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The challenge to find — and keep 
— good teachers and district 
employees is nothing new.

School districts have always sought to 
recruit and retain the best and brightest 
to educate our children. But over the 
past few decades, there has been a 
steady and alarming increase in high-
quality teacher shortages across the 
state. 

Not only has the supply of new teachers 
diminished, but teacher attrition is also 
on the rise, prompting many districts 
and their supporting policymakers to 
rethink what they can do to attract and 
keep strong teachers.

In California, one of the biggest drivers 
of teacher turnover is the increasing 
cost of housing. In 2016, only 17 percent 
of California homes for sale were 
affordable on the average teacher salary, 
down from 30 percent in 2012. This 
lack of affordable housing is causing 
high-quality teachers to leave school 
districts across the state, and if school 
employees can’t find affordable housing, 
the entire community will suffer. 

Although there isn’t a simple solution, 
educators, school district administrators 
and policymakers are working together 
to develop strategies to create 
affordable housing options for teachers 
so California’s strongest teachers stay  
in California.
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CALIFORNIA’S SCHOOL SYSTEM  
IS BEING LEFT BEHIND

The supply of new 
teachers in California  
is at a 12-year low and  
is likely to worsen.



So, how did we get here?

Today, an average California home costs 
about two-and-a-half times the average 
national home price of $180,000 and well 
above what teachers can afford. In some 
areas, homeowners are spending more 
than half of their income on housing, 
far exceeding the standard 30-percent 
threshold recommended by financial experts. 
Renting isn’t the solution, either. In 2016, the 
median rent for a one-bedroom apartment in 
California was $1,750 per month, 50 percent 
higher than the rest of the country. 

This creates a demand for affordable 
housing that far surpasses the supply. 
Coupled with hard-to-meet zoning 
regulations that comprise an estimated 40 
percent of building costs, it’s no surprise 
that policymakers have been slow to find a 
solution. 

But it’s not just the policymakers who are 
struggling; the communities and the people 
who live in them are also suffering. 

Without affordable housing, teachers and 
district employees are unable to live in the 
communities where they work. Not only 
does this create more traffic congestion 
and longer commutes, but it also reduces 
community stability and diversity and leads 
to weaker ties among educators, their 
students and their families.  

As the increasing cost of housing drives 
higher rates of employee turnover, there 
will continue to be negative emotional and 
developmental impacts on students, limits 
to the success and stability of schools, and 
immense — quantitative and qualitative 
— costs to school districts (it can cost 
approximately $18,000 to replace a teacher 
who leaves).
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Across the state, 75 percent of districts reported a shortage of teachers this school year. 

“Teacher quality is the in-school factor most closely linked to academic achievement,” 

Chris Ungar, president of the California School Boards Association, said in a statement. 

“So, in order to give our students the education they deserve, California must do a 

much better job of attracting, developing, supporting and retaining teachers.”

Just 17 percent of homes for 

sale in the counties shown are 

affordable on the state’s average 

teacher salary of $73,536. “A 

typical home in California costs 

more than half a million dollars — 

$200,000 more than the average 

teacher can afford,” says Redfin’s 

chief economist Nela Richardson.



But there’s a solution in  
the making...

California places a high value on the  
public education system, which is why 
state and local as well as public, private 
and nonprofit thought leaders are coming 
together to help school districts create 
affordable housing options for teachers 
and school employees. 

One strategy is Senate Bill 1413. Authored 
by State Senator Mark Leno, SB 1413 
has been dubbed the Teacher Housing 
Act of 2016 and offers an innovative 
opportunity to ease a debilitating problem. 
SB 1413 bypasses many of the restrictive 
development regulations and authorizes 
school districts to establish and implement 
creative housing options for recruitment 
and retention purposes, also known as 
workforce housing. 

The bill’s primary purpose is to “… facilitate 
affordable housing programs for teachers 
and school employees throughout 
California, authorizing school districts to 
establish housing on their property and 
restrict occupancy to teachers and school 
employees, while still accessing federal tax 
credits for affordable housing. It provides 
clear authorization to school districts and 
developers to implement these programs, 
encouraging public-private partnerships 
and local solutions to keep teachers in  
their communities.” 

According to Leno, by allowing school 

districts to directly address employee 

housing needs, SB 1413 will help:

• Retain quality teachers

• Reduce staff replacement costs

• Foster a sense of community

“California’s growing teacher shortage and 
housing affordability challenges require 
innovative solutions.”  — Senator Mark Leno



Workforce housing targets middle or 
working income families, that is, those 
who make between 60 and 120 percent 
of the area median income in higher-cost 
metropolitan areas, such as San Francisco. 

Currently, most affordable housing 
programs are focused on low and very low 
income earners. Middle income earners, 
such as teachers and school administrators, 
don’t always qualify for these programs. 
The new bill acknowledges the critical role 
teachers play in the long-term success 
of our students and state by allowing for 
the development of housing that keeps 
these hard-working professionals in the 
communities they serve. 

The ideal scenario to address medium 
and long-term housing issues for all 
school employees is a combination of 
creating financial assistance programs, 
such as housing bonuses as a recruitment 
tool, down payment savings plans and 
mortgage assistance and developing 
short-term rental units. This allows 
middle income earners to move into the 
communities where they work and later 
upgrade to permanent housing through 
down payment and mortgage assistance 
programs. 

When teachers can afford to live closer 
to their jobs, the entire community reaps 
the rewards. Commute times and traffic 
congestion ease, neighborhoods are more 
diverse, local economies are strengthened 
by helping employers attract and retain 
essential workers, and, of course, families 
can establish roots and become invested in 
their community, living and growing in one 
place over time. 

