
City of San Jose Teacher Homebuyer Program

HOUSING PROGRAM STAFF WELCOMES YOU

Dear San José Public School Teacher:

Thank you for your interest in the Teacher Home Buyer Program for San José public school teachers. This program is designed for credentialed and emergency credentialed full time teachers who teach grades K through 12 in San José.

The City will provide a deferred payment loan of up to $65,000 (or $40,000 depending on your income) to assist you in the purchase of a home. You finance the rest of the purchase price from a private lender and other sources.

Please complete the Application Form and be sure to include all Required Attachments. Give the completed loan application to your lender.

We will be happy to assist you in any way possible. If you have questions concerning the program or need assistance in completing the application, please email Korey Richardson or call at 408-975-4468 or email ).

WHAT THE CITY PROGRAM OFFERS

Deferred payment loan assistance for up to a maximum of $65,000. A private lender can finance the remainder of the purchase price.

BORROWER ELIGIBILITY QUESTIONS, PROCEDURES, & FINANCIAL TERMS

1. Who qualifies for the program?

A classroom teacher who:

* Is employed full-time at a public, K-12 school that is either located within the City of San José municipal boundaries or other public schools where the majority of students served are San José residents. (Contact Housing for a current list of eligible schools.)

* Holds one of the following California teaching credentials:

Emergency Credential, Intern Credential, Preliminary, Permanent, Life or Professional Cleared Credential in one of the following categories:

                o Single Services

                o Multiple Subject

                o Severely Handicapped

                o Learning Handicapped

                o Clinical Rehabilitative Services

                o Physically Handicapped

                o Standard Elementary

                o General Elementary

                o Standard Secondary

                o General Secondary

                o Education Specialist (e.g. Deaf, Visually Impaired)

* Whose household's gross income does not exceed these limits:

Household Size 

Maximum Income ($40,000 Loan) 

Maximum Income ($65,000 Loan)

1 


$ 88,600 



$ 66,460

2 


$101,300 



$75,960

3 


$113,950 



$84,450

4 


$126,600 



$94,950

* The teacher, other household member(s), and any other co-borrowers must all have credit histories acceptable to the mortgage lender.

2. Is the Program open to other professionals who may hold a teaching credential but are not classroom teachers (e.g. school nurses, counselors)?

No. Only teachers meeting the above criteria are eligible for this City Program.

3. Where does the home I buy have to be located?

It must be located within the City of San José municipal boundaries. It cannot be located in a "county pocket" even if the property has a San Jose address.

4. What type of home can I buy?

Single family detached homes, townhomes, and condominiums.

5. What is the maximum allowable home purchase price?

Purchase price may not exceed $570,000. Also, the monthly housing cost cannot exceed an "Affordable Housing Cost Limit," as required by State law for moderate-income households.

6. What is the Affordable Housing Cost Limit?

Total monthly expenses for property taxes, insurance, homeowner association dues, loan principal and interest payments, utilities (other than phone) and maintenance and repair currently cannot exceed these limits, if your household is moderate income (earning 77+-% to 120% of Area Median Income), the affordable housing costs are:

      Studio 
$2,369

      1 Bedroom 
$2,708

      2 Bedroom 
$3,046

      3 Bedroom 
$3,384

      4 Bedroom 
$3,656

7. How much of my own money will be needed to buy the home?

To close, you will usually need funds of up to 3% of the purchase price. Zero-precent down payment programs are acceptable if approved by the senior lender. You can make an additional downpayment to reduce your monthly payments or increase the amount of home that you can afford. It is acceptable for the seller to pay closing costs or for the buyer to utilize programs such as CalHFA's CHDAP or HTSCC $6,500 to fund your closing costs.

8. How large of a City loan can I qualify for?

The maximum is $65,000 or $40,000 depending on your income. The Housing Department may approve a lower amount, if the teacher has excessive liquid assets available after the close of escrow.

9. What are the City loan repayment terms?

The City loan is at zero percent. It is not due and payable until transfer of title to the home or in 30 years.

10. What happens when I want to resell the home?

You are subject to a 45-year affordability restriction that is recorded against the property. If you want to resell before this term is up, you must first notify the Housing Department. You have two resale choices:

 * You may sell to another person who earns less than 120% of Area Median income. Documents certifying the income of the new buyer will be verified and reviewed by City staff. The new buyer must be willing and able to accept the City's affordability restrictions and assume the existing City loan (provided that the loan documents allow for an assumption) and the resale price for the unit will be restricted to an Affordable Housing Cost Limit. If the above conditions are met, you will not be required to pay the City an "equity share." Note: Specific terms of individual loans may vary. Please call the City's Loan Management Division at 408.975.4428 to review your loan terms prior to selling your home.

