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Abstract
The subprime mortgage lending practices from 199007 were disproportionately
concentrated on minority and low income neighbodsoof the United States. Despite
the negative effects of subprime loans, these laamsegaining popularity. The purpose
of this phenomenological research study was tageritie gap in knowledge about their
effect on African American women by exploring thrente buying knowledge and
behaviors of African American women between 200d 2007 in a southern state. Ajzen
and Fishbein’s theory of planned behavior servetth@sheoretical framework of this
study, which explored factors that motivated Africamerican women to buy a home,
how the type of subprime loan used was identifiedir knowledge of subprime loans,
their experience of buying a home, and their pastpase experience of becoming a
homeowner. Data were collected through a demograplestionnaire and
semistructured interviews with a snowball sampl@®participants. Data were analyzed
using the phenomenological method of thematic apdiimdings indicated that
participants believed they were taken advantadsy eéaltors and loan servicers, were
mostly unaware about the type of subprime loan ts@dirchase their homes, and later
found out about the problems with subprime loater afonducting their own research.
The implications for positive social change aredied at policymakers to focus attention
and resources on understanding and addressingpleeences of African American
women by expanding access to prime lending marketsgr regulating subprime lending
terms more effectively, and empowering African Aroan women to be knowledgeable

and vigilant about the drawbacks of subprime magga
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Chapter 1: Introduction to the Study

Powell and Greenhaus (2010) reported that the giteagf African Americans
date back to times when opportunities were scancBlacks and slavery was legal.
During thel9th and0th centuries, Blacks were denied opportunitias Were afforded
to Whites, especially White males, such as votiglgts, equal pay, education, and
housing. Due in part to societal and policy changéscan Americans have made great
strides in wealth, equality, and upward mobilityy$ showing tremendous progress in a
multitude of areas. The attainment of higher edanat degrees, increased salary
earnings, and property ownership identify areagreét improvement and significance
for Blacks.

According to data from the U.S. Census Bureau (2didmeownership rates
among Blacks are historically lower than the homeenship rates of other races. From
2005 to 2009, the U.S. Census Bureau reportedifinaan American homeownership
rates ranged from 48.2% to 46.2 %, respectively dtional rate of homeownership is
reported at 65.1%. In the State of Maryland, the&ownership rate is 67.7%, with the
Black homeownership rate at 51.3%.

The National Association of Realtors (NAR; 2012clkced and recorded data on
home buyers and home buying characteristics. Aaogitd NAR, in 2010, single
women accounted for 20% of the homeowner basegewimigle men accounted for 12%;
thus, homeownership rates are higher for single @othan for single men. The NAR
further reported that in 2011, 65% of all home baygere married couples, and single

women and single men accounted for 16% and 10%ecésely. The NAR pointed out



2
that the 2011 single women share (16%) was thedbreported since 2001. The rise in
the sale prices of homes often suggests growthernited Sates housing industry. The
New Deal, the National Housing Act of 1934, and¢heation of Fannie Mae all
represent legislative measures passed in the 183f0stect and oversee the housing
industry. Followed by the Housing and Urban Develept Act of 1965 and the Equal
Credit Opportunity Act of 1974, continuous proteas and safeguards were
implemented to ensure equality within the U.S. hmgisnarket.

Anderson, Brooks, and Katsaris (2010) reportedphat to the housing market
crash of 2007, several events in the United Stedsan effect on the economy. First, the
Tax Reform Act of 1986 increased the home mortgaiggeest deduction to incentivize
homeownership (Anderson et al., 2010; Investop&fia3b). Second, the rapid increase
in housing prices began after August 2000 when mtafethe U.S. stock market
following the peak of the dot.com bubble (Anderstil., 2010).

The subprime lending practices from 1995 to 20@rceted a disproportionate
concentration of such lending in the U.S. minoatd low income neighborhoods
(Essene & Apgar, 2007; Leigh & Huff, 2007; Nels@007; Singleton, George,
Dickstein, & Thomas, 2006; U.S. Department of Hagsand Urban Development
[HUD], 2000; Weller & Sabatini, 2008; Wilkinson-Rya2011). However, there is a gap
in the research that focuses on the experienckesméowners who were given subprime
loans by lenders. This phenomenological reseatatystherefore, explored and
explained the potential impact of the subprime leggractices on the home buying

knowledge and behaviors of African American wometwieen 2004 and 2007 in Prince



George’s County, Maryland, by gaining an understandf 20 African American
women’s experiences. This study is significant beedt may further encourage
policymakers and the marketplace to understandhdddess the experiences of African
American women who suffer an unequal burden of gtiaag lending practices,
encourage policy actors to adopt and enforce mdlithat better regulate subprime
lending terms and expand access to the prime Igndarkets, and empower African
American women to be knowledgeable and vigilantualsabprime mortgages. This, in
turn, will lead to sustained increases in homeosgimpramong African Americans and
other home buyers as well as a stronger housingahand economy. In Chapter 1, |
include the background of the study, statementh@faroblem, purpose of the study,
research questions, theoretical framework, nattitieeostudy, definition of terms,
assumptions, scope and delimitations, limitatisignificance of the study, and
summary.
Background of the Study

According to Kellogg (2011), the rise in the howsindustry during the earlier
2000s prompted many homeowners to take advantatpe ofiarket boom. The
availability of multiple financing options, withveer qualification and verification
requirements, made it possible for individuals tiy their first homes or purchase real
estate as an investment property. Therefore, iddals bought and invested in the
housing market at record rates.

While many individuals were affected by the mortgagses, | focused on one

segment of the population, African American fentadenebuyers in Prince George’s
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County, Maryland, because they suffer an unequaldyuof predatory lending practices
(HUD, 2000). The U.S. Census Bureau (2012) estidhthtat the population in Prince
George’s County to be 881,138, with women accogrftin 453,041 (52%) and Blacks
accounting for 561,074 (65.4%). Along with othenonities, African American women
found it especially hard to sustain their homeowhgr status, despite impressive wages,
due to the extraordinarily high monthly paymentsrirsubprime loans (Phillips, 2010).

Thompson (2009) reported that foreclosed homesnheaae of the country’s
main economic issues. While many factors playedraip the rise and then the fall of
the housing industry in 2007, subprime lending ficas are considered the major
contributory factor (Hernandez, 2009). Many homedyayhought they were getting the
best financial deal when offered subprime loantehgers (Weller & Sabantini, 2008).
As a result, there is a continued need for natiandl state officials to adopt and enforce
policies that educate and protect borrowers, expandss to the prime lending markets,
better regulate subprime lending terms, and mofetaing and real estate practices
(Singleton et al., 2006).

Research has mainly focused on the statistics mloavners by race and
neighborhood who were given subprime loans by lenfessene & Apgar, 2007; HUD,
2000; Leigh & Huff, 2007; Nelson, 2007; Singletdrak, 2006; Weller & Sabatini,

2008; Wilkinson-Ryan, 2011). However, there is p gathe research that focuses on the
experiences of homeowners who were given subpaaes| by lenders, and this study
addressed that gap pertaining to African Americamen who bought homes between

2004 and 2007 in Prince George’s County, Marylameshugh the use of subprime loans.



Statement of the Problem

The subprime lending practices from 1995 to 20@rceted a disproportionate
concentration of such lending in the U.S. minoatd low income neighborhoods
(Essene & Apgar, 2007; HUD, 2000; Leigh & Huff, Z00Nelson, 2007; Singleton et al.,
2006; Weller & Sabatini, 2008; Wilkinson-Ryan, 201The availability of subprime
loans has increased since the mid-1990s and subjoens are 3 times more likely in
low income neighborhoods than in high income neaghbods (HUD, 2000; Leigh &
Huff, 2007). This occurs because individuals in losome neighborhoods may have
blemishes on their credit report, insufficient gtéuistory, or nontraditional credit source,
which affects their access to the prime lendingkeafHUD, 2000). As a result, they
may turn to the subprime market and become victifpgedatory lending practices that
include excessive fees and repayment penaltieshvdan lead to home foreclosures and
the devastation of borrower’s financial futures (B{L2000; Singleton et al., 2006).

In an analysis of 1 million mortgages in 1998 unither Home Mortgage
Disclosure Act (HMDA), subprime loans were 5 tinmesre likely in Black
neighborhoods than in White neighborhoods (HUD,R2Q@igh & Huff, 2007). In
addition, homeowners in high income Black neighbods, such as in Prince George’s
County, are twice as likely as homeowners in loeome White neighborhoods to have
subprime loans (HUD, 2000; Leigh & Huff, 2007). Bkeenortgage loans have not led to
sustained increases in homeownership among AfAcaericans; instead, subprime
loans have resulted in increased foreclosures phdayval in stock markets around the

world (Leigh & Huff, 2007).
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Despite the negative effects of subprime loansher.t.S. population, particularly
African Americans, these loans are regaining papylas “prices are climbing for some
bonds backed by subprime mortgage loans givergteehirisk borrowers, with one index
rising 14%” in 2012 (Berman, 2012, para. 2). Funtin@re, Waring (2012) reported that
subprime mortgage bonds were up 24% in 2012. Tioerenay be due to investors’
belief that the housing market has hit bottom aveéstors are eager to try again.

Research has mainly focused on the statistics mloavners by race and
neighborhood who were given subprime loans by lenfessene & Apgar, 2007; HUD,
2000; Leigh & Huff, 2007; Nelson, 2007; Singletdrak, 2006; Weller & Sabatini,
2008; Wilkinson-Ryan, 2011). However, there is p gathe research that focuses on the
experiences of homeowners who were given subpaaesl by lenders. Due to the
significance of the subprime lending problem, algtinat explored and explained the
potential impact of the subprime lending practiecegshe home buying knowledge and
behaviors of African American women between 200d 2007 in Prince George’s
County, Maryland, by gaining an understanding oA2(Gcan American women'’s
experiences was needed. This may further encolegggators, regulators, courts, and
the marketplace to focus attention and resourcesderstanding and addressing the
experiences of African American women who suffeuaaqual burden of predatory
lending practices, to inform policy actors of tletnued need to adopt and enforce
policies that better regulate subprime lending seamd expand access to the prime
lending markets, and to assist in empowering Afridanerican women to be

knowledgeable and vigilant about the drawbacksibpgame mortgages. This will
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ultimately lead to sustained increases in homeaosimgramong African Americans and
other home buyers as well as a more robust housarget and economy.

Purpose of the Study
The purpose of this phenomenological research suasyto bridge the gap in
knowledge by exploring, understanding, and expfagrihe potential impact of the
subprime lending practices on the home buying kedgeé and behaviors of African
American women between 2004 and 2007 in Prince g&oCounty, Maryland, by
gaining an understanding of 20 African American veors experienceSubprime
lending describes the types of loans offered atjlaeh rate above prime rates, and
individuals who receives subprime loans often doqualify for prime rate loans
(Calomiris, 2009). Subprime loans are “made todwsers who do not meet the credit
standards or underwriting guidelines to qualifylfsans at the prime rate, the lowest
available rate for mortgage loans” (Leigh & Huf@®, p. 1). Borrowers may use the
loan for home purchases, home improvement, and mefimancing (Leigh & Huff,
2007).
Research Question
In order to explore, understand, and explain themg@l impact of the subprime
lending practices on the home buying knowledgelzetdhviors of African American
women between 2004 and 2007 in Prince George’s @olMaryland, this
phenomenological research study addressed onekcergearch question: What are the

experiences of African American women who purchasedme through the use of a
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subprime mortgage in Prince George’s County, Majdgetween 2004 and 2007, in

relation to their home buying knowledge and beha#o

Five subquestions were considered:

1.

2.

What factors motivated participants to buy a home?
How was the type of subprime loans used by pagidpidentified?
What is the participants’ knowledge about subprioass?
How do participants describe the experience oftogig home in Prince George’s
County, Maryland, between 2004 and 20077
How do participants describe their postpurchaserepce of becoming a
homeowner in Prince George’s County, Maryland?
Theoretical Framework

Ajzen and Fishbein’s (1980) theory of planned bétvaid PB) served as the

theoretical foundation for this study. A brief oview of the theory is provided in this

section with a more detailed explanation provide@€hapter 2. The TPB is an extension

of Fishbein and Ajzen’s (1975) theory of reasoneltba (TRA). The TPB “predicts an

individual’s intention to engage in a behavior apeacific time and place” (Boston

University School of Public Health, 2013, para.Ajez (1991) reported that intentions

capture the motivational factors that influencavidials’ behaviors, how hard they are

willing to try, and how much effort they are plangito exert in order to perform the

behavior. Therefore, the stronger the intentioartgage the behavior, the more likely it

is that the behavior will be performed.



The intent of TPB is to explain all behaviors owdrich individuals have the
ability to exert self-control (Boston University I8l of Public Health, 2013). Boston
University School of Public Health (2013) reportidt according to TPB, behavioral
achievement depends on the motivation or interdfdhe individual, as well as on the
person’s ability or behavioral control. The TPBtiiguishes between three types of
beliefs: (a) behavioral, (b) normative, and (c)tcolnand consists of six constructs that
collectively represents an individual’s actual eohbver the behavior (para. 3):

1. Attitudes: This pertains to the degree to whichvitials have favorable or
unfavorable evaluation of the behavior of interééghvolves a consideration of
the outcomes of performing the behavior.

2. Behavioral intention: This pertains to the motigatl factors that influence a
given behavior where the stronger the intentioartgage the behavior, the more
likely it is that the behavior will be performed.

3. Subjective norms: This pertains to the belief alvaoether most people approve
or disapprove of the behavior. It relates to pespbeliefs about whether peers
and people of importance to them think they shewmigage in the behavior.

4. Social norms: This pertains to the customary caddé®havior in a group, people,
or larger cultural context. Social norms are coaed normative, or standard, in a
group of people.

5. Perceived power: This pertains to the perceivedgiree of factors that may
facilitate or impede performance of a behaviorcBeed power contributes to

individuals’ perceived behavioral control over ea¢hhose factors.
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6. Perceived behavioral control: This pertains to peeperceptions of the ease or
difficulty of performing the behaviors of interefterceived behavioral control
varies across situations and actions, which reguitgdividuals having varying
perceptions of behavioral control depending onstheation. This construct was
added later and created the shift from the TRA®TPB.

The TPB has been successfully used to predict gpldia numerous health
behaviors and intentions including smoking, drirgkihealth services utilization,
breastfeeding, and substance abuse (Boston Urtiv&dool of Public Health, 2013).
The TPB has also been extensively used to studiftian American population, such
as the Blackstock, Mba-Jonas, and Sacajui (20148ljtgtive study, where they
conducted in-depth interviews with urban-dwelliogvlincome African American
women in order to explore within the framework loé fTPB, how family planning
information was acquired from social networks aathify care providers.

Furthermore, the TPB has been used in mortgagedetaudies. For instance,
Essene and Apgar (2007) examined consumer anchigbehavior in the complex
mortgage marketplace and its implication for thedad efficient allocation of mortgage
credit. The researchers indicated that many consihave a limited ability to evaluate
complex mortgage products and often make choicashiey later regret. The researchers
also found that consumer and lender behavior dartes to the observed differences in
outcomes by race and ethnicity. Therefore, undedstg these behaviors may shed light

on how best to eliminate disparities that still eam
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Nature of the Study

The purpose of this study was to bridge the gamowledge by exploring,
understanding, and explaining the potential impat¢he subprime lending practices on
the home buying knowledge and behaviors of Afridamerican women between 2004
and 2007 in Prince George’s County, Maryland, bpigg an understanding of 20
African American women’s experiencé3ata were collected for this phenomenological
research study through the use of a researchetedrdamographic questionnaire and in-
depth face-to-face semistructured interviews widhiA®ican American women in Prince
George’s County, Maryland. Snowball sampling waedu® recruit 20 African American
women for the study. To achieve 20 participantsicAh American women who were
initially contacted were asked to recommend othigicAn American women who might
be willing to participate and who met the selectoiteria for this study: (a) African
American women, (b) brought homes between 200£280d in Prince George’s County,
Maryland, and (c) used subprime loans.

Findings from the demographic questionnaire wededdo the demographic
section in Chapter 4, and the interviews were tmaped. Data analysis for this study
consisted of thematic analysis and constant comafrom in-depth semistructured
interviews.The NVivosoftware facilitated the identification of themeslgrovided
annotation for the codes and categories. The stizdyconducted in accordance with the
parameters established by Walden University's tuistinal Review Board (IRB) to
ensure the ethical protection of research partitgpal he nature of the study is discussed

in further detail in Chapter 3.
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Definition of Terms

African AmericanRefers to an American who has African and espigdidack
African ancestors (Merriam-Webster, 2013).

Blacks Refers to the race of individuals who are membéen American ethnic
group descended from African people with dark ¢kimn, 1996).

Credit risk This term used to describe a risk of loss priakgy loss of a financial
reward (Smith, 2007). According to Smith (2007gdst risk often stems from a
borrower’s failure to repay a loan or otherwise treeeontractual obligation.

Financial management his term is used to describe a collection ofises
provided by individuals or financial institutionS\an, 2006). The type of services range
from investment advice, brokerage services, fir@mdanning, account management,
and negotiation for business or personal usagen(EAG06).

ForeclosuresThis term is used to describe a legal actionhctva lender
attempts to recover the balance of a loan fromreola@r who has stopped making
payments to the lender (Bocian, Li, & Ernst, 204gcording to Bocian et al. (2011),
foreclosures typically occur by lenders forcing saée of the asset used as the collateral
for the loan.

Habit: Described as a customary practice or mannem aftguired through
frequent repetition (The Free Dictionary, 2013).

HomeownerA term used to describe a person who owns a {oime Free

Dictionary, 2013).
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Predatory lendingA term used to describe unfair, deceptive, andrdent
practices of financial lenders during the loan ioi@gjon process (The Free Dictionary,
2013).

Subprime lendingDescribes the types of loans offered at a highier above
prime rates and individuals who receives subprioa@$ often do not qualify for prime
rate loans (Calomiris, 2009).

Subprime loans‘Loans made to borrowers who do not meet theicstandards
or underwriting guidelines to qualify for loanstae prime rate, the lowest available rate
for mortgage loans” (Leigh & Huff, 2007, p. 1). Bowers may use the loan for home
purchases, home improvement, and home refinanteiglf & Huff, 2007).

Assumptions

Assumptions made for this study were the following

e The African American women who participated in stiedy were aware of the
types of subprime loans used to purchase their bpthes, they have experience
with the subprime lending process.

e African American women were willing to take parttive study because of its
significance.

¢ The in-depth face-to-face interviews were apprdpria explore, understand, and
explain the potential impact of the subprime legdanactices on the home buying
knowledge and behaviors of African American wometwieen 2004 and 2007 in

Prince George’s County, Maryland.

e The in-depth interview questions were worded sottia participants could
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accurately interpret the questions being asked.
e The patrticipants honestly and openly answeredrtes\viiew questions by sharing
their perceptions about the questions asked.
e The findings from the study may be generalizednolar populations of African
American women in Prince George’s County.
e The results of the study will lead to positive sbchange.
Scope and Delimitations
The study’s participants included 20 African Amariovomen from Prince
George’s County, Maryland, who brought homes betvzi¥#4 and 2007 through the use
of subprime loans. Therefore, the study focusetherperceptions of African American
women in Prince George’s County, Maryland, aboatgbtential impact of the subprime
lending practices on their home buying knowledge la@haviors between 2004 and 2007
in Prince George’s County, Maryland. Excluded fos tstudy were males, individuals
who were not African American, individuals who =i in other counties and states,
individuals who did not buy homes between 2004 207, and individuals who did not
use subprime loans. To achieve 20 participantsc&irAmerican women who were
initially contacted were asked to recommend othigicAn American women who might
be willing to participate and those that met tHedeon criteria discussed above.
| did not include anyone who | have a personatieiahip with in my study,
which includes family members, friends, coworkersprofessional and personal
associates in order to prevent perceived coercigratticipate due to any existing or

expected relationship between the participantstia@desearcher. However, | did ask
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them if they knew individuals who fit the study’'steria in order to begin the snowball
sampling.

