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Recommendation 10
Employer Assisted Housing Program

Establish an Employer Assisted Housing program by creating public-private partnership with

major employers, hospitals, county staff and large-scale not-for-profit housing providers and
healthcare agencies.

RATIONALE: Many employers are faced with barriers of recruitment and retention, which are quite
often based on salaries and wages not sufficient to support housing expenses. Employer Assisted
Housing (EAH) is a benefit offered by employers to assist employees with housing, either rental or
homeownership. Establishing a collaborative partnership with a non-profit housing agency to create
incentives and programs based on recruitment, retention or relocation needs. The program elements
can be customized to suit the unique needs of employers and the needs of the employees based on
local housing market conditions. There are benefits for employers, employees and the community.
Employer and Employee Benefits:

1. Retention, attraction and recruitment

Stability in workforce to reduces turnover, absenteeism and tardiness

Worker productivity increases with stable housing

Public and community relations

Shorter commute - increases family time and local volunteering in the community

Decreases up front and long term housing expenses

Stabilizes deteriorating neighborhoods with new investment to leads to increased value and
addresses safety and crime concerns
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Local Government Benefits:

1. Employer retention and expansion
Community improvement
Economic growth and development
Increased tax base

Population growth
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A SERIES OF BEST PRACTICES FROM NACO: San Mateo County - California

The County Employee Down Payment Assistance Program is an employee benefit open to all regular
County and Housing Authority employees who do not currently own a home in San Mateo County and
have been employed by the County or Housing Authority for at least 18 months, regardless of income,
designed to encourage employees to live within the county, decreasing the environmental impact and
the physical/emotional impact on the employees from their long commutes.

The program offers a $100,000 loan, deferred for five years, amortized for 30 years at three percent
interest toward the down payment requirement for a home in San Mateo County. Five loans will be
available each quarter until funds are available. The County is partnering with the San Mateo Credit Union
to offer 40-year jumbo loans for home purchases up to $1.5 million. The process begins with mortgage
loan pre-approval at the San Mateo Credit Union. All who have been pre-approved by the Credit Union
will be included in a quarterly drawing for the down payment assistance loans available. Home buying
workshops will be provided by the San Mateo Credit Union for those unfamiliar with the process. A $5,000
grant to help cover closing costs is also available for those moving to San Mateo County from outside the
county.

Guidelines - San Mateo County Employee Down Payment Assistance Program 10-1-2018

PDFFAQ's - San Mateo County Employee Down Payment Assistance Program - November 2018

The county established a down payment assistance program to provide loans for residents with low- and
moderate-income households — those who are making 80 percent of the AMI or less — and would grow
to include county employees, to purchase a home in San Mateo County. The program was eventually
discontinued due to housing prices that increased to historic levels that were beyond what low- and mod-
erate-income households could afford. Lower interest rates over the last few years made it possible for
many of the original program participants to pay back their down payment loans. In 2016, the Board of
Supervisors expressed support for creating a down payment assistance program for county employees
and re-allocated the funds that were repaid loans to establish the County Employee Down Payment
Assistance Program that now supports employee efforts to become homeowners in San Mateo County.
County and Housing Authority workers who have been employed for at least 18 months and who do not
currently own a home in San Mateo County, are eligible to participate in the program under the most
recent guidelines. The county partners with the San Mateo Credit Union, established by and for county
employees, to offer loans up to $100,000 that meet the requirements of sale of homes that can cost as
much as $1.5 million.

Employees are required to provide a minimum of 3 percent of down payments from their own funds that
contributes to an overall 20 percent down payment in order to qualify and receive up to $100,000 from
the program. They also must demonstrate creditworthiness as required by the credit union. Lender fees
of $1,295 are waived upon settlement by the credit union. There is also a $5,000 grant to help cover
additional closing costs for employees who currently reside outside of San Mateo County and plan on
moving into the county. Participants receive homebuyer counseling and technical assistance prior to the
purchase of a home. Beneficiaries are subject to immediate repayment conditions that are in effect if the
home is sold or converted into a rental property, or if an employee leaves the county workforce prior to

the completion of a five-year deferral period.
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Background: Loudoun County, Virginia is one of the most prosperous regions in the country and is
experiencing significant population growth. Higher than average home prices combined with the 25
percent of residents who earn 70 percent or below the AMI has resulted in this segment of the population
being priced out of homeownership. Businesses operating in the county — from manufacturing companies
and high-tech firms to restaurants — have reported difficulty recruiting and retaining employees due to
limited affordable housing options.

