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EXECUTIVE 
SUMMARY
The recent Great Recession and foreclosure 

crisis devastated homeowners and commu-

QLWLHV�DFURVV� WKH�8QLWHG�6WDWHV��$OWKRXJK� WKH�
largest wave of foreclosures has passed, many 

homeowners are still at risk of losing their 

KRPHV��8QGHUVWDQGLQJ�ZK\� KRPHRZQHUV� JRW�
into trouble, what they did to resolve their trou-

bles, and why some were successful and oth-

ers were not is key to making homeownership 

more sustainable in the future, particularly for 

WKH�LPPLJUDQW�DQG�/DWLQR��$IULFDQ�$PHULFDQ��
DQG�$VLDQ�$PHULFDQ�IDPLOLHV�WKDW�ZHUH�KDUG-

est hit by the crisis. This research uses surveys 

and in-depth interviews with homeowners 

DQG�WKH�QRQ�SURÀWV�WKDW�WULHG�WR�KHOS�WKHP�WR�
H[SORUH� WKH� SDWKZD\V� IDPLOLHV� WRRN� RQ� WKHLU�
way to default and foreclosure in four ethni-

FDOO\� GLVWLQFW� FRPPXQLWLHV� LQ� /RV� $QJHOHV��

There were a handful of commonalities 

across the ethnic communities that we stud-

ied. Families of diverse backgrounds bought 

homes for economic and emotional reasons. 

&RQVLVWHQW� ZLWK� H[LVWLQJ� UHVHDUFK�� VRPH� XQ-

derstood the risks that they undertook in 

originating a loan, others blindly trusted the 

guidance of their realtors, brokers, relatives, 

and friends. Employment disruptions made 

LW� GLIÀFXOW� IRU� KRPHRZQHUV� DFURVV� WKH� FRP-

munities to make payments. Troubleshoot-

ing missed payments by pursuing a loan re-

ÀQDQFH� RU� PRGLÀFDWLRQ� ZDV� D� FRQIXVLQJ��
IUXVWUDWLQJ� DQG�� DW� WLPHV�� SUHGDWRU\� H[SHUL-

HQFH� IRU� WKH� KRPHRZQHUV�� /RDQ� PRGLÀFD-
WLRQ� VFDPV� UHTXLULQJ� ODUJH� XSIURQW� SD\PHQWV�
were prevalent in the ethnic communities. 

:H� EXLOG� XSRQ� RWKHU� OLWHUDWXUH� E\� H[SORULQJ�
WKH� XQLTXH� H[SHULHQFH� RI� LPPLJUDQW� KRPH-
RZQHUV��ZKLFK�ZH�GHÀQH�DV�VSHDNLQJ�D�SULPD-
ry language other than English at home. These 

families got into homeownership and tried 

to resolve missed payments differently from 

the other homeowners that we interviewed. 

They disproportionately relied on co-ethnics 

for home buying and troubleshooting advice. 

They formed multigenerational households as 

a strategy to achieve and sustain homeowner-

VKLS�DQG�WXUQHG�WR�WKHLU�VRFLDO�QHWZRUNV�IRU�À-

QDQFLDO�VXSSRUW�ZKHQ�WKH\�KDG�GLIÀFXOW\�PDN-
ing payments. When foreclosure was imminent, 

WKHLU�SXUVXLW�RI� ORDQ� UHÀQDQFH�DQG�PRGLÀFD-
tion was slowed and at times thwarted by lan-

guage and cultural barriers, especially when 

transactions were conducted only in English. 

7KLV� UHSRUW� DOVR� LGHQWLÀHV� FKDOOHQJHV� IDFHG�
E\� QRQ�SURÀWV� WKDW� WULHG� WR� KHOS� WURXEOHG�
KRPHRZQHUV� GXULQJ� WKH� UHFHVVLRQ�� $VVLVW-
LQJ�KRPHRZQHUV�LQ�UHÀQDQFLQJ�RU�PRGLI\LQJ�
their loans was a time- and resource-inten-

sive undertaking for the housing counselors 

and community-based organizations that we 

spoke with, especially for those that had a 

large number of clients that were immigrants 

RU� IURP� YXOQHUDEOH� SRSXODWLRQV� �H�J�� VHQLRUV�
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RU� SHUVRQV� ZLWK� GLVDELOLWLHV��� 0DQ\� IHOW� WKDW�
UHVRXUFHV� DYDLODEOH� WKURXJK� WKH�8�6��'HSDUW-
PHQW� RI� +RXVLQJ� DQG� 8UEDQ� 'HYHORSPHQW�
and other sources to fund foreclosure coun-

VHOLQJ� IHOO� VKRUW� LQ� FRYHULQJ� WKHLU� H[SHQVHV��
7KH�RUJDQL]DWLRQV�VWUXJJOHG�WR�H[SRVH�SUHGD-
WRU\�PRGLÀFDWLRQ�DQG� UHÀQDQFLQJ� VFDPV�DQG�
convince homeowners to take advantage of 

their free services rather than pay for help.    

$� KDQGIXO� RI� VWUDWHJLHV� ZRXOG� KHOS� KR-

PHRZQHUV� DQG� WKH� QRQ�SURÀWV� WKDW�
serve them better weather future eco-

nomic crises. These include investing in:

$�� FRPSUHKHQVLYH�KRPHRZQHU�
education and counseling,

%�� OLQJXLVWLFDOO\�DQG�FXOWXUDOO\�
competent lending,

&�� OHJLVODWLRQ�WR�SURWHFW�
homebuyers, and 

'�� DIIRUGDEOH�UHQWDO�KRXVLQJ�DQG�
homeownership alternatives.

Free and widely available homeowner educa-

tion programs are needed to help immigrants 

and vulnerable groups get into and sustain ho-

meownership. Education is needed at different 

stages, from pre-purchase counseling to save 

for and buy a home, to post-purchase counsel-

ing on how to budget to pay the mortgage, to 

IRUHFORVXUH�FRXQVHOLQJ�RQ�KRZ�WR�UHÀQDQFH�RU�
modify a mortgage, to post-foreclosure coun-

VHOLQJ�RQ�KRZ�WR�ÀQG�DOWHUQDWLYH�KRXVLQJ�DQG�
resolve debt and credit issues. Importantly, 

lending and counseling must be linguisti-

FDOO\�DQG�FXOWXUDOO\�FRPSHWHQW�WR�EHQHÀW�QRQ�
English speaking and immigrant households. 

6XSSRUWLQJ�QRQ�SURÀWV�WR�SURYLGH�WUDQVODWLRQ�
DQG�FXOWXUDO�EURNHULQJ�LV�D�ÀUVW�VWHS��5HTXLULQJ�
that lenders allow homeowners to communi-

cate with a linguistically and culturally com-

petent intermediary when they are purchas-

ing a home and at risk of foreclosure would 

JR� HYHQ� IXUWKHU� LQ� OHYHOLQJ� WKH� SOD\LQJ�ÀHOG��

Broader legislative changes also are needed to 

illegalize manipulative tactics used by lend-

ers and servicers that make navigating the 

ORDQ� UHÀQDQFH� DQG�PRGLÀFDWLRQ� SURFHVV� GLI-
ÀFXOW�� ,Q� &DOLIRUQLD�� WKH�+RPHRZQHU� %LOO� RI�
Rights, which was implemented in January 

������ SUHYHQWV� OHQGHUV� IURP� JRLQJ� IRUZDUG�
with a foreclosure if they are also attempt-

ing to modify a borrower’s loan, among oth-

HU� UHIRUPV�� &KDQJHV� WR� WKH� ODZ� DUH� QHHGHG�
to close remaining loopholes. For instance, 

VHUYLFHUV� XVH� YDJXH� GHÀQLWLRQV� RI� ZKDW� FRQ-

VWLWXWHV� D� ´FRPSOHWHµ� ORDQ� PRGLÀFDWLRQ� DS-

plication to avoid helping homeowners. Fur-

ther clarifying terms and imposing sanctions 

on the most pernicious tactics used by lend-

ers and servicers would help to increase loan 

UHÀQDQFH� DQG� PRGLÀFDWLRQ� VXFFHVV� UDWHV�

Fundamentally, preventing future foreclosures 

UHTXLUHV�DGGUHVVLQJ�WKH�VWUXFWXUDO�URRWV�RI�WKH�
crisis. Foreclosures were the result of not only 

SRRU�FKRLFHV�PDGH�E\�ÀQDQFLDOO\�XQHGXFDWHG�
homebuyers and unscrupulous lenders and 

VHUYLFHUV�EXW� DOVR�JURZLQJ� LQHTXDOLWLHV� LQ� DF-
cess to income, wealth, and affordable hous-

ing. Investments in affordable rental hous-

ing are needed to help families recover their 

ÀQDQFHV� DIWHU� IRUHFORVXUH�� $OWHUQDWLYHV� WR�
traditional homeownership, such as commu-

nity land trusts, would help make homeown-

ership sustainable for diverse households. 
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7KH�8�6�� LV�UHFRYHULQJ�IURP�LWV�VHFRQG�ZRUVW�
IRUHFORVXUH�FULVLV� LQ� LWV�KLVWRU\��&ORVH� WR� IRXU�
and a half million homeowners lost their 

KRPHV�EHWZHHQ�6HSWHPEHU������DQG�0D\������
DORQH��&RUH/RJLF��������,Q�HDUO\�������RQH�LQ�
ten homeowners with a mortgage was delin-

TXHQW�DQG�DW� ULVN�RI� ORVLQJ� WKHLU�KRPH� �-RLQW�
&HQWHU� IRU�+RXVLQJ� 6WXGLHV� ������� $OWKRXJK�
the largest wave of foreclosures has passed, 

KRPHRZQHUV� DUH� VWLOO� LQ� WURXEOH�� ,Q� WKH� ÀUVW�
TXDUWHU�RI�������DERXW���������KRPHV�ZHUH�LQ�
WKH� SURFHVV� RI� IRUHFORVXUH� �5HDOW\7UDF� �������

Foreclosures happen because of diverse cir-

FXPVWDQFHV�� 8QGHUVWDQGLQJ� ZK\� IDPLOLHV�
bought homes during the recent housing 

boom and what put them at risk of foreclosure 

are important in knowing how to make ho-

meownership more sustainable in the future. 

This is especially the case for immigrant and 

/DWLQR��$IULFDQ�$PHULFDQ��DQG�$VLDQ�$PHUL-
can homebuyers, who were among the most 

DIIHFWHG� JURXSV� �%RFLDQ� HW� DO�� ����D�� ����E��
������.RFKKDU�HW�DO���������7KLV�UHVHDUFK�XVHV�
surveys and in-depth interviews with hom-

eowners and the community-based and hous-

ing counseling organizations that served them 

WR�H[SORUH�WKH�SDWKZD\V�WKDW�IDPLOLHV�WRRN�RQ�
their way to default and foreclosure in four eth-

QLFDOO\� GLVWLQFW� FRPPXQLWLHV� LQ�/RV�$QJHOHV��

The families in our study bought homes for 

economic and emotional reasons. While some 

understood the risks that they undertook 

in originating a loan, most did not, trusting 

the guidance of their realtors, brokers, rela-

WLYHV�� DQG� IULHQGV�� &RQVLVWHQW� ZLWK� H[LVWLQJ�
research, employment disruptions were key 

HYHQWV� WKDW�PDGH� LW�GLIÀFXOW� IRU�KRPHRZQHUV�
of diverse backgrounds to make payments. 

0RVW� DWWHPSWHG� WR� UHÀQDQFH�RU�PRGLI\� WKHLU�
loan. The interviewed homeowners described 

the process as confusing, frustrating and, at 

times, predatory. Establishing a single point 

of contact with a lender was especially dif-

ÀFXOW�� HYHQ� ZLWK� WKH� VXSSRUW� RI� DQ� H[SHUL-
HQFHG� KRXVLQJ� FRXQVHORU�� /RDQ�PRGLÀFDWLRQ�
VFDPV� UHTXLULQJ� ODUJH� XS�IURQW� SD\PHQWV�
were prevalent in the ethnic communities. 

:H� EXLOG� XSRQ� WKH� H[LVWLQJ� OLWHUDWXUH� E\� H[-
SORULQJ�WKH�XQLTXH�H[SHULHQFHV�RI�KRPHRZQ-

HUV� FRPLQJ� IURP� WKH� LPPLJUDQW� H[SHULHQFH��
ZKLFK�ZH�GHÀQH�DV�WKRVH�VSHDNLQJ�D�SULPDU\�
ODQJXDJH�RWKHU� WKDQ�(QJOLVK� DW�KRPH��+RP-

HRZQHUV� IURP� WKH� LPPLJUDQW� H[SHULHQFH�GLV-
proportionately relied on co-ethnics for home 

EX\LQJ�DQG�WURXEOHVKRRWLQJ�DGYLFH��&R�HWKQLF�
realtors, mortgage brokers, and attorneys were 

at once essential, helping immigrants navi-

gate unfamiliar legal and cultural real estate 

processes, and predatory, selectively sharing 

LQIRUPDWLRQ� DQG� H[WUDFWLQJ� H[RUELWDQW� IHHV��
+RPHRZQHUV� IURP� WKH� LPPLJUDQW� H[SHUL-
ence formed multigenerational households as 

a strategy to achieve and sustain homeowner-

INTRODUCTION
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ship and turned to their social networks for 

ÀQDQFLDO� VXSSRUW� ZKHQ� WKH\� KDG� GLIÀFXOW\�
making payments. When foreclosure was im-

minent, language and cultural barriers slowed 

DQG�DW�WLPHV�WKZDUWHG�ORDQ�UHÀQDQFH�DQG�PRG-

LÀFDWLRQ�� HVSHFLDOO\� ZKHQ� WUDQVDFWLRQV� ZHUH�
conducted only in English. Some of the home-

RZQHUV�IURP�WKH�LPPLJUDQW�H[SHULHQFH�WKDW�ZH�
interviewed described the prospect of walking 

away from the home as shameful, a sign of hav-

LQJ� IDLOHG� WR�DFKLHYH� WKH�´$PHULFDQ�'UHDP�µ�

7KLV� UHSRUW� DOVR� SURYLGHV� LQVLJKW� LQWR� TXDOL-
tative factors that may enable community-

based and housing counseling organizations 

to better help homebuyers in diverse com-

munities in the future. When facing trouble, 

some homebuyers paid for costly and at times 

predatory legal services, in part because they 

viewed the free support provided by non-

SURÀWV� DV� EHLQJ� RI� SRRUHU� TXDOLW\�� ,W� LV� FULWL-
cal for community-based and housing coun-

seling organizations to reach out to troubled 

homebuyers and dispel their misconceptions 

DERXW�WKH�TXDOLW\�RI�WKH�VHUYLFHV�WKH\�SURYLGH��
,Q� WXUQ�� UHTXLULQJ� WUDQVODWLRQ� LQWR� RWKHU� ODQ-

guages for not only loan marketing but also 

loan remediation materials and services would 

OHYHO� WKH� SOD\LQJ� ÀHOG� IRU� LPPLJUDQW� KRP-

eowners and save counselors’ time. Transla-

tion should be available in multiple languages 

and dialects and not just the most common 

ODQJXDJHV� VSRNHQ� LQ� /RV� $QJHOHV� &RXQW\�

+HOSLQJ� KRPHRZQHUV� UHÀQDQFH� RU� PRGLI\�
their loans was a time- and resource-inten-

sive undertaking for the organizations that 

we spoke with, especially for those that had 

a large number of immigrant clients or clients 

IURP� YXOQHUDEOH� SRSXODWLRQV� �H�J�� VHQLRUV� RU�
SHUVRQV�ZLWK�GLVDELOLWLHV���7KLV�PDGH�LW�GLIÀFXOW�
IRU�VWDII�WR�DWWHQG�8�6��'HSDUWPHQW�RI�+RXV-
LQJ�DQG�8UEDQ�'HYHORSPHQW�DQG�RWKHU�SURIHV-
sional development opportunities that are im-

portant in keeping up to date on best practices 

and legislation changes affecting troubled ho-

meowners. Providing greater funding would 

enable these organizations to increase their ca-

SDFLW\�DQG�PRUH�HIÀFLHQWO\�VHUYH�FOLHQWV��0DN-
LQJ� LQIRUPDWLRQ� DERXW� UHÀQDQFLQJ��PRGLÀFD-
tion, and other procedures available through 

D�PRUH�ÁH[LEOH�IRUPDW��VXFK�DV�WKURXJK�D�ZH-
ELQDU� RU� GRZQORDGDEOH� ÀOH�� ZRXOG� KHOS� VWDII�
stay up to date while serving large caseloads.  

,Q�ZKDW�IROORZV��ZH�UHYLHZ�H[SHFWDWLRQV�IURP�
H[LVWLQJ� UHVHDUFK� RQ� IDFWRUV� DIIHFWLQJ� KRP-

eowners’ chance of default and foreclosure. 

:H� H[SORUH�ZD\V� WKDW� WKH� FLUFXPVWDQFHV� DQG�
outcomes of immigrant homeowners may dif-

IHU�IURP�WKH�QDWLYH�ERUQ��1H[W��ZH�LQWURGXFH�
/RV�$QJHOHV��RXU�FDVH�VWXG\�VLWH��DQG�GLVFXVV�
the research methodology. The bulk of the 

report addresses the diverse circumstances 

DQG� FRQGLWLRQV� WKDW� VKDSHG�KRPHRZQHUV·� H[-
periences of default and foreclosure in Los 

$QJHOHV�HWKQLF�FRPPXQLWLHV��:H�FRQFOXGH�E\�
drawing recommendations to help troubled 

IDPLOLHV�DQG�WKH�QRQ�SURÀWV� WKDW�VHUYH�WKHP��
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What factors affect whether a homeowner 

ZLOO� H[SHULHQFH� DQG� UHVROYH� D�PRUWJDJH� ORDQ�
GHIDXOW"� $� JURZLQJ� OLWHUDWXUH� LGHQWLÀHV� WKH�
role of personal, household, institutional and 

structural factors in driving homeowners’ 

RXWFRPHV�� $Q� RYHUDUFKLQJ� FKDUDFWHULVWLF� UH-
lated to foreclosure is race: families and com-

munities of color were disproportionately 

affected by foreclosure. Immigrants, many 

of them of color, are an understudied group. 

)DFWRUV� WKDW� PD\� GLIIHUHQWLDWH� WKHLU� H[SHUL-
ence include their limited English ability, 

cultural conceptions of lending, propensity 

to form multigenerational households, and 

their reliance on co-ethnic social networks.

A) PERSONAL AND HOUSEHOLD 
CHARACTERISTICS

Personal and household characteristics that 

shape homeowners’ propensity to fore-

close include: their motivation for becom-

LQJ� D� KRPHRZQHU� DQG� ÀQDQFLDO� HGXFDWLRQ��
income, health, and family disruptions, 

and social network characteristics. These 

IDFWRUV� LQWHUDFW� WR� LQÁXHQFH� RXWFRPHV���

Motivation and financial education

The choice to become a homeowner is at once 

an economic and an emotional decision. On 

the one hand, people enter into homeowner-

ship to build wealth, have space for a grow-

ing household, and better their neighborhood 

VFKRRO�TXDOLW\�DQG�VDIHW\��2Q�WKH�RWKHU�KDQG��
people become homeowners to reach a life-

F\FOH� PLOHVWRQH� DQG� WR� DFKLHYH� ´WKH� $PHUL-
can Dream.” Policymakers historically have 

promoted both of these reasons for hom-

eownership through subsidies such as the 

PRUWJDJH� LQWHUHVW� WD[� GHGXFWLRQ� DQG� FDP-

paigns to get low-income and minority fami-

OLHV�LQWR�KRPHRZQHUVKLS��6DHJHUW�HW�DO���������

Financial education varies widely within 

$PHULFDQ� VRFLHW\� �)R[� HW� DO�� ������ /\RQV� HW�
DO�� �������$� SURVSHFWLYH� KRPHRZQHU�PD\� EH�
DZDUH�RI� WKH�ÀQDQFLDO� ULVNV� WKDW� WKH\�DUH�XQ-

dertaking in deciding to originate a loan or be 

relatively unaware of these risks. Families that 

enter into homeownership more for emotional 

reasons may be less educated about its risks 

and more prone to accepting loan terms that 

could make them vulnerable to foreclosure.

Income, health, and family disruptions

+RXVHKROG�G\QDPLFV�UHODWHG�WR�LQFRPH��KHDOWK��
and family composition affect homeowners’ 

FDSDFLW\� WR�PDNH�PRUWJDJH�SD\PHQWV��$� ORVV�
of income from a change in employment is a 

primary threat to homeownership. Data from 

the National Suburban Survey found that ho-

PHRZQHUV� H[SHULHQFLQJ� IRUHFORVXUH� EHWZHHQ�
WKH�IDOO�RI������DQG������ZHUH�PRUH�OLNHO\�WR�
H[SHULHQFH�XQHPSOR\PHQW��1LHGW�DQG�0DUWLQ�
�������$�VWXG\�E\�WKH�1DWLRQDO�&RXQFLO�RI�/D�
5D]D� �1&/5��RI����/DWLQR� IDPLOLHV� WKDW�XQ-

LESSONS FROM 
EXISTING RESEARCH
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derwent foreclosure nationwide found that the 

loss of income was the primary factor lead-

LQJ� WR� IRUHFORVXUH�� &RPPRQO\�� WKLV� DOVR�ZDV�
WKH� ´ÀQDO� VWUDZµ� LQ� D� VHULHV� RI� PLVIRUWXQHV��
including health problems or an increase in 

WKH�PRUWJDJH�SD\PHQW� �%RZGOHU� HW� DO���������
$W� WLPHV�� GLVFRUG� GHYHORSHG� LQ� WKH� IDPLO\�
because of the loss of income, which led to 

disruptions in personal relationships, such as 

divorce or separation. These further strained 

IDPLO\� ÀQDQFHV� DQG� FRPSRXQGHG� GLIÀFXO-
WLHV�PDNLQJ� SD\PHQWV� �%RZGOHU� HW� DO�� �������

Income, health, and family disruptions came 

XS� IUHTXHQWO\� LQ� D� VWXG\�RI� ORZ�� DQG�PRGHU-
DWH�LQFRPH� KRPHRZQHUV·� H[SHULHQFHV� RI� GH-
IDXOW�DQG�IRUHFORVXUH�LQ�ÀYH�FLWLHV�QDWLRQZLGH�
�6DHJHUW�HW�DO��������/LEPDQ�HW�DO���������7KH�
study also found that these individuals were 

often the most stable within their social net-

works, meaning that they “shouldered the 

burdens of others” by giving out loans, pro-

viding services, and taking in friends and rela-

tives to live with them. This further strained 

WKHLU�ÀQDQFHV�DQG�GLPLQLVKHG�WKHLU�DELOLW\� WR�
PDNH�PRUWJDJH�SD\PHQWV��6DHJHUW�HW�DO��������
������ +HDOWK� SUREOHPV�� LQFOXGLQJ� JRLQJ� LQWR�
debt paying for health care, are also precur-

VRUV� WR� IRUHFORVXUH� �/LEPDQ� HW� DO�� ������� $�
VXUYH\�RI�RYHU�����KRPHRZQHUV�LQ�GHIDXOW� LQ�
four states found that health problems were 

WKH�PRVW�IUHTXHQWO\�FLWHG�LVVXH�FRQWULEXWLQJ�WR�
GLIÀFXOW\�PDNLQJ�SD\PHQWV� �5REHUWVRQ�HW�DO��
������� 3UREOHPV� LQFOXGHG� IDOOLQJ� LOO� RU� H[SH-
riencing an injury, struggling to pay medical 

bills, or taking care of sick family members or 

IULHQGV��5REHUWVRQ�HW�DO���������/LNH�%RZGOHU�
HW�DO����������WKHVH�DXWKRUV�IRXQG�WKDW�D�KHDOWK�
problem was often part of a “perfect storm” 

of issues, such as a job loss or family disrup-

WLRQV� �5REHUWVRQ� HW� DO�� ������ ����� 2YHU� KDOI�
RI� WKH� UHVSRQGHQWV�� IRU� LQVWDQFH�� DOVR� H[SH-
rienced a change in their family size, such as 

through a birth or a death, which strained the 

KRXVHKROG·V�ÀQDQFHV� �5REHUWVRQ�HW�DO���������

Increasing income by taking on additional 

work, borrowing money, using credit cards 

or draining savings are strategies that trou-

bled homeowners use in trying to become 

FXUUHQW� RQ� WKHLU� SD\PHQWV� �%RZGOHU� HW� DO��
������� 2WKHUV� EXGJHW� WKHLU� H[SHQVHV�� ZKLFK�
VRPHWLPHV� PHDQV� GHOD\LQJ� KHDOWK� FDUH�� $�
study of Philadelphia homeowners found 

that those undergoing foreclosure were 

more likely to visit the emergency room and 

miss a scheduled appointment and less like-

ly to see their primary care physician prior 

WR� OHDYLQJ� WKHLU� KRPH� �3ROODFN� HW� DO�� ��������

Social networks

+RPHRZQHUV·� VRFLDO� QHWZRUNV� DIIHFW� WKHLU�
chance of foreclosure and their ability to re-

solve missed payments. The level of support 

from family and friends affected troubled ho-

PHRZQHUV·�RSWLRQV�LQ�WKH�1&/5�VWXG\��0RVW�
RI�WKH�WZHQW\�ÀYH�SDUWLFLSDQWV�ERUURZHG�PRQ-

ey from family or friends in attempt to avoid 

IRUHFORVXUH�� W\SLFDOO\� DERXW� ������� �%RZGOHU�
HW� DO�� ������� ,Q� WXUQ��PRVW� KDG�PRYHG� LQ� RU�
were planning to move in with family mem-

bers after foreclosure. Some planned to stay 

with family temporarily while they searched 

IRU� UHQWDO� KRXVLQJ�� RWKHUV� KDG� SODQV� WR� VWD\�
IRU�WKH�ORQJ�WHUP��%RZGOHU�HW�DO���������,Q�DOO��
family and friends provided a “critical safety 

net” for homeowners threatened with fore-

FORVXUH� �%RZGOHU� HW� DO�� ������ ���� /RZ�� DQG�
moderate-income homeowners, however, 

may have fewer people to reach out to, since 

WKH\�PD\� EH� WKH�PRVW� VWDEOH� DQG� DIÁXHQW� LQ�
WKHLU� VRFLDO� QHWZRUNV� �6DHJHUW� HW� DO�� ��������

B) HOUSING AND LOAN 
CHARACTERISTICS

0XFK�RI�WKH�H[LVWLQJ�UHVHDUFK�RQ�WKH�FDXVHV�RI�
the foreclosure crisis focuses on the roles that 

risky loan products combined with declining 

KRPH�YDOXHV�SOD\�LQ�IRUHFORVXUH��6DHJHUW�HW�DO��
�������7KLV�KDSSHQV�LQ�SDUW�EHFDXVH�LQIRUPD-
tion on troubled homeowners’ loan character-

istics is easier to obtain than information on 

their personal or community characteristics. 

Studies based on interviews with troubled 

KRPHRZQHUV� ÀQG� WKDW� UHVHWWLQJ� PRUWJDJH�
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payments and declining home values are im-

portant but supplementary factors leading to 

IRUHFORVXUH�� 3DUWLFLSDQWV� LQ� WKH�1&/5� VWXG\�
reported job loss as the primary contributor to 

stress leading to foreclosure and increases in 

mortgage payments as a secondary contributor 

�%RZGOHU�HW�DO���������7\SLFDOO\�� D� IDPLO\�KDG�
trouble making payments when an increase in 

mortgage payments coincided with an income 

GLVUXSWLRQ� �%RZGOHU� HW� DO�� �������&KDQJHV� LQ�
mortgage payments were also a secondary 

contributing factor to borrower distress in the 

5REHUWVRQ�HW�DO���������VXUYH\�RI�WURXEOHG�KR-

meowners, with about one-third of the partici-

pants citing this as contributing to their default.

C) INSTITUTIONAL CHARACTERISTICS 

Institutional factors shaping homeown-

ers’ outcomes include characteristics of the 

loan servicer and local social support or-

ganizations. These institutions shape hom-

eowners’ ability to remedy missed payments.  

Servicers

+RZ� UHVSRQVLYH� D� VHUYLFHU� LV� WR� D� WURXEOHG�
KRPHRZQHU·V� UHTXHVW� WR� UHÀQDQFH� RU�PRGLI\�
their loan shapes their vulnerability to under-

going foreclosure. When communication bar-

riers develop between servicers and borrow-

HUV�� GHOD\V� LQ� WKH� UHÀQDQFH� DQG�PRGLÀFDWLRQ�
process may occur. Poor communication and 

GLVUXSWLRQV� LQ� UHFHLYLQJ� DQG� SURFHVVLQJ� UHÀ-

QDQFH�RU�PRGLÀFDWLRQ�GRFXPHQWV�IURP�OHQG-

LQJ� LQVWLWXWLRQV� ZHUH� ZLGHO\� H[SHULHQFHG� E\�
Latino families that underwent foreclosure in 

WKH�1&/5�VWXG\��%RZGOHU�HW�DO���������1RQH�
of the interviewed families received a mean-

ingful change in their loan terms that made 

DYRLGLQJ� IRUHFORVXUH� D� UHDOLW\� �%RZGOHU� HW� DO��
�������6LPLODU�LVVXHV�ZHUH�DOVR�ZLGHO\�UHSRUWHG�
by the low- to moderate-income troubled ho-

PHRZQHUV�LQWHUYLHZHG�E\�6DHJHUW�HW�DO���������

Local social support organizations

The availability of help from local commu-

nity-based, housing counseling, and other 

social service organizations also affects trou-

bled homeowners’ vulnerability to undergo-

LQJ�IRUHFORVXUH��$�ODFN�RI�DFFHVV�WR�KHOS�IURP�
culturally and linguistically competent orga-

nizations and a lack of capacity at accessible 

ethnic organizations disadvantaged Southeast 

$VLDQ� WURXEOHG� KRPHRZQHUV� LQ� &DOLIRUQLD·V�
&HQWUDO�9DOOH\��1DWLRQDO�&$3$&'��������$F-
FRUGLQJ� WR� 6DHJHUW� HW� DO�� �������� QRQ�SURÀWV�
that homeowners reached out to were at times 

“overwhelmed” with clients. The availabil-

ity of local food stamps and utility bill waiv-

ers helped some participants make do as they 

struggled to accumulate funds for their pay-

PHQWV� �6DHJHUW� HW� DO�� ������� ,I� VFDPPHUV³
organizations or actors that promise to help 

ZLWK� ORDQ� UHÀQDQFH� RU� PRGLÀFDWLRQ� EXW� UH-
TXLUH�FDVK�SD\PHQW�XS�IURQW��UDWKHU�WKDQ�DIWHU�
ZRUN� LV� FRPSOHWHG�³� DUH� SUHVHQW� LQ� D� FRP-

munity, this can further impoverish already 

struggling households, while not helping to 

GHOD\� WKH� IRUHFORVXUH� �%RZGOHU� HW� DO�� ������

D) STRUCTURAL FACTORS

Broader structural factors also affect hom-

eowners’ outcomes. These include racism and 

JURZLQJ� LQFRPH� LQHTXDOLW\�� +RPHRZQHUV� RI�
FRORU��SDUWLFXODUO\�$IULFDQ�$PHULFDQV�DQG�/D-
WLQRV��KDYH�H[SHULHQFHG�KLVWRULFDO�VHJUHJDWLRQ�
LQ� WKH� KRXVLQJ� PDUNHW� �0DVVH\� DQG� 'HQWRQ�
�������6HJUHJDWHG�FRPPXQLWLHV�RI�FRORU�ZHUH�
targeted by predatory lenders for risky loans 

�+HUQDQGH]� ������ ,PPHUJOXFN� ������� )DPL-
lies of color also have less wealth than non-

+LVSDQLF� ZKLWHV�� KHQFHIRUWK� FDOOHG� ZKLWHV�
�.RFKKDU�HW�DO���������7KHVH�FRQGLWLRQV�KDYH�
led to concentrated foreclosures and loss of 

wealth in communities of color, further en-

WUHQFKLQJ�H[LVWLQJ�VSDWLDO�SDWWHUQV�RI�UHVLGHQ-

WLDO�UDFLDO�VHJUHJDWLRQ�DQG�LQHTXDOLW\��+HUQDQ-

GH]� ������ 5XJK� DQG� 0DVVH\� ������ .RFKKDU�
HW� DO�� ������� 1DWLRQZLGH�� /DWLQRV� ORVW� DERXW�
RQH� KDOI� RI� WKHLU� KRPH� HTXLW\�� ZKLOH� $VLDQ�
$PHULFDQV� ORVW� RQH�WKLUG�� 7KLV� FRPSDUHV� WR�
GHFOLQHV� RI� DERXW� RQH�TXDUWHU� DQG� RQH�ÀIWK�
DPRQJ�$IULFDQ�$PHULFDQV�DQG�ZKLWHV��.RFK-

KDU� HW� DO�� ������� &ORVH� WR� KDOI� RI� /DWLQR� DQG�
$VLDQ�$PHULFDQ� KRXVHKROGV� OLYH� LQ� $UL]RQD��
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&DOLIRUQLD��)ORULGD��0LFKLJDQ��DQG�1HYDGD³
the states that were hardest hit by declining 

KRPH�YDOXHV�DQG�IRUHFORVXUHV��.RFKKDU�HW�DO��
�������0HGLDQ�KRPH� HTXLW\� GHFOLQHG�E\� ����
DQG�����IRU�/DWLQRV�DQG�$VLDQ�$PHULFDQV�LQ�
WKHVH�VWDWHV�UHVSHFWLYHO\��.RFKKDU�HW�DO����������

+RXVLQJ� DIIRUGDELOLW\� FULVHV� LQ� LQQHU� FLW\� DU-
eas, in turn, compelled families of color to 

PRYH� WR� IRUPHUO\� IDVW�JURZLQJ�H[XUEV�ZKHUH�
housing was cheaper, often on the backs 

RI� VXESULPH� DQG� RWKHU� ULVN\� ORDQV� �3IHLIIHU�
������ 6FKDIUDQ� DQG� :HJPDQQ� ������� 7KHVH�
communities also were hard hit by foreclo-

VXUHV�� FDXVLQJ� VRPH� VFKRODUV� WR� TXHVWLRQ�
ZKHWKHU� D� QHZ� VSDFH� RI� XUEDQ� LQHTXDOLW\� LV�
HPHUJLQJ³´VOXPEXUELDµ��6FKDIUDQ�����D��E���

E) FORECLOSURE CRISIS AND 
IMMIGRANTS 

Immigrants have comprised a growing share 

of the for-sale and rental markets. Nation-

wide, immigrants accounted for two-thirds 

RI� UHQWDO� KRXVLQJ� JURZWK� DQG� RQH�ÀIWK� RI�
owner-occupied housing growth during 

WKH� ����V�� ,Q� JDWHZD\� VWDWHV� OLNH� &DOLIRUQLD�
DQG� 1HZ� <RUN�� WKH\� FRQWULEXWHG� WR� �����
of rental housing growth and over half of 

JURZWK� LQ� RZQHU�RFFXSLHG� KRXVLQJ� �0\HUV�
DQG� /LX� ������� /LWWOH� UHVHDUFK� H[LVWV� RQ� LP-

migrants’ susceptibility to foreclosure relative 

to the native-born. Since large portions of 

LPPLJUDQWV� DUH� /DWLQR� DQG�$VLDQ�$PHULFDQ��
ZH� FDQ� H[DPLQH� WUHQGV� DPRQJ� WKHVH� JURXSV�
to gain insight into effects on immigrants. 

Latinos were hard hit by the recent foreclosure 

crisis. Subprime lenders marketed risky loans 

WR�$IULFDQ�$PHULFDQ� LQQHU� FLW\� FRPPXQLWLHV�
LQ�WKH�HDUO\�WR�ODWH�����V��,PPHUJOXFN��������
During the 2000s, they began to target Latino 

communities, in part to tap into the large im-

PLJUDQW�PDUNHW��0F&RQQHOO�DQG�0DUFHOOL�������
5LYHUD�HW�DO��������+HUQDQGH]�������6FKPLGW�
DQG� 7DPPDQ� ������ 3ULRU� ������� /DWLQRV��
some of them foreign-born, were dispropor-

tionately likely to receive subprime loans and 

undergo foreclosure during the 2000s. While 

DERXW� ����RI�PRUWJDJH� RULJLQDWLRQV�ZHUH� WR�
/DWLQRV�QDWLRQZLGH� IURP������ WR������� WKH\�
DFFRXQWHG�IRU�����RI�IRUHFORVXUHV�IURP������
WR�������%RFLDQ�HW�DO������E���'DWD�IURP�WKH�
National Suburban Survey found that people 

undergoing foreclosure from the fall 2007 to 

�����ZHUH�PRUH� OLNHO\� WR�EH�/DWLQR�� FRQWURO-
ling for other demographic and socioeconom-

LF� FKDUDFWHULVWLFV� �1LHGW� DQG� 0DUWLQ� ������

$VLDQ� $PHULFDQV�� RQ� WKH� RWKHU� KDQG�� ZHUH�
less likely to receive subprime loans, and their 

share of foreclosures was similar to their 

VKDUH�RI�RULJLQDWLRQV� �%RFLDQ�HW�DO��������%D-
MDM� DQG� )HVVHQGHQ� ������� <HW�� WKHUH� DUH� GUD-
PDWLF� GLIIHUHQFHV� DPRQJ� $VLDQ� $PHULFDQ�
ethnic groups, as well as among regions. Pa-

FLÀF� ,VODQGHUV� ZHUH� PRUH� OLNHO\� WR� XQGHUJR�
IRUHFORVXUH�QDWLRQZLGH� �%RFLDQ�HW� DO�� ����E���
In a handful of zip codes in Queens, NY in 

������6RXWK�$VLDQV� FRPSULVHG�EHWZHHQ�RQH�
TXDUWHU� DQG� RQH�KDOI� RI� KRPHRZQHUV� XQGHU-
going foreclosure and default even though 

they typically represented about one-tenth of 

WKH� SRSXODWLRQ� �&KKD\D� &'&� ������� ,Q� WKH�
&HQWUDO�9DOOH\�RI�&DOLIRUQLD��6RXWKHDVW�$VLDQV�
were more likely to live in concentrated fore-

FORVXUH� FRPPXQLWLHV� �1DWLRQDO� &$3$&'�
������� ,Q� /RV� $QJHOHV� &RXQW\�� 2QJ�� 3HFK��
DQG� 3IHLIIHU� ������� HVWLPDWHG� WKDW� )LOLSLQRV��
.RUHDQV�� DQG� &DPERGLDQV� ZHUH� KDUGHVW� KLW�
E\� IRUHFORVXUH� DPRQJ� $VLDQ� $PHULFDQ� HWK-

nic groups, with about one in ten undergo-

ing foreclosure compared to one in twenty-

ÀYH�RI�DOO�$VLDQ�$PHULFDQV��2QJ�HW�DO��������

Few studies address the relationship between 

nativity status and a homeowner’s chance of 

IRUHFORVXUH�� ([DPLQLQJ� WURXEOHG� PRUWJDJHV�
LQ�0LQQHDSROLV�IURP�PLG������WKURXJK�PLG�
������$OOHQ��������IRXQG�WKDW�IRUHLJQ�ERUQ�/D-
tinos who purchased a home were more likely 

to undergo foreclosure compared to native-

ERUQ�ZKLWHV�� 7KRVH�ZKR� UHÀQDQFHG� D� KRPH��
however, were less likely to foreclose, which 

the author attributes to the timing of the re-

ÀQDQFH�RU�FKDUDFWHULVWLFV�RI� WKRVH� WKDW�FKRVH�
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WR�UHÀQDQFH��$OOHQ��������$FFRUGLQJ�WR�$OOHQ��
IRUHLJQ�ERUQ� $VLDQ� $PHULFDQV� GLG� QRW� KDYH�
higher foreclosure rates on home purchase or 

UHÀQDQFH� ORDQV��0LQQHDSROLV��KRZHYHU��KDV� D�
UHODWLYHO\�ORZ�IRUHLJQ�ERUQ��/DWLQR��DQG�$VLDQ�
$PHULFDQ� SRSXODWLRQ�� VR� LW� LV� XQFOHDU� KRZ�
JHQHUDOL]DEOH� WKHVH� ÀQGLQJV� DUH� WR� WUDGLWLRQ-

DO� LPPLJUDQW� GHVWLQDWLRQV� OLNH� /RV� $QJHOHV�

F) IMMIGRANTS’ PATHWAYS TO 
FORECLOSURE

+RZ� PLJKW� LPPLJUDQWV·� SDWKZD\V� WR�
foreclosure differ from those of the na-

tive-born? Their limited English ability, 

cultural conceptions of lending and home-

ownership, propensity to live in multigenera-

tional households, and reliance on co-ethnic 

VRFLDO�QHWZRUNV�PD\�KDYH�VKDSHG� WKHLU�H[SH-
riences during the recent foreclosure crisis. 