Limitations

There were several limitations of this study. Fiaspossible limitation of the
study included generalizing the results since avbatl sampling of 20 participants was
used and the results of the study may be limitg@he similar populations of African
American women. Therefore, the study used a phenological research design of 20
African American women in Prince George’s Countyriland to explore their
experiences; thus, this is a small sample size fihdengs from the study may be
generalized to similar populations of African Anoam women in Prince George’s
County, but the results of the study may not beegaizable to other populations,
counties, and states. Hence, future study couldrekphe sample population across
counties and states to achieve a broader undensggoiAfrican American women
subprime lending experiences. A different sampsitigtegy could also be used, such as
purposive sampling.

Second, self-report or social desirability bias wassidered as African American
women may want to be perceived positively, so thay not have responded honestly to
the interview questions and demographic questisankiowever, it was assumed that
participants honestly and openly answered thevi@erquestions by sharing their
perceptions about the questions asked. Third, reralso limitations with self-report
data for both the interviews and demographic qaeetire as participants may not

accurately or fully self-evaluate themselves. Hoeretor the demographic
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guestionnaire, the use of a closed-ended categamat addressed this bias issue as
participants were not allowed the freedom to ineladditional information that they may
have thought were important.

Significance of the Study

In the early 2000s, the housing market came undefdr deceptive lending
practices (Childs, 2008). According to Emmons e{2010), subprime lending caused a
large number of people to lose homes. Even thoegplp from all races were affected
by these predatory lending practices, there washaqual burden on individuals from
low income neighborhoods, Black neighborhoods, mmbrities, especially African
Americans (HUD, 2000).

This study focused on African American women beeausmen were more
likely than men to receive subprime mortgages (fegh& Woodall, 2006; Ginty, 2010;
Jones-DeWeever, 2008). Fishbein and Woodall (2@026)d that 32% of women
borrowers received subprime mortgage loans ofp#s compared to 24.2% of male
borrowers. Although women made up 30% of borroi@rsll types of mortgages, they
made up 38.8% of subprime borrowers; thereforey #ine overrepresented in the pool of
subprime mortgages. Women whose income doublesdagan income are 46.4% more
likely to receive subprime mortgages than men withilar incomes. On the other hand,
women whose incomes are below the median incom®.8% more likely to receive
subprime mortgages. Moreover, women who earn betweemedian and those who
earn twice the median income are 28.1% more liteehgceive subprime mortgages than

men. Minority women, especially African Americanmen, are more likely to receive
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subprime loans. African American women whose incoare below the median income
are 2.5 times more likely to receive subprime magts than Caucasian men, and
African American women whose incomes are abovartbdian are nearly 5 times more
likely to receive subprime mortgages than uppeonme Caucasian men. In addition,
African American women are 5.7% more likely thamiédn American men to receive
subprime mortgages.

According to researchers (e.g., Essene & Apgar7 280D, 2000; Leigh &

Huff, 2007; Nelson, 2007; Singleton et al., 200&/\&t & Sabatini, 2008; Wilkinson-
Ryan, 2011), the statistics of homeowners by racengighborhood who were given
subprime loans by lenders has been the main fdaesearch. Therefore, research that
focuses on the experiences of homeowners who viaea gubprime loans by lenders
was needed. This study, therefore, explored anthievgal the potential impact of the
subprime lending practices on the home buying kedgé and behaviors of African
American women between 2004 and 2007 in Prince g&oCounty, Maryland, by
gaining an understanding of 20 African American veors experiences.

Findings from this study may further encouragedkigors, regulators, courts, and
the marketplace to direct attention and resouroasnalerstanding and addressing the
experiences of African American women who are naffsticted by predatory lending
practices. In addition, it may inform policy actafsthe continued need to adopt and
enforce policies that better regulate subprimeitenterms and expand access to the
prime lending markets. Furthermore, it will asgssempowering African American

women to be knowledgeable and vigilant about tlagvbacks of subprime mortgages,
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which will ultimately lead to sustained increasefiomeownership among African
Americans and other home buyers as well as a nobrest housing market and economy.
Moreover, along with the field of public policy aadministration, a wide array of other
fields, agencies, and organizations might be isteckin the research findings as well,
such as the the fields of psychology and finangeneaies such as HUD, and
organizations such as the National Fair HousingaAde.

Summary

The purpose of this study was to bridge the gamowledge by exploring,
understanding, and explaining the potential impdthe subprime lending practices on
the home buying knowledge and behaviors of Afridamerican women between 2004
and 2007 in Prince George’s County, Maryland, byigg an understanding of 20
African American women'’s experiences. Data weréectéd through the use of a
researcher-created demographic questionnaire atielith face-to-face semistructured
interviews with 20 African American women in PrinGeorge’s County, Maryland.
Through the use of snowball sampling, 20 Africanekitan women were recruited for
the study by asking African American women who waitally contacted to
recommend other African American women who meestiection criteria for this
study.

Findings from this study may further encourageguofiakers and the
marketplace to focus attention and resources orrgtahding and address the
experiences of African American women who are naffsicted by predatory lending

practices. In addition, it may encourage policyoesto adopt and enforce policies that
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better regulate subprime lending terms and expeaoésa to the prime lending markets.
Furthermore, dissemination of the results of thsearch will empower African
American women to be knowledgeable and vigilantualtioe shortcomings of subprime
mortgages and lead to sustained increases in honeeskp among African Americans
and other home buyers as well as a stronger housamget and economy.

In Chapter 1, | included the background of the gtgtatement of the problem,
purpose of the study, research questions, thealdétaamework, nature of the study,
definition of terms, assumptions, scope and deditimhs, limitations, significance of the
study, and summary. In Chapter 2, | include theothiction, literature search strategy,
theoretical foundation, women, housing, currentustaf subprime lending, and summary
and conclusions. In Chapter 3, I include the rededesign and rationale, role of the
researcher, methodology, issues of trustworthireess summary. In Chapter 4, | include
the setting, demographics, data collection, dasdyais, evidence of trustworthiness,
results, and summary. Finally, in Chapter 5, lud@ the interpretation of findings,

limitations of the study, recommendations, impli@as, and conclusion.
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Chapter 2: Literature Review
Introduction
The purpose of this study is to bridge the gapnovidedge by exploring,
understanding, and explaining the potential impdthe subprime lending practices on
the home buying knowledge and behaviors of Afridamerican women between 2004
and 2007 in Prince George’s County, Maryland, bpigg an understanding of 20
African American women’s experiences. The subpiieneling practices from 1995 to
2007 indicated a disproportionate concentratiosuch lending in the U.S. minority and
low income neighborhoods (Essene & Apgar, 2007DHRDOO; Leigh & Huff, 2007;
Nelson, 2007; Singleton et al., 2006; Weller & Sabha2008; Wilkinson-Ryan, 2011).
The availability of subprime loans has increasedesthe mid-1990s, and subprime loans
are 3 times more likely in low income neighborhotitEn in high-income neighborhoods
(HUD, 2000; Leigh & Huff, 2007). In an analysis bimillion mortgages in 1998 under
the HMDA, subprime loans are 5 times more likelyBlack neighborhoods than in
White neighborhoods. In addition, homeowners irhkhiigcome Black neighborhoods,
such as in Prince George’s County, are twice a&blias homeowners in low income
White neighborhoods to have subprime loans. Theségage loans have not led to
sustained increases in homeownership among AfAcaericans; instead, subprime
loans have resulted in increased foreclosures phdayval in stock markets around the
world (Leigh & Huff, 2007).
Despite the negative effects of subprime loansherlt.S. population, particularly

African Americans, these loans are regaining papylas “prices are climbing for some
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bonds backed by subprime mortgage loans givergteehirisk borrowers, with one index
rising 14%” in 2012 (Berman, 2012, para. 2). Funtin@re, Waring (2012) reported that
subprime mortgage bonds were up 24% in 2012. Tioerenay be due to investors’
belief that the housing market has hit bottom aveéstors are eager to try again.
Research has mainly focused on the statistics miloavners by race and neighborhood
who were given subprime loans by lenders (EsseApdar, 2007; HUD, 2000; Leigh &
Huff, 2007; Nelson, 2007; Singleton et al., 200&/\&f & Sabatini, 2008; Wilkinson-
Ryan, 2011). However, there is a gap in the rebehiat focuses on the experiences of
homeowners who were given subprime loans by lenders

Traditionally, women were considered a helpmatseaondary person in a
relationship (Powell & Greenhaus, 2010). Oftentinvesmen’s accomplishments were
ignored or just forgotten due to a male-dominaterety (Black, Haviland, Sanders, &
Taylor, 2008). Black et al. (2008) related thatiage passed, women began to recognize
their displeasure about their standing and begaoite dissatisfaction with the way that
they were treated.

Prior to the advancement of women’s equality, womgmerienced inequities in
many forms to include equal pay, employment, artthgaand educational rights (Powell
& Greenhaus, 2010). The late 19th and early 20thucees marked a time when
discriminatory acts against women were addressdabtiythe members of society and
the government (Powell & Greenhaus, 2010). The wosngghts movement (1848-
1920) and civil rights movement (modern civil riglmovement began in 1954) are two

events that effected positive change for women (@letty Peraino, Sherbin, & Sumbery,
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2011; United States House of Representative, 2@8)ng this time, laws were passed
that enabled women to receive fair treatment, eqghts, and benefits of their male
counterparts (Zacharias & Mahoney, 2009).

One of the areas where women sought to gain egpetgentation was in
homeownership (Gerardi & Willen, 2008). Homeowngrsdmong African American
women increased over the past several decades ldrited States due to financial
institutions granting credit more liberally to bowers (Nier, 2008). Increases in funding
and programs, such as subprime lending, assistdisichange (Gerardi & Willen,
2008). According to Kozol (1999), subprime lendtngls are common and represent
acceptable marketing tools used by financial iastihs to offer credit and promote
homeownership to individuals who are less creditijyorSubprime loans typically
charge a higher percentage rate than the convahtiome mortgage loans because the
recipients of these loan types have problematidichestories. The HUD (2000),
however, found that while the rapid growth of suimer lending appeared to be beneficial
for high-risk borrowers, findings indicated thatfens of subprime lending occurred
with borrowers whose credit would have qualifiedrthfor conventional loans.

At the end of the Housing Boom of 2005 to 2009, Wimited States began to
experience record foreclosures (Chan, 2011). W8nh&th (2007) reported that African
Americans comprise a small percentage of the advieraliclosure statistic in this country,
Geraridi and Willen (2008) related that roughly 1a%@all African American
homeowners between 2007 and 2009 experienced ddsuee. African American

women, among other minor ethnicities, were targésetiigher interest mortgage rates
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through what commonly was referred to as bad |¢@esardi & Willen, 2008). Lending
in low or moderate income neighborhoods becamentii@ra for many lending
institutions around the country (Huszar, Lentz, & 2012). Laderman and Reid (2008)
reported that lenders still loaned monies at armatay rate to many minorities,
specifically African American women, even thougkythiealized that they would have
trouble maintaining or paying their mortgages.

Many individuals interested in becoming first-titnemeowners gravitated
towards subprime loans, finding them attractiveo(is & Simon, 2007). Although
subprime loans seemed beneficial at first, theywdmrame a nightmare for struggling
homeowners (Huszar et al., 2012). African Ameriaamen entered into housing
contracts uninformed and with the belief that ttey could be a part of the American
dream (Campell-Laidler, 2008). Many African Amencaomen neglected to research
the mortgage industry or seek financial counseghngr to their home purchases (Casey,
Glasberg, & Beeman, 2011).

This phenomenological research study may furthge policymakers and the
marketplace to understand and address the expesi@h@frican American women who
were mostly affected by predatory lending practieegourage policy actors to adopt and
enforce policies that better regulate subprimeitenterms and expand access to the
prime lending markets, and inspire African Amerigammen to be knowledgeable and
vigilant about the drawbacks of subprime mortgatjass leading to sustained increases
in homeownership among African Americans and oftfeene buyers and a more

vigorous housing market and economy. In Chaptém|ude the introduction, literature
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search strategy, theoretical foundation, womengimgy current status of subprime
lending, and summary and conclusions.

Literature Search Strategy

The literature search strategies included an irtkdegarch in all Walden
University Library research databases to includgJeest and all EBSCOhost databases
to include Academic Search Complete, Business dbamplete, PsycARTICLES,
PyscINFO, SAGE premier, and ScienceDirect. Seachd includegubprime
mortgage African Americans and subprime mortgatiesory of planned behavipr
theory of planned behavior and mortgagadtheory of planned behavior and African
Americans Additional articles were examined after reviewthg reference section from
each article and dissertation. Furthermore, relessganizational websites, such as the
HUD, Baltimore Housing, and Department of Justie®{) were examined.

Theoretical Foundation

Multitudes of theories exist to explain and expapdn research. The social
sciences encompass various theories within orgamned behavior to assist in the
discovery, interpretation, and understanding dedent meanings by different groups
(Reichel & Ramey, 1987). Over time, multiple thesrhave been proposed to explain
human actions and functioning (Bansal & Corley, 20Thinking, feeling, and acting
represent some of the distinguishing charactesishiat are inherent to humans (Bansal &
Corley, 2012). Human nature exists as a concepisive of human descriptive
characteristics (Miles & Huberman, 1994). To bettederstand humans and what

motivates them, the concept of human nature mustdmgnized (Miles & Huberman,
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1994). The common qualities of human beings, ctingi®f cognition and behaviors, are
parts of human nature that lends introduction toadogy and psychology, the branches
of science associated with the study of human agfeichel & Ramey, 1987). Ajzen
and Fishbein’s (1980) TPB served as the theordtcaidation for this study. This
section is organized in the following subsectiaghsory of planned behavior and
research application of theory of planned behavior.
Theory of Planned Behavior

The TPB is an extension of Fishbein and Ajzen's’TG)9TRA. The TPB “predicts
an individual’s intention to engage in a behavioa apecific time and place” (Boston
University School of Public Health, 2013, para.Ajez (1991) reported that intentions
capture the motivational factors that influencavidials’ behaviors, how hard they are
willing to try, and how much effort they are plangito exert in order to perform the
behavior. Therefore, the stronger the intentioartgage the behavior, the more likely it
is that the behavior will be performed.

The intent of TPB is to explain all behaviors owdrich individuals have the
ability to exert self-control (Boston University I8l of Public Health, 2013). Boston
University School of Public Health (2013) reportidt according to TPB, behavioral
achievement depends on the motivation or interdfdhe individual, as well as on the
person’s ability or behavioral control. The TPBtiiguishes between three types of
beliefs: (a) behavioral, (b) normative, and (c)tcolnand consists of six constructs that
collectively represent an individual’s actual cohwver the behavior (para. 3), which

were discussed in detail in Chapter 1 and are tipio Figure 1: (a) attitudes, (b)
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behavioral intention, (c) subjective norms, (d)iaboorms, (e) perceived power, and (f)

perceived behavioral control.

: Attitude
BEBhTF'?Fui Toward the . .
ellers Behavior Copwright © 2006 Icek Ajzen

MNeormative Subjective

P orm Intention Behavior
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E:TEL f‘%‘ Behavioral | .
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Behavioral
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Figure 1 The theory of planned behavior diagram. Reprifitech Icek Ajzen: TPB

diagram, by I. Ajzen, 2013, Retrieved from httpefiple.umass.edu/aizen/tpb.diag.html.
Copyright 2006 by Icek Ajzen. Permission to repant use per Icek Ajzen’s website.
Research Application of Theory of Planned Behavior

The TPB has been successfully used to predict gpldia numerous health
behaviors and intentions including smoking, driigkihealth services utilization,
breastfeeding, and substance abuse (Boston Urtiv&aool of Public Health, 2013).
The TPB has also been extensively used to studiftian American population, such
as the Blackstock, Mba-Jonas, and Sacajui (2018ltgtive study, where they
conducted in-depth interviews with urban-dwelliogvlincome African American
women in order to explore within the framework loé fTPB, how family planning
information was acquired from social networks, fardily care providers. In addition,

Carter-Parker, Edwards, and McCleary-Jones (20di2Jucted a correlational analysis
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of the physical activity and the TPB between Afmcemerican women who are
physically active compared to those who are nattheumore, Hergenrather, Geishecker,
Clark, and Rhodes (2013) conducted a pilot tett@Helping Outcome Problems
Effectively (HOPE) intervention to explore employm@nd mental health among
African American gay men living with Human Immunddeency Virus (HIV) and
Acquired Immunodeficiency Syndrome (AIDS).

Furthermore, the TPB has been used in mortgageedettudies. Essene and
Apgar (2007) examined consumer and lending behavittre complex mortgage
marketplace and its implication for the fair antiogént allocation of mortgage credit.
The researchers indicated that many consumersahtawited ability to evaluate complex
mortgage products and often make choices thatl#teyregret. The researchers also
found that consumer and lender behavior contributbe observed differences in
outcomes by race and ethnicity. Therefore, undedstg these behaviors may shed light
on how best to eliminate disparities that still eam

According to Essene and Apgar (2007), consumees @hter the market without
knowing the type of mortgage they want or needanedherefore susceptible to outside
influence. They are often not aware of mortgageg;i struggle with choices that involve
risks and payments over time, and often struggtk shopping for a mortgage. The
researchers argued that government officials, imglsaders, and consumer advocates
who are concerned about fairness in the mortgagkanshould work cooperatively to
eliminate practices that take undue advantagemgwomer’s limitations in selecting the

mortgage product that best suit their needs. Tiusides framing the choices presented
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to consumers in terms that they can understaneaabling consumers to make choices
that reflect their long-term interests, which cafphto create an environment that guides
consumers to “good loans” (p. iv). Good loans ared to be transparent where
consumers understand the advantages and risksatssgowith the loan product, fairly
priced where the loan is priced in a manner thabrssistent with the underlying loan
risks and costs of providing the loan, and providebenefits to consumers where the
loan is consistent with both the short- and lormgatenterests of the consumers where and
they have reasonable prospect of being able to/ ribyedr loans.

Sun-Hyung and Young-Hun (2011) examined the wiliegs to consider
applying for reverse mortgage as an economic decisiaking by interviewing 320
individuals over the age of 55 who lived in diffetenetropolitan areas. The researchers
used the TPB to analyze their research questioth$irraings indicated that the results
partially explained willingness to consider apptyiior reversing mortgage through TPB.
In addition, findings indicated that economic demsmaking within the family is
influenced by several factors relating to otherifprmembers’ views and that men and
women responded differently, where men were monsaous of other people such as
friends and relatives, and women were more consabglose family members such as
adult children. Furthermore, the group with lowszame showed higher intentions to
consider the reverse mortgage policy when theydaadt children and the preelderly
group was influenced by the consent of adult chitdand level of education. Moreover,
the elderly group was influenced by other peoptshsas friends, relatives, and level of

education.



29

Bansal and Taylor (2002) examined whether a modigfleoTPB with interaction
terms could adequately explain customer serviceigeo switching behavior. The
service examined was a mortgage that was availaistea variety of Canadian banks
and trust agencies. The researchers used 4,00Qagertustomers whose mortgages
were up for renewal in October 1996 and surveyei #ititudes towards switching,
subjective norms, perceived behavioral control, swiching intentions. Findings from
the study suggested that the TPB adequately exqalanstomer service provider
switching behavior, as interactions between pestkhehavior control and intentions,
perceived behavioral control and attitude, anduaté and subjective norms were all
significant predictors of switching intentions.

Chambers, Benibo, and Spencer (2011) noted thadfothe largest economic
crises facing this generation in the United Stass many adults rethinking their
employment and investment strategies. Thereforéalbgf 2008, many individuals saw
a significant reduction in their financial and reatate portfolios, while others feared that
their savings were in jeopardy. The researcherdwtird a quasi-experimental study to
learn about the effects of perceptions on invesdimg) saving behavior. Chambers et al.
noted that by understanding the psychological fadiwat determine people’s intent to
change jobs or move investment in different ecomanvironments, researchers can
understand and eventually predict people’s econdel@avior. The researchers examined
a number of factors identified in the TPB in ortteunderstand what motivates people’s
intentions regarding these behaviors in a timeigtbhical significance. Findings from

the study indicated that norms drive people’s interchange jobs and investment
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strategies. In addition, attitude was found to Isegaificant predictor of intent to change
jobs. Overall, Chambers et al. found that the TPBears to explain a substantial portion
of the variance in people’s intent to reallocateneo

Wilkinson-Ryan (2011) reported that more than arguaf all American
mortgage holders of all races, owe their lendersertttan their homes are worth. As a
result, these underwater homeowners are facedtetdilemma of realizing that it is
cheaper to go into foreclosure than it is to keayiny down their mortgage debts. The
researcher “argues that the mortgage commitmeritaates powerful norms of promise
keeping and fair play, [as] most people think thr&iaching a contract is morally wrong”
(p. 1549).

