FACULTY/STAFF HOUSING PRIORITIES
6

North Campus-University Park Development Corporation

Faculty and Staff Housing

Priority, Eligibility, and Conditions for Purchase

The North Campus-University Park Development Corporation (NCUPDC) is tasked with the prudent development of the sixty-five acres of land that constitute the North Campus of California State University, Northridge (CSUN). Increasing housing costs and the strong demand for the limited supply in the local housing market makes it difficult for new faculty and staff to find housing they can afford. CSUN must be able to recruit and retain a diverse, high-quality faculty and staff in order to sustain its mission and academic quality. The campus Master Plan projected growth in enrollment and the retirement of faculty and staff requires that CSUN address the factors that impact the hiring of new employees. Hence, approximately thirty (30) acres of the North Campus have been earmarked for faculty/staff housing in the CSUN draft Master Plan, Envision 2035.

To achieve these goals the NCUPDC has established criteria to determine the priority of prospective buyers and to allocate available Homes among eligible buyers. In selling homes, it is the intent of the NCUPDC to provide housing opportunities for both faculty and staff, and to select from among eligible buyers in accordance with the priority system described below. Such system and procedures are subject to modification at any time by NCUPDC. NCUPDC may promulgate and distribute regulations, from time to time, to implement the eligibility, priority system, and sales procedures, which regulations will be binding on Homeowner.

Priority and Eligibility Limitations 

1.
Priority 
A.
Definitions 
Appointment Effective Date:  This is the date that the individual is first appointed to a position at CSUN or a CSUN auxiliary and does not include an appointment of an existing employee to a new position on campus.

Auxiliary: CSU auxiliary organization as defined in Title 5 of the California Code of Regulations.

Back-up Market:  Includes an employee of an Other CSU or CSU auxiliary, Public Education Institution, Public Agency, or the general public. A member of the Back-up Market is qualified only under Priority Groups 18-21. 

Faculty (CSUN) includes:

Probationary academic ranked faculty: A faculty member who has accepted an appointment to a tenure-eligible position (academic rank, coaches, librarians and academically related counselors) and is serving a period of probation (normally a six year period).

Tenured faculty: A full-time faculty member who has been awarded tenure in a tenure-eligible position.

Home:  Homeowner’s subleasehold interest in the Sublease Parcel and fee simple ownership interest in the Improvements thereon, which interests in all cases must be transferred, encumbered or hypothecated together as a unit.

Homeowner:  Any natural person who purchases a Home under the NCUPDC employee housing program by meeting the eligibility criteria as adopted by the NCUPDC Board and set forth below.

Lecturer – full time, with a three-year contract: CSUN instructional faculty member with a three-year full-time teaching contract.  This includes academic rank, coaches, librarians and academically related counselors.

Lecturer – part time with an entitlement contract over three years:  CSUN instructional faculty member with a three-year part-time teaching contract. This includes academic rank, coaches, librarians and academically related counselors.
Management Employee:  Full-time employee holding a management position at CSUN or equivalent administrative position with a CSUN auxiliary.

New Recruit:  CSUN or CSUN auxiliary employee or candidate of an active recruitment, who has been given an offer of employment with an employment effective date on or after the start of the current fiscal year (July-June), and is a Non-Owner of Real Property, as defined.

Non-Owner of Real Property:  Eligible buyer who does not own real property, wholly or in partnership, within a thirty-five (35) mile radius of CSUN.

Other CSUN Employee:  A full-time CSUN or CSUN auxiliary employee who is eligible for the housing program but does not qualify as a New Recruit or Primary Retention Employee and is a Non-Owner of Real Property, as defined.

Other CSU or CSU Auxiliary Employee: A full-time employee of another CSU campus or CSU auxiliary.

Part-Time Employee: A permanent part-time CSUN or CSUN Auxiliary employee who is benefits eligible.

Primary Retention Employee:  CSUN employee whose appointment effective date is within five (5) years or less of the current fiscal year, or as designated by the NCUPDC Board, and is no longer considered a New Recruit and is a Non-Owner of Real Property, as defined.

Primary Market: Priority Groups 1-6 as set forth below. The selection process for new homes is limited to the Primary Market unless otherwise specified by the NCUPDC Board.