Limited English ability

Immigrants, particularly recent immigrants, 

are more likely to have trouble communicat-

LQJ�LQ�(QJOLVK��&XUUHQWO\������RI�LPPLJUDQWV�
nationwide speak a primary language other 

WKDQ�(QJOLVK�LQ�WKH�KRPH��8�6��&HQVXV��������
$PRQJ� WKLV� JURXS�� ���� VSHDN� (QJOLVK� OHVV�
WKDQ�YHU\�ZHOO��8�6��&HQVXV��������,PPLJUDQWV·�
limited English ability may have meant that 

they did not fully understand loan documents, 

making them more vulnerable to predatory 

OHQGLQJ�DQG�IRUHFORVXUH��$OOHQ�������1DWLRQDO�
&$3$&'�������3KHWFKDUHXP��������/LPLWHG�
(QJOLVK�DELOLW\�DOVR�PDNHV� LW�GLIÀFXOW� IRU� LP-

migrants to seek and receive help when they 

KDYH� GLIÀFXOW\� PDNLQJ� SD\PHQWV� �1DWLRQDO�
&$3$&'��������,Q�WXUQ��HWKQLF�RUJDQL]DWLRQV�
that work with troubled homeowners face 

challenges navigating government bureaucra-

cies to help them due to their clients’ limited 

(QJOLVK� DELOLW\� �1DWLRQDO� &$3$&'� �������

Cultural conceptions of homeownership

Immigrants’ home buying and lending prac-

tices may differ from those of the native-born 

�$OOHQ��������7KH\�PD\�FRPH�IURP�FRXQWULHV�
with limited institutional lending structures. 

$V�D�UHVXOW��WKH\�PD\�EH�XQIDPLOLDU�ZLWK�8�6��
lending processes and distrust mainstream 

EDQNV�DQG�JRYHUQPHQW� LQVWLWXWLRQV� �1DWLRQDO�
&$3$&'��������$� FXOWXUH� RI� DYHUVLRQ� WR� RU�
shame of being in debt also may arise from 

the absence of a formal banking sphere in the 

KRPH� FRXQWU\� �)UHGGLH� 0DF� ������� %HIRUH�
WKH�FULVLV��D������)UHGGLH�0DF�VWXG\�EDVHG�RQ�
thirty focus groups with prospective and cur-

UHQW� KRPHRZQHUV� IURP� WKH� VL[� ODUJHVW� $VLDQ�
$PHULFDQ�HWKQLF�JURXSV�IRXQG�WKDW�PRVW�SDU-
ticipants did not understand the process of 

RULJLQDWLQJ�D�ORDQ��&KLQHVH��.RUHDQV��DQG�9LHW-
QDPHVH� ZHUH� PRUH� GHEW� DGYHUVH� WKDQ� $VLDQ�
,QGLDQV� DQG� )LOLSLQRV� �)UHGGLH� 0DF� �������
Debt-adverse immigrants may put more mon-

ey down when they buy a home, meaning they 

KDYH�PRUH�HTXLW\�DQG�OHVV�RI�D�FKDQFH�RI�EH-
FRPLQJ�XQGHUZDWHU�ZLWK�WKHLU�PRUWJDJH��RZ-

LQJ�PRUH�WKDQ�WKHLU�KRPH�LV�ZRUWK���$Q�RYHU-
ZKHOPLQJ� PDMRULW\� RI� WKH� &KLQHVH�� .RUHDQ��
and Vietnamese participants of the pre-crsis 

Freddie Mac study planned to put down at 

OHDVW�����RI�WKH�FRVW�ZKHQ�SXUFKDVLQJ�D�KRPH��

Multigenerational households

$�KLJK�SURSRUWLRQ�RI� LPPLJUDQW� IDPLOLHV�DUH�
multigenerational, meaning that they have two 

or more adult generations living under one roof. 

,Q�������DERXW�RQH� LQ�VL[�KRXVHKROGV�KHDGHG�
by an immigrant was multigenerational com-

pared to about one in ten households headed 

E\�D�QRQ�LPPLJUDQW��.RFKKDU�DQG�&RKQ��������
7KH������)UHGGLH�0DF�VWXG\�IRXQG�WKDW�PXO-
tigenerational living arrangements were par-

ticularly acceptable and even desirable among 

$VLDQ� ,QGLDQ�� 6RXWKHDVW� $VLDQ� DQG� )LOLSLQR�
LPPLJUDQWV� �)UHGGLH� 0DF� ������� 6RXWKHDVW�
$VLDQ�LPPLJUDQW�IDPLOLHV�LQ�&DOLIRUQLD·V�&HQ-

tral Valley were more likely than other groups 

to combine their resources and purchase 

KRPHV� WRJHWKHU� �1DWLRQDO� &$3$&'� ������

$� PXOWLJHQHUDWLRQDO� OLYLQJ� DUUDQJHPHQW� FDQ�
VWUHQJWKHQ� DQG� ZHDNHQ� D� IDPLO\·V� ÀQDQFHV��
On the one hand, more adults living in the 

home means more potential workers to pay 

ELOOV�� LQFOXGLQJ�WKH�PRUWJDJH��$OOHQ��������,Q�
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������IRUHLJQ�ERUQ�KRXVHKROG�KHDGV� OLYLQJ�LQ�
multigenerational households only accounted 

IRU�DERXW�����RI�WRWDO�KRXVHKROG�LQFRPH�FRP-

SDUHG� WR� DERXW� ���� IRU� WKRVH� OLYLQJ� LQ�QRQ�
PXOWLJHQHUDWLRQDO� KRXVHKROGV� �.RFKKDU� DQG�
&RKQ��������$ERXW�RQH�LQ�WHQ�UHVLGHQWV�OLYLQJ�LQ�
immigrant multigenerational households were 

SRRU� LQ�������FRPSDUHG� WR�DERXW�RQH� LQ�ÀYH�
of those living in immigrant non-multigener-

DWLRQDO�KRXVHKROGV��.RFKKDU�DQG�&RKQ��������

On the other hand, the greater the number 

of people living in the household, the larger 

the house needed and the bigger the mort-

JDJH� DQG� LWV� SRWHQWLDO� ÀQDQFLDO� VWUDLQ�RQ� WKH�
KRXVHKROG�� $OVR�� ZKHQ� DGXOWV� LQ� WKH� KRXVH-
KROG� DUH� QRW� ZRUNLQJ�� LOO�� RU� UHTXLUH� VSHFLDO�
VHUYLFHV�� ÀQDQFHV� FRXOG� EH� VWUDLQHG� �6DHJHUW�
HW� DO�� ������ 5REHUWVRQ� HW� DO�� ������� )LQDOO\��
remittance obligations may reduce resources 

in multigenerational households and frustrate 

their ability to build and maintain wealth over 

time. Prior research on Salvadoran, Filipino 

DQG� 0H[LFDQ� LPPLJUDQWV� IRXQG� WKDW� IDPL-
lies that earned more and were homeowners 

ZHUH� PRUH� OLNHO\� WR� VHQG� UHPLWWDQFHV� �0HQ-

MLYDU� HW� DO�� ������0DUFHOOL� DQG� /RZHOO� �������

Reliance on co-ethnic social networks

,PPLJUDQWV·�OLQJXLVWLF�LVRODWLRQ��ODFN�RI�H[SH-
rience with lending and potential distrust of 

formal lending institutions may cause them 

to rely on their co-ethnic social networks 

more in obtaining information about lending, 

funds to purchase a home, and troubleshoot-

LQJ�GLIÀFXOW\�PDNLQJ�SD\PHQWV��3KHWFKDUHXP�
������ )UHGGLH�0DF� ������� (WKQLF� VRFLDO� QHW-
works are a powerful safety net for immi-

JUDQWV�� �+DJDQ� ������ 0DF'RQDOG� DQG� 0DF-
'RQDOG�������3RUWHV�DQG�6HQVHQEUHQQHU�������
3RUWHV� ������ DQG� 6FKLOOHU� HW� DO�� ������� 7KHUH�
is a rich literature on their role in providing 

VRFLDO� ZHOIDUH�� HPSOR\PHQW�� DQG� ÀQDQFLDO�
VXSSRUW� WR� QHZFRPHUV� WR� WKLV� FRXQWU\� �)DO-
FRQ� ������ /LJKW� DQG� %KDFKX� ������ 0LQ� DQG�
%R]RUJPHKU� ������ 6DQGHUV� HW� DO�� ������ DQG�
:DOGLQJHU� HW� DO�� ������� /HVV� LV� NQRZQ� DERXW�
the ways in which ethnic social networks may 

socioeconomically disadvantage immigrants. 

(YLGHQFH� WKDW� $VLDQ� $PHULFDQ� LPPLJUDQW�
EXVLQHVVHV� WKDW� DUH� OHVV� SURÀWDEOH� DQG� PRUH�
“failure-prone” rely more on social networks 

LV�VXJJHVWLYH�RI�QHJDWLYH�HIIHFWV��%DWHV��������

0DQ\� RI� WKH� $VLDQ� $PHULFDQ� SDUWLFLSDQWV�
LQ� WKH� ����� )UHGGLH�0DF� VWXG\� FODLPHG� WKDW�
they initially sought information from friends, 

family, and co-workers about the home buying 

SURFHVV��)UHGGLH�0DF��������)DPLO\�PHPEHUV�
or other co-ethnics may help translate in deal-

LQJV�ZLWK�WKH�OHQGHU��3KHWFKDUHXP��������(WK-

QLF�QHZVSDSHUV�DQG�LQ�ODQJXDJH�ÁLHUV�DW�HWKQLF�
VWRUHV�DOVR�ZHUH�VRXUFHV�RI�LQIRUPDWLRQ��)UHG-

GLH�0DF��������$OWKRXJK�PRVW�$VLDQ�$PHUL-
cans preferred working with co-ethnic rela-

tors, this varied by ethnic subgroups. Filipinos 

may have felt more comfortable working with 

other Filipinos, because they thought they 

ZRXOG�JHW�EHWWHU�GHDOV�IURP�FR�HWKQLFV��)UHG-

GLH�0DF��������$�VWXG\�RI�&DPERGLDQV��/DR-

WLDQV�� DQG�9LHWQDPHVH� LQ�&DOLIRUQLD·V�&HQWUDO�
Valley found that these ethnic groups tended 

to rely on brokers and agents from their same 

HWKQLF�JURXS��1DWLRQDO�&$3$&'��������,Q�WKH�
Freddie Mac study, Vietnamese participants 

ZHUH� SDUWLFXODUO\� OLNHO\� WR� H[SUHVV� LJQRUDQFH�
about the home buying process and rely on 

WKH�DGYLFH�RI�WKHLU�UHDOWRU��)UHGGLH�0DF�������

,PPLJUDQWV� DOVR�PD\� WXUQ� ÀUVW� WR� FR�HWKQLF�
social networks rather than housing counsel-

ors and other mainstream organizations when 

WKH\�DUH�DW�ULVN�RI�XQGHUJRLQJ�IRUHFORVXUH��1D-
WLRQDO�&$3$&'��������7KLV�FRXOG�PDNH�WKHP�
more vulnerable to predatory lending scams. 

6RXWKHDVW� $VLDQ� KRPHRZQHUV� LQ� &DOLIRUQLD·V�
&HQWUDO� 9DOOH\�� IRU� LQVWDQFH�� FRPPRQO\� SDLG�
IRU� ORDQ� PRGLÀFDWLRQ� DQG� RWKHU� VHUYLFHV��
even though mainstream organizations of-

IHUHG�WKHP�IRU�IUHH��1DWLRQDO�&$3$&'�������
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$V�DQ�HSLFHQWHU�RI�WKH�KRXVLQJ�GRZQWXUQ�DQG�
D�PDMRULW\�PLQRULW\�UHJLRQ��/RV�$QJHOHV�LV�DQ�
LGHDO� VHWWLQJ� WR� H[SORUH� SDWKZD\V� WR� IRUHFOR-

sure in diverse communities on the ground. 

A) LOS ANGELES IN THE 
FORECLOSURE CRISIS

/RV�$QJHOHV�ZDV�KDUG�KLW�E\� WKH� UHFHQW� HFR-

QRPLF� GRZQWXUQ�� %HWZHHQ� 6HSWHPEHU� �����
DQG�������PHGLDQ�KRPH� VDOH� SULFHV� IHOO� ����
FRQWUROOLQJ�IRU�LQÁDWLRQ�DV�WKH�KRXVLQJ�EXEEOH�
EXUVW��&DOLIRUQLD�$VVRFLDWLRQ�RI�5HDOWRUV��������
%\�$XJXVW�������/RV�$QJHOHV�KDG�WKH���WK�KLJK-

HVW�IRUHFORVXUH�UDWH�DPRQJ�����UHJLRQV�QDWLRQ-

ZLGH��ZLWK�DERXW�����IRUHFORVXUHV�SHU��������
KRPHV� ZLWK� D� PRUWJDJH� �,PPHUJOXFN� �������
:LWKLQ�&DOLIRUQLD��/RV�$QJHOHV�KDG�WKH�KLJKHVW�
number of foreclosures among the state’s re-

JLRQV�IURP�6HSWHPEHU������WKURXJK�2FWREHU�
������MXVW�RYHU�����������%RFLDQ�HW�DO������D��

Foreclosure rates rose in concert with unem-

ployment and housing burdens during the 

recession. The percent of workers that were 

XQHPSOR\HG�LQ�/RV�$QJHOHV�&RXQW\�URVH�IURP�
DERXW� ��� WR� ���� IURP� ����� WR� ����� �6WDWH�
RI�&DOLIRUQLD�����E���+RPH�SULFHV�URVH�PXFK�
faster than income during the mid-2000s, 

which led to high homeowner housing bur-

dens, or the percent of income spent on hous-

LQJ�FRVWV��,Q�����������RI�KRPHRZQHUV�ZLWK�D�
PRUWJDJH�SDLG�PRUH�WKDQ�����RI�WKHLU�LQFRPH�

STUDY SITE
RQ�KRXVLQJ�FRVWV��8�6��&HQVXV��������'XULQJ�
the recession, income declines combined with 

resetting mortgage interest rates, which led to 

higher payments, kept housing burdens high. 

%\�����������RI�KRPHRZQHUV�ZLWK�D�PRUWJDJH�
ZHUH�VWLOO�SD\LQJ�PRUH� WKDQ�����RI� WKHLU� LQ-

FRPH� RQ� KRXVLQJ� FRVWV� �8�6�� &HQVXV� ����E���

&DOLIRUQLD� LV� D� QRQ�MXGLFLDO� IRUHFORVXUH� VWDWH��
This means that a foreclosure can happen 

TXLFNO\�� DV� OHQGHUV� DUH� DEOH� WR�PRYH� IRUZDUG�
with proceedings without going through the 

FRXUWV��7KH�ÀUVW�VWHS�LQ�WKH�SURFHVV�LV�WKH�LV-
suance of a notice of foreclosure, also called a 

QRWLFH�RI�GHIDXOW��1H[W��WKH�OHQGHU�VHWV�D�GDWH�
and minimum bid price for the foreclosure sale 

DQG�LVVXHV�D�QRWLFH�RI�IRUHFORVXUH�VDOH��$W�WKH�
auction, if someone bids above the price, the 

title for the property is transferred to the high-

est bidder. If no one bids on the property, the 

title reverts to the lender, and it becomes a real 

HVWDWH� RZQHG� �5(2�� SURSHUW\� E\� WKH� OHQGHU����

B) MULTICULTURAL LOS ANGELES

$V� D� PDMRULW\�PLQRULW\� FRXQW\�� /RV� $QJHOHV�
KDV�D�SOHWKRUD�RI�HWKQLF�FRPPXQLWLHV��%\�������
about half of its population was Latino, fol-

ORZHG�E\�ZKLWH��MXVW�RYHU�RQH�TXDUWHU���$VLDQ�
$PHULFDQ� �DERXW� RQH�VHYHQWK�� DQG� $IULFDQ�
$PHULFDQ��MXVW�XQGHU�RQH�WHQWK���6SDWLDO�6WUXF-
WXUHV� LQ� WKH�6RFLDO� 6FLHQFHV��������:KLOH� WKH�
/DWLQR�DQG�$VLDQ�$PHULFDQ�SRSXODWLRQV�JUHZ�

* OUR DEFINITION 
INCLUDES NATIVE 
HAWAIIANS AND 
PACIFIC ISLANDERS.
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GXULQJ�WKH�����V��WKH�ZKLWH�DQG�$IULFDQ�$PHU-
LFDQ�SRSXODWLRQV�VKUXQN��6SDWLDO�6WUXFWXUHV�LQ�
WKH�6RFLDO�6FLHQFHV��������%HWZHHQ������DQG�
������ WKH� $VLDQ� $PHULFDQ� SRSXODWLRQ� JUHZ�
�����IDVWHU�WKDQ�DQ\�RWKHU�JURXS��8�6��&HQVXV�
�������������7KH�/DWLQR�SRSXODWLRQ�DOVR�H[SH-
ULHQFHG�VWURQJ�JURZWK�RYHU�WKH�GHFDGH��������
,Q�FRPSDULVRQ��WKH�$IULFDQ�$PHULFDQ�SRSXOD-
WLRQ�GHFUHDVHG�E\�����DQG�WKH�ZKLWH�SRSXODWLRQ�
GHFUHDVHG� E\� ��� �8�6�� &HQVXV� ������ �������

/DWLQR�DQG�$VLDQ�$PHULFDQ�SRSXODWLRQ�JURZWK�
has coincided with the proliferation of majority 

/DWLQR�DQG�$VLDQ�$PHULFDQ�FRPPXQLWLHV��/D-
WLQRV�DQG�$VLDQ�$PHULFDQV�KDYH�EHFRPH�PRUH�
segregated in the region as they have grown. 

The typical Latino lived in a neighborhood 

WKDW�ZDV�����/DWLQR�LQ������DQG�����/DWLQR�
LQ�������$VLDQ�$PHULFDQ�LVRODWLRQ�PRUH�WKDQ�
GRXEOHG� IURP� ���� WR� MXVW� RYHU� ���� GXULQJ�
this same period. In contrast, the number of 

PDMRULW\�ZKLWH�DQG�$IULFDQ�$PHULFDQ�FRPPX-

QLWLHV�KDV�VKUXQN��:KLWH�DQG�$IULFDQ�$PHUL-
can neighborhood isolation declined from 

���� WR� ���� DQG� ���� WR� ���� UHVSHFWLYHO\�
�6SDWLDO�6WUXFWXUHV�LQ�WKH�6RFLDO�6FLHQFHV�������

Immigration was a key driver of Latino and 

$VLDQ� $PHULFDQ� SRSXODWLRQ� JURZWK� GXULQJ�
WKH�����V��%\�������RYHU�RQH�WKLUG�RI�/RV�$Q-

JHOHV� &RXQW\�ZDV� IRUHLJQ�ERUQ� �8�6�� &HQVXV�
������� $ERXW� ���� RI� $VLDQ� $PHULFDQV� DQG�
����RI�/DWLQRV�ZHUH�IRUHLJQ�ERUQ�FRPSDUHG�
WR�����RI�ZKLWHV� DQG����RI�$IULFDQ�$PHUL-
FDQV� �8�6�� &HQVXV� ������� 7KH� YDVW� PDMRU-
LW\�RI�/RV�$QJHOHV�&RXQW\�LPPLJUDQWV�������
speak a primary language other than English 

DW� KRPH� �8�6�� &HQVXV� ������� 7KLV� FRPSDUHV�
WR� DERXW� RQH�WKLUG� RI� QRQ�LPPLJUDQWV� �8�6��
&HQVXV� ������� $PRQJ� LPPLJUDQWV� VSHDNLQJ�
another language at home, two-thirds spoke 

English less than very well, compared to just 

over one in ten non-immigrants speaking an-

RWKHU� ODQJXDJH� DW� KRPH� �8�6�� &HQVXV� �������

8QHPSOR\PHQW� UDWHV�� KRXVLQJ� EXUGHQV�� DQG�
the decline in home values varied by racial 

and ethnic group during the recession. While 

DERXW� ��� RI� DOO� ZRUNHUV� ZHUH� XQHPSOR\HG�
IURP� ����� WR� ������ DERXW� ���� RI� $IULFDQ�
$PHULFDQV�DQG�FORVH�WR������RI�/DWLQRV�ZHUH�
XQHPSOR\HG��$VLDQ�$PHULFDQV�ZHUH�OHVV�OLNHO\�
WR� EH� XQHPSOR\HG� �DERXW� ���� �8�6�� &HQVXV�
����E��� ,Q� ������ ����RI� /DWLQR� DQG� ����RI�
$IULFDQ� $PHULFDQ� KRPHRZQHUV� ZHUH� SD\-
LQJ�PRUH�WKDQ�����RI�WKHLU�LQFRPH�RQ�KRXV-
LQJ� FRVWV�� $VLDQ� $PHULFDQV� DQG� ZKLWH� KRP-

HRZQHUV�SDLG�D�PXFK� ORZHU�SURSRUWLRQ� �����
DQG� ���� UHVSHFWLYHO\�� �8�6�� &HQVXV� �������
%\� ������ WKH� JDS� LQ� KRXVLQJ� EXUGHQV� DPRQJ�
homeowners of color had narrowed, with 

���� RI� $VLDQ� $PHULFDQV�� ���� RI� /DWLQRV��
DQG� ���� RI� $IULFDQ� $PHULFDQV� KDYLQJ� KLJK�
housing burdens. The proportion of white 

homeowners with high housing burdens re-

PDLQHG� ORZHU� ������ �8�6�� &HQVXV� ����E���

Declines in home values have made it dif-

ÀFXOW� IRU� KRXVHKROGV� RI� FRORU� WR� EXLOG� DVVHWV�
WKURXJK�KRPH�HTXLW\��)URP������WR�������/RV�
$QJHOHV� &RXQW\� /DWLQRV·� PHGLDQ� KRPH� YDO-
XHV� GURSSHG� ����� FRPSDUHG� WR� ���� DPRQJ�
$IULFDQ�$PHULFDQV�� ���� DPRQJ�ZKLWHV�� DQG�
���� DPRQJ� $VLDQ� $PHULFDQV� �8�6�� &HQVXV�
����E�� ������� 6WHHSHU� GHFOLQHV� LQ� KRPH� HT-

XLW\� DPRQJ� /DWLQR� DQG� $IULFDQ� $PHULFDQ�
KRPHRZQHUV� LQ� /RV� $QJHOHV� &RXQW\� PLU-
URU� QDWLRQZLGH� WUHQGV� �.RFKKDU� HW� DO�� �������
These conditions bode poorly for socioeco-

nomic mobility among families and com-

PXQLWLHV�RI� FRORU� LQ� WKH� UHJLRQ� LQ� WKH�����V�
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The purpose of this study is to build on 

knowledge about the pathways to default 

and foreclosure among diverse groups by ob-

taining information from homeowners and 

the community-based and housing counsel-

ing organizations that serve them. Partici-

pating homeowners came from four ethni-

FDOO\� GLVWLQFW� FRPPXQLWLHV� LQ� /RV� $QJHOHV�
&RXQW\� DQG� WKURXJK� UHIHUUDOV�� 3DUWLFLSDWLQJ�
organizations came from across the county 

and served diverse ethnic populations. In-

formation was collected through surveys and 

LQWHUYLHZV�� &RQWHQW� FRGLQJ�� PDQLIHVW� DQG�
latent analysis, and triangulation were the 

primary methods used to draw conclusions. 

A) CASE STUDY COMMUNITIES

Four communities with varying racial/eth-

nic and foreign-born population proportions 

were selected as case studies. They included 

Glendale, Downey, Inglewood, and the east 

San Gabriel Valley cities of Rosemead and 

Monterey Park. Glendale is majority white, 

ZLWK�D�ODUJH�$UPHQLDQ�SRSXODWLRQ��/DUJH�PL-
QRULWLHV�RI�WKH�SRSXODWLRQ�DUH�$VLDQ�$PHULFDQ�
and Latino. Downey is majority Latino, with a 

large minority white. Inglewood is about half 

/DWLQR�DQG�MXVW�XQGHU�KDOI�$IULFDQ�$PHULFDQ��
Monterey Park and Rosemead are majority 

$VLDQ�$PHULFDQ��ZLWK�D� ODUJH�/DWLQR�SRSXOD-
tion. The majority of people were immigrants 

in Glendale, Monterey Park, and Rosemead. 

$�ODUJH�PLQRULW\�ZDV�IRUHLJQ�ERUQ�LQ�'RZQH\�
and Inglewood. Glendale and Inglewood are 

PDMRULW\� UHQWHU�RFFXSLHG��'RZQH\��0RQWHUH\�
Park, and Rosemead are majority owner oc-

cupied. Inglewood and Rosemead have lower 

PHGLDQ� KRXVHKROG� LQFRPHV� WKDQ� WKH� FRXQW\��
WKH� RWKHUV� KDYH� VLPLODU�PHGLDQ� LQFRPHV��$OO�
of the case study areas had higher percent-

ages of multigenerational households than 

WKH� FRXQW\� RYHUDOO� ZLWK� WKH� H[FHSWLRQ� RI�
Glendale, which has a majority white popula-

WLRQ��8�6��&HQVXV�����F������D��VHH�)LJXUH����

B) HOMEOWNER SURVEY

6WUDWLÀHG�UDQGRP�VDPSOLQJ�SULPDULO\�ZDV�XVHG�
to reach potential homeowner participants. 

$GGUHVVHV� RI� WKH� ������ KRPHRZQHUV� IDFLQJ�
GHIDXOW� EHWZHHQ� ����� DQG� ����� LQ� WKH� IRXU�
FDVH� VWXG\� FRPPXQLWLHV� ZHUH� DFTXLUHG� IURP�
WKH�&RXQW\�5HFRUGHU��6XUQDPH�PDWFKLQJ�ZDV�
used to identify potential Latino homeowners 

LQ�'RZQH\��$VLDQ�$PHULFDQ� KRPHRZQHUV� LQ�
0RQWHUH\�3DUN�DQG�5RVHPHDG��$IULFDQ�$PHUL-
can homeowners in Inglewood, and white 

homeowners in Glendale. Some homeowners 

ZHUH�H[FOXGHG�IRU�KDYLQJ�LQFRPSOHWH�DGGUHVV-
HV��$�WRWDO�RI�����KRPHRZQHUV�LQ�WKH�FDVH�VWXG\�
communities who received a Notice of Default 

for their mortgages and had surnames of spe-

FLÀF� UDFLDO�HWKQLF� JURXSV� UHFHLYHG� D� PDLOLQJ�
inviting them to participate in a screening sur-

YH\�� 7KLV� VXUYH\� LQFOXGHG� TXHVWLRQV� RQ� WKHLU�

METHODOLOGY
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H[SHULHQFH�RI�KRPHRZQHUVKLS�GXULQJ� WKH� UH-
cent housing boom and recession. The sur-

vey also collected information on households’ 

demographic and linguistic characteristics. 

Bilingual Spanish-English invitations were 

VHQW� WR� SURVSHFWLYH� SDUWLFLSDQWV� LQ� 'RZQH\��
those in the east San Gabriel Valley received 

ELOLQJXDO� 0DQGDULQ� &KLQHVH�(QJOLVK� LQYLWD-
tions. Participants were given the opportunity 

to complete the survey on paper or online. Of 

WKH�LQYLWDWLRQV�VHQW��DERXW�����ZHUH�UHWXUQHG�
to sender. This likely occurred because the re-

cipient had moved, possibly because of under-

JRLQJ�IRUHFORVXUH��$�JUHDWHU�SURSRUWLRQ�RI�VXU-
veys sent to Glendale were returned to sender 
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Study Areas

Los Angeles County

10
Miles

Glendale

Monterey Park & Rosemead

Downey

Inglewood

NORTH

People 111,772 191,719 109,673 60,937 53,764 9,818,605
Households 33,936 72,269 36,389 19,963 14,247 3,241,204

% Owners 51% 39% 36% 55% 51% 48%
Median Home Value $522,800 $635,100 $419,300 $495,600 $470,700 $508,800
Median Household Income $59,674 $54,677 $43,460 $52,159 $46,706 $55,476

% Foreign-Born 36% 55% 28% 54% 57% 36%

% Asian American 7% 16% 2% 66% 60% 14%
% African American 3% 1% 43% 0% 0% 8%
% Latino 71% 17% 51% 27% 34% 48%
% Non-Hispanic white 18% 62% 3% 5% 5% 28%

% Multigenerational Household
with 3+ Generations 10% 5% 9% 9% 15% 8%

Sources: U.S. Census 2010c; 2011a

DOWNEY GLENDALE INGLEWOOD MONTEREY PARK ROSEMEAD LA COUNTY

TABLE 1. KEY DEMOGRAPHICS

FIGURE 1. CASE STUDY COMMUNITIES
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�������IROORZHG�E\�,QJOHZRRG��������'RZQH\�
������� DQG� WKH� 6DQ� *DEULHO� 9DOOH\� ��������

7ZHQW\�ÀYH� UHVSRQGHQWV� FRPSOHWHG� D� VXUYH\�
WKDW�ZDV�PDLOHG�WR�WKHP��$����UHVSRQVH�UDWH�LV�
similar to other studies that have attempted to 

survey troubled homeowners through the mail 

�H[��5REHUWVRQ�HW�DO���������1LQH�DGGLWLRQDO�SDU-
ticipants that bought homes inside and outside 

of the case study communities were recruited 

through snowball sampling based on the so-

cial networks of the interviewed homeown-

ers, organizations, and the research staff. This 

EURXJKW�WKH�WRWDO�QXPEHU�RI�UHVSRQGHQWV�WR����

Figure 2 provides information on the demo-

graphics of the survey respondents. Eleven of 

WKH����SDUWLFLSDQWV�ERXJKW�KRPHV�LQ�'RZQH\��
RQO\� WZR�ERXJKW� LQ�*OHQGDOH��&ORVH� WR�HTXDO�
SURSRUWLRQV� RI� WKH� SDUWLFLSDQWV� �DERXW� RQH�
WKLUG� HDFK�� LGHQWLÀHG� DV� /DWLQR� RU� $VLDQ�
$PHULFDQ�� 2QO\� VHYHQ� DQG� ÀYH� LGHQWLÀHG� DV�
$IULFDQ� $PHULFDQ� DQG� ZKLWH� UHVSHFWLYHO\��
Over two-thirds of the respondents primarily 

spoke English in the home. Four of the par-

ticipants primarily spoke Spanish, three spoke 

&KLQHVH�� DQG� IRXU� VSRNH� RWKHU� ODQJXDJHV��
0RVW�RI�WKH�SDUWLFLSDQWV�����RI�����VRXJKW�KHOS�
from a housing counselor when they had dif-

ÀFXOW\�PDNLQJ�SD\PHQWV��$�PDMRULW\�����RI�����
were still making payments on their mortgage.

C) HOMEOWNER INTERVIEWS

+RPHRZQHUV�WKDW�FRPSOHWHG�WKH�VXUYH\�ZHUH�
LQYLWHG�WR�IXUWKHU�GLVFXVV�WKHLU�H[SHULHQFHV�LQ�
DQ� LQWHUYLHZ��7ZHQW\�ÀYH�RI� WKH� UHVSRQGHQWV�
H[SUHVVHG� LQWHUHVW� LQ� SDUWLFLSDWLQJ� LQ� DQ� LQ-

WHUYLHZ��2I� WKHVH�� ��� ZHUH� LQWHUYLHZHG�� 7KH�
interviews were conducted by culturally and 

OLQJXLVWLFDOO\� FRPSHWHQW� 8&/$� IDFXOW\� DQG�
graduate students over the phone or in-person 

GXULQJ� WKH� VXPPHU� DQG� IDOO� RI� ������ 7KH\�
ODVWHG� DERXW� IRUW\�ÀYH�PLQXWHV� DQG�ZHUH� DX-

GLR�UHFRUGHG��+RPHRZQHUV�ZHUH�DVNHG�DERXW�
WKHLU�GHFLVLRQ�WR�EHFRPH�D�KRPHRZQHU��ÀQDQ-

FLDO� DVVLVWDQFH� REWDLQHG�� WKHLU� H[SHULHQFH� RI�
default and foreclosure, what was happening 

with their family at this time, and where they 

moved after foreclosure, among other issues.

The interviewed homeowners originated 

from diverse neighborhoods. Four had pur-

chased homes in Downey, two had purchased 

in Inglewood, one purchased in Glendale, 

and one purchased in the San Gabriel Val-

ley. Four of the interviewees had purchased 

outside of the study communities. Five of 

Number of Participants 

LOCATION OF HOME

Downey 11
Inglewood 7
San Gabriel Valley 6
Glendale 2
Other 8

RACE/ETHNICITY

Asian American 10
Latino 11
African American 7
Non-Hispanic white 5
Other 2

PRIMARY LANGUAGE SPOKEN AT HOME

English 26
Spanish 4
Chinese 3
Other 4

HELP SEEKING BEHAVIOR

Received help from housing counselor 25
Did not receive help from housing counse 9

STATUS

Making mortgage payments 21
Not making mortgage payments 12
No response 1

TOTAL 34

Sources: UCLA Foreclosure and Homeownership Survey

Note: Respondents could select multiple races/ethnicities and languages

FIGURE 2. DEMOGRAPHICS OF SURVEY RESPONDENTS
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WKH� LQWHUYLHZHG� KRPHRZQHUV� LGHQWLÀHG� DV�
/DWLQR�� WKUHH� LGHQWLÀHG� DV� $VLDQ� $PHUL-
FDQ�� DQG� WKUHH� LGHQWLÀHG� DV� $IULFDQ� $PHUL-
FDQ�� 2QO\� RQH� SHUVRQ� LGHQWLÀHG� DV� ZKLWH��

We did not ask participants if they were for-

HLJQ�ERUQ��$VNLQJ�DERXW�QDWLYLW\�VWDWXV�LV�D�VHQ-

VLWLYH�LVVXH�LQ�6RXWKHUQ�&DOLIRUQLD��HVSHFLDOO\�LI�
someone is undocumented and at risk of depor-

tation. Instead, we considered participants to 

FRPH�IURP�DQ�´LPPLJUDQW�H[SHULHQFHµ�LI�WKH\�
spoke a primary language other than English 

LQ�WKH�KRPH��DQ�DSSUR[LPDWLRQ�XVHG�LQ�RWKHU�
UHVHDUFK��$OOHQ��������+DOI�RI�WKH�SDUWLFLSDQWV�
RQO\�VSRNH�(QJOLVK�LQ�WKHLU�KRPH��KDOI�VSRNH�
a primary language other than English. These 

LQFOXGHG�6SDQLVK������9LHWQDPHVH������&KLQHVH�
�����DQG�RWKHU�ODQJXDJHV������7KUHH�RI�WKH�SDU-
ticipants spoke multiple primary languages 

in the home, with two interviewees speak-

ing English and another language and a third 

interviewee speaking two other languages.  

Brief descriptions of the interviewees, 

grouped by whether or not they come from 

WKH�LPPLJUDQW�H[SHULHQFH��DUH�OLVWHG�EHORZ��:H�
changed their names to protect their privacy. 

Immigrant Experience:

���%RXSKD�²�D�6RXWKHDVW�$VLDQ�
$PHULFDQ�ZRPDQ�IURP�6RXWK�
/RV�$QJHOHV�&RXQW\

���&KLHQ�²�D�6RXWKHDVW�DQG�(DVW�
$VLDQ�$PHULFDQ�PDQ�IURP�WKH�
San Gabriel Valley

���/XLV�²�D�/DWLQR�PDQ�IURP�'RZQH\

���1DGLID�²�DQ�$IULFDQ�ZRPDQ�IURP�
Inglewood

���3DXOD���D�/DWLQD�ZRPDQ�IURP�WKH�
San Fernando Valley

���:HQ�²�D�&KLQHVH�$PHULFDQ�ZRPDQ�
from the San Gabriel Valley

Non-Immigrant Experience:

���&DUO�²�DQ�$IULFDQ�$PHULFDQ�PDQ�
from a city near Glendale

���*XLOOHUPR�²�D�/DWLQR�PDQ�IURP�
Downey

���0DUFHOR�²�D�/DWLQR�PDQ�IURP�
Downey

���7HUHVD�²�D�/DWLQD�ZRPDQ�IURP�
Downey

���7LIIDQ\����DQ�$IULFDQ�$PHULFDQ�
woman from Inglewood

���:DOW�²�D�ZKLWH�PDQ�IURP�*OHQGDOH

$OO�RI�WKH�LQWHUYLHZHHV�H[SHULHQFHG�GLIÀFXOW\�
making their mortgage payments and most 

underwent default. Two of the participants 

underwent foreclosure, with one selling their 

SURSHUW\� LQ� D� VKRUW� VDOH��$� VKRUW� VDOH� RFFXUV�
when the property is valued less than the 

DPRXQW� RZHG� RQ� WKH� PRUWJDJH�� WKH� OHQGHU�
agrees to sell the property and accept a sum 

that is lower than the amount owed on the 

loan. Most of the interviewees wanted to par-

WLFLSDWH� LQ� WKH� UHVHDUFK� WR�KHOS�RWKHUV� ���RXW�
RI������3DXOD� VDLG��´,� WKLQN� LW·V� LPSRUWDQW� IRU�
people to tell their stories…In order to help 

others who may be going through the same 

thing.” Others wanted to relay their frustrat-

LQJ�H[SHULHQFHV�ZLWK�ORDQ�UHÀQDQFH�DQG�PRGL-
ÀFDWLRQ�� D� WKHPH� ZH� H[SORUH� LQ� WKLV� UHSRUW�

D) ORGANIZATION INTERVIEWS

We conducted interviews of community based 

RUJDQL]DWLRQV� �&%2V�� DQG� KRXVLQJ� FRXQVHO-
LQJ� DJHQFLHV� �+&$V�� WKDW� RIIHUHG� VHUYLFHV� WR�
homeowners at risk of foreclosure to provide 

EURDGHU� FRQWH[W� DERXW� FRQGLWLRQV� OHDGLQJ� WR�
WURXEOH��8VLQJ�WKH�8�6��'HSDUWPHQW�RI�+RXV-
LQJ� DQG� 8UEDQ� 'HYHORSPHQW� �+8'�� OLVW� RI�
housing counseling agencies and referrals from 

RXU� QHWZRUNV�� ZH� FRQWDFWHG� DERXW� ��� &%2V�
DQG�+&$V��2I�WKHVH�����ZHUH�LQWHUYLHZHG��7KH�
interviews, which were audio recorded, were 
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conducted over the phone or in-person dur-

LQJ�WKH�VXPPHU�DQG�IDOO�RI�������7KH\�ODVWHG�
RQ� DYHUDJH� ��� PLQXWHV�� 2UJDQL]DWLRQV� ZHUH�
asked about their services offered, characteris-

tics of their clientele, and factors driving their 

clients to default and undergo foreclosure.  

The interviewed organizations work with di-

verse geographic and ethnic communities 

countywide. Targeted cities and neighbor-

hoods included Koreatown, downtown Los 

$QJHOHV�� HDVW� +ROO\ZRRG�� DQG� WKH� QRUWKHDVW�
6DQ�)HUQDQGR�9DOOH\� LQ� WKH�&LW\�RI�/RV�$Q-

geles, the San Gabriel Valley, and Inglewood 

LQ�6RXWK�/RV�$QJHOHV��(DVW�/RV�$QJHOHV��DQG�
Long Beach. Four of the organizations work in 

multiple states or nationally. Five of the orga-

QL]DWLRQV�SULPDULO\�WDUJHWHG�$VLDQ�$PHULFDQV��
with a focus on clients of Korean, Southeast 

$VLDQ�� DQG�3DFLÀF� ,VODQGHU�GHVFHQW��)RXU� IR-

cused on Latinos, and four had a diverse cli-

HQWHOH�� LQFOXGLQJ�$IULFDQ�$PHULFDQV��1LQH�RI�
the organizations had obtained housing coun-

VHOLQJ� IXQGLQJ� IURP� +8'�� 2UJDQL]DWLRQV�
contacted but not interviewed tended to be 

larger national housing counseling operations. 

