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Current Study 
Becoming a homeowner, especially in Arizona, has become increasingly difficult due to 

macroeconomic factors, including elevated housing costs, limited housing inventory, 

population growth, and incomes not keeping up with the cost of living.1 While these factors 

impact all Arizonans, disproportionate rates of homeownership persist. This research seeks to 

understand how and why this disproportionality impacts the Hispanic/Latino population in 

Arizona.  

This paper includes the premier findings from the Hispanic Homeownership Study, a multi-

year, longitudinal study on the barriers to homeownership that disproportionately impact 

access for members of the Hispanic/Latino community in Arizona. Researchers interviewed 24 

housing counselors across Arizona to learn more about closing the Hispanic Homeownership 

gap. 

HUD Certified Housing Counseling 

Housing counseling is a program created by the U.S. Department of Housing and Urban 

Development (HUD) that provides independent, expert advice to individuals seeking support 

in addressing housing barriers and achieving housing goals. Counselors can assist individuals in 

several ways, such as repairing credit, purchasing a home, acquiring funds for a down 

payment, or avoiding foreclosure.2 Housing counseling was first established as part of the 

Housing and Urban Development Act of 1968, an initiative by Congress to affirm “the national 

goal” of “a decent home and a suitable living environment for every American family,” 

recognizing that this goal was more challenging for lower-income families to achieve.3  

The Housing Counseling program was established to provide counseling and advice, utilizing 

tools and training on improving housing conditions, maintaining financial stability, and 

“helping predominantly low and moderate-income households achieve their housing goals.”4 

Housing counseling services include group education workshops and one-on-one counseling, 

administered by local agencies and organizations participating in the Housing Counseling 

program.5 Each participating agency is staffed with HUD-certified housing counselors who 

support and guide individuals in achieving their housing goals.6 In Arizona, local housing 

counseling locations cover Maricopa County, Pima County, Mohave County, Coconino County, 

and Yuma County.7 National housing counseling programs also exist, providing Arizonans with 

additional options.8  

In Fiscal Year (FY) 2025, Arizona housing counselors served 7,568 residents, 3,419 (45%) of 

whom identified as Hispanic.9 The same year, Hispanic residents comprised 32% of the total 

state population.10 As a result of working closely with hundreds of potential and recent 

Hispanic homeowners, these counselors are well-positioned to provide significant insights into 

the challenges facing this community.  

Hispanic Homeownership Gap 

In Arizona, and the country as a whole, non-Hispanic white residents are much more likely to 

own their homes as compared to Hispanic residents.11 Systemic and historic racial 

discrimination has resulted in households of color facing restrictive borrowing constraints, 

higher rates of predatory lending, and an increased likelihood of foreclosure.12 Compared to 
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their white counterparts, households of color have lower credit scores and higher debt-to-

income ratios, which predict financial stability for mortgage lenders and banks.13  

Figure 1. Hispanic homeownership gap conceptual framework 

Experiences Impacts Outcomes 
 

 

Homeownership is a crucial pathway to financial security and building generational wealth for 

households in the United States. In 2024, the U.S. white homeownership rate was 52% higher 

than the homeownership rate for Hispanics/Latinos.14 Hispanic households face barriers and 

disparities that prevent them from accessing equal opportunities.15 Despite the passage of the 

Fair Housing Act of 1968, which made it illegal to discriminate based on race, color, religion, 

or national origin in housing, including purchasing, renting, and lending,16 Hispanic households 

still face the implications of exclusionary practices.17 Further, the presence of language 

barriers in U.S. institutional processes makes obtaining information and knowledge regarding 

the homebuying process disproportionately challenging for Hispanic households whose primary 

language is not English.18 Hispanic households are more likely to rely on family members to 

translate for them during the homebuying process.19  

Historically, exclusionary lending practices across government agencies and financial 

industries, such as racial covenants and redlining,20 have resulted in limited access to credit 

and borrowing for households of color, hindering the home-buying process.21 With less 

financial stability and more restrictive borrowing constraints, obtaining a mortgage loan 

and/or making a down payment is still more challenging for households of color. Studies 

demonstrate that households of color are more likely to be charged higher interest rates for 

their mortgage loan than white households.22 The cumulative effect of income and credit 

disparities makes home buyers of color less likely to meet mortgage criteria, even when race 

is not explicitly considered. Scholars have referred to this as a form of “statistical 

discrimination” whereby “Minority applicants suffer because their racial status is correlated 
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with information that demonstrates that they are less creditworthy than whites.”23 The 

measurement of creditworthiness, while itself race-neutral, is predicated on income, credit, 

debt, home value, and risk assessment, other factors that reflect racially disproportionate 

access.24 This is why some experts emphasize disparate impact as an indicator of 

discrimination where formal processes remain race-neutral but reflect racial disparities. For 

instance, Stuart (2018) argues, “At the level of the loan application itself, we should stop 

looking for the ‘smoking gun’ of discrimination and start looking at disparate impact as a 

bureaucratic problem in the context of a given set of bureaucratic rules.”25  

Evidence of disparate impacts is measurable. Access to credit and financing remains 

inequitable, with Hispanic households facing higher rates of denial for mortgage 

applications.26 In 2025, Hispanic households were denied mortgage financing at a rate of 14%, 

compared to white households at 9%.27 Predatory lending and unmanageable mortgages raise 

the risk of mortgage default and home dispossession for Hispanic homeowners.28 Inability to 

keep up with high monthly mortgage payments can lead to detrimental outcomes. The 

National Bureau of Economics found that Black and Hispanic homeowners were twice as likely 

as white homeowners to experience a distressed sale (foreclosure, short sales) of their 

homes.29 Households of color are more likely to fall behind on loan payments and enter 

foreclosure, especially in times of economic crisis, such as the Great Recession in 2008 and 

COVID-19 in 2020.30 In addition, Hispanic households have less wealth security as 

homeowners, as homes in predominantly Hispanic neighborhoods are twice as likely to 

experience undervalued appraisals compared to predominantly white neighborhoods.31  

Hispanic homeownership rates have consistently risen over the last decade. Despite these 

gains, the homeownership gap between Hispanic and non-Hispanic households persists.32 In 

2024, Hispanic households in Arizona had a homeownership rate of 59%, still significantly 

lagging the non-Hispanic white Arizona household homeownership rate of 74%.33 The following 

qualitative analysis identifies the primary challenges and opportunities for policy 

interventions aiming to address homeownership disparities by race, as gleaned from 

interviews with housing counselors who work directly with Arizona’s Hispanic/Latino 

communities.   

Interview Approach 

This study aims to better understand what factors contribute to the Hispanic homeownership 

gap and where opportunities for policy exist. Interviews were conducted between April and 

July 2024 with 24 HUD-certified housing counselors, experts in homeownership through their 

experience with providing housing counseling and assistance. Many of these counselors 

identified as Hispanic or Latino. These counselors have worked across Arizona, including 

northern, central, and southern Arizona, along with a few who have worked for national 

agencies which operate statewide. These counselors worked with clients spanning 8 of 

Arizona’s 15 counties (Maricopa, Pima, Yavapai, Pinal, Cochise, Coconino, Mohave, and Yuma), 

and the majority had between 10-25 years of experience providing housing counseling. 
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Figure 2. Map of Arizona counties where the counselors interviewed (n = 23) served clients 

 

While many programs available through housing counseling (such as down payment assistance) 

are limited to residents earning 80% or less of the Area Median Income (AMI), education and 

individual counseling are available to residents at any income level.34 The counselors we 

interviewed indicated that most of their clients earn between just under 80% AMI to up to 

120% AMI.    

