a limit. If the seller offers more than the VA allows, the excess is treated as a
reduction in the sales price. That means the loan amount must be adjusted downward, which



could require you to bring cash to closing after all. So it is important to structure concessions
carefully with your lender's guidance.

What About Investment Properties and Second Homes?

VA loans are for owner-occupied primary residences. You cannot use a no-down-payment VA
loan to buy a vacation home or an investment property. The occupancy requirement is strict:
you must intend to live in the home as your primary residence. If you are married and your
spouse will live there while you are on active duty elsewhere, that usually satisfies the rule. But
you cannot buy a rental property or a second home with zero down through the VA program.

Comparing Zero Down to Other Options

For veterans who have the savings, putting some money down can lower the funding fee,
reduce the monthly payment, and possibly improve the loan terms. But the whole point of the
VA loan program is to make homeownership accessible to those who might not have a large
down payment saved up. If you have good credit, stable income, and a reasonable debt load,
the no-down-payment route is a legitimate and widely used path.

Some buyers worry that zero down means they will be underwater on the loan if home values
drop. That is a real risk, but it applies to any low-down-payment mortgage. The difference is
that VA loans offer more flexible options if you face financial hardship later, such as the VA's
loss mitigation programs. So the risk is not as severe as it might be with a conventional loan.

Final Practical Advice

Before you commit, talk to a lender who specializes in VA loans. Ask for a detailed estimate of
your cash to close, including all the fees and prepaid expenses. Factor in what the seller might
contribute, but do not rely on it. Have a plan for covering the costs that cannot be financed.
And make sure you understand how the funding fee and any discount points affect your loan
balance and monthly payment.

The no-down-payment option is a powerful benefit of military service. It is not a gimmick or a
loophole. It is a well-designed feature of a program that has helped millions of veterans buy
homes. With the right preparation and a clear understanding of the costs involved, you can use
it with confidence.



