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A Message from David Berenbaum, Deputy Assistant
Secretary, Office of Housing Counseling

As we work together to ensure that every individual and family has a safe and
stable place to call home during the COVID-19 public health emergency, I would
like to express appreciation to each of you for your success and impact in
ensuring that renters and homeowners alike make responsible and informed
choices to address their unique housing needs.

Your commitment to housing counselor certification by HUD’s “challenge” date
of May 31, 2021 – well in advance of the August 1st deadline – is exceptional. As
of April 30, 2021:
• 79 percent of HUD-approved housing counseling agencies have one or
more certified housing counselors on-board
• 76 percent of all housing counselors are estimated to be certified
• 86 percent of all reverse mortgage counselors are certified

David Berenbaum
Deputy Assistant Secretary,
Office of Housing Counseling

Congratulations and well done! Please keep the momentum going – the
important role of the housing counseling community to ensure sustainable
housing will be critically important in the coming months.
April is Fair Housing Month, and I look forward to speaking with you to
celebrate the impact of our work and our commitment to equal housing
opportunity so that all our neighbors can live in the housing of their choice free
of discrimination. We are making the dream of homeownership – and the
security and wealth creation that comes with it – a more equitable reality for all.
As we move forward, the Office of Housing Counseling will work to leverage the
full impact of the housing counseling community to make a difference.
Working together, I know we are up to the challenge.
Sincerely,
David

Housing Counselor Certification Data Snapshot

The August 1, 2021, final compliance date for the Housing Counselor Certification Requirements Final Rule is only
three months away. Housing counseling agencies’ commitment to ensuring their housing counselors become HUD
certified is critical to ensuring that agencies have the capacity to fulfill their vital role for clients. The COVID-19
pandemic has reinforced the need for enhancing industry capacity to provide high-quality housing counseling
services. Given this priority, HUD continues to provide technical assistance and resources to agencies as they work
toward their goal of certifying 100 percent of their housing counselors.
The infographic on the following page provides a snapshot of housing counseling data as of April 30, 2021.
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Combatting the Wave of COVID-19 Scams with New
Outreach and Education Tools

The financial fallout from the COVID-19 national
emergency continues to affect the housing and
financial stability of individuals and families. Across
the country, housing counseling agencies (HCAs) are
reporting a significant increase in scam activity.
Scammers are using this opportunity to take
advantage of consumers, especially the most
vulnerable populations. New scams are continuing to
emerge, especially as government benefits, such as
economic impact payments, become available.
HCAs play a critical role in increasing public awareness
and combatting the wave of COVID-19 scams. As a
housing counselor, equipping clients with the tools
they need to spot warning signs, avoid falling victim to
scams, and report fraudulent activities to authorities is
essential to combatting this fraudulent activity.
There are three different sets of resources available
for HCAs:

•

Outreach Materials from the Office of Housing
Counseling (OHC). The COVID-19 Frauds and
Scams: Guide for Housing Counselors has in-depth
information and resources to support client needs.

•

Media Campaign from NeighborWorks America.
NeighborWorks America has launched the Stop
Home Scams campaign designed to educate
renters and homeowners on housing-related
scams. Agencies can email
StopHomeScams@nw.org to access the partner
toolkit, which includes outreach templates such as
digital ads, social media press release templates,
and other digital materials that can be customized
with your agency’s information.

•

Consumer Tools from the Consumer Financial
Protection Bureau (CFPB). For additional
consumer tools, the CFPB has a suite of
educational materials and information on their
Frauds and Scams page.

PA GE|4

The Bridge | Volume 09, Issue 2

The Choctaw Nation of Oklahoma: Serving the Unique
Housing Counseling Needs of Tribal Members
The Housing Authority of the Choctaw Nation of
Oklahoma, a tribally designated housing entity (TDHE),
has participated in HUD’s Housing Counseling Program
since 1996. Covering approximately 7 million acres
with an estimated 200,000 members, the Choctaw
Nation is the third largest tribal nation in the United
States.
The Choctaw Nation of Oklahoma understands the
importance of self-sufficiency, economic
empowerment, educational advancement, health,
wellness, character, and leadership in its community.
It offers over 160 services to its tribal members
focused on culture, education, health, housing, and
family. To further these objectives, it adapted its
housing program to offer a continuum of services to
its tribal members. Much of its success can be
attributed to how housing counselors tailor their
services to the tribe’s needs, from lease purchase to
independent elder housing.
Housing counselors with the Choctaw Nation stay
educated about the continuum of services provided in
their community, often referring clients to other
departments based on their needs. Counselors found
that one of the main services needed for tribal
members is budget development. Budget
development prepares potential homeowners to make
payments and plan for unexpected emergencies.
One self-sufficiency program offered through the
Choctaw Nation Housing Authority is the Lease to
Purchase program (LEAP). LEAP was designed to help
tribal members progress from rental assistance to
homeownership. The program also assists with credit
issues by providing counseling services to help tribal
members become mortgage-ready and lenderqualified.
The LEAP program offers energy-efficient, 3-4bedroom homes to renters as part of a lease to
purchase program. Education and homebuyer
counseling services are required as part of the LEAP
program throughout the duration of the lease.