To identify the challenges of Hispanic homeownership, researchers followed a semi-structured 

set of questions with interviews 45-60 minutes in duration. Interview questions began by 

asking counselors to describe the primary services that clients come to housing counseling 

seeking, including financial assistance, financial education, and foreclosure prevention 

resources. Next, counselors were asked about the biggest challenges their clients are facing, 

including personal and market-driven challenges. Counselors were then asked whether they 

observed any challenges facing Hispanic clients specifically. Finally, counselors were asked 

about programs and policies that support Hispanic homeownership and prospective changes 

that would help increase access to homeownership for Hispanic Arizonans.  

Interviews were conducted via Zoom and were audio-recorded with participants’ permission. 

Audio transcriptions were analyzed by two researchers using NVIVO qualitative data analysis 

software.35 Researchers used open coding guided by the semi-structured questions, which 

allowed themes to emerge from the conversations. Analysts coded transcripts separately and 
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then collaborated to develop a single coding structure using a collaborative process. Analysts 

then double-coded roughly 50% of transcriptions until saturation was met, at which point the 

remainder were coded by one analyst. Coded interview data was analyzed thematically to 

produce the following findings.  

The Challenging Pathway to Homeownership 
The home buying process is complex, involving 

substantial paperwork, financial strategy, and 

perseverance in the face of household and market-

related obstacles. The housing counselors we 

interviewed indicated that barriers to 

homeownership exist in the pre-purchase and post-

purchase phases of buying. Barriers to purchasing a 

home include limited household finances, the 

impacts of market conditions like high home prices 

and inflation, strict requirements for assistance 

program eligibility, and requisite lifestyle sacrifices 

for families trying to save for a home. While several 

of these challenges carry into post-purchase, 

counselors also described how financial precarity, 

trade-offs involving ideal location or type of home, 

and additional costs of maintenance and property 

insurance impact a household’s ability to keep their 

home. The following sections highlight the most 

commonly identified obstacles to homeownership impacting prospective homeowners, while 

the subsequent section explains how these and additional challenges disproportionately 

impact the Hispanic/Latino community.  

Limited Inventory Exacerbates High Prices Across the State 

In 2025, Arizona gained over 97,000 new residents.36 Between 2023 and 2024, Arizona added 

59,704 new housing units.37 Since 2014, the number of households in Arizona grew almost 

twice as fast as the number of homes.38 Meanwhile, the median home price in Arizona is up 

from $273,692 at the end of 2019 to $423,746 as of May 2026.39 Typical home prices vary 

widely across Arizona counties, from $165,815 in Greenlee County to $626,817 in Coconino 

County.40 On top of high home prices, high interest rates make buying a home even more 

expensive. In December 2025, the national 30-year fixed-rate mortgage was 6.15%, up from 

2.67% in 2020.41 Housing prices, for rentals and home purchases, have risen with a decline in 

housing inventory and an increase in local populations.  

Counselors reported that the costs of housing are a primary impediment for households 

looking to purchase a home. Even for those households that are “mortgage ready,” purchasing 

a home they can afford can remain out of reach. One counselor reflected, “Young people who 

want to buy a house, have full-time jobs, work 40 hours a week, they qualify for a mortgage, 

but there are no houses in our market for what they qualify for.” Another counselor added, 

 

• Limited inventory & high 

prices 

• Constrained finances for 

low- and middle-income 

earners 

• Difficulty qualifying for 

assistance 

• Limited benefits of 

assistance 

Figure 3. Barriers to homeownership 
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“So, the new affordability… doesn’t match the income or the amount of money that 

our customers can qualify for; it’s not affordable for them… That’s one of the big gaps. 

The math is not there, and our customers are not qualifying for enough money to buy 

houses in the current market because of the high property values and low incomes 

these families earn.” 

While housing inventory is limited across the state, 

the amount, type, and affordability of housing vary 

by region. From urban to rural counties, counselors 

described limited inventory and high home prices 

impacting their clients. One counselor said, “I feel 

like it’s throughout all of Arizona where there’s a lack 

of low-income, affordable housing.” In western 

Arizona, counselors shared the sentiment that 

affordable housing inventory is basically nonexistent. 

One counselor commented, “It’s not a real possibility 

nowadays… So, whatever little inventory there is, is 

priced at a level that none of our families would 

qualify for.”  

In Coconino County, specifically Sedona and Flagstaff, home prices are some of the highest 

across the state. One counselor explained,  

“Anything you’ve heard about challenges down in the metro area of Phoenix, just 

double it, frankly… So, we have high housing costs, we have low inventory, we have 

external demand, and we have higher interest rates. None of that works in the favor 

of the homebuyer… Even if they’re mortgage ready and they have great credit and 

they have their savings, and we can give them $40,000, if they can’t buy a $600,000 

or $700,000 house, they can’t find a house that’s available on the market, they can’t 

get under contract. It’s just a frustrating process for folks, and it’s beyond our 

control.”  

Counselors in northern Arizona shared that their efforts to support low and middle-income 

families with financial assistance have also been stymied by market conditions. One counselor 

said, “We’re not helping low-income households with home purchase. And I don’t know that 

that’s shocking to anybody in Flagstaff… but it is nearly impossible to help someone under 80% 

AMI buy a house in Flagstaff.” The income limit for an individual buyer to meet this 80% AMI 

requirement is $68,720 in Coconino County, whereas the median house price is over 9 times 

this income.42     

Low- and Middle-Income Households Have Constrained Finances 

Housing counselors described working with low- and middle-income families navigating 

extremely tight finances in the wake of post-pandemic inflation. While expenses for 

household needs, from food to car loans and healthcare, have seen a noticeable increase 

since 2019, one expense has outweighed all: the cost of housing.43 The cost of rental housing 

in Arizona is measured in relation to the national average in the form of Regional Price 

Parities (RPP), where the national average is represented as 100.0.44 By 2025, Arizona’s rental 

housing RPP was 106.8, while counties like Maricopa and Coconino recorded rental RPPs of 

“It’s not a real 

possibility nowadays… 

So, whatever little 

inventory there is, is 

priced at a level that 

none of our families 

would qualify for.” 
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121.1 and 109.0, respectively.45 With housing costs exceeding the national average, Arizona 

residents must pay more to continue living here. In 2024, 53% of Arizona renters were cost 

burdened, or spending more than 30% of their income on housing costs.46 All of the counselors 

we interviewed indicated that their clients’ incomes are insufficient to cover the rising costs 

of rent, to reduce debt, and still be able to set aside money to save for a home.  

Counselors highlighted financial challenges including low credit scores or lack of credit 

history, high debt, risks of losing employment or the inability to increase income without 

acquiring a second job, unexpected expenses like medical emergencies, high interest rates, 

high utility bills, and continually increasing rent. Despite the stability that homeownership 

may offer, in this context, purchasing a home has become a moving target for many. One 

counselor pointed out that many people have given up:  

“On the other side of things, which I think is maybe the most important, at least in 

my eyes, is the people who can’t even look at homeownership as an option within 

the near future because they’re so consumed by [the worry that] their lights are 

about to be shut off, their rent is like 50 to 60% of their income, sometimes more… 

They want to buy a house, but it’s not realistic.”   

Counselors also commented on an increase in home purchases being made jointly by family 

members or friends because market prices are too high to purchase alone. However, jointly 

purchasing can require individuals to maintain this household composition or risk losing the 

home. One counselor working with an agency that provides loan products explained, 

“One of our requirements to use our product is 

that as long as you have the loan, through NACA 

[Neighborhood Assistance Corporation of America], 

you must live in the house. So, if there are two 

individuals, let’s say they’re not a couple, they’re 

brother and sister or two friends, they have to live 

together as long as they have the NACA mortgage; 

if not, they’re not technically in compliance with 

our mortgage terms, and we could foreclose, 

that’s in our document… I think that says a lot 

about the affordability issue.” 