In the Wilkinson-Ryan (2011) experiments, he présgionline survey
participants with a series of hypothetical defaitliations and then they were asked to
report on their perception of and likely resporsedch scenario. Findings from the
study indicated that borrowers are sensitive tadpeunished for their own bad choices
while banks get bailed out, and feel less mordiljgated to banks that they perceive to
be greedy and exploitative. Homeowners are remititigckthey are tradable entities
rather than trusted counterparties when lendersmsgtgage loans to one another.
Borrowers who have less moral reservations abdautteare more likely to choose that
option if the economic factors point in that dirent In addition, as more homeowners

strategically or desperately default, the moralstaints around defaulting are loosened.
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Women

This section is organized in the following subgew: introduction, women in the
workforce, African American spending habits, andwem and education.
Introduction

Women play a major role in the family structure &meir roles have evolved over
time to extend beyond mother, wife, and caregigentlude employee, philanthropist,
and activist (Powell & Greenhaus, 2010). Womené&spnce has been noted in historic
times and present-day America (Cleveland, Cord€iisk, & Mulvaney, 2006).
According to Herr and Wolffram (2009), a commonidieioday would include the
presumption that men and women of all races shioaN@ equal rights and freedoms.
Inherent rights and freedoms of individuals attbikiere not always existent among races
or across gender. Some of these inequalities exiistéhe right to vote, opportunities for
formal education, and the ability to own propeiitiirough advancements and
achievements, women’s rights increased, which allmmen participation in civil and
societal duties such as voting, higher educatiod,lromeownership (Ramdas & Janus,
2011).
Women in the Workforce

Higher educational attainments act as a key fanttire growing workforce
participation rates among women (Powell & Greenha0%0). Many of their reasons for
working outside the home are the same as men (l&Nbeolffram, 2012). The number
of working women outside the home has steadilyeased over past decades (Dave,

Corman, & Reichman, 2011). As noted by Padma (2@#expectation of Black
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women to work outside the home has existed sinaghyavhile in slavery, and continues
throughout Black women’s adult lives. A woman’s idean to participate in the labor
force is a requirement for some families and ftveos it is a strategy (Powell &
Greenhaus, 2010). Wright (2009) reported that tbavating factors in women’s
participation in the workforce include economic\guval, a sense of identity,
acknowledgement, financial reward, and personéllfuéent.

Bradbury (2011) related that dual-earner couptesrged vastly and rapidly in
recent years and has increased dramatically inquswecades (Bradbury, 2011). Dual-
earners are examples of families with an increase®y for two salaries to be
economically viable. The conflict and strain in Hoareer couples has been explored in
past research. The number of dual-earner couplesiifBry, 2011). As reported in past
research (Hayghe, 1990; U.S. Bureau of Census,)2004l-earner couples now
outnumber the male breadwinner and female homenfakelies nearly three-to-one.
Therefore, traditional families are on a declinéjlevdual-career couples are increasing.

Research by Riach (2009) suggests that workplagashand practices are
changing. According to Bradbury (2011), workplacagtices and norms are showing an
inadequate response to demographic shifts. The Bui®au of the Census statistics
shows that the number of all married mothers witidcen under age 6 and employed
outside the home is 63.7% (U.S. Bureau of the CerZil 3). In support of workplace
culture, seminal works by Greenberger et al (19890d that “nearly 48% of married
women's organizational commitment was accounteyfaoneasures of support in the

workplace” (p. 755). While people should not havehoose between their careers and
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well-being, often times finding a solution to tlikemma is a challenge (Riach, 2009).
Utilization of technological advances such as teldang, will allow for greater
flexibility in work-life balances for dual-earnearhilies (Taskin & Bridoux, 2010).
African American Spending Habits

The issue of Black women and wealth has been a fopmany surveys and
studies (Evans, 2006). As reported by Chang andM§&2010), Black and Hispanic
women are less likely to accumulate wealth. Wediltparities among minority women
and other races often lie in the spending habitsdzn the groups (Davis, 2011). Davis
(2011) related that Black women tend to feel mdranoobligation to friends and family.
Thus, the majority of Black women will loan moneyfamily and friends and spend a lot
of their income on children’s apparel and footw@dnis sense of obligation is
extraordinary and remarkable, yet, the multiplgpogsibilities and demands placed on
Black women often result in a financial deficier{@purnal of Financial Planning, 2009).

According to Nielsen (2011), African Americans passa substantial amount of
buying power collectively as a race, with a buypagver of nearly $1 trillion. Nielsen’s
(2011) study reported that African American housghearning $75,000 or greater
annually, grew by almost 64%; African Americansigher income brackets spend
300% more in higher-end retail grocers; and Afriéanericans’ educational degree
attainments increased to 44% for men and 53% fonevo

In addition, Nielsen (2011) reported that Africaméricans will continue to
invoke a presence and impact on the vitality ofrtbemmunity. Therefore, the continued

growth and affluence among African Americans wai$igt in sustaining economic power
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throughout their communities. With an estimateduahi$1 trillion buying power,
Nielsen noted that African Americans would représiea 116th largest country in the
world, if they were a country.

In a study conducted by ING Community Foundat@2v08), 1000 African
American women were surveyed about their spendafitér The results of the study
indicated that 68% of the women buy whatever thagtweven if it is a good or bad
economy; 41% feel guilty about how much they spem@xpensive brands; and 40%
state they shop to cheer themselves up (ING ContsnEoundation, 2008).

Women and Education

Throughout history, women and men have had defiaksd (Foldvari, Van
Leeuwen, & Van Leeuwen, 2012). Women typically cedeto domestic issues while the
men worked to protect and provide for the familye(H& Wolffram, 2009). Since the
20th century, technology has played a major paggupping women with the ability to
survive independent of men (Hunt & Ray, 2012). odeomen’s roles have changed
drastically in part due to the technological, eqomaal, and sociological advances
(Morganson & Jones, 2010). To assist in their ciapgples, women are equipping
themselves with paying jobs and advanced educafiarsgian, 2001).

Hunt and Ray (2012) discussed the enhanced abii#gsif higher education
during the20th century to various socioeconomic classes, woiaed races. As
employment discrimination against women diministted,outlook on education became
increasingly more important to women. Impressivebars among the African

American race are evident when it comes to stataeme, and education. Interestingly,
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the percentage of unmarried African American wornetween the ages of 25-54 has
doubled from 20% to 40% in the past 50 years.

According to the U.S. Bureau of Labor StatistB£%$; 2013), education serves as
a key element in society and acts as a major infle@n potential positions and earnings
for various employment types. The BLS reported tvatr the past 4 decades, labor force
participation is significantly higher among womenay than it was in the 1970s,
particularly among women with children, and a largjigare of women are working full-
time and year round. In addition, women have irgiregy attained higher levels of
education, for instance, among women ages 25-64amm the labor force, the
proportion with a college degree nearly tripledrir@970 to 2011. Women'’s earnings as
a proportion of men’s earnings also have grown tiveg. In 1979, women working full
time earned 62% of what men earned; in 2011 womear'sings were 82% of men’s.

According to BLS (2013), women’s labor force papation rate peaked at 60 %
in 1999, following several decades in which womasreasingly entered the labor
market. In 2011, 58.1% of women were in the laloocé, down 0.5 percentage point
from 2010. The overall unemployment rate for worme2011 was 8.5%, compared with
9.4% for men. Women'’s jobless rates varied by eamkethnicity. Asian women had the
lowest rate (7.3%), followed by White (7.5%), Hispa(11.8%), and Black (14.1%)
women. The labor force participation rate of mashaith children under 18 years of age
was 70.9% in March 2011, down slightly from 2010.

According to Stevenson and Swayne (2011), Black amoomprise the majority

of African Americans enrolled in postsecondary edion institutions. During the 1970s,
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African Americans began to record unprecedentedllement and degree attainment
levels in higher education. This movement was sgaan part by new policies and
numerous civil rights bills passed in the 1960slg@do, 2012). Phillips (2011) reported
that records show that the years of 2002 and 260&:d to be high enroliment years for
African American women in their quests for advandedrees. This continued learning
effort also led to an increased desire by womdrettome business owners. Black owned
businesses during this same period by women wasded at a 19% gain.

Cohen and Nee (2000) related that African Americeaasons for achieving
higher education are vast and varied. Advancenmethigir careers and personal
achievement are the most common reasons, howewasgiM2010) asserted that the
desire to increase their income capacity to largehmses such as homes is another
major reason. In many instances, some African Acaarivomen believed that
accomplishing educational goals was not enough whmmes to defining personal and
professional success (Cohen & Nee, 2000). As wosneersonal incomes increase, their
wants and desires was noted to increase as wéllifh2011). Therefore, no longer
wanting to rent, many African American women stauie desire homeownership (Nier,
2008).

Bertrand and Morse (2011) reported that almostdfaddl African Americans rent
instead of owning their home. Spending at least 80%eir income towards rental
expenses, Black communities have long been plagy@dverty and other social issues.
The push for African Americans, specifically womémattain higher education degrees

was to secure the necessary skills that wouldtedigher incomes and increased
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opportunities (Levine, 2006). With African Americaiomen going back to school to
further their educations, incomes began to risejalnsl turned into careers that enabled
them to accomplish their desired pursuits, whidtuded homeownership (Levine,
2006).

Housing
This section is organized in the following subsast introduction, U. S.

Department of Housing and Urban Development, Faktde and Freddie Mabanking
and mortgages, and State of Maryland.
Introduction

Weller and Sabatini (2008) studied “the impactha mortgage boom on
homeowner’ financial vulnerability during the Ul$using boom after 1995 that went
along with greater deregulation” (p. 626). The agskers noted that after 1995, the U.S.
experienced housing and mortgage booms, whichtegsinl increased lending from
institutions that were less regulated, such asé&éauds. The researchers pointed out that
at the micro level, families may have obtained mweealth from the housing boom,;
however, the mortgage boom may have increasedfthancial vulnerability. Therefore,
according to Weller and Sabatini (2008), from 12886, the U.S. experienced a price
boom. Renters began to seek homeownership and begait rental communities at an
alarming rate. This movement had a significant ioaprathe housing market as
homeownership rose due to new construction of n@weas and the surplus in rental

properties began to increase which caused a vatwoetur (Fisher & Quayyum, 2006).
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Findings from Weller and Sabatini’s (2008) studgigated that first, after 2000,
which is during the period when home prices inadaghat sharp increases in mortgage
debt reduced wealth creation. Second, the resaartihend that the financial
vulnerability of homeowners generally declined dgrihe early years of the housing
boom (1995 to 2001), but increased during the yebascelerated home price increases.
Third, increases in homeowners’ financial fragilitgre comparatively widespread,
which affected middle income families and minostién 2004, at least one vulnerability
measure applied to Blacks (72%), Hispanics (64.8%d, Whites (45.1%). Fourth, the
housing boom was associated with larger home vaasesell as moderated wealth gains
and significantly greater financial vulnerabilitfltomeowners due to the associated
mortgage boom.

According to Brooks and Simon (2007), during tle@$ing boom there was a
trend in which current homeowners sold their ergsthomes for new construction
homes. As a result, this caused a major stir irstiogal and economic sectors within the
U.S. (Bocian, Li., & Ernst, 2011). Bhattacharyal2preported that this movement of
home purchasing caused the federal governmenvigitreurrent housing policies in an
effort to try and prevent another housing crisi®lMf and Sabatini (2008) recommended
that policymakers reconsider the prioritizatiorhofneownership in housing policy,
public policy should aid in asset building outsadeesidential real estate, policymakers
should consider a range of policy tools that cdwétp to reduce speculative mortgage
lending, and policymakers should consider waysitoease the transparency of less

regulated financial institutions, such as hedgel$un
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U. S. Department of Housing and Urban Development

In 1965, the Department of Housing and Urban Degu@lent Act created the
agency of Housing and Urban Development (HUD; Lawbk, & Seabrook, 2011).
Lamb et al. (2011) reported that the HUD servethagabinet level agency with primary
focus on fair housing practices and policies, witimission to create strong, sustainable
communities that are inclusive of quality and atfsle housing for all. In a study
compiled to examine the enforcement of Nationat Haiusing policies across federal,
state, and local civil rights agencies, Lamb eadatessed complaint cases from the HUD
Title VIl complaint database. The researchers equl the extent to which federal, state,
and local agencies provide outcomes favoring comates in housing discrimination
cases. Findings indicated that Title VIII enforcernat the state and local levels is often
better than the HUD enforcement. The researchersluded that state civil rights
agencies resolve complaints in favor of complaisaarly as often as the HUD and that
localities sometimes do so even more frequentladdition, the researchers related that
in order for federal, state, and local agencidseimome proactive with one another, they
must collaborate when it comes to the Fair Hougiogof 1968.

Leonnig (2008) reported that while regulators vearthat subprime lenders were
loading borrowers with mortgages that they couldaifiord, the HUD was helping to
fuel more of the risky subprime lending. The authoted that the HUD was eager to put
more low income and minority families into their mlwomes and required that the
Federal National Mortgage Association (Fannie Mae) the Federal Home Loan

Mortgage Corporation (Freddie Mac), the “two gowveemt-chartered mortgage finance
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firms purchase more ‘affordable’ loans made toe¢hasrowers” (para. 2). The HUD’s
outdated policy allowed Fannie Mae and Freddie Mamunt billions of dollars they
invested in subprime loans as a public good thatlaviioster affordable housing. These
decisions made by the HUD are now viewed by houskmgrts and some congressional
leaders as mistakes that contributed to an esgalafisubprime lending that has
negatively impacted the U.S. economy.

Leonnig (2008) further reported that the HUD netgd to examine whether
borrowers could make the payments on the loand-dratie Mae and Freddie Mac
classified as affordable. From 2004-2006, both camgs purchased $434 billion in
securities backed by subprime loans, which creat@érket for more subprime lending.
As subprime loans are targeted toward borrowers poor credit, they normally carry
higher interest rates than conventional loans.autkor noted that 3 million to 4 million
families are expected to lose their homes to foeale because they are not able to
afford their high interest subprime loans. Thereféower-income and minority home
buyers who were expected to benefit from the HUA28ons are going into default at a
rate that is 3 times that of other borrowers.

After the subprime lending crisis, Investors Besis Daily (2013) reported that it
took Washington just 5 years to create anothergagsd crisis. The author noted that
under President Obama’s administration, the Fedi&waking Administration (FHA)
became the government’s new subprime anchor progepiacing bankrupted Fannie
Mae and Freddie Mac. The FHA was created in 1984isathe largest insurer of

mortgages in the world, insuring over 34 milliongle and multifamily homes and



41
hospitals (HUD, 2013). Investors Business Dailyl@0related that the HUD is forcing
banks to right off $57 billion in bad FHA loans whiwere mostly made to rebound
borrowers. Bank giants, such as Bank of Americd @&»illion in toxic FHA
mortgages), Wells Fargo ($19 billion in toxic FHArtgages), Citigroup ($4.2 billion in
toxic FHA mortgages), and JPMorgran Chase ($3I®biln toxic FHA mortgages) are
stuck with seriously delinquent loans out of fdaattthe FHA will not cover losses and
may levy them with damages if they foreclose onrdweers.

According to Investors Business Daily (2013), arngeago, half of all mortgages
in the U.S. were subprime loans. Of these 28 millaans, 74% were on the books of
government agencies, mainly Fannie Mae and Fredde which is regulated by the
HUD. Now, subprime loans are mainly showing upghatEHA, with 40% of the FHA
loan reported by Investors Business Daily to besuie loans. Investors Business Daily
noted that the FHA is asking the U.S. DepartmerthefTreasury for a tax bailout, which
is first in its history. This is viewed as anotfieancial disaster from the HUD as the
FHA is another government-chartered mortgage agtratys at the center of another
mortgage crisis that is bringing down private banks
Fannie Mae and Freddie Mac

According to Fishbein (2002), Fannie Mae and Freddac are for-profit,
privately capitalized government-sponsored entsesr{GSESs), who are chartered by
Congress to act as intermediary institutions ferdential mortgages, which in 2002 were
conventional mortgages under $300,700. The lawires)GSEs to make affordable

housing part of their business, however, they damake mortgage loans directly to
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individual borrowers, but instead, they buy morggfrom banks, saving institutions,
and other mortgage lenders. GSE’s can keep thass In their own portfolios or
package the loans in pools and sell them to invest® mortgage-backed securities,
which they typically do. This in turn provides led with the funds needed to issue new
mortgages, which brings additional capital into ltleeising loan market. Fishbein
reported that the combined purchases by GSEs amtgears have ranged well over 50%
of all conventional mortgage activity and in 20@2eached 71% of the market.
Consequently, Fannie Mae and Freddie Mac havaretrdous influence over which
types of borrowers have access to different typesastgage credit and on what terms.

Fishbein (2002) noted that Fannie Mae and Freddie'$/enture into the
subprime mortgage market renewed the debate ogerrtte in the affordable housing
arena. The author noted that the subprime markgttsgborrowers who have credit
problems or limited credit history as they do no&lify for prime loans that are cheaper.
Fannie Mae and Freddie Mac have traditionally pasell a small share of subprime
loans, however, the amount of shares were expéatgaw significantly over the years.
Calabria (2011) reported that Fannie Mae, Freddae,Mnd others looked for illusionary
profits by lowering credit quality. The author ndtihat 30% of Fannie Mae’s and
Freddie Mac’s direct purchases were subprime laadshey were the largest single
investor in subprime private-label mortgage-bacseclrities. At the peak of the housing
bubble, approximately 40% of newly issued privatieeled subprime securities were

purchased by Fannie Mae and Freddie Mac.
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The U.S. Securities and Exchange Commission (SBECI)2reported that they
charged six former top executives of Fannie MaeFRreddie Mac with securities fraud,
which alleged that they knew and approved of mdilgastatements claiming the
companies had minimal holdings of higher-risk mageg loans, including subprime
loans. The SEC alleged that “when Fannie Mae aaddie Mac began reporting its
exposure to subprime loans in 2007, it broadly diesd the loans as those made to
borrowers with weaker credit histories” (para.af)d then reported less than one-tenth of
its loans that met that description. Accordinghte SEC, Fannie Mae reported that its
2006 year-end single family exposure to subprina@$ovas just 0.2% or approximately
$4.8 billion of its single family loan portfolio.lle SEC noted that Fannie Mae did not
disclose to investors that in calculating the conyfsareported exposure to subprime
loans that it excluded loan products specificalgeted by Fannie Mae towards
borrowers with weaker credit histories, includingrmthan $43 billion of expanded
approval (EA) loans.

In addition, the SEC (2011) related that Fannie 'Magecutives knew and
approved of the decision to under-report Fannie’'8lak-A loan exposure, which are a
classification of mortgages where the risk profidis between prime and subprime
(Investopedia, 2013a; SEC, 2011). The borrowermally have clean credit histories,
but the mortgages generally have some issuesritraase its risk profile, such as higher
loan-to-value ratios, higher debt-to-income ratmsinadequate documentation of the
borrowers’ incomes (Investopedia, 2013a). The SEfonted that Fannie Mae disclosed

that its March 31, 2007 exposure to Alt-A loans W&%o of its portfolio of single family
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loans, but their actual Alt-A exposure was appratety 18% of its single family loan
holdings.

The SEC (2011) reported that Fannie Mae's exeautherde misleading
disclosures because they were seeking to increasetpany's market share through
increased purchases of subprime and Alt-A loans gave false comfort to investors
about the extent of Fannie Mae's exposure to hgkleans. Both Fannie Mae and
Freddie Mac have each entered into a nonprosecatgjmement with the SEC, where
each company agreed to accept responsibility $oaranduct and will not dispute, contest,
or contradict the contents of the agreed uponrsite of facts without admitting or
denying liability. Each company also agreed to @vafe with the SEC'’s litigation
against the former executives. The SEC reportedrthentering into these agreements, it
“considered the companies' current status, to declthe financial support provided to
the companies by the U.S. Treasury, the role ofdaeral Housing Finance Agency as
conservator of each company, and the costs thatmayposed on U.S. taxpayers”
(para. 2). Calabria (2011) recommendation is tlaainke Mae and Freddie Mac should be
abolished, along with other policies that transh@rtgage risk default from the lender to
the taxpayer, in order to protect the taxpayertaececconomy.

