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

As leaders in the housing counseling industry, each of us must play an important
role in creating a real estate and housing finance marketplace where every
individual and family enjoys equal housing opportunity and the chance to
experience the benefits of homeownership.

In a major step to realize this goal, the Federal Housing Administration (FHA) during
National Homeownership Month announced that it will modify monthly student
loan payment calculations. This modification will “remove barriers and provide more
access to affordable single-family FHA-insured mortgage financing for creditworthy
individuals with student loan debt, which has a disproportionate impact on people
of color.” I am very excited about this initiative, and the role that HUD-approved
housing counseling organizations can play in expanding access to homeownership to
the next generation of homeowners – the most diverse in our nation’s history.

David Berenbaum
Deputy Assistant Secretary,
Office of Housing Counseling

The Office of Housing Counseling team looks forward to actively partnering with you
on your initiatives that work to break down barriers to homeownership for
communities of color. We are committed to ensuring racial equity in housing,
narrowing the racial wealth gap, and moving the nation beyond the pandemic
through our housing counseling initiatives.

As we work together to ensure that every individual and family has a safe and stable place to call home while the
nation recovers from the COVID-19 pandemic, I would like to express appreciation to each of you for your success
and impact in ensuring that we are part of the solution. As we move the nation forward to leverage the full impact of
the housing counseling community, I am confident that we will make a difference through our direct services.
Working together, I know we are up to the challenge.
Sincerely,
David

Join HUD’s Office of Housing Counseling for its upcoming virtual conference on August 9-12, 2021! Over four days, housing
counseling agencies will connect with HUD and each other on Housing Counseling Program updates and best practices. All
HUD-approved housing counseling agencies are invited to attend this year's conference, as well as national, regional, and local
industry stakeholders interested in partnering with housing counseling agencies.
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Beyond Housing: Multigenerational Homeownership for
a St. Louis Family

The neighborhoods served by Beyond Housing on the
northern edge of St. Louis, MO are predominantly Black
and have some of the lowest per capita incomes in the
region. To support these families, Beyond Housing has
raised $125 million since 2010, including $48 million in
affordable housing construction and $10 million in
home repair grants. While the funding raised to invest in
this community provides a bigger picture, the
organization’s mission comes alive through stories of
clients like Juana Cowens. In 1994, after spending six
months in shelters, the mother of four young daughters
moved into a Beyond Housing rental home using her
Section 8 eligibility.

During her two years in the rental home, Ms. Cowens began earning a steady income—thanks in part to Beyond
Housing’s comprehensive services such as childcare, camps, and financial education training. By 1996, Ms. Cowens
had progressed to the point where she could pay the full amount of the monthly rent. At that point, much to her
surprise, Beyond Housing’s CEO Chris Krehmeyer shared she was financially ready to buy a home of her own. Ms.
Cowens reminisced about those days recently with Krehmeyer: “In 1996, I was one of the first people to buy a house
through their home buying program,” she said.
When Ms. Cowens lost her job in 2009 during the Great
Recession, Beyond Housing’s staff members helped her
avoid foreclosure after she missed three months of
mortgage payments. They offered her a temporary job
and reminded her, “Don’t give up, get tougher.” Ms.
Cowens took that advice and did not give up. She battled
through tough times, including a divorce and a medical
condition. She also shared her successes, including
graduating from college in 2010 – a joint celebration with
two of her daughters, who also earned their degrees that
year. Ms. Cowens currently works as a skills advisor,
helping customers apply for food stamps and job training.
“I can relate to what they’re going through,” stated Ms.
Cowens.