Fewer Aspiring Homeowners Qualify for Financial Assistance 

Personal and market-driven financial obstacles continue to impact families seeking financial 

assistance. Counselors explained that most programs offering down payment assistance (DPA) 

stipulate that only households earning less than 80% of the Area Median Income (AMI) are 

eligible. However, every counselor we spoke with reported that this income requirement is 

insufficient to qualify an individual for a sufficient loan amount to afford a home in the 

current market. As one counselor said, “Having to be under a certain income threshold to 

qualify for the down payment programs, and at the same time qualify for these higher priced 

homes – that’s a big disconnect.”  

While eligibility requirements may make finding eligible households difficult, counselors 

reported that those low-income households that do qualify are also required to begin the 

“Having to be under a certain 

income threshold to qualify 

for the down payment 

programs, and at the same 

time qualify for these higher 

priced homes – that’s a big 

disconnect.” 
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process with around $3,000 in savings; “they need to cover the fee for the appraisal, the 

inspection report, the initial money that they need to provide in order to show the good faith 

of purchasing the house to the seller.” Certain assistance programs that provide savings-

matching funds, like the WISH program, require buyers to contribute up to $7,500 to receive 

matching funds. Counselors described working with low-income families for whom saving for 

this initial lump sum was prohibitive.  

Financial assistance programs also exclude households with incomes above the 80% AMI limit, 

but these incomes are often insufficient to purchase a home without assistance. With home 

prices substantially outpacing income, counselors 

argued that strict income restrictions result in 

fewer home purchases. On the one hand, low-

income households may qualify for assistance, 

but only for a smaller loan due to their income. 

Meanwhile, middle-income households may 

qualify for neither assistance nor a substantial 

enough loan given market prices. One counselor 

explained, “We have a lot of people that do get 

declined because they’re over income. But you 

look at their incomes and it’s not realistically 

something you could just buy a house on.”  

Multiple counselors suggested that more funding and accessibility is needed for low-income 

households to be able to utilize necessary assistance. Counselors noted that funding is limited 

and that the American Rescue Plan Act (ARPA) funding, which helped provide relief from 2021-

2024, is nearly gone. One counselor explained, 

“Getting down payment assistance is a challenge, just because our pots are only so 

big…“That has been a bit of a lighter task lately because of the ARPA money, but that 

will go away. And so, when that’s gone, it’s gone…We don’t have the flexibility of 

providing, you know, $50,000 in down payment assistance, because that’s what they 

need.”  

Several counselors also explained that what funding does exist is often limited to urban areas 

of the state, especially if programs are locally funded. A counselor from Coconino County 

described encountering this with clients in more rural parts of the county:  

“If you’re not in Flagstaff or you’re not in Sedona, there just aren’t resources either, 

right? Like, when the city funds down payment assistance, they’re not going to fund it 

for you to buy a house in Williams or Winslow. Now there’s no money to help you with 

the down payment.”   

Lenders Often Limit the Benefits of Financial Assistance 

Several counselors described obstacles in finding member banks willing to participate in 

certain programs. As one counselor described,  

“We have the Federal Home Loan Bank of San Francisco program, the WISH program, 

but we don’t have a lot of member banks that are participating in it. So, there’s money 

“We have a lot of people that 

do get declined because they’re 

over income. But you look at 

their incomes and it’s not 

realistically something you 

could just buy a house on.” 



 
 
  Page | 11 

being left on the table for that. So, we’re really trying to find those member banks 

that will participate in those programs to allow more of the WISH funds to be used.”    

Other counselors discussed challenges finding lenders willing to work with multiple forms of 

assistance to help lower-income families close the gap between home prices and loan totals. 

However, approvals to layer assistance must come from the lender, and this results in a higher 

interest rate. Loans using down payment assistance can carry rates up to 1.5% above 

market.47 One counselor explained,  

“So, most of them qualify for the downpayment assistance because their income is 

under 80%. But they don’t qualify for a reasonable loan amount. And we don’t have 

enough funding to cover the gap. If we do, the rate will also increase. So, the higher 

the rate, the less money they can qualify for.”  

Assistance programs facilitated by housing 

counselors also require that mortgage payments 

be affordable to recipients, defined as a 

maximum of 35% of the household’s monthly 

gross income. By contrast, multiple counselors 

explained that clients who forego financial 

assistance and go directly to a lender may be 

qualified for a loan reflecting up to 50% of their 

monthly gross income for mortgage payments. 

One counselor said, 

“I’ve seen that they are going directly with mortgage companies… and the ones who 

are coming in are coming with a pre-approval already without knowing exactly what 

they are getting. There are a lot of aggressive mortgage companies contacting them… 

And the lender is not sending people to us.” 

The use of gross income is itself a challenge, counselors explained, because clients may or 

may not understand that this figure includes income they never receive due to taxes and 

benefit deductions and therefore cannot contribute to mortgage payments. One counselor 

reflected, “[Loan officers] don’t really talk to them about, ‘Oh, but yes, it says that you can 

afford this much. But really, with what you bring home, your net, are you really in a good 

place to be able to afford paying this mortgage every month?” Still, counselors said, clients 

may be persuaded to obtain higher, unaffordable loans without assistance because doing so 

allows them the opportunity to purchase “more home” – or a home at all. 

Challenges Persist Even After Homeownership is Achieved  

“When we talk about homeownership, I think that we really need to think in a holistic 

way that is not about just the pre-purchase process, not just purchasing a home, but 

being able to keep it.” 

Counselors expressed concern for the number of their clients who struggle to keep their 

homes after making significant sacrifices to attain them. One counselor said, “The post-

purchase becomes even more critical after you have a family that have made all these 

sacrifices and huge efforts and changes so that they can really hold onto that dream of being 

a homeowner, just to find out that they can lose that any minute.” This risk has been 

“I’ve seen that they are going 

directly with mortgage 

companies… and the ones who are 

coming in are coming with a pre-

approval already without knowing 

exactly what they are getting.” 
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elevated as families continue to recover from the Covid pandemic and its impacts on health 

and employment. One counselor said, 

“The majority of our work… ever since Covid started and still kind of feeling the 

repercussions of Covid in the economy, is the risk to current homeowners of losing their 

home, losing their property, losing their lifetime investment due to becoming 

delinquent on paying their mortgages.” 

Multiple counselors reported that the bulk of their work now involves counseling their clients  

after they purchase a home. One counselor reflected how, “…the industry in housing has kind 

of slowed down in the pre-purchase [phase], but the mortgage defaults have increased.” 

Housing counselors provide foreclosure prevention counseling and can assist clients with 

applying for a forbearance, partial claim, or loan modification. A number of counselors said 

that their assistance has been successful. One counselor expressed, “We’ve been actually 

lucky that we saved so many homes for those who were losing their houses in the past.”  