Banking and Mortgages

Singleton et al. (2006) examined predatory mortdagas which emerged in the
subprime market and evaluated what population istrabrisk of being abused by such
lending practices and where these practices o@mne.key finding from the researchers’

study indicated that rural minorities are morelljkdnan Whites to take out high APR
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loans (HALSs). The researchers recommended thatler @o protect the benefits of
homeownership, national and state officials shadlopt and enforce policies that better
regulate subprime lending terms, monitor lending Bal estate practices, and educate
and protect borrowers.

Singleton et al. (2006) discussed the 1994 Homewshieand Equality
Protection Act (HOEPA), which preserves the autlgaf individual states to enact laws
that provide stronger consumer protections. Attam@ipass new antipredatory
legislation at the federal level, however, has déerarted over preserving state control
versus creating uniform federal standards thatppeetate law. Thus, federal policy
should not preempt state policy and some states tlaged loopholes in the HOEPA and
placed limits on abusive loans and practices. Sipally, states laws attempt to reduce
excessive points and fees that strip equity fromndveers, provide consumers with
additional protections for high-cost loans, requmterest rates to reflect the risk of the
loan rather than upfront points and fees that ity from borrowers, protects
consumers in disputes with lenders, and requitasgible benefit to the borrower in any
refinance loan.

Bocian, Earnst, and Li (2006) made recommendatorsidress unfair lending to
racial and ethnic minorities in rural and urbaraard-irst, the researchers recommend the
increase of fairness and objectivity of the subprimmme loan origination process that
would significantly improve outcomes for all fanedi. Therefore, borrowers who
represent the same level of risk should receivdairtneatment from mortgage

professionals. Thus, Bocian et al. advocate foetimination of discretionary pricing in
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the subprime loan market, which would prompt leederadopt transparent, market-
driven prices for mortgages that represent simitks. Second, Bocian et al.
recommended that lenders and brokers should bedéspdnsible for providing loans
that they provide to borrowers because mortgagkeosovho steer borrowers to take out
inappropriate loans receive higher compensatiotis ma negative consequences. This is
different for security brokers who risk punishménhey steer borrowers into
inappropriate investments. Therefore, leaders aokkelps should be required to
recommend loans that are suitable and advantadeobsrrowers in order to protect
homebuyers and homeowners.

Third, Bocian et al. (2006) recommended that alitg the collection of the
annual percentage rate (APR), subprime lenderdala¢ao be required to disclose points
and fees on subprime mortgages, including upfrees fyield-shield premiums, and
prepayment penalties in their HMDA data as this Maliscourage pricing
discrimination. Fourth, the researchers recommetiadegulators of fair lending laws
should have adequate resources and authority,rarttell accountable for fully
enforcing fair lending laws. Therefore, regulatsi®uld report annually on the number
of fair lending examinations that have been pertamtrand provide information to the
public for each examination on the indictors ofgmital discriminatory activities
identified if there were any; the protected classlasses (e.g., gender, race) that is
believed to be potentially disadvantaged by sutiviag and the outcome of each

review, such as whether any actions were taken.
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Fifth, Bocian et al. (2006) recommended that patiekers should create
incentive and support a policy framework that let@smarket to better serve minority
communities. Therefore, since African Americans Higpanic families are more likely
to receive higher-rate loans from lenders that mtisntharge more, policymakers should
review whether lower-cost lenders need additiomegmtives to help meet the credit
needs of minority communities. On the other hahd,researchers related that regulators
“should actively evaluate whether the high-costls ‘reverse red-line’ by targeting”

(p- 27) minority communities for high-priced prodsithat are unrelated to their
individual borrower risk. Reverse red-line refewghie same neighborhoods which were
once denied financial opportunities being targetéd overpriced products (Hinnant-
Bernard & Crull, 2004). Borrowers, lower-cost lergleand honest brokers suffer and are
placed at a disadvantage when dishonest lendiragigega go unchecked.

Leigh and Huff (2007) discussed how the subprinagket has affected
homeownership among African Americans. The authotsd that the steady but modest
increase in homeownership rates among African Acaes between 1995 and 2004 is
being reversed because the subprime market wasoaptevide short-term access to
homeownership for many but only provided sustaimetheownership for a few. The
authors reported many factors that led to the 2008k market upheaval associated with
the devaluation of securities backed by subprimégages. These factors included
lenders making loans or offering mortgage prodtectsorrowers without fully and
realistically assessing the likelihood that therbaers can repay the loans; and

borrowers accepting loans that they cannot rephgrefore, similar to Bocian et al.
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(2006), Leigh and Huff recommended that in addit@greater oversight of subprime
lenders, incentives and penalties should be estaddito ensure that lenders are offering
appropriate mortgage loan products to borrowergyi_and Huff also noted that many
borrowers do not have the confidence about findma#ters or did not receive the
financial education that is necessary to enabletttreunderstand the features of the
mortgage loan products that they may be offerads being able to decline loans that
they are unable to repay.

Leigh and Huff (2007) also made some recommenagteome of which are
similar to Bocian et al. (2006). Leigh and Huff oetmended that legislative and
regulatory action should be taken at the fedexadl o standardize the market for
subprime loans, federal and state governments dlpsamote stronger regulation of
subprime lending, and the federal bank superviaggncies should not give credit under
the 1977 Community Reinvestment Act (CRA) for ptedalending. The CRA was
enacted as an antidote to redlining along withHMDA (Leigh & Huff, 2007; Hinnant-
Bernard & Crull, 2004). Redlining refers to fundsry intentionally withheld from areas
based on race and ethnic makeup (Perle, Lynch, &étp01993). In addition, Leigh and
Huff recommended that the public and private secsbould make available financial
education and counseling, and housing counselingh&more, the researchers
recommended that federal legislation should betedao mandate that subprime lending
institutions make information publicly availablecaib their rates and fees, private and
public sector entities should strengthen existvgnaes and develop additional ones that

are outside the subprime mortgage market to makeslavailable to low income
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individuals and people with lower credit ratingsdall levels of government along with
the private sector should make more affordableatdrdusing available.

According to Scott (2013), mortgage interest rai@ge been historically low for
the past several years; however, low income houdshespecially those of African
Americans and Latinos, have not been able to tdkardage of those rates. Bocian
(2012) reported that conventional purchase lendewined between 2006 and 2010 by
67% among Caucasians and 38% among Asians, buyteltdyy 83% among African
Americans and 75% among Latinos. Scott noted thablvers’ risk needs to be matched
to appropriate loans and borrowers should be assistnavigating regulations. In
addition, the author noted that common sense undergvis needed where borrowers’
risks are assessed. In 2006, the average credésson a Fannie Mae and Freddie Mac
mortgage was 720 and in 2012, credit scores wabapt 765 (Scott, 2013).

Scott (2013) related that along with lenders innpg$igher credit scores, they
are also imposing higher levels of scrutiny whenfymg income and assets. Barriers to
achieving homeownership were also affected by fegly flood insurance premiums due
to natural disasters like Hurricane Sandy. A pesistep for low income borrowers since
the housing crisis is that FHA has markedly inceelass lending. Despite this step, Scott
noted that a lot more can be done to support l@enre and minority communities
beyond the Dodd Frank Act of 2010, which restriateahy of the abusive lending
practices that precipitated the housing crisis. dimtor recommended the lobbying of
Congress to make sure federal funds remain avaifablprograms that provide housing

counselors in low income communities as borrowegaaatched to risk-appropriate
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loans and assisted with regulations that are aiteriusing. In addition, Scott
recommended that lenders should adopt common sesewriting practices that
appropriately balances lender discretion and progl@mrelation to income
documentation as this will continue to insure &ad just access to the American dream
of homeownership.

Korda and Snoj (2010) examined the quality of congtoservice through bank
products and how this may yield a high customasfeation among customers. The
researchers focused on the elements of perceivedeeamage, technical, and functional
guality. In addition, the study included the elemsenf expected service and perceived
services of the customers. Utilizing a questiormalie researchers measured 33 service
guality characteristics, four perceived valued afales, and six elements of the customer
care and satisfaction model. Findings from thestodicated that product loyalty tends
to yield a high level of customer satisfactionatidition, quality on customer satisfaction
is much greater than just the direct relationship.

State of Maryland

Homeownership among African American women incréaseer the last decade
due to the housing boom and positive economic dr¢WtuD, 2010). With this influx of
African American women owning homes in Prince Ge@ounty, Maryland, the
county began to experience a high growth ratesidests possessing postsecondary
educations, increased salaries, and stability witte communities (U.S. Census Bureau,
2010). The Maryland State Data Center Report oB2600icates that there are a high

percentage of doctors, educators, business owangisCongressional members who
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reside in Prince George’s County. The developmeétitie county underwent significant
change and it was once known for its vast agricaltands where farming was the
primary source of income (Maryland State Data QelReport, 2009; U.S. Census
Bureau, 2010).

Homeownership in recent years has taken a majan Ritince George’s County
due to the housing crisis (Berkeley University, PDJAfrican Americans have made
inroads to closing the housing gap when it comdstaeownership in Prince George’s
County (U.S. Census Bureau, 2009). Ironically,pnesof this economic growth, African
American’s affluent communities suffered a lossaix revenues and underdeveloped
business ventures, which in turn caused the contreanvithin Prince George’s County
to become less attractive to prospective homebyyeshhar, Fry, & Taylor, 2011).

As many communities within Prince George’s Coungéytdo rebound from the
housing market crash, homeowners are figuringfweit hext step when it comes to their
mortgages (U.S. Census Bureau, 2010). In most cAfigsan Americans are
refinancing, selling, or modifying their mortgageh (Phillips, 2010). According to the
U.S. Census Bureau (2010), the economic makeupeatessidents of Prince George’s
County consists primarily of salaried positionsuBbly 65% of the population are
private wage earners, 31% are government emplogeds}% are self-employed. The
majority of the population that lives in this a@aMaryland are African American
(64.5%). Caucasians comprise 19.2% of the countgkeup, while the Hispanic and
Latino populations comprise 14.9%, and the remgidi¥h represents Asian or other

race. Prince George’s County’s close proximityite mation’s capital makes it a prime
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residential location for individuals who work fdre federal government and the private
sector. Additionally, the location of Andrews Aioi€e Base within Prince George’s
County qualifies the community as an attractivedest option for military families. Its
attraction, however, has been negatively impacyetthé housing crisis (Berkeley
University, 2011).

A study by the HUD (2000) presented analysis ofcaid million mortgages
reported nationwide in calendar year 1998 undeHM®A. Findings from the study
indicated that the rapid growth of subprime lendiliging the 1990’s demonstrate the
disproportion concentration of such lending in th&. minority and low income
communities. In Baltimore, Maryland, almost onedhi27%) have at least 25%
subprime refinancing, with the greatest burdennglupon the black communities.

Current Status of Subprime Lending

Nelson (2007) examined the decline of the subptending market and the
resulting increased call for suitable standardsi@subprime mortgage industry. Nelson
pointed out that subprime loans are not “intrinkycavil” (p. 7) as they have served the
purpose for which they were designed, which iteagrate high interest yield and create
opportunities for homeownership. However, the 188007 subprime mortgage
experience has shown policymakers that there eed for greater consumer disclosure.

Nelson (2007) noted that even before legislative raégulatory intervention,
consumers can avoid some of the subprime lendifgglpiby being aware of potential
payment increases, the existence of any prepaypesatties and balloon payments

(borrowers only pay interest the first 10-15 yeand a big lump-sum is due afterwards),
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whether there is a cost premium attached to a eztldocumentation or stated income
program, and the requirements to make paymente&bestate taxes and insurance if
they are not escrowed. Nelson pointed out thatlétate over whether fundamental
changes will be made to subprime lending remaireteeen. The researcher noted that
this may be viewed as a “passing fad” (p. 9) thattiributed to the Democratic
Congressional agenda to correct what they per@saeproblem in the market. Nelson
also noted that it is possible that policymakers rall Street will examine the practice
of mortgage lenders and the important roles that both play at the micro and micro
levels as people pursue the American dream of haimexship. The researcher, however,
related that despite the debate, what is likelyesult is a correction on the part of
legislators, regulators, courts, and the markegptaanake the subprime mortgage
lending environment more transparent and more riméot.

Berman (2012) reported that the subprime loansateatesponsible for creating
the housing crisis are regaining popularity. Théhaurelated that “prices are climbing
for some bonds backed by subprime mortgage loamen ¢o higher risk borrowers, with
one index rising 14%” in 2012 (para. 2). FurthereydWaring (2012) reported that
subprime mortgage bonds were up 24% in 2012. Tierenay be due to investors’
belief that the housing market has hit bottom anvestors are eager to try again. Berman
further related that investors who made hundredsiltibns betting against subprime
mortgage loans in 2007 report that today’s subprmoetgage bonds are priced to

withstand an economic showdown. If the demandHes¢ kinds of bonds rises, Berman
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noted banks may loosen up and do more lendingteehirisk borrowers, as some banks
may have already started to loosen standards.

The Department of Justice (DOJ; 2012) reportedttiet filed the second largest
fair lending settlement in the department’s histioryesolve allegations that Wells Fargo
Bank, which is the largest residential home mortgagginator in the United States,
engaged in a pattern or practice of discrimina#igainst qualified African Americans
and Hispanic borrowers in its mortgage lending fi2004 to 2009. According to the
DOJ, Wells Fargo agreed to conduct an internakrewf its retail mortgage lending and
will compensate African Americans and Hispanicitdtarrowers who were placed into
subprime loans when similar Caucasian retail boersweceived prime loans. The
compensation paid to any retail borrowers who deatified in the internal review
process will be in addition to the $125 million aded to compensate whole sale
borrowers who were victims of discrimination.

Therefore, the $125 million settlement provides pensation for wholesale
borrowers who were steered into subprime mortgagaso paid higher fees and rates
than White borrowers because of their race or natiorigin (DOJ, 2012). According to
the DOJ (2012), borrowers’ creditworthiness shdaddised to determine the loans they
qualify for and not their race or ethnicity. In ditsh, Wells Fargo will provide $50
million in direct down payment assistance to boeosvin communities around the
country where the DOJ identified large numbersis¢mimination victims who were hard
hit by the housing crisis. The DOJ noted that il Wells Fargo settlement, the federal

government will ensure that African American angginic borrowers who were
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discriminated against will be entitled to compeisaand the borrowers who were
significantly affected by the housing crisis wid\e an opportunity to access
homeownership.

The DOJ (2012) noted that their effort to obtailefdor borrowers who were
steered into loans based on race or national oisgmart of the effort by President
Obama’s Financial Fraud Enforcement Task Force THyEvhich was established “to
wage an aggressive, coordinated and proactiveteéffanvestigate and prosecute
financial crimes” (para. 13). The FFETF includgsresentation from various federal
agencies, regulatory authorities, inspector gesgaald state and local law enforcement
working together. The mission of the FFETF is t@iove efforts across the federal
executive branch and with state and local partteensvestigate and prosecute significant
financial crimes, making sure that the punishmefiist and effective for those who
perpetrate financial crimes, combat discriminatiothe lending and financial markets,
and recover proceeds for victims of financial créme

Summary and Conclusions

Research has mainly focused on the statistics mloavners by race and
neighborhood who were given subprime loans by lenfessene & Apgar, 2007; HUD,
2000; Leigh & Huff, 2007; Nelson, 2007; Singletdrak, 2006; Weller & Sabatini,
2008; Wilkinson-Ryan, 2011). However, there is p gathe research that focuses on the
experiences of homeowners who were given subpiauasl by lenders. Despite the
negative effects of subprime loans on the U.S. [adjoun, particularly African

Americans, these loans are regaining popularitypases are climbing for some bonds
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backed by subprime mortgage loans given to higbkraorrowers, with one index rising
14%” in 2012 (Berman, 2012, para. 2). Furtherm@faring (2012) reported that
subprime mortgage bonds were up 24% in 2012. Twerenay be due to investors’
belief that the housing market has hit bottom avestors are eager to try again.

Due to the significance of the subprime lendinggpem, this phenomenological
research study explored and explained the potantdct of the subprime lending
practices on the home buying knowledge and behawaibAfrican American women
between 2004 and 2007 in Prince George’s Countyylsiiad, by gaining an
understanding of 20 African American women'’s exgeces. Ajzen and Fishbein’s
(1980) TPB served as the theoretical foundatioriHisr study.

The issue of Black women and wealth has been a fopmany surveys and
studies (Evans, 2006). As reported by (Chang & Mag610), Black and Hispanic
women are less likely to accumulate wealth. Wediltparities among minority women
and other races often lie in the spending habitsdxn the groups (Davis, 2011).
Singleton et al. (2006) examined predatory mortdagas which emerged in the
subprime market and evaluated what population istrabrisk of being abused by such
lending practices and where these practices o@mne.key finding from the researchers’
study indicated that rural minorities are morelljkdnan Whites to take out high APR
loans (HALSs). The researchers recommended thatler @o protect the benefits of
homeownership, national and state officials shawldpt and enforce policies that better
regulate subprime lending terms, monitor lending @al estate practices, and educate

and protect borrowers.



57

Leigh and Huff (2007) discussed how the subprimekatahas affected
homeownership among African Americans. The authotsd that the steady but modest
increase in homeownership rates among African Acaes between 1995 and 2004 is
being reversed because the subprime market wasoaptevide short-term access to
homeownership for many but only provided sustaim@theownership for a few.
Homeownership in recent years has taken a majam tie Prince George’s County due
to the housing crisis (Berkeley University, 201African Americans have made inroads
to closing the housing gap when it comes to homeosimp in Prince George’s County
(U.S. Census Bureau, 2009). Ironically, in spitéhed economic growth, African
American’s affluent communities suffered a lossaix revenues and underdeveloped
business ventures, which in turn caused the contraanvithin Prince George’s County
to become less attractive to prospective homebyyeshhar, Fry, & Taylor, 2011).

As many communities within Prince George’s Coungytdo rebound from the
housing market crash, homeowners are figuringfweit hext step when it comes to their
mortgages (U.S. Census Bureau, 2010). In most cAfigsan Americans are
refinancing, selling, or modifying their mortgageh (Phillips, 2010). Nelson (2007)
pointed out that the debate over whether fundarhehémges will be made to subprime
lending remains to be seen. Nelson related that isHikely to result is a correction on
the part of policymakers and the marketplace toariak subprime mortgage lending
environment more transparent and more informed.

In Chapter 2, | included the introduction, litena&search strategy, theoretical

foundation, women, housing, current status of saigpitending, and summary and
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conclusions. In Chapter 3, I include the reseaesigh and rationale, role of the
researcher, methodology, issues of trustworthireess summary. In Chapter 4, | include
the setting, demographics, data collection, dasdyars, evidence of trustworthiness,
results, and summary. In Chapter 5, | include therpretation of findings, limitations of

the study, recommendations, implications, and awmich.
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Chapter 3: Research Method
Introduction

The purpose of this phenomenological research suasyto bridge the gap in
knowledge by exploring, understanding, and expfagrihe potential impact of the
subprime lending practices on the home buying kedgé and behaviors of African
American women between 2004 and 2007 in Prince g&oCounty, Maryland, by
gaining an understanding of 20 African American veors experiences. This study
focused on the 2004 to 2007 period because resrarnciticated that there was a
disproportionate concentration of subprime lendmthe U.S. minority and low income
neighborhoods during these years (Essene & Ap@ari;2HUD, 2000; Leigh & Hulff,
2007; Nelson, 2007; Singleton et al., 2006; Welle3abatini, 2008; Wilkinson-Ryan,
2011). Nelson (2007) reported that when the denfianidew loans slowed in 2004,
investors wanted to increase yields; thereforg; thheated more innovated products
(subprime loans). These subprime loans had relarddrwriting standards and
temporary payment reductions, which increasediikefor both borrowers and lenders.
As a result, the stock market upheaval that is@aata with the devaluation of securities
backed by subprime mortgages later occurred in 208igh & Huff, 2007).