Public agency employee: A permanent full-time employee, or equivalent, of a state or local governmental agency, which is located within a 35-mile radius of CSUN.

Public education institution employee: A permanent full-time employee or equivalent, of a public K-12 institution, or of any community college within a 35-mile radius of CSUN.

Staff: A permanent or probationary employee at CSUN, or the equivalent for a CSUN auxiliary, appointed to a staff position and if applicable, serving a period of probation.


B.
Classification of Applicants 

To meet the goals of NCUPDC, applications are classified in accordance with NCUPDC Priority definitions and placed in Priority Groups as shown in Table 1 and 2 below. NCUPDC plans to employ a selection process to further prioritize within each group if there are more applicants than homes available. Selection dates will be established annually by the NCUPDC Board.

TABLE 1

	PRIORITY GROUPS



	
	FACULTY
	MANAGEMENT
	STAFF
	LECTURERS

	NEW RECRUIT 
	1st Priority
	3rd Priority
	5th Priority
	

	PRIMARY RETENTION 
	2nd Priority
	4th Priority
	6th Priority
	

	OTHER 

CSUN EMPLOYEE 
	7th Priority
	8th Priority
	9th Priority
	12th Priority

	CSUN EMPLOYEES W/

REAL PROPERTY 

WITHIN A 35 MILE RADIUS 

OF CSUN 


	10th Priority
	11th  Priority
	13th  Priority
	14th  Priority

	PART TIME CSUN EMPLOYEE 
	N/A
	15th Priority
	16th  Priority
	17th  Priority


Notes to Table 1:
• The President has discretionary authority to designate a limited number of homes for University interest prior to the NCUPDC selection process.

• Applicants in Priority Groups 1-10 must be “Non-Owners of Real Property” as defined. 
TABLE 2
	BACK-UP MARKET PRIORITY GROUPS



	OTHER CSU & CSU

AUXILIARY EMPLOYEE
	PUBLIC EDUCATION

INSTITUTION

EMPLOYEE


	PUBLIC AGENCY EMPLOYEE
	GENERAL PUBLIC

	18th Priority
	19th Priority
	20th Priority
	21st  Priority


Notes to Table 2:

• Sales to the back-up market must be approved by the NCUPDC Board of Directors. 
2.
Eligibility Limitations. 

A. Recruits. Persons are eligible to apply with a written offer of employment but must be an employee or have accepted employment and satisfied all conditions of employment before close of escrow. 

B. NCUPDC Directors and Employees. Directors and employees of the North Campus-University Park Development Corporation and University Corporation managers involved in the direct oversight of the housing program are ineligible to purchase homes. 

Restrictions on Ownership Eligibility

1.
Principal Residence 

Eligible buyers must provide written confirmation of the intent to occupy the Home as their principal residence. In addition, if any person receiving priority due to his or her eligibility status intends to acquire a co-ownership interest with another person, or persons, other than a spouse or a registered domestic partner, all such other persons must be legally obligated on the home loan and may acquire up to a combined fifty percent (50%) ownership interest.

2.
Loss of Eligibility – Repurchase Option Events 

In order to preserve an employee housing development for its intended purpose, certain detrimental changes in a Homeowner’s eligibility status will trigger a NCUPDC “Repurchase Option Event” for the Home, which if exercised, will require the Homeowner to sell the residence in accordance with NCUPDC resale procedures. The “Repurchase Option Events” are listed below.

Homeowner shall be responsible to give written notice to NCUPDC upon the occurrence of a Repurchase Option Event. NCUPDC will send an “Eligibility Disclosure” document to each Homeowner annually to request that each Homeowner reviews the ongoing eligibility criteria and verifies, by signature, that he or she meets them.

The following constitute the Repurchase Option Events: 

A.
A change in the employment status of the Homeowner who received priority to purchase the Home by virtue of that employment status and who no longer would qualify to purchase the Home due to the change in that status: 

1.
Resignation. NCUPDC may exercise its Repurchase Option beginning six (6) months after the date of the Homeowner’s resignation from qualifying employment.

2.
Termination. NCUPDC may exercise its Repurchase Option beginning six (6) months after the date of the Homeowner’s termination from qualifying employment.