However, others noted that low-income homeowners may continue to face additional 

challenges; for instance, acquiring property insurance has become more costly. From 2018-

2023, Arizona saw a 59% increase in homeowners’ insurance rates, marking the second highest 

rate hike nationally during this period.48 Additionally, multiple property insurance companies 

have withdrawn from providing coverage to northern Arizona due to wildfire risks.49 Rising 

insurance premiums have also resulted in a decline in home values in areas considered at-risk 

for climate-related damages.50 One counselor noted, “I think we can expect a lot more 

mortgage delinquency cases, due to… not more delinquencies, but homeowners’ insurance 

policies.” Research indicates that a premium increase of $500 can be linked to a 20% rise in 

the likelihood of mortgage delinquency within 12 months.51  

Despite post-purchase challenges and the assistance housing counselors can provide, many 

counselors pointed out that they receive little to no funding to provide foreclosure prevention 

services. One counselor said, “Right now, we honestly do not have any other program [to 

help] them pay their mortgages… before, we did have great programs with the state of 

Arizona… I think we saved 365 people from losing their homes.” A counselor from Tucson 

commented that only one organization there is able to provide such services. Another 

counselor explained, “Nothing helps with mortgages… We were able to get those programs 

with the Save Our Home Arizona and HAF [Homeowner Assistance Fund], but we haven’t seen 

anything else come through.” Multiple counselors noted that the end of HAF funding marked 

the end of funds for foreclosure prevention, leaving them assisting clients with applying for a 

forbearance or loan modification but unable to provide funds to assist with mortgage 

payments. One counselor explained, “We were going to stop doing foreclosure prevention 

services, like most of the agencies did… but no, we continue to provide that service, because 

that won’t stop.”  

Hispanic Communities Face Disproportionate 

Challenges 
The counselors we interviewed work across Arizona but have specific experience counseling 

and representing largely Hispanic communities. The following section summarizes their 
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insights regarding the primary barriers to homeownership that disproportionately impact 

Hispanic communities. These include financial barriers, including underrepresented forms of 

employment, tax burdens, and income disparities; cultural expectations of caretaking and 

financial support; institutional barriers like immigration challenges, language barriers, and 

inaccessibility; and discrimination by realtors, lenders, and sellers.  

Figure 4. Disproportionate barriers for Hispanic homeowners 

 

Financial Barriers 

Hispanic communities face disproportionate financial burdens 

When asked about disproportionate burdens Hispanic communities face related to 

homeownership, one counselor suggested taking into account a broader context for these 

challenges: “The first thing that comes to mind is systemic poverty, institutional poverty.” 

Compared to non-Hispanic households, Hispanic households are more likely to be 

economically disadvantaged and have a lower average median income.52 One counselor 

observed, 
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“I’ve seen a lot of lower-range incomes in Hispanic families than you would 

otherwise for other ethnicities… About 60% of our clients speak Spanish and [are] 

Hispanic. I think that gives us a better insight as to what this community is facing. I’d 

say they’re disproportionately affected by 

exorbitant rents. They’re disproportionately 

affected by seasonal spikes in utilities. 

Sometimes it’ll take them months to pay off the 

electricity bills that they racked up in the 

summer. So, yeah, that’ll definitely hinder your 

ability to even start looking at buying a house.”  

In Arizona, Hispanic households comprise about 24% of 

the state’s population but represent 43% of 

households earning less than $60,000 a year.53 

Seasonal labor creates challenges in rural Arizona 

Counselors from more rural parts of Arizona highlighted the impact that seasonal agricultural 

work has on their clientele. One counselor from Yuma explained, 

“It depends on the season, because most of our clients are seasonal workers. Yes, we 

have a state prison, we have a school, and we have other places where people work. 

But most of the people are seasonal and they only work from November to March or 

April, and the rest collect unemployment.”  

One counselor described working with clients who did seasonal work in more than one 

location, requiring them to pay rent in each place. Such transitory work can also strain 

families and make creating stability more difficult.  

“Many families don’t really get to keep their integrity when there’s such amount of 

movement year after year with couples… And of course, agricultural workers are, I 

would risk to say, almost 100% Hispanic. So, the kind of job that is available… those 

jobs that really put these additional barriers in their ability to keep the nuclear family 

intact and to really plan on home ownership.” 

Seasonal labor leaves many households experiencing months of financial precarity when it 

comes to paying for housing, utilities, and other needs, and these expenses can add up. One 

counselor commented, “Imagine what it would do to a homeowner that is now unemployed 

for X amount of months and waiting for the next round of the agricultural cycle to start 

working again.” 

Self-employment complicates tax and income tracking  

Counselors described having worked with many Hispanic households whose primary income 

comes from self-employment. In 2023, a higher proportion of Hispanic or Latino workers were 

self-employed compared to their non-Hispanic counterparts (10% compared to 9.6%). This 

disproportionality is consistent across workers aged 16-64.54 

Several counselors reported having worked with clients who did not understand their 

employment designation or its tax implications. One counselor recounted, “We see a lot of 

Hispanic people that get paid as independent contractors… and a lot of times, they don’t 

 

In Arizona, Hispanic 
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24% of the state’s 

population but represent 
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less than $60,000 a year. 



 
 
  Page | 15 

understand that that’s how they’re being classified… Or, for example, they don’t even realize 

that they have to pay taxes on that money, and then they get audited.” Another counselor 

said, “In lending, they want to see documentation of everything…and from what I’ve seen, 

generally there is more self-employment, but their self-employment is also a little bit more 

variable, which is a little bit harder to source income with.” As a form of income, self-

employment can be difficult to track and determine the difference between earned income 

and reported profits. 

According to multiple counselors, many of their self-employed clients tend to over-report 

business-related deductions to alleviate higher tax burdens. However, doing so may result in a 

household’s income appearing much lower than the gross total. One counselor explained, 

“Now, what I have seen lately is that people who are self-employed report maybe 

$50,000 or $60,000. However, because of the deductions, the profit is less than 

$20,000. So, they report too many deductions to the point that the profit is not enough 

to qualify for loans.”  

Counselors also noted that lenders require at least 3 years of income taxes if a client is self-

employed. Additionally, counselors indicated that they have worked with many clients whose 

source of self-employment has been impacted by the Covid pandemic, which reduced the 

availability of work in some construction and service fields.  

Cultural Expectations 

Supporting family can impact homeownership 

Most of the counselors we interviewed, many of whom identify themselves as 

Hispanic/Latino, suggested that the cultural expectation to extend resources and care for 

family impacts this community’s access to homeownership. As one counselor said, “Carrying 

all that burden of their families is a barrier too.” While the practice of sending money to 

family and friends in need undermines an individual’s capacity to save money for a home, 

counselors added that the expectation to provide for multi-generational housing also creates 

distinct burdens when seeking financial assistance and navigating limited housing inventory.   

One counselor explained, “They might be here for 23 

years… but they still feel this responsibility that they 

have to support their parents, family they left behind.” 

Multiple counselors reported that they frequently work 

with Hispanic/Latino clients who prioritize financially 

supporting loved ones at the expense of their own 

savings. One counselor described, “I could have a case 

when it appears to be ready… then they’d lend the 

money to someone else.” This ranges from factoring 

money for relatives into regular monthly expenses to 

using lump sums, like tax returns, to send money. Another counselor described, 

“I’ve been seeing this very closely from single moms because I could see that they 

receive a large amount of money when they file taxes… And immediately after one 

month of getting the money, they have no savings. They don’t build an emergency 

fund. They are giving money to others because of their values.”  

“They might be here for 

23 years… but they still 

feel this responsibility 

that they have to support 

their parents, family they 

left behind.” 
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The responsibility to support relatives can hinder an individual’s ability to save for a home, 

but it may also complicate financial challenges like maintaining credit and acquiring financial 

assistance. One counselor shared an example, 

“When you give your signature for your niece’s new vehicle, and now you’re trapped 

for the next six, seven years and trashed your credit in the meantime… In this country… 

when it comes to finances, it is about you. Go with you… It’s important to understand 

that the American system is based on individuals.”  

Several counselors noted that the individualism of American systems runs counter to the 

cultural value placed on inter-generational support. Yet, counselors do not see clients 

changing these values to acquire a house. In fact, as one counselor expressed, “There is 

always a generational family. Generational families tend to stay together, so the children are 

already adults, and they still live at home. And when living at home, they also bring in their 

own family.” Another counselor noted that this is also increasing given the current market: 

“Because of COVID, because of the increase of rent, our kids are coming back to live with us. 