Housing Services in Indian Country
Compared to non-Native housing counseling clients,
tribal members face additional obstacles to
homeownership in Indian Country. Housing constraints
include trust land issues and substandard housing
conditions. Pathways Home, a homeownership
curriculum developed by the National American Indian
Housing Council (NAIHC), and HUD’s Section 184 Indian
Home Loan Guarantee Program are examples of how
tribes and TDHEs have assisted their customers in
overcoming the barriers that have historically made
homeownership an “impossible dream” for many Native
American families.

One of the Choctaw Nation’s LEAP program homes

Another benefit of the program is that housing
payments through LEAP are lower than area market
rents. Lease agreements require tribal members to
obtain a mortgage no later than the last day of the
15th year (though participants may purchase the
home at any time during this period).
Housing counselors with the Choctaw Nation are
currently providing services to approximately 300
LEAP participants, from video counseling to in-person
visits, often traveling hours to meet with families.
Their counseling topics include reviewing budgets and
credit reports, setting short- and long-term goals, and
referring clients to other wrap-around services within
the Choctaw Nation. Counselors work hard to build
trust with tribal members by providing services that
meet their needs.
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The COVID-19 national
emergency affects how
counselors interact with
their clients and
increases the need for
virtual contact. The LEAP
program has converted
budget sheets and
disclosures to fillable
forms, so clients are not
required to print out and
scan important
paperwork. The virtual environment has also allowed
counselors and clients to work with another HUD
program, ConnectHome. This program assists by
providing internet access, laptops and other devices,
and digital literacy training for low-income families.
Through the relationship between LEAP and
ConnectHome, the Choctaw Nation offers required
webinars for homeowner education.
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Tribal Consultation on the Final Rule for Housing
Counseling Certification
HUD’s Office of Housing Counseling (OHC) in partnership
with the Office of Native American Programs (ONAP)
conducted a tribal consultation process at the beginning of
2021. Tribal members had the opportunity to provide
verbal feedback in two virtual sessions, and written
feedback was collected through March 19, 2021. OHC is
currently reviewing the feedback collected through this
process and determining the next steps.
For more information, visit the Tribal Consultation
webpage on the HUD Exchange.
The knowledge gained from the Choctaw Nation’s
housing counselors empowers tribal members to
become self-sufficient homeowners and provides
them with services that are desperately needed in
Indian Country. As services grow and are tailored to
the needs of the tribe, the Choctaw Nation of
Oklahoma will continue to educate its members so
they can share in the success of its programs.

The Center for NYC Neighborhood’s Black Homeownership
Project

Since 2008, the Center for NYC Neighborhoods, a local
housing counseling agency (HCA) serving all five New
York City boroughs, has helped homeowners at risk of
foreclosure in New York City and throughout the state
stay in their homes. In the years since the 2008 financial
crisis, the Center has expanded the scope of its work to:
• Provide a wider range of services, such as
FloodHelpNY and HomeFix
• Research the biggest issues affecting homeowners
• Advocate for policies to preserve and protect
affordable homeownership

faced by Black families pursuing homeownership are
augmented by the additional challenges of soaring
prices amid a tight lending environment. The COVID-19
national emergency has exacerbated these longstanding inequalities.