$OPRVW� DOO� RI� WKH� RUJDQL]DWLRQV� SURYLGHG�
KRPHEX\HU� HGXFDWLRQ� FRXUVHV� IRU� ÀUVW�WLPH�
KRPHEX\HUV��ÀQDQFLDO�HGXFDWLRQ��DQG�IRUHFOR-

sure counseling. Some organizations worked 

with banks to sponsor large homeowner-

ship or foreclosure fairs with tables staffed 

by representatives from different lenders and 

organizations. Other organizations offered 

smaller workshops for their clients about the 

homebuying or foreclosure process. Typi-

cally, the organizations interviewed had only 

one to three housing counselors on staff who 

worked part-time on other programs. Some 

of the larger organizations had between four 

WR� ÀIWHHQ� KRXVLQJ� FRXQVHORUV�� 2QH� QDWLRQDO�
+&$� KDG� DERXW� ��� VWDII� SHUVRQV� �ZKLFK� LQ-

FOXGHG� FRXQVHORUV� DQG� RWKHU� VWDII��� /DUJHU�
+&$V� KDG� DVVLVWHG� WKRXVDQGV� RI� FOLHQWV� DQG�
reduced their loans by millions of dollars. 

6PDOOHU� +&$V� KDG� KXQGUHGV� RI� FOLHQWV�� RI-
WHQ�ZLWK� VSHFLÀF� QHHGV�� VXFK� DV� LPPLJUDQWV��

VHQLRUV�� DQG�SHUVRQV�ZLWK� ORZ�(QJOLVK�SURÀ-

FLHQF\�RU�HGXFDWLRQDO�DWWDLQPHQW��$�IHZ�&%2V�
admitted that they were only able to help a 

few clients because their frustrations dealing 

with lenders overwhelmed staff capacity, a 

theme we elaborate upon later in the report. 

Most of the organizations interviewed of-

fered other services besides housing coun-

seling. These ranged from housing, com-

munity development, and social service 

SURJUDPV�� � $� IHZ� DGYRFDWHG� IRU� KRPHRZQ-

ership and affordable housing. Others devel-

RSHG� DIIRUGDEOH� KRXVLQJ�� D� QDWXUDO� QH[W� VWHS�
in remedying their clients’ housing issues. 

The staff members that we spoke with typical-

ly worked long hours addressing their clients’ 

needs and serving as a liaison between their 

clients and lenders and other real estate actors. 

+HOSLQJ�D�FOLHQW�PHDQW�SURJUHVVLQJ�WKURXJK�D�
VHULHV�RI�VWDJHV�����UHVSRQGLQJ�WR�LQTXLULHV�����
REWDLQLQJ�LQIRUPDWLRQ�IURP�WKH�FOLHQW�����HGX-

cating clients through courses and trainings, 

���RQH�RQ�RQH�FRXQVHOLQJ�WR�KHOS�FOLHQWV�SXU-
FKDVH�RU�UHWDLQ�D�KRPH�����IROORZ�XS�PHHWLQJV�
ZLWK�FOLHQWV�DQG�UHDO�HVWDWH�SURIHVVLRQDOV��DQG����
RIIHULQJ�UHIHUUDOV��IURP�OHJDO�VHUYLFHV�WR�UHQWDO�
DSDUWPHQWV�� HWF����1DYLJDWLQJ� WKHVH� VWDJHV� UH-
TXLUHG�́ GR]HQV�RI�KRXUV�RI�ZRUN�µ�DFFRUGLQJ�WR�
one national housing counseling organization.

E) ANALYSIS

The audio recordings were summarized with 

LOOXVWUDWLYH� TXRWHV� WUDQVFULEHG� LQ� IXOO�� 7UDQ-

scripts were coded using a deductive and in-

ductive method. Themes were derived from 

H[LVWLQJ� UHVHDUFK� DQG� IURP� WKH� LQWHUYLHZV��
Themes from the literature included unem-

ployment as a reason for facing trouble and 

language barriers as a condition preventing 

homeowners from receiving help, among oth-

HUV��7KRVH�IURP�WKH�LQWHUYLHZV�LQFOXGHG�HTXDW-
LQJ�IUHH�ZLWK�SRRU�TXDOLW\�VHUYLFHV�DQG�VHQLRUV·�
vulnerability in the face of foreclosure, among 

RWKHUV�� $� PDVWHU� OLVW� RI� WKHPHV� ZDV� GHYHO-
RSHG�DQG�YHULÀHG�E\�WKH�UHVHDUFK�VWDII��&RGHG�

 * HUD CERTIFIED 
HOUSING 
COUNSELORS 
OFFER A 
REQUIRED 8-HOUR 
HOMEOWNERSHIP 
COURSE.
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sections were reviewed for internal consis-

tency, and codes were revised if necessary. 

The coded sections were analyzed for mani-

fest and latent content. This entailed count-

LQJ�WKHPH�IUHTXHQFLHV�DQG�FRPSDULQJ�WKHPHV�
across differences among the respondents. 

Of key interest were differences between ho-

meowners that do and do not come from the 

LPPLJUDQW� H[SHULHQFH�� :H� WULDQJXODWHG� GDWD�
among the homeowners and organizations and 

between the homeowners and organizations in 

drawing conclusions. Members of our advisory 

board also commented on a draft version of the 

research, which increased its internal validity.

F) LIMITATIONS

2XU�ÀQGLQJV�DUH�OLPLWHG�LQ�VHYHUDO�ZD\V��)LUVW��
WKH\�GR�QRW� UHSUHVHQW� WKH� H[SHULHQFHV� RI� WKH�
population of homeowners that defaulted or 

XQGHUZHQW�IRUHFORVXUH�LQ�/RV�$QJHOHV�&RXQW\�
or the organizations that served them. Rather, 

WKH\�LOOXVWUDWH�WKH�UDQJH�RI�H[SHULHQFHV��DV�ZHOO�
as differences among homeowners with differ-

ent demographics, particularly those coming 

IURP�DQG�QRW�FRPLQJ�IURP�WKH�LPPLJUDQW�H[-
SHULHQFH�� 6HFRQG�� DSSUR[LPDWLQJ� SHRSOH� WKDW�
KDYH�JRQH�WKURXJK�WKH�LPPLJUDQW�H[SHULHQFH�
solely by speaking a language other than Eng-

lish in the home accounts for how assimilated 

WKH\�DUH�LQWR�(QJOLVK�VSHDNLQJ�$PHULFDQ�VRFL-
ety but not their nativity status. Foreign-born 

SHUVRQV�ZKR�KDYH�ORQJ�OLYHG�LQ�WKH�8�6��PD\�
primarily speak English in the home. Native-

born persons who live and work in segregated 

ethnic communities may speak a language 

other than English in the home. Finally, some 

of the activities that the organizations engaged 

LQ�ZHUH�IXQGHG��RWKHUV�ZHUH�QRW��,Q�WKH�LQWHU-
views, the organizations may have spent more 

time talking about their funded activities.
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+RPHRZQHUVKLS� LV� D� G\QDPLF� VWDWH�� :H� GH-
scribe the pathway to homeownership and 

foreclosure and the various outcomes at dif-

IHUHQW�SKDVHV� LQ�)LJXUH����7KH�SURFHVV� VWDUWV�
with the decision to purchase a home and, for 

most, obtain a loan. While some are motivated 

by the potential for wealth building, others are 

motivated by the promise of living in a big-

JHU� KRXVH� RU� EHWWHU� QHLJKERUKRRG�� $QRWKHU�
motivation is achieving a major milestone in 

$PHULFDQ�VRFLHW\��7KH�GHVLUH�IRU�KRPHRZQHU-
ship can stem from a household’s needs and 

be cultivated by relatives, friends, co-ethnics, 

and social institutions. When searching for 

a home and a loan, a prospective homeown-

er can look for advice and resources from 

within or outside of their social network. 

They may obtain a loan with traditional, con-

stant terms or one with risky, variable terms.  

While living in their home, a household may 

H[SHULHQFH� FKDQJHV� LQ� WKHLU� ÀQDQFLDO� VLWXD-
tion, living arrangements, or mortgage terms, 

among other conditions. They may take out a 

KRPH�HTXLW\�ORDQ�WR�KHOS�PHHW�H[SHQVHV�RU�HP-

EDUN�RQ�QHZ�RSSRUWXQLWLHV��&KDQJHV�LQ�HTXLW\��
ORDQ�WHUPV��RU�ÀQDQFLDO�UHVRXUFHV�PD\�OHDG�LWV�
PHPEHUV�WR�KDYH�GLIÀFXOW\�PDNLQJ�PRUWJDJH�
payments, which puts their homeownership 

at risk. During this stage, a household may 

make adjustments to how they live and use re-

sources to remain in homeownership. These 

may include increasing income by getting an-

PATHWAYS TO 
TROUBLE

RWKHU� MRE�RU�GHFUHDVLQJ�H[SHQVHV�E\�GHOD\LQJ�
KHDOWK�FDUH��$�KRXVHKROG�PD\�WU\�WR�UHÀQDQFH�
or modify their loan. They may try to get 

back on track through their own volition or 

reach out to their relatives, friends, co-ethnics, 

and social institutions for help. These strate-

gies will either be successful, enabling them 

to resolve their missed payments, or unsuc-

cessful, causing them to undergo foreclosure. 

+RXVHKROGV�WKDW�H[SHULHQFH�IRUHFORVXUH�PD\�HL-
ther sell their home in a short sale or have their 

home repossessed by their lender. They face an 

additional choice: where to live. In the short-

term, they may become renters or move in with 

family. In the long-term, they may remain rent-

ers or living with family or decide to buy again. 

+RPHRZQHUV�IURP�WKH�LPPLJUDQW�H[SHULHQFH�
may make different choices than those from 

WKH�QRQ�LPPLJUDQW�H[SHULHQFH�RQ�WKHLU�SDWK-

way to trouble. They may be more likely to 

rely on co-ethnic social networks in search-

ing for a home, obtaining a loan, and rem-

edying missed payments. They may be more 

likely to live in multigenerational households 

as a strategy to attain and sustain homeowner-

ship. They may face issues with linguistic and 

cultural competence in interacting with main-

VWUHDP�LQVWLWXWLRQV��$V�D�UHVXOW��LW�PD\�EH�PRUH�
GLIÀFXOW� IRU� WKHP� WR� REWDLQ� WUDGLWLRQDO�� FRQ-

stant terms on their mortgage loans, as well as 

UHÀQDQFH�RU�PRGLI\�WKHP�ZKHQ�IDFLQJ�WURXEOH�
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In the following sections, we draw on our 

surveys and interviews with homeowners and 

&%2V�DQG�+&$V�WR�LOOXVWUDWH�WKH�MRXUQH\V�WKDW�
households’ took in attaining and attempting 

to sustain homeownership in ethnically diverse 

FRPPXQLWLHV�RI�/RV�$QJHOHV�GXULQJ�WKH�UHFHQW�
housing boom and recession. We focus on the 

ways in which the pathways of homeownership 

DQG� IRUHFORVXUH� IURP� WKH� LPPLJUDQW� H[SHUL-
HQFH�GLYHUJH�IURP�WKH�QDWLYH�ERUQ�H[SHULHQFH�

DECIDING TO 
PURCHASE A HOME

OBTAINING A LOAN

TAKING OUT A HOME 
EQUITY LOAN

MISSING PAYMENTS

TROUBLESHOOTING 
STRATEGIES

MORTGAGE 
RESOLUTION

KEEP 
HOME

WALK
AWAY

HOUSING
RESOLUTION

» PURCHASE

» TRADITIONAL

» RISKY

» DEFAULT

» NO DEFAULT

» GOING IT ALONE

» SEEKING HELP

» FORECLOSE

» SELL

» MAKE PAYMENTS

» REFINANCE OR MODIFY

» RENT

» BUY AGAIN

» RENT

» APPROVED

» DENIED

DECIDING TO PURCHASE A HOME

$OO� RI� WKH� LQWHUYLHZHG� KRPHRZQHUV� SXU-
FKDVHG� WKHLU� KRPHV�EHWZHHQ������ DQG�������
7KH� PDMRULW\� ��� RI� ���� ERXJKW� GXULQJ� WKH�
KRXVLQJ�ERRP�EHWZHHQ������DQG�������)RXU�
bought during the pre-boom period from 

����� WR� ������ 2QH� ERXJKW� GXULQJ� WKH� SRVW�
ERRP� SHULRG� DIWHU� ������ 6HYHQ� RI� WKH� ���
KRPHRZQHUV� ZHUH� ÀUVW�WLPH� KRPHRZQHUV��

FIGURE 3. PATHWAYS TO HOMEOWNERSHIP AND FORECLOSURE
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The homeowners’ reasons for purchasing a 

home varied. Some wanted to take advantage 

RI�WD[�VXEVLGLHV�DQG�ULVLQJ�SURSHUW\�YDOXHV�WR�
build wealth. This was particularly the case for 

the four participants who bought properties 

IRU� LQYHVWPHQW�SXUSRVHV��2WKHUV�H[SHULHQFHG�
changes to their household due to marriage or 

divorce, having children, having parents or rel-

atives live with them, or having an illness that 

UHTXLUHG�D�FKDQJH�LQ�OLYLQJ�VSDFH��0DQ\�ZDQW-
ed to reach a lifecycle milestone and achieve 

WKH� $PHULFDQ� GUHDP� RI� VHOI�GHWHUPLQDWLRQ�

A) WEALTH BUILDING

)RU� VL[� RI� WKH� ��� LQWHUYLHZHG� KRPHRZQHUV��
becoming a homeowner was an economic de-

cision. It was a way to afford more space, as 

well as “rent to yourself” and build wealth. 

During the mid-2000s, rents were rising. Me-

GLDQ� UHQWV� LQ� /RV� $QJHOHV� &RXQW\� LQFUHDVHG�
���� EHWZHHQ� ����� DQG� ����� ZKLOH� WKH�PH-
GLDQ� LQFRPH� GHFOLQHG� E\� ��� �&+3&� DQG�
6&$13+��������$SDUWPHQWV�IRU�ODUJHU�IDPL-
OLHV�ZHUH� LQ� VKRUW� VXSSO\� DQG�SDUWLFXODUO\� H[-
SHQVLYH�� � %HWZHHQ� ����� DQG� ������ VHYHQ� RI�
the ten zip codes with the most overcrowd-

LQJ� LQ� WKH� FRXQWU\� ZHUH� ORFDWHG� LQ� /RV� $Q-

JHOHV� &RXQW\� �&+3&� DQG� 6&$13+� �������

Interest-only, limited or no down payment, ad-

justable rate and other loan products that made 

homeownership affordable in the short-term 

ZHUH�SUHYDOHQW��$V� D� UHVXOW�� VWDUWLQJ�PRQWKO\�
mortgage payments often were cheaper than 

UHQWV�� HVSHFLDOO\� IRU� ODUJHU� IDPLOLHV�� +RPH-
RZQHUV� IURP� WKH� LPPLJUDQW� H[SHULHQFH�ZHUH�
more likely to cite economic reasons for buy-

LQJ�D�KRPH��IRXU�RI�WKH�VL[�ZHUH�IURP�WKH�LP-

PLJUDQW� H[SHULHQFH��� 3DXOD� H[SODLQHG�� ´0\�
family was living in a tiny apartment. We de-

cided that, it was…cheaper to pay a mortgage 

than to try to rent a bigger apartment…It was 

PRUH�RI�OLNH�DQ�LQYHVWPHQW�µ�+RXVLQJ�D�IDP-

LO\�RI�ÀYH�LQ�DQ�DSDUWPHQW�DOVR�ZDV�H[SHQVLYH�
IRU� /XLV�� +H� UHFDOOHG�� ´5HQW� WDNHV� KDOI� SD\-
FKHFN�µ�+H�GHFLGHG�WR�EX\�DQ����������KRPH�
after he was laid off from a job at a bakery, 

using his severance pay as a down payment. 

Other participants sought to build wealth 

WKURXJK� KRPHRZQHUVKLS�� +DOI� RI� WKH� LQWHU-
viewees thought that housing prices would 

go up and that their real estate would be an 

DSSUHFLDWLQJ� DVVHW�� 6HYHQ� RI� WKH� ��� WKRXJKW�
that homeownership was a good investment.  

Some took advantage of the liberal loan terms 

to build wealth through purchasing invest-

ment properties. “I believe in real estate,“ 

7LIIDQ\� H[SODLQHG�� ´,W·V� D� VROLG� LQYHVWPHQW��
It increases.” Growing up with parents who 

owned rental properties, Tiffany “was raised 

to own a home and buy real estate.” Becoming 

a homeowner also was attractive to Tiffany be-

FDXVH�RI�WKH�WD[�EHQHÀWV�\RX�FRXOG�FODLP��/DV�
Vegas was a popular place of investment. Wen, 

for instance, saw that her friends were able to 

TXLFNO\�EXLOG�ZHDOWK�ÁLSSLQJ�KRXVHV��$�IULHQG�
told her about properties in Las Vegas that she 

could invest in. She and her husband purchased 

KRPHV� WR� UHKDELOLWDWH� DQG� UHVHOO� IRU� SURÀW��
+HU�KXVEDQG�RZQHG�D�FRQVWUXFWLRQ�EXVLQHVV��
so they initially had the skills and resources 

WR� IXOÀOO� WKLV� GUHDP��&KLHQ�ERXJKW� D� VHFRQG�
KRPH� LQ� /DV�9HJDV� LQ� ������ %X\LQJ� D� KRPH�
also enabled homeowners to access a home 

HTXLW\�OLQH�RI�FUHGLW�WKDW�WKH\�FRXOG�XVH�WR�SD\�
for basic needs or home improvements as well 

as further their children’s education or start a 

business. One of the participants, for instance, 

described their mortgage as “free money.”

+RPHRZQHUVKLS� DV� D� ZHDOWK� EXLOGLQJ� WRRO�
ZDV�ZLGHO\� H[SUHVVHG� E\� WKH� LQWHUYLHZHG� RU-
JDQL]DWLRQV��$�PXOWLVWDWH�+&$�GHVFULEHG�KR-

meownership as “a huge wealth building tool 

for families.” One Latino advocacy group 

representative stressed, “Owning a home 

is one of the most important tangible assets 

that a family can have. It’s really one of the 

VXUHÀUH�ZD\V�WR�WUDQVIHU�ZHDOWK�IURP�JHQHUD-

THE MAJORITY OF SURVEY 
RESPONDENTS (23 OF 34) WERE FIRST 
TIME HOMEBUYERS. MOST BOUGHT 
HOMES BETWEEN JANUARY 1999 AND 
DECEMBER 2006.
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tion to generation. Once you own your home 

you can leverage that to help someone go to 

VFKRRO��WR�KHOS�ÀQDQFH�\RXU�UHWLUHPHQW��,W·V�D�
sense of security, economic security that really 

makes a difference in helping promote [Latino 

homeowners] to the middle class.” Rapidly 

increasing home prices during the mid-2000s 

also created a rush to enter into homeowner-

ship, according to some of the interviewed 

organizations. Families feared missing out on 

the window of opportunity to build wealth. 

B) SPACE AND STABILITY FOR 
GROWING HOUSEHOLDS

-XVW� XQGHU� KDOI� RI� WKH� LQWHUYLHZHHV� ���RXW� RI�
���� ZDQWHG� WR� EHFRPH� KRPHRZQHUV� WR� KDYH�
more space, largely because of household 

changes. These ranged from getting married 

or divorced, having children, or co-habitating 

ZLWK� UHODWLYHV�� � )RU� H[DPSOH�� %RXSKD·V� SDU-
ents wanted more space for their new baby. 

Marcelo and his wife lived in a condominium 

and planned to buy a house when they had 

WKHLU�ÀUVW�FKLOG���1DGLID�KDG�UHFHQWO\�PDUULHG�
and wanted to raise children in a home that 

they would inherit. Teresa, a single mother, 

wanted each of her three kids to have their 

RZQ� URRP�� +RPHRZQHUVKLS� PDGH� SDUWLFX-

lar sense to multigenerational households, 

who need a home with enough space to en-

able adults to live together while also having 

enough rooms for their privacy. For others, 

homeownership provides tenure stability, 

ZKLFK� FDQ� KHOS� LQ� HOGHUO\� FDUHWDNLQJ�� &KLHQ��
for instance, viewed homeownership as a 

more stable living arrangement for himself 

and his parents, one of whom had a disability. 

C) AMERICAN CULTURE

+RPHRZQHUVKLS� LV� ULFKO\� LQWHUZRYHQ� LQWR�
$PHULFDQ�LGHQWLW\��%HLQJ�D�KRPHRZQHU�PHDQV�
being able to control your own destiny, shape 

\RXU�IXWXUH��&XOWXUDOO\��LW�LV�DOVR�D�VWDJH�LQ�RXU�
lifecycle, a necessary step you have to take to 

EHFRPH�DQ�DGXOW��+DOI�RI�WKH�VL[�SDUWLFLSDQWV�
WKDW� FDPH� IURP� WKH� LPPLJUDQW� H[SHULHQFH�

EHFDPH� KRPHRZQHUV� WR� IXOO\� EH� DQ� $PHUL-
FDQ��7KLV�ZDV�WKH�FDVH�IRU�1DGLID�DQG�&KLHQ��
1DGLID� H[SODLQHG�� ´,� GUHDPHG� WKH� $PHULFDQ�
'UHDP�µ� +RPHRZQHUV� IURP� WKH� QRQ�LPPL-
JUDQW� H[SHULHQFH� PRUH� YLHZHG� KRPHRZQHU-
ship as a lifecycle milestone. Marcelo and his 

wife, for instance, always planned on becom-

LQJ� KRPHRZQHUV� DIWHU� WKH\� ÀQLVKHG� FROOHJH��
$V� D� KRPHRZQHU�� KH� H[SODLQHG�� ´\RX� KDYH� D�
sense of accomplishment, and a sense of be-

ORQJLQJ�µ� � $V�:DOW� SXW� LW�� ´7KDW·V� ZKDW� \RX�
do….work hard [to buy a home].” For Guill-

HUPR�� EHLQJ� D� KRPHRZQHU�PHDQW� ÀQDOO\� EH-
ing able to be an independent adult, as it al-

lowed him to live how he wanted with no 

one looking over his shoulder. “I knew [the 

house] was mine,” he said, “no dependent on 

someone else’s opinion. If I wanted to paint 

D� URRP�� ,� FRXOG�µ� /XLV� H[SODLQHG�� ´:KHQ�
you’re renting you can’t do anything, not even 

a party. You are subject to what the landlord 

says, and that, I don’t wish that to anyone.”  

7KUHH� RI� WKH� ��� SDUWLFLSDQWV� IHOW� SHHU� SUHV-
sure from co-ethnics to become a hom-

eowner. Two of these came from the immi-

JUDQW� H[SHULHQFH�� 7KHUH� ZDV� D� VHQVH� GXULQJ�
the mid-2000s that everyone was becoming 

a homeowner, so I should become one too. 

This was the case for Boupha’s family. She re-

called, “During that time a lot of [my moth-

er’s] friends had like houses and stuff. They 

were like, ‘Oh you know, like, you should 

get one.’ It was just kinda like a trend I guess 

like during that time that everyone was get-

ting a house, and then they wanted one too.”

D) TRADEOFFS OF HOMEOWNERSHIP

0DQ\�RI� WKH� LQWHUYLHZHHV� ���RXW�RI�����PHQ-

tioned drawbacks to homeownership and 

reported making tradeoffs in deciding to be-

come a homeowner. These included costly 

GRZQ�SD\PHQWV��FORVLQJ�IHHV��DQG�WD[HV��VWULFW�
XSNHHS� UHTXLUHPHQWV� IURP� KRPHRZQHUV� DV-
VRFLDWLRQV� �+2$V�� RU� ORFDO� JRYHUQPHQW�� WKH�
FRVW�RI�PDLQWHQDQFH�DQG�UHSDLUV��DQG�WKH�IHHO-
ing of being stuck in place. Many of the inter-
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viewees also viewed homeownership as hav-

LQJ� EHQHÀWV�� 7KHVH� LQFOXGHG� PRUH� IUHHGRP��
stability, security, and privacy. Some viewed 

homeownership as gaining access to more 

DPHQLWLHV�DQG�D�EHWWHU�QHLJKERUKRRG��GHÀQHG�
as having a swimming pool and faster police 

services, among other characteristics. Luis de-

scribed how Downey was the kind of city that 

KH�DVSLUHG�WR� OLYH� LQ��´7KLV�FLW\�� LW·V�D�EHDXW\��
I love Downey, a lot. There are parks, great 

schools, and there are very few other cities I 

would like besides Downey…I fell in love with 

Downey back then, and I dreamed with all 

my heart the day I would be able to rent here, 

look, rent, not even buy a house.”  With help 

from his brother, Luis found a place to rent in 

Downey and eventually bought a house there. 

E) FINANCIAL STATE

0RVW� RI� WKH� LQWHUYLHZHHV� ��� RXW� RI� ���� GH-
VFULEHG�WKHLU�ÀQDQFLDO�VLWXDWLRQ�DV�´VWDEOHµ�RU�
“good” when they purchased their home. Two 

described their state as “so-so” and one de-

VFULEHG�LW�DV�´QRW�JRRGµ��RQH�KDG�QR�UHVSRQVH���
Most of the homeowners were working and 

had a solid income. Walt was a senior man-

DJHU� DQG�ZDV� SURPRWHG� VHYHUDO� WLPHV��&KLHQ�
DQG�1DGLID�VDLG�WKHLU�ÀQDQFLDO�VLWXDWLRQV�ZHUH�
´RND\�µ��1DGLID�VDLG��́ $W�OHDVW�ZH�FRXOG�SD\�RXU�
ELOOV�µ�7LIIDQ\�GHVFULEHG�KHU�ÀQDQFLDO�VLWXDWLRQ�
DV�́ IDEXORXV�µ�&DUO�DGPLWWHG�WKDW�KH�ZDV�́ GRLQJ�
very well” and had “a good amount of money.” 

$�IHZ�KDG�VDYHG�IRU�D�ORQJ�WLPH�IRU�D�KRXVH��
0RVW�RI�WKH�LQWHUYLHZHHV·�ÀQDQFLDO�VLWXDWLRQV��
however, declined shortly after their home 

purchase, which we discuss in depth shortly.

OBTAINING A LOAN

$IWHU� GHFLGLQJ� WR�SXUFKDVH� D� KRPH�� WKH�SDU-
ticipants sought different methods to origi-

QDWH� D� ORDQ�� 6RPH� UHOLHG� RQ� VRFLDO� QHWZRUNV��
others sought loans from outside institutions. 

Some received loans with subprime, adjust-

DEOH�� DQG� RWKHU� ULVN\� WHUPV�� RWKHUV� UHFHLYHG�
WUDGLWLRQDO� ���\HDU� À[HG� LQWHUHVW� UDWH� PRUW-

gages. Some of the participants willfully took 

risks in originating a mortgage. Others were 

victims of scams or predatory lending. Some 

of the interviewed homeowners had unreal-

LVWLF� H[SHFWDWLRQV� DERXW� ZKDW� WKH\� FRXOG� DI-
ford or what would happen with the real es-

tate market. Many did not know what they 

were getting into, because they had a lack of 

ÀQDQFLDO� NQRZOHGJH�� )RU� KRPHEX\HUV� IURP�
WKH� LPPLJUDQW� H[SHULHQFH�� FR�HWKQLF� UHDOWRUV�
DQG� OHQGHUV� ZHUH� DW� RQFH� EHQHÀFLDO�� VHUYLQJ�
as linguistic and cultural brokers with main-

stream institutions, and potentially predatory.

A) INSIDE VS. OUTSIDE SOCIAL 
NETWORK

The interviewed homeowners who sought 

advice prior to originating a loan typically 

ORRNHG� ZLWKLQ� WKHLU� VRFLDO� QHWZRUN�� 6L[� RI�
WKH� ��� LQWHUYLHZHHV� DVNHG� IULHQGV� RU� IDPLO\�
for advice about the home buying process. In 

GHFLGLQJ� WR� SXUFKDVH� D� WKLUG� KRPH� LQ� ������
7LIIDQ\�� IRU� LQVWDQFH�� UHOLHG� RQ� WKH� H[SHUWLVH�
of her parents, who were veteran investors, 

DQG� IULHQGV� WKDW� ZHUH� UHDOWRUV�� +HU� VLVWHU��
who was an accountant, also provided guid-

DQFH� RQ� WD[� EHQHÀWV� WKDW� VKH� FRXOG� FODLP��
Four of the interviewees sought assistance 

from real estate agents, looked up informa-

tion online, or contacted organizations such 

DV� 2SHUDWLRQ� +23(� RU� WKH� 1HLJKERUKRRG�
$VVLVWDQFH�&RUSRUDWLRQ�RI�$PHULFD� �1$&$����

Interviewed homeowners coming from the 

LPPLJUDQW�H[SHULHQFH�WHQGHG�WR�REWDLQ�DGYLFH�
and look for loan products among co-ethnics. 

)RXU� RI� WKH� VL[� LQWHUYLHZHHV� WKDW� VRXJKW� DG-

vice within their social networks came from 

WKH� LPPLJUDQW� H[SHULHQFH�� %RXSKD·V� PRWK-

er’s friend, who was one of the only South-

HDVW� $VLDQ� UHDO� HVWDWH� DJHQWV� WKDW� WKH\� NQHZ�
and felt they could trust, advised Boupha’s 

parents on the lending process.  Marcelo’s 

OHQGHU� ZDV� D� SHUVRQDO� IULHQG� ZKR� H[SODLQHG�
everything in detail, and Paula’s lender was a 

friend who helped her through the process. 
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B) RISKY VS. TRADITIONAL LOAN 
TERMS

None of the participants reported originating 

loans with solely traditional conditions, such 

DV�D����\HDU�WHUP��D�����GRZQ�SD\PHQW��DQG�D�
À[HG�LQWHUHVW�UDWH��IRU�WKH�KRPHV�WKDW�WKH\�KDG�
trouble paying for. Making low or no down 

payments was common among the homeown-

HUV� WKDW�ZH� LQWHUYLHZHG�� 6HYHQ� RI� WKH� ��� LQ-

WHUYLHZHHV�PDGH� D� ORZ� GRZQ� SD\PHQW� �����
RU�OHVV��RU�QR�GRZQ�SD\PHQW��)RU�WKH�ORDQ�RQ�
KLV�ÀUVW� DQG�SULPDU\� UHVLGHQFH� LQ�5RVHPHDG��
ZKLFK�KH�RULJLQDWHG� LQ�������&KLHQ�REWDLQHG�
���\HDU�À[HG� UDWH� WHUPV��EXW�ZLWK�RQO\� D����
down payment. The loan for his second home 

KDG�D�KLJKHU�GRZQ�SD\PHQW��������EXW�DQ�DG-

MXVWDEOH�LQWHUHVW�UDWH��,W�ZDV�HDV\�IRU�&KLHQ�WR�
TXDOLI\� IRU� WKHVH� WHUPV��´7KH�EDQNV�DUH�YHU\�
easy to approve you back then,” he recalled. 

“You don’t need to prove anything.” To pur-

FKDVH�KHU�WKLUG�KRPH�LQ�������7LIIDQ\�SDLG�QR�
money down and took out two loans with ad-

justable interest rates. Boupha’s parents ended 

XS�WDNLQJ�RXW�D� ORDQ�RI�����������ZKLFK�KDG�
no down payment. Interestingly, only one of 

the participants took advantage of the low 

down payment and interest rate loans backed 

E\�WKH�)HGHUDO�+RPH�$GPLQLVWUDWLRQ��)+$��

Many of the participants eventually had ad-

justable interest rate loans, with some who 

RULJLQDOO\� KDG� D� À[HG� UDWH� REWDLQLQJ� DQ� DG-

MXVWDEOH� UDWH� XSRQ� UHÀQDQFLQJ� RU� PRGLÀFD-
WLRQ��7KUHH�TXDUWHUV�RI�WKH�SDUWLFLSDQWV�RULJL-
nated adjustable rate mortgages. Even though 

VRPH�RI�WKH�KRPHRZQHUV�RULJLQDOO\�KDG�À[HG�
interest rate loans, a few of these eventually 

UHÀQDQFHG� RU�PRGLÀHG� WR� DQ� DGMXVWDEOH� UDWH��
0DUFHOR� DQG� KLV� ZLIH�� ZKR� ZHUH� ÀUVW�WLPH�
homebuyers, took out two loans to purchase 

D����������KRPH�LQ�������ERWK�RI�ZKLFK�KDG�
YDULDEOH�LQWHUHVW�UDWHV�WKDW�UDQJHG�IURP����WR�
������SHU�\HDU���&DUO�KDG�D����\HDU�PRUWJDJH�
WKDW�ZDV�LQWHUHVW�RQO\�IRU���\HDUV��+LV�ÀUVW�ORDQ�
ZDV� À[HG�� EXW� WKH� VHFRQG� ORDQ� ZDV� YDULDEOH�
ZLWK� RQO\� D� ��� FDS�� 6L[� RI� WKH� SDUWLFLSDQWV�
only made payments on the interest to their 

loan. Walt originated an interest only primary 

loan with an adjustable rate second mortgage 

WKURXJK� &RXQW\ZLGH�� *XLOOHUPR�� ZKR� KDG�
a career in real estate, had negative amorti-

]DWLRQ� DGMXVWDEOH� UDWH� ORDQ�� +LV� LQWHUHVW� UDWH�
would adjust monthly, but rather than paying 

the difference month-to-month, the amount 

would wrap back into the amount of the loan.

Subprime interest rates and other risky terms 

were widely given to the interviewed organi-

]DWLRQV·�FOLHQWV��7KH�PDMRULW\�RI�WKH����+&$V�
VDLG� WKDW�EHWZHHQ�����DQG�����RI� WKHLU�FOL-
ents had subprime loans, although several 

TXDOLÀHG�WKDW� WKLV�SHUFHQWDJH�GURSSHG� LQ� WKH�
SDVW�IHZ�\HDUV��H�J��������0RVW�RI�WKHLU�FOLHQWV�
did not know that their loan was subprime 

RU�WKDW� WKH\�FRXOG�KDYH�TXDOLÀHG�IRU�D�SULPH�
loan. Other risky terms commonly dealt with 

by the interviewed organizations included 

adjustable rate and interest only or negative 

amortization loans. Referring to the latter, 

WKH�GLUHFWRU�RI�D�/RQJ�%HDFK�+&$�ODPHQWHG��
“They’re basically renting their mortgage.” 

Immigrants’ tendency to borrow within their 

HWKQLF� VRFLDO� QHWZRUNV�PD\� H[SODLQ�YDULDWLRQ�
in the propensity of receiving a risky loan 

ZLWKLQ� HWKQLF� JURXSV�� $� UHSUHVHQWDWLYH� IURP�
DQ�$VLDQ�$PHULFDQ�DGYRFDF\�RUJDQL]DWLRQ�QR-

WLFHG�WKDW�EDQNV�VHUYLQJ�WKH�&KLQHVH�SRSXOD-
tion offered subprime loans to their clients less 

often than those serving the Korean and Fili-

pino population. While there was a sense in 

&KLQHVH�OHQGLQJ�FLUFOHV�WKDW�´LW·V�EHWWHU�WR�VDYH�
up more money and get a better interest rate,” 

KH�H[SODLQHG��WKHUH�ZDV�D�VHQVH�LQ�WKH�.RUHDQ�
and Filipino circles that “prices are going up 

VR�TXLFN��EHWWHU�WR�EX\�QRZ�EHFDXVH�\RX�PLJKW�
be priced out of the market in two years.” 

+RXVLQJ�PDUNHW�IDFWRUV�PD\�KDYH�DOVR�VKDSHG�
HWKQLF�GLIIHUHQFHV� LQ�VXESULPH� OHQGLQJ��+LJK�
home prices in Koreatown, for instance, made 

LW� GLIÀFXOW� IRU� IDPLOLHV� WR� DIIRUG� WR� SXUFKDVH�
without risky terms. Median home sale prices 

LQ�.RUHDWRZQ� URVH� IURP���������� LQ�$XJXVW�
����� WR� ��������� LQ� $XJXVW� ����³D� �����
LQFUHDVH� �=LOORZ� ������� 7KLV� ZDV� FRQÀUPHG�



33

HOMEOWNERS AND THE FORECLOSURE CRISIS IN LOS ANGELES ETHNIC COMMUNITIES

E\� WKH� GLUHFWRU� RI� DQ� $VLDQ� $PHULFDQ� &%2�
with many Korean clients, who estimated that 

����RI� WKHLU� KRXVLQJ� FRXQVHOLQJ� FOLHQWV� KDG�
subprime loans and did not know they could 

KDYH�TXDOLÀHG�IRU�SULPH�ORDQV��2QH�UHSUHVHQ-

WDWLYH� IURP� DQ� $VLDQ� $PHULFDQ� &%2� ZLWK�
PDQ\�3DFLÀF�,VODQGHU��/DWLQR��DQG�$UPHQLDQ�
clients, however, did not observe ethnic differ-

ences in receipt of subprime loans. We do not 

know whether ethnic or mainstream banks 

were giving homeowners risky loans, as we did 

QRW�DVN�H[SOLFLWO\�DERXW�WKLV�LQ�WKH�LQWHUYLHZV��

C) UNREALISTIC EXPECTATIONS VS. 
LACK OF FINANCIAL KNOWLEDGE    

The interviewees were variably knowl-

edgeable about the home buying and lend-

LQJ� SURFHVV�� (LJKW� RI� WKH� ��� SDUWLFLSDQWV�
claimed that they originated loans with a 

ODFN� RI� ÀQDQFLDO� NQRZOHGJH³WKH\� GLG� QRW�
understand the risks of the products they re-

ceived. Others, such as Tiffany, Guillermo, 

and Wen, originated loans understanding 

WKH� ULVNV� DQG� KDG� XQUHDOLVWLF� H[SHFWDWLRQV��

$�FRPPRQ�PLQGVHW�ZDV�WKDW�EXLOGLQJ�ZHDOWK�
through homeownership was less risky than 

WKURXJK�RWKHU�LQYHVWPHQWV��+DOI�RI�LQWHUYLHZ-

ees bought homes under the assumption that 

prices had yet to peak or had bottomed out. 

$IWHU� EHFRPLQJ� D� KRPHRZQHU� IRU� WKH� WKLUG�
WLPH� LQ� ������:DOW� H[SHFWHG� WR� KROG� RQWR� LW�
IRU�ÀYH�\HDUV��DQG�WKHQ�VHOO�LW�DQG�XVH�WKH�SUR-

ceeds to buy a condominium. Walt said in late 

2007 housing prices were still going up and his 

KRPH�ZDV�DSSUDLVHG�DW�DOPRVW����PLOOLRQ��+H�
upgraded his house to increase the value, e.g. 

replaced the windows, kitchen, wiring, heat-

LQJ��YHQWLODWLRQ�DQG�DLU�FRQGLWLRQLQJ��+9$&���
HWF��7KHQ��KH�WULHG�WR�UHÀQDQFH�ZKHQ�KRXVLQJ�
SULFHV�VWDUWHG�WR�GHFOLQH��EXW�KH�FRXOG�QRW�ÀQG�
a lender to combine his two interest only loans. 

6RPH� KRPHRZQHUV� KDG� XQUHDOLVWLF� H[SHFWD-
tions about what they could afford or what 

would happen with the real estate market. 

These homeowners originated loans under-

standing their risks. Wen and her husband 

thought prices would continue to climb dur-

LQJ� ����� DQG� ������7KH\�ZHUH� RYHUH[WHQGHG�
in buying homes to rehabilitate and resell for 

SURÀW�� 7KH\� KDG� WR� UHÀQDQFH� WKHLU� SULPDU\�
residence to purchase the investment prop-

HUWLHV��7KH\�ERXJKW�ÀYH�KRPHV� LQ�/DV�9HJDV�
IRU� DERXW� ���PLOOLRQ��$V� D� UHDO� HVWDWH� DJHQF\�
owner, Guillermo also understood the risks 

of originating an adjustable rate negative am-

RUWL]LQJ� ORDQ��+H� IHOW� LW� ZDV� WKH� EHVW� RSWLRQ�
given his loss of income after being hospi-

WDOL]HG� IRU�D� VHULRXV� LOOQHVV��+H�H[SODLQHG��´,�
opted for [a negative adjustable rate] because 

at the time I bought the house in pajamas. I 

had just gotten out of the hospital. That was 

the agreement with the doctor. I could not go 

back to [my home]. I had to show him I was 

moving to [another location], because I had no 

one to look after me. I told the bank what I 

made as opposed to showing documentation, 

so I was able to state my income prior to get-

ting sick…Otherwise, I would not have been 

DEOH� WR� TXDOLI\� IRU� WKH� ORDQ� EHFDXVH� ,� GLGQ·W�
make any income in two and a half months.” 