Data were collected for this study through the afse researcher-created
demographic questionnaire and in-depth face-to-$aceistructured interviews with 20
African American women who brought homes betweedd2dhd 2007 in Prince
George’s County, Maryland, through the use of smfptoans. The interviews were

transcribed and analyzed using NVjwehichfacilitated the identification of themes and
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provided annotation for the codes and categorike.study was conducted in accordance
with the parameters established by Walden UniygssiRB to ensure the ethical
protection of research participants. The approvatiper is 03-13-14-0074671. In
Chapter 3, | include the research design and ratomole of the researcher,
methodology, issues of trustworthiness, and summary

Research Design and Rationale

This section is organized in the following subsats: research question and
phenomenological research design rationale.
Research Question

In order to explore, understand, and explain themg@l impact of the subprime
lending practices on the home buying knowledgelzetdhviors of African American
women between 2004 and 2007 in Prince George’s §oMaryland, this
phenomenological research study addressed onekcergearch question:

e What are the experiences of African American wonmvlo purchased a home
through the use of a subprime mortgage in Princag&s County, Maryland,
between 2004 and 2007, in relation to their homgrguknowledge and
behaviors?

Five subquestions were considered:

1. What factors motivated participants to buy a home?

2. How was the type of subprime loans used by pagidpidentified?

3. What is the participants’ knowledge about subprioaas?
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4. How do patrticipants describe the experience ofigig home in Prince George’s
County, Maryland, between 2004 and 20077
5. How do participants describe their postpurchaserapce of becoming a
homeowner in Prince George’s County, Maryland?
Phenomenological Research Design Rationale

A phenomenological research design was choserder to explore, understand,
and explain the potential impact of the subprinmelieg practices on the home buying
knowledge and behaviors of African American wometwieen 2004 and 2007 in Prince
George’s County, Maryland. Therefore, this phenaolagical research study provided
the meaning, structure, and essence (Creswell,) X33drican American women'’s lived
home buying experience through the use of subploares. The theoretical framework
was based on Ajzen and Fishbein’s (1980) TPB. Satlwbmpling was employed to
collect data through in-depth semistructured ineavrg with 20 African American
women in Prince George’s County, Maryland. Datdyamaconsisted of thematic
analysis, where data were analyzed using NMaichfacilitated the identification of
themes and provided annotation for the codes atedjaaes.

The phenomenological research design was chosanmrafiewing extensive
research literature (e.g., Creswell, 1998; Univgrsi South Alabama, 2013) on the five
gualitative research approaches: narrative resephgmomenology, grounded theory,
ethnography, and case study. Creswell (1998) reganat phenomenological research

methods are employed when trying to understan@sience of experiences about a
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phenomenon. Moustakas (1994) asserted that ugphgrsomenological design will assist
with gaining “a unified vision of the essences g@henomenon or experience” (p. 58).

Quialitative research focuses on exploring and tstaeding social conditions or
problems faced by both individuals and groups datos society (Patton, 2002). There is
a vast spectrum of possibilities for which qualitatresearch applies. The quest for
research generally starts with a problem needicgnalusion (Creswell, 2007).
Therefore, determining which research design metbace is an important task. With
several options to choose from, the researchersrtedae aware of its purpose and
process (Patton, 2002). Creswell (2009) relatetrdseearch is a process that bears a
specific type of outcome.

Role of the Researcher

| served as a participant-observer during the pHueterviews of this
phenomenological research study; therefore, | wiesyanstrument in the qualitative data
collection process. As a result, | had direct cantath the participants as | recruited
participants by phone, email, face-to-face conuemssg, and Facebook. In addition, |
collected demographic and in-depth interview daih teanscribed, coded, analyzed, and
interpreted the data. There were no power diffemehetween the research participants
and me. Furthermore, | held no bias against theareh participants.

Methodology

This section is organized in the following subsausi participant selection and

sampling strategy, instrumentation and data codecprocedures, and data analysis

plan.
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Participant Selection and Sampling Strategy

Using snowball sampling, which is a subset of panpg®wsample, 20 African
American women who bought homes through the uselgbrime loans between 2004
and 2007 in Prince George’s County, Maryland wesedun the study. Snowball
sampling was used because the participants wekegalong the way by asking each
participant to suggest someone who might be willmgarticipate or appropriate for the
study. Creswell (1998) suggested five to 25 pauéiots for phenomenological studies,
while Morse (1994) suggested at least six. Comperegiantitative studies, in
gualitative studies, the sample size are normatigls(Mason, 2010). Ritchie, Lewis,
and Elam (2003) noted that the small sample sideésto a point of diminishing return
to a qualitative sample, meaning as the study goemore data do not necessarily lead
to more information. The researchers noted thabttgeoccurrence of a piece of data is
all that is needed to ensure that it becomes painecanalysis framework, and
frequencies are rarely important. Hence, qualigatesearch is more concerned with
meaning, instead of making generalized hypothé¢aterments. In addition, qualitative
research is very labor intensive; therefore, anatya large sample can be very time
consuming and impractical. However, 20 participavise used in the study to find
trends in subprime lending experiences.

African American women in Prince George’s Countyevappropriate for this
study because statistics indicated that Prince g&oCounty is one of America’s
wealthiest Black counties (U.S. Census Bureau, RG0&ording to the U.S. Census

Bureau (2013), the population in Prince George’srifpwas estimated to be 881,138.
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Of this statistic, women accounted for 453,041 Blaitks accounted for 561,074, a
representation of 52% and 65.4%, respectively. Ading to Maryland State Data Center
(2009), the average income in Prince George’s GoiantBlack families is almost
double the national average. For Blacks in Prineer@e’s County, the average 2009
salary was $70,294, a representation of 85% obw#eeall median household income of
$82,847.

The potential participants who were known that ntleetselection criteria of
being African American women who bought homes betw2004 and 2007 in Prince
George’s County were initially contacted by phogrmail, face-to-face conversations,
and Facebook and were given or sent an invitagtarlto participate in the study and
asked to recommend other African American women might be willing to participate
and meet the selection criteria for this study @&ppendix A). Using the
recommendations provided by potential participaadslitional participants were
recruited by sending them the invitation letter amcbmmendation request, thus using
the snowball sample technique until 20 African Arcen women who met the study’s
criteria agreed to take part in the study.

Instrumentation and Data Collection

The instrumentation for this study include a 10-uténresearcher developed
demographic questionnaire that was used to gadmapgdraphic data from the
participants (see Appendix C) and a general ind@n\gquestionnaire to obtain the
perceptions of African American women in Prince et County, Maryland, about the

factors that motivated them to buy a home; howtype of subprime loan used to
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purchase their home was identified; their knowledfgsubprime loans prior to taking out
the loan, their knowledge of subprime loans afi&mg out the loan; their experience of
buying a home in Prince George’s County, Maryldretyveen 2004 and 2007; and their
postpurchase experience of becoming a homeowriinoe George’s County, which
took approximately 45 minutes (see Appendix D).

Procedures

The National Institutes of Health (NIH) Office oktEamural Research (2013)
Human Research Protections training was complatedp data collection. In addition,
| complied with all federal and state regulatiombjch includes informing participants
about the level of confidentiality in the study.téfreceiving approval to conduct the
study from the Walden University Institutional Rewi Board (IRB), | contacted potential
participants who were known to meet the selectigeréa individually by phone, email,
face-to-face conversations, and Facebook; gaverdras invitation letter to participate
in the study; and asked potential participantetmmmend other African American
women who might be willing to participate and niet selection criteria for this study
(see Appendix A). Participants were informed thatytcould ask questions about the
study by email or by phone. Using the recommendatmrovided by potential
participants, additional participants were recuitgy sending them the invitation letter
and recommendation request, thus using the snosdnaple technique until 20 African
American women who met the study’s criteria agreeihke part in the study. | did not
include anyone who | have a personal relationstip iw my study, which includes

family members, friends, coworkers, or professiaral personal associates in order to
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prevent perceived coercion to participate due foexisting or expected relationship
between the participants and me.

Once | received email responses to the questidkesiam the invitation to
participate and recommendation request letter #dncan American women who are
interested in participating in the study, | emaiath prospective participant the consent
form that had my electronic signature, requestiairtelectronic signatures for consent
(see Appendix B). Participants were informed thalytcould ask questions about the
study by email or by phone before signing the conhgam.

As the electronically signed consent form was nezifrom each participant,
each participant was contacted by phone or emaitaip an appointment to conduct
individual semistructured interviews at a time tivais convenient for them. The
interviews took place in a private meeting roonthatUpper Marlboro Branch Library
located at 14730 Main Street. Prior to beginnirgitherview, participants were asked to
complete a 10-minute researcher-created demogrgpkstionnaire (see Appendix C).
Interviews were audio-taped and took approximatélyninutes (see Appendix D for
interview questions). Before concluding the intews, participants were asked if they
had any other questions or concerns. After addrgssily questions or concerns, the
interviews were concluded and participants werakbd for their participation. It was
unlikely that participation aroused any acute disfwot; however, to provide participants
within reasonable protection from distress fromgb®jogical harm, participants were
informed of the Counseling Center at University#ryland should they experience any

negative effects from taking part in this reseanteavor.
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After the interviews had been transcribed, | entedlach participant the transcript
of the interview and asked that they reviewed taedcript for accuracy. This is called
member checking, which is a quality control prodbss ensures the accuracy,
credibility, and validity of what was recorded dwgithe interviews (Harper & Cole,
2012). | discussed the participants’ feedback wigm by phone. The member check
process took approximately 45 minutes. After thuelgtis approved, a summary report of
the research findings will be emailed to particigaata will be kept secure in a locked
file cabinet and password protected computer, ard bnly one with access to the
records. Data will be kept for a period of at |€agears, as required by Walden
University.

Data Analysis

Qualitative data analysis appears in the form afdseather than numbers
(Creswell, 2012). Consisting of three componemtsdata reduction, (b) data display,
and (c) conclusion drawing, data analysis in gatiieé studies is required (Creswell,
2012). According to Cambra-Fierro and Wilson (20 hlialitative analysis needs to be
as accurate as possible when dealing with reseiatehin a learning environment. In this
study, interviews were transcribed and analyzedgusiVivo, whichfacilitated the
identification of themes and provided annotationth@ codes and categories.

According to Schensul, Schensul, and LeCompte (1988 NVivo software
allows the researcher to search for words or periteen the interviews. Common words
or phrases were grouped and labeled for codingsa@ategories of inquiry, and once

data were grouped, subsets were compared and steakrd his allowed me to search for
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related codes and make inferences about these @ammseor patterns. Graphic displays
in the form of tables to represent data and dispgégtionships were created and can be
seen in Chapter 4.

Issues of Trustworthiness

This section is organized in the following subsaast validity and reliability of
qualitative data and informed consent and ethioatiderations.
Validity and Reliability of Qualitative Data

Validity and reliability are two of the most imparit aspects of conducting
research (Creswell, 2003). Many researchers vididityaand reliability from a social
perspective, which provides for different viewpsiaind perspectives about researching
societal problems (Patton, 2002). There is conalderdebate between which of the two
traditions in social research, quantitative anditpatave, offers the greater source of
reliability and validity (Creswell, 2003). Eachdition offers different ontological and
epistemological standpoints in relation to the absiudy being conducted (Patton,
2009).

In this study, validity and reliability were estished through credibility,
transferability, dependability, confirmability, amttracoder reliability. Credibility or
internal validity pertains to how congruent thedfimgs are with reality and is one of the
most important factors in establishing trustwordss (Shenton, 2004). In this study,
credibility was established through the use of memudhecks, which is described by
Lincoln and Guba (1985) as the single most impoppaovision that can be made to

bolster the credibility of the study. | emailed lkegarticipant the transcript of the
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interview and ask that they reviewed the transéaptaiccuracy. | discussed then the
participants’ feedback with them by email or phone.

Transferability or external validity was establidh@&ransferability or external
validity refers to the extent to which the studfifglings can be applied to other
situations (Shenton, 2004). Findings from this gtonight be applicable to similar
African American women who have had similar expsres. However, it is important to
note that since findings of phenomenological redeatudies “are specific to a small
number of particular environments and individudlss impossible to demonstrate that
the findings and conclusions are applicable torogiteations and populations” (Shenton,
2004, p. 69).

Dependability address the issue of reliability &ménton (2004) recommended
that the processes within the study should be tegan detail in order to enable future
researchers to repeat the work, but it does nassacily mean that that same result will
be obtained. Therefore, the study’s research desmgnbe viewed as a “prototype
model” (p. 71). In this study, dependability wasabtished through the use of audit trails,
which “consist of a thorough collection of docunaidn regarding all aspects of the
research” (Rodgers, 2008, para. 1). Documentased in this study included tape
recorded interviews and the transcriptions of thossviews; therefore, the data were
authenticated by comparing the two forms of data.

Confirmability, the degree to which the researdults can be confirmed or
corroborated by others (Trochim, 2006), was magstyablished through the 20 African

American women who patrticipated in the study. Idifdn, intracoder reliability was
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established through the consistent coding of the @@n den Hoonaard, 2008), where
NVivo was utilized.

Informed Consent and Ethical Considerations

The NIH Office of Extramural Research (2013) Hunkasearch Protections
training was completed prior to data collectionatidition, | complied with all federal
and state regulations, which includes informingipgrants about the level of
confidentiality in the study. The study was alsaduacted in accordance with the
parameters established by Walden University's IRBrisure the ethical protection of
research participants.

Prior to data collection, all participants were @atha consent form in order to
obtain their permission to participate in the st{slse Appendix B). The consent form
outlined participants’ protections and ethical gliides followed during the research
study, such as the voluntary nature of the studlypamticipants having the right to
withdraw at any time. The consent form also outliaey physical or psychological risks
that the participants might experience and indat#tat they are not obligated to
complete any parts of the study with which theyraasecomfortable.

It is unlikely that participation aroused any acdigcomfort as participants are
not obligated to complete any part of the questmeas with which they are not
comfortable and could stop at any time during titerview. Being in this study did not
pose risk to their safety or wellbeing. Howeverntiggants were informed of the
Counseling Center at University of Marylasldould they experience any negative effects

from taking part in this research endeavor. Thenseling center provides a free intake
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or consultation session free of charge to anyortearcommunity, which is kept
confidential. Participants can discuss their congevith a counselor and see what the
best plan of action would be from there. Often,dhe consultation session is enough to
gain perspective and deal with the problem. If addal sessions are needed or desired,
the counselor can provide several referrals to comiy mental health professionals.

| respected all individuals during the researatpss and data collection stage.
After the data were collected, all identifiablea®atere eliminated; therefore, the
demographic questionnaire and interviews were nuetber coded in order to match the
participant; thus, protecting participants’ ideyitihowever, | know the identity of the
participants. Participants were informed that titerviews would be audio-taped and that
a verbatim transcription would be made and analyated. All audio-recorded data are
kept secured and have been transcribed by thercégeaOnly my supervising
committee has access to the data.

All data are kept in a locked file cabinet and pawsl protected computer at my
residence for at least 5 years, as required by &vdl¢hiversity. Participants were
provided with the contact information for the resb@&r and the Dissertation Committee
Chair in the event that they have any further qaestor concerns about the research.
Participants were also provided with the contafdrimation of the Walden University
representative, with whom they can talk privatddpuat their rights as participants. After
the study is approved, a summary report of thearebefindings will be emailed to

participants.
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Summary

In summary, the purpose of this study was to lerithg gap in knowledge by
exploring, understanding, and explaining the paaimpact of the subprime lending
practices on the home buying knowledge and behawaibAfrican American women
between 2004 and 2007 in Prince George’s Countyylsiiad, by gaining an
understanding of 20 African American women'’s exgeces. The in-depth
semistructured interviews were transcribed andstiaptions were analyzed. Common
words or phrases were grouped and labeled for gatiross categories of inquiry, and
once data were grouped, subsets were comparedatrdsted, which allowed for the
search of related codes and the making of infeeabeut these connections or patterns.

The study was conducted in accordance with thenpetexs established by
Walden University’s IRB to ensure the ethical pobtiten of research participants. As the
electronically signed consent form was receivedhfeach participant, each participant
was contacted by phone or email to set-up an appeint to conduct individual
semistructured interviews at a time that was comrerior them. Prior to beginning the
interview, participants were asked to complete -anlf@ute researcher-created
demographic questionnaire (see Appendix C). Thervrgws were audio-taped and took
approximately 45 minutes (see Appendix D for ink&mwquestions).

All audio-recorded data are kept secured and haea branscribed by the
researcher. Only the dissertation supervising cdtemhas access to the data. Data are
kept secured in a locked file cabinet and passywootected computer, and | am the only

one with access to the records. Data will be kepafperiod of at least 5 years, as



73
required by Walden University. Participants werevited with the contact information
for the researcher and the Dissertation CommittesarGn case they have any further
guestions or concerns about the research. Parisipgere also provided with the contact
information of the Walden University representativieh whom they can talk privately
about their rights as participants. After the stigdgpproved, a summary report of the
research findings will be emailed to participants.

In Chapter 3, I included the research design aton@e, role of the researcher,
methodology, issues of trustworthiness, and summar@hapter 4, | include the setting,
demographics, data collection, data analysis, eage®f trustworthiness, results, and
summary. In Chapter 5, | include the interpretatbfindings, limitations of the study,

recommendations, implications, and conclusion.
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Chapter 4: Results
Introduction
This study bridged the gap in knowledge by explprumderstanding, and
explaining the potential impact of the subprimedieg practices on the home buying
knowledge and behaviors of African American wometwieen 2004 and 2007 in Prince
George’s County, Maryland. This was by achieved&yning an understanding of 20
African American women'’s experiences through intdegemistructured interviews. The
interviews were audio-recorded and composed of -@peled questions to receive
different perceptions and experiences that letiéadiscovery of the lived experiences of
the 20 participants on their subprime loan expeesnThe data collected addressed the
central research questions on the experiencesrafafff American women who
purchased a home through the use of a subprimeyag@tin Prince George’s County,
Maryland, between 2004 and 2007, in relation tar theme buying knowledge and
behaviors. Five subquestions were considered, whahded factors that motivated
participants to buy a home, how type of subprinsmfoused by participants was
identified, participants’ knowledge about subprilb@ns, how participants described the
experience of buying a home in Prince George’s Gowaryland, between 2004 and
2007, and how participants described their postpage experience of becoming a
homeowner in Prince George’s County, Maryland.
In Chapter 4, | present the data analysis andrigslof the study with the results

ascertained in relation to the central researcistgpreand the five subquestions of the
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study. I include the setting, demographics, datiecion, data analysis, evidence of
trustworthiness, results, and summary.

Setting

Snowball sampling was employed to collect dataughoin-depth semistructured
interviews with 20 African American women who brbtigpomes between 2004 and
2007 in Prince George’s County, Maryland, throughase of subprime loans. The
interviews took place in a private meeting roorthatUpper Marlboro Branch Library
located at 14730 Main Street. There were no orgdioizal conditions that influenced
participants or their experiences at the time efdtudy that may influence interpretation
of the study results.

Demographics

From the 70 African American women who were codcf0 agreed to
participate in the study. Selection criteria fortjggpants in the study included (a)
African American women, (b) those who bought hoilmetsveen 2004 and 2007 in Prince
George’s County, Maryland, and (c) those who usdgbsme loans. The women all
agreed to take part of the study and were inforofétle questions ahead of time to
gather the best possible lived experiences fromn tgponses.

Findings from the demographic questionnaire in@iddhat all participants
identified their race as African American. One pant fell in the age range of 25 to
30, one in the age range of 30 to 35, five in e @nge of 35 to 40, three in the age
range of 40 to 45, eight in the age range of 450tcone in the age range of 50 to 55, and

one in the age range of 55 to 60. Four participeegsrted that they were married, six
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reported that they were divorced, one reportedshatwas separated, and nine reported
that they had never been married. In regard tdidpieest level of education, two reported
high school degrees, four participants reportetttiey have some college education,
two reported trade school degrees, five reportetidlar degrees, three reported master
degrees, three reported associate degrees, andmoréed a PhD degree.