And we don’t say no. [The] Hispanic population tends to help family. It’s a value.”  

The cultural expectation to support family 

also becomes an obstacle when certain 

institutional processes must account for the 

entire household. To determine eligibility for 

financial assistance, HUD must consider the 

combined total income of the household. 

Standard income limits are set based on the 

median family income of the area and 

adjusted for the number of people in a 

household.55 One counselor explained,  

“The household income is not only the borrower’s income or borrower and co-

borrower; it is the whole income for the whole household. All the members of the 

family have to be counted, even if it is a student, a child, someone who is 80 years 

old… So, it’s against the eligibility for financial assistance.”  

Having a multi-generational household may make meeting the strict income limits for 

programs like downpayment assistance difficult. Moreover, the need to purchase a home 

sizable enough for a family may make finding an affordable house more difficult given the 

current available housing inventory. As one counselor reflected,  

“You’re not really going to be able to move into a starter home, even if you can find 

one. If you have your parents and your grandparents living with you, or any mix of 

multi-generational [household], you’re going to have to look for something bigger. And 

in our culture, it’s really poorly seen for you to say, ‘Alright, well, I’m going to find 

something for me, my wife, and my kids, and that’s it. I mean, I don’t think I’ve ever 

seen a client approach it like that.” 

Another counselor described the way a multi-generational home could look and advocated for 

greater development of such properties to promote whole families’ access to stable housing. 

They said, 

“Because of COVID, because of 

the increase of rent, our kids 

are coming back to live with us. 

And we don’t say no. [The] 

Hispanic population tends to 

help family. It’s a value.” 
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“We, as Hispanic or Latinos, we tend to take care of our parents, but then the kids are 

living at home, too. So, [to be] able to have maybe a home with two masters, but you 

know, grandparents can live in one master, parents can be on the other end, the kids 

can be in regular rooms; we’re talking about four bedrooms, which is feasible… [We 

need] to push more policies on multi-functional and multi-generational homes, you 

know, duplex, fourplex… and we create more affordable housing.” 

Institutional Barriers  

Insights from housing counselors suggest that institutional inaccessibility is a barrier that 

disproportionately burdens prospective Hispanic/Latino home buyers. The opaqueness of 

financial systems, loan terms, and assistance eligibility can be further obscured by 

intimidation, risks associated with immigration, lack of technological experience, time 

limitations, and language barriers.  

Institutional mistrust affects clients’ sense of security 

Counselors described a mistrust of institutions in relation to banking, the use of technology to 

process financial transactions, sharing sensitive personal information, and interacting with 

institutional personnel. As discussed in a previous section, Hispanic/Latino communities 

disproportionately face barriers due to income discrepancies, including challenges with self-

employment and taxes. Additionally, counselors indicated that their Hispanic/Latino clients 

often lack information on other aspects of U.S. financial systems, like banking and building 

credit. One counselor said, “One of the challenges that I’ve seen all together is the lack of 

understanding of credit.” Another counselor added, “Another challenge… is getting us the 

documentation that we need… We will require pay stubs, any other income documentation, 

their ID, their Social Security cards, their bank statements, their tax returns, their W-2s, that 

kind of stuff… I know it’s a challenge for them.” A key barrier to understanding financial 

processes and providing financial records, counselors suggested, is the sense of risk involved 

in interacting with institutions.  

One counselor described having difficulty 

establishing trust with Hispanic/Latino clients due 

to the fact that HUD-certified housing counselors 

represent a link to a federal institution, inciting 

fear for individuals whose interactions with the 

U.S. government have historically included risks 

of immigration-related criminalization. The 

counselor explained, “Because we are technically 

a HUD-approved housing counseling agency, and 

they hear federal government, you know… so 

there’s a lot more that goes into getting them 

there… Especially with Hispanic families, they’re 

more reluctant to share their information.”  

Similarly, one counselor illustrated,  

“It’s just institutional mistrust, if you want to call it that…[housing counselors] have 

the trust of the communities. But these other places that they haven’t heard of or 

“Because we are technically a 

HUD-approved housing counseling 

agency, and they hear federal 

government, you know… so, 

there’s a lot more that goes into 

getting them there. Especially 

with Hispanic families, they’re 

more reluctant to share their 

information.” 
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sometimes have heard of but have heard negative things about, it’s going to be really 

hard to turn that around and tell them it’s okay, they’re good people. It’s hard to 

transcend.”  

Counselors described the ways that institutional mistrust is also reflected in Hispanic clients’ 

aversion to banking institutions and the use of technology to process personal and financial 

information. This aversion results in workarounds, like operating with cash. 

One counselor described, “People still believe 

that having money in their house is the best 

thing… [But] you need to have a bank account. 

And you need to have it at least for a year, 

sometimes two.” The theme that 

Hispanic/Latino households are more likely to 

use cash rather than go through banking 

institutions came up time and again in our 

interviews, with counselors from Hispanic 

communities echoing this pattern. One 

counselor explained, “They do have reserves 

that they always keep on hand. That’s how we 

grew up. My parents said you always have 

reserves on the side, just in case you can’t go to the bank.” Another counselor added, “We 

grew up in households where our parents didn’t trust banks, didn’t trust credit cards and 

things like that… and because they didn’t trust banks, they always had this stashed money 

under the mattress. So, they were always saving some other way, not through a formal way 

like a bank.” Operating with cash can make it challenging to track a household’s rental 

history, utility payment history, and credit.   

Multiple counselors observed that technology can present a barrier for their Hispanic/Latino 

clients. One counselor said,  

“They have that technology barrier too… My homeownership class, they can take it in 

person, or they can take via zoom application… So, I sent them the link, and they only 

had to just click it, right? And sometimes they are afraid that something’s gonna 

happen, so they’d rather come in person.”  

Another counselor working with a Community Land Trust provided an additional example of 

witnessing clients choosing workarounds to avoid relying on technology for financial 

transactions,  

“It’s technology, since banking has kind of really moved towards more automation and 

more, you know, getting on your computer… We have almost 100 homeowners that pay 

us a monthly land trust fee, and I’m still very surprised at how many have to go get a 

money order.” 

Institutional risks and distrust further disproportionately impact older generations and more 

recent immigrants, as one counselor explained, “There has been mistrust because when they 

are coming from another country into a new country and then also when they become a 

citizen, they will still have that fear of what happened in their country, so they can’t trust 

“We grew up in households where 

our parents didn’t trust banks, 

didn’t trust credit cards and things 

like that… and because they didn’t 

trust banks, they always had this 

stashed money under the mattress. 

So, they were always saving some 

other way, not through a formal 

way like a bank.” 
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the system to a certain extent.” Another counselor agreed, “The trust issue goes back to 

unstable banking situations in their country.”  

One of the counselors interviewed further highlighted generational differences, stating, 

“When it comes to an older generation, those are the individuals that refuse to have a 

checking account, that refuse to have anything to do with banks or even using the internet for 

online transactions.” This also impacts counselors’ abilities to connect their clients with 

resources.  

Immigration status creates additional financial and legal burdens 

While the counselors we interviewed had not worked extensively with individuals going 

through the immigration process while seeking to purchase a house, they did highlight some 

of the barriers impacting this population. As one counselor pointed out, “If they’re still going 

through the immigration process, and they’re not making money, I don’t think they even 

really think about [buying a home] because it’s too much of a hurdle.” These barriers relate 

to using an ITIN number in place of a Social Security number, including lender stipulations, as 

well as income classification-related obstacles for undocumented workers.  