3.
Non-renewal of contract. NCUPDC may exercise its Repurchase Option beginning six (6) months after the date of non-renewal of the Homeowner’s qualifying employment.

4.
Retirement. NCUPDC may exercise its Repurchase Option beginning twelve (12) months after the date of the Homeowner’s retirement. Participation in the Faculty Early Retirement Program is considered retirement.

B.
The death of the Homeowner who received priority to purchase the Home by virtue of that employment status. NCUPDC may exercise its Repurchase Option beginning twelve (12) months after the date of the Homeowner’s death. 

C.
Title to the Home voluntarily or involuntarily (by operation of law or otherwise) becomes held less than 50% by the original purchaser. NCUPDC may exercise its Repurchase Option beginning thirty (30) days after the date of such change of title. 

D.
If the occupancy rights to the Home are awarded to a former spouse or other co-owner of the Home or other person through a divorce, legal separation or other legal proceeding and the person so awarded the occupancy rights is not an eligible purchaser under the program’s Priority System. NCUPDC may exercise its Repurchase Option beginning six (6) months after the date of the award of such occupancy rights. 

E.
If Homeowner was a member of the “Back-up Market” according to the program’s Priority System a Repurchase Option Event will occur on the fifth (5th) anniversary of the initial purchase, and NCUPDC’s exercise of its Repurchase Option may begin on such fifth anniversary, unless the Homeowner is then a current employee of CSUN or a CSUN auxiliary.

F.
Homeowner defaults on a Permitted Encumbrance, or on a loan made or guaranteed by the NCUPDC in connection with Homeowner’s acquisition of the Home. NCUPDC may exercise its Repurchase Option beginning the date of such default, but NCUPDC’s exercise of the Repurchase Option shall be deemed revoked if such default is cured prior to the close of escrow of the NCUPDC’s repurchase of the Home.

G.
Homeowner is in default of the Principal Residence requirement and fails to cure such default after notice from NCUPDC within the required timeframe. NCUPDC may exercise its Repurchase Option beginning on the day after the expiration of the cure period for such default.

H.
Homeowner is in material default of any of its other obligations under this Sublease, and fails to cure such default after notice from NCUPDC within the required timeframe. NCUPDC may exercise its Repurchase Option beginning on the day after the expiration of the cure period for such default. 

3.
Events That Do Not Constitute Repurchase Option Events
Although the following technically qualify under Section I above as Repurchase Option Events, the following events are excluded from the definition of, and do not constitute Repurchase Option Events: 

I.
If Homeowner is an eligible Homeowner as a result of his or her employment status and there is a change in Homeowner’s employment status where the employee becomes temporarily or permanently disabled and terminates employment, goes on leave, or the employee’s time commitment to the employer is reduced as a direct result of such temporary or permanent disability. For purposes of this requirement, a disability is a physical or mental impairment that substantially limits one or more major life activities, within the meaning of 42 U.S.C. Section 12102 of the Americans with Disabilities Act. 

J.
Acquisition of fifty percent (50%) or less of the total interest in the Home by a person who, acting alone, would not have qualified to purchase the Home at the time it was purchased, if the remainder of the ownership interest in the Home is owned by the person who was eligible to purchase the home under the program’s Priority System.

K.
The following transfers will not be deemed to be a conveyance under paragraph I(c) above: (i) a transfer to an inter vivos trust for which the Homeowner and/or his or her spouse or registered domestic partner is the trustee with the exclusive right to live in the Home for life, or (ii) a transfer of a remainder interest to a spouse, registered domestic partner and/or linear descendants reserving a life estate and the exclusive right of occupancy, or (iii) a transfer into joint tenancy with the Homeowner’s spouse, registered domestic partner, or linear descendants, with an agreement giving the Homeowner the exclusive right to live in the Home for life, or (iv) a transfer of up to fifty percent (50%) co-tenancy interest to a person other than the Homeowner’s spouse, registered domestic partner and/or linear descendants, reserving exclusive occupancy for life.

L. Homeowner is not using the Home as a Principal Residence during an approved sabbatical leave from CSUN, approved leave of absence, or loss of use predicate to and during timely reconstruction necessitated by damage or destruction of the Home.

Approved by the North Campus-University Park Development Board of Directors, May 30, 2006
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