Sixteen participants were employed full-time, thnesxe employed part-time, and
one participant was retired. Seven of the partidigancomes ranged from $50,000 and
under, three from $50,000 to $75,000, three fro&J0 to $100,000, and seven from
$100,000 and above. In regard to the city in Marglavhere they bought their homes
between 2004 and 2007, one resided in Berwyn Hgidfimtee in Bowie, two in Capital
Heights, one in Clinton, one in Fort Washingtone amLaurel, one in New Carrolton,
two in Seat Pleasant, and eight in Upper MarlbAibparticipants reported that their
home was their primary residence. Two bought themes in 2004, four in 2005, eight
in 2006, and six in 2007. In regard to the subpnmegtgage product used, six
participants used a balloon mortgage, seven useddn” or “low doc” loans where the
lender accepts the borrower’s stated income witahaytsupporting documentation
(Nelson, 2007), one used piggy back loans, one tesexr loans, and five used 2/28
loans. These subprime mortgages are explainedtimefudetail in Chapter 5.

Data Collection

The instrumentation for the study included a 10uterresearcher-created

demographic questionnaire that was used to gagmapdraphic data from the 20

participants and an interview questionnaire totfae perceptions of African American
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women in Prince George’s County, Maryland. Theringv questions were about (a)
factors that motivated the women to purchase a h@mdéow the type of subprime loan
used to purchase their home was identified; (ay #trewledge of subprime loans prior
to taking out the loan and their knowledge of subprloans after taking out the loan; (d)
their experience of buying a home in Prince Gea@unty, Maryland, between 2004
and 2007; and their (e) postpurchase experienbeadming a homeowner in Prince
George’s County. The interviews were audio-recomatedi took approximately 45
minutes.

Data Analysis
For the data analysis of the study, | employedaitgtive data analysis, using the
extensive interviews with the 20 participants. Acliog to Miles and Huberman (1994),
this approach is a “cyclical process of the follogycomponents: reduce data, display
data, draw conclusions, and verify” (Hays & Sing@12, p. 295). | followed this cyclical
process and merged and incorporated the data wdting to develop the themes that
addressed the central research question and fbgusstions of the study. Strauss and
Corbin (1990) explained this method as one thairgsents the operations by which data
are broken down, conceptualized, and put back hegeh new ways” (p. 57). Upon the
utilization of the two methodologies, | was abladtscover the themes or answers to the
central research question as well as the five sedtepns.
Evidence of Trustworthiness
In this qualitative research study, | establishaktity and reliability through

credibility, transferability, dependability, confiabilility, and intracoder reliability. |
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established credibility in the research study bsueimg that the issues discussed and
presented were clear throughout the entire studgddition, the interviews with the
participants were not interrupted or ended preneftuwhich prevented
miscommunication. In addition, | conducted membexaks with all participants to
ensure the rigor and accuracy of the interviewdcapts. Transferability was established
through note taking on every phase and step afetbearch process performed.

The notes and logs will be kept secured for a peoicat least 5 years as required by
Walden University.

Dependability was established for this study thiotige use of audit trails, which
consisted of a thorough collection of documentategarding all aspects of the research
to include the use of audio-recorded interviews thed' transcriptions. Confirmability,
the degree to which the research results can Hemea or corroborated by others
(Trochim, 2006), was mainly established througha@é\frican American women who
participated in the study. Lastly, intracoder rgilidy was established by coding the data
consistently with the major and minor themes disted during the analysis.

Results

This section is organized in the following subsats: Subquestion 1,
Subquestion 2, Subquestion 3, Subquestion 4, Sebqueé, and central research
guestion.

Subquestion 1
What factors motivated participants to buy a hoiei® subsection includes

Major Themes 1, 2, and 3; Minor Theme 1; and Mifiloeme 2.
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Major themes 1, 2, and 3.

1. The dream to have their own home as renting wasxpensive.
2. The rent increase was not reasonable and praatigahore.
3. They wanted to write-off tax or relieved of tax.

For the first subquestion of the study, which wasfactors that motivated the
participants to buy a home, | discovered three nta@mes or aspects that affected the
decision of the African American women to purcheémgr own homes: (a) the dream to
have their own home as renting was too expendiyehé rent increase was not
reasonable and practical anymore, and (c) theyematiot write-off tax or be relieved of
tax. The three major themes all received the higha@sber of responses or occurrences
with seven out of the 20 total sample populatioB%fo, respectively (see Table 1). The
three were deduced from five of the most signifi@tperiences shared for this
particular thematic label. This area is organizefodows: Major Theme 1, Major

Theme 2, and Major Theme 3.
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Table 1

The Factors That Motivated the Participants to Buslome

Major and minor themes # of occurrences % of occurrences

Major Theme 1.
Dream to have their own home as rentin 7 35%
was too expensive

Major Theme 2:

0,
Rent increase was not reasonable and ! 35%
practical anymore
Major Theme 3: 7 35%
Wanted to write-off tax or relieved of tax
Minor Theme 1: 1 59
Wanted a bigger place for her family anc
children
Minor Theme 2: 1 5%

For investment purposes

Major Theme 1. Overall, it was found that one major factor foe thomen to
decide whether they will purchase a house or nattva dream to have their own home
as renting was too expensive for them. This wasidened one of the seven most
significant findings of the study. Participant Jp&ined that it has always been her
dream to purchase her very own home and that siid not afford the constant increase
in her rent anymore:

It was a dream to purchase a home. It was my Americeam to buy a home in

which | can call my own. | was renting and my rkept going up year after year.
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So | decide[d] that it would be nice to try to puase a home. (personal

communication, March 30, 2014)

Participant 2 added that she also got tired ofimgrdand she wanted to have a
house of her own for her family:

| got tired of renting and | wanted my kids to hakeir own rooms and | wanted

to become a homeowner. | wanted to buy a home schildren could experience

living in a house rather than living in an aparttnahof their lives. (personal

communication, March 29, 2014)

Participant 6 and 14 also wanted their own homeRarticipant 6 was also tired
of paying rent. On the other hand, Participant 8hted to be independent and did not
want to rent anymore. However, Participant 16 esldhat she just wanted a place of her
own while Participant 20 had a dream to have her bame to live in and for investment
purposes as well.

Major Theme 2. The second major theme that emerged was thaineetise was
not reasonable and practical anymore. Again, thae of the seven most significant
findings of the study. Participant 3 shared that lshd no plans of buying her own home;
however, the rent increase was becoming too mucheio Therefore, she decided to
purchase a home to get more value for her money:

| moved here to Upper Marlboro, Maryland, in 2006m Chicago because of

my job. | was renting and my rent increased by $3G@& month. | decided to

look for a house shortly after my rent increassidinot see why | should pay a

high rent where | could buy a home and get morerfpmoney. | called the
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rental office to see if this was a mistake andréral office notified me that this

was an accurate charge and the increase will tiaoe phe upcoming month. | did

not have plans to buy a home. | decide that | shstart looking to see what |

could get based on my credit and the amount of mom®uld be paying for rent.

This moved up my house buying time frame. (persoaaimunication, May 20,

2014)

Participants 4, 7, and 17 shared the same sensmsrRarticipant 3 with the
constant increase in renting cost. Participans8 ahared that with her growing family,
spending was constantly increasing as well asgheaf her home. Participant 9 related
that she did not want to rent anymore and havimgh®& home was a great motivation
for her. Participant 11 was exhausted of renting amonthly basis and wanted to have a
place of her own.

Major Theme 3. The third major theme that emerged was that tincpzants
wanted to write-off tax or relieved of tax. Agathis is one of the seven most significant
findings of the study. Participant 5 stated thaa atngle woman, she wanted a house for
the tax write-off and tax relief; therefore, sheided to purchase her own home:

Actually, | brought a house for the tax write-dffvas staying rent free with my

parents and Uncle Sam was eating me alive withstaxaaid since | do not have

any kids then | said to myself let’'s buy a housetli@ purpose of getting some
tax relief. Everyone made a big deal about ownihgrae, living the American

dream, but it seems it was my American nightmadree¢ms like when | purchase
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my home the housing market tanked and | said, wpgrsonal communication,

May 12, 2014)

Participant 19 also purchased home for tax réefieixes were my main motivator
due to | was paying taxes every year. | deciddauipa home to give me some relief in
taxes” (personal communication, May 12, 2014).

Similarly, Participant 7 shared that being a singtenan, she wanted tax relief.
Participants 10 and 13 were aware of the tax besndkey could receive if they had their
own home. Participants 12 and 18 wanted the benafiiax relief and homeownership.

Minor Theme 1. The first minor theme that emerged was that omgcgzant
wanted a bigger place for her family and childf@articipant 8 shared that she had a
growing family and wanted a bigger space for thewh thus wanted to buy her own
home: “I had three children and my rent would golupeeded more space for my
family. | want to buy a home where my mortgage waffsrdable and my children would
have more space to move around” (personal commiongdMay 19, 2014).

Minor Theme 2. The second and last minor theme that emergedavas f
investment purposes. Participant 20 had a dredmue her own home to live in and for
investment purposes as well: “It was a dream ofenbtacnown a home and also for
investment purposes” (personal communication, M&y2014).

Subquestion 2

How was the type of subprime loans used by pagrdpidentified? This

subsection includes Major Theme 4, Minor Theme hdviTheme 2, and Minor Theme

3.
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Major Theme 4. Had no knowledge that they had a subprime loan.

For subquestion 2, which was how the type of sub@ibans used by participants

were identified, | discovered one major theme.iBigdnts had no knowledge that they

had a subprime loan. The major theme implies thetgypants were mostly unaware that

they were under a subprime loan during the easgest of their investment or purchase

and only found out about the type of loan aftetairrissues emerged. Sixteen of the 20

participants shared this experience or 80% ofdted sample population (see Table 2). It

was deduced from four of the most significant edgyeres or perceptions shared by the

participants.

Table 2

How the Type of Subprime Loans Used by Participgfdas Identified

Major and minor themes

# of occurrences % of occurrences

Major Theme 4:
Had no knowledge that they had a
subprime loan

Minor Theme 1:
Based on the credit scores of the
participants

Minor Theme 2:
Conducted their own research on the be
type of loan

Minor Theme 3:
Employed a loan bank officer to help wit
the best type of subprime loan

16 80%
2 10%
1 5%
1 5%
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Overall, the fourth major theme that the particigamad no knowledge that they
had a subprime loan is considered by the reseaashene of the seven most important
findings of the study. Participant 4 shared that lshd no idea that she was under this
type of loan: “No, | have no idea that | was inulrime loan. This made me very mad
after hearing about others who lost homes or wasitab lose their homes because they
were in a bad loan” (personal communication, Mdr2h2014).
Participant 5 was wrongly informed and thought gts was getting a good deal
or type of loan; but later on was proven wrong &gl estate attorneys:
Well, | was told if | use their bank they would piay closing cost. So | decided
to go with the builder thinking | was getting a glodeal. | started to realize that
my mortgage was a subprime because | had two ng@sgaith balloon
payments. | also noticed that no one ever asketbmeerification of income. |
notice something was wrong. After doing researah@msulting with real estate
attorneys, | was told to just walk away from my leand the deal because |
would never pay off my home. | found this very ufisg. | could never refinance
or get a modification because my initial deal wad.d had a feeling | would go
to foreclosure based on the information | was rengi (personal
communication, May 12, 2014)
Participant 6 also had no idea that she was undebjarime loan until she was
already paying her mortgage and wanted a modificain her plan. Participant 7 chose
to get the help of her builder and later foundtbat she was under a subprime loan.

Participants 8, 9, 10, and 11 related that theyewet aware that they were under a
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subprime mortgage. Participant 12 reported thabb#éders handled the process;
therefore, she was not aware of what she was gédtarself into. Participant 13 noted
that she had no knowledge about subprime lendiadicipant 14 did not know anything
about subprime loans and that she wanted to ownvmerhome. Similarly, Participant 15
and 17 did not know the type of subprime loan usedheir purchase. Participant 16
shared that she was not aware of the type of loainshe had and was amazed by the
quick process, but did not knowing what she wasrggherself into. Participant 19 and
20 related that they were not aware of their maggpe at first.

Minor Theme 1. The first minor theme that followed was identifyitheir type
of loan based on the credit scores of the partitgal his minor theme received two
occurrences out of the 20 overall sample populatioh0%. Participant 1 shared that she
had a subprime loan and was informed that she amild better deal for her mortgage:
| found out that | had a subprime loan during eigsand once | refinanced my
mortgage | was later informed that my terms wertegood as my credit score
should have gotten me a better deal on my mortdagas just happy to be a
homeowner. (personal communication, March 30, 2014)
Participant 18 received the type of loan becati$ecredit scores:
| guess my credit dictated that | would get a siberoan. | did not think | would
get the home | have now. Although, my credit sceavese not that bad | did not
believe | would get a subprime loan based on menahg up my credit before |

got into my home. (personal communication, Apri] 2814)
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Minor Theme 2. The second minor theme was the identificatiorheftype of
loan through conducting their own research on s type of loan. This minor theme
received one response or 5% of the total samplalptpn. Participant 2 stated that she
had to conduct her own research in order to kn@nb#st type of loan for her:

After researching my loan and finding out that &saan 80/20 loan. Meaning, |

was paying out the interest for the first 5 yedrghe loan and learning that | had

a second loan or two mortgages. Realizing that ayynents had increased over

the years this made me do some research on whatéritered into as far as my

mortgage was a major concern for me. (personal aomuation, March 29,

2014)

Minor Theme 3. The third and last minor theme was employing a loank
officer to help with the best type of subprime loAgain, this minor theme was
discovered through the response of only one ppattior 5% of the total sample
population. Participant 3 shared that she had wavledge about subprime lending; thus,
had to employ a loan bank officer to aid her:

| had no idea that | would get a subprime loancidrl know anything about

subprime lending at the time | purchase my homg&ield of mine refer me to

my realtor, which said | have a good relationshiiha loan officer with Bank of

America and we can get this done. | did not do mwp cesearch. The only thing |

knew was what that my mortgage monthly would beragdettlement date.

(personal communication, May 20, 2014)
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Subquestion 3

What is the participants’ knowledge about subprioaas? This subsection
includes Major Theme 5, Minor Theme 1, and Minoeitte 2.

Major Theme 5. Limited knowledge before acquiring subprime loand
learned the negative aspects only after her puecaiag further research.

For subquestion 3, which was the patrticipants’ kiedge about subprime loans, |
discovered one major theme. Participants had lavkteowledge before acquiring
subprime loans and learned the negative aspectsafiat their purchase and further
research. The major theme implies that the padntgphad limited knowledge before the
purchase of their houses and only learned and eo@one aware as the issues of the
loan emerged. This theme received 15 responses thut 20 total sample population or
75% (see Table 3). It was deduced from three inapogterceptions for this particular
thematic label.

Table 3

The Participants’ Knowledge About Subprime Loans

Major and minor themes # of occurrences % of occurrences

Major Theme 5:
Limited knowledge before acquiring subprin

: 15 75%
loans and learned the negative aspects only
after their purchase and further research
Minor Theme 1: _ 4 20%
Not enough knowledge about subprime loar
before and even after purchase
Minor Theme 2: 1 5

Aware of the negative side of subprime loan
but had no choice
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Overall, I found that the knowledge of the partasips was limited before
acquiring subprime loans, and they learned thetnegaspects only after their purchase
and further research. This is considered as otigeageven most significant findings of
the study. Participant 2 had limited knowledge befacquiring a subprime loan; hence,
believed that she was taken advantage of afterumtimgy her own research and study:
Only knowledge was hearing from others about sagitending and during my
research after | brought my home. After researchifgund a few reports on
subprime lending which made me look further into payticular mortgage. After
doing my research, | knew | have a subprime lodis Tade me feel like | was
taken advantage of during my housing search.
| would never take out a subprime loan again. Tisle me more
knowledgeable about the housing market. In theré tiuwould have had my
mortgage looked over by an attorney before | waitdgh anything in the future
when it comes to buying a home and consulting wigood realtor. Not only
buying a home but this has made me more aware sigamg any contracts or
entering into an agreement. (personal communicahitamch 29, 2014)
Participant 5 shared that subprime lending was mevy to her before purchase
and she learned the negative aspects after. Ppartich related that she had no idea that
she was under a subprime loan but after learnlmgwsas very angry and had bad
feelings about it. Participant 7 reported thatwihs not aware of any subprime loaning
practices before her home purchase but her knowlbdg increased about the schemes

of subprime loans. Participant 8 related that siterio knowledge about subprime
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lending prior to her home purchase, and after figaiut that she was under one she
described her experience as a nightmare. Particgpahared that she had no prior
knowledge about subprime loans and was only alasafted the housing market started
to fall. Participant 10 noted that she had littt@Wledge about subprime loans but later
learned from news reports and friends of the paeglatature of these loans. Participant
11 reported that she had little knowledge aboupsuaie lending and learned to be aware
of scams after her purchase and further reseapriexce.

Participant 12 noted that she was aware of sulgplaein but not enough to stop
her from getting into a bad situation and now cdes it to be a scam or fraud.
Participant 13 stated that she also did not hayekaawledge about subprime lending
and only learned the negative sides after her msehParticipant 14 stated that she was
not aware of subprime loans before purchase astillilearning about the loan process.
Participant 15 had the same experience of havitig knowledge about the type of loan
and only learning the negative aspect after comagitter own study. Participant 16 had
little knowledge about subprime loans and stilldestressed because of the wrong loan
choice that she made. Participant 17 had littleAkadge about subprime lending but also
learned after, and believes that it is a big iskaéneeds to be discussed and resolved by
the government. Participant 19 also describeddhathad no knowledge until the issues
with the loan started to emerge.

Minor Theme 1. The first minor theme that emerged was that thha® not
enough knowledge about subprime loans before aexl after purchase. This minor

theme received four occurrences from the respavfstae 20 participants or 20% of the
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total sample population. Participant 1 noted tletkmowledge about subprime loans
even after her purchase was still not enough aheMeel that banks should have oriented
her more or better:

Not as much it should have been. | had no knowlebigdt that the banks should

have educated me more as well as my realtor. My kmbwledge came after |

start to hear of some of my friends and family were having a time trying to
keeping their homes. | started to read more atehli® many reports on the news
about subprime lending and predatory lending. @ebkcommunication, March

30, 2014

Participant 3 related that as she was in a hurputochase her home and had no
existing knowledge about subprime loans even afierbought her home. Participant 18
reported that her knowledge about subprime hashariged even after subprime
lending. Participant 20 noted that she had no kadgé as information was made
available to her.

Minor Theme 2. The second minor theme that emerged was that anieipant
was aware of the negative side of subprime loarhldtno choice. This minor theme
received one occurrence from the responses ofGipa&icipants or 5% of the total
sample population. Participant 4 noted that shevithat subprime lending was a wrong
move but had no choice since she was in a huragdaire her own home:

| know subprime lending was the wrong thing to dolike so many people who

were anxious to buy a home, | became a victim efvigry thing | heard about and

read about. This made me very mad and frustratedtaby housing deal. |
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realize that this type of loan, subprime, that éswot beneficial to people of

color or minorities as a whole. (personal commurocg March 12, 2014)
Subquestion 4

How do participants describe the experience oftogig home in Prince George’s
County, Maryland, between 2004 and 20077 This stioseincludes Major Theme 6,
Minor Theme 1, Minor Theme 2, Minor Theme 3, ancdhdtiTheme 4.

Major Theme 6. An average experience, participants were happy toalied a
homeowner.

For subquestion 4, which was the participantseegigmce of buying a home in
Prince George’s County, Maryland, between 200420@¥, most had an average
experience where participants were happy to bed¢alhomeowner. The sixth major
theme implies that despite the negative experiewthsthe participants' loans, they still
had an average experience, as they were happyuoiriag their own homes. This major
theme received nine out of the 20 total sample [adjom or 45% (see Table 4). It was
deduced from five important perceptions and expegs shared by the participants; thus

the particular thematic label.
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The Participants’ Experience of Buying a Home imBe George’s County, Maryland,

Between 2004 and 2007

Major and minor themes

# of occurrences % of occurrences

Major Theme 6:
An average experience, participants wer
happy to be called a homeowner

Minor Theme 1:

Negative experience, participants were t
satisfied after purchase as they believed
that they were unfairly treated

Minor Theme 2:
Straightforward experience in purchasin
but overall experience was a nightmare

Minor Theme 3:

Very good experience as the realtor
explained the aspects of subprime loan 1
the participant

Minor Theme 4:
Difficult experience due to the market

9 45%
7 35%
2 10%
1 5%
1 5%

Overall, the sixth major theme of the participamising an average experience,

as participants were happy to be called a homeguwseonsidered as one of the seven

most important findings of the study.