An ITIN number is a 9-digit number issued by the IRS for “nonresident aliens” who are not 

eligible for a Social Security number. Its primary purpose is for federal tax filing, and it does 

not authorize an individual to work in the U.S.56 One counselor described, “There are 

nonprofits that help families obtain their ITIN numbers… There are a good number of families 

who use the ITIN number to build credit… Some of them have built credit with the ITIN 

number, but it’s not a valid credit report.” While the ITIN number helps to establish a record 

of credit even though it is not valid, households applying for a loan using an ITIN number will 

likely face additional financial burdens.  

ITIN loans are a special class, and not 

all lenders offer them; many that do 

are credit unions and community 

development institutions. Fewer than 

6,000 ITIN loans were issued nationally 

in 2023.57 One counselor explained, 

“Some mortgage companies are happy 

with customers with an ITIN number, 

but again, the terms of the loan are 

ridiculous. High down payment, very 

high interest rate. So those are 

subprime loans for ITIN numbers.” Another counselor estimated that lenders who accept an 

ITIN number may ask for up to 35% in a down payment and an additional 35% of the sales 

price. Individuals using an ITIN number may be eligible for downpayment assistance but may 

not receive enough to compensate for these elevated costs.  

In May 2026, the current federal administration issued an executive order requiring bank 

regulators and government departments to issue guidance to banks on identifying and 

prohibiting undocumented customers attempting to open a bank account or acquire loans or 

credit cards.58 While the order does not require banks to collect information on immigration 

“Some mortgage companies are happy 

with customers with an ITIN number, 

but again, the terms of the loan are 

ridiculous. High down payment, very 

high interest rate. So those are 

subprime loans for ITIN numbers.” 
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status, the directive is likely to make it even more difficult for individuals using an ITIN 

number to obtain the financial tools to become homeowners.   

Counselors also described working with clients facing obstacles due to the misclassification of 

their work. For undocumented individuals and those navigating the immigration process, 

maintaining legal employment can be precarious. One counselor described having witnessed 

clients who worked for companies (e.g., restaurants) receiving payment “under the table” 

and without a W-2. The counselor explained, “And then they want to be compliant and file 

taxes… but then suddenly, [they receive] a very large tax bill.” In addition to tax burdens, one 

counselor explained how this situation places both the employer and employee at risk.  

“It’s a double-edged sword because they can get in trouble with immigration for not 

filing because they’re receiving income. And sometimes they’re actually not even 

legally supposed to be working, and they don’t realize that either…there’s a lot of 

catch-22s in those kinds of situations.”  

As forms of income, self-employment and payment “under the table” make being compliant 

with taxes, tracking income, and ensuring legal security disproportionately more difficult for 

undocumented residents. 

One counselor suggested that those working with Hispanic clients should be thoughtful to 

consider that even if their clients are not personally undergoing the immigration process, it is 

likely that they may come from immigrant families whose experiences influence what is at 

stake for them in achieving homeownership and building community in the U.S.  

“…A generational approach to this type of service, that’s one thing that must be 

realized. We still have the elders here. They’re immigrants to the country. That was 

a generation that [was] absolutely underserved; there were no programs. 

Immigration [made them] fear they’re going to send them back, so the legal status 

prevented [them] in many ways to move 

on and live the American dream… That 

generation, if they were given the 

opportunity to be part of the 

homeownership dream, they were 

extremely committed and still lack 

communities. It’s hard, because they 

never overcame their own barriers… And 

they send the message to the second 

generation that they have seen all the 

efforts that the parents have made, and 

they have also swallowed the injustices 

that new immigrants to the country go 

through… They don’t see the way out.” 

Accessing resources requires time that many clients cannot afford 

In addition to the challenges brought by institutional mistrust, counselors identified several 

concrete barriers that make institutional processes and even helpful resources 

disproportionately difficult to access for this community. Counselors witnessed these barriers 

at play when Hispanic clients tried to access education and counseling. Counselors explained 

“…It’s hard, because they never 

overcame their own barriers… And 

they send the message to the 

second generation that they have 

seen all the efforts that the 

parents have made, and they 

have also swallowed the 

injustices that new immigrants to 

the country go through… They 

don’t see the way out.” 
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that most services they offer, including financial readiness classes, education on the home 

buying process, and individual counseling, are only available during common work hours. This 

schedule creates a barrier to accessing housing counseling, especially for clients working 

multiple jobs to save. One counselor described, 

“It’s either I go get educated or I make money to survive… There is not enough 

education towards buying a home at a time where they can [participate], after work. 

All of us housing counselors work from 8 to 5. Everybody gets off at 5. And if you want 

to buy a home, you need that money to be able to buy the home, so you can’t be 

taking off constantly to come to our classes… The education part is there, but the 

opportunity for them to receive it, the timing of it…”  

One counselor explained that their class on 

applying for down payment assistance is eight 

hours long and therefore requires clients to 

take time off from work to attend. This 

disproportionately bars low-income clients 

who cannot afford to do so. Under these 

stipulations, thus, a client’s success may be 

more about the time and resources they had 

access to, rather than their general readiness 

to buy a home. Another counselor also noted 

these constraints,  

“It already shows how stratified things are… it shows that they had the opportunity to 

do that in the first place. But then it also shows that they’re coming from a place 

where they have access to that knowledge, where they have access to somebody to 

mentor them.”  

Language barriers impede understanding of institutional processes  

Perhaps the most predominant barrier to institutional accessibility for the Hispanic/Latino 

community is the presence of a language barrier. Counselors explained that most of their 

agencies are able to provide materials in both English and Spanish, and many of them offer 

bilingual educational classes and counseling. Doing so, they argued, establishes a baseline of 

trust such that clients have an increased level of understanding and sense of security in 

sharing their information, especially if counselors themselves are bilingual. However, in order 

to enable actual comprehension, even translated documents and trainings must be further 

explained in understandable terms. One counselor recounted, 

“In doing the first-time homebuyer classes in Spanish and using all this institutional 

jargon… I had to learn a lot of words that I would never use in talking to my mom or 

talking to my friends or talking to my boss. It’s just words in Spanish that we don’t 

really come across… So, I think it’s important to have that kind of, if you want to call 

it cultural competency – being able to level with them and say, ‘Hey, this is the word 

but really what it means is x, y, z,’ and put it into layman’s terms.”  

Even with these tools and strategy, counselors indicated that their Spanish-speaking clients 

tend to become overwhelmed by the inaccessibility of the process. One counselor observed, 

“Even if everything is translated… they seem to lose steam… I think they grow a little weary 

“It already shows how stratified 

things are… it shows that they had 

the opportunity to do that in the 

first place. But then it also shows 

that they’re coming from a place 

where they have access to that 

knowledge, where they have access 
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of the process because you have to put the extra work in just to understand certain 

elements.”  

Beyond the housing counseling environment, Spanish-speaking individuals navigate disparate 

levels of translation and explanation. One counselor said,  

“This is a complaint that I have heard on more than one occasion… They went into 

the bank, the bank explained things, [but] it’s really uncomfortable to stand up for 

yourself and be like, ‘Hey, man, I don’t know what that means. Can you tell me?’ A 

lot of times, at least in our culture, that’s not really something you want to do.”  

Other counselors described having worked with clients 

who received inconsistent information depending on the 

source. One counselor said, “Most of their servicers, 

even though they do have translators, they feel like they 

get different information from the servicer compared to 

what they get from us.” One counselor reported having 

clients work with realtors and loan officers who only 

have documentation in English. They explained, “That’s 

where I’ve seen that the majority of really bad 

situations that people get into is because of that lack of 

understanding of what they’re signing.”  