Other homeowners originated mortgages 

without understanding their risks. When Nadi-

fa and her husband were looking for homes in 

������ VKH� DGPLWWHG�� ´,� GRQ·W� NQRZ� DQ\WKLQJ�
about purchasing a home…We did not know 

anything about the price of the house,” she 

recalled, “We did not know anything about 

ÀQDQFLQJ«:H� OLNHG� WKH� KRXVH� EXW� GLG� QRW�
PHDQ�WR�SXUFKDVH�WKDW�KRXVH�DW�WKDW�WLPH��$OO�
RI�D�VXGGHQ�DOO�ZH�NQRZ�LV�>ZH@�TXDOLI\�IRU�WKDW�
KRPH�µ�7KH\�RULJLQDWHG�D����������ORDQ�ZLWK-

RXW�SURYLGLQJ�DQ\�YHULÀFDWLRQ�RI�WKHLU�LQFRPH�
DQG�RQO\���������GRZQ��7KH\�DOVR�WRRN�RXW�D�
second loan at an adjustable rate. Marcelo knew 

enough about lending through online research 

WR�FDWFK� WKDW� WKH�ÀUVW�EURNHU� WKH\�FRQWUDFWHG�
with to purchase their home was shady. The 

broker was young, and was going to be paid on 

the “back end” through the deal. But Marcelo 

ended up originated two variable interest rate 

loans through another broker recommended 

by his realtor without fully understanding the 



34

PATHWAYS TO TROUBLE

ULVNV��%RXSKD�VDLG�KHU�SDUHQWV�ZHUH�DOVR�LQH[-
perienced homebuyers, “They were very new 

WR� HYHU\WKLQJ�µ� VKH� H[SODLQHG�� ´7KH\� GLGQ·W�
go online. They don’t know English that well 

too… they didn’t go to any classes or any-

thing…So they were practically clueless…”

5HÀQDQFLQJ� RU� WDNLQJ� RXW� HTXLW\� ORDQV� GXU-
ing the housing boom meant sometimes 

ULVN\� ORDQV� ZHUH� WDFNHG� RQWR� SUH�H[LVWLQJ�
ULVN\� ORDQV��7HUHVD� UHFDOOHG�� ´7KH�ÀUVW�RQH�� ,�
think it was an upside down one, I was pay-

ing only interest, or I don’t remember but it 

was upside down…so I took out a loan, an 

HTXLW\�ORDQ��DQG�WKHQ�,�GLG�DQ��������DQG�,³
still to this day, I don’t know what an 80/20 

is…The brokers, all they want is their part of 

WKHLU�VKDUH�EXW�QRERG\�VLWV�GRZQ�DQG�H[SODLQV�
to you what’s an 80/20, or if you are going to 

EH�XSVLGH�GRZQ��RU�LW·V�JRLQJ�WR�JR�GRZQ�LQ���
\HDUV��RU� LI� LW·V�JRLQJ� WR�JR�XS³QRWKLQJ� OLNH�
that…I went in there with my eyes closed.” 

(OHYHQ�RI�WKH����LQWHUYLHZHG�RUJDQL]DWLRQV�IHOW�
WKDW� ODFN�RI�ÀQDQFLDO� NQRZOHGJH�SULRU� WR�EH-
coming a homeowner was widespread among 

WKRVH� WKDW� ODWHU� IDFHG� WURXEOH�� 7KH� GHÀFLHQ-

FLHV� WKDW�FOLHQWV�FDPH�WR�D�/RQJ�%HDFK�+&$�
with “would make your head hurt,” according 

to the director. “People don’t have checking 

accounts, [they] don’t understand how to read 

their credit report [or] understand a budget…

things that you think would be commonsense 

they don’t know, and they own a home.” Lack 

of education was a factor contributing to hom-

eowners’ ignorance and the real estate indus-

try’s ability to take advantage of them. “You 

have got to also realize that these are people 

who may have not had the best education,” 

WKH�GLUHFWRU� H[SODLQHG�� � ´PD\�KDYH�QRW� FRP-

SOHWHG�KLJK�VFKRRO��WKDW·V�QRW�D�UHTXLUHPHQW«
all they see is what the person instructed them 

WR�GR³WKH�SHUVRQ�ZKR·V�OLFHQVHG��VR�WKH\�SXW�
their trust in those individuals.” Low literacy 

was an issue among some of their clients. 

5HODWLYHO\� IHZ� ÀQDQFLDO� HGXFDWLRQ� SURJUDPV�
were available to prospective homeowners 

SULRU� WR� WKH� GRZQWXUQ��2QO\� HLJKW� RI� WKH� ���
organizations offered homebuyer education 

SURJUDPV� SULRU� WR� ������ $� UHSUHVHQWDWLYH�
DW� $VLDQ� $PHULFDQ� DGYRFDF\� JURXS� DGPLW-
ted, “There wasn’t a lot of attention given to 

WKDW«WKHUH� ZHUH� RFFDVLRQDOO\� ÀUVW�WLPH� KR-

meowner programs…which were free to the 

public, and people could come then and learn 

the mechanics, you know what’s involved in 

[homeownership], and of course you’d have a 

swarm of realtors, you know for their business, 

or real estate brokers who would just bring in 

their own clients to receive that information.” 

$FFRUGLQJ� WR�RQH�PXOWLVWDWH�+&$�� VRPH� FOL-
ents did not feel they needed homebuyer edu-

FDWLRQ��´2QH�RI�WKH�WKLQJV�WKDW�ZH�ZHUH�ÀQG-

ing were…people taking on a mortgage who 

did not have any type of pre-purchase educa-

WLRQ�RU�ÀUVW�WLPH�KRPHEX\HU�HGXFDWLRQ��7KH\�
had no idea what they were getting into.” They 

used the analogy of clients falling in love with 

a car and getting a car lease. “The people had 

fallen in love with homes and ended up buy-

LQJ�WRR�PXFK�KRPH��$QG�WKHQ�WKH\�VTXHH]HG�
themselves into a mortgage, and many fami-

OLHV�KDG�QR�LGHD�KRZ�WR[LF�WKH�PRUWJDJH�ZDV�µ�
7KLV�PXOWLVWDWH�+&$�UHSUHVHQWDWLYH�ODPHQWHG��
“If we could have made these homeown-

ers stop for a minute and go get the home-

buyer eight-hour education before they make 

the biggest purchase in their lives--it could 

have prevented [many of their troubles].”  

D) LANGUAGE AND CULTURAL 
BARRIERS

Language and cultural barriers contributed 

to homeowners originating loans without un-

derstanding their risks, particularly for those 

WKDW� FDPH� IURP� WKH� LPPLJUDQW� H[SHULHQFH��
For Boupha’s parents, for instance, not know-

ing English was a barrier to researching the 

diversity of loan products on the market and 

understanding the risks of the loan they re-

ceived. They were disadvantaged in that their 

lender did not speak their language, Khmer. 

Their loan documents were also in English. 
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Banks’ practice of providing translated mar-

keting materials to lure immigrants in but 

English-only loan documents was widespread, 

according to the interviewed organizations. 

Making loan documents in English-only dis-

FRXUDJHV� LPPLJUDQWV� IURP� DVNLQJ� TXHVWLRQV�
DQG� KHOSV� ORDQ� RIÀFHUV� WR� ´VHDO� WKH� GHDOµ�
TXLFNHU�� -XVW� XQGHU� KDOI� RI� WKH� LQWHUYLHZHG�
organizations mentioned a lack of transla-

tion services at origination as an issue facing 

WKHLU�FOLHQWV��$�FRXQVHORU�DW�D�6DQ�*DEULHO�9DO-
OH\�+&$�H[SODLQHG��´>7KH�EDQNV@�PDNH�WKHLU�
DGYHUWLVHPHQWV�YHU\��WK�JUDGH�PDWHULDO��ULJKW"��
Very easy to understand…But when you look 

at the contracts that they’re signing, it’s even 

hard for an attorney to understand that… you 

[were] pushed [to originate the loan] in Spanish 

RU�&KLQHVH�RU�&DQWRQHVH�� DQG�DOO� WKH� VXGGHQ�
now you’re signing a document that’s in Eng-

lish.  That’s really hard for a client to under-

stand…what they’re getting themselves into.” 

7KH�$VLDQ�$PHULFDQ�IRFXVHG�+&$�ZLWK�PDQ\�
6RXWKHDVW�$VLDQ�FOLHQWV�KDG�VLPLODU�H[SHULHQF-
HV�� 7KH� SURJUDP� GLUHFWRU� DQG� FRXQVHORU� H[-
plained: “Most of our clients are monolingual 

Thai so they don’t know how to read the con-

WUDFW��6R�WKHQ�WKH\�GR�QRW�NQRZ�H[DFWO\�ZKDW�
WKH\�HQWHUHG� LQWR��$QG� WKHQ�ZKHQ�,� UHDG� WKH�
contract for them, I told them that you know, 

the interest is really high and most of the 

WLPH�LW�LV�WKH�$50�>DGMXVWDEOH�UDWH�PRUWJDJH@�
WRR�� WKDW� LW�ZLOO� NHHS�RQ� DGMXVWLQJ��$QG� WKHQ�
sometime they also did not know they might 

have to pay the balloon for a certain period of 

WLPH�� 7KH\� GLG� QRW� NQRZ��$QG� LW� MXVW�PDNHV�
me wonder, like you know, when you sign 

WKLV� FRQWUDFW�� ¶GLG� \RX� UHDG� LW� EHIRUH"µ� $QG�
they say, ‘no, because they cannot read Eng-

OLVK·�µ�7KH�GLUHFWRU�RI�DQRWKHU�$VLDQ�$PHULFDQ�
&%2� ZLWK� PRVWO\� .RUHDQ�VSHDNLQJ� FOLHQWHOH�
HVWLPDWHG� WKDW� IHZHU� WKDQ� ���� RI� WKHLU� FOL-
ents understood the terms of their mortgage. 

$� ODFN� RI� FXOWXUDO� FRPSHWHQFH� DPRQJ�ÀQDQ-

cial educators, realtors, and brokers also put 

ERUURZHUV� IURP� WKH� LPPLJUDQW� H[SHULHQFH�
at risk of receiving unaffordable loan terms. 

&%2V� DQG� +&$V� WDUJHWLQJ� VSHFLÀF� HWKQLF�
groups play an important role in brokering 

between their clients and mainstream lenders, 

DV�ZHOO� DV� SURYLGLQJ� FXOWXUDOO\� FRPSHWHQW� À-

QDQFLDO�HGXFDWLRQ��$V�RQH�FRXQVHORU�DW�D�$VLDQ�
$PHULFDQ�IRFXVHG�+&$�ZLWK�PDQ\�6RXWKHDVW�
$VLDQ�FOLHQWV�VWDWHG��´6LQFH�PRVW�RI�RXU�FOLHQWV�
DUH�>6RXWKHDVW�$VLDQ@��WKH\�GRQ·W�H[DFWO\�XQGHU-
VWDQG�WKH�FUHGLW�V\VWHP�LQ�WKH�8�6��EHFDXVH�LQ�
>WKHLU�KRPH�FRXQWU\@�LW�LV�QRQH[LVWHQW«6R�ZH�
had to educate them about how to build, you 

know, good credit and how to understand, you 

know, when the banks offer them credit cards 

RU�ORDQV�WKDW�WKH\�XQGHUVWDQG�H[DFWO\�ZKDW�WKH\�
DUH� JHWWLQJ� WKHPVHOYHV� LQWR�µ� $QRWKHU� LVVXH�
that they encountered with clients is balanc-

ing religious donations with having enough 

money in reserve to make mortgage payments 

RU�TXDOLI\�IRU�D�ORDQ�PRGLÀFDWLRQ��7KH�FRXQ-

VHORU�H[SODLQHG�WKDW�6RXWKHDVW�$VLDQV�´VSHQW�D�
lot of money on donations…so we understand 

that it is a very sensitive issue. So actually [we] 

asked them to not completely eliminate that 

donation, but maybe for now like don’t do-

nate as much or just a temporary stop and you 

then…can return to your regular donations 

amount when everything you knows okay.”  

E) PREDATORY LENDING AND SCAMS

)RU� KRPHRZQHUV� IURP� WKH� LPPLJUDQW� H[SH-
rience, relying on ethnic social networks has 

both rewards and risks. While culturally and 

linguistically competent real estate agents, 

banks, and brokers may help limited English 

VSHDNLQJ�IDPLOLHV�QDYLJDWH�WKH�FRPSOH[�KRPH�
buying process, they also may more easily gain 

families’ trust and mislead them. Overall, four 

RI� WKH� VL[� KRPHRZQHUV� IURP� WKH� LPPLJUDQW�
H[SHULHQFH�PHQWLRQHG� UHO\LQJ� RQ� WKHLU� VRFLDO�
networks in deciding to purchase a home, 

FRPSDUHG�WR�WZR�RI�WKH�VL[�KRPHRZQHUV�IURP�
WKH� QRQ�LPPLJUDQW� H[SHULHQFH�� ,Q� WXUQ�� MXVW�
under half of the interviewed organizations 

mentioned tapping into ethnic networks as 

key strategy that their clients used in enter-

ing and trying to sustain homeownership. 
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Several of the interviewed homeowners from 

WKH� LPPLJUDQW� H[SHULHQFH� IHOW� WKDW� WKH\�ZHUH�
misled by co-ethnic realtors and lenders. Bou-

pha’s parents’ Khmer realtor, who was a family 

IULHQG��GLG�QRW�H[SODLQ�WR�WKHP�KRZ�WDNLQJ�RXW�
a loan for the entirety of their mortgage would 

affect their ability to pay. Boupha said, the 

lenders “kind of did everything for my par-

ents ‘cause my parents didn’t know anything, 

they was just going to buy a house and since 

the lender was like, ‘Oh yeah you don’t have 

to put any down payment’…it was like, ‘Oh 

okay, that’s easy’.” She added that “No down-

payment sounded really good” at the time, but 

eventually “the high interest rate kind of came 

back [to hurt them]… I guess they didn’t really 

think about the interest rate or anything. My 

dad said [he] kind of felt like tricked I guess. 

$QG� LW� ZDVQ·W� MXVW� KDSSHQLQJ� WR� RXU� IDPLO\��
it was like a lot of families were like that.” 

/XLV� WRRN�RXW�D�KRPH�HTXLW\� ORDQ� LQ������WR�
have resources to improve his home. “I took 

OLNH���������� ,�GLG� D�KRXVH�H[WHQVLRQ��ZLWK� D�
larger room, bathroom and everything… I 

built that wall and fence, and I bought other 

stuff, a cemetery plot for when I die and a 

VPDOO�KRXVH«LQ�P\�0H[LFR�µ�7R�VHFXUH�WKRVH�
resources, the lender, who was a co-ethnic, 

used the home’s higher appraised value from 

������DQG�IDOVLÀHG�KLV�KRXVHKROG�LQFRPH��+H�
recalled, “They only said ‘We are going to 

report you have a greater income than what 

you really perceive, so that it speeds the pro-

cess’ but they never took even three minutes 

WR� H[SODLQ� ¶+H\�� EXW� WKLV� DQG� WKLV� FDQ� KDS-

pen if we do report that’…I had a monthly 

GHEW� RI� �������µ� KH� ODPHQWHG�� ´,�ZDVQ·W�ZHOO�
aware of this until I was already trapped.” 

6HYHUDO� +&$V� GHVFULEHG� LQWHU�HWKQLF� VFDPV��
which were particularly rampant among im-

migrant communities. The representative of 

$VLDQ�$PHULFDQ�DGYRFDF\�JURXS�UHFDOOHG�WKDW�
subprime loans “were being promoted…in cer-

tain nationalities… communities [where] you 

had a certain kind of… network of real estate 

agents, mortgage lenders and brokers, people 

of that ethnicity that worked some of the major 

EDQNV�DQG�ORDQ�FRPSDQLHV��WKH�HVFURZ�ÀUPV�µ�
7KH� UHSUHVHQWDWLYH� IURP� DQ� $VLDQ� $PHULFDQ�
&%2�ZLWK�PDQ\�3DFLÀF� ,VODQGHU� FOLHQWV� DOVR�
REVHUYHG�FR�HWKQLF�H[SORLWDWLRQ�KDSSHQLQJ�LQ�
the home buying process among his clients. 

+H� H[SODLQHG�� ´<HV�� FRPPXQLWLHV� RI� FRORU�
KDYH� EHHQ� H[SORLWHG� E\� NLQG� RI� PDLQVWUHDP�
institutions and victims of predatory lending, 

but understanding the dynamics within the 

[ethnic] communities [is also important]…the 

sad thing is people using those community 

WLHV�WR�WKHQ�XOWLPDWHO\�H[SORLW�WKHLU�RZQ�µ�$F-
FRUGLQJ� WR� D� QDWLRQDO�+&$��PRUH� WKDQ� ����
of their clients over a seven to eight year pe-

ULRG�KDG�H[SHULHQFH�ZLWK�´%URZQ�RQ�%URZQ��
$VLDQ� WR�$VLDQ� >ULVN\�RU�SUHGDWRU\� OHQGLQJ@�µ

There was an assumption among the hom-

eowners and organizations that we inter-

viewed that co-ethnic real estate agents were 

unethical and knew what they were doing. 

Yet, putting their clients into risky loans 

may not always have been intentional. Some 

may not have fully understood the products 

that they were hawking, or may have been 

overly optimistic about clients’ ability to sus-

tain homeownership. In turn, it is important 

to understand that these co-ethnic brokers 

were often just the middlemen between cli-

HQWV� DQG� WKH� ODUJHU� ÀQDQFLDO� V\VWHP�� ZKHUH�
demand for risky products was cultivated. 

Immigrant homebuyers, as well as those of 

color, were also preyed on by people and insti-

tutions from outside of their ethnic communi-

ties. Nadifa’s realtor, for instance, chose their 

lender and recommended making a miniscule 

GRZQ� SD\PHQW� �OHVV� WKDQ� ����� 7KH� UHDOWRU��
they recalled, just asked them to “sign here, 

sign there.” “We were vulnerable and the real 

estate person took advantage of the situation,” 

VKH�H[SODLQHG��/DQJXDJH�DQG�FXOWXUDO�EDUULHUV�
SXW� LPPLJUDQW� KRPHEX\HUV� DW� KLJKHU� ULVN�� $�
/RV�$QJHOHV�+&$�VHUYLQJ�D�GLYHUVH�JURXS�RI�
clients observed that Latinos were persistently 

more vulnerable to predatory lending. This 

/RV�$QJHOHV�+&$�DQG�D�6DQ�)HUQDQGR�9DOOH\�
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+&$�ZLWK�PDQ\�/DWLQR�FOLHQWV�VWDWHG�WKDW�XQ-

documented immigrants were particularly sus-

FHSWLEOH� WR�XQHWKLFDO� OHQGLQJ�VFDPV��$�FRXQ-

VHORU� LQ� 6DQ� *DEULHO� 9DOOH\� +&$� DWWULEXWHV�
the risky loan terms of many of her Spanish-

speaking clients to the fact that they only re-

ceived loan documents in English. “They say 

that they wish that they never got into these 

loans, and the person who gave them that loan 

GLGQ·W� H[SODLQ� DOO� WKH� VWXII� WR� WKHP�� DQG� DOO�
these changes. They just feel like they weren’t 

really educated enough through the loan.”  

Two of the non-immigrant homeowners 

sought advice from their social networks in 

deciding to purchase a home, but they con-

nected with lenders through their real estate 

agents and other professionals. They also felt 

that their lenders took advantage of them. 

Tiffany, for instance, received guidance from 

her parents, who were avid real estate inves-

tors, and her friends who worked in the in-

dustry. For her loan, though, she contracted 

ZLWK�&RXQWU\ZLGH�� DQG� UHOLHG� KHDYLO\� RQ� WKH�
lender’s advice in deciding what products to 

use. She admitted that it was “never easy to 

XQGHUVWDQGµ� WKH� WHUPV� RI� KHU� ORDQ�� &DUO� UH-
ceived a referral from a friend for a lender that 

FRXOG� KHOS� KLP� UHÀQDQFH� KLV� ORDQ�� � +H� VDLG�
that the loan broker “did a bait and switch” 

and increased the loan amount and “pushed 

hard on buying a second home,” perhaps be-

cause this broker was motivated by the higher 

EURNHU� IHHV��+H� H[SODLQHG�� ´,� DVVXPH�P\� UH-
sponsibility too, I mean I put my name on the 

dotted line…but I feel like [the lenders] waived 

>WKHLU� ÀGXFLDU\� UHVSRQVLELOLW\@� IRU� JUHHG�µ

MISSING PAYMENTS

$�SUHFXUVRU�WR�IRUHFORVXUH�LV�KDYLQJ�GLIÀFXOW\�
making and then missing payments. Eleven 

RI� WKH� ��� KRPHRZQHUV� LQWHUYLHZHG� KDG� GLI-
ÀFXOW\�PDNLQJ� SD\PHQWV��$OO� EXW� RQH� RI� WKH�
participants that provided information on 

missing payments went into default, with the 

time period of default ranging from three 

PRQWKV� WR� ÀYH� \HDUV�� 7KH� LQWHUYLHZHG� KRP-

eowners used various troubleshooting strate-

gies to get current with their payments. These 

ranged from increasing income, decreasing 

H[SHQVHV��DQG�UHÀQDQFLQJ�RU�PRGLI\LQJ�WKHLU�
ORDQV�� 1LQH� RI� WKH� ��� SDUWLFLSDQWV� VRXJKW�
RXWVLGH� KHOS� LQ� ÀQGLQJ�ZD\V� WR� EHFRPH� FXU-
rent on their payments. These included going 

WR�D�&%2�RU�+&$��SD\LQJ�IRU� OHJDO�VHUYLFHV��
or asking for help from their social network. 

+RPHRZQHUV� IURP� WKH� LPPLJUDQW� H[SHUL-
HQFH� WHQGHG� WR� ORRN� ÀUVW� WR� WKHLU� FR�HWKQLF�
social networks for troubleshooting advice.

&RQVLVWHQW�ZLWK� H[LVWLQJ� UHVHDUFK�� WKH�KRPH-
owners and organizations that we interviewed 

VWUHVVHG� WKH� UROH� RI� ÀQDQFLDO� SUREOHPV�� VXFK�
as income loss or costly health issues, chang-

ing household conditions, and evolving mort-

gage terms and home values in contributing 

WR� WKHLU� GLIÀFXOW\� PDNLQJ� SD\PHQWV�� $V� D�
representative at a Latino advocacy organi-

zation described it, the downturn was “the 

perfect storm of economic problems that a 

family could be encountering,” ranging from 

unemployment to rising health care costs.

AN OVERWHELMING MAJORITY OF THE SURVEY RESPONDENTS (29 OF 34) 
REVEALED THAT THEY EXPERIENCED DIFFICULTIES IN MAKING PAYMENTS ON 
THEIR HOME LOANS. 

MOST OF THE TWENTY-EIGHT PEOPLE WHO PROVIDED INFORMATION ON 
MISSING PAYMENTS (90%) WENT INTO DEFAULT. 

FOR THOSE THAT PROVIDED INFORMATION ON THIS ISSUE, AN AVERAGE OF 14 
MONTHS OF PAYMENTS WERE MISSED.
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A) FINANCIAL PROBLEMS

(LJKW�RI� WKH����KRPHRZQHUV� LQWHUYLHZHG� UH-
ported that their household income had de-

FOLQHG�VLQFH�SXUFKDVLQJ�WKHLU�KRPH��RQO\�RQH�
reported that their income had increased.

Unemployment or underemployment

$OO� RI� WKH� LQWHUYLHZHG� KRPHRZQHUV� H[SHUL-
enced unemployment or underemployment in 

their households during the downturn, which 

hindered their ability to make payments. In 

turn, all of the interviewed organizations had 

FOLHQWV� ZKRVH� GLIÀFXOW\� PDNLQJ� SD\PHQWV�
originated from a job or income loss. Paula 

recalled, “The economy tanked and so did 

the business my husband was working [for]. 

$QG� VR� WKH� FRPSDQ\�� KH� VWRSSHG� GRLQJ� WKH�
RXWVRXUFLQJ� IRU� WKHP�� ,W� FXW� VLJQLÀFDQWO\� WR�
our income and so the company also started 

cutting their hours. So he had a loss of in-

come and it was hard to make the payments 

sometimes.” Teresa’s husband was unem-

SOR\HG� IRU� WZR� \HDUV³KRUULEOH� WLPLQJ� JLYHQ�
that their mortgage payment increased dur-

LQJ�WKLV�WLPH�IURP��������WR���������/XLV·�DQG�
&KLHQ·V�RYHUWLPH�KRXUV�ZHUH�FXW��ZKLFK� WKH\�
needed to make the mortgage payment. Walt 

ZDV�ODLG�RII�LQ������IURP�KLV�VHQLRU�PDQDJH-
PHQW�SRVLWLRQ�DW�D�VRIWZDUH�FRPSDQ\��+H�KDG�D�
good severance package for the following year 

and was able to continue making payments 

WKURXJK�'HFHPEHU� ������ 7KHQ�� KH� ZDV� DEOH�
WR�PDNH�KDOI�SD\PHQWV�IRU�DERXW�VL[�PRQWKV��
,Q�PLG�������KH�PHW�ZLWK�D�EDQNUXSWF\�DWWRU-
ney and stopped making payments. It wasn’t 

XQWLO� ����� WKDW� KH� IRXQG� DQRWKHU� MRE��ZKLFK�
paid just a fraction of his previous salary. 

Self-employed and small business owners

2QH�TXDUWHU�RI� WKH� LQWHUYLHZHG�KRPHRZQHUV�
were self-employed or small business owners. 

Tiffany and Wen, who are both self-employed, 

struggled to make enough income during the 

UHFHVVLRQ�� $FFRUGLQJ� WR� WKH� LQWHUYLHZHG� RU-
ganizations, immigrants from certain ethnic 

groups, such as Koreans or Latinos, were 

more likely to be working in small businesses 

when the recession came. This is supported by 

H[LVWLQJ�GDWD��%HWZHHQ������DQG�������.RUHDQ�
$PHULFDQV� ZHUH� VHOI�HPSOR\HG� DW� WZLFH� WKH�
UDWH� RI� WKH� JHQHUDO� SRSXODWLRQ� ������� 2WKHU�
$VLDQ� $PHULFDQ� JURXSV� ZLWK� KLJK� UDWHV� RI�
self-employment were Vietnamese, Japanese, 

DQG�6RXWK�$VLDQ��HDFK�������7UDQ�DQG�3RRQ�
��������$OWKRXJK�ZKLWHV�ZHUH�PRVW�OLNHO\�WR�EH�
self-employed among the major racial groups 

������� $VLDQ� $PHULFDQV� ������ DQG� /DWLQRV�
�����ZHUH� WKH� WZR�PLQRULW\�JURXSV�ZLWK� WKH�
ODUJHVW�SHUFHQWDJHV�RI�VHOI�HPSOR\PHQW� �7UDQ�
DQG� 3RRQ� ������� )XUWKHU�� EHWZHHQ� ����� DQG�
������ /DWLQR�� DQG� $VLDQ� $PHULFDQ�RZQHG�
EXVLQHVVHV�JUHZ�E\�RYHU�������)DLUOLH��������
These data underestimate the role of small 

EXVLQHVVHV� LQ� /DWLQR� DQG� $VLDQ� $PHULFDQ�
communities, because they do not include the 

proportion of people who work for small busi-

nesses. This is a “common pathway to steady 

VHOI�HPSOR\PHQW� IRU� 0H[LFDQVµ� LQ� SDUWLFX-

ODU� �5DLMPDQ�DQG�7LHQGD�������+HDGG��������
7KH�GLUHFWRU�RI�D�/RV�$QJHOHV�$VLDQ�$PHUL-
FDQ� IRFXVHG�+&$�ZLWK�PDQ\�.RUHDQ� FOLHQWV�
estimated that about one-third of their target 

SRSXODWLRQ�ZDV�DIÀOLDWHG�ZLWK�VPDOO�EXVLQHVV-
es, many of which lost business and income 

during the downturn. Small business owners 

VRPHWLPHV�XQGHUVWDWHG�WKHLU�LQFRPH�WR�TXDOLI\�
for their mortgage, and then ran into problems 

ZKHQ�WU\LQJ�WR�UHÀQDQFH��DFFRUGLQJ�WR�WKH�UHS-

UHVHQWDWLYH� RI� RQH�$VLDQ�$PHULFDQ� DGYRFDF\�
JURXS��$�6DQ�*DEULHO�9DOOH\�+&$�KDG�PDQ\�
Latino clients who are self-employed as bro-

kers, real estate agents, insurance brokers, 

HWF�³SURIHVVLRQV� KDUG� KLW� E\� WKH� UHFHVVLRQ�

OVER HALF OF THE SURVEY 
RESPONDENTS (19 OF 34) ESTIMATED 
THAT THEIR HOUSEHOLD INCOME 
DECLINED SINCE THE PURCHASE OF 
THEIR HOME.  ONLY ONE QUARTER OF 
RESPONDENTS (8 OF 34) ESTIMATED 
THAT THEIR HOUSEHOLD INCOME 
INCREASED.
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B) CHANGING HOUSEHOLD 
CONDITIONS 

&KDQJHV� ZLWKLQ� KRPHRZQHUV·� KRXVHKROGV�
DOVR�PDGH� LW� GLIÀFXOW� WR�PDNH� SD\PHQWV��$OO�
RI�WKH�SDUWLFLSDQWV�H[SHULHQFHG�RWKHU�SHUVRQ-

al changes that affected their ability to make 

payments. Most of these were issues pertain-

ing to family dynamics or health. Marcelo’s 

wife became pregnant with their second child, 

ZKLFK�OHG�WR�D�VL[�PRQWK�PDWHUQLW\�OHDYH�DQG�
thousands of dollars in health insurance bills, 

as well as additional costs from having a new 

baby. Guillermo was diagnosed with a serious 

LOOQHVV� WKDW� IRUFHG�KLP� WR�TXLW�KLV� UHDO� HVWDWH�
job and be hospitalized for over two months. 

)RXU�RI�WKH�VL[�LQWHUYLHZHG�KRPHRZQHUV�IURP�
WKH� LPPLJUDQW� H[SHULHQFH� OLYHG� LQ�PXOWLJHQ-

erational households at the time they were 

having trouble making payments compared 

WR� WZR� RI� WKH� VL[� QRQ�LPPLJUDQW� H[SHULHQFH�
KRPHRZQHUV�� &RQVLVWHQW� ZLWK� RXU� H[SHFWD-
tions, living in a multigenerational house-

KROG�ZDV� DW� RQFH� D� ÀQDQFLDO� VWUDLQ� DQG� EHQ-

HÀW�� /XLV·� WKUHH� DGXOW� FKLOGUHQ� FXUUHQWO\� OLYH�
with him and his wife in Downey. One of his 

VRQV� JRW�PDUULHG� LQ�0H[LFR�EXW�PRYHG�EDFN�
without a job. The other, which he described 

as “wandering around,” helps out with the 

FKRUHV��+LV�GDXJKWHU� VWLOO� OLYHV� DW�KRPH�DIWHU�
JUDGXDWLQJ� IURP� VFKRRO�� +DYLQJ� IRXU� DGXOW�
children at home that did not have jobs was 

D�VWUDLQ�RQ�WKH�IDPLO\�ZKHQ�KH�KDG�GLIÀFXOW\�
making mortgage payments. Boupha’s family 

DOVR� IDFHG�ÀQDQFLDO� VWUDLQ� IURP�EHLQJ�D�PXO-
tigenerational household. In 2007, Boupha’s 

IDWKHU� ORVW�KLV� MRE��$W�WKH�WLPH��KLV�PRUWJDJH�
ZDV� �������� 7KHUH� ZHUH� IRXU� NLGV�� WZR� RI�
which were in college, two adults, and some-

WLPHV�D�JUDQGSDUHQW�WR�SURYLGH�IRU��&KLHQ��LQ�
part, became a homeowner to provide a more 

stable living situation for his father, who is 

EOLQG��+LV�EURWKHU�DQG�PRWKHU�DOVR�OLYHG�ZLWK�
WKHP�� &KLHQ� KDG� D� KDUG� WLPH� SURYLGLQJ� IRU�
his family and making mortgage payments 

when his wage as a casino worker was cut.

The departure of a working adult in a mul-

tigenerational household was a hardship for 

some of the immigrant families, according to 

WKH�LQWHUYLHZHG�RUJDQL]DWLRQV��$�SURJUDP�GL-
UHFWRU�IURP�DQ�$VLDQ�$PHULFDQ�IRFXVHG�+&$�
ZLWK�PDQ\�6RXWKHDVW�$VLDQ�FOLHQWV�H[SODLQHG��
´$� ORW�RI�7KDL� IDPLOLHV�UHO\�RQ�ÀQDQFLDO�VXS-

port from either their adult children, or their 

relatives, or even their parents. So I have seen 

in a lot of cases when the children would actu-

ally stay with their parents and help pay for 

KRXVHKROG�H[SHQVHV�DQG�DOVR��RI�FRXUVH��KHOS�
pay for the mortgage. But when the children 

decide to move out, that is like their loss of 

LQFRPH� DV� ZHOO�� %HFDXVH� LI� WKH\� FDQQRW� ÀQG�
someone to replace the children, they have 

WR� ÀQG� WKH� IXQGV� WR� SD\� WKH�PRUWJDJH�µ�)RU�
instance, when the daughter of one client 

PRYHG� RXW�� WKH\� QHHGHG� WR� ÀQG� D� UHQWHU� WR�
PHHW�WKH�PRUWJDJH�SD\PHQW��&RXQVHORUV�IURP�
WKH�$VLDQ�$PHULFDQ�IRFXVHG�+&$�ZLWK�PDQ\�
6RXWKHDVW�$VLDQ� FOLHQWV� DQG� IURP� D�/RV�$Q-

JHOHV�+&$�ZLWK�PDQ\�/DWLQR�FOLHQWV�UHSRUWHG�
that an adult worker moving out also made 

their clients’ vulnerable and was a primary rea-

VRQ�IRU�KDYLQJ�GLIÀFXOW\�SD\LQJ�WKH�PRUWJDJH�

C) EVOLVING MORTGAGE TERMS 
AND HOME VALUES 

&KDQJHV� LQ�PRQWKO\�PRUWJDJH�SD\PHQWV�DQG�
home values affected the interviewed home-

RZQHUV·�DELOLW\��DQG�ZLOOLQJQHVV��WR�PDNH�SD\-
ments. Borrowers with variable rate loan terms 

HALF OF THE SURVEY RESPONDENTS 
HAD A SPOUSE OR PARTNER LIVING 
IN THEIR HOUSEHOLD WHEN THEY 
WERE HAVING DIFFICULTY MAKING 
PAYMENTS (17 OF 34). 

ONE-THIRD HAD CHILDREN OR 
GRANDCHILDREN (12 OF 34) LIVING IN 
THEIR HOME.

ONLY A FEW HAD PARENTS OR 
GRANDPARENTS (4 OF 34) OR OTHER 
FAMILY (3 OF 34) LIVING IN THE HOME. 
ONE IN FOUR HAD RENTERS (8 OF 34).
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were often caught off guard by the interest 

rate and mortgage payment increases. Teresa’s 

PRUWJDJH�SD\PHQW�ZDV��������D�PRQWK�ZKHQ�
VKH�ERXJKW�KHU�KRPH�LQ�������$IWHU�UHÀQDQF-
LQJ� LQ� ������ WKH� SD\PHQW� HYHQWXDOO\� URVH� WR�
DERXW� ������� �������� ZLWK� FRQGR� DVVRFLDWHG�
GXHV��E\�������6LPLODUO\��WKH�SD\PHQWV�IRU�0DU-
FHOR·V�KRPH�ZHQW�XS�E\������WR������D�PRQWK�
GXULQJ�WKH�GRZQWXUQ��&RPELQHG�ZLWK�XQGHU-
employment or unemployment, an increase 

LQ� WKH� PRQWKO\� PRUWJDJH� SD\PHQW� TXLFNO\�
made a home unaffordable for a household.

Home equity loans

7DNLQJ�RXW�KRPH�HTXLW\� ORDQV�EDOORRQHG�KR-

meowners’ mortgages and monthly payments, 

PDNLQJ� WKHP� YXOQHUDEOH� WR� GHIDXOW�� +DOI� RI�
WKH�LQWHUYLHZHG�KRPHRZQHUV�KDG�KRPH�HTXLW\�
ORDQV��0RVW� �IRXU�RI� VL[�� XVHG� WKH� ORDQ� WR�À-

nance home improvements. Two used the loan 

to pay off bills, and one used it to start a busi-

ness. The interviewed organizations also ob-

served that clients commonly took out home 

HTXLW\�ORDQV�GXULQJ�WKH�PLG�����V��$FFRUGLQJ�
WR�RQH�PXOWLVWDWH�+&$��DW�WKH�VWDUW�RI�WKH�KRXV-
ing crisis, many of their clients “had taken all 

RI�WKH�HTXLW\�RXW�RI�WKHLU�KRPH�µ�7KH�RUJDQL]D-
tions reported a wide variety of uses for these 

loans. Some used the loans to make home im-

SURYHPHQWV�RU�SD\�RII�ELOOV��$�PXOWLVWDWH�+&$�
observed clients that were “living over their 

means” and buying motor homes and boats. 

2QH�$VLDQ�$PHULFDQ�&%2�ZLWK�PDQ\�.RUHDQ�
clients reported that some of their Korean cli-

ents were using the loan to pay for small busi-

QHVV� H[SHQVHV�� ,PPLJUDQWV� DW� WLPHV�XVHG� WKH�
money to help a relative or friend back in their 

KRPH�FRXQW\��$�UHSUHVHQWDWLYH�IURP�DQ�$VLDQ�
$PHULFDQ� DGYRFDF\� JURXS� UHFDOOHG�� ´6RPH-
times people…had somebody who got arrest-

ed and had hard times in another country…so 

they had to send a bunch of money back home.”

Underwater mortgages

Property value declines were widespread 

during the recession. Three-fourths of the 

interviewed homeowners estimated that 

their home value had declined since pur-

chase. Over half of them mentioned that 

their property was underwater. The dif-

ference between what these homeowners 

owned and what their property was worth 

ranged from between $20,000 and $800,000.

With intentions to resell his home prior to 

������ :DOW� VSHQW� PRQH\� RQ� XSJUDGHV� WR� LQ-

crease its value. By 2008, the home was val-

XHG� DW� FORVH� WR� ��� PLOOLRQ�� DERXW� ���������
more than he had paid for it. Over the follow-

ing years, however, his home’s value dipped 

JUST UNDER HALF OF THE SURVEY 
RESPONDENTS (16 OF 34) TOOK 
OUT A HOME EQUITY LOAN AFTER 
PURCHASING THEIR HOME. THEY AT 
TIMES USED THE LOAN FOR MORE 
THAN ONE PURPOSE. 

THE MOST COMMON PURPOSE WAS 
HOME IMPROVEMENT (10 OF 16). 
OTHERS INCLUDED: PAYING FOR 
OTHER HOUSEHOLD EXPENSES (7 
OF 16), SUCH AS BILLS OR COLLEGE 
TUITION, OR FINANCING A BUSINESS (3 
OF 16).

THREE (OUT OF 16) RESPONDENTS 
MENTIONED OTHER REASONS, SUCH 
AS USING THE LOAN TO TRAVEL, BUY A 
CAR, OR BUY ANOTHER HOUSE.

A MAJORITY OF THE SURVEY 
RESPONDENTS (25 OF 34) ESTIMATED 
THAT THEIR HOME VALUE DECLINED 
SINCE THEY PURCHASED THEIR 
HOME.  ONLY A HANDFUL ESTIMATED 
THAT THEIR HOME VALUE INCREASED 
(5 OF 34).
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$200,000 below the price he paid for it, which 

impaired his ability to modify his loan. Nadi-

ID·V� SURSHUW\� YDOXH� GLSSHG� IURP� ��������� WR�
��������� GXULQJ� WKH� UHFHVVLRQ�� +HU� OHQGHU�
gave her the option of doing a short sale at the 

current market value, but being liable for her 

���������ORDQ�EDODQFH�ZDV�XQWHQDEOH�IRU�KHU��

8QGHUZDWHU� PRUWJDJHV� ZHUH� ZLGHVSUHDG�
among the interviewed organizations’ clients. 

$� UHSUHVHQWDWLYH� IURP� DQ� $VLDQ� $PHULFDQ�
advocacy organization stated, “You also had 

people who just were underwater and were just 

seeing if there was any way they could get a 

break. I mean, they didn’t necessarily have a 

loss of income, they weren’t behind on their 

loans, but they just realized their house had lost 

���������RI�YDOXH��DQG�WKRXJKW��¶,I�LW·V�JRLQJ�WR�
keep going down, do I really even want to stay 

KHUH"·�$QG�DVNLQJ�IRU�>KRXVLQJ�FRXQVHORUV@�WR�
sort of talk them through assessing what their 

RSWLRQV�PLJKW�EH�µ�+RXVLQJ�FRXQVHORUV� IURP�
D�/RV�$QJHOHV�+&$�ZLWK�PDQ\�/DWLQR�FOLHQWV�
DQG�D�6DQ�)HUQDQGR�9DOOH\�+&$�IHOW�WKDW�HYHQ�
if homeowners were able to get their payments 

reduced, their home values had gone down 

by so much, that they would still be liable 

for much of the amount of the original loan.