Participant 2 had an okay or average experientieea®altor made it happen:

“My experience in buying a house was ok. The reattade it happen. | still wonder how

the process ever got through but | was just hapgeta home owner” (personal
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communication, March 29, 2014). Participant 5 staleat buying a home for her was not
bad but felt scared given how fast the process was:

Buying my home was not bad. The experience way $e&arause it took only 3

weeks for me to get my home. One day | looked@htbuse | purchase. Two

days later, | did a walk through and 2 weeks ldtefas at closing with my new
house keys. So the number two is a very unluckydo(personal

communication, May 12, 2014)

Participant 6 shared that her experience was siamlenad to learn to accept how
to be happy despite the difficulty in paying for lpeirchased home. Similar to other
homeowners, Participant 8 was excited and happgpve her new home. Participant 9
noted that it was very easy to buy a home and didhave any problems. Participant 11
related that she was very excited be a homeowaeticipant 14 had mixed feelings,
being happy with her new home but anxious abouthdreshe could pay the expenses.
Participant 16 expressed that she was very hapiiytiae purchase of her new home.
Participant 17 reported that she felt good aboeibtrerall experience.

Minor Theme 1. The first minor theme that emerged or experiermpethe
participants was a negative experience, wheregyaahts were not satisfied after
purchase as they believed that they were unfaiegtéd. This minor theme received
seven occurrences out of the 20 total sample pbpnlar 35%. Participant 10 related
that she has had a bad experience ever sincerigah@ predatory side of subprime

lending:
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| think that | qualified for a better loan. | thihlgot the bad end of the deal when

it came to owning my home. | have not been happly my home and it has left a

bad taste with my service provider of my loan. §p@al communication, May 22,

2014)

Participant 12 describes the experience as thet wrperience of her life and
noted that her lack of knowledge on subprime Idansight her into this kind of
situation:

This [foul language]. | have had the worst expergeaver in my life. Prior to me

buying a house, | had a landlord from hell anduldaot wait to get my own. |

did not want to rent again from anyone. When | gitdumy home is was a lot of

things | did not know. It was a lot of things tllagé builders and my realtor lied

about. All in all my experience has been horrilotarf the outset. | am not a

happy camper. | still struggle with it all. (persdeommunication, May 26, 2014)

Participant 1 reported that her experience inderi@eorge’s Country, Maryland
was the worst as she believed that there weredt lotdisclosed matters to her by her
agent. Participant 3 had a bad experience as weha believed that the result was unfair
and the realtors and builders were only after hemey. Participant 4 noted that she does
not feel great about her purchasing experienceaasttes that she would have done
things differently if given the chance again. Rapént 15 became afraid to purchase and
invest due to the negative experience that shenitachome buying. Participant 20
related that her experience was difficult as she taken advantage of with the loan

offered to her.
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Minor Theme 2. The second minor theme that emerged or experidngéuke
participants was the experience in purchasinghmibterall experience was a nightmare.
This minor theme received two occurrences out @20 total sample population or 10%.
Participant 7 stated that indeed the experienceverssimple and quick, but after her
overall experience, she felt terrible and consideasnightmare: “The experience of
buying a home was simple and straight forward.|Boking back now | would say this
has been a terrible experience of purchasing myehi¢personal communication, May
13, 2014).

Participant 13 stated that the process was a greabut the uncertainties after
made it negative for her: “The process of buyinghoyse was a great one. It was later
unsettling learning that my property value may doepause there were a lot of
foreclosures in my neighborhood which has broughpnoperty down” (personal
communication, May 28, 2014)

Minor Theme 3. The third minor theme that was formed or experenoy one
participants was a very good experience as theoreatplained the aspects of subprime
loan to the participant. Participant 18 had a \gogd experience as the realtor explained
all aspects of the loan to her: “It was a very gemgerience because despite my
subprime loan, my realtor explain the ins and ofit®ly home buying experience”
(personal communication, April 28, 2014).

Minor Theme 4. The fourth and last minor theme that was formeexgperienced
by one participant was a difficult experience dughe market. Participant 19 stated that

the market during that time made it difficult taaseh for a home: “In 2005, the market
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was very competitive and | was just trying to beatt individuals for the same home |
now resided in. | guess it was a seller’'s markébatime” (personal communication,
May 12, 2014).

Subquestion 5

How do participants describe their postpurchaserepce of becoming a
homeowner in Prince George’s County, Maryland? Shissection includes Major
Theme 7, Minor Theme 1, Minor Theme 2, Minor The3nand Minor Theme 4.

Major Theme 7. Difficult postpurchase experience as participéetigeved that
they were taken advantage of given their lack aidedge.

For subquestion 5, which was how participants des¢heir postpurchase
experience of becoming a homeowner in Prince Gé&ofgeunty, Maryland, most
participants had difficult postpurchase experiesmE@articipants believed that they were
taken advantage of given their lack of knowledgasajor theme implies that most
participants had a negative postpurchase expergiea that they were not aware of the
overall aspects and postpurchase effects of subdaans. The seventh and last theme
received seven out of 20 responses from the tatapke population or 35% (see Table
5). It was deduced from five important perceptiand experiences shared by the

participants.
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Postpurchase Experience of Becoming a Homeowrterimce George’s County,

Maryland
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Major and minor themes

# of occurrences

% of occurrences

Major Theme 7:

Difficult postpurchase experience as
participants believed that they were take
advantage of given their lack of
knowledge

Minor Theme 1:
Feeling of pressure and anxiety of not
being able to pay mortgage

Minor Theme 2:
Learning experience of researching befc
committing to a big purchase

Minor Theme 3:
Feeling of happiness and excitement

Minor Theme 4:
Feeling of security and comfort knowing
that they have their own home

35%

20%

20%

20%

5%

Overall, the seventh and last major theme that gedewas the difficult

postpurchase experience as participants beliexadhby were taken advantage of given

their lack of knowledge is considered as one ofséhween most important findings of the

study. Participant 1 shared how difficult her pash experience was and how she

believed that she was taken advantage of by hi#oreke to her lack of knowledge on

subprime loans:
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My purchase experience was difficult. | feel thesaes not enough information on

home lending for homeowners such as myself whemndiased my home. | felt

my realtor dropped the ball on me and should haekery best interested instead
of trying to just make a profit. If | had more knladge, | would have not had
purchased this house and would have waited befouechase my home. Not
doing the necessary research has caused much ipaidelel now that | am more
knowledgeable about buying home or taking out aratiortgage. | feel this will
get address if the government steps in and do toqueotect the potential buyers
and those who purchase homes. | believe the hoadestrwhen | purchased was

a mess and the only ones who benefit was thosengh® the investors giving out

bad loans. It is very sad when people take advardhgotential homeowners

such as myself. (personal communication, Marc28Q4)

Participant 20 added that her experience was ditfas well and never changed
along the process: “My postpurchase experiencedifsult as well. Pretty much the
same in the beginning when | started out” (perscoaimunication, May 17, 2014).
Participant 3 stated that upon learning the rga¢ets of subprime loan, she felt bad and
taken advantage of by her dealers. Participanit @iappointed after her purchase and
after learning about the negative elements of soigploan. Participant 9 shared what
went wrong in her experience and felt angry knovitrag she was treated unfairly.
Participant 12 described her postpurchase expe&sesme a bad overall investment.

Participant 16 related that the experience stilatp her.
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Minor Theme 1. The first minor theme that emerged was the feaingressure
and anxiety of not being able to pay mortgage. nhirsor theme received four responses
from the 20 participants or 20% of the total sangapulation. Participant 4 related that
challenges such as high payments after her honohase resulted in not being to
maintain the payments anymore, but that she hadroeal it in order to avoid being
talked about by her neighbors:

| believe it was a challenge because | was the immhyprity to purchase a home in

my neighborhood at the time. So the pressure wasady, on not wanting to fail

myself or | did not want to let my neighbors knowoluld not maintain my home

due to my color. You know people talk. (personahowunication, March 12,

2014)

Participant 5 reported that if given another chasbe would not buy her home
through mortgage and only pay in cash. Particigasttared that her experience was
terrible as the high payments have been her probtershort sale or foreclosure are her
only options. Participant 10 noted that she i$ t§iing to adjust and fix the bad situation
that she has gotten herself into after engagireghad contract.

Minor Theme 2. The second minor theme that emerged was the tearni
experience of researching before committing toggaoirchase. This minor theme
received four responses from the 20 participan08 of the total sample population.
Participant 8 stated that she learned that beiogvledgeable and more aware of loans
before committing to a big purchase would have miaddetter experience for her: “I

wish | would have had more knowledge about buyihg@me and do more research
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before committing to a big purchase such as bugihgme” (personal communication,
May 19, 2014).

Participant 11 related that it was also a learmeixygerience for her in purchasing
and committing to a big purchase. Participant ligehd¢hat she has been feeling a bit
better with the negative side of the purchase $still cautious. Participant 15 believed
that her experience was okay but needs to be naat@oas in the future:

Minor Theme 3. The third minor theme that emerged was the fealing
happiness and excitement. This minor theme aga#ived four responses from the 20
participants or 20% of the total sample populat®articipant 14 described her
experience as exciting and refreshing: “My expergeof becoming a homeowner was
very exciting to me. It was new and fresh” (perd@mmmunication, May 29, 2014).

Participant 17 still felt very happy about her fhase despite the concerns she
faced. Participant 18 reported that she is somepleased with her purchase and
disappointed with the high taxes. Participant 1&ddahat she felt very good about the
purchase after everything has been settled.

Minor Theme 4. The fourth minor theme that emerged was the fgalfrsecurity
and comfort knowing that they have their own hoiités minor theme received one
response from the 20 participants or 5% of thd &#mple population. Participant 2
shared that she now feels more secure and comi®kabwing that she has her own
home; but is still angry by the way the deal wasdhed by the realtor:

| now feel secure. | got a modification, which maxg mortgage affordable.

Being comfortable and able to pay my mortgage dnaabills was my main
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goal. | am feeling good with what | have now. lIfgat | should have gotten this
type of mortgage payment from the beginning. Iinl@ot around, | feel
comfortable that my kids would be able to afford amaintain what | have in
place as far as affordable mortgage. | am nowyphetppy but in a sense still mad
how the deal was handled by the builder and myoedpersonal
communication, March 29, 2014)

Central Research Question

What are the experiences of African American wonvlo purchased a home
through the use of a subprime mortgage in Prinaar@&es County, Maryland, between
2004 and 2007, in relation to their home buyingwdaalge and behaviors?

Based on the findings from the five subquestioms experiences of African
American women who purchased a home through thefussubprime mortgage in
Prince George’s County, Maryland, between 2004284, in relation to their home
buying knowledge and behaviors, indicates that thesge mostly unaware of the type of
subprime loan received to purchase their homedaaedfound out about the type of loan
that they used after conducting their own resear@eeking the assistance of a loan
bank officer. Therefore, participants had limitettledge before using a subprime loan
and learned the negative aspects of the loantagrhad already completed the
purchase. Participants believed they were takearadge of by the realtors and loan
servicers due to their lack of knowledge about sofiploans. Participants felt anxious
about the not being able to make the paymentsiciants also noted that this was a

learning experience for them, and in the futureytivould do their own research before
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making a big purchase, such as buying a home. Henvdespite the negative
experiences with the use of subprime loans, ppernds were happy and excited about
owning their own homes.

Summary

Chapter 4 discussed the qualitative phenomenolbgiedysis from the data
gathered from the 20 participants who are Africanefican women with experience in
acquiring homes through subprime loans. | thoropgiplored and analyzed
participants’ perceptions regarding subprime ladansugh their experiences. | employed
gualitative data analysis of the participants’ matews and coded them accordingly.
Through the two methods, | was able to form sevamrthemes which all pertain to the
experiences of African American women who purchasadme through the use of a
subprime mortgage in Prince George’s County, Mag|detween 2004 and 2007, in
relation to their home buying knowledge and behavio

Overall, significant results that addressed tiie §ubquestions of the study were
found. First, the factors that motivated particiggaio buy a home were the following: (a)
the dream to have their own home as renting wasxpensive, (b) the rent increase was
not reasonable and practical anymore, and (c)wseted to write-off tax or relieved of
tax. Second, the types of subprime loans used higipants indicated that they (d) had
no knowledge that they were already under a tymaibprime loan. Third, the
participants’ knowledge about subprime loans wasirteted before acquiring subprime
loans, and the participants indicated that thesnls@d the negative aspects only after

purchasing and further research. Fourth, the ppaints’ experience of buying a home in
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Prince George’s County, Maryland, between 2004200y was (f) an average
experience as participants were happy to be calleameowner. Lastly, how participants
describe their postpurchase experience of becommhmeowner in Prince George’s
County, Maryland was a (g) difficult postpurchageerience as participants believed
that they were taken advantage of given their dknowledge.

The central research question was answered bast@ dindings from the five
subguestions. In regard to the experiences of &frismerican women who purchased a
home through the use of a subprime mortgage irc€@eorge’s County, Maryland,
between 2004 and 2007, in relation to their homgrguknowledge and behaviors,
findings indicated that they were mostly unawaréheftype of subprime loan received to
purchase their homes and later found out aboulytiesof loan that they used after
conducting their own research or seeking the asgistof a loan bank officer. In Chapter
4, lincluded the setting, demographics, data cbte, data analysis, evidence of
trustworthiness, results, and summary. In Chaptemglude the interpretation of

findings, limitations of the study, recommendatiangplications, and conclusion.
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Chapter 5: Discussion, Conclusions, and Recommigmsat
Introduction

The purpose of this phenomenological research suasyto bridge the gap in
knowledge by exploring, understanding, and expfagrihe potential impact of the
subprime lending practices on the home buying kedgé and behaviors of African
American women between 2004 and 2007 in Prince g&oCounty, Maryland, by
gaining an understanding of 20 African American veors experiences. Data were
collected for this study through the use of a derapigic questionnaire and face-to-face
in-depth semistructured interviews. This study wasigned to answer one central
research question about the experiences of Afdlgaarican women who purchased a
home through the use of a subprime mortgage irc€@eorge’s County, Maryland,
between 2004 and 2007, in relation to their homgrguknowledge and behaviors. Five
subquestions were also considered, which wereattters that motivated participants to
buy a home, how the type of subprime loans usegaiycipants was identified,
participants’ knowledge about subprime loans, hawigpants described the experience
of buying a home in Prince George’s County, Marglaretween 2004 and 2007, and
how participants described their postpurchase épez of becoming a homeowner in
Prince George’s County, Maryland.

Qualitative data analysis indicated that the factbat motivated participants to
buy a home were the following: (a) the dream toehidneir own home as renting was too
expensive, (b) the rent increase was not reasomabl@ractical anymore, and (c) they

wanted to write-off tax or relieved of tax. Secotit types of subprime loans used by
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participants indicated that they (d) had no knogkethat they were already under a type
of subprime loan. Third, the participants’ knowledgpout subprime loans was (e)
limited before acquiring subprime loans, and theigpants indicated that they learned
the negative aspects only after purchasing antdduresearch. Fourth, the participants’
experience of buying a home in Prince George’s Gowaryland, between 2004 and
2007 was (f) an average experience as participests happy to be called a homeowner.
Lastly, how participants describe their postpurehasperience of becoming a
homeowner in Prince George’s County, Maryland wéy) aifficult postpurchase
experience as participants believed that they waken advantage of given their lack of
knowledge.

Based on the results from the five subquestiondjrigs for the central research
guestion indicated that they were mostly unawarthetype of subprime loan received
to purchase their homes and later found out alh@utype of loan that they used after
conducting their own research or seeking the asgistof a loan bank officer. In Chapter
5, linclude the interpretation of findings, limitans of the study, recommendations,
implications, and conclusion.

Interpretation of the Findings

In an effort to explore, understand, and explasghbtential impact of the
subprime lending practices on the home buying kedgeé and behaviors of African
American women between 2004 and 2007 in Prince g&oCounty, Maryland, this
phenomenological research study addressed onekedearch question and five

subguestions. This section is organized in th@¥ahg subsections: central research
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guestion, Subquestion 1, Subquestion 2, Subque3tiBabqguestion 4, and Subquestion
S.

Central Research Question

The central research question of this study wdelksvs: What are the
experiences of African American women who purchasedme through the use of a
subprime mortgage in Prince George’s County, Majdgetween 2004 and 2007, in
relation to their home buying knowledge and beha@Adased on the findings from the
five subquestions, the experiences of African Acariwomen who purchased a home
through the use of a subprime mortgage in Prinaar@&es County, Maryland, between
2004 and 2007, in relation to their home buyingwieclge and behaviors, indicate that
they were mostly unaware of the type of subprinamlceceived to purchase their homes
and later found out about the type of loan thay teed after conducting their own
research or seeking the assistance of a loan Hao&roTherefore, participants had
limited knowledge before using a subprime loan l@adned the negative aspects of the
loan after they had already completed the purchaicipants believed they were taken
advantage of by the realtors and loan servicergaltleeir lack of knowledge about
subprime loans. Participants felt anxious abountitebeing able to make the payments.
Participants also noted that this was a learnimgee&nce for them, and in the future,
they would do their own research before makingggpbirchase, such as buying a home.
However, despite the negative experiences witluieeof subprime loans, participants

were happy and excited about owning their own homes
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The findings from the central research questiorcamed with the logical
connection of Ajzen and Fishbein’s (1980) TPB whycided this study. TPB is an
extension of Fishbein and Ajzen’s (1975) TRA. TH&BTIpredicts an individual’'s
intention to engage in a behavior at a specifietand place” (Boston University School
of Public Health, 2013, para. 1). Ajez (1991) repdrthat intentions capture the
motivational factors that influence individuals’Haiors, how hard they are willing to
try, and how much effort they are planning to exexrder to perform the behavior.
Therefore, the stronger the intention to engagdé#mavior, the more likely it is that the
behavior will be performed.

TPB can be used to predict and explain the Afrisarerican women'’s intention
to purchase a house through the use of a subpoameith relation to the research
findings. The women'’s strong intentions to buy akeaeventually lead to a purchase;
however, this may be moderated by their abilitpehnavioral control. The motivation for
these women to purchase a home is to achieve endteavoid renting, and to receive
tax incentives from homeownership.

Bertrand and Morse (2011) found that almost 50%fatan Americans rent a
home and spend at least 30% of their income pagng The first three themes were all
compelling reasons to influence the intention estnwomen to buy a home.
Unfortunately, the women in this study lacked tle@dvioral control to fully assess and
understand the terms of their loan contract dubedimited knowledge they had on
subprime lending. Based on TPB, the chances ofrgjgn to a subprime loan may have

been lower had these women fully understood altéhms and conditions of their
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contract as well as their future financial positi&®milarly, Nelson (2007) reported that
consumers could have avoided subprime lendingligitiad they been aware of the
terms and conditions of the loan such as potepéiginent increases, the existence of
prepayment penalties, and balloon payments.

Essene and Apgar (2007) found similar findings aoigd that many consumers
often enter the market without knowing exactly wkiat of mortgage they want or need;
therefore, they are susceptible to outside infleefibie majority of African American
women in the study related that they had littl@oknowledge about subprime loans or
were unaware that they were given a subprime lo&ewise, Casey et al. (2011) found
that many African American women neglected to dartbwn research on the mortgage
industry or seek financial counseling prior to tHeme purchase.

Subquestion 1

Subquestion 1 was as follows: What factors motovg@i@rticipants to buy a
home? The results of Subquestion 1 indicated tudicgpants dreamed of having their
own home as renting had become too much, themergase was not reasonable and
practical anymore, and they wanted to write-off éaxelieved of tax. One participant
also wanted &igger place for her family and children, and aeotvanted a home for
investment purposes.

The major and minor themes from Subquestion 1 teddhat African American
women are also interested in the American dreaowoing a home. However, Weller
and Sabatini (2008) reported that starting in #&te 1990s, the United States experienced

an unprecedented housing price boom. Thereforegnelooking to buy a new home had
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to borrow more than in the past. The credit mablostm followed financial market
deregulation and was set against the backdroplmig®that prioritized homeownership
over renting and mortgages over other types ofdolence, the mortgage demand and
supply, especially from deregulated institutiongvg simultaneously.