These issues of institutional inaccessibility, whether due to a lack of information, mistrust of 

institutions, or barriers to comprehending paperwork, make achieving home ownership 

disproportionately challenging for this population.  

Discrimination 

Evidence suggests discrimination and Fair Housing violations continue  

In addition to barriers of accessibility, counselors described having worked with clients who 

face discrimination at various stages of the home purchase process. The Fair Housing Act of 

1968 prohibits discrimination during the sale, rental, and financing of housing based on race, 

religion, national origin, sex, disability, and family status.59 Accounts we heard from 

counselors included neighborhood steering and discrimination by realtors, discrimination 

when making an offer, discriminatory treatment by lenders, and intimidation following 

experiences with discriminatory landlords. These instances primarily describe discrimination 

based on race, national origin, and family size.  

Neighborhood steering by race and income exists 

Steering refers to when “an agent directs a buyer toward or away from a neighborhood 

because of the buyer’s race, national origin, religion, or other characteristic protected under 

the Fair Housing Act.”60 Multiple counselors described clients experiencing neighborhood 

steering when working with realtors, but they were ambivalent about whether this practice 

constituted discrimination or reflected other variables like affordability or cultural 

preferences. One counselor from Tucson suggested, “I think steering can be one of the things 

that… they’re more like mistakes versus intention… I think that real estate agents will say, 

‘Okay, we’re going to show you on the south side,’ especially if it’s someone of minimal 

“That’s where I’ve seen 

that the majority of 

really bad situations 

that people get into is 

because of that lack of 

understanding of what 
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resources.” Steering based on affordability can occur, counselors explained, as a byproduct of 

eligibility restrictions for down payment assistance that may require purchasing in a low to 

moderate income census track. One counselor expressed, “And so, to me… I think it’s a little 

bit backwards, where it’s adding a little more, again, to… segregating those communities.”  

Another counselor from Tucson referred to the steering that occurs there as “indirect 

redlining,” explaining,  

“Yeah, that’s pretty much what’s happening here. You’re not really going to see 

Hispanic families looking at Oro Valley homes or like homes in more affluent areas. 

Likewise, I guess to put it in Phoenix’s perspective, somebody renting in Maryvale isn’t 

going to start looking at houses in Scottsdale; that makes no sense, right? And that’s 

by design, of course.” 

Still, other counselors described clients 

experiencing explicit steering by realtors. 

One counselor said, “Oh yes, realtors… 

Unfortunately, yeah, when they approach or 

find some realtors, realtors just treat them 

differently. Like, ‘Oh, I’m glad you found 

this home in this specific neighborhood but 

let me direct you to this home in this 

primarily low-income, Spanish type of 

neighborhood.’”   

At the same time, counselors explained that their Hispanic/Latino clients often express a 

preference for purchasing a home in familiar neighborhoods near family and cultural spaces. 

Where these neighborhoods are also predominantly low- and middle-income families, 

counselors explained that Hispanic/Latino communities can utilize purchasing a home as a 

means of maintaining the cultural relevancy of these areas, which are increasingly impacted 

by investment and demographic changes. In describing South Tucson, for example, one 

counselor said, “They love that neighborhood, the convenience of having the stores that sell 

whatever they like, and that is changing, absolutely changing [through] gentrification.” A 

counselor working with a Community Land Trust explained that maintaining affordability for 

Hispanic/Latino communities is part of their strategy. They explained,  

“We buy houses, and we try to buy houses where there’s a large Hispanic population, 

so that people can stay in those neighborhoods. People live in those neighborhoods 

their whole childhood. We try to kind of focus on those neighborhoods, just to give an 

opportunity to people to have homeownership where they already know, and live.”  
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Some sellers and real estate professionals discriminate against Hispanic 

buyers 

Counselors described working with clients who 

expressed having been treated differently due to 

their race and/or family size by realtors or when 

making an offer on a home. The examples they 

heard were largely after the fact, making recourse 

difficult. One counselor recounted, “It’s nothing 

that can be easily proven either… I’ve had clients 

comment that they wanted to go see a certain 

property, and their agent would tell them that it’s 

not available when it actually was.” Another 

counselor described, “One individual… had 

expressed the desire for a specific home. She had 

put in an offer two or three times and been 

rejected, and so it absolutely discouraged her from 

continuing the search.” Another counselor 

recounted,  

“I’ve had a number of clients say they asked about a home. When they went in person, 

it was like they were treated differently. I’ve also had a client tell me that they had 

to send somebody else to the home to give the offer, in order to keep it at the original 

offer. They showed up and they were asking for more. So, then they came back and 

somebody else represented them, and then they allowed that offer to go through. So, 

it’s a little frustrating for the clients, and they feel like they’re discriminated against 

just from initial judgment, just looking at them.”  

Counselors also explained that some of this sense of discriminatory treatment may follow 

from clients’ negative experiences as renters with their landlords, creating intimidation. They 

described,  

“They may say, ‘I’ve had bad experiences with landlords. So, if a landlord is treating 

me this way, well, how [is] a realtor going to treat me?… A lot of them are just 

scared. How are they going to be treated by these professionals? Are we going to 

treat them differently? Or kind of reject them due to race, ethnicity, background, 

maybe evictions, and different things like that? So, there are a lot of intimidation 

factors, too.”  

Housing counselors expressed confidence in the professionals to whom they refer clients and 

suggested that realtors and lenders are more likely to conduct themselves responsibly when 

they are aware that a client is working with a housing counselor. One counselor said,  

“There’s been a lot of conversations about banks and mortgage lenders… to be able to 

send their clients to see a housing counselor before they go through the process. And 

that does not happen because it’s not mandatory. And so, it does continue to be the 

main source of predatory practices that really affect minorities the most.”  

“… They showed up and they 

were asking for more. So, then 

they came back and somebody 

else represented them, and then 

they allowed that offer to go 

through. So, it’s a little 

frustrating for the clients, and 

they feel like they’re 

discriminated against just from 

initial judgment, just looking at 

them.” 
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Another counselor added, “For Hispanic, for low-income families… I mean, if they’re asking 

for a loan, they get the highest interest rate that they could charge.” Multiple counselors 

reported having worked with clients who began the loan acquisition process through a lender 

before meeting with them. They found that these clients were more likely to receive higher 

interest rates and unaffordable loan products. One counselor shared, “Sadly, it is after the 

fact. That’s when you have the client here and you realize that they got a predatory loan, 

something that this person could not afford at all.”  

Victims of discrimination unlikely to take recourse under Fair Housing Act 

Individuals who feel they have experienced discrimination have the right to initiate a 

complaint under the Fair Housing Act. In order to do so, a complaint must be filed within one 

year of the alleged discrimination. HUD’s Office of Fair Housing and Equal Opportunity (FHEO) 

may interview the complainant, draft a formal allegation, and notify the parties. FHEO may 

either investigate or refer the matter to a state or local agency. Throughout the investigation, 

a voluntary settlement will be sought; if one is not achieved, the results of the investigation 

will be released. If the investigation finds a violation of law, HUD or the Department of 

Justice (DOJ) may take legal action to enforce the law, via compensation to victims, changes 

in policy, or mandated training.61 If the matter is brought to a civil case, standard penalties of 

up to $16,000 for the first offense or up to $70,000 for a third violation are incurred.62 The 

total timeline of the complaint and investigation process varies, but typically takes up to 

several months.   