D) CHANGING RISK FACTORS

Several of the interviewed organizations 

stressed that the conditions leading families to 

default and foreclosure have changed over the 

course of the recession. The early wave of fore-

closures came from households who had risky 

loans and did not have the income to cover 

their loan payments. Then, the latter wave 

FDPH�IURP�WKRVH�H[SHULHQFLQJ�GLVUXSWLRQV�WR�
WKHLU�ÀQDQFLDO�VWDELOLW\��VXFK�DV�WKURXJK�XQHP-

SOR\PHQW�RU�D�KHDOWK�FULVLV��$W�WKH�EHJLQQLQJ�
of the crisis in December 2007, unemploy-

PHQW�ZDV�VWLOO�ORZ�DW����QDWLRQDOO\��%\�2FWR-

EHU�������KRZHYHU��LW�KDG�PRUH�WKDQ�GRXEOHG�

WR� RYHU� ���� �+XUG� DQG� 5RKZHGGHU� ��������

$Q� $VLDQ� $PHULFDQ� DGYRFDF\� JURXS� UHSUH-
sentative recalled that in the beginning of 

the crisis, the typical client that they worked 

with was low-income and was given a mort-

gage that they could not reliably pay back. In 

the latter stages of the crisis, the typical client 

initially had the income to pay back the mort-

JDJH��EXW�H[SHULHQFHG�D�GLVUXSWLRQ�WR�WKHLU�À-

nances, such as unemployment or health prob-

OHPV�� $� PXOWLVWDWH� +&$� UHLWHUDWHG�� ´'XULQJ�
the time of the crisis, there was a large number 

of people who had subprime loans...negative 

amortization mortgages, those who had...[a] 

variable rate mortgage, pick a pay, those were 

WKH� ÀUVW� RQHV� WKDW� ZH«KHOSHG«ZH� DUH� VHH-
ing less and less of that. What we are seeing 

more and more of…is situations where people 

have become unemployed or underemployed.” 

TROUBLESHOOTING STRATEGIES

The interviewed homeowners struggled to 

make their mortgage payments using different 

strategies. The majority tapped into savings, 

UHWLUHPHQW� IXQGV�� RU� VROG� RII� YDOXDEOHV� ��� RI�
�����WRRN�RQ�DGGLWLRQDO�ZRUN����RI������RU�GH-
OD\HG�RU� VWRSSHG�SD\PHQW�RQ�RWKHU� H[SHQVHV�
�H�J��KHDOWK�LQVXUDQFH��FKLOGFDUH��HWF������RI������
+DOI� RI� WKH� SDUWLFLSDQWV� XVHG� FUHGLW� FDUGV� WR�
KHOS�PHHW�H[SHQVHV�DQG�IUHH�XS�IXQGV�WR�SD\�
WKH�PRUWJDJH����RI������/HVV�WKDQ�KDOI�RI�WKHP�
ERUURZHG� IURP�IULHQGV�RU� UHODWLYHV� ���RI������
a strategy more common among interviewed 

KRPHRZQHUV� IURP� WKH� LPPLJUDQW� H[SHUL-
HQFH� ���RI�����$OO�EXW�RQH�RI� WKH�SDUWLFLSDQWV�
DWWHPSWHG� WR� UHÀQDQFH� RU�PRGLI\� WKHLU� ORDQ��
$OO� EXW� WZR�RI� WKLV� JURXS� IRXQG� WKH�SURFHVV�
H[WUHPHO\� VORZ�� FRQIXVLQJ�� DQG� IUXVWUDWLQJ³
characterizations also made by all but one of 

WKH� LQWHUYLHZHG� RUJDQL]DWLRQ� VWDII�� $OO� EXW�
two of the interviewees sought outside help 

in resolving their mortgage payment issues.

THE MAJORITY OF THE SURVEY RESPONDENTS (20 OF 34) TAPPED INTO 
SAVINGS, RETIREMENT FUNDS, OR SOLD OFF VALUABLES AS A STRATEGY TO 
BECOME CURRENT ON THEIR MORTGAGE PAYMENTS.



42

PATHWAYS TO TROUBLE

A) USING SAVINGS AND CREDIT 
CARDS

Most of the interviewed homeowners tried to 

meet their monthly mortgage payments by us-

ing their savings or credit cards, which freed 

up funds to cover mortgage payments. Nine of 

the interviewees employed this strategy.  Sev-

eral of the participants tapped into money that 

they had saved for other purposes. This was the 

FDVH� IRU�3DXOD·V� IDPLO\��&KLHQ� OLTXLGDWHG�SDUW�
of his retirement to help make mortgage pay-

ments. Tiffany and Nadifa sold off valuables. 

Boupha said, “My dad kinda had a feeling that 

we just might kind of like lose the house. We 

didn’t want to try to get more loans or anything 

but he did keep paying like with…our savings.” 

$QRWKHU�ZD\�WKDW�SDUWLFLSDQWV�WULHG�WR�LQFUHDVH�
their earnings was by taking on additional 

debt, either by charging to a credit card or ob-

taining another loan. Wen and her husband 

put $7,000 on their credit card to pay property 

WD[HV��&KLHQ�DQG�1DGLID�DOVR�FKDUJHG�H[SHQVHV�
WR� WKHLU� FUHGLW� FDUGV��$FFRUGLQJ� WR� WKH� LQWHU-
viewed organizations, going into credit card 

debt to free up money to make mortgage pay-

ments was a common strategy used by their 

clients. Some clients also stopped paying their 

credit cards in order to pay off their mortgage. 

B) BUDGETING AND TAKING ON 
ADDITIONAL WORK

The majority of the interviewed homeown-

HUV� EXGJHWHG� WKHLU� H[SHQVHV� DV� D� VWUDWHJ\� WR�
meet mortgage payments. This was one of 

the strategies that Wen, Paula, and Walt used 

to continue to make their payments. Some-

times basic needs like healthcare were slashed. 

Over half took on additional work, often by 

getting a second job. Wen, for instance, took 

a retail job when her husband’s construction 

business closed. Paula’s husband took a “side 

MREµ�ZKHQ�KLV�KRXUV�ZHUH�FXW�DW�ZRUN��&KLHQ�
traveled to Las Vegas and New York in search 

of jobs when his wages were cut during the 

downturn. Nadifa started another job braid-

ing hair. The strain of taking on additional 

work at times wreaked havoc on homeown-

ers’ mental and physical health. Marcelo, for 

instance, compensated for his wife’s unem-

ployment and the costs of a new child by 

ZRUNLQJ� ���KRXU� GD\V� VL[� GD\V� D� ZHHN�� ´,·P�
G\LQJ� KHUH�µ� KH� H[FODLPHG�� ´,� >DP@� ZRUN-
ing two jobs. This is not the way I want to 

live. I don’t have time spend with my kids.”

C) LEANING ON FAMILY AND FRIENDS

Family and friends were a critical source of 

support for a majority of the homeowners in-

WHUYLHZHG����RI������+RPHRZQHUV�IURP�WKH�LP-

PLJUDQW�H[SHULHQFH�ZHUH�VOLJKWO\�PRUH�OLNHO\�WR�
UHDFK�RXW�WR�WKHLU�VRFLDO�QHWZRUNV�IRU�KHOS����RI�
��FRPSDUHG�WR���RI�����7KH\�ZHUH�VXEVWDQWLDOO\�
more likely to receive loans from their friends 

DQG�IDPLO\����RI���FRPSDUHG�WR���RI�����7KH�ODFN�
of a credit system or social welfare programs in 

immigrants’ home countries and their distrust 

of non-ethnic institutions may have discour-

aged them from going to mainstream lending 

LQVWLWXWLRQV�IRU�ÀQDQFLDO�DVVLVWDQFH��$�GLUHFWRU�
IURP�DQ�$VLDQ�$PHULFDQ� IRFXVHG�+&$�ZLWK�
PDQ\�.RUHDQ�FOLHQWV�H[SODLQHG��́ ,Q�\RXU�KRPH�
country, if you are down and under, there’s no 

one there to help you, maybe your immediate 

family members, but that’s it. It’s not like gov-

ernment programs that are going to come in. 

6R�IRU�>LPPLJUDQWV@�WR�FRPH�WR�$PHULFD��WKH\�
can’t even imagine that someone would care 

about them and would want to help them.” 

MORE THAN HALF (18 OF 34) TRIED TO INCREASE THEIR 
INCOME BY TAKING ON ADDITIONAL WORK.

A SUBSTANTIAL PROPORTION DELAYED OR STOPPED 
PAYMENT ON OTHER EXPENSES (E.G. HEALTH INSURANCE, 
CHILDCARE, ETC.) (15 OF 34), BORROWED FROM FRIENDS OR 
RELATIVES (14 OF 34), AND/OR USED CREDIT CARDS (13 OF 
34).

ONLY SIX RESPONDENTS USED OTHER STRATEGIES TO 
MEET THEIR MONTHLY PAYMENTS. THESE INCLUDED USING 
THEIR SEVERANCE PAY UNTIL IT RAN OUT, RENTING OUT 
BEDROOMS, AND SEEKING CHAPTER 13 BANKRUPTCY 
PROTECTION.
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This makes the work of the housing counseling 

organizations that want to serve immigrants 

PRUH� GLIÀFXOW�� EHFDXVH� WKHVH� KRPHRZQHUV�
WHQG�WR�FRPH�WR�DVN�IRU�KHOS��LI�DW�DOO��ZKHQ�D�
default or foreclosure is already well under way, 

making it sometimes too late to provide assis-

WDQFH��$QRWKHU�H[HFXWLYH�GLUHFWRU�RI�DQ�$VLDQ�
$PHULFDQ�&%2�ZLWK�PDQ\�.RUHDQ�FOLHQWV�VDLG�
that her clients are often not sure of whom to 

trust and some do not like to attend big events, 

such as foreclosure fairs. Representatives from 

D�PXOWLVWDWH� +&$� VDLG� WKDW� VRPH� FOLHQWV� DUH�
ashamed or embarrassed about their situation 

and would prefer to receive assistance through 

the toll free telephone hotlines that they of-

IHU�LQ�GLIIHUHQW�ODQJXDJHV��&RXQVHORUV�DW�D�6DQ�
)HUQDQGR�9DOOH\�+&$� QRWLFHG� WKDW�PDQ\� RI�
their Latino clients were victims of attorney 

scams and lost money without resolving their 

mortgage issues. Some of these clients had lan-

guage barriers or issues with immigration so 

they were unsure of whom to turn to for help.

Instead, immigrants’ informal social net-

works, comprised of relatives, friends, and 

co-ethnic professionals, substituted for main-

stream lending institutions. Wen, for instance, 

obtained a $20,000 loan from her sister to help 

pay the mortgage on her primary residence 

when her investment properties were at risk 

of foreclosure. Guillermo’s dad helped him 

pay the mortgage. Not all of the homeowners 

IURP�WKH�LPPLJUDQW�H[SHULHQFH�ZHUH�VXFFHVV-
IXO�LQ�REWDLQLQJ�ÀQDQFLDO�DVVLVWDQFH�IURP�WKHLU�
social networks. Luis, for instance, looked 

ÀUVW�WR�KLV�IDPLO\�IRU�KHOS��EXW�H[SODLQHG��´0\�
children didn’t have jobs so I couldn’t turn to 

WKHP� IRU� PRQH\�µ� KH� H[SODLQHG�� ´0\� EURWK-

ers were also struggling economically, and I 

don’t have a rich relative like a brother or an 

uncle who could lend me money. Not even 

D� IULHQG��6R� ,�ZDV� WKHQ� ORRNLQJ� IRU�DQ�RIÀFH�
RU� FRPSDQ\� ZKR� FRXOG� KHOS� PH� UHÀQDQFH�µ�

The tendency for immigrants to look for help 

ZLWKLQ� WKH� HWKQLF� FRPPXQLW\� ÀUVW� ZDV� DOVR�
widely mentioned by the interviewed organi-

]DWLRQV�� $� UHSUHVHQWDWLYH� RI� D� QDWLRQDO�+&$�

REVHUYHG�$VLDQ�$PHULFDQ�DQG�/DWLQR�IDPLOLHV�
HPSOR\LQJ� WKLV� VWUDWHJ\� PRUH� WKDQ� $IULFDQ�
$PHULFDQ� RU� ZKLWH� KRXVHKROGV�� $� FRXQVHORU�
DW�DQ�$VLDQ�$PHULFDQ�IRFXVHG�+&$�VDLG�WKDW�
KHU� 6RXWKHDVW� $VLDQ� FOLHQWV� ´UHO\� RQ� ÀQDQ-

cial support from either their adult children, 

or their relatives, or even their parents.” The 

.RUHDQ� FOLHQWV� RI� DQ� $VLDQ� $PHULFDQ� &%2�
often asked their children or relatives to sup-

port them or they sold their property in Korea. 

Others pooled resources with their fam-

ily by forming multigenerational households. 

$JDLQ�� LQWHUYLHZHG� KRPHRZQHUV� IURP� WKH�
LPPLJUDQW� H[SHULHQFH� ZHUH� PRUH� OLNHO\� WR�
XVH� WKLV� VWUDWHJ\�� D� ÀQGLQJ� FRQVLVWHQW� ZLWK�
UHVHDUFK� RQ� WKH� SRVW�IRUHFORVXUH� H[SHULHQFH�
RI�/DWLQR�KRPHRZQHUV��%RZGOHU�HW�DO���������
&KLHQ·V� SDUHQWV�� IRU� LQVWDQFH�� DOVR� SDLG� UHQW��
which helped him to pay his mortgage. The 

interviewed organizations observed their cli-

ents doubling up within families, particularly 

among immigrants. The clients of a nation-

wide affordable homeownership organiza-

WLRQ�VRPHWLPHV�FRQYHUWHG�JDUDJHV��RIWHQ�LOOH-
JDOO\�� VR� IDPLO\�PHPEHUV�FRXOG� OLYH� LQ� WKHP�

Not all of interviewed homeowners forming 

multigenerational families came from the im-

PLJUDQW�H[SHULHQFH��%XW�D�GLIIHUHQFH�ZDV�WKDW�
KRPHRZQHUV� IURP� WKH� LPPLJUDQW� H[SHULHQFH�
tended to live in multigenerational households 

prior to the economic downturn, whereas the 

non-immigrant multigenerational households 

came together because of it. In turn, those 

IURP� WKH� LPPLJUDQW� H[SHULHQFH� SODQQHG� RQ�
staying multigenerational households after 

RYHUFRPLQJ� WKHLU� ÀQDQFLDO� GLIÀFXOWLHV�� ZKLOH�
WKH� QRQ�LPPLJUDQW� H[SHULHQFH� PXOWLJHQHUD-
tional households planned to separate when its 

DGXOW�PHPEHUV�EHFDPH�PRUH�ÀQDQFLDOO\�VWDEOH��
Walt, a non-immigrant, had his nephew move 

in with him after he became unemployed in 

������ :DOW·V� QHSKHZ� SDLG� KLP� UHQW�� ZKLFK�
helped Walt to make mortgage payments for a 

few more years and supplemented his income. 

When the foreclosure became imminent, 

however, Walt warned his nephew that he may 
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QHHG�WR�ÀQG�DQRWKHU�SODFH�WR�OLYH��+LV�QHSKHZ�
chose to leave. In contrast, Luis had plans to 

keep his multigenerational household together 

LQ�WKH�QHDU�IXWXUH��+LV�PRQWKO\�SD\PHQWV�DUH�
PXFK�UHGXFHG�DIWHU� UHFHLYLQJ�D�PRGLÀFDWLRQ��
DQG� KLV� KRPH� YDOXH� KDV� JRQH� XS�� +LV� QH[W�
JRDO� LV� WR�SXUFKDVH�D�GXSOH[�VR� WKDW�KLV� IDP-

ily can have more room but still live together.  

D) LOAN REFINANCING AND 
MODIFICATION

Most of the participants tried to decrease their 

H[SHQVHV� E\� UHÀQDQFLQJ� RU� PRGLI\LQJ� WKHLU�
ORDQV�� 5HÀQDQFLQJ� FKDQJHV� WKH� WHUPV� RI� WKH�
loan, such as the interest rate or the number of 

years that a homeowner has to pay. This makes 

monthly payments more affordable without al-

WHULQJ� WKH� SULQFLSDO��0RGLÀFDWLRQ�PDNHV� WKH�
loan more affordable by not only changing the 

WHUPV�EXW�DOVR�UHGXFLQJ�WKH�SULQFLSDO��$OO�EXW�
one of the homeowners interviewed attempt-

HG�WR�UHÀQDQFH�RU�PRGLI\�WKHLU�ORDQ��2QO\�VL[�
ZHUH� VXFFHVVIXO�� $VVLVWLQJ� ZLWK� UHÀQDQFLQJ�
DQG� PRGLÀFDWLRQ� ZDV� RQH� RI� WKH� PDLQ� VHU-
vices offered by the organizations interviewed.

'LVVDWLVIDFWLRQ�ZLWK�WKH�UHÀQDQFLQJ�DQG�PRGL-
ÀFDWLRQ� SURFHVV�ZDV�ZLGHO\� H[SUHVVHG� E\� WKH�
homeowners and organizations. Eight of the 

interviewed homeowners felt unfairly treated 

E\�WKHLU� OHQGHU�� LQFOXGLQJ�IRXU�RI�WKH�VL[�WKDW�
eventually altered their loans and four of the 

VL[�WKDW�ZHUH�XQVXFFHVVIXO��$OO�EXW�RQH�RI�WKH�
interviewed organizations observed their cli-

ents struggle to alter their loans or personally 

IDFHG� GLIÀFXOWLHV� DVVLVWLQJ� WKHP� LQ� WKLV� WDVN��
7KH�PRVW�FRPPRQ�FRPSODLQWV�ZHUH�����GLIÀ-

FXOW\�HVWDEOLVKLQJ�D�VLQJOH�SRLQW�RI�FRQWDFW�����
a lack of transparency about their process, and 

���GXDO�WUDFNLQJ��+RPHRZQHUV�IURP�WKH�LPPL-
JUDQW� H[SHULHQFH� DQG� WKH� RUJDQL]DWLRQV� VHUY-
ing them also widely reported issues with Eng-

lish literacy and a lack of translation services.

Establishing a single point of contact

Many of the interviewed homeowners and 

organizations pointed out the irony of how 

HDV\�LW�ZDV�WR�REWDLQ�D� ORDQ�EXW�KRZ�GLIÀFXOW�
LW� ZDV� WR� UHÀQDQFH� RU�PRGLI\� LW��+RPHRZQ-

HUV� LQLWLDOO\� UHSRUWHG�GLIÀFXOW\� ORFDWLQJ�D�VLQ-

JOH�SRLQW�RI�FRQWDFW��632&���RU�PDLQ�FRQWDFW�
person, within the institution servicing their 

ORDQ��$�FRXQVHORU�DW�D�6DQ�*DEULHO�9DOOH\�+&$�
described the typical back-and-forth that pre-

ceded connecting with the lender: “You’ll have 

D�632&��\RX�OHDYH�WKHP�PHVVDJHV��EXW�WKH\·UH�
not available, because they’re on a different 

WLPH�>]RQH@��$QG�RQ�WRS�RI�WKDW�\RX�OHDYH�WKHP�
voicemails, so you end up pushing zero to try 

to talk to a representative. That representative 

reads the wrong notes, the wrong notes ends 

up costing you time because then you end up 

ID[LQJ� WKHP� WKH� ZURQJ� LQIRUPDWLRQ���RU� \RX�
XSORDG�WKH�ZURQJ�LQIRUPDWLRQ���$QG�WKDW�VLQ-

gle point of contact, you never spoke to them 

WKURXJKRXW� WKH�ZKROH�PRGLÀFDWLRQ�SURFHVV�µ�

7KH�SURJUDP�GLUHFWRU�RI� DQ�$VLDQ�$PHULFDQ�
IRFXVHG� +&$� ZLWK� PDQ\� 6RXWKHDVW� $VLDQ�
clients recalled the rigmarole that she went 

through to process a non-English speaking 

7KDL�KRPHRZQHU·V�PRGLÀFDWLRQ�UHTXHVW��´$OO�
of the sudden the homeowners received a let-

ter of denial--citing the decision of the denial 

as incomplete packet. But the letter was dated 

LQ�WKH�VDPH�ZHHN�WKDW�WKLV�632&�ZDV�VWLOO�UH-
TXHVWLQJ� GRFXPHQWV� IURP�PH�� /LNH�ZH�ZHUH�
still you know answering each other’s emails. 

So I was very confused and the homeowners 

were really shocked, ‘I thought, you know, we 

were in touch with them, and we [were] sub-

mitting documents they were asking.’ So I 

WULHG�WR�JHW�D�KROG�RI�P\�632&��EXW�KH�ZDV�QRW�
there at all...about a week after the incident, 

the homeowners received another set of denial 

AN OVERWHELMING MAJORITY OF THE SURVEY 
RESPONDENTS ATTEMPTED TO REFINANCE OR MODIFY 
THEIR LOAN (30 OF 34). YET, ONLY A MINORITY (11 OF 34) WAS 
SUCCESSFUL.

THE MAJORITY OF THE SURVEY 
RESPONDENTS WHO REFLECTED 
ON THEIR LOAN MODIFICATION OR 
REFINANCE PROCESS FELT THAT 
THEIR LENDER TREATED THEM 
UNFAIRLY (23 OF 30).
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letters dated you know like a couple of days af-

WHU�WKH�ÀUVW�VHW��,Q�WKDW�VDPH�VHW�RI�PDLO��WKHUH�
ZHUH�OHWWHUV�UHTXHVWLQJ�IRU�GRFXPHQWV�DV�LI�WKLV�
ZKROH� WKLQJ�ZDV� VWLOO� JRLQJ� RQ³OLNH� DV� LI«
his application was not denied yet. So I was 

confused and the homeowners were confused.  

Were you denied or were you not denied. So 

ZH�VWLOO�FDQQRW�ÀQG�>DQ@�DQVZHU��EHFDXVH�DV�RI�
WRGD\��,�VWLOO�FRXOGQ·W�JHW�D�KROG�RI�P\�632&�µ�

'LIÀFXOW\�HVWDEOLVKLQJ�D�632&�ZDV�DQ�RXWFRPH�
in part of the secondary mortgage market, with 

lenders selling off the loans that they originate 

to investors, who in turn sell them to other in-

YHVWRUV��$�IHZ�RI�WKH�LQWHUYLHZHG�KRPHRZQHUV�
KDG�SUREOHPV�HVWDEOLVKLQJ�D�632&�ZKHQ�WKHLU�
bank underwent bankruptcy or their loan was 

sold on the secondary market. Nationstar, In-

dyMac, and Ocwen were mentioned as partic-

XODUO\�WURXEOHVRPH�WR�ZRUN�ZLWK��$�PDQDJHU�DW�
D�/RV�$QJHOHV�+&$�ZLWK�PDQ\�$IULFDQ�$PHU-
ican and other clients described the moment 

that a mortgage is sold as a state of “limbo” 

and she complained that “They have no kind 

RI�WDJV�RU�ÁDJV�WKDW�WKH� ORDQ�KDV�EHHQ�PRGL-
ÀHG���>3ULRU� ZRUN@� GLVDSSHDUHG�� MXVW� JRQH�µ���

Lack of transparency

2QFH� D� 632&� ZDV� HVWDEOLVKHG�� WKH� SURFHVV�
RI� UHÀQDQFLQJ� RU� PRGLI\LQJ� ZDV� GHVFULEHG�
as a “game” or a “scam” with rules that you 

learned by doing. One point of confusion was 

whether or not you had to miss payments to 

EH�HOLJLEOH� IRU�D�PRGLÀFDWLRQ��DQG� LI�VR��KRZ�
PDQ\�SD\PHQWV��*XLOOHUPR�H[KDXVWHG�KLV�VDY-
ings trying to keep up with his mortgage pay-

ments after he became ill and had to sell his 

real estate agency. When he asked for a modi-

ÀFDWLRQ��KH�ZDV�GHQLHG��EHFDXVH�KLV�SD\PHQWV�
were up to date. In response, he missed two 

payments. But when he called the lender, they 

still denied him, now because his payments 

ZHUH� EHKLQG�� +H� UHFDOOHG� WKH� H[DVSHUDWLRQ��
“Wait a second, when I called you, you told 

me that my payment had to be behind. Now 

WKDW�LW·V�EHKLQG��\RX�WHOO�PH�,�FDQ·W�>TXDOLI\@"µ�
In response, he remedied his missed payments 

and tried again. Misinformation about wheth-

er you had to miss payments to be eligible 

IRU�D� UHÀQDQFH�RU�PRGLÀFDWLRQ�ZDV�UDPSDQW��
according to the interviewed organizations. 

$QRWKHU� SRLQW� RI� FRQIXVLRQ�ZDV� WKH� LQFRPH�
WKDW�\RX�KDG�WR�HDUQ�WR�EH�HOLJLEOH�IRU�D�PRGLÀ-

FDWLRQ��&KLHQ��IRU�LQVWDQFH��ZDV�GHQLHG�D�PRGL-
ÀFDWLRQ�EHFDXVH�KLV�LQFRPH�ZDV�WRR�ORZ�LQ�WKH�
early years of making payments but currently 

ZDV�WRR�KLJK��$�WKLUG�SRLQW�RI�FRQIXVLRQ�ZDV�
how declining home values affected eligibility. 

:DOW�UHFDOOHG��´%DQN�RI�$PHULFD�GUDJJHG�WKHLU�
feet asking more info, changing my customer 

relations manager. I went through, like, four 

RI� WKHP� LQ� VL[�PRQWKV�� GLIIHUHQW� SHRSOH�� UH-
starting again the amount of forbearance…” 

In the meantime, his home value dropped 

$200,000 below his original value. The bank 

ZDV� QRW� ZLOOLQJ� WR� SDUWLFLSDWH� LQ� WKH� +RPH�
$IIRUGDEOH� 0RGLÀFDWLRQ� �+$03�� SURJUDP��
which partially forgave underwater mort-

JDJHV��$V� D� UHVXOW�� WKH� UHÀQDQFH�SURFHVV�ZDV�
VW\PLHG��,Q�������KLV�ORDQ�ZDV�VROG�WR�1DWLRQ-

Star, but they have not contacted him, and 

he does not even know his account number. 

&RQIXVLRQ� SHUVLVWHG� DIWHU� WKH� ORDQ� ZDV� UHÀ-

QDQFHG� RU� PRGLÀHG�� (YHQ� WKRXJK� SD\PHQWV�
were reduced, sometimes they were still 

not affordable, depending in part on what 

was happening in the homeowners’ house-

KROGV�� 7HUHVD� H[SODLQHG� WKDW� KHU� SD\PHQWV�
were reduced only for a short period of time, 

“I called the bank and asked if I could do a 

PRGLÀFDWLRQ��7KH\� VDLG«ZH�ZLOO� WU\� LW� IRU� ��
PRQWKV�� 0\� SD\PHQW� ZHQW� GRZQ� WR� ��������
DQG�,�GLG�WKDW�ZLWK�QR�SUREOHP�«�$IWHU� WKH�
��PRQWKV�ZHUH�XS«,�GLG�JHW�D�OHWWHU�VD\LQJ«
I had to make my regular payments, or pay 

all the back fees that I owed. I said I couldn’t 

do that, why couldn’t I just stay with the 

������� WKDW� ,�ZDV�SD\LQJ"�7KDW�ZDV�SHUIHFW�µ�

Most of the interviewed organizations were 

frustrated by the seemingly nonsensical com-

SOH[LW\�RI� WKH� ORDQ�UHÀQDQFLQJ�DQG�PRGLÀFD-
tion process. This was particularly the case 

IRU�VPDOOHU�&%2V��DV�WKH�ODUJHU��UHJLRQDO��DQG�



46

PATHWAYS TO TROUBLE

QDWLRQDO�+&$V� KDG�PRUH� VWDII�� VWDQGDUGL]HG�
procedures, and connections with lenders to 

VWUHDPOLQH� WKH� SURFHVV�� $V� RQH� GLUHFWRU� RI�
DQ�$VLDQ�$PHULFDQ�IRFXVHG�+&$�ZLWK�PDQ\�
.RUHDQ� FOLHQWV� VWDWHG�� WKH� EDQNV� ´ÀJXUH� RXW�
FRQVWDQWO\�QHZ�JDPHV� WR�SOD\���ZH� VHQG� ID[HV�
LQ��DQG�WKH\«VDLG��¶ZH�QHYHU�UHFHLYHG�LW�·�$QG�
because we have nothing to prove. There’s was 

QR�ZD\�WR�ÀJKW�EDFN«6R� LQ�HVVHQFH�� LW·V� OLNH�
forcing the clients to have to resubmit and re-

VXEPLW�µ��$�FRXQVHORU�DW�DQRWKHU�$VLDQ�$PHUL-
FDQ�IRFXVHG�+&$�ZLWK�PDQ\�6RXWKHDVW�$VLDQ�
clients described a particularly frustrating in-

FLGHQW�WU\LQJ�WR�FRQYLQFH�D�632&�DERXW�D�ERU-
URZHU·V� GHDWK�� 6KH� H[SODLQHG�� ´,� ID[HG� EDQN�
statements, and paystubs, and the borrower’s 

GHDWK�FHUWLÀFDWH��0\�632&�ZRXOG�UHFHLYH�HY-
HU\WKLQJ�H[FHSW�IRU�WKH�GHDWK�FHUWLÀFDWH��$QG�,�
ZDV�OLNH�,�ID[HG�\RX�OLNH�WKUHH�WLPHV��$QG�WKHQ��
you know, for this funny reason, she called me 

again and she said, ‘The underwriter would 

like more proof of the death of the borrower, 

because his name still appears on the bank 

statements with his wife’s name.’ I’m like, 

¶'RHVQ·W�WKH�GHDWK�FHUWLÀFDWH�WHOO�\RX�WKLV�SHU-
sons is dead more than the bank statement?’ 

She said, ‘Oh no, because usually if the person 

is dead the person’s name is not supposed to 

DSSHDU�RQ�WKH�EDQN�VWDWHPHQW·���,�KDG�WR�ID[�KHU�
WKH�GHDWK�FHUWLÀFDWH�DERXW�ÀYH�WLPHV�IRU�KHU�WR�
actually like understand this person is dead.”

,Q�SDUW�EHFDXVH�RI�WKH�ODFN�RI�UXOHV��UHÀQDQF-
LQJ� DQG�PRGLÀFDWLRQ� VXFFHVV� UDWHV� ZHUH� ORZ�
for many of the interviewed organizations. 

7KH�SROLF\�FRRUGLQDWRU�DW�DQ�$VLDQ�$PHULFDQ�
DGYRFDF\� RUJDQL]DWLRQ� H[SODLQHG�� ´7HQ� SHR-

ple would come in the door, maybe three or 

IRXU�SHRSOH� \RX�QHYHU�ZRXOG� VHH� DJDLQ��$QG�
RI� WKRVH«VL[� >UHPDLQLQJ@«�\RX·G� JLYH� WKHP�
what they need for documents, and maybe 

three or four come back with some of the 

documents…then maybe one [would] actu-

DOO\� JHW� D�PRGLÀFDWLRQ�� 6R� WKH� SHUFHQWDJH� LV�
UHDOO\� TXLWH� ORZ�µ� $Q� $VLDQ� $PHULFDQ� &%2�
ZLWK�PDQ\�3DFLÀF�,VODQGHU�FOLHQWV�KDG�DQ�HYHQ�
ORZHU�VXFFHVV�UDWH³RQO\�WZR�RI�WKH����FOLHQWV�
WKDW�WKH\�DVVLVWHG�UHFHLYHG�D�ORDQ�PRGLÀFDWLRQ��

7KH� RUJDQL]DWLRQV� DWWULEXWHG� WKHLU� GLIÀFXOW\�
working with lenders and servicers in part to 

the banking industry’s lack of capacity to han-

GOH�WKH�ÁRZ�RI�WURXEOHG�KRPHRZQHUV��%XW�PDQ\�
of the interviewed organizations also admitted 

that they had capacity issues. The representa-

WLYH�IURP�DQ�$VLDQ�$PHULFDQ�&%2�ZLWK�PDQ\�
3DFLÀF�,VODQGHU�FOLHQWV�H[SODLQHG��´:H�ZHUHQ·W�
VHW�XS�WR�GR�WKH�ZRUN�µ�´1R�RQH�ZDV�HTXLSSHG�
for this type of a crisis,” the manager of a mul-

WLVWDWH�+&$�DGPLWWHG��´,W·V�DOPRVW� OLNH�XVLQJ�
D�QDWXUDO�GLVDVWHU�DV�DQ�H[DPSOH�RI�KRZ�ZH�DOO�
OHDUQHG�IURP�DOO�WKHVH�KRUULÀF�>HYHQWV@��ZKHWK-

HU�WKH\�DUH�DZIXO�ÁRRG�RU�ÀUHV�µ�$W�WKH�IRUHFOR-

sure fairs, the banks’ computers and software 

was from another generation. Many of the in-

WHUYLHZHG�&%2V�DQG�+&$V�GLG�QRW�VWDUW�JR-

ing to foreclosure fairs until late in the game.

7KH�$VLDQ�$PHULFDQ�&%2�ZLWK�PDQ\�3DFLÀF�
Islander clients that reported a low loan modi-

ÀFDWLRQ�VXFFHVV�UDWH�VDZ�DQ�LPSURYHPHQW�RYHU�
time as the programs and regulations govern-

LQJ� UHÀQDQFLQJ� DQG� PRGLÀFDWLRQ� HYROYHG� LQ�
WKH�ODWWHU�\HDUV�RI�WKH�����V��$�IHZ�RI�WKH�LQWHU-
YLHZHG�KRPHRZQHUV�FODLPHG�WKDW�WKHLU�H[SHUL-
HQFH�RI�ORDQ�PRGLÀFDWLRQ�LPSURYHG�DIWHU�WKH�
2EDPD� $GPLQLVWUDWLRQ� LQVWLWXWHG� WKH� +RPH�
$IIRUGDEOH�5HÀQDQFH�3URJUDPV��+$53��DQG�
+$03�LQ�������2WKHUV�GLG�QRW�VHH�LPSURYH-
ment, which they attributed to deliberate ob-

fuscation on the part of the banking industry. 

7KH� GLUHFWRU� RI� DQ� $VLDQ� $PHULFDQ� IRFXVHG�
+&$� ZLWK� PDQ\� .RUHDQ� FOLHQWV� H[FODLPHG��
´7KH�UXOHV�NHHS�FKDQJLQJ�RQ�XV��$QG�ZKHQ�ZH�
FKDQJH�WKH�UXOHV��>WKH�EDQNV@�ÀJXUH�RXW�WR�JHW�
around those rules.” She admitted that all the 

back and forth and lack of clarity has made fore-

closure counseling “really hard on our staff.” 

Dual tracking

Dual tracking was a persistent issue that 

WURXEOHG� KRPHRZQHUV� IDFHG� LQ� /RV� $QJHOHV�
&RXQW\� GXULQJ� WKH� GRZQWXUQ�� DFFRUGLQJ� WR�
the interviewed organizations. This is when 

a lender would try to modify a homeowner’s 

loan while also moving forward with foreclo-

VXUH� SURFHHGLQJV��$�/RV�$QJHOHV�+&$�ZLWK�
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many Latino clients recalled that “dual-track-

ing…was a huge issue that affected the Latino 

FRPPXQLW\�� VSHFLÀFDOO\� LQ� &DOLIRUQLD�µ� 2QH�
housing counselor from a San Gabriel Valley 

+&$�FRPSODLQHG�DERXW�WKH�DXWRPDWHG�OHWWHUV�
generated by lenders while homebuyers were 

JRLQJ� WKURXJK� WKH�PRGLÀFDWLRQ�SURFHVV�� 6KH�
said, “Seven out of ten letters are automated…

they’re getting these automated letters saying 

they’re in default or going to go into foreclo-

sure... I have to tell [the clients] that…they 

don’t mean anything unless it’s a notice of 

trustee sale.”  When a notice of trustee sale is 

issued, however, keeping the borrower in the 

KRPH�LV�GLIÀFXOW��7KH�ODWWHU�VWDJHV�RI�IRUHFOR-

sure can proceed fast in a non-judicial fore-

FORVXUH�VWDWH�OLNH�&DOLIRUQLD��ZKHUH�OHQGHUV�DUH�
able to foreclose without involving the courts. 

English literacy and cultural competency 
issues 

Language and cultural competency barriers 

disadvantaged immigrants during the loan re-

ÀQDQFH� DQG� PRGLÀFDWLRQ� SURFHVV�� /DQJXDJH�
translation was not available for all groups 

WKURXJK� WKH� ������+23(� KHOSOLQH�� ZKLFK�
was an early source of support for troubled 

homeowners. This was particularly the case 

IRU�$VLDQ�$PHULFDQV�ZKR�VSHDN�OHVV�FRPPRQ�
ODQJXDJHV� DQG� GLDOHFWV� �H�J�� /DRWLDQ��.KPHU��
7KDL��.RUHDQ��HWF����7KH�GLUHFWRU�RI�DQ�$VLDQ�
$PHULFDQ� IRFXVHG� +&$� ZLWK� PDQ\� .RUHDQ�
clients remembers that the line “was hope-

less” for their limited English clients. The 

GLUHFWRU�RI� DQ�$VLDQ�$PHULFDQ�&%2�VHUYLQJ�
PDQ\�.RUHDQ�FOLHQWV�HVWLPDWHG�WKDW�RQO\�����
of their clients contacted their loan servicer 

directly. Those who chose not to “didn’t be-

cause they don’t know what to do and how to 

do [it]. They cannot communicate with them.”

The organizations that we interviewed dealt 

with language barriers by translating informa-

tion into multiple languages. One multistate 

+&$� KDG� SKRQH� WUDQVODWLRQ� DYDLODEOH� LQ� ����
ODQJXDJHV��$Q�$VLDQ�$PHULFDQ�DGYRFDF\�RUJD-
nization advertised upcoming foreclosure fairs 

where troubled homeowners could receive as-

VLVWDQFH�LQ�0DQGDULQ��&DQWRQHVH��.RUHDQ��DQG�
Tagalog. They also targeted ethnic newspapers. 

Ethnic organizations also tried to remedy lan-

guage barriers by providing culturally compe-

WHQW�FRXQVHOLQJ��)RU�H[DPSOH��DWWHQGLQJ�ODUJH�
foreclosure fairs or housing counseling classes 

could be intimidating to troubled homeown-

ers speaking English as a second language. In 

response, some of the interviewed organiza-

tions strove to provide a more culturally cus-

WRPL]HG�H[SHULHQFH��$�/DWLQR�DGYRFDF\�JURXS�
strove to provide “culturally appropriate ser-

vices” in a “one-on-one” setting to “build the 

WUXVWµ�EHWZHHQ�SURYLGHUV�DQG�FOLHQWV��$Q�$VLDQ�
$PHULFDQ� &%2� ZLWK� PDQ\� .RUHDQ� FOLHQWV�
also aimed for cultural-linguistic competence 

LQ� VHUYLFH� SURYLVLRQ�� 7KH� GLUHFWRU� H[SODLQHG��
´$VLDQ� $PHULFDQV� UDUHO\� DWWHQG� D� ELJ� HYHQW��
because culturally we don’t want to show our 

hardship to others. So small scale one-on-

one counseling is more effective than [a] big 

HYHQW�µ�7KH�PXOWLVWDWH�+&$�WKDW�RIIHUV�WUDQV-
ODWLRQ�VHUYLFHV� LQ����� ODQJXDJHV�E\�WHOHSKRQH�
believes it helps to overcome “the element of 

embarrassment” that borrowers from some 

ethnic groups face in seeking help in-person.

E) SEEKING OUTSIDE HELP VS. 
GOING AT IT ALONE 

$OO� EXW� WZR� RI� WKH� LQWHUYLHZHHV� VRXJKW� KHOS�
IURP�D�+&$�RU�RWKHU�RUJDQL]DWLRQ�ZKHQ�WKH\�
ZHUH�KDYLQJ�GLIÀFXOW\�PDNLQJ�PRUWJDJH�SD\-
ments. Of the ten who sought help, eight relied 

RQ�IUHH�VHUYLFHV�SURYLGHG�E\�D�+&$�RU�&%2��
Nine paid for services from an attorney or real 

estate professional. Reasons for not seeking 

outside help included feeling that it was too 

late for help and not knowing who to trust.