Customized Support for Prospective
Homebuyers
Beyond Housing supports families in its 500 rental
housing units on the path toward homeownership
and customizes services to each individual’s
circumstances and goals. These are just a few of the
programs the organization offers:
• One-on-one financial education and monthly
seminars on topics like budgeting and credit
• Eight hours of homebuyer education, followed by
one-on-one counseling sessions
• Customer online tools such as Beyond Housing’s
Compass, a secure portal for tracking documents,
making appointments, and getting answers to
questions

Ms. Cowens has steadily continued to build wealth by
working with Beyond Housing on her finances and
through homeownership. She moved to her current home
in 2020, during the same week as her wedding to her
husband, John. She says one of her proudest accomplishments is her four daughters – LaJuana, TaJuana, LaTanya,
and LaToya – three of whom are now homeowners themselves. The fourth is saving money toward buying a house.
“They always say they’re glad I taught them to stand up, advocate for themselves, and be self-sufficient,” said Ms.
Cowens. In turn, she credited Chris Krehmeyer at Beyond Housing, remarking, “Without his friendship and support, I
wouldn't be who I am.”
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Financial Education Focus
The path to homeownership starts uphill for many of the residents in North St. Louis County. Preparing prospective
homebuyers for a successful climb is part of Beyond Housing’s ongoing mission. The nonprofit offers free,
interactive financial education seminars for tenants in Beyond Housing’s rental homes, covering everything from
building a credit history to setting up a budget.
Beyond Housing also partners with organizations such as the St. Louis Regional Financial Empowerment Coalition to
offer free classes that demystify the homeownership journey. They range from presentations by bankers to panel
discussions featuring key people within the process. These educational efforts acknowledge barriers faced by Black
homebuyers and homeowners – but highlight the importance of overcoming the barriers and building personal
wealth by investing in a home.

Accelerating COVID-19 Recovery Through Housing
Counseling

Housing counselors diligently work to help homeowners and
tenants understand their rights, locate resources, and keep their
homes through the pandemic. They have shown resilience and
creativity throughout the national emergency, stretching their
capacity and budget to safely deliver services and add new
services to respond to the immediate crisis. As more of the U.S.
population receives vaccinations, more housing counseling
agencies are reopening their physical offices and offering inperson services again.
As we begin the next phase of pandemic recovery, the housing
counseling industry must look ahead to what is next. Housing
counselors are getting ready to assist vulnerable homeowners
who will need assistance to avoid losing their homes.
Counselors’ expertise is essential as their clients may seek postforbearance options and other relief made available by the
American Rescue Plan (ARP) signed by President Biden earlier
this year.

Challenges for Homeowners during
the COVID-19 National Emergency
Counselors often find that missed mortgage
payments are not the only financial challenge. A
housing counselor from Chhaya Community
Development Corporation in Queens New York
explained that for her clients, “forbearance will
only address one expense. There are still utility
bills and taxes.” Counselors are also finding
homeowners are coping with increased
expenses due to the pandemic and deferred
maintenance.

As of May 2021, nearly 2.1 million homeowners were in
forbearance after the national emergency brought widespread
mortgage hardships. Communities of color and low-income
communities have been disproportionately affected by the
pandemic in almost every way. Homeowners in these
communities have borne the brunt of unemployment, income
instability, and social displacement, as well as the health effects
of the pandemic. According to the Consumer Financial Protection Bureau, forbearance and delinquency are more
common among borrowers in majority-minority census tracts and tracts with lower relative income. Black and
Hispanic borrowers, who together make up 18 percent of all mortgage borrowers and 16 percent of current
borrowers, have made up 33 percent of borrowers in forbearance. Counselors are an important resource for affected
homeowners to understand the assistance available through their loan servicer during and after forbearance.
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Leveraging American Rescue Plan Funding for Mortgage Relief
The ARP Emergency Rental Assistance program (ERAP)
continues to be available for tenants behind in payments.
Housing counselors are well-positioned to help in this
effort because they are the front-line, have strong
knowledge and connection to their community, and are
natural collaborators. It is a critical time to explore ways
to expand outreach efforts and capacity to deliver rental
education and counseling.
Many counseling agencies are also focused on how the
Homeowner Assistance Fund (HAF), included in the ARP,
may meet the needs of struggling homeowners in the
months ahead. Under the HAF, the U.S. Treasury will
provide states, tribes, and territories with funding to aid
homeowners experiencing a financial hardship due to the pandemic. HAF funds may be used to prevent mortgage
delinquency, foreclosures, loss of utilities or home energy services, and displacement of homeowners. Aid is
prioritized for homeowners at or below 100% of area median income and socially disadvantaged households.
Since counselors understand the range of client needs during the COVID-19 national emergency, they are uniquely
positioned to provide feedback to help local programs use HAF and ERAP funds effectively. Counselors also
understand that in order to save more homes, federal relief funds can work in tandem with servicer-provided loss
mitigation options.
To support HUD-approved housing counseling in these efforts, the ARP allocated $100 million in grants to be
administered by NeighborWorks America’s Housing Stability Counseling Program to eligible HUD-approved
Intermediaries, State Housing Finance Agencies, or NeighborWorks network organizations. Additionally, many COVID19 Response and Relief Funding programs, including the ARP, allow housing counseling as an eligible activity.
As the nation works to recover from the pandemic, counselors may continue to help their clients by keeping up to
date with funding resources in their jurisdiction. It is also important for counselors to understand how to coordinate
with legal services as moratoria lift, legal protections are updated, and court activities and mediation resume. For
training and capacity resources, visit the COVID-19 Emergency Information for Housing Counselors page and the
Rental Housing Counseling and Eviction Prevention page.