One counselor noted, “We’ve received a few of the 

reports themselves on what the clients have filed, and 

we’ve helped walk them through the process.” Despite 

measures for recourse, most counselors reported that 

they rarely, if ever, see a client make a formal 

complaint of discrimination. As one counselor 

reflected, “You know, clients always ask, ‘What is the 

point of filing a report? It’s not going to change 

anything.’” Another counselor similarly witnessed 

hesitation to file a complaint: 

“Specifically, I would say, Hispanic individuals or families, most of the time they don’t 

file just because… They feel like it is what it is. This is how it is. This is how it’s going 

to be. ‘What difference is it going to make if I file a complaint?’… They’re either too 

discouraged or they have too much going on. They’re like, ‘That’s the last thing I’m 

worrying about. I just want to find affordable housing.’”  

Another counselor described, “The few people that actually do file a complaint… It may take 

some time, but they eventually do hear back and that HUD is going to be looking into it. And 

they’re happy about that… [they] actually have some power in the situation.” Counselors 

were adamant that filing fair housing complaints is paramount to forcing a shift in 

discriminatory practices. As one counselor asserted, “Filing that report is essential because 

the only way to make the change is to identify those that are not upholding clients’ rights as 

fair housing and then having them, you know, held accountable or removed so that they don’t 

continue those practices.” The number of anecdotal accounts counselors hear signifies that 

“…They feel like it is what 

it is. This is how it is. This 

is how it’s going to be. 

‘What difference is it going 

to make if I file a 

complaint?’”  
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discrimination is still occurring. One counselor put it plainly, “Even if you think we are in 2024 

and we’re thinking it’s not going to happen, it’s still happening.”  

Proposals to Expand Accessibility and Resources 
“How do we get folks invested in homeownership as an economic development tool, as a 

social justice tool, as a way to make communities whole and healthy?” 

Counselors we interviewed made various suggestions about ways existing programs could be 

expanded, funded, and/or made more accessible to potential homeowners, as well as ideas 

for additional assistance programs. They also discussed how housing counselors can increase 

their outreach and networking to provide better access to assistance. Finally, they proposed 

ways to increase the housing inventory by developing different housing types, utilizing tax 

incentives, and improving access for individuals to acquire foreclosed properties before 

investors.  

The information and resources that come with housing counseling are useful for expanding 

access to homeownership, but counseling agencies and other practitioners could do more to 

make more people aware of the benefits of housing counseling, and specifically financial 

education. Moreover, several existing programs for financial assistance and alternative 

financing require homebuyer education with a housing counselor for eligibility, such as the 

Workforce Initiative Subsidy for Homeownership (WISH) savings-matching program, the 

Arizona is Home down payment assistance program for first-time home buyers, and NACA 

financing for zero down, no closing cost or insurance mortgages at reduced rates. The 

counselors we spoke with concluded that increasing knowledge of and access to housing 

counseling as well as greater investment in educating on fair housing rights together would 

make a significant impact on the experience of home buying for the Hispanic/Latino 

community. 

By far the most common recommendation we heard from counselors was that the AMI limits 

on financial assistance programs must be adjusted to reflect the market, which currently 

places homeownership out of reach for a greater proportion of low- to middle-income 

families. One counselor argued, “I think the 80% AMI limits are arbitrary… To say that only 

people under 80% AMI need DPA… it’s become unrealistic.” Multiple counselors suggested 

increasing AMI limits up to 150%, explaining that under current prices, families earning 80% 

AMI will likely not qualify for a sufficient loan to purchase, while those earning more are still 

not making enough to be able to buy without assistance. This latter group, however, might be 

able to obtain a sufficient loan if they had assistance to cover the gap between their income 

and market prices. One counselor lamented, “The market has not done it for 20 freaking 

years… and every time there’s a downturn, they say the market’s going to solve itself, and it 

doesn’t. So, what we truly need is an investment in middle income homeownership.”  
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Counselors also strongly recommended 

increasing the total amount of funding available 

to agencies to increase the availability of down 

payment assistance. Some suggested 

specifically increasing funding coming from the 

city or local level to mitigate the absence of 

funds from the state or federal government. 

Others, like one counselor from Flagstaff, 

indicated that local funds tend to dry up 

quickly, creating inconsistency for agencies and 

the resources they offer. They explained,  

“The City of Flagstaff will pass a budget for a year, we’ll spend all their money, the 

program goes dormant, and then we have to get new money, and we have to ramp it 

up again… Can we just have money on an ongoing basis for multiple years so we can 

get people into homeownership at a robust level now?”  

In addition to more funding, one counselor pointed out, another barrier occurs when member 

banks do not participate in down payment assistance programs, making it difficult for 

agencies to use these funds. Multiple counselors also suggested incorporating recycling of 

funds for future investment in more assistance.  

Counselors discussed multiple programs they previously had access to that were highly 

successful but have since lapsed in funding. For example, the Home Investment Partnerships 

Program (HOME) run by the City of Tucson provided about $2 million in mixed funding for both 

developers of affordable housing and individuals for down payment assistance and closing 

costs but ended in 2024.63 The majority of counselors indicated that their agencies also lack 

any funding to provide foreclosure prevention services. The Save Our Home Arizona program 

provided grants up to $100,000 for foreclosure prevention. However, this program ended in 

2018.64 Similarly, the Housing Assistance Fund (HAF) under the American Rescue Plan Act 

(ARPA) only provided funding for foreclosure services during and for a brief period following 

the peak of the COVID-19 pandemic. While about 549,000 households utilized HAF funds for 

mortgage assistance and other needs during 2024, applications for this funding closed in 

2021.65 ARPA funds were intended to be used within 5 years; the volume of their use in 2024 

indicates that this funding is still needed beyond its expiration.    

Additional strategies counselors suggested included expanding the use of housing choice 

vouchers for home purchases and expanding the development of the community land trust 

model, duplexes, triplexes, ADUs and other housing types. Housing choice vouchers, or the 

Section 8 Home Ownership Program, allow individuals to use vouchers toward a home 

purchase pending eligibility.66 Currently, six Public Housing Authorities in Arizona have a total 

of 30 participants in this program, located in Yuma City, Yuma County, Mohave County, Mesa, 

Glendale, and Scottsdale.67 Counselors also recommend encouraging the development of 

affordable housing by using low-income housing tax credit funds for single-family homes in 

addition to multifamily rentals.68 By increasing the housing inventory for rentals and 

purchases, counselors feel that more households will be able to access home ownership in the 

long run.  

“The market has not done it for 20 

freaking years… and every time 

there’s a downturn, they say the 

market’s going to solve itself, and 

it doesn’t. So, what we truly need 

is an investment in middle income 

home ownership.” 
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Conclusion 
Interviews with 24 housing counselors illuminated barriers including financial burdens, lack of 

affordable housing inventory, stringent financial assistance requirements, requisite lifestyle 

and purchase trade-offs, and post-purchase challenges. Barriers disproportionately impacting 

Hispanic/Latino prospective and recent homeowners include high cost-to-income burdens, 

immigration status, familial and cultural expectations, institutional inaccessibility and 

mistrust, language barriers, and discrimination.  

Counselors also identified various programs and tools that have been useful in mitigating 

these barriers, including financial assistance, alternative financing, and financial education.  

To mitigate the Hispanic Homeownership gap, HUD counselors suggested:  

• Adjust AMI limits on financial assistance programs to reflect the current market 

• Expand financial education to be available during evenings and on weekends for 

greater access 

• Increase outreach and collaboration across housing counseling agencies and resource 

programs to connect clients with a range of opportunities 

• Expand the use of tax credits to encourage affordable development 

• Encourage lenders to allow for layering of financial assistance 

• Expand the use of housing voucher programs to include homeownership 

• Increase funding for financial assistance programs at the local, state, and federal 

levels 

• Commit to greater training, transparency, and follow-through on fair housing rights 

and remedies  

To better understand these barriers and opportunities, the next stage of this study will center 

the lived experiences of recent and prospective Hispanic/Latino homebuyers across Arizona.  
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