Housing counseling is a component of many of the
Center’s programs, such as the Black Homeownership
Project (BHP). The BHP recognizes that people of color
in the United States have long faced barriers to
accessing mortgage credit and the asset-building power
of homeownership. In New York City, the obstacles

Black and Latinx Americans have been
disproportionately affected by the COVID-19 national
emergency, with deep economic impacts and greater
rates of infection and death. [1] In response to this data,
the Center launched the BHP to explore how to
strengthen and expand Black homeownership in New
York City by drawing on the expertise of housing
counselors and community partners. Findings from the
BHP suggest Black New Yorkers continue to face high
barriers to achieve and sustain homeownership. Black
homebuyers pay an average of $7,000 more in closing
costs than other groups and still receive mortgage

The NYC Department of Health publishes total COVID-19
cases, hospitalizations, and deaths. As of March 2021, Black

and Hispanic New Yorkers had higher figures on all three
metrics.

[1]
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originations at relatively fewer rates. New York City’s
high-cost market exacerbates these barriers and
imposes additional challenges on families struggling to
purchase a home in their current communities. Housing
counselors also use BHP data to inform their counseling
and gain a greater understanding of the barriers faced
by vulnerable populations. More of the project’s
findings can be accessed on the BHP website.
The Center has worked on solutions to address and
reduce the racial wealth and homeownership gaps in
New York City through the BHP. The project’s goal is to
develop a slate of transformative proposals and
interventions to identify new pathways to protect,
support, and grow homeownership among New York’s
Black communities. This is achieved by leveraging
existing organizations and resources to address and
reduce the racial wealth gap. The project's success
relies on input and expertise from community
organizations, HCAs, community boards, homeowners,
and New York City residents.
For the past two years, a cross-departmental team of
roughly twenty Center employees collaborated to
identify ten pilot interventions to uplift, equalize, and
strengthen Black homeownership in NYC. This was
achieved by:
• Conducting research on past and current
interventions supporting black homeownership
• Analyzing detailed data sets
• Holding focus groups and one-on-one interviews
with Black homeowners and prospective
homeowners, real estate professionals, and
housing counselors to solicit information about
challenges, needs, and concerns around
homeownership for Black New Yorkers
After soliciting feedback from a variety of stakeholders,
the BHP selected five interventions with the greatest
potential impact, and unveiled them at the Center’s
2020 Affordable Homeownership Summit. The
interventions launched on the BHP website include:
1. Down Payment Assistance Navigator – Collecting
down payment assistance resources through a
digital tool for homebuyers and counselors
2. Savings Accelerator – Building the financial
capability of both aspiring and existing homeowners
by matching savings

BHP data indicates that if Black and Latinx families were as likely
as White families to own their homes, median Black wealth
would grow by $32,000 and the wealth gap between Black and
White households would shrink 31 percent. Median Latinx
wealth would grow by $29,000 and the wealth gap with White
households would shrink 28 percent.

3. Pathways to Tenant Purchase – Organizing tenants
to purchase multi-family buildings
4. Estate Planning – Increasing education about and
funding for estate planning for low-to-moderateincome homeowners
5. Homeowner Landlord Services – Providing
education and assistance for landlords of 1-4-unit
buildings
The Center is an important advocate in its community
and continues to support the impact homeownership
can have on their clients’ lives through housing
counseling. Its housing counselors are deeply
committed to uplifting and strengthening Black
communities and to making New York City a place
where Black homeowners and their families can thrive.
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MMI: Helping Clients Obtain a Home Equity Conversion
Mortgage During the COVID-19 National Emergency

Money Management International (MMI), a HUDapproved housing counseling Intermediary, is one of
the nation's largest nonprofit credit counseling
agencies. For the last 60 years, its goal has been to
change how Americans overcome financial challenges.
MMI empowers families and individuals to reach their
goals through financial coaching, innovative programs,
and consumer advocacy.
MMI also specializes in counseling on Home Equity
Conversion Mortgages (HECM), FHA’s reverse
mortgage program. As the COVID-19 national
emergency continues, the demand for HECM
counseling from MMI remains high. The volume of
HECM refinance counseling more than doubled for
MMI between the first and second quarter of Federal
Fiscal Year 2021. This trend has continued into
calendar year 2021 with 29 percent more HECM
refinance counseling conducted by MMI in the
average month of 2021 compared to 2020.
MMI’s HECM counseling clients continue to seek
reverse mortgages for the same reasons as before the
onset of the COVID-19 national emergency, but MMI
has experienced an increase in clients seeking a
reverse mortgage to supplement their income
following job loss or income reduction. This aligns with
the experiences of seniors throughout the country; an
analysis by AARP shows that senior populations are
more vulnerable to job loss from COVID-19 than
younger populations. Social distancing demands have
also caused many seniors to rethink their retirement
living plans, choosing to use a HECM loan to remain in
their home rather than move into group-style living.