National CAPACD Highlights Role of Culturally Competent
Housing Counseling for Low-Income AAPI Households
The National Coalition for Asian Pacific American
Community Development (National CAPACD), a
HUD-approved housing counseling Intermediary
focused on serving low-income Asian American and
Pacific Islander (AAPI) households, has participated
in HUD’s Housing Counseling Program since 2010.
The Intermediary oversees a network of 14 HUDapproved housing counseling agencies.
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In March, National CAPACD, in partnership with the UCLA Asian American Studies Center and UCLA Center for
Neighborhood Knowledge, jointly released Crisis to Impact: Reflecting on a Decade of Housing Counseling Services in
Asian American and Pacific Islander Communities. The research examines the state of housing for low-income AAPIs
since the Great Recession in seven high-cost housing markets. The report offers valuable insights on how housing
counseling services can help address the anticipated needs of low-income communities of color resulting from the
COVID-19 pandemic.
Seema Agnani, Executive Director of National CAPACD stated,
“In this time of the COVID-19 pandemic, the true value and
critical need for housing services couldn't be clearer. Once
again, communities of color are bearing the economic burden
caused by the pandemic. AAPIs are among those that face
what can seem like insurmountable challenges – living in
unstable housing long before the pandemic to having
nowhere to turn for accurate information on how to access
relief. The report confirms the critical role National CAPACD's
network plays in AAPI communities. Housing counselors that
come from these communities and have the language
capacity and trust of the community will be critical for an
equitable recovery.”
Brian Kim, Housing Program Manager at National
CAPACD, stated, “We believe the best housing
counseling services come directly from
community-based organizations that are AAPI-led,
serve AAPI communities, and possess the cultural
and linguistic competency to serve AAPI
households. Our agencies offer translation and
interpretation services, which means they are
taking more time to serve their clients and explain
complicated issues in-language. Our network
provides housing counseling in more than 30 AAPI
languages.”
Additionally, during this pandemic, National
CAPACD’s housing counseling agencies have
stepped in to fill gaps in local and federal response
to ensure that low-income AAPIs, renters in
particular, have access to critical relief and
recovery information such as in-language
information about the federal eviction
moratorium.

The report utilizes Home Mortgage Disclosure Act lending
data and the Census Bureau’s American Community Survey
data to uncover the challenges and barriers faced by AAPI
homeowners and renters. While the study was conducted
before the COVID-19 national emergency, the report's
findings are increasingly relevant as the industry responds to
the housing needs of communities during the pandemic. The
study also has relevance as the income inequality between
Asian Americans and other groups is rising.
Crisis to Impact shows that pre-pandemic, one in four AAPIs
paid more than half of their income towards housing costs
compared to whites, placing many of them in difficult
financial situations. Asian and Native Hawaiian or Pacific
Islander (NHOPI) borrowers within the study areas were also
more likely than white households to take out mortgages
costing four to five times more than their household incomes.
The research illustrated the extent to which AAPI households
are severely cost burdened due to living in some of the
nation’s most expensive housing markets.