WHILE HAVING DIFFICULTY MAKING MORTGAGE PAYMENTS, 
NEARLY TWO-THIRDS OF THE RESPONDENTS SOUGHT THE 
ASSISTANCE OF A HOUSING COUNSELOR OR ANOTHER 
ORGANIZATION (25 OF 34).
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Finding help

The interviewed homeowners found out about 

organizations providing services to those in 

trouble through formal and informal methods. 

6RPH�RI�WKH�SDUWLFLSDQWV�IRXQG�RXW�DERXW�UHÀ-

QDQFLQJ�RU�PRGLÀFDWLRQ�KHOS�WKURXJK�IRUPDO�
advertising through their favorite television 

SURJUDP�RU�LQ�ÁLHUV�DURXQG�WKHLU�FRPPXQLW\��
Paula and her husband, for instance, initially 

contacted their lender when they wanted 

WR� PRGLI\� WKHLU� ORDQ�� $IWHU� VHYHUDO� PRQWKV�
of no progress, however, they became frus-

trated. She recalled seeing a commercial on a 

Spanish-language television station, “We saw 

DQ� DGYHUWLVHPHQW� IRU� WKH�1HLJKERUKRRG� $V-
VLVWDQFH� &RUSRUDWLRQ� RI� $PHULFD� �1$&$�«
They had an event at the convention center, 

DQG� ZH� VDZ� LW� RQ� 8QLYLVLRQ�� $QG� WKH\� ZHUH�
saying that it was [a] place where you could 

talk with representatives from the lender and 

KDYH�\RXU� ORDQ�PRGLÀHG�RQ� WKH�VSRW��DQG�VR�
we decided to take that route. Working di-

rectly with the bank wasn’t, you know, going 

anywhere.” Luis similarly was frustrated by 

WU\LQJ� WR� ZRUN� RXW� D� PRGLÀFDWLRQ� ZLWK� KLV�
OHQGHU��´,�ÀUVW�ZURWH�D� OHWWHU� WR� WKH�EDQN�H[-
plaining ‘I have less work hours, my children 

don’t work, please lower my payments, I can’t 

afford to pay this much,’ he said. “But it did 

not go through… I think the bank did not 

ZDQW�WR�KHOS�PH�µ�+H�KHDUG�DERXW�1$&$�RQ�
the radio, and also met with representatives 

DW� WKH�/$�&RQYHQWLRQ�&HQWHU��+LV�PRGLÀFD-
WLRQ�ZHQW�WKURXJK�LQ�������7KH\�ZHUH�DEOH�WR�
UHGXFH�KLV�SD\PHQWV�IURP��������WR����������

Some of the interviewed homeowners went 

to counselors that were contracted with their 

OHQGHUV��$IWHU�UHFHLYLQJ�KLV�QRWLFH�RI�IRUHFOR-

VXUH�� *XLOOHUPR� ZRUNHG� ZLWK� )�$�,�5� �)UHH-
GRP� $FFRXQWDELOLW\� ,QGHSHQGHQFH� DQG� 5H-
VSRQVLELOLW\��� D� ÀQDQFLDO� FRXQVHOLQJ� DQG� GHEW�
reduction program that was associated with 

his bank, Wells Fargo. They negotiated with 

WKH�EDQN�WR�H[WHQG�WKH�IRUHFORVXUH�VDOH�DQG�DO-
low the property to be put on the market as a 

VKRUW�VDOH��7KH\�DOVR�KHOSHG�KLP�ÀQG�DQ�DSDUW-
PHQW�DQG�VHFXUHG��������IURP�WKH�VKRUW�VDOH�

for him to use to pay his security deposit. They 

spoke with the landlord, who agreed to accept 

WKH�GHSRVLW�DIWHU� WKH�VKRUW�VDOH�ZDV�ÀQDOL]HG��
Their assistance was invaluable during a time 

when he was recovering from a long-term hos-

SLWDOL]DWLRQ�� ´7KH\� ERXJKW� PH� WLPH�µ� KH� H[-
plained. “That was the most important thing.” 

Others found out about organizations provid-

ing services through their social networks. 

6RPH� RI� WKH�+&$V� DQG�&%2V� UHFUXLWHG� FOL-
ents solely by word-of-mouth and referrals. 

They simply did not have the budget to recruit 

FOLHQWV� WKURXJK�DGYHUWLVLQJ��0DQ\�+&$V�DQG�
&%2V� KDG� SDUWQHUVKLSV� ZLWK� JRYHUQPHQWDO��
QRQ�SURÀW�� DQG� IRU�SURÀW� RUJDQL]DWLRQV� WKDW�
helped them to spread the word about their 

VHUYLFHV�� *RYHUQPHQWDO� DQG� TXDVL�JRYHUQ-

PHQWDO�DJHQFLHV� LQFOXGHG�+8'��WKH�/RV�$Q-

JHOHV� &RXQW\� 'HSDUWPHQW� RI� &RQVXPHU� $I-
fairs, FannieMae, and FreddieMac, among 

RWKHUV��1RQ�SURÀWV� LQFOXGHG�1HLJKERU:RUNV�
$PHULFD��+RPH)UHH�86$��WKH�1DWLRQDO�8UEDQ�
/HDJXH�� $OOLDQFH� IRU� 6WDELOL]LQJ� 2XU� &RP-

PXQLWLHV��8QLWHG�:D\��IRRG�SDQWULHV��OHJDO�DLG��
DQG� FKXUFKHV�� 6RPH� &%2V� DQG� +&$V� DOVR�
had relationships with ethnic media, elected 

RIÀFLDOV�� UHDO� HVWDWH�SURIHVVLRQDOV�� DQG�EDQNV��
/DUJHU�� PRUH� HVWDEOLVKHG� +&$V� ZHUH� PRUH�
likely to have relationships with banks and 

tended to capture a larger share of clients. For 

H[DPSOH��RQH�/RV�$QJHOHV�+&$�VHUYLQJ�PDQ\�
$IULFDQ� $PHULFDQV� DPRQJ� RWKHUV� GHYHORSHG�
a partnership with Wells Fargo to obtain ac-

cess to its computer system to prepare pre-

DSSURYDO� SDSHUZRUN� IRU� ORDQ� PRGLÀFDWLRQV�

Reasons for going at it alone

There were three primary reasons that ho-

meowners went through the process of loan 

UHÀQDQFH� DQG�PRGLÀFDWLRQ� ZLWKRXW� WKH� KHOS�
of an organization or professional, according 

to those interviewed. First, some of the par-

ticipants felt it was too late to receive help. 

Teresa tried unsuccessfully to modify her loan 

through the bank. Then she tried to do a short 

sale, but her home value had declined by more 

than half, and the bank claimed she was liable 

* ALTHOUGH MANY 
HOMEOWNERS 
FOUND NACA 
TO BE HELPFUL, 
ONE HCA WAS 
CRITICAL OF THE 
ORGANIZATION.  THE 
REPRESENTATIVE 
STATED, “NACA 
IS A REALLY BAD 
WORD WHEN YOU 
TALK TO US.” THEY 
EXPLAINED THAT 
NACA DOES A 
“GOOD JOB WITH 
MEDIA, GETTING 
WORD OUT” BUT 
THEY ARE A LARGE 
ORGANIZATION THAT 
HAS “AN EXCLUSIVE 
CONTRACT WITH 
THOSE SERVICERS 
THAT DOESN’T 
ALLOW OTHER 
NON-PROFITS TO 
TALK TO THEM 
UNTIL THEY GET A 
WRITTEN LETTER 
SAYING THEY ARE 
NO LONGER NACA 
CLIENTS.”
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IRU�WKH����������JDS��6KH�UHDFKHG�RXW�WR�D�UHDO�
estate agent around this time, but they wanted 

������� XS� IURQW� WR� KHOS� ORZHU� KHU� SD\PHQWV�
and interest. She heard about housing counsel-

ing and other organizations from the news, but 

when she received a notice of foreclosure sale 

IURP�WKH�EDQN��VKH�IHOW�LW�ZDV�IXWLOH�WR�VHHN�KHOS���

$QRWKHU� UHDVRQ� IRU� QRW� VHHNLQJ� KHOS� ZDV�
homebuyers did not know whom to trust. Par-

ticipants described being inundated with infor-

PDWLRQ� RQ� UHÀQDQFLQJ� DQG�PRGLÀFDWLRQ� VHU-
vices. They did not have a way to identify who 

was reputable and potentially predatory. Paula 

H[SODLQHG��´,�WKLQN�LW·V�UHDOO\�KDUG�WR�ÀQG�D�OH-
gitimate organization. There’s all these adver-

tisements, and we get tons of mailings. We still 

get tons of mailings, from private businesses 

trying to, you know, do their business, modify 

your loan, whatever. So it’s kind of hard to 

pick and choose who you get help from.” They 

were especially wary, because her brother-in-

law “got ripped off” trying to modify their 

loan and in the end went through foreclosure.

$� ÀQDO� UHDVRQ� IRU� QRW� VHHNLQJ� KHOS� LV� WKDW�
families facing trouble did not know about 

&%2V� RU� +&$V� SURYLGLQJ� VHUYLFHV� WR� KR-

meowners at risk of foreclosure. This is 

partly due to some organizations’ tactic 

of recruiting clients by word-of-mouth. 

Role of HCAs and CBOs 

Most of the homeowners that sought outside 

KHOS�UHDFKHG�RXW�WR�D�+&$�RU�&%2��7KH�VHU-
vices provided by these organizations differed 

from those provided by the others in that they 

were more holistic. They would not only help 

FOLHQWV� ZLWK� WKHLU� UHÀQDQFH� RU� PRGLÀFDWLRQ�
but also work to educate them and change 

other aspects about their lives to enable them 

WR� EHFRPH�PRUH� HFRQRPLFDOO\� VHOI�VXIÀFLHQW��
$�/DWLQR�DGYRFDF\�JURXS�UHSUHVHQWDWLYH�VDLG��
´$� ORW� RI� RXU� KRXVLQJ� FRXQVHORUV� EHFDPH�GH�
IDFWR� ÀQDQFLDO� FRXQVHORUV�� ZKHUH� WKH\� ZHUH�
dealing with not only the homeownership 

side of things but a family’s entire household 

budget…[they] are…dealing with…all of the 

IDOORXW�WKDW�FDPH�IURP�WKH�KRXVLQJ�FULVLV�µ�$�
PDQDJHU� DW� D� /RV� $QJHOHV� +&$� ZLWK� PDQ\�
$IULFDQ� $PHULFDQ� DQG� RWKHU� GLYHUVH� FOLHQWV�
put it more bluntly: “They trust us...as soon 

as something happens...they don’t call, they 

show up at the door. We’re the front line.”  

The diversity of people seeking comprehensive 

help at times overwhelmed the interviewed 

organizations. Towards the end of the 2000s, 

they were no longer predominantly serving  

the most impoverished people who were tra-

ditionally targeted by government programs. 

Middle income, more “economically stable” 

people who did not traditionally receive so-

cial support comprised a growing proportion 

of these seeking assistance, as well as small 

EXVLQHVV� RZQHUV�� $V� RQH� QDWLRQDO� +&$� GH-
scribed, they were “in full scale…emergency 

UHVSRQVH� PRGH�µ� 7KH\� KDG� DERXW� ������ FOL-
ents a month who were coming in for fore-

closure counseling or mitigation assistance, 

and they would host large-scale weekend 

events with around 2,000 people attending. 

$YDLODEOH�IXQGLQJ�FRQVWUDLQHG�WKH�LQWHUYLHZHG�
RUJDQL]DWLRQV��$OO�EXW�RQH�PHQWLRQHG�OLPLWHG�
funding in the face of growing needs as a con-

dition that hindered their ability to provide 

help. Early in the downturn, funding for hous-

ing counseling typically came from within the 

organization and their coalitions or through 

grants from assistance groups, like Neighbor-

KRRG�+RXVLQJ�6HUYLFHV��/DWHU�RQ��+8'�SUR-

vided funds for assisting troubled homeown-

ers but compensation rates were low enough to 

discourage some organizations from continu-

LQJ�WKLV�ZRUN��*HWWLQJ�UHLPEXUVHG�IURP�+8'�
for providing counseling was challenging for 

the interviewees. Sometimes organizations 

used their own funds to provide these services. 

$�SURJUDP�GLUHFWRU�DW�DQ�$VLDQ�$PHULFDQ�IR-

FXVHG�+&$�GHVFULEHG�WKH�GLOHPPD�WKH\�IDFHG��
´,W� KDV� EHHQ� YHU\� GLIÀFXOW� IRU� XV� WR�PDQDJH�
RXU�EXGJHW���0RVW�RI� WKH� WLPH��+8'�DVNV�XV�
to submit our proposal…late in the year, like 

December or January, but the funding period 

KDV�DOUHDG\�VWDUWHG��6R�OHW·V�VD\�+8'�IXQGLQJ�
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is from October to September, but they ask 

us to submit proposal in December, and they 

wouldn’t provide like an award until July or 

$XJXVW�� 6R�ZH� DUH� RSHUDWLQJ�ZLWKRXW� EXGJHW�
IRU�QLQH�PRQWKV�WKLV�\HDU�«+RZ�FDQ�ZH�SODQ�
this? We can’t…it impacts to our performance.” 

1RW� RQO\� ZDV� LW� GLIÀFXOW� WR� REWDLQ� PRQH\�
IURP� +8'�� EXW� DOVR� RWKHUV� PHQWLRQHG� WKH�
GLIÀFXOW\� RI� ÀQGLQJ� QHZ� VRXUFHV� RI� VXS-

SRUW�� 7KH� SUHVLGHQW� RI� D� QDWLRQZLGH� +&$�
FODLPHG�� ´1R� RQH·V� H[FLWHG� DERXW� JLYLQJ�
money to foreclosure anymore …So the dan-

ger in that is that people may not get the help 

they need.” Finding the resources to help 

struggling homeowners was especially dif-

ÀFXOW� ZKHQ� KRPHRZQHUVKLS� DVVLVWDQFH� ZDV�
not the primary focus of the organization, 

and the number of clients served was small. 

The interviewed organizations responded to 

the funding shortage in various ways. Some 

fundraised and made new partnerships. Oth-

ers “were laying off staff…reducing salaries 

across the board, and things like that,” a rep-

UHVHQWDWLYH� RI� DQ� $VLDQ� $PHULFDQ� DGYRFDF\�
JURXS�UHFDOOHG��7KH�GLUHFWRU�RI�DQ�$VLDQ�$PHU-
LFDQ�IRFXVHG�+&$�ZLWK�PDQ\�.RUHDQ�FOLHQWV�
summarized, “We are doing this with such 

limited resources and really the industry is so 

messed up. I mean it really feels like you have a 

OLWWOH�EXFNHW�WR�ÀJKW�D�WLGDO�ZDYH��$QG�\RX�GHDO�
ZLWK�RQH�WLGDO�ZDYH�EXW�WKHUH·V�OLNH����PLOOLRQ�
RWKHU� WLGDO�ZDYHV� WKDW� FRQWLQXH� WR� FRPH�µ�$�
6DQ�*DEULHO�9DOOH\�+&$�DGPLWWHG��´:H�GRQ·W�
KDYH�HQRXJK�IXQGLQJ���WR�PDNH�RXU�ZRUNÁRZ�
easier, faster, effective.” Lack of funding af-

fected staff morale and mental health. The 

GLUHFWRU� RI� D� /RQJ� %HDFK� +&$� VDLG�� ´,� DP�
tired…When our grants come in slow and we 

KDYH�WR�ÀJKW�IRU�RXU�GROODUV�WKDW�ZH·YH�HDUQHG��
it wears on you…I can’t run this place and tell 

the owner of the building ‘I don’t have your 

money because we saved thousands of peo-

ple’s homes today.’ So that’s the reality of it.”  

Non-English speaking clients, as well as those 

IURP�YXOQHUDEOH�SRSXODWLRQV��H�J��VHQLRUV��SHU-

VRQV�ZLWK�GLVDELOLWLHV��HWF����ZHUH�PRUH�UHVRXUFH�
DQG�WLPH�LQWHQVLYH�WR�VHUYH��$�SURJUDP�GLUHF-
WRU�DW�DQ�$VLDQ�$PHULFDQ�IRFXVHG�+&$�VHUY-
LQJ� PDQ\� 6RXWKHDVW� $VLDQ� FOLHQWV� LOOXVWUDWHG�
how these issues surfaced in a recent case: 

“One of our clients she is totally, totally mono-

lingual. But her husband speaks English you 

NQRZ�SUHWW\�ÁXHQWO\��EXW«>WKH� ORDQ�VHUYLFHU@�
wouldn’t speak with her husband because his 

name is not on the loan. So I actually helped 

them write a letter to submit to the bank saying 

that the wife authorizes her husband to speak 

on her behalf whenever the bank calls. But for 

some reason they…rejected that letter totally 

saying no, we are only going to use our inter-

preter. But then the interpreter that they hired 

is actually Laotian. Of course, they can speak 

Thai but it is not like a native Thai speaker you 

know. They are not Thai. There were a lot of 

miscommunication even with that interpreter, 

because she misinterpreted what my client 

was actually asking the agent from the bank.” 

Several of the organizations felt that funders 

were not sensitive enough to the challenges 

of serving a limited English speaking popu-

ODWLRQ� LQ� DOORFDWLQJ� IXQGLQJ�� +8'� VSHFLÀHV�
D� PD[LPXP� GROODU� DPRXQW� WR� DVVLVW� D� FOLHQW�
for counseling or group education. Yet, it of-

ten cost the interviewed organizations more 

IXQGV� WKDQ�+8'�DOORZV�� HVSHFLDOO\�ZLWK� WKH�
back and forth translation services and clari-

ÀFDWLRQV�WKDW�FDPH�ZLWK�D� ODUJH� OLPLWHG�(QJ-
lish-speaking caseload. The director of an 

$VLDQ� $PHULFDQ� DGYRFDF\� JURXS� REVHUYHG�
WKDW��DV�D�UHVXOW��PDQ\�&%2V�DQG�+&$V�WKDW�
served these populations “had net losses.” 

Paying for help

7KUHH�TXDUWHUV�RI�WKH�LQWHUYLHZHG�KRPHRZQ-

ers resorted to hiring attorneys and other real 

estate professionals as a last ditch effort to save 

their homes. Walt worked with a bankruptcy 

attorney when he was unemployed and strug-

gling to make payments on his two mortgages. 

&KLHQ�� 7LIIDQ\�� 1DGLID�� DQG� *XLOOHUPR� DOVR�
contacted an attorney after becoming frus-

WUDWHG� ZLWK� WKH� ORDQ� PRGLÀFDWLRQ� SURFHVV��
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6RPH� RI� WKH� LQWHUYLHZHG� KRPHRZQHUV� H[SH-
rienced positive results after paying for loan 

UHÀQDQFH� RU� PRGLÀFDWLRQ� VHUYLFHV�� 1DGLID��
for instance, used her attorney to success-

fully modify her loan, lowering her principal 

E\�����������%XW�KDYLQJ�D�QHJDWLYH�H[SHULHQFH�
was more common. Marcelo, for instance, 

hired a lawyer whose ad he heard on KFI 

$0� ���� UDGLR�� %XW� DIWHU� ������� LQ� IHHV� DQG�
minimal changes to his loan, he realized that 

LW� ZDV� D� VFDP�� 3ULRU� WR� ÀQGLQJ� WKH� DWWRUQH\��
Nadifa sought the help of a real estate agent, 

EXW� KH�ZDQWHG� WR� FKDUJH� KHU� ������� XSIURQW�
to help her lower the interest on her loan.

The majority of the interviewed organizations 

���RI�����EHOLHYHG�WKDW�PRVW�RI�WKH�SULYDWH�EXVL-
nesses and attorneys that their clients worked 

ZLWK� WR� KHOS� UHÀQDQFH�RU�PRGLI\� WKHLU� ORDQV�
ZHUH�VFDP�DUWLVWV��EHFDXVH� WKH\� UHTXLUHG� IHHV�
to be paid up front and had little accountabili-

W\��$�PXOWLVWDWH�+&$�H[SODLQHG�KRZ�WKH�VFDP-

mers would prey on clients: “When a family 

goes into default, it’s public. They get public 

QRWLFH��:H�DUH�D�QRQ�MXGLFLDO�VWDWH��VR�LW·V�ÀOHG�
with the counties. So we have scammers and 

people who are out there...looking at these 

OLVWV��>DQG@�EX\LQJ�WKLV�IURP�WKH�FRXQWLHV��$QG�
they would approach either clients through 

direct mail, direct phone.” The director of 

DQ�$VLDQ�$PHULFDQ�IRFXVHG�+&$�ZLWK�PDQ\�
Korean clients lamented, “The scammers put 

out a lot of noise out there to confuse and 

WDNH� DGYDQWDJH� DQG� DEXVH� SHRSOH�µ� $� FRXQ-

VHORU� DW� D� 6DQ� *DEULHO� 9DOOH\� +&$� FODLPHG�
WKDW� WKHLU� FOLHQWV� W\SLFDOO\� ORVW� IURP� �������
WR� �������� LQ� WKHVH� VFKHPHV³VHUYLFHV� WKDW�
matched the ones that they provided for free.

Interestingly, some homeowners perceived 

WKDW� WKH� VHUYLFHV�RIIHUHG�E\�QRQ�SURÀWV�ZHUH�
RI�SRRUHU�TXDOLW\�WKDQ�WKRVH�RIIHUHG�E\�ODZ\HUV�
and other professionals for hire because they 

were free. There was a sense that “you get what 

\RX�SD\�IRU�µ�$�SURJUDP�GLUHFWRU�DW�DQ�$VLDQ�
$PHULFDQ�IRFXVHG�+&$�ZLWK�PDQ\�6RXWKHDVW�
$VLDQ�FOLHQWV�H[SODLQHG��́ )RU�D�ORW�SHRSOH��ZKHQ�
they see something as free service, then they 

think that it’s not going to work. They think 

it’s a scam. ‘Oh, it’s free, it must not be legit.’ 

%XW�WKLV�SHUVRQ�LV�FKDUJLQJ�PH���������SURE-

ably legit. So they actually want to pay.” 

7KH�LQWHUYLHZHG�RUJDQL]DWLRQV�WULHG�WR�H[SRVH�
what they believed were scams and convince 

potential homeowners that they could be 

trusted. They appeared on ethnic television 

networks and other media to inform the pub-

lic that there were alternatives to paying for 

help. They stressed that housing counseling is 

a legally mandated free service, and that law-

yers should only bill you at the end after they 

have completed their tasks. They also reported 

lawyers that had shady practices to the state 

bar. The counselor at the San Gabriel Valley 

+&$�VDLG�LW�LV�GLIÀFXOW�IRU�D�VPDOO�QRQ�SURÀW�WR�
compete with these scammers and their prolif-

ic advertising: “What’s happening is we’re get-

ting beat out through advertisements by a law 

ÀUP�RU�WKHVH�ELJJHU�RUJDQL]DWLRQV�«ZH�GRQ·W�
have that advertisement capability...the radio 

spiels, the media, the commercials. We’re up 

DJDLQVW�WKHVH�ELJ�JX\V��)RU�D�QRQ�SURÀW�OLNH�XV��
doing it for free, clients think that we’re not as 

great as they are, because they’re charging, and 

they are doing it faster...Spanish [television and 

radio], they completely saturate that media.” 

Just as immigrants were at times taken advan-

tage of by co-ethnics in the process of origi-

nating a loan, so were they misled in the pro-

cess of modifying it. Paying a fee up front to 

fund an attorney or other private entity was 

common among interviewed homeowners 

IURP�WKH�LPPLJUDQW�H[SHULHQFH��/XLV��D�0H[L-
FDQ�LPPLJUDQW��ZDV�VFDPPHG�RXW�RI��������E\�
a debt reduction company that he heard about 

on the radio. “I contacted one of those com-

panies that claim to cut your debt by half,” 

he recalled. “There was a lot of paperwork 

involved, and everything was dealt by phone 

RQO\��6R� WKH\�NHSW� WHOOLQJ�PH� WR�ÀOO� D�FHUWDLQ�
IRUP� DQG� WDNH� LW� WR� WKH� EDQN�� WKHQ�ÀOO� VRPH�
other forms and much paperwork…I don’t 

HYHQ� WKLQN� WKH\� KDYH� RIÀFHV� KHUH�� WKRXJK��
since everything was talked over the phone.” 
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7KH� VWUHVV� RI� WU\LQJ� WR� UHÀQDQFH� KLV� PRUW-
gage mounted. “I was really feeling stressed 

and pressured because of the debt. The phone 

ZRXOG�QRW�VWRS�ULQJLQJ��WKH�EDQN�ZDV�FDOOLQJ�
my home, and at one point I was going to the 

doctor three or four times a week, that’s how 

EDG�LW�JRW��7KH�GRFWRU�WROG�PH�,�ZDV�ÀQH��EXW�
recommended [for] me to see a psychiatrist.”

The attorneys and real estate professionals 

that immigrant homeowners contracted with 

ZHUH� DW� WLPHV� FR�HWKQLFV�� $� SURJUDP� GLUHF-
WRU�DW�DQ�$VLDQ�$PHULFDQ�IRFXVHG�+&$�ZLWK�
PDQ\�6RXWKHDVW�$VLDQ�FOLHQWV�ODPHQWHG�WKDW�D�
few of these operations were run by “promi-

QHQW� ÀJXUHV� LQ� RXU� FRPPXQLW\�µ� 7KH� UHSUH-
VHQWDWLYH� RI� DQ� $VLDQ� $PHULFDQ� &%2� ZLWK�
PDQ\� 3DFLÀF� ,VODQGHU� FOLHQWV� DGPLWWHG� WKDW�
scams run by co-ethnics in the community 

ZHUH�´WKH�ZRUVW�SDUW�µ�+H�H[SODLQHG��´:H�KDG�
Filipino real estate professionals who got these 

people in these horrible situations, some-

times fraudulently, sometimes using preda-

tory practices. These are the same people who 

said, ‘Oh, we can help you now that you are 

in foreclosure’…[they were] asking for mon-

ey up front and all these other crazy scams.” 

Language barriers may have discouraged im-

migrants from directly working with their loan 

VHUYLFHU��UHO\LQJ�LQVWHDG�RQ�SULYDWH��DQG�VRPH-
WLPHV� SUHGDWRU\�� ORDQ� UHÀQDQFH� DQG� PRGL-
ÀFDWLRQ� VHUYLFHV�� 7KH� GLUHFWRU� RI� DQ� $VLDQ�
$PHULFDQ�&%2�VHUYLQJ� WKH�.RUHDQ�FRPPX-

QLW\�HVWLPDWHG�WKDW�����RI�WKHLU�FOLHQWV�UHOLHG�
on private companies, including co-ethnic 

ODZ\HUV�� ODUJHO\� EHFDXVH� RI� GLIÀFXOWLHV� FRP-

municating directly with mainstream lenders. 

´%XW� WKH� H[SHULHQFH�ZDV�QRW� WKDW� JRRG�µ� WKH�
GLUHFWRU�H[SODLQHG��´���PRVWO\�VFDPV�µ�(WKQLF�
newspapers and radio programs were com-

plicit in running ads by predatory companies.

Most perniciously, scammers at times target-

ed borrowers through their family members. 

Seniors were particularly vulnerable to being 

YLFWLPL]HG�LQ�WKLV�ZD\��$�W\SLFDO�VFKHPH�ZDV�WR�
JHW�D�VHQLRU�RQ�D�À[HG�LQFRPH�WR�UHÀQDQFH�LQWR�

what would turn into an unaffordable mort-

JDJH��)RU�H[DPSOH��D�VHQLRU�UHFHLYLQJ�OHVV�WKDQ�
�������PRQWKO\� LQ�6RFLDO�6HFXULW\�ZRXOG�SD\�
��������WR�EH�UHÀQDQFHG�LQWR�D����������ORDQ���
$�PDQDJHU�DW�D�/RV�$QJHOHV�+&$�ZLWK�PDQ\�
$IULFDQ�$PHULFDQ�DQG�RWKHU�FOLHQWV�HVWLPDWHG�
WKDW�����RI� WKHLU�VHQLRU�FOLHQWV�ZHUH�YLFWLPV�
RI�SUHGDWRU\�UHÀQDQFLQJ���6KH�H[SODLQHG��´6H-
niors, they don’t know.  Because some family 

member, some person that was close to them, 

that they trusted…had them signing docu-

ments that they had no idea they were sign-

LQJ�� � +RXVHV� DOPRVW� SDLG� RII�� RU� KRXVH� SDLG�
off, and [they] receive a [foreclosure] notice 

RQ� WKHLU�GRRU«µ�$�IRUHFORVXUH�FRXOG� UDSLGO\�
GLPLQVK� D� VHQLRU·V� TXDOLW\� RI� OLIH�� 7KH�PDQ-

ager continued: “[Many seniors] have been in 

their house 20 plus years, and this is the only 

home they know. If you move them out of the 

atmosphere or area that they are comfortable 

with, it is very hard.” The manager has seen 

seniors become homeless, have a stroke or 

heart attack, or pass away in the middle of a 

trying to right their mortgage. She admitted, 

“Personally, I have been to hospitals to deliver 

ÁRZHUV� WR� VHQLRUV�� DQG� LW� EUHDNV� P\� KHDUW�µ

COMING TO A RESOLUTION

The troubleshooting strategies that homeown-

ers undertook resulted in one of two resolu-

tions: staying in the home and continuing 

to make payments or leaving the home as a 

result of a foreclosure or short sale. Eight of 

WKH���� LQWHUYLHZHG�KRPHRZQHUV�KDG� UHDFKHG�
D�UHVROXWLRQ��IRXU�ZHUH�VWLOO�LQ�WKH�OLPER�VWDWH�
RI� QRW� PDNLQJ� SD\PHQWV�� 2I� WKH� HLJKW�� VL[�
were still in their homes and making pay-

ments. Some of the homeowners that were 

making payments, however, were still at risk 

RI�GHIDXOW��&KLHQ��IRU�LQVWDQFH��LV�EDUHO\�PDN-
LQJ�KLV�PRQWKO\�SD\PHQW��+H�LV�QRW�VXUH� LI� LW�
is worth the effort. The time and resources 

that it takes to make the monthly payment 

has curbed his social life and diminished his 

savings. Two of the interviewed homeowners 

were no longer living in their homes. Boupha’s 

family underwent foreclosure, and Guillermo 
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sold his home in a short sale. In addition, two 

LQWHUYLHZHHV��&KLHQ�DQG�:HQ��VROG�RU�XQGHU-
went foreclosure on investment properties.

The interviewed organizations’ estimates of 

the proportion of their clients that underwent 

IRUHFORVXUH�YDULHG�ZLGHO\��IURP�����WR�����RI�
those that sought help.  Some clients opted for a 

VKRUW�VDOH��$OWKRXJK�QRW�DOO�RI�WKH�RUJDQL]DWLRQV�
had data on the number of short sales, several 

+&$V� HVWLPDWHG� WKDW� DSSUR[LPDWHO\� ���� WR�
����RI�WKHLU�FOLHQWV�ZHQW�WKURXJK�D�VKRUW�VDOH��

A) STAYING IN THE HOME OR 
LEAVING

Some of the interviewed homeowners made 

DQ� H[SOLFLW� GHFLVLRQ� WR� NHHS� RU� ORVH� WKHLU�
house. Others felt that their resolution was 

a product of outside forces. Regardless of 

their outlook, the process of striving to be-

come current with payments or preparing 

to leave the home caused physical and emo-

tional distress. Several of the interviewed 

organizations noticed ethnic differences in 

whether clients stayed in or left the home.  

Making a decision

The majority of the interviewed homeowners 

GHVFULEHG�PDNLQJ�DQ�H[SOLFLW�FKRLFH�WR�VWD\�LQ�
their homes. The reasons for doing so were at 

once pragmatic and emotional. Paula, Luis, 

and Marcelo were motivated by pragmatic rea-

VRQV��$IWHU�UHFHLYLQJ�D�PRGLÀFDWLRQ�WKDW�VWLOO�
OHIW� WKHP�ÀQDQFLDOO\� VWUDSSHG��3DXOD� DQG�KHU�
husband researched what was happening to 

rents in the region. “We did think about walk-

ing away,” she admitted. “We were just won-

dering if it’s just worth it to keep putting our 

money, our savings, everything that we have 

worked for, into this house. But…rent went up, 

so again it was either renting or buying and…

rent was just as much as paying for the mort-

gage payment. So we decided not to [leave].” 

3URYLGLQJ� IRU�D� IDPLO\�JDYH�DQ�H[WUD�SXVK� WR�
VRPH�RI�WKH�KRPHRZQHUV�WR�ÀQG�D�ZD\�WR�VWD\�
in their home. Luis’ and Marcelo’s decisions 

to stay in their homes rather than walk away 

were driven by their desire for upward socio-

economic mobility for their families. “I have 

WZR� VRQV� DQG�P\� GDXJKWHU�µ� /XLV� H[SODLQHG��
“so [the reason] was to stay together, to help 

them succeed so they can buy their own hous-

es…” Marcelo’s dream is to “pay that home 

off and pass it off to my kids when we die.”

Marcelo, Tiffany, Nadifa, and Walt were mo-

tivated by emotional reasons to stay in their 

homes. Marcelo’s decision to stay in his home 

DOVR�ZDV� LQÁXHQFHG�E\�WKH�SRVVLEOH�VKDPH�RI�
having to foreclose. “We were actually embar-

rassed,” he admitted. “We were not proud of 

going through that situation and did not want 

our friends to know. It would have been a 

very devastating for us as a married couple…I 

would have felt as a big failure, to not be able 

to provide for my wife and my family.” Tiffany, 

Nadifa, and Walt were emotionally attached 

to their homes and described themselves as 

´ÀJKWHUVµ�LQ�WKH�SURFHVV�RI�VDYLQJ�WKHP��7LIID-
ny’s home is underwater, and she has struggled 

WR�REWDLQ�D�PRGLÀFDWLRQ��:KHQ�DVNHG�ZK\�VKH�
KDV�VWD\HG��VKH�H[FODLPHG��´,�ORYH�P\�KRPH�µ��
Similarly Nadia, who is also underwater, felt 

obligated to keep her promise to pay for her 

KRXVH� DQG� ´VWLOO� EHOLHYHG� LQ� >WKH� $PHULFDQ@�
dream.” Walt also was determined to save his 

KRPH��+H�NHSW�SUHVVXULQJ�WKH�EDQN�WR�JLYH�KLP�
D�ORDQ�PRGLÀFDWLRQ��ZKLFK�WKH\�FODLPHG�KH�ZDV�
ineligible for because he had previously denied 

one that he had never seen. “I was doing ev-

erything that I could. I started writing letters 

WR�P\�&RQJUHVVPDQ��+H� VWDUWHG� VHQGLQJ� OHW-
WHUV�IURP�KLV�RIÀFH�RQ�P\�EHKDOI«�,W�ZDV�RQH�
RI�WKH�PRVW�GHYDVWDWLQJ�WKLQJV«�«DIWHU�ÀJKW-
ing for over three years and doing everything 

,�FRXOG��WR�ZDON�XS�WR�P\�GRRU�DQG�ÀQG�WKLV�
[foreclosure notice] taped onto my front door.”

Accepting what’s out of your control

$� PLQRULW\� RI� WKH� KRPHRZQHUV� IHOW� WKDW�
whether they stayed or walked away was de-

MORE THAN HALF OF THE SURVEY 
RESPONDENTS (21 OF 34) WERE STILL 
MAKING MORTGAGE PAYMENTS. 
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termined by outside forces. Wen had a more 

fatalistic attitude about how her situation re-

solved. Of her investment properties in Las 

Vegas, three went through a short sale and one 

ZDV�IRUHFORVHG��6KH�ZDV�DEOH�WR�UHÀQDQFH�WKH�
ÀUVW� ORDQ�RQ�KHU�SULPDU\� UHVLGHQFH�� UHGXFLQJ�
WKH�PRQWKO\�SD\PHQW�IURP��������WR���������
She summarized her situation: “Life is like 

this. If you earn money, you enjoy. If you lose 

money, it’s sad. But what can you do?” Guiller-

mo also felt that many conditions were out of 

KLV�FRQWURO��+H�IRXQG�RXW�KH�KDG�D�VHULRXV�LOO-
ness, which caused him to leave a lucrative ca-

UHHU�LQ�UHDO�HVWDWH��+LV�KRPH�YDOXH�GHFOLQHG�E\�
more than half, preventing him from selling 

it. Being underwater and trying unsuccessfully 

to modify her loan and short sell her home, 

Teresa, also felt that her fate would be deter-

mined by outside forces. “When they kick us 

out,” she said, “they kick us out…no one can 

give me an answer at the bank…they give me 

a number, then another number, then another 

number, and I said you know what? Forget 

it. I’ll just leave when they tell me to leave.”

Ethnic group differences 

Differences in residential segregation and 

community attachment among ethnic groups 

PD\� KDYH� LQÁXHQFHG� ZKHWKHU� KRPHRZQHUV�
VWD\HG� LQ� RU� OHIW� WKHLU� KRPHV�� $� GLUHFWRU� DW�
DQ�$VLDQ�$PHULFDQ� DGYRFDF\� JURXS� IHOW� WKDW�
VLQFH�$VLDQ�$PHULFDQV�ZHUH�PRUH�JHRJUDSKL-
cally dispersed and connected to institutions 

outside their neighborhoods than Latinos, 

they were more likely to walk away. “Lati-

QRV�µ� KH� H[SODLQHG�� ´PRUH� FORVHO\� LGHQWLÀHG�
with their kids who were at this school. They 

were good friends with the neighbors. They 

IHOW�KDUGHU�DERXW�PRYLQJ«WKDQ�DQ�$VLDQ�ZKR�
IHOW� OLNH�� ¶$V� ORQJ� DV� ,·P� LQ� WKLV� JHQHUDO� SDUW�
of east San Gabriel Valley, you know, there’s 

other places,’ whereas other [ethnic groups] 

felt more rooted to like their church that 

was down the street, and things like that.” 

Three other staff from organizations that 

served Latinos mentioned that they may have 

been more emotionally invested in homeown-

HUVKLS�WKDQ�RWKHU�HWKQLF�JURXSV��$�FRXQVHORU�
DW�D�6DQ�*DEULHO�9DOOH\�+&$�VDLG�WKDW�IRU�KHU�
Latino clients, “It can be a cultural thing” or 

´D�VWDWXV�VLWXDWLRQ�µ�7KH\�H[SODLQHG��´7KH\·UH�
trying to compete. Like the home that they 

had before and the lifestyle that they lived 

before. Let’s say somebody had been laid off, 

and they are still trying to live up to that sta-

tus, and it’s not working…they are still liv-

ing in this huge home that they can’t afford. 

It’s a status symbol…they still want to keep it 

XS�µ�$�GLUHFWRU�DW�$VLDQ�$PHULFDQ�&%2�ZLWK�
many Korean clients also felt that Koreans 

DQG�.RUHDQ�$PHULFDQV�PD\�EH�PRUH�LQYHVWHG�
in maintaining homeownership than other 

JURXSV��7KH\� H[SODLQHG�� LQ� ´WKH�.RUHDQ� FXO-
ture, home is very important. [It has a] very 

high value for our community members.”  

Health effects

7KH� WKUHDW� �DQG� IRU� VRPH� WKH� UHDOL]DWLRQ�� RI�
foreclosure wreaked havoc on the interviewed 

homeowners’ physical and emotional health. 

Teresa, who is still in her home but not mak-

ing payments and is underwater with her 

mortgage, said, “I got sick. I think I got dia-

betes because of all the worrying that I went 

WKURXJK�µ�&DUO��ZKR�ZDV�LQ�WKH�VDPH�VLWXDWLRQ��
H[SODLQHG�� ´7KHUH·V� WKH� VWUHVV�RI�EHLQJ� DORQH�
in the process. Not knowing who to turn to 

or what to do is incredible...there’s the sleep-

lessness, the insomnia that comes with it. I 

was worried about what’s going to happen 

and where you’re going to be, that’s tough.” 

+HDOWK�SUREOHPV�ZHUH�FRPPRQ�DPRQJ�WKH�LQ-

terviewed organizations’ clients. The director 

RI�D�/RQJ�%HDFK�+&$�ZDWFKHG�SHRSOH�EHFRPH�
seriously ill, suicidal, or even die during this 

SURFHVV�� $� IHZ� RI� WKH� FRXQVHORUV� SHUFHLYHG�
their role as not only helping their clients navi-

JDWH�WKH�ORJLVWLFV�RI�WKH�ORDQ�UHÀQDQFH��PRGL-
ÀFDWLRQ��DQG�IRUHFORVXUH�SURFHVV��EXW�DOVR�UH-
storing balance to their physical and mental 

health. Part of this involves getting clients to 

understand that the events were out of their 

control. The representative of a multistate 

+&$�ZRXOG�WHOO�FOLHQWV��´<RX·UH�QRW�D�IDLOXUH�
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EHFDXVH�\RX�KDG�D�ÀQDQFLDO�VHWEDFN��<RX�KDG�
a circumstance out of your control, maybe job 

loss, bought a home, you didn’t understand the 

terms, whatever the situation. There’s hope go-

ing forward.” They get them to think about the 

future, such as “how much will it cost to rent a 

smaller home in your neighborhood” and oth-

er logistics. The representative added, “That’s 

ZKHUH� RXU� FRXQVHOLQJ� KDV� UHDOO\� KHOSHG³
[to] restore hope and stability to families.”