HECM clients continue to work closely with their
housing counselors at MMI. In recent months, two
new trends in HECM borrower counseling have
emerged for MMI:
• Accelerating to Retirement – More borrowers
counseled by MMI are accelerating their
retirement plans and obtaining a HECM to pay
off their existing forward mortgage. Eliminating
their monthly mortgage payment affords people
experiencing job losses or lost income the ability
to live on their retirement income alone. MMI
has also identified this as one of the main
reasons why housing counseling clients seek
HECM mortgages.
• Building a Financial Safety Net – Seniors
counseled by MMI expressed concern about the
potential for their property taxes to rise and the
increasing cost of homeowner’s insurance.
These concerns add to the uncertainties around
the length of COVID-19’s duration and the
future of the economy, causing many borrowers
to tap into increased home values and their
home equity to build a financial safety net.
In response to these trends, MMI has trained and
certified additional HECM counselors. At the start of
2020, MMI had ten HECM counselors. By the end of
the year, they added seven HECM Counselors to their
team, along with four additional housing counselors to
support HECM intake activity. A total of seventeen
HECM Counselors from MMI are on HUD’s roster
today.
For more information about MMI’s HECM counseling,
visit their Reverse Mortgage Counseling and
Certificates page.
Looking for more information on HECM counseling?
HUD’s Office of Housing Counseling has a HECM
webpage, focused on both origination and default.

PA GE|8

The Bridge | Volume 09, Issue 2

CFPB Mortgage Forbearance and Reverse Mortgage
Resources

The Consumer Financial Protection Bureau (CFPB) is committed to providing consumers with information to protect
and manage their finances. The CFPB created resources for housing counselors to help their clients navigate
challenging financial topics. The chart below provides an overview of helpful resources released by the CFPB to assist
counselors in working with clients on mortgage forbearance and reverse mortgages.
Mortgage Forbearance and Relief

Reverse Mortgages

The Coronavirus Aid, Relief, and Economic Security
(CARES) Act allows homeowners to request up to 360
days of forbearance on their mortgage loans.
Homeowners can apply for mortgage forbearance on
federally backed loans if they:
• Are experiencing economic hardship because of
the COVID-19 national emergency or due to illness
or injury and rising healthcare costs
• Have experienced damage to their homes due to a
natural disaster

Reverse mortgages are loans available to homeowners
over 62 years old, allowing them to borrow money and
use their homes to secure loans. The borrower is not
required to make monthly payments. Instead, the loan
balance grows over time as interest and fees accrue,
causing the homeowner’s equity on the home to
decrease. Borrowers are required to pay off the loan
when the last borrower leaves the home, which is
usually done with the proceeds of the home sale.

Forbearance and mortgage relief programs may also be
offered for privately owned loans. To apply for
forbearance and mortgage relief, homeowners can
follow these steps:
1. Contact the mortgage servicer on their mortgage
statement and explain their situation.
2. Find out if they qualify for protection under the
CARES Act.
3. Ask about their options for missed payments,
potential fees, and payment due dates.
4. Make sure they receive a written copy of the
repayment plan and that they understand the
terms.
Contacting the mortgage servicer is the best place to
start and the best way to avoid common scams that
promise to help homeowners avoid foreclosure.
Housing counselors can help their clients identify their
mortgage servicer’s contact information. Repayment
options may vary depending on the homeowner’s
situation.
The Guide to Exiting or Renewing Forbearance contains
a flowchart to help clients better understand their
options.
The Home-Retention Exits out of COVID-19 Related
Forbearances provides a list of options available to
consumers whose loans are backed by federal agencies.

A homeowner with a reverse mortgage is responsible
for paying property taxes, homeowner’s insurance, and
costs associated with home repair. Homeowners who
do not follow these guidelines may be at risk of
foreclosure.
The CFPB has a dedicated reverse mortgage portal that
includes resources, reports, and questions and answers.
All CFPB materials are available in both English and
Spanish.
• You Have a Reverse Mortgage: Know Your Rights
and Responsibilities provides information on
reverse mortgage loan requirements.
• Reverse Mortgage Discussion Guide uses simple
text and graphics to help potential borrowers
understand reverse mortgages.
• Reverse Mortgage Borrowers Guide to Natural
Disasters highlights ways in which reverse mortgage
borrowers can continue to meet their ongoing loan
obligations.
• Considering a Reverse Mortgage provides an
overview of key concepts of a reverse mortgage
loan.
• Reverse Mortgages: Know Before You Owe Video
explains the basics of reverse mortgage loans.
For additional Home Equity Conversion Mortgage
(HECM) resources for housing counselors, visit the
HECM Origination Counseling page on the HUD
Exchange.
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Housing Stabilization Coalition Forges Partnerships Amid
COVID-19 to Prevent Evictions
Housing Stabilization Coalition Key Partners
•
•
•
•
•
•