Crisis to Impact also found that National CAPACD’s HUDapproved housing counseling agencies are over six times more likely to serve AAPIs than other HUD-approved
agencies. In some areas, they are the only HUD-approved agency serving AAPIs. National CAPACD’s network of HUDapproved agencies are also more likely to serve the most financially vulnerable – their clients are nearly five times as
likely to be limited English proficient and more likely to be very low income (i.e., at or below 50% of area median
income).
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Housing Counseling for Service Members, Veterans, and
Their Families

Since 1972, Housing Counseling Services, Inc. has participated in HUD’s
Housing Counseling Program in the Washington, D.C. metropolitan area
with the goal of preventing homelessness and increasing sustainable
housing opportunities by educating and empowering families and
communities. Housing Counseling Services has a focused program that
provides services to service members, veterans, and their families who
have a large presence in communities throughout this region.

Housing Counseling Services identifies service members and veterans
who are in need by:
• Maintaining relationships with the U.S. Department of Veteran Affairs (VA) and other community partners
• Working regular rounds at local homeless shelters
• Engaging in ground outreach through marketing with local community centers
• Conducting weekly group education sessions to foster sustainable housing opportunities
At every stage of the housing continuum, Housing Counseling Services’ team of housing counselors use their
expertise to refer their clients to programs that may assist them. The following examples illustrate how Housing
Counseling Services leverages counselor knowledge to refer clients to available resources and provide skill-building
opportunities for servicemembers and veterans:
• Offering specialized knowledge of the Servicemembers Civil Relief Act (SCRA): Staff members know how the
SCRA assists service members who are at imminent or potential risk of foreclosure or eviction.
• Referring clients to the Supportive Services for Veteran Families (SSVF) program: This program, supported
by the VA, provides services to very low-income homeless veterans and has gained recognition for its success
in homeless prevention and rehousing veterans. The SSVF program uses the Housing First model, which
works with homeless veterans and veterans at risk of homelessness to quickly stabilize housing so that they
can become independent.
• Assisting homeless veterans during the COVID-19 Pandemic: As the COVID-19 pandemic began, Housing
Counseling Services worked alongside the VA to assist homeless veterans living in congregate settings or on
the streets by housing them safely in hotels. This approach helped move veterans to safe locations and was a
step in moving veterans into permanent housing.
Through these activities, Housing Counseling Services remains a trusted pillar of support for the service members and
veterans in the Washington, D.C. metropolitan area.

Supporting the Previously Incarcerated Through Rental
Housing Counseling
“Someone’s past should not prevent
Previously incarcerated individuals often face steep challenges to finding
stable housing. Many landlords bar potential tenants from housing if they
have a criminal offense or felony. HUD Secretary Marcia Fudge recently
indicated HUD’s commitment to this population, stating that people with
criminal records deserve a second chance to rebuild their lives. The Urban
League of Metropolitan Seattle (ULMS) and the Tennessee Housing
Development Agency (THDA) are increasing access to safe, sustainable
housing among this vulnerable population.