B) WORKING TOWARDS A NEW 
BEGINNING

Whether or not the homeowners ended up 

staying in or leaving their homes, they went 

WKURXJK� PDQ\� FKDQJHV� DIWHU� WKH� H[SHUL-
HQFH�� +RPHRZQHUV� WKDW� OHIW� KDG� WKH� LQL-
WLDO� WDVN� RI� ÀQGLQJ� DQRWKHU� SODFH� WR� OLYH��
$OO� ZRUNHG� WR� UHJDLQ� ÀQDQFLDO� VWDELOLW\�

Transitioning to a new home

$Q� LPPHGLDWH� VWUHVV� IDFHG� E\� KRPHRZQHUV�
that undergo foreclosure or sell their home 

WKURXJK� D� VKRUW� VDOH� LV�ÀQGLQJ� DQRWKHU�SODFH�
to live on bad credit. Walt has not yet under-

gone foreclosure, but it is imminent. In the 

meantime, he rented an apartment and is sav-

ing the money that he would have put towards 

the mortgage payment. The two interviewed 

homeowners that left their homes were also 

living in rentals. Guillermo transitioned to an 

apartment with the help of a housing coun-

VHORU��+LV� UHFHLSW�RI�6RFLDO�6HFXULW\�GLVDELOLW\�
pay advantaged him in the apartment search 

SURFHVV�� $ERXW� WZR�WKLUGV� RI� KLV� EHQHÀWV��
KRZHYHU�� JR� WR� UHQW�� %RXSKD� H[SODLQHG� WKDW�
LW�ZDV� KDUG� IRU� KHU� IDPLO\� WR� ÀQG� D� SODFH� WR�
rent because no one would co-sign for them. 

+HU� GDG� HYHQ� FRQVLGHUHG� EDQNUXSWF\�� 7KUHH�
RWKHU� LQWHUYLHZHHV�� 3DXOD�� &KLHQ�� DQG� &DUO��
also were concerned about high rents, when 

they were considering leaving their homes.

$FFRUGLQJ�WR�WKH�PDMRULW\�RI�WKH� LQWHUYLHZHG�
organizations, clients who leave their homes 

PRVW�RIWHQ�EHFRPH�UHQWHUV��$�FRQFHUQ�DPRQJ�
the representatives was that their clients’ 

PRQWKO\�UHQWDO�SD\PHQWV�RIWHQ�H[FHHGHG�WKHLU�
mortgage payment after foreclosure. This hap-

pened in part because heated demand for rent-

DOV� H[HUWHG� XSZDUG� SUHVVXUH� RQ� UHQWV� LQ� WKH�
UHJLRQ�� DV� SUHYLRXVO\� GLVFXVVHG�� +RPHRZQ-

ers that have undergone foreclosure and do 

not become renters may move in with family. 

6RPH� RI� WKH� LQWHUYLHZHG� RUJDQL]DWLRQV� H[-
pressed that this was more prevalent among 

/DWLQRV�DQG�$VLDQ�$PHULFDQV��$W�ZRUVW��IDPL-
lies who underwent foreclosure may become 

KRPHOHVV��7KH�GLUHFWRU�RI�D�/RQJ�%HDFK�+&$�
WKDW� VHUYHG� ������ SHRSOH� RYHU� WKH� SDVW� IRXU�
DQG�D�KDOI�\HDUV�HVWLPDWHG�WKDW�DERXW�����RI�
those that lost their home became homeless.

There may be nativity status and ethnic differ-

ences in whether households who underwent 

foreclosure planned on becoming homeown-

HUV� DJDLQ�� 6HYHQ� RXW� RI� WKH� ��� RUJDQL]DWLRQV�
interviewed said that they felt the majority of 

households that foreclosed wanted to become 

homeowners again. “The dream of home-

ownership is alive and healthy in the Latino 

FRPPXQLW\� IRU� VXUH�µ� H[FODLPHG� D� UHSUHVHQ-

WDWLYH� IURP� D� /DWLQR�$PHULFDQ� DGYRFDF\� RU-
ganization. To prepare for the wave of home-

buyers that have undergone foreclosure but 

are planning on purchasing again once their 

credit is repaired, some of the organizations 

are shifting their resources away from fore-

closure counseling to homebuyer education. 

THE MAJORITY OF THE SURVEY RESPONDENTS (23 OF 
34) CURRENTLY OWN A HOME. AMONG THE TEN THAT NO 
LONGER OWN THEIR HOME, THREE WERE LIVING IN THEIR 
HOME, AND SEVEN WERE RENTING A HOME OR APARTMENT.

NO RESPONDENTS WERE LIVING WITH FAMILY OR FRIENDS 
OR WERE HOMELESS. 
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In contrast, a few of the organizations, such 

DV� WKH� $VLDQ� $PHULFDQ� IRFXVHG� +&$� ZLWK�
PDQ\�6RXWKHDVW�$VLDQ�FOLHQWV��REVHUYHG�PRUH�
hesitation from clients about becoming a ho-

PHRZQHU�DJDLQ��$�UHSUHVHQWDWLYH�IURP�D�PXO-
WLVWDWH�+&$� VDLG�� ´)RU� D�PRPHQW�� >WKH� IRUH-
closure crisis] left a sour taste in our mouth.” 

7KH� GLUHFWRU� RI� D� /RQJ�%HDFK�+&$�� IRU� LQ-

VWDQFH�� HVWLPDWHG� WKDW�����RI�KHU� FOLHQWV� DUH�
not planning on purchasing another home, 

because they are too “dismayed” and “jaded.”

Recouping finances

$OO� RI� WKH� LQWHUYLHZHG� KRPHRZQHUV� VWURYH�
WR�UHJDLQ�WKHLU�ÀQDQFLDO�VWDELOLW\��0RVW�RI�WKH�
interviewees felt that their household’s cur-

UHQW�ÀQDQFLDO�VLWXDWLRQ�ZDV�´RND\µ�RU�´JRRG�µ�
Their situation improved because they started 

ZRUNLQJ�DJDLQ��ÀQLVKHG�VFKRRO��RU�UHFHLYHG�À-

nancial aid from the government and other en-

tities. One program mentioned as particularly 

helpful by the interviewed organizations was 

WKH� &DVK� IRU� .H\V� SURJUDP��1DWLRQDO�0RUW-
gage Settlement payouts, on the other hand, 

were considered a “joke” by one of the inter-

viewed organizations, because the funds were 

too low to enable a household that has un-

dergone foreclosure to get back on their feet. 

)RU�WKH�UHPDLQGHU�WKDW�VWLOO�IHOW�ÀQDQFLDOO\�XQ-

stable, a lack of savings, damaged credit, and 

persistent unemployment in the household 

ZHUH� DPRQJ� WKH� FRQWULEXWLQJ� IDFWRUV�� $V� D�
PDQDJHU�RI�D�PXOWLVWDWH�+&$�VWDWHG��́ :H�FDQ·W�
tell you how many homeowners we talked to 

>WKDW@�KDYHQ·W�PDGH�D�PRUWJDJH�SD\PHQW�IRU����
PRQWKV��$QG�ZH·UH�OLNH��¶:HOO��ZKDW�KDYH�\RX�
EHHQ�GRLQJ�ZLWK� WKDW�PRQH\"·�$� ORW�RI� IDPL-
lies have been unemployed, and what little bit 

money [they can bring in] they [are] literally 

paying for food and things like that…other 

families have some interesting things going 

on with their lifestyle--maybe there’s been a 

divorce, so instead of two breadwinners in the 

household, there’s only one.  But the other per-

son can’t account for what they have done with 

any of that arrearage money--it’s just gone.”
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In the remainder of the report, we highlight 

promising strategies to remedy persistent is-

sues with the lack of understanding of loan 

terms and linguistic and cultural barriers. In 

DGGLWLRQ�� ZH� VXJJHVW� ZD\V� WR� DLG� &%2V� DQG�
+&$V� LQ� SURYLGLQJ� KROLVWLF� FRXQVHOLQJ� WR�
troubled homeowners, particularly those com-

LQJ� IURP� WKH� LPPLJUDQW� H[SHULHQFH��:H� DOVR�
address recent legislative changes to help ho-

PHRZQHUV�LQ�&DOLIRUQLD��DV�ZHOO�DV�SRWHQWLDO�LQ-

terventions to remedy structural causes of the 

foreclosure crisis. We conclude by summariz-

ing the primary contributions of the research. 

RECOMMENDATIONS

A) COMPREHENSIVE HOMEOWNER 
EDUCATION AND COUNSELING

This research reiterates the importance of 

homebuyer education and counseling in fos-

tering sustainable homeownership. Both the 

interviewed homeowners and organizations 

stressed its positive effects. Education and 

counseling are needed at different stages: 

SUH�SXUFKDVH��WR�VDYH�DQG�EX\�D�KRPH���SRVW�
SXUFKDVH��WR�EXGJHW�WR�SD\�WKH�PRUWJDJH���GH-
IDXOW� RU� IRUHFORVXUH� �WR� UHÀQDQFH� RU� PRGLI\�
D�PRUWJDJH��� DQG� SRVW�IRUHFORVXUH� �WR� UHVROYH�
GHEW�DQG�FUHGLW�LVVXHV���)UHH�DQG�ZLGHO\�DYDLO-
able homeowner education programs are a 

great way to empower immigrants and other 

vulnerable groups in the process of obtain-

RECOMMENDATIONS 
AND CONCLUSIONS

LQJ�RU�PRGLI\LQJ� D� ORDQ��(LJKW�RI� WKH� ��� LQ-

terviewed organizations offered these services 

prior to the housing bust. Promisingly, nine of 

the organizations offered them after the bust. 

Demand for homebuyer education is high 

within the immigrant community in particular. 

For instance, the majority of the participants 

LQ�WKH������)UHGGLH�0DF�VWXG\�RI�$VLDQ�DWWL-
tudes toward homeownership wanted to have 

more information about the homebuying pro-

FHVV� �)UHGGLH�0DF� �������(PHUJLQJ� UHVHDUFK�
shows that troubled homeowners that received 

counseling through the National Foreclosure 

0LWLJDWLRQ� &RXQVHOLQJ� SURJUDP� LQ� WKH� ODWH�
2000s received lower monthly payments after 

ORDQ� PRGLÀFDWLRQ� DQG� ZHUH� ���� OHVV� OLNHO\�
to eventually undergo foreclosure than those 

ZKR�KDG�QRW�UHFHLYHG�FRXQVHOLQJ��0D\HU�HW�DO��
������� &RXQVHOLQJ� PD\� EH� SDUWLFXODUO\� FULWL-
cal to sustaining the homeownership of im-

migrant households, who may be less familiar 

ZLWK�8�6�� KRPH� OHQGLQJ� DQG� OHJDO� SURFHVVHV���

(YHQ�WKRXJK�&%2V�DQG�+&$V�SURYLGLQJ�FRXQ-

seling are at the foundation of sustainable ho-

meownership, our interviews reveal two chal-

lenges that these organizations face in helping 

KRPHEX\HUV��7KH�ÀUVW� LV�D� ODFN�RI�IXQGLQJ�WR�
provide holistic guidance to homeowners. 

$OO�EXW�RQH�RI� WKH� LQWHUYLHZHG�RUJDQL]DWLRQV�
claimed that they did not have enough re-

sources to get the work done. Those who had a 
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large immigrant clientele felt available resourc-

HV�ZHUH�HVSHFLDOO\�LQDGHTXDWH��VLQFH�SURYLGLQJ�
language translation and serving as cultural 

brokers were more time intensive. Meeting 

+8'·V�UHTXLUHPHQW�WR�VHUYH�D�VSHFLÀHG�QXP-

ber of clients pending the funding received 

was particularly onerous for those targeting 

LPPLJUDQWV�� &RPSRXQGLQJ� WKLV� LVVXH� WKDW�
serving clients was so time consuming, several 

of the interviewed counselors did not have the 

H[WUD�WLPH�RU�PRQH\�WR�DWWHQG�+8'�WUDLQLQJV��
$V�D�UHVXOW��WKHVH�FRXQVHORUV�ZHUH�QRW�DEOH�WR�
keep up with the latest best practices and legis-

lative changes affecting troubled homeowners. 

To overcome these challenges, we recommend 

WKDW� +8'� UHOD[� WKH� PD[LPXP� KRXUV�IXQG-

LQJ�SHU� FOLHQW� UHTXLUHPHQWV� IRU�RUJDQL]DWLRQV�
VHUYLQJ�D�PDMRULW\� LPPLJUDQW�FOLHQWHOH��+ROG-

ing trainings and other professional develop-

ment opportunities online through webinars 

and other forms rather than in-person would 

HQDEOH�PRUH�VPDOO�VFDOH��QRQ�SURÀWV�WR�EHQHÀW�
IURP�WKHP�ZKLOH�UHPDLQLQJ�ÀQDQFLDOO\�VROYHQW��
This format would also allow counselors to 

participate in these opportunities on their own 

WLPH��HQDEOLQJ� WKHP�WR�SXW� WKHLU�FOLHQWV�ÀUVW��
One of the organizations that we spoke with 

mentioned the webinars run by the National 

&RXQFLO� RI� /D� 5D]D� �1&/5�� WKDW� DGGUHVVHG�
state-level variation in legislation as a successful 

PRGHO�WKDW�+8'�FRXOG�OHDUQ�IURP�DQG�DGDSW���

New funding sources are also needed to help 

QRQ�SURÀWV�UHPDLQ�VROYHQW��SDUWLFXODUO\�WKRVH�
serving immigrants. These could come from 

SXEOLF�DQG�SULYDWH�VRXUFHV��+8'�FRXOG�FUHDWH�
D�VSHFLDO�ERRVWHU�JUDQW�WDUJHWHG�WR�QRQ�SURÀWV�
providing language translation and cultural 

brokering to a majority immigrant clientele. 

7KH�&RPPXQLW\�5HLQYHVWPHQW�$FW� FRXOG� EH�
H[SDQGHG�WR�DOORZ�EDQNV�WR�PHHW�WKH�UHTXLUH-
ment of lending in the communities where they 

are taking deposits by giving grants to linguis-

WLFDOO\� DQG� FXOWXUDOO\� FRPSHWHQW� QRQ�SURÀWV�
to support comprehensive homeowner edu-

cation and counseling in these communities.   

The second challenge that organizations face in 

providing holistic counseling to clients is com-

peting with attorneys and real estate profes-

sionals who guide homeowners through loan 

UHÀQDQFH�DQG�PRGLÀFDWLRQ�IRU�SURÀW��$�WKHPH�
was that homeowners, particularly those from 

WKH�LPPLJUDQW�H[SHULHQFH��YLHZHG�WKH�VHUYLFHV�
SURYLGHG�E\�IRU�SURÀW�RUJDQL]DWLRQV�DV�KLJKHU�
TXDOLW\� WKDQ� WKRVH� SURYLGHG� E\� QRQ�SURÀWV��
5HO\LQJ�RQ�IRU�SURÀW�RUJDQL]DWLRQV�GLVDGYDQ-

taged troubled homeowners in two ways. First, 

WR�WKH�H[WHQW�WKDW�WKH\�UHTXLUHG�WKHLU�VHUYLFHV�
EH�SDLG�XS�IURQW�� LW� WRRN�DZD\�IURP�ÀQDQFLDO�
resources available to pay the mortgage and 

may have made homeowners more vulnerable 

to default and foreclosure. Second, most of 

the interviewed organizations felt that these 

actors were scamming homeowners, because 

they were not held accountable for seeing 

WKHLU� ORDQ�UHÀQDQFH�RU�PRGLÀFDWLRQ�WKURXJK��

7KHUH� DUH� WZR� LQWHUYHQWLRQV� WKDW� &%2V� DQG�
+&$V�DUH�DEOH� WR�XQGHUWDNH� WR�UHPHG\�WKHVH�
issues. First, they could offer a nominal fee for 

their services as a way to convince clients of 

WKHLU� ZRUWK�� 7KH� /RQJ� %HDFK�+&$� WKDW� ZH�
spoke with, for instance, asked clients to bring 

in canned goods as payment for their services, 

which they contributed to their food pantry. 

$QRWKHU�RSWLRQ�LV�JLYLQJ�FOLHQWV�WKH�RSSRUWX-

nity to donate to the organization after they 

received services. These nominal contribu-

tions may help to minimize the potential stig-

ma of receiving “free” or “donation-based” 

help and increase clients’ sense of self-worth 

at a time of tremendous self-doubt by en-

abling them to give back to their community. 

Second, this research reveals the roles of 

word-of-mouth and co-ethnic social network 

marketing in guiding homeowners’ trouble-

shooting strategies, particularly among those 

IURP� WKH� LPPLJUDQW� H[SHULHQFH�� &%2V� DQG�
+&$V� VKRXOG� VWULYH� WR� LQWHJUDWH� WKHPVHOYHV�
into these social networks further to reveal 

the rewards of receiving free or cheap counsel-

LQJ�DQG�ORDQ�UHÀQDQFH�DQG�PRGLÀFDWLRQ�KHOS�
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DQG� WKH� ULVN�RI�ZRUNLQJ�ZLWK� H[SHQVLYH� �DQG�
SRWHQWLDOO\�GLVKRQHVW��DWWRUQH\V�DQG�RWKHU�UHDO�
estate professionals. In addition to advertis-

ing in ethnic and other media, tactics could 

include giving announcements at community 

events such as religious services and parent 

WHDFKHU� DVVRFLDWLRQ� �37$��PHHWLQJV� DQG� GLV-
WULEXWLQJ�LQ�ODQJXDJH�ÁLHUV�WR�DUHD�KRPHV�DQG�
posting them at the businesses that residents 

IUHTXHQW� �H�J�� JURFHU\� VWRUHV�� OLEUDULHV�� HWF����

B) LINGUISTICALLY AND CULTURALLY 
COMPETENT LENDING

$QRWKHU�WKHPH�LQ�WKLV�UHVHDUFK� LV�WKH�VSHFLDO�
communication challenges faced by hom-

HRZQHUV� IURP� WKH� LPPLJUDQW� H[SHULHQFH� LQ�
obtaining and troubleshooting their mort-

gage loans. The majority of the interviewed 

RUJDQL]DWLRQV� VHUYHG� FOLHQWV� WKDW� KDG� GLIÀ-

FXOW\� UHDGLQJ� ORDQ� RULJLQDWLRQ�� UHÀQDQFLQJ��
RU�PRGLÀFDWLRQ�GRFXPHQWV�RU� VSHDNLQJ�ZLWK�
their lenders or servicers. Often times, these 

organizations would take the time to translate 

documents and serve as cultural brokers be-

tween clients and lending industry profession-

DOV��1LQH�RI�WKH����RUJDQL]DWLRQV�VWUHVVHG�WKH�
importance of having linguistically and cul-

turally competent staff in serving clients. Yet, 

sometimes homeowners from the immigrant 

H[SHULHQFH� ZRXOG� WXUQ� WR� FR�HWKQLFV³SHR-

ple in their community who spoke their lan-

JXDJH�DQG�XQGHUVWRRG�WKHLU�FXOWXUH³LQ�VHHN-
LQJ�KHOS��&R�HWKQLF�OHQGLQJ�QHWZRUNV�ZHUH�DW�
once an easy-to-access form of support for 

immigrants and a breeding ground for scams 

and predatory services that could put them at 

risk of default and foreclosure. In these ways, 

they may be helping or widening persistent 

LQHTXDOLWLHV� LQ�ZHDOWK�EXLOGLQJ�WKURXJK�KRP-

eownership among the foreign- and native-

ERUQ�LQ�WKH�8�6��7KH�IDFW�WKDW�LPPLJUDQWV�ZKR�
rely on co-ethnic professionals do not reach 

out to the organizations that we interviewed 

PDGH� LW� GLIÀFXOW� WR� DVVHVV� WKHVH� RXWFRPHV��

Going through a foreclosure has devastating 

impacts on immigrant families and commu-

nities. Most importantly, foreclosures siphon 

DZD\�ZHDOWK��7KH�1DWLRQDO�&RXQFLO�RI�/D�5D]D�
study found that a foreclosure led to an average 

ORVV�RI���������DPRQJ�WKH�WZHQW\�ÀYH�/DWLQR�
IDPLOLHV� LQWHUYLHZHG��%RZGOHU�HW�DO��������� ,I�
immigrants live in multigenerational house-

holds or pool resources among families to pur-

FKDVH�KRPHV��IRUHFORVXUHV�VWULS�HQWLUH�H[WHQG-

HG�IDPLOLHV�RI�WKHLU�ZHDOWK��.RFKKDU�DQG�&RKQ�
������1DWLRQDO�&$3$&'��������$�IRUHFORVXUH�
not only harms an immigrant family but also 

QHDUE\�LPPLJUDQW�KRPHRZQHUV��WR�WKH�H[WHQW�
that immigrants cluster together and foreclo-

sures depress property values and increase 

QHLJKERUKRRG�FULPH��$OOHQ�������H[��&ODUN�DQG�
%OXH� ������ ,PPHUJOXFN� DQG� 6PLWK� ����D�� E��
1LHGW�DQG�0DUWLQ�������.LQJVOH\�HW�DO���������

Foreclosures also threaten immigrants’ as-

VLPLODWLRQ�� ,Q� WKH� 8�6��� KRPHRZQHUVKLS� LV�
V\QRQ\PRXV�ZLWK�FLWL]HQVKLS��$OWKRXJK�WKHUH�
are burgeoning social movements to increase 

acceptance for renting, to date, these remain 

VPDOO�� &RQVLVWHQWO\�� VXUYH\V� VWLOO� UHYHDO� WKDW�
$PHULFDQV� RYHUZKHOPLQJ� SUHIHU� RZQLQJ� WR�
UHQWLQJ� �1DWLRQDO� $VVRFLDWLRQ� RI� 5HDOWRUV�
�������7R�WKH�H[WHQW�WKDW�ODQJXDJH�EDUULHUV�DUH�
OHDGLQJ�LPPLJUDQWV�WR�KDYH�XQHTXDO�DFFHVV�WR�
homeownership, they prevent their full incor-

SRUDWLRQ� ZLWKLQ� $PHULFDQ� VRFLHW\�� 7KLV� PD\�
further racial, ethnic, and class divides in socio-

economic mobility, educational opportunity, 

and wealth and eventually lead to social unrest. 

One solution to this issue is to provide immi-

grant and limited English speaking and read-

ing native households access to linguistically 

and culturally competent services at all stag-

es of homeownership, from loan origination 

WR� WURXEOHVKRRWLQJ�� 6XSSRUWLQJ� QRQ�SURÀWV�
to provide translation and cultural broker-

ing is one strategy, as previously mentioned. 

%XW�D�VLPSOHU�VWUDWHJ\�LV�WR�UHTXLUH�WKDW�OHQG-

ers and servicers give homeowners the option 

of communicating in the language that they 

feel most comfortable speaking and reading. 

For instance, just as most commercial phone 

VHUYLFHV� JLYH� \RX� WKH� RSWLRQ� WR� ´SUHVV� �µ� LI�
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you would like to communicate in another 

language, so should lenders and servicers en-

DEOH� SURVSHFWLYH� DQG� H[LVWLQJ� KRPHRZQHUV�
the option to select another language before 

RULJLQDWLQJ� D� ORDQ� RU� VWDUWLQJ� D� UHÀQDQFH� RU�
PRGLÀFDWLRQ� SURFHVV��+RZHYHU�� RXU� UHVHDUFK�
indicates that there have been communication 

problems when clients speak less common 

languages and dialects. Thus, homeowners 

should be given the option to communicate 

with a linguistically, and even better, cultur-

ally competent person when they are hav-

ing trouble making payments on their loans.

Lenders and servicers will not voluntarily 

make changes that do not increase their prof-

LWV��$�FDVH�LQ�SRLQW�LV�KRZ�PDQ\�KDYH�WUDQVODW-
ed marketing materials and English-only loan 

information sheets, contracts, and loan reme-

diation counselors. Most perniciously, several 

of the interviewed organizations mentioned 

that lenders would not accept a hardship let-

ter from their clients unless it was in English. 

7KH�H[SHQVH�RI�KLULQJ�OLQJXLVWLFDOO\�FRPSHWHQW�
staff and a lack of inertia to change automated 

tracking systems will be deterrents. To com-

pel lenders and servicers to undertake these 

FKDQJHV�DQG�QDUURZ��UDWKHU�WKDQ�ZLGHQ��H[LVW-
ing wealth and homeownership gaps by nativ-

ity status, we will need to pass new legislation. 

$�UROH�WKDW�&%2V�DQG�+&$V�FDQ�SOD\�LV�WR�LGHQ-

tify state and federal politicians that represent 

large immigrant districts and would be sym-

SDWKHWLF�WR�WKHVH�LVVXHV��7KH�&%2V�DQG�+&$V�
VKRXOG� DGYRFDWH� IRU� WKHVH� HOHFWHG�RIÀFLDOV� WR�
SURSRVH� QHZ� OHJLVODWLRQ� UHTXLULQJ� WUDQVODWHG�
loan informational material and contracts and 

linguistically competent origination and reme-

GLDWLRQ�VHUYLFHV�LQ�VWDWH�OHJLVODWXUHV�DQG�&RQ-

gress. Several of the organizations that we in-

terviewed were already engaged in this work. 

One was working with other counseling agen-

FLHV� DFURVV� WKH� QDWLRQ� WR� UHTXLUH� EDQNV� WKDW�
provide in-language marketing materials to 

also provide in-language services for all stages 

RI�WKH�ERUURZLQJ�SURFHVV��7KH�&DOLIRUQLD�'H-
SDUWPHQW� RI�&RQVXPHU�$IIDLUV� KDV� D� IRUHLJQ�

language translation of consumer contracts 

UHTXLUHPHQWV� LQ� DFFRUGDQFH� ZLWK� &LYLO� &RGH�
6HFWLRQ��������$V�RI�0D\�������´$�SHUVRQ�LQ�D�
trade or business, who negotiates primarily in 

WKH�6SDQLVK��&KLQHVH��7DJDORJ��9LHWQDPHVH��RU�
Korean language in the course of entering into 

a contract with a consumer, must give the con-

sumer a written translation of the proposed 

contract in the language of the negotiations.”

C) LEGISLATION TO PROTECT 
HOMEBUYERS

Broader state and federal legislative changes 

also are needed to illegalize manipulative tac-

tics used by lenders and servicers that make it 

GLIÀFXOW�IRU�WURXEOHG�ERUURZHUV�WR�XQGHUVWDQG�
DQG�UHFHLYH�SURPSW�IHHGEDFN�LQ�WKH�ORDQ�UHÀ-

QDQFH�DQG�PRGLÀFDWLRQ�SURFHVV��,Q�&DOLIRUQLD��
the Senate Banking, Finance and Insurance 

&RPPLWWHH� DQG� WKH� $VVHPEO\� %DQNLQJ� DQG�
)LQDQFH�&RPPLWWHH�KDYH�DXWKRULW\�RYHU�OHQG-

ing regulation. Legislation affecting neighbor-

hood foreclosure rates has focused on slowing 

the foreclosure process down as a strategy of 

keeping homeowners in their homes and shor-

ing up concentrated vacancies. In September 

2008, the legislature implemented Senate Bill 

����� �6%� ������� ZKLFK� DPRQJ� RWKHU� UHTXLUH-
PHQWV�DGGHG����GD\V�WR�WKH�IRUHFORVXUH�SURFHVV�
so that had homeowners had more time to un-

derstand their options and become current on 

WKHLU� SD\PHQWV� �%ORPTXLVW� ������� ,Q� -DQXDU\�
������ D� PRUH� DJJUHVVLYH� DQG� FRPSUHKHQVLYH�
SLHFH� RI� OHJLVODWLRQ�� WKH� +RPHRZQHU� %LOO� RI�
Rights, was implemented, which in part pre-

vents lenders from going forward with a fore-

closure if they are also attempting to modify 

D�ERUURZHU·V� ORDQ��6WDWH�RI�&DOLIRUQLD�����D���
,W� DOVR� UHTXLUHV� WKDW� VHUYLFHUV� EH� FOHDU� DERXW�
ZKR� LV� WKH� 632&� ZLWKLQ� WKH� RUJDQL]DWLRQ�

:LWK�WKH�SDVVDJH�RI�WKH�+RPHRZQHUV�%LOO�RI�
Rights, the interviewed organizations largely 

agreed that dual tracking is less of an issue. 

%XW�ORRSKROHV�LQ�WKH�V\VWHP�UHPDLQ��$Q�LQWHU-
YLHZHG�/RV�$QJHOHV�+&$�ZLWK�PDQ\�/DWLQR�
clients, for instance, brought up the fact that 
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WKH�%LOO�UHTXLUHV�D�VHUYLFHU�WR�KDYH�D�FRPSOHWH�
application packet before they can stop a fore-

FORVXUH��%XW�WKH�%LOO�GRHV�QRW�GHÀQH�ZKDW�́ FRP-

SOHWHµ� HQWDLOV�� $V� D� UHVXOW�� VHUYLFHUV� ZLOO� XVH�
errors in the submission process to say there 

was “this one piece of paper that you didn’t 

ÀOO�RXW�ULJKW�RU�D�GDWH�RU�\RX�ZURWH�/$�LQVWHDG�
RI�/RV�$QJHOHV���QLWSLFNLQJ� WKLQJV�RQ�FHUWDLQ�
documents where they could say the packet 

is not complete and therefore they continue 

with the foreclosure process, where they have 

������RI�ZKDW�WKH\�QHHG�WR�PRYH�RQ�ZLWK�WKH�
PRGLÀFDWLRQ�µ�&OHDUO\��UHYLVLRQ�WR�WKH�RULJLQDO�
legislation is needed to close these loopholes. 

1RQ�SURÀWV�DOVR�KDYH�VWHSSHG�LQ�WR�KROG�OHQG-

ers and servicers accountable and make it 

easier for organizations to help clients avoid 

IRUHFORVXUH��$Q�H[DPSOH�LV�WKH�+RSH�/RDQ3RUW�
�+/3���ZKLFK� LV� D�ZHE�EDVHG�SRUWDO� WR�DOORZ�
TXLFNHU�DQG�PRUH�WUDQVSDUHQW�FRPPXQLFDWLRQ�
between housing counselors and loan servicers. 

$ERXW�������+8'�FHUWLÀHG�KRXVLQJ�FRXQVHO-
RUV�FXUUHQWO\�XVH�WKH�V\VWHP��+RSH�/RDQ3RUW�
�������6HYHUDO�RI�WKH�LQWHUYLHZHG�+&$V��KRZ-

ever, felt that improvements to the system were 

QHHGHG��$QRWKHU� LVVXH�ZDV�WKDW�VRPH�VPDOOHU�
servicers did not utilize the system.  Stronger 

RYHUVLJKW� RI� H[LVWLQJ� OHJLVODWLRQ� LV� QHFHVVDU\��
or new legislation should be enacted to ensure 

ethical lending while protecting homebuyers. 

D) AFFORDABLE RENTAL 
HOUSING AND HOMEOWNERSHIP 
ALTERNATIVES

Foreclosures were the result of not only poor 

FKRLFHV�PDGH�E\�ÀQDQFLDOO\�XQHGXFDWHG�KRPH-
buyers and unscrupulous behavior by lenders 

DQG� VHUYLFHUV� EXW� DOVR� JURZLQJ� LQHTXDOLWLHV�
in access to income, wealth, and affordable 

KRXVLQJ� LQ� $PHULFDQ� VRFLHW\�� 5HDO� PHGLDQ�
family income fell for all age groups from 

����� WR� ������ EXW� IDPLOLHV� RI� FRORU� H[SHUL-
enced larger percentage declines than whites 

�����FRPSDUHG� WR� ���� �%ULFNHU� HW� DO�� �������
On whole, median family net worth declined 

����GXULQJ� WKLV�SHULRG� �%ULFNHU�HW�DO���������

But breaking down declines by income, the 

PHGLDQ�QHW�ZRUWK�RI�WKH�ULFKHVW�����RI�IDPL-
OLHV�LQFUHDVHG�E\����������%ULFNHU�HW�DO���������

When declines in income and net-worth coin-

FLGH�ZLWK�LQFUHDVHV�LQ�KRXVLQJ�FRVWV��H[��WKURXJK�
PRUWJDJH� LQWHUHVW� UDWH� UHVHWV� RU� ULVLQJ� UHQWV���
families’ housing burdens increase. During the 

2000s, the number of households paying more 

than half of their income on housing rose by 

FORVH�WR���PLOOLRQ��D�����LQFUHDVH�� -RLQW�&HQ-

WHU� IRU� +RXVLQJ� 6WXGLHV� ������� 5LVLQJ� WUDQV-
portation costs due in part to the migration 

of families out to the urban fringe in search 

of affordable housing helped to fuel this trend 

�&HQWHU�IRU�1HLJKERUKRRG�7HFKQRORJ\��������

7KH�QRQ�SURÀW�DQG�EDQNLQJ�LQGXVWU\�KDYH�DG-

opted innovative programs and products to 

help families bridge income disruptions and 

EXLOG�ZHDOWK��7KHVH�LQFOXGH�WKH�6HFRQG�&KDQFH�
3URJUDP�� ,QGLYLGXDO� 'HYHORSPHQW� $FFRXQWV�
�,'$V���DQG�UHYHUVH�PRUWJDJHV��%XW�WKHVH�SUL-
marily bottom up initiatives put the burden on 

families to prepare for economic uncertainty. 

,Q� WXUQ�� WR� WKH� H[WHQW� WKDW� WKH\� DUH� WHPSR-

UDU\��H�J��,'$V���WKH\�GR�QRW�KHOS�IDPLOLHV�UH-
main economically stable over the long-term. 

Investments in affordable rental housing in 

urban and suburban job centers would help 

families to become more economically self-

VXIÀFLHQW�RYHU�WKH�ORQJ�WHUP��1HZ�DIIRUGDEOH�
rental housing is needed to house families that 

do not have the income or savings needed to 

pay for maintenance and other costs that come 

ZLWK�KRPHRZQHUVKLS��+RXVLQJ�WUXVW�IXQGV�DW�
local and state levels, sustained by real estate 

fees among other sources, are one way of in-

creasing the affordable rental housing stock. 

But alternatives to traditional homeowner-

ship also are needed for those that can afford 

it. For instance, in traditional homeowner-

ship, the risks and rewards of property own-

ership are borne by one household. In alter-

natives, such as the community land trust 

model, the risks and rewards are shared by 
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WKH� EURDGHU� FRPPXQLW\�� 7KH� EHQHÀWV� RI� DO-
ternative models are clear coming out of the 

IRUHFORVXUH�FULVLV��+RPHRZQHUV�LQ�FRPPXQLW\�
ODQG� WUXVWV�� IRU� LQVWDQFH�� KDG� D� GHOLQTXHQF\�
UDWH� RI� ��� FRPSDUHG� WR� FORVH� WR� ��� DPRQJ�
RZQHUV� LQ� WKH� FRQYHQWLRQDO� PDUNHW� �7KDGHQ�
������� ,Q� WXUQ�� KRPHRZQHUV� LQ� FRPPXQLW\�
land trusts had a foreclosure rate of less than 

RQH� KDOI� D� SHUFHQW� FRPSDUHG� WR� ��� LQ� WKH�
FRQYHQWLRQDO�PDUNHW��7KDGHQ��������<HW��IHZ�
FRPPXQLW\�ODQG�WUXVWV�H[LVW�QDWLRQZLGH��RQO\�
MXVW�RYHU����� LQ������ �7KDGHQ��������8QGHU-
standing the barriers to scaling up this strat-

egy, which include resistance from the lend-

LQJ�LQGXVWU\�DQG�GLIÀFXOW\�ODQG�EDQNLQJ��LV�DQ�
important direction for further investigation.

CONCLUSIONS

This research has shown the diverse pathways 

that homeowners in distinct ethnic communi-

ties take in purchasing homes and struggling 

to make their mortgage payments. We bolster 

ÀQGLQJV�IURP�H[LVWLQJ�UHVHDUFK�RQ�KRPHRZQ-

HUV·�H[SHULHQFH�RI�WKH�IRUHFORVXUH�FULVLV��&RQ-

VLVWHQW� ZLWK� H[LVWLQJ� UHVHDUFK�� ZH� VKRZ� WKDW�
originating risky, variable rate loans without 

understanding their terms made homeown-

ers vulnerable to undergoing foreclosure. 

8QHPSOR\PHQW�RU�XQGHUHPSOR\PHQW�PDGH� LW�
GLIÀFXOW� IRU�D�KRXVHKROG� WR�VWD\�FXUUHQW�ZLWK�
WKHLU� PRUWJDJH� SD\PHQWV�� /RDQ� UHÀQDQFH�
DQG� PRGLÀFDWLRQ� SURFHVVHV� ZHUH� URXQGO\�
viewed as a “scam” or “game” that partici-

pants and their counselors learned by doing. 

We add to previous research by revealing the 

XQLTXH�FRQGLWLRQV�IDFHG�E\�KRPHRZQHUV�IURP�
WKH� LPPLJUDQW�H[SHULHQFH�DQG�WKH�FKDOOHQJHV�
LQFXUUHG�E\�&%2V�DQG�+&$V�VHUYLQJ�WURXEOHG�
homeowners. We show that language and cul-

tural barriers were primary factors affecting 

the ability of homeowners from the immigrant 

H[SHULHQFH� WR� XQGHUVWDQG� WKH� WHUPV� RI� WKHLU�
loan. They were more likely to live in multi-

generational households, which made them 

PRUH�UHVLOLHQW�DQG�YXOQHUDEOH�WR�ÀQDQFLDO�GLV-
ruptions. In turn, relying on co-ethnic social 

QHWZRUNV�LQ�UHVHDUFKLQJ��RULJLQDWLQJ��UHÀQDQF-
ing, and modifying mortgage loans was a dou-

ble-edged sword. On the one hand, co-ethnics 

served as language and cultural brokers be-

WZHHQ� WKRVH� IURP� WKH� LPPLJUDQW� H[SHULHQFH�
DQG�WKH�ODUJHU�ÀQDQFLDO�V\VWHP��2Q�WKH�RWKHU�
hand, co-ethnics more easily gained their trust, 

making it easier to take advantage of them. 

:H�DOVR�UHYHDO�WKH�FKDOOHQJHV�WKDW�&%2V�DQG�
+&$V�LQ�WKH�/RV�$QJHOHV�UHJLRQ�IDFHG�LQ�VHUY-
ing troubled homeowners. The evolving na-

ture of the foreclosure crisis meant that both 

OHQGHUV� DQG� VHUYLFHUV� DQG� &%2V� DQG� +&$V�
were learning by doing, which led to confusion 

in the process and issues with capacity in help-

LQJ�KRPHRZQHUV�WR�UHÀQDQFH�DQG�PRGLI\�WKHLU�
loans. The interviewed organizations provided 

a holistic approach to not only helping hom-

eowners remedy their mortgage issues but also 

DWWDLQLQJ�ÀQDQFLDO�VWDELOLW\��7KLV�DSSURDFK�ZDV�
resource and time-intensive, particularly when 

helping homeowners who spoke English as a 

second language. Yet incentives provided by 

+8'�DQG� RWKHU� IXQGHUV� UHZDUGHG� RUJDQL]D-
tions that served more homeowners rather 

than provided more comprehensive services to 

KRPHRZQHUV��,Q�WXUQ��&%2V�DQG�+&$V�FRP-

SHWHG��DW�WLPHV�XQVXFFHVVIXOO\��ZLWK�IRU�SURÀW�
attorneys and real estate professionals who 

worked for hire to help troubled homeowners 

UHÀQDQFH�RU�PRGLI\�WKHLU�ORDQV��6RPH�KRPH-
RZQHUV�HTXDWHG�SD\LQJ�IRU�D�VHUYLFH�ZLWK�KLJKHU�
TXDOLW\�VHUYLFH��7KH�LQWHUYLHZHG�RUJDQL]DWLRQV��
on the other hand, largely felt they were scams.    

The concurrent housing and economic crises 

devastated homeowners and their communi-

WLHV��$OWKRXJK�IRUHFORVXUH�DFWLRQV�KDYH�IDOOHQ�
in recent years, hundreds of thousands of ho-

meowners are still at risk of losing their homes. 