City of Columbus Department of
Development
Franklin County Department of Jobs and
Family Services
Franklin County Veterans Service
Commission
Columbus Metropolitan Housing Authority
Columbus Apartment Association
Columbus Urban League (Participating
Housing Counseling Agency)
Affordable Housing Alliance

In Columbus, Ohio, amid the COVID-19 national emergency,
organizations have come together to focus on a comprehensive
and coordinated solution to providing housing stability. The
large spectrum of eviction prevention needs throughout the
community required the support of multiple organizations,
resulting in the formation of the Housing Stabilization Coalition.
The main goals of the Coalition are to decrease the number of
individuals and families at risk of homelessness due to evictions
and to prevent an increase in families entering an already
overcrowded emergency shelter system.

Impact Community Action leads the Emergency Financial
Assistance component of the Coalition, including rent,
mortgage, and utility assistance. They also operate the Hope
•
Fund, which is raising funds for the initiative. Impact Community
Action is working with key partners covering a variety of
affordable housing resources in the City of Columbus/Franklin County, including the Columbus Metropolitan Housing
Authority. HUD-approved housing counseling agencies (HCAs) contribute to this work, including Columbus Urban
League, who has added rental housing counseling as a service as a result of the COVID-19 national emergency.
The Housing Stabilization Coalition is leveraging federal funding such as Community Development Block Grant CARES
Act (CDBG-CV) to aid in preventing eviction. The Columbus Foundation also provided $500,000 for this effort which
has augmented federal funding. Together, HCAs forging partnerships with the community can enhance their service
offerings and use federal relief funding to help their clients in need. For more information about federal relief
funding, view the COVID-19 Response and Relief Funding Chart for Housing Counselors, which includes all of the
available funding, the American Rescue Plan Act.

Want to submit an idea for
HUD’s annual Housing
Counseling Conference?

Want to share a unique
success story about your
agency or client?

HUD’s annual housing counseling
conference is coming up in August
2021. HCAs and housing counselors are
encouraged to submit
recommendations for conference
topics to housing.counseling@hud.gov
with “Annual Meeting 2021” in the
subject line.

HUD would enjoy featuring your
success story in The Bridge and on
other HUD Exchange pages. If you
want to share the successes of your
agency or housing counselors, contact
housing.counseling@hud.gov with
“Success Story” in the subject line.
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Engaging with HUD Multifamily Owners and Managers in
Rental Housing Counseling
Readying Your Organization for Rental Housing

HUD-approved housing counseling agencies (HCAs) across the
country are partnering with owners and managers of HUD
Multifamily-assisted and FHA Multifamily-insured properties to
provide a wide range of services to tenants, such as:
• Helping tenants access rent and utility payment
assistance
• Working with clients to develop and manage budgets
• Assisting clients in repairing their credit
These partnerships can benefit all stakeholders as they help
tenants stay in their rental units through challenging times. At
the same time, owners and managers avoid costly unit
turnovers or legal fees associated with eviction.

Counseling Webinar Series

HUD’s new five-part webinar series to educates
attendees on:
• Learning the basics of rental housing counseling
• Using eviction data and tools to support rental
housing counseling
• Partnering with homeless service systems to
prevent evictions
• Building more holistic programs through
community partnerships
• Reporting meaningful outcomes of rental housing
counseling in agency 9902 data

Rental counseling and eviction prevention continue to be a
Audio recordings and transcripts are available on the
priority for HUD’s Office of Housing Counseling (OHC) and
HUD Exchange.
HCAs as many renters continue to struggle to make rent
payments because of the financial impacts of the COVID-19
national emergency. OHC is providing updated training and resources on the Rental Housing Counseling and Eviction
Prevention page to ensure housing counselors are informed and prepared to serve their clients.

Celebrate Housing Counseling on the HUD Exchange
Looking for program guidance,
upcoming training, the latest
COVID-19 resources, best
practices for housing
counseling agencies, capacity
building tools, and more?
Visit the HUD Exchange
website today!
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