them from finding current housing.”
- Linda Taylor, Vice President of
Housing and Financial
Empowerment at the Urban
League of Metropolitan Seattle
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Urban League of Metropolitan Seattle
Linda Taylor is the Vice President of Housing and Financial
Empowerment at ULMS, a 90-year-old civil rights organization with a
mission for African American empowerment in education and
employment. Linda’s primary goal as a housing advocate is to
empower African Americans to attain homeownership and build
generational wealth. Many of Linda’s clients do not have the means to
obtain or maintain homeownership due to a lack of access to livable
wages, lack of education, and/or poor credit history. Without options
to own a home, community members become renters. Unfortunately,
many landlords bar potential tenants from housing based on their
criminal history if they have a felony. For the previously incarcerated
clients counseled by ULMS, finding a place to live can feel like searching for a needle in a haystack.
Career Bridge is a 6-week job readiness program at ULMS designed for those previously incarcerated or long-term
unemployed. Through Career Bridge, Linda teaches participants how to create a household budget, save and track
expenses, and build credit. In a Career Bridge class, Linda met a mother of three looking to find work and housing
stability as she had recently come out of incarceration. Through Linda’s guidance, her client received a Renton
Housing Authority Section 8 voucher, and she interned at the front desk of ULMS to gain experience.
At every turn in the search to find housing, Linda and her client ran into a constant roadblock: her past criminal
record. Linda would find single-family homes big enough for her client’s family that fit within the voucher limit, but
she would get denied every time based on her record. It was discouraging for Linda to see a mother working to
provide the best for her family, unable to find housing due to her past. Linda realized that due to Seattle’s Fair
Chance Housing Legislation, a landlord could not bar housing to an individual due to their criminal record within
Seattle city limits. Linda and her client were able to change the voucher to the Seattle Housing Authority and find a
home for her family within the voucher limit.
The housing counselors of ULMS encounter these situations frequently in the housing department. Housing
counselors continue to work with clients toward the goal of homeownership, where criminal background checks are
not a barrier. However, Linda looks forward to a time where more jurisdictions implement policies to assist renters
with criminal histories in accessing stable housing as they move on from their pasts.

Tennessee Housing Development Agency

Since 1973, THDA has worked with partners across the state to increase housing access to some of its most
vulnerable populations. In addition, THDA believes housing education plays an important role in combatting
perpetual homelessness and housing instability. In service of this mission, THDA offers the Good Tenant Training
Program (GTT), which helps previously incarcerated individuals gain the skills they need to overcome housing
challenges.
Previously incarcerated individuals often leave correction facilities with a lack of assets and support systems.
Additionally, they are often unaware of the resources available to assist them. The GTT Program targets obstacles
preventing the previously incarcerated from finding stable housing through a comprehensive rental education
workshop. The four-hour workshop taught by a HUD certified housing counselor provides participants the
opportunity to learn practical life skills and gain knowledge on a variety of rental topics relevant to their life
experience. After completing the course, participants receive a certificate of completion and an opportunity to
receive additional housing counseling services. Some participants who previously could not obtain housing gained
housing when Day Reporting Center (DRC) staff connected them with housing providers and clients were able to
show potential landlords the certificate from the GTT class.
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The GTT Program would not be possible without the collaboration of key community partners such as the Tennessee
Department of Corrections. The collaboration started with the Johnson City Community Resource Center and DRC
location. As a result, the program has had several successes:
• Johnson City DRC requires their participants to attend the GTT Program.
• Parole and probation officers often refer previously incarcerated individuals to the workshops.
• The program has expanded to the DRC in Knox County, Tennessee, and a homeownership model of the
program has been established with the U.S. Courts in Middle and East Tennessee.
• THDA has collaborated with the Tennessee Rehabilitative Initiative in Correction (TRICOR) who provides life
skills training for incarcerated persons across the state of Tennessee. THDA staff members facilitated a GTT
Train-the-Trainer for TRICOR staff and provide this same training to TRICOR new hires as needed.
THDA continues to collaborate with community partners to bring the benefits of the GTT program to as many
participants as possible. Through the education and training provided, previously incarcerated individuals find greater
access to housing opportunities and learn how to position themselves to achieve long-term housing solutions.

Achieving Housing Sustainability for the Most Vulnerable
in Virginia

Housing Opportunities Made Equal of Virginia (HOME)’s mission is to
ensure equal access to housing for all people. HOME staff tackle
systemically divisive housing practices through fair housing
enforcement, research, advocacy, and statewide policy work. They
assist with equal access to housing and credit, which helps combat
wealth inequality and provides a powerful catalyst toward
affirmatively furthering fair housing.