 * You may sell the unit at market rate, repay the City loan, and pay the City an "equity share." The equity share is the City's proportionate share of the difference between the original purchase price and the resale price (less City approved selling costs and improvements). Note: In most cases, prepayment of your City loan while you continue to own your home will not remove the affordability restrictions from your residence. Please call the City's Loan Management Division at 408.975.4428 to review your specific loan terms prior to selling your home. 

Note: Prepayment of the note while you continue to own your home will not release you from the affordability restrictions.

11. How does the equity share provision work?

You pay the City's proportionate share of the difference between the original purchase price and the resale price (less City approved selling costs and improvements). Two examples are provided:

      First example (assumes resale price of $300,000):

      Possible resale price 
$300,000

      Original sales price 
240,000

      Accrued equity 
60,000

      Less reasonable capital improvements approved by City 
2,000

      Less reselling costs 
21,000

      Equity subject to sharing 
37,000

      City's share (16.67% of original purchase price--$40,000 loan) 
6,168

      Home seller's share (83.33% of purchase price) 
30,832

Given the above assumptions as an example, the City of San Jose would receive $6,168 in addition to its loan balance of $40,000.

Second example (assumes resale price of $350,000):

      Possible resale price 
$350,000

      Original sales price 
240,000

      Accrued equity 
110,000

      Less reasonable capital improvements approved by City 
2,000

      Less reselling costs 
24,000

      Equity subject to sharing 
84,000

      City's share (16.67% of original purchase price--$40,000 loan) 
14,000

      Home seller's share (83.33% of purchase price) 
70,000

Given the above assumptions as an example, the City of San Jose would receive $14,000 in addition to its loan balance of $40,000.

Click for a current copy of the City's affordability restriction.

12. To help buy my home, may I combine the City's Program with other assistance?

Yes. For example, you can increase your home purchasing power by combining a THP loan with other programs. See the First-Time Homebuyer Reference Guide.

13. Can I refinance the non-City loans?

Yes, if the Housing Department gives advance approval. The amount refinanced cannot exceed the outstanding amount of such loans plus reasonable and necessary loan costs. If you are requesting a "cash-out" refinance, you will be required to repay the City loan.

14. Can I take-out an "equity line of credit" after receiving the City loan?

Prior written approval by the Housing Department is required.

15. What lender can I use?

You may use any lender that has been pre-approved by the Housing Department or any lender who is committed to serve you. If your lender has yet to work with the City of San Jose Housing Dept., then please refer him/her to the THP Lender Handbook. New lenders are encouraged to call the Homebuyer staff at 408.975.4468 for assistance.

16. I want to make an offer on a home. How rapidly can I receive the City funds to pay for the home?

City loan approval normally will be five working days; funding can occur within 15 days, subject to your meeting our standard loan conditions and our receiving the loan commitment and a complete loan package from your first mortgage lender. Be sure to note the "pending approval of financing" in any offer that you may make to protect you from loss of a deposit on an offer. Also, once all of the final signed loan documents are received from the title company, the City funds will be wired in three business days.

17. I already own a home. Can the program help me buy another home?

No, if you are currently living in it as your principal residence. The City no longer requires that you not have owned a home as a principal residence within three years of City loan closing. Also, the THP is a "one time" benefit; you cannot re-apply to purchase another home.

18. If I am no longer teaching at a San José public school during the City loan term, do I have to repay the loan?

No. The City loan only needs to be repaid in 30 years or upon transfer of title to the home.

19. The program sounds great! What are the next steps?

* Sign up and complete a required first-time homebuyer education class. Interested teachers are strongly encouraged to contact Neighborhood Housing Services Silicon Valley at 408.279.2600. Additional non-profit homebuyer education courses are offered through Acorn Housing, 408.297.3087, and Project Sentinel, 408.720.9888. Your lender may also provide an approved homeownership education course. Be prepared to provide the City and your lender with a copy of the certificate of completion.

* Contact a lender from the Housing Department Approved List and complete an application.

* Work with the real estate agent of your choice to assist you in the search for your new home.

* Get final loan approvals from your lender and the Housing Department.

* Sign the loan documents.

* Move in and enjoy your new home!

20. After you purchase your home, a customer service survey will be mailed to you from the City of San Jose Housing Department. The purpose of the survey is to gauge the overall effectiveness of the program, and to provide feedback regarding the level of customer service that you have received from Housing Department staff, your lender, and your real estate agent. 

INFORMATION COURTESY OF   WWW. A SAN JOSE REAL ESTATE AGENT .COM