In turn, new home construction and sales have 

SLFNHG�XS�LQ�PDQ\�UHJLRQV��ZLWK�UHDO�HVWDWH�H[-
perts and housing policymakers left wondering 

whether we are repeating the housing boom 

and bust cycle once again. We have identi-

ÀHG�D�KDQGIXO�RI�SURPLVLQJ�VWUDWHJLHV� LQ� WKLV�
report that would help homeowners and the 



63

HOMEOWNERS AND THE FORECLOSURE CRISIS IN LOS ANGELES ETHNIC COMMUNITIES

organizations that serve them weather future 

economic crises. These range from providing 

more funding to organizations serving immi-

grants to compelling lenders and servicers to 

offer linguistically and culturally competent 

services at all stages of the borrowing process 

to investing in affordable rental housing and 

new models of sustainable homeownership. 

The time for making these changes is now.
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ALLIANCE FOR STABILIZING OUR COMMUNITIES 

7KH�$OOLDQFH�IRU�6WDELOL]LQJ�2XU�&RPPXQLWLHV��$6&��LV�D�QRQ�SURÀW�ZRUNLQJ�WR�KHOS�FRP-

PXQLWLHV�DW�ULVN�RI�IRUHFORVXUH�WKURXJK�DVVLVWDQFH�SURJUDPV��$FFRUGLQJ�WR�LWV�ZHEVLWH��WKURXJK�
D�JUDQW�JLYHQ�E\�%DQN�RI�$PHULFD��$6&�SURYLGHV�FULWLFDO�UHVRXUFHV�VXFK�DV�DGGLWLRQDO�IRUHFOR-

sure and mortgage counselors in local markets, enhanced counselor training, multi-language 

outreach materials to educate at-risk borrowers, and a resource guide to help communities 

UHVSRQG�WR�IRUHFORVXUH�FKDOOHQJHV�WKDW�WKHLU�ORFDO�DUHD�PD\�EH�H[SHULHQFLQJ�

Retrieved from: http://www.needhelppayingbills.com/html/alliance_for_stabilizing_our_c.html

CASH FOR KEYS PROGRAM

&DVK�IRU�.H\V�LV�D�ZD\�IRU�KRPHRZQHUV�LQ�IRUHFORVXUH�²�RU�IRU�WHQDQWV�ZKR�DUH�YLFWLPV�RI�
IRUHFORVXUH�²�WR�UHFHLYH�FDVK�LQ�H[FKDQJH�IRU�JLYLQJ�XS�WKH�NH\V�RI�WKH�SURSHUW\�DQG�YDFDWLQJ��
Banks generally reach an agreement with the occupants of a foreclosed home, which stipulates 

WKH�KRPH�ZLOO�EH�OHIW�LQ�JRRG�FRQGLWLRQ��7KH�DJUHHPHQWV�W\SLFDOO\�VHW�IRUWK�D�VSHFLÀF�GDWH�WKDW�
the home will be left vacant, including a promise from the occupants that they will not vandal-

ize it in any way.

Retrieved from: http://www.bills.com/cash-for-keys-and-foreclosure/

COMMUNITY LAND TRUST

$�FRPPXQLW\�ODQG�WUXVW��&/7��LV�D�QRQ�SURÀW��FRPPXQLW\�EDVHG�RUJDQL]DWLRQ�WKDW�KHOSV�WR�
HQVXUH�FRPPXQLW\�VWHZDUGVKLS�RI�ODQG��&/7V�DUH�XVHG�IRU�YDULRXV�FRPPXQLW\�GHYHORSPHQWV�
SURMHFWV�EXW�SULPDULO\�SURYLGH�IRU�ORQJ�WHUP�DIIRUGDEOH�KRXVLQJ��7KH�WUXVW�ZLOO�DFTXLUH�ODQG�
ZLWKRXW�WKH�LQWHQWLRQ�RI�HYHU�VHOOLQJ��+RPHRZQHUV�DUH�DEOH�WR�HQWHU�D�ORQJ�WHUP�OHDVH�DQG�ZLOO�
obtain only a portion of the increased value if they sell their property. The trust obtains the 

rights to the remainder of the sale. By separating land ownership and housing, the trust is able 

WR�SUHVHUYH�WKH�DIIRUGDELOLW\�RI�KRXVLQJ�IRU�IXWXUH�ORZ��DQG�PRGHUDWH�LQFRPH�IDPLOLHV��&/7V�
play a role in building community wealth by allowing low-and moderate- income families to 

EXLOG�HTXLW\��DYRLG�IRUHFORVXUHV�DQG�GLVSODFHPHQW�IURP�ODQG�VSHFXODWLRQ�DQG�JHQWULÀFDWLRQ��

5HWULHYHG�IURP��KWWS���FRPPXQLW\�ZHDOWK�RUJ�VWUDWHJLHV�SDQHO�FOWV�LQGH[�KWPO�DQG�KWWS���HQ�ZLNLSHGLD�RUJ�ZLNL�
&RPPXQLW\BODQGBWUXVW

GLOSSARY
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COMMUNITY REDEVELOPMENT AGENCY OF THE CITY OF LOS ANGELES

7KH�&RPPXQLW\�5HGHYHORSPHQW�$JHQF\�RI�WKH�&LW\�RI�/RV�$QJHOHV��&5$�/$��LV�D�SXEOLF�
DJHQF\�HVWDEOLVKHG�WR�DWWUDFW�SULYDWH�LQYHVWPHQW�LQWR�HFRQRPLFDOO\�GHSUHVVHG�FRPPXQLWLHV��
HOLPLQDWH�VOXPV��DEDQGRQHG�RU�XQVDIH�SURSHUWLHV�DQG�EOLJKW�WKURXJKRXW�/RV�$QJHOHV��UHYLWDOL]H�
ROGHU�QHLJKERUKRRGV�WKURXJK�KLVWRULF�SUHVHUYDWLRQ�DQG�QHZ�GHYHORSPHQW��EXLOG�KRXVLQJ�IRU�DOO�
LQFRPH�OHYHOV��HQFRXUDJH�HFRQRPLF�GHYHORSPHQW��FUHDWH�DQG�UHWDLQ�HPSOR\PHQW�RSSRUWXQLWLHV��
VXSSRUW�XUEDQ�GHVLJQ��DUFKLWHFWXUH�DQG�WKH�DUWV��DQG�VHHN�WKH�EURDGHVW�SRVVLEOH�FLWL]HQ�SDUWLFL-
pation in its activities.

5HWULHYHG�IURP��KWWS���ZZZ�FDOUHGHYHORS�RUJ�2IÀFH�'HYHORSPHQW�6FKRROV�&RPPXQLW\�5HGHYHORSPHQW�$JHQ-

F\�RI�WKH�&LW\�RI�/RV�$QJHOHV���

CONSUMER FINANCIAL PROTECTION BUREAU

7KH�'RGG�)UDQN�:DOO�6WUHHW�5HIRUP�DQG�&RQVXPHU�3URWHFWLRQ�$FW�RI������HVWDEOLVKHG�WKH�
&RQVXPHU�)LQDQFLDO�3URWHFWLRQ�%XUHDX��&)3%���$V�VWDWHG�RQ�WKH�ZHEVLWH��&)3%�SURYLGHV�FRQ-

VXPHUV�LQIRUPDWLRQ�WR�XQGHUVWDQG�WKHLU�WHUPV�RI�DJUHHPHQWV�ZLWK�ÀQDQFLDO�FRPSDQLHV��:LWK�
WKH�JRDO�RI�SURWHFWLQJ�FRQVXPHUV��&)3%�FDUULHV�RXW�IHGHUDO�FRQVXPHU�ÀQDQFLDO�SURWHFWLRQV�
ODZV��5HVSRQVLELOLWLHV�RI�&)3%�LQFOXGH��HVWDEOLVK�UXOHV��VXSHUYLVH�FRPSDQLHV��HQIRUFH�IHGHUDO�
FRQVXPHU�ÀQDQFLDO�SURWHFWLRQ�ODZV��UHVWULFW�XQZDUUDQWHG�SUDFWLFHV��SURPRWH�ÀQDQFLDO�HGXFD-
tion, research consumer behavior, address consumer complaints, and outlaw the discrimina-

tion and unfair treatment of consumers. 

5HWULHYHG�IURP��KWWS���ZZZ�FRQVXPHUÀQDQFH�JRY�WKH�EXUHDX�

FANNIE MAE

7KH�)HGHUDO�1DWLRQDO�0RUWJDJH�$VVRFLDWLRQ��)10$���FRPPRQO\�NQRZQ�DV�)DQQLH�0DH��LV�D�
government-sponsored enterprise. The corporation’s purpose is to purchase loans from mort-

JDJH�OHQGHUV�WR�HQVXUH�WKDW�IDPLOLHV�FDQ�EX\��UHÀQDQFH��RU�UHQW�D�JRRG�KRPH��,W�LV�WKH�OHDGLQJ�
VRXUFH�RI�UHVLGHQWLDO�PRUWJDJH�FUHGLW�LQ�WKH�8�6��VHFRQGDU\�PDUNHW��)DQQLH�0DH�KHOSV�IDPLOLHV�
UHWDLQ�WKHLU�KRPHV�RU�DYRLG�IRUHFORVXUH�²�LW�HQJDJHG�LQ�����PLOOLRQ�ZRUNRXW�VROXWLRQV��LQFOXGLQJ�
PRUH�WKDQ���PLOOLRQ�ORDQ�PRGLÀFDWLRQV�IURP������WKURXJK�'HFHPEHU�����������,W�ZRUNV�ZLWK�
mortgage servicers to reach at-risk homeowners early‚ helping them stay in their homes. 

Retrieved from: http://www.fanniemae.com/portal/about-us/company-overview/about-fm.html and http://

en.wikipedia.org/wiki/Fannie_Mae

FEDERAL HOME ADMINISTRATION (FHA)

7KH�)HGHUDO�+RPH�$GPLQLVWUDWLRQ�LV�WKH�JRYHUQPHQW�DJHQF\�WKDW�LQVXUHV�KRPH�ORDQV�PDGH�
E\�)+$��DSSURYHG�EDQNV�DQG�RWKHU�SULYDWH�OHQGHUV��)+$�RIIHUV�HDVLHU�PRUWJDJH�TXDOLÀFDWLRQ�
UHTXLUHPHQWV��ORZ�GRZQ�SD\PHQW�RSWLRQV��DQG�ORZHU�LQWHUHVW�UDWHV���)+$�QHLWKHU�SURYLGHV�
ÀQDQFLQJ�QRU�VHWV�WKH�LQWHUHVW�UDWHV�RQ�WKH�PRUWJDJHV�LW�LQVXUHV��$Q�)+$�LQVXUHG�PRUWJDJH�
PD\�EH�XVHG�WR�SXUFKDVH�RU�UHÀQDQFH�D�QHZ�RU�H[LVWLQJ�����IDPLO\�KRPH��D�FRQGRPLQLXP�XQLW�
RU�D�PDQXIDFWXUHG�KRXVLQJ�XQLW��SURYLGHG�WKH�PDQXIDFWXUHG�KRXVLQJ�XQLW�LV�RQ�D�SHUPDQHQW�
IRXQGDWLRQ����

5HWULHYHG�IURP����KWWS���SRUWDO�KXG�JRY�KXGSRUWDO�+8'
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FREDDIE MAC

)UHGGLH�0DF�ZDV�FKDUWHUHG�E\�&RQJUHVV�LQ������ZLWK�D�SXEOLF�PLVVLRQ�WR�VWDELOL]H�WKH�QDWLRQ·V�
UHVLGHQWLDO�PRUWJDJH�PDUNHWV�DQG�H[SDQG�RSSRUWXQLWLHV�IRU�KRPHRZQHUVKLS�DQG�DIIRUGDEOH�
UHQWDO�KRXVLQJ��)UHGGLH�0DF·V�PLVVLRQ�LV�WR�SURYLGH�OLTXLGLW\��VWDELOLW\�DQG�DIIRUGDELOLW\�WR�WKH�
8�6��KRXVLQJ�PDUNHW��$FFRUGLQJ�WR�LWV�ZHEVLWH��LW�LV�PDNLQJ�KRPHRZQHUVKLS�SRVVLEOH�IRU�RQH�
LQ�IRXU�KRPHEX\HUV�DQG�LV�RQH�RI�WKH�ODUJHVW�VRXUFHV�RI�ÀQDQFLQJ�IRU�PXOWLIDPLO\�KRXVLQJ��%\�
continuing to provide access to funding for mortgage originators and, indirectly, for mort-

JDJH�ERUURZHUV�DQG�WKURXJK�WKHLU�UROH�LQ�WKH�IHGHUDO�0DNLQJ�+RPH�$IIRUGDEOH�SURJUDP��WKH\�
are working to meet the needs of the mortgage market by making homeownership and rental 

housing more affordable, reducing the number of foreclosure, and helping families keep their 

homes and obtain more sustainable mortgages.

5HWULHYHG�IURP��KWWS���ZZZ�IUHGGLHPDF�FRP�FRUSRUDWH�FRPSDQ\BSURÀOH�"LQWFPS 71$8

HOME AFFORDABLE MODIFICATION PROGRAM (HAMP)

7KH�+RPH�$IIRUGDEOH�0RGLÀFDWLRQ�3URJUDP��+$03��LV�D�ORDQ�PRGLÀFDWLRQ�SURJUDP�LQ-

WURGXFHG�LQ������WR�SURPRWH�VWDELOLW\�LQ�WKH�KRXVLQJ�PDUNHW��+$03�ZDV�DLPHG�DW�KHOSLQJ�
KRPHRZQHUV�ZKR�ZHUH�GLUHFWLQJ�PRUH�WKDQ�����RI�WKHLU�JURVV�LQFRPH�WRZDUG�PRUWJDJH�SD\-
ments. Eligible homeowners can receive adjustments to the mortgage principal, interest rate, 

RU�SD\PHQWV�LQ�RUGHU�IRU�WKH�SHUFHQWDJH�RI�LQFRPH�IRU�SD\PHQWV�WR�EH�EHORZ������+$03�LV�
GHVLJQHG�WR�KHOS�ÀQDQFLDOO\�VWUXJJOLQJ�KRPHRZQHUV�DYRLG�IRUHFORVXUH�E\�PRGLI\LQJ�ORDQV�WR�
a level that is affordable for borrowers now and sustainable over the long term. The program 

SURYLGHV�FOHDU�DQG�FRQVLVWHQW�ORDQ�PRGLÀFDWLRQ�JXLGHOLQHV�WKDW�WKH�HQWLUH�PRUWJDJH�LQGXVWU\�
FDQ�XVH��7KH�+RPH�$IIRUGDEOH�0RGLÀFDWLRQ�3URJUDP�LQFOXGHV�LQFHQWLYHV�IRU�ERUURZHUV��VHU-
vicers and investors. 

Retrieved from: https://www.hmpadmin.com/portal/programs/hamp.jsp

HOME AFFORDABLE REFINANCE PROGRAMS (HARP)

7KH�+RPH�$IIRUGDEOH�5HÀQDQFH�3URJUDP��DOVR�NQRZQ�DV�+$53��LV�D�IHGHUDO�SURJUDP�RI�WKH�
8QLWHG�6WDWHV��VHW�XS�E\�WKH�)HGHUDO�+RXVLQJ�)LQDQFH�$JHQF\�LQ�0DUFK�������WR�KHOS�XQGHUZD-
WHU��ZKHQ�WKH�KRPH�YDOXH�LV�OHVV�WKDQ�WKH�PRUWJDJH�DPRXQW��DQG�QHDU�XQGHUZDWHU�KRPHRZQ-

HUV�UHÀQDQFH�WKHLU�PRUWJDJHV��8QOLNH�WKH�+RPH�$IIRUGDEOH�0RGLÀFDWLRQ�3URJUDP��+$03���
ZKLFK�DVVLVWV�KRPHRZQHUV�ZKR�DUH�LQ�GDQJHU�RI�IRUHFORVXUH��WKLV�SURJUDP�EHQHÀWV�KRPHRZQ-

HUV�ZKRVH�PRUWJDJH�SD\PHQWV�DUH�FXUUHQW��EXW�ZKR�FDQQRW�UHÀQDQFH�GXH�WR�GHFOLQLQJ�KRPH�
prices.

Retrieved from: http://harpprogram.org/
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HOME FOR USA OR HOMEFREE USA

+RPH)UHH�86$�LV�D�QRQ�SURÀW�SXEOLF�EHQHÀW�RUJDQL]DWLRQ�WKDW�VSHFLDOL]HV�LQ�KRPHRZQHU-
VKLS�GHYHORSPHQW��IRUHFORVXUH�LQWHUYHQWLRQ��DQG�ÀQDQFLDO�HPSRZHUPHQW��,W�LV�D�8QLWHG�6WDWHV�
+RXVLQJ�DQG�8UEDQ�'HYHORSPHQW��+8'��DSSURYHG�LQWHUPHGLDU\�WKDW�GHOLYHUV�VHUYLFHV�DFURVV�
WKH�FRXQWU\�WKURXJK�LWV�QDWLRQZLGH�QHWZRUN�RI�PRUH�WKDQ����IDLWK��DQG�FRPPXQLW\�EDVHG�QRQ�
SURÀW�SDUWQHUV��7KH�+RPH)UHH�86$�QHWZRUN�UHSUHVHQWV�WKH�LQWHUHVWV�RI���PLOOLRQ�KRPHRZQ-

HUV�DQG�KRPHEX\HUV��0RUH�WKDQ��������KRPHRZQHUV�KDYH�EHHQ�KHOSHG�WR�SUHYHQW�IRUHFORVXUH�
since 2008. 

5HWULHYHG�IURP��KWWS���KRPHIUHHXVD�RUJ�KW�G�VS�L�������SLG�������VWKDVK�;736/�EH�GSXI

HOPE LOANPORT (HLP)

7KH�+RSH�/RDQ3RUW��+/3��LV�QRQ�SURÀW�SURYLGLQJ�WHFKQRORJ\�WR�LQFUHDVH�WUDQVSDUHQF\�DQG�
DFFHVVLELOLW\�RI�LQIRUPDWLRQ�UHJDUGLQJ�IRUHFORVXUH�DQG�KRPH�ORDQV�LQ�XQGHUVHUYHG�PDUNHWV��$F-
FRUGLQJ�WR�LWV�ZHEVLWH��´+/3·V�VHFXUHG�ZHE�EDVHG�SRUWDO�LQFOXGHV�UHDO�WLPH�PHVVDJLQJ�EHWZHHQ�
counselors and servicers, status updates, and electronic document storage.”  Its web-based 

V\VWHP�LV�XVHG�E\�PRUH�WKDQ�������QRQ�SURÀW�+8'�FHUWLÀHG�KRXVLQJ�FRXQVHORUV��DW�RYHU�������
DJHQFLHV�QDWLRQZLGH��ZKR�FDQ�VXEPLW�IRUHFORVXUH�DOWHUQDWLYH�DSSOLFDWLRQV�WR�DSSUR[LPDWHO\�
2,000 registered mortgage company users. 

Retrieved from: https://www.hopeloanportal.org/

INDIVIDUAL DEVELOPMENT ACCOUNT (IDA) 

$Q�,QGLYLGXDO�'HYHORSPHQW�$FFRXQW��,'$��LV�DQ�DVVHW�EXLOGLQJ�WRRO�GHVLJQHG�WR�HQDEOH�ORZ�
income families to save towards a targeted amount usually used for building assets in the 

IRUP�RI�KRPH�RZQHUVKLS��SRVW�VHFRQGDU\�HGXFDWLRQ��DQG�VPDOO�EXVLQHVV�RZQHUVKLS���,'$V�DUH�
savings for low-income households with matching funds from a variety of private and public 

sources. 

5HWULHYHG�IURP���KWWS���HQ�ZLNLSHGLD�RUJ�ZLNL�,QGLYLGXDOB'HYHORSPHQWB$FFRXQW�

NATIONAL FORECLOSURE MITIGATION PROGRAM

7KH�1DWLRQDO�)RUHFORVXUH�0LWLJDWLRQ�&RXQVHOLQJ��1)0&��3URJUDP�ZDV�ODXQFKHG�LQ�'HFHP-

EHU��������1)0&�ZDV�&RQJUHVVLRQDOO\�IXQGHG�WR�DGGUHVV�WKH�QDWLRQZLGH�IRUHFORVXUH�FULVLV�E\�
dramatically increasing the availability of housing counseling for families at risk of foreclo-

VXUH��7KLV�SURJUDP�IXQGV�1HLJKERU:RUNV�$PHULFD�ZKLFK�GLVWULEXWHV�IXQGV�WR�FRPSHWLWLYHO\�
selected grantee organizations, which in turn provide the counseling services, either directly 

or through sub-grantee organizations. Grants are also being made to fund legal assistance to 

KRPHRZQHUV�DQG�WR�WUDLQ�IRUHFORVXUH�FRXQVHORUV��$FFRUGLQJ�WR�LWV�ZHEVLWH��PRUH�WKDQ�������
counseling agencies operate under the program.

Retrieved from: http://www.nw.org/network/foreclosure/nfmcp/
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NEIGHBORHOOD ASSISTANCE CORPORATION OF AMERICA (NACA)

7KH�1HLJKERUKRRG�$VVLVWDQFH�&RUSRUDWLRQ�RI�$PHULFD��1$&$��LV�D�QRQ�SURÀW��FRPPXQLW\�
advocacy and homeownership organization that assists low- and moderate-income people in 

DFKLHYLQJ�KRPHRZQHUVKLS���1$&$�SURYLGHV�KRXVLQJ�FRXQVHOLQJ��DVVLVWV�SHUVRQV�ZLWK�FUHGLW�
SUREOHPV��DQG�ZRUNV�ZLWK�KRPHRZQHUV�WR�UHÀQDQFH�SUHGDWRU\�ORDQV�WR�REWDLQ�EHWWHU�WHUPV��
7KH�RUJDQL]DWLRQ�KDV�����ELOOLRQ�LQ�IXQGLQJ�FRPPLWPHQWV���1$&$�KDV�RYHU����RIÀFHV�QDWLRQ-

ZLGH�ZLWK�LWV�KHDGTXDUWHUV�ORFDWHG�LQ�%RVWRQ��0$��

Retrieved from: https://www.naca.com

NEIGHBORWORKS

1HLJKERU:RUNV�$PHULFD�LV�D�FRQJUHVVLRQDOO\�FKDUWHUHG�QRQ�SURÀW�WKDW�LV�ZRUNLQJ�LQ�DIIRUGDEOH�
KRXVLQJ�DQG�FRPPXQLW\�GHYHORSPHQW��1HLJKERU:RUNV�$PHULFD�FUHDWHG�WKH�1HLJKERU:RUNV�
&HQWHU�IRU�)RUHFORVXUH�6ROXWLRQV��7KH�&HQWHU�LV�D�SDUWQHUVKLS�EHWZHHQ�OHDGLQJ�QRQ�SURÀWV�DV�
well as state, local and federal agencies and members of the mortgage lending and servicing 

sectors that involves a comprehensive, multi-faceted approach to the foreclosure crisis. From 

�����WR�������WKH�1HLJKERU:RUNV�RUJDQL]DWLRQV�KDYH�JHQHUDWHG�PRUH�WKDQ������ELOOLRQ�LQ�
UHLQYHVWPHQW�DQG�KHOSHG�PRUH�WKDQ���������IDPLOLHV�SXUFKDVH�RU�LPSURYH�WKHLU�KRPHV�RU�VH-
FXUH�VDIH��GHFHQW�UHQWDO�RU�PXWXDO�KRXVLQJ��,Q�-XQH������WKH�8�6��'HSDUWPHQW�RI�+RXVLQJ�DQG�
8UEDQ�'HYHORSPHQW�LQ�SDUWQHUVKLS�ZLWK�1HLJKERU:RUNV�$PHULFD��ODXQFKHG�WKH�(PHUJHQF\�
+RPHRZQHUV·�/RDQ�3URJUDP�WR�DVVLVW�KRPHRZQHUV�DFURVV�WKH�FRXQWU\�DW�ULVN�RI�IRUHFORVXUH�

5HWULHYHG�IURP��KWWS���ZZZ�QZ�RUJ�QHWZRUN�DERXW8V�

OPERATION HOPE

2SHUDWLRQ�+23(��,QF���+23(��LV�D�QRQ�SURÀW�WKDW�ZDV�IRXQGHG�DIWHU�WKH������5RGQH\�.LQJ�
5LRWV�LQ�6RXWK�&HQWUDO�/RV�$QJHOHV���7KH�RUJDQL]DWLRQ�RIIHUV�ÀQDQFLDO�OLWHUDF\�SURJUDPV�IRU�
\RXWK�DQG�SURPRWHV�EDQNLQJ�DQG�ÀQDQFLDO�FDSDELOLW\�IRU�FRPPXQLWLHV���$FFRUGLQJ�WR�LWV�ZHE-

VLWH��+23(�KDV�DOVR�GLUHFWHG�PRUH�WKDQ������ELOOLRQ�LQ�SULYDWH�FDSLWDO�WR�$PHULFD·V�ORZ�ZHDOWK�
FRPPXQLWLHV���7KH�RUJDQL]DWLRQ�FXUUHQWO\�RSHUDWHV�LQ�PRUH�WKDQ�����8�6��FLWLHV��DV�ZHOO�DV�
6RXWK�$IULFD��6DXGL�$UDELD��0RURFFR��DQG�WKH�8QLWHG�$UDE�(PLUDWHV��

Retrieved from: http://www.operationhope.org/

REVERSE MORTGAGES

$�UHYHUVH�PRUWJDJH�DOORZV�KRPHRZQHUV�WR�FRQYHUW�SDUW�RI�WKH�HTXLW\�RI�WKH�KRPH�LQWR�FDVK�
without having to sell the house or pay additional monthly bills. In a reverse mortgage, the 

homeowner receives money from the lender without having to pay it back while the owner is 

still living in the home. The loan is repaid when the home is sold, the residence is not the pri-

PDU\�UHVLGHQFH�DQ\PRUH��RU�ZKHQ�WKH�RZQHU�GLHV��5HYHUVH�PRUWJDJHV�DUH�WD[�IUHH�DQG�RIWHQ�GR�
QRW�KDYH�LQFRPH�UHVWULFWLRQV��7KHUH�DUH�WKUHH�W\SHV�RI�UHYHUVH�PRUWJDJHV�����´VLQJOH�SXUSRVH�
UHYHUVH�PRUWJDJHV�WKDW�DUH�RIIHUHG�E\�VRPH�VWDWH�DQG�ORFDO�JRYHUQPHQW�DJHQFLHV�DQG�QRQ�SURÀW�
RUJDQL]DWLRQV�µ����´IHGHUDOO\�LQVXUHG�UHYHUVH�PRUWJDJHV��NQRZQ�DV�+RPH�(TXLW\�&RQYHUVLRQ�
0RUWJDJHV��+(&0V��DQG�VXSSRUWHG�E\�WKH�8��6��'HSDUWPHQW�RI�+RXVLQJ�DQG�8UEDQ�'HYHO-
RSPHQW��+8'��µ�DQG����´SURSULHWDU\�UHYHUVH�PRUWJDJHV��SULYDWH�ORDQV�WKDW�DUH�EDFNHG�E\�WKH�
companies that develop them.”

5HWULHYHG�IURP��KWWS���ZZZ�FRQVXPHU�IWF�JRY�DUWLFOHV������UHYHUVH�PRUWJDJHV
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SECOND CHANCE

�7KHUH�ZHUH�VHYHUDO�QRQ�SURÀW�SURJUDPV�FDOOHG�6HFRQG�&KDQFH���6RPH�RI�WKHVH�ZHUH�WDUJHW-
ing youth to combat poverty through job readiness and life skills training.  Other programs 

SURYLGHG�UH�HQWU\�VHUYLFHV�IRU�IRUPHU�SULVRQHUV���6RPH�6HFRQG�&KDQFH�SURJUDPV�IRFXVHG�RQ�
programs and services for recovering drug and alcohol addicts.

Retrieved from: http://www.secondchanceprogram.org/ and http://ffscinc.org/

80/20 LOAN

$Q�������PRUWJDJH�LV�D�SDLU�RI�ORDQV�XVHG�WR�SXUFKDVH�D�KRPH��7KH�ÀUVW�ORDQ�FRYHUV����SHU-
cent of the home’s price, while the second covers the remaining 20 percent. Both loans are 

LQFOXGHG�LQ�WKH�FORVLQJ�FRVWV�DQG�ZLOO�UHTXLUH�\RX�WR�PDNH�WZR�PRQWKO\�PRUWJDJH�SD\PHQWV��
:LWK�WKLV�W\SH�RI�ORDQ��D�KRPH�FDQ�EH������ÀQDQFHG�EHFDXVH�QHLWKHU�WKH����QRU����ORDQ�UH-
TXLUHV�D�GRZQ�SD\PHQW��VLQFH�WKH\�DUH�ERWK�LQFRPSOHWH�ORDQV���7KLV�W\SH�RI�ORDQ�LV�FRQVLGHUHG�
more risky because of variable interest rates and constant change in home value. 

5HWULHYHG�IURP��KWWS���KRPHJXLGHV�VIJDWH�FRP�������PRUWJDJH�ORDQ������KWPO
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true.
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WKH�([XUEDQ�)URQWLHU�µ�8UEDQ�*HRJUDSK\����������������

3KHWFKDUHXQ��5LDPVDOLR��������(QFRXUDJLQJ�(FRQRPLF�(PSRZHUPHQW��$�5HSRUW�RQ�WKH�)L-
QDQFLDO�DQG�%DQNLQJ�&DSDELOLWLHV�RI�6RXWKHDVW�$VLDQ�$PHULFDQ�&RPPXQLWLHV�LQ�&DOLIRU-
QLD��:DVKLQJWRQ��'&��6RXWKHDVW�$VLD�5HVRXUFH�$FWLRQ�&HQWHU��6($5$&��
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3ROODFN��&UDLJ��6KDQX�.��.XUG��$OLFH�/LYVKLWV��0DUN�:HLQHU��DQG�-XOLD�/\QFK��������´$�&DVH�
&RQWURO�6WXG\�RI�+RPH�)RUHFORVXUHV��+HDOWK�&RQGLWLRQV��DQG�+HDOWK�&DUH�8WLOL]DWLRQ�µ�
-RXUQDO�RI�8UEDQ�+HDOWK�����������������

3RUWHV��$OHMDQGUR��DQG�-XOLD�6HQVHQEUHQQHU��´(PEHGGHGQHVV�DQG�LPPLJUDWLRQ��1RWHV�RQ�WKH�
VRFLDO�GHWHUPLQDQWV�RI�HFRQRPLF�DFWLRQ�µ�$PHULFDQ�MRXUQDO�RI�VRFLRORJ\��������������
�����

3RUWHV��$OHMDQGUR��´7KH�HFRQRPLF�VRFLRORJ\�RI�LPPLJUDWLRQ�µ�1HZ�<RUN��5XVVHOO�6DJH�)RXQ-

GDWLRQ������������������

3ULRU��-RQ��������´)7&�PDLOV������PLOOLRQ�LQ�PRUWJDJH�UHIXQG�FKHFNV�WR�+LVSDQLFV�µ�+RXVLQJ�
:LUH�$SULO�����5HWULHYHG�RQ�-XO\����������IURP�KWWS���ZZZ�KRXVLQJZLUH�FRP�QHZV�IWF�
PDLOV����PLOOLRQ�PRUWJDJH�UHIXQG�FKHFNV�KLVSDQLFV��

5DLMPDQ��5HEHFD��DQG�0DUWD�7LHQGD��������´,PPLJUDQWV·�SDWKZD\V�WR�EXVLQHVV�RZQHUVKLS��$�
FRPSDUDWLYH�HWKQLF�SHUVSHFWLYH�µ�,QWHUQDWLRQDO�PLJUDWLRQ�UHYLHZ����������

5HDOW\7UDF��������´8�6��)RUHFORVXUH�$FWLYLW\�,QFUHDVHV���3HUFHQW�LQ�0DUFK�%XW�)LUVW�4XDUWHU�
)RUHFORVXUH�$FWLYLW\�'RZQ�WR�/RZHVW�/HYHO�6LQFH�4�������µ�5HDOW\7UDF�$SULO����5H-
WULHYHG�$SULO����������IURP��KWWS���ZZZ�UHDOW\WUDF�FRP�&RQWHQW�IRUHFORVXUH�PDUNHW�
UHSRUW�PDUFK�DQG�T�������XV�IRUHFORVXUH�PDUNHW�UHSRUW��������

5LYHUD��$PDDG��%UHQGD�&RWWR�(VFDOHUD��$QLVKD�'HVDL��-HDQQHWWH�+XH]R��DQG�'HGULFN�0XKDP-

PDG��������)RUHFORVHG��6WDWH�RI�WKH�'UHDP��%RVWRQ��0$��8QLWHG�IRU�D�)DLU�(FRQRP\��

5REHUWVRQ��&KULVWRSKHU�7DUYHU��5LFKDUG�(JHOKRI��DQG�0LFKDHO�+RNH��������´*HW�6LFN��*HW�
2XW��7KH�0HGLFDO�&DXVHV�RI�+RPH�0RUWJDJH�)RUHFORVXUHV�µ�+HDOWK�0DWUL[������������

5XJK��-DFRE�6��DQG�'RXJODV�6��0DVVH\��������´5DFLDO�6HJUHJDWLRQ�DQG�WKH�$PHULFDQ�)RUHFOR-

VXUH�&ULVLV�µ�$PHULFDQ�6RFLRORJLFDO�5HYLHZ�����������������

6DHJHUW��6XVDQ��'HVLUHH�)LHOGV��DQG�.LPEHUO\�/LEPDQ��������´'HÁDWLQJ�WKH�'UHDP��5DGLFDO�
5LVN�DQG�WKH�1HROLEHUDOL]DWLRQ�RI�+RPHRZQHUVKLS�µ�-RXUQDO�RI�8UEDQ�$IIDLUV������������
����

6DQGHUV��-LP\��9LFWRU�1HH��DQG�6FRWW�6HUQDX��´$VLDQ�LPPLJUDQWV·�UHOLDQFH�RQ�VRFLDO�WLHV�LQ�D�
PXOWLHWKQLF�ODERU�PDUNHW�µ�6RFLDO�)RUFHV�����QR��������������������

6FKDIUDQ��$OH[������D��´2ULJLQV�RI�DQ�8UEDQ�&ULVLV��7KH�5HVWUXFWXULQJ�RI�WKH�6DQ�)UDQFLVFR�
%D\�$UHD�DQG�WKH�*HRJUDSK\�RI�)RUHFORVXUH�µ�,QWHUQDWLRQDO�-RXUQDO�RI�8UEDQ�DQG�5H-
JLRQDO�5HVHDUFK����������������

6FKDIUDQ��$OH[������E��´'LVFRXUVH�DQG�'\VWRSLD��$PHULFDQ�6W\OH��7KH�5LVH�RI�¶6OXPEXUELD·�LQ�
D�7LPH�RI�&ULVLV�µ�&LW\�����������������
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6FKDIUDQ��$OH[�DQG�-DNH�:HJPDQQ��������´5HVWUXFWXULQJ��UDFH��DQG�UHDO�HVWDWH��&KDQJLQJ�
KRPH�YDOXHV�DQG�WKH�QHZ�&DOLIRUQLD�PHWURSROLV�������²������µ�8UEDQ�*HRJUDSK\�����QR��
�����������

6FKPLGW��6XVDQ�DQG�0DXULFH�7DPPDQ��������´+RXVLQJ�3XVK�IRU�+LVSDQLFV�6SDZQV�:DYH�RI�
)RUHFORVXUHV�µ�:DOO�6WUHHW�-RXUQDO�-DQXDU\����5HWULHYHG�-XO\����������IURP�KWWS���RQOLQH�
ZVM�FRP�DUWLFOH�6%�������������������KWPO��

6FKLOOHU��1LQD�*OLFN��/LQGD�%DVFK��DQG�&ULVWLQD�%ODQF�6]DQWRQ��´7RZDUGV�D�GHÀQLWLRQ�RI�WUDQV-
QDWLRQDOLVP�µ�$QQDOV�RI�WKH�1HZ�<RUN�$FDGHP\�RI�6FLHQFHV������QR������������L[�[LY�

6SDWLDO�6WUXFWXUHV�LQ�WKH�6RFLDO�6FLHQFHV��������8�6��&HQVXV�������'LVFRYHU�$PHULFD�LQ�D�1HZ�
&HQWXU\��5HVLGHQWLDO�6HJUHJDWLRQ�'DWDVHW��3URYLGHQFH��5,��6SDWLDO�6WUXFWXUHV�LQ�WKH�6R-

FLDO�6FLHQFHV��%URZQ�8QLYHUVLW\�

6WDWH�RI�&DOLIRUQLD������D��´&DOLIRUQLD�+RPHRZQHU�%LOO�RI�5LJKWV�µ�6DFUDPHQWR��&$��'HSDUW-
PHQW�RI�-XVWLFH��6WDWH�RI�&DOLIRUQLD��5HWULHYHG�RQ�-XO\���������IURP��KWWS���RDJ�FD�JRY�
hbor. 

6WDWH�RI�&DOLIRUQLD������E��8QHPSOR\PHQW�UDWHV��ODERU�IRUFH���6DFUDPHQWR��&$��(FRQRPLF�
'HYHORSPHQW�'HSDUWPHQW��6WDWH�RI�&DOLIRUQLD��5HWULHYHG�-XO\���������IURP��KWWS���ZZZ�
labormarketinfo.edd.ca.gov. 

7UDQ��'LHP�/LQGD��	�3RRQ��2L<DQ�$��������7KH�6WDWH�RI�$VLDQ�$PHULFDQ�%XVLQHVVHV��/RV�
$QJHOHV��&$���$$3,�1H[XV��$VLDQ�$PHULFDQV�	�3DFLÀF�,VODQGHUV�3ROLF\��3UDFWLFH�DQG�
&RPPXQLW\��������������

7KDGHQ��(PLO\��������6WDEOH�+RPHRZQHUVKLS�LQ�D�7XUEXOHQW�(FRQRP\��'HOLQTXHQFLHV�DQG�
)RUHFORVXUHV�5HPDLQ�/RZ�LQ�&RPPXQLW\�/DQG�7UXVWV��:RUNLQJ�3DSHU��&DPEULGJH��0$��
Lincoln Institute of Land Policy.

8�6��&HQVXV��������$PHULFDQ�&RPPXQLW\�6XUYH\���\HDU�HVWLPDWHV��:DVKLQJWRQ��'�&���8�6��
&HQVXV�%XUHDX��

8�6��&HQVXV������D��6WDWH�DQG�&RXQW\�4XLFN)DFWV��:DVKLQJWRQ��'�&���8�6��&HQVXV�%XUHDX��

8�6��&HQVXV������E��$PHULFDQ�&RPPXQLW\�6XUYH\���\HDU�HVWLPDWHV��:DVKLQJWRQ��'�&���8�6��
&HQVXV�%XUHDX�

8�6��&HQVXV������F��'HFHQQLDO�&HQVXV��6XPPDU\�)LOH����:DVKLQJWRQ��'�&���8�6��&HQVXV�%X-

reau.

8�6��&HQVXV������D��$PHULFDQ�&RPPXQLW\�6XUYH\���\HDU�HVWLPDWHV��:DVKLQJWRQ��'�&���8�6��
&HQVXV�%XUHDX�

8�6��&HQVXV������E��$PHULFDQ�&RPPXQLW\�6XUYH\���\HDU�HVWLPDWHV��:DVKLQJWRQ��'�&���8�6��
&HQVXV�%XUHDX�



76

8�6��&HQVXV�������������$PHULFDQ�&RPPXQLW\�6XUYH\���<HDU�(VWLPDWHV��:DVKLQJWRQ��'�&���
8�6��&HQVXV�%XUHDX��

:DOGLQJHU��5RJHU��5RELQ�:DUG��+RZDUG�(��$OGULFK��DQG�-RKQ�+��6WDQÀHOG��´(WKQLF�HQWUHSUH-
QHXUV��,PPLJUDQW�EXVLQHVV�LQ�LQGXVWULDO�VRFLHWLHV�µ�������8QLYHUVLW\�RI�,OOLQRLV�DW�8UEDQD�
&KDPSDLJQ·V�$FDGHP\�IRU�(QWUHSUHQHXULDO�/HDGHUVKLS�+LVWRULFDO�5HVHDUFK�5HIHUHQFH�LQ�
Entrepreneurship.

=LOORZ��������´.RUHDWRZQ�+RPH�3ULFHV�DQG�9DOXHV�µ�+RPH�9DOXHV��6HDWWOH��:$��=LOORZ��
5HWULHYHG�-XO\����������IURP�KWWS���ZZZ�]LOORZ�FRP�NRUHDWRZQ�ORV�DQJHOHV�FD�KRPH�
values/.
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