Here’s how it works

As a school district, you may already 
possess the key to bringing workforce 
housing to your community. Using surplus 
land or other underutilized real estate, 
housing units can be built to address 
the essential workforce housing needs 
of teachers and other employees in your 
district. 

Each school district is unique, and 
there is not a one-size-fits-all response. 
Whether your school district controls all 
rental housing, partners with a market-
rate developer to subsidize construction 
and secures a percentage of the units as 
workforce housing, or partners with an 
affordable housing developer to build 
units, there is a workforce housing strategy 
that meets both your needs and those of 
the community you serve. 

WHY DOES WORKFORCE  
HOUSING MATTER?

21%

50%

29%

UPPER INCOME MIDDLE INCOME

FOCUS OF
WORKFORCE
HOUSING

FOCUS OF
TRADITIONAL
AFFORDABLE
HOUSING

LOWER INCOME

SOURCE: PEW RESEARCH CENTER

2015: PERCENT OF ADULTS IN POPULATION

DCG OPPORTUNITIES  |  THE WORKFORCE HOUSING ADVANTAGE  |  5



4 REASONS TO EXPLORE WORKFORCE HOUSING
The issue of housing costs is of particular importance for public school districts to recruit 
and retain high-quality teachers, administrators, classified workers and other employees. 
The concept of workforce housing offers a unique opportunity to ease the housing 
burden on school employees and their families. Here are four reasons your school district 
should explore workforce housing.

Converting your 
underutilized real 
estate to workforce 
housing allows 
you to maximize 
your resources and 
create recurring 
revenue for your 
school district. 

Workforce housing 
helps to offset cost-
of-living increases in 
high-rent markets, 
providing immediate 
and long-term 
relief to housing 
challenges within 
your community. 

Workforce housing 
offers incredible 
flexibility, allowing 
you to utilize 
your property 
in a way that 
meets the unique 
needs of your 
community without 
relinquishing 
control.

Providing workforce 
housing to school 
personnel fosters 
loyalty and 
longevity within 
your community. It 
also makes it much 
easier to attract the 
qualified people you 
need and keep them 
in your community.

Maximize  
Resources 

Short-Term and 
Long-Term Relief 

Flexibility and 
Control 

Recruitment and 
Retention

1 2 3 4
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What makes a 
property a good 
fit for workforce 
housing?

Size: Minimum of 1 acre but 
typically 3 to 7 acres of land 
available 

Access: Easy access to 
transit and public utilities 

Neighborhood context: Near 
a residential development 
of medium- to high-density 
homes such as townhomes 
or apartments 

Use: The site is vacant or not 
used for education purposes



Is workforce housing right 
for you? 

Workforce housing is a tool you can use 
to help you meet your long-term goal: 
recruiting and retaining great employees so 
you can provide a high-quality education 
to your students and strengthen your 
community. 

For districts considering workforce 
housing, here are some questions to 
consider: 

• Do you expect your employees to 
continue to have difficulty obtaining 
affordable housing in your community 
over the next 20 to 40 years? 

• Do you have a vacant or underutilized 
property that could be used for 
housing? 

• When would you want the housing 
available? What is your risk tolerance?  
Is there allocated funding available  
for development? 

• Who would be your target market?  
New staff? Other specific employees?

• Are you interested in long-term 
financial programs such as down 
payment assistance programs? 

Although your answers above might  
signal a green light, there are several  
things you should be aware of — both  
from a physical property perspective as 
well as a financial one — to make sure  
you meet your housing objectives. 

Workforce housing can help you recruit 

and retain great employees, provide a 

high-quality education for your students, 

and strengthen your community. 

Exploring opportunities and 
avoiding pitfalls

Workforce housing requires smart planning 
for successful execution. There are five 
key areas to consider when exploring 
workforce housing in your organization:

1. Evaluating options and opportunities for 
financial programs and developing housing 
as a multi-pronged approach 

2. Feasibility of developing workforce 
housing on district-owned property 

3. Clarity on legal and tax implications, 
such as the surplus property process and 
possessory tax laws

4. Active communications and stakeholder 
engagement to build project advocates 
and positive working relationships with 
the city, employee organizations, parent 
associations, etc.

5. Post-development considerations, including 
third-party management of the units 
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Number of District Units

Site Size

Cost of Development

Monthly Rental Rate  

to Employees

Monthly Rental Market Rate

Savings on Employee’s Rent 

Compared to Market Rate

Estimate Time to Build

48

4 acres

$22,000,000

$1,280

 

$2,200

42%

 

14 months

SCENARIO OF A WORKFORCE 
HOUSING PROJECT
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How DCG can help

At Dutra Cerro Graden (DCG), we’re 
dedicated to providing strategic 
commercial real estate consulting, 
management and brokerage services 
for community-minded organizations 
just like yours. From evaluating the fiscal 
and physical feasibility of developing 
workforce housing on your site to helping 
you through the entitlement process 
to build units, DCG is here to help. We 
understand the unique financial needs of 
our clients, and we know that for most, the 
prospect of using real estate to meet those 
needs is a real and viable option — if only 
they had the time and expertise to take 
advantage of it. That’s why we’re devoted 
to helping you achieve your ultimate goal 
— sustainability and lasting community 
impact — by showing you how to get the 
most from your real estate. In fact, DCG is 
the only company that brings this level of 
trust, competence, vision and experience to 
a partnership with community leaders.

You have options 

Our team works in partnership with you 
and your organization to create a strategic 
plan for your real estate assets that aligns 
with your long-term goals. Whether 
you are considering leasing your land, 
partnering with a developer, or selling the 
site, we can help you develop a workforce 
housing strategy that meets both your 
needs and those of the community  
you serve. 

Contact us for a complimentary 
consultation at 925-479-1350 or  
connect @dcgrealestate.com 
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Our passion is helping you turn real property into 
real solutions for a real future.