Prior to and as a result of the COVID-19 pandemic, HOME is working in
partnership with the City of Richmond Voluntary Eviction Diversion
Program (EDP). This is the first EDP in Virginia and is a successful
partnership between HOME, Central Virginia Legal Aid Society, Greater
Richmond Bar Foundation, the City of Richmond, and others. The
overall vision of the EDP is to stabilize housing for Richmond tenants
and dismantle behaviors that have an adverse impact on people’s
lives, including:
• Reduce the number of evictions of low-income individuals and
families for failure to pay rent
• Minimize the displacement of families from their homes and
the resulting adverse consequences related to social inequities
and chronic school absenteeism
• Diminish the financial impact on families, landlords, and
communities dealing with the aftermath of an eviction
HOME is an important advocate in its community and continues to
support the needs of Richmond residents’ lives through rental housing
counseling. In addition to eviction prevention, HOME aids first-time
homebuyers and those under the threat of foreclosure. HOME’s
housing counselors are deeply committed to enhancing and
strengthening all clients living situations and to making Richmond a
place where homeowners, tenants, and their families can thrive.

Client Success Story
Towards the end of 2019, one EDP client
found herself in a frightening predicament.
Life had dealt her multiple financial blows at
once. On top of numerous medical issues,
she had just had her work hours reduced
from full-time to part-time. In addition, her
sister, with whom she had been splitting the
rent, had moved out. Finally, her boyfriend
lost his job, which temporarily placed the
burden of the full rent onto the client.
When she was served an unlawful detainer
notice, she also received a flyer for how to
apply to the EDP. The housing counseling
stability specialists at HOME were able to
guide their client to voice a participation
request in court to become a part of the
EDP. HOME was also able to provide
guidance on money management and
approve their client for a payment plan to
assist in bringing her rent current. HOME’s
client stressed the importance of the EDP’s
financial literacy classes and said that if it
were not for the EDP, she would not be
living in her apartment today.
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Strong Partnerships are Key to Success for the Texas
Housing Stability Collaborative

Effective partnerships can significantly affect the impact and
sustainability of programs offered by housing counseling agencies. A
dynamic group of affordable housing leaders in Texas recently
reunited as the Texas Housing Stability Collaborative (the
Collaborative). The Collaborative is a growing network of individuals
and organizations working together to avert mortgage foreclosures
and rental evictions by supporting housing stability counseling.

“Historically speaking, we’ve always
believed that our work doesn’t stop at the
building and financing of homes. It extends
beyond that, and it’s why we’re committed
to the Collaborative’s work,” states David
Long, President of TSAHC. “Because
whether it’s a pandemic, recession, or
another event that threatens someone’s
housing, we stand ready to help connect
Texans to the resources they need to
remain stably housed.”

Their partners and founders are the Texas State Affordable Housing
Corporation (TSAHC) and the Federal Reserve Bank of Dallas. These
partners bring expansive statewide outreach and collaboration
opportunities to reach the broad markets in Texas, including
marginalized communities, families, and individuals. TSAHC is a
statewide nonprofit that addresses the housing needs of
underserved Texans through innovative programs and solutions.
Housing stability has been a core focus of TSAHC since the
organization’s inception.

“Housing counseling’s effectiveness has been evidenced by data
from the Urban Institute, HUD, and Government Sponsored
Enterprises (GSEs) over the past few years. During the Great
“We remain committed to supporting
Recession, the key to success was reaching homeowners early in the
trusted resources such as HUD-approved
process, particularly before they fall prey to scammers,” said Linda
housing counselors who work with
Davis-Demas, co-chair of the OHC HUD Intermediary Coalition.
financially vulnerable individuals and help
Affordable housing is an ongoing challenge in Texas and has been
them find a path to keeping their home.”
compounded by the COVID-19 pandemic. A significant number of
Roy C. Lopez, Assistant Vice President and
Texas
renters are currently struggling to pay rent. The Collaborative
Community Development Officer, Federal
and its partners know from experience that housing counseling
Reserve Bank of Dallas.
works. Through their public education and advocacy outreach, they
connect those facing housing challenges with qualified advocacy and counseling. The Collaborative and its partners
plan to continue reaching out to prospective partners to broaden their network and consumer access to support
across the state.

Want to share a success story about your agency?
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 counselors,
email housing.counseling@hud.gov with “Success Story” in the subject line.
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