County employees are among those in the moderate-income bracket who struggle with housing costs,
especially those who wish to become homeowners and permanent residents of Loudoun County. The
Board of Supervisors was made increasingly aware of challenges related to affordability over the past
decade. In 2008, the Loudoun County Public Safety and Human Services Committee and Finance and
Government Services Committee studied affordable housing and specific issues sparked by the foreclosure
crisis. By the end of their deliberations, each committee issued recommendations to the Board of
Supervisors to establish a program to provide county employees with down payment grants, as is permissi-
ble under Virginia state law.

www.loudoun.gov/1800/Homeownership-Loan-Programs

Loudoun County, Virgina Public Employee Grant Program

The Loudon County Public Employee Grant Program, or PEG, was authorized by the Board of
Supervisors in the Summer of 2009. Program implementation, which focuses primarily on helping
employees purchase homes, began in 2010 and is currently supported by funds from the Loudoun
County Housing Trust. Revenue for the trust is generated by the market value sale of Affordable
Dwelling Units as allowed under Loudoun County code and applicable state law. PEG provides down
payment assistance grants of $10,000 to moderate-income Loudoun County employees to purchase
homes in Loudoun County.

Employees of Loudoun County Public Schools are also eligible for the program even though the
school system’s human resource operations are managed independently from the county, Applicant
household income must fall within 30 to 70 percent of AMU to qualify. Employees must work full
time or part time, at least 20 hours per week, at a qualified employer and be in non-probationary
status.

The program application must be completed 60 days prior to the closing sale of a home. Applicants
are required to complete a six-hour Virginia Housing Development Authority Homebuyer Education
Class and the Loudoun County HomeCents Seminar that provides information for new homeowners
on how to manage finances and maintain their new homes. Applications are reviewed by the PEG
Loan Committee with the support of PEG staff.

PEG grants are governed by a set of terms and conditions designed to protect employees and the
county. For example, subprime and adjustable rate mortgage loans are prohibited under program
guidelines. The assessed value of a property cannot exceed $408,100, which falls below the county’s
median home price of $469,500. Homebuyers must contribute at least $1,000 of their own funds
prior to settlement. The loan will be forgiven at a rate of 20 percent every 12 months while the
homebuyer remains an employee in good standing, which means loans are forgiven at around 60
months from the date of settlement.
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Background: Teton County, Wyoming lacks sufficient affordable housing to meet the needs of low and
moderate-income residents. A recent study found that 32 percent of all residents spend more than 31
percent of their income on housing. In addition, 43 percent of employees commute to work from outside
of Teton County. While it is unknown whether all of the commuters live outside the county due to housing
affordability, researchers anticipate thousands of additional units of affordable housing might be needed
to accommodate workers who currently live outside of the county due to high housing costs.

ACTION STEPS:

Both the Teton County Board of Commissioners and the Town of Jackson Council currently allocate 2.5
percent of general fund revenues to provide baseline funding for affordable housing programs.
Employee housing initiatives that provide access to affordable rental units and homeownership options
are budgeted out of these funds. Widespread community awareness of the housing crisis in Teton
County and a community consensus on the need to address the crisis has translated into growing
support for additional resource allocation by county officials to build more affordable housing.

The Affordable Housing Department works closely with developers to identify opportunities for the
county to invest in projects that will increase the stock of affordable housing. This allows the county to
leverage greater private sector investment with limited public dollars. Some of the projects that are
supported with county funds include individual units that are restricted for employee occupancy. The
Affordable Housing Department currently manages three programs using this housing stock for which
employees can qualify.

The Teton County Employee Housing program awards access to housing units that have rental rates
priced at 30 percent of household income. The application process includes supervisor verification,
information about the employee’s family and housing requirements to make sure the county can help
meet their needs. Residents who work for the Town of Jackson are also eligible to apply for employee
housing. Priority is first given to full-time county employees, then part-time county employees,
followed by Town of Jackson employees.

“The median home sale was $785,000 and the median income was $91,400. This means that the
median home sale was 859 percent of median income (333 percent is considered affordable).”
— Jackson/Teton County Affordable Housing Department Annual Report

Rental and homeownership options through the Jackson/Teton County Housing Department Affordable
Housing program are also available to county employees. Home sale prices are based on middle-income
ranges. For example, a unit serving the 50 to 80 percent of area median income (AMI) range would
have a sale price of 70 percent AMI. Rental rates for units available under this program are calculated
under low-income ranges. If a unit is designated to serve the 50 to 80 percent of AMI range, the
department uses 30 percent of 50 percent of AMI to determine the rental rate. Employees who apply
for this program must work at least 1,560 hours each year, having already worked that many hours
during the previous year, and must meet the income range requirements. Income ranges are 0-50
percent of AMI, 50-80 percent of AMI and 80-120 percent of AMI.

County employees who earn more than 120 percent of AMI are able to apply to purchase housing units
under the Jackson/Teton County Housing Department Workforce Housing program. The initial home
sale price is set by the developer and appreciation is capped at 3 percent in relation to the Consumer
Price Index. In order to qualify, applicants must meet the minimum requirement of working 1,560 hours
each year and earn at least 75 percent of their income from a local employer. County employees are
also eligible to apply for workforce rental units.
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1. Conduct an employee survey with major employers, county and municipal staff, hospitals, large-
scale not-for-profit housing providers and healthcare agencies

2. Expand a pool of participating employers

3. Design program guidelines

4. Partner with an existing housing counseling and homebuyer assistance agency and ensure
sufficient funding for administration and implementation of programs

5. Create a tracking and monitoring system for measuring outcomes
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