Many individuals interested in becoming first-titnemeowners gravitated
towards subprime loans, finding them attractiveo(is & Simon, 2007). Although
subprime loans seemed beneficial at first, theyndmrame a nightmare for struggling
homeowners (Huszar et al., 2012). African Ameriaamen entered into housing
contracts uninformed with the belief that they toald be a part of the American dream
(Campell-Laidler, 2008). Many African American womeeglected to research the
mortgage industry or seek financial counselingrmaaheir home purchases (Casey,
Glasberg, & Beeman, 2011).

Subquestion 2

Subquestion 2 was as follows: How was the typaibpame loans used by
participants identified? The results of SubquesBondicated that participants had no
knowledge that they had a subprime loan. The nthgme implies that participants were
mostly unaware that they were under a subprime dlogimg the early stages of their
investment or purchase and only found out aboutyibe of loan after certain issues
emerged. In additions, participants related thaetan their credit scores, they should
have received better loan. They also noted thatftend out about the type of subprime

loan that they had after conducting their own redea
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The major and minor themes from Subquestion 2 teddhat participants are
often unaware of mortgage prices. Therefore, dubaé@omplexity of loan pricing and
the variations of loan features, consumers haveudlify understanding alternative
mortgage products (Essene & Apgar, 2007). Someedissues may be related to
mortgage pricing transparency, inadequate disatboequirements, and high transaction
costs, which makes it difficult for consumers t@iege the type of loan.

Subprime loans typically charge a higher percentagethan the conventional
home mortgage loans because the recipients of ibasdypes have problematic credit
histories (Kozol, 1999). The HUD (2000), howevewyrid that while the rapid growth of
subprime lending appeared to be beneficial for tnigk borrowers, findings indicated
that portions of subprime lending occurred withrbarers whose credit would have
qualified them for conventional loans. In addititime DOJ (2012) reached a settlement
with Wells Fargo, resulting in more than $75 mitlim relief for homeowners to resolve
unsolved fair lending claims. The DOJ found thataen 2004 and 2009, Wells Fargo
discriminated by charging 30,000 African Americaud dlispanic wholesale borrowers
higher fees and rates than Caucasian borrowersibecd their race or national origin,
rather than the borrowers’ credit worthiness oeothbjective criteria related to borrower
risk.

Subquestion 3

Subquestion 3 was as follows: What is the partitigeknowledge about

subprime loans? The results of Subquestion 3 itelicénat participants had limited

knowledge before acquiring subprime loans and hthe negative aspects only after
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their purchase and further research. The major¢hemlies that the participants had
limited knowledge before the purchase of their lesuand only learned and became more
aware as the issues of the loan emerged. In addgame participants related that there
was not enough knowledge about subprime loans &eiwd even after purchase. One
participant noted that she was aware of the negatde of subprime loan but had no
choice.

The major and minor themes from Subquestion 3 teddhat similar to the
finding in Subquestion 2: Borrowers often find iffidult to effectively shop for
mortgages and struggle with understanding subploares that involve risks and
payments over time (Essene & Apgar, 2007). Essedéagar (2007) reported that due
to the complexity of subprime loans, many borrovaesunable to determine the actual
risks that they face over time. In particular, lovirecome and less educated borrowers do
not fully understand how much the monthly paymefitadjustable rate mortgage loans
could increase over time. These adjustable ratégage loans include balloon
mortgages, where the borrower pays interest fet 10 or 15 years, after which a big
lump-sum is due; “no doc” or “low doc” loans, whehe lender accepts the borrower’s
stated income without any supporting document; ypigack loans, where the
combination of a first and second mortgages elitesm¢he need for the typical 20%
down payment; teaser loans, where the borrowerqualfy for an artificially low
interest rate for an initial term and then the edpuists; stretch loans, where the monthly

payment represents more than 50%o0f the borrower'ssgncome; and 2/28 loans, which
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is a type of teaser loan that has an adjustaldetinat is fixed for the first 2 years and
then adjusts to a rate index plus a margin (Nel26a7, pp. 1-2).

Subsequently, the consequences of this inabilipsgess the risk over time can
be severe as borrowers may fail to meet schedutethage payments and lose their
home. Nelson (2007) related that consumers camaaone of the pitfalls of subprime
lending by being aware of potential payment incesathe existence of any prepayment
penalties, and the existence of any balloon paysaémaddition, consumers should
know whether there is a cost premium attachedréalaced documentation or stated
income program and the requirement to make paynfientsal estate taxes and
insurance, if not escrowed, in addition to loanmamts, as taxes and insurance costs can
be substantial.

According to Fishbein and Woodall (2006), AfricamArican women earning
below the area median income are nearly 2.5 tinme fikely to receive a subprime
purchase mortgage than Caucasian men. Upper indfmean American women are
nearly 5 times more likely to receive subprime pase mortgages than upper income
Caucasian men. In addition, African American woraen5.7% more likely than African
American men to receive subprime mortgages.

Subquestion 4

Subquestion 4 was as follows: How do participaetscdbe the experience of
buying a home in Prince George’s County, Maryldretyveen 2004 and 2007? The
results of Subquestion 4 indicated that most haavanage experience where participants

were happy to be called a homeowner. The major¢hemplied that despite the negative
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experiences with the participants' loans, theVsaitl an average experience, as they were
just happy of acquiring their own homes. Howeveanaonthemes indicated that some
participants’ experience was negative where thegwet satisfied after purchase,
believed that they were unfairly treated, and thafs a difficult housing market.

The major and minor themes from Subquestion 4 teddhat participants who
were African American women were happy to own a @dmacause African Americans
have historically had lower homeownership ratesmaned to other races. From 2005 to
2009, African American homeownership rates rangesh 48.2% to 46.2% in contrast to
the national average of 65.1% (U.S. Census Bu@l0). In the State of Maryland, the
homeownership rate is 67.7%, with the Black homezraimp rate at 51.3%.

The subprime lending practices during 1995 to 208% aimed at minorities and
low income individuals (Essene & Apgar, 2007; HUDOO; Leigh & Huff, 2007;

Nelson, 2007; Singleton et al., 2006; Weller & Sabha2008; Wilkinson-Ryan, 2011).
Meanwhile, the rise in the housing industry duriing early 2000s enabled many
homeowners to take advantage of the market boowidA variety of financing options
and laxer qualifications and verification requirerteemade it possible for people to buy
first homes or real estate at record rates (Kell@@d.1). Many homebuyers thought they
were getting the best financial deal when offengdabsime loans by lenders (Weller &
Sabantini, 2008). However, most were not knowlettgeabout subprime loans and
became victims of predatory lending practices, Wihncludes excessive fees and

repayment penalties, which often led to foreclos D, 2000; Singleton et al., 2006).
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Subquestion 5

Subquestion 5 was as follows: How do participaetscdbe their postpurchase
experience of becoming a homeowner in Prince Gé&ofgeunty, Maryland? The results
of Subquestion 5 indicated that most participaats & difficult postpurchase experience
as participants felt that they were taken advantdggven their lack of knowledge. This
major theme implies that most participants hadgatee postpurchase experience given
that they were not aware of the overall aspectspastpurchase effects of subprime
loans. The minor themes indicated that some ppaiits felt pressure and anxiety of not
being able to meet their mortgage payments. Ppaints also noted that it was a learning
experience as they will now conduct research befonemitting to a big purchase.
However, participants noted that they felt happgited, secure, and comfort knowing
that they have their own home.

The major and minor themes from Subquestion 5 teddghat many barriers to
homeownership still remain for African American wem As Fishbein and Woodall
(2006) reported, African American women are oftemtiarget of predatory lenders and
the higher incidence of subprime lending to Afridemerican women may be viewed as
one of the latest extension of this pattern of @iafe treatment by lenders. African
American women who are the head of their househggderally have lower incomes to
make mortgage payments and lower wealth to make g@yments on a home. In
addition, African American women are generally uteie about the level of their

financial knowledge and education. As a resulg thck of confidence in their
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knowledge of financial products may disadvantagethvhen they negotiate the terms of
their mortgage.

According to Leigh and Huff (2007), the steady tdest increase in
homeownership rates among African Americans betvi®@® and 2004 is being
reversed because the subprime market was ablevaprshort-term access to
homeownership for many but only provided sustaim@tieownership for a few. The
authors reported many factors that led to the 20808k market upheaval associated with
the devaluation of securities backed by subprimégages. These factors included
lenders making loans or offering mortgage prodtectsorrowers without fully and
realistically assessing the likelihood that therbavers can repay the loans; and
borrowers accepting loans that they cannot rephgréffore, similar to Bocian et al.
(2006), Leigh and Huff recommended that in additmgreater oversight of subprime
lenders, incentives and penalties should be estaddito ensure that lenders are offering
appropriate mortgage loan products to borrowergyH_and Huff also noted that many
borrowers do not have the confidence about findmegdters or do not receive the
financial education that is necessary to enabletttreunderstand the features of the
mortgage loan products that they may be offerask,theing able to decline loans that
they are unable to repay.

Limitations of the Study

As discussed in Chapter 1, there are several liimits to the generalizability or

trustworthiness of this study. The first limitatiaias being unable to generalize the

results. Since this phenomenological research sigdg a snowball sample of 20
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African American women in Prince George’s Countygriland, the results may not be
representative of the experiences of all Africanetican women in other counties and
states in relation to subprime lending. Therefeutire study could expand the sample
population across counties and states to achiéveaaler understanding of African
American women subprime lending experiences. Aetkifit sampling strategy could also
be used, such as purposive sampling.

Second, self-report or social desirability bias wassidered as African American
women may want to be perceived positively, so thay not have responded honestly to
the interview questions and demographic questisankiowever, it was assumed that
participants honestly and openly answered thevi@erquestions by sharing their
perceptions about the questions asked. Third, reralso limitations with self-report
data for both the interviews and demographic qaeetire as participants may not
accurately or fully self-evaluate themselves. Hoeretor the demographic
guestionnaire, the use of a closed-ended categamat addressed this bias issue as
participants were not allowed the freedom to ineladditional information that they may
have thought were important.

Recommendations

Several recommendations arise as a result of tilnity sFirst, as noted in the
limitations, it is recommended that future studpaxd the sample population across
counties and states to achieve a broader undensggoiAfrican American women
subprime lending experiences and the findings cbaldompared to those found in this

study. In doing this, different sampling strategiesild also be used, such as purposive
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sampling. Second, participants from different ramesthnicities and gender could also
be included in the study and this could also ineludlividuals from different states.

Third, future research could explore the experesraf realtors and loan officers
in offering subprime loans to African American wamend other populations. Previous
research have focused on the borrowers of subpeinigng and findings from studies
with realtors and loan officers would add furtheoWwledge about their motivations,
decisions, and disclosures in offering subprimelileg options to potential homeowners.
Findings from this study could be directed at IEg's to enact tougher regulations on
subprime lending.

Fourth, future study could also compare and conth@sexperiences of African
American women on subprime lending before and #fie2008 financial crisis as
Berman (2012) and Waring (2012) indicated thatstifgprime loans that are responsible
for creating the housing crisis are regaining papty. Thus, it is important to explore
the types of subprime loans that are currentlydpeiifered, how current regulation affect
the types of subprime loans that are being offedlestjosure by realtors and lenders, and
current knowledge of African American women aftez housing market crash of 2007.

Implications

As found in the study, African American women wahte own a home because
the economic benefits of owning a home exceededdkeof renting. Realtors and
lenders were able to negotiate terms of mortgagesithat fell below the expectations of
the homebuyers. As businesses, real estate safldrBnancial institutions should have

the burden of providing detail disclosures thateasy to understand about the loans
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offered to borrowers before the contract is sigidubrefore, the results of this study
have several implications for legislators, reguigtaourts, financial lending institutions,
the real estate market, and homebuyers.

The results of this study underscored the neethfostate to protect potential
homeowners against deceptive lending practices Aftiean American women who
participated in the study reported that they htile lor no knowledge of what subprime
lending was before making the actual purchase. Smartecipants even acknowledged
that they did not know that the loan they wereiggtivas a subprime loan. Therefore, at
the policy level, legislation is needed to compelr officers and realtors to fully disclose
all information relevant to the loan terms and antssuch as the fees, penalties,
effective rate of interest, and terms of paymehisBhould be written in easy to
understand language in order to discourage discatory pricing. This would help
homebuyers make the right informed decision on hdrethey should accept a subprime
loan.

Regulators could issue a memorandum to improvérémsparency of the loan
documents. As Bocian et al. (2006) recommendeninpls aesthetic revision to the loan
document such as requiring the wsrprimeto be included and written in bold would
definitely guard against deceptive lending prasticricter risk assessment measures,
even for subprime lending, should be institutedrisure that the credit spread between a
prime and subprime loan is reasonable for the addkdo the loan portfolio. Having a
more robust risk assessment measure improves #iieyoqf the collateral assets and

stabilizes financial instruments that are linkegabprime lending. Borrowers should be
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properly and objectively assessed to determine shugiability for the prime lending
market. Additionally, these measures would aidiarggthening the real estate market by
decreasing the chances of foreclosures. Regulshargd also be held accountable in
order to ensure that they fully enforce fair lerpiaws.

At the individual level, African American women aather homebuyers will
benefit from the findings of this study becaudeighlights how the lack of knowledge
about subprime loans can negatively impact borrewEnus, African American women
should be empowered by being knowledgeable anthatgabout the drawbacks of
subprime mortgages. This will help them to achigwstained increases in
homeownership. Hence, potential homebuyers shefilect on whether they are really
capable of buying a home. When the decision is nnagerchase a home, homebuyers
should research and understand all possible atteesaon how they can finance their
new home, such as talking to independent adviskcsase not affiliated with the realtor
and lender. This will help them to make better infed decisions as they are more
knowledgeable about the terms and conditions ofd&ie contract. Additionally, the
experiences of these women should caution homebaymEut whether it may better to
rent or buy due to the increasing financial oblgad¢ of subprime loans.

Conclusion

This study explored and discussed the experierfcAfioan American women
who purchased a home using a subprime mortgagenoeRGeorge’s County, Maryland,
between 2004 and 2007. With the resurfacing of sotgplending in the U.S. real estate

market, it was important to explore the experiesic&frican American women and how
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they may be able to protect themselves from pregaitod deceptive lending practices in
the future. There are mortgage industry leaders avbainethical and will take advantage
of the limited ability of consumers to make inforinghoices (Essene & Apgar, 2007).
This can be attributed to the difficult postpurahagperience that the participants had
from 2004 to 2007 because they did not understam&ind of loan that they were
signing. As homebuyers, African American women atiter consumers need to be more
vigilant and cognizant of the financing options madailable to them. This includes
using resources that are available to them, suchr@sumer education and counseling
programs. This in turn will lead to an increasé@@meownership that can be sustained
for African Americans women as they are more likelyavoid the pitfalls of subprime
loans.

At the same time, legislators and regulators shma#e it extremely difficult for
financial institutions and realtors to resort taelgtive lending practices. Stricter
regulation and heftier penalties, coupled with @ased consumer understanding of
subprime mortgages, would help to ensure a monestand stable U.S. real estate
market (Essene & Apgar, 2007). Legislators sholdd ereate laws that ensure all those
responsible for representing and protecting famitiave the authority to act in order to
address new problems as lenders have respond#&drig state laws by making
subprime home loans that do not contain the teangeted by the laws (Bocian et al.,
2006). In addition, mortgage industry leaders sthoudrk together to eliminate unethical
practices from the mortgage marketplace (Essene@daf 2007). Findings from this

study can be used to increase understanding anvdédage of subprime lending among
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African American women, which can be used to createsible solutions that helps all

consumers obtain better loan products withoutrfglirictim to deceptive loan practices.
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Appendix A: Invitation to Participate and Recommaiimmh Request

DearName Will Be Inserted Here

My name is John White and | am currently a doctstadlent at Walden University. | am
investigating impact of the subprime lending preesion the home buying knowledge
and behaviors of African American women betweend2&@d 2007 in Prince George’s
County, Maryland.

| would greatly appreciate your participation.

This would involve completing a demographic questare which will take about 10
minutes and participate in an interview which wotalkie about 45 minutes in a private
meeting room at the Upper Marlboro Branch Libranyated at 14730 Main Street.
Interviews will be conducted at a time that is cement for you.

The information from the demographic questionnaird interviews will be kept strictly
confidential and no one who participates will bentified in any of the study’s report
that | prepare.

If you have any questions about the study, pleaskfifee to email me ainsert email
addresg or give me a call atiisert phone numbeli.

If you are interested in participating in the staohd/or would like to recommend another
African American woman who bought a home in Pri@amrge’s County, Maryland,
between 2004 and 2007 to be a participant in thidys please complete the questions
below in a reply email to me.

Thank you in advance for your consideration angstssce with my research project.

Sincerely,
John White

If you are interested in participating in the studyand/or would like to recommend
another African American woman to be a participantin the study, please complete
the questions below in a reply email to me at [inseemail address]:
1. What is your name?
2. What is your race? (Please selecbbiding your answer)
African American
Black
White
Hispanic, Latino, or Spanish

apop
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e. Asian
f. Other

3. What is your contact information?

4. Would be willing to complete a demographic questaire that will take
approximately 10 minutes.

5. Would be willing to share your perceptions abot féectors that motivated
you to buy a home; how the type of subprime loadus purchase your
home was identified; your knowledge of subprimenbogrior to taking out the
loan; your knowledge of subprime loans after talongjthe loan; your
experience of buying a home in Prince George’s §oMaryland, between
2004 and 2007; and your postpurchase experiengecoiming a homeowner
in Prince George’s County; which will take approzaily 45 minutes in a
face-to-face interview?

6. If you participate in the study, would you be wilji to verify the accuracy on
your interview transcript that would be emailed/twu at a later date after the
interview has been completed and the interviewbe@s transcribed?

7. Are there other African American women that you lgdike to recommend to
be participants in this study? If so, what arerthames and contact
information?
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Appendix B: Consent Form for African American Women
Consent Form

You are invited to take part in a research studingmact of the subprime lending
practices on the home buying knowledge and behsawabAfrican American women
between 2004 and 2007 in Prince George’s Countyylsiad. The researcher is inviting
African American woman who bought a home in Pri@amrge’s County, Maryland,
between 2004 and 2007 through the use of a subpo@neto be in the study. This form
is part of a process called “informed consent”ltovayou to understand this study
before deciding whether to take part.

This study is being conducted by a researcher naled \White, who is a doctoral
student at Walden University.

Background Information:

The purpose of this study is to bridge the gapnovidedge by exploring, understanding,
and explaining the potential impact of the subpriemgling practices on the home buying
knowledge and behaviors of African American wometwieen 2004 and 2007 in Prince
George’s County, Maryland, by gaining an understandf 20 African American
women’s experiences.

Procedures:
If you agree to be in this study, you will be asked

e Complete a demographic questionnaire, which wkétapproximately 10
minutes.

e Take part in an in-depth face-to-face interviewjakihwill be recorded and will
take approximately 45 minutes. The interview wake in a private meeting room
at the Upper Marlboro Branch Library located at3@R®ain Street. Interviews
will be conducted at a time that is convenientyfou.

e Participate in a validity process called membeickeewhere you will verify the
accuracy on your interview transcript that will émailed to you at a later date
after the interview has been completed and theview has been transcribed,
and provide your feedback by email or phone. Thiegss will take
approximately 45 minutes.

Here are some sample questions:
1. What factors motivated you to buy a home?
2. How was the type of subprime loans used to purcpasehome identified?
3. What is your knowledgeable about subprime loans poi taking out the loan?
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Voluntary Nature of the Study:

This study is voluntary. Everyone will respect yoecision of whether or not you
choose to be in the study. No one will treat ydtedently if you decide not to be in the
study. If you decide to join the study now, you stiti change your mind later. You may
stop at any time.

Risks and Benefits of Being in the Study:

Being in this type of study involves some risk loé iminor discomforts that can be
encountered in daily life, such as stress and bewpapset. Being in this study would
not pose risk to your safety or wellbeing. It idikely that participation will arouse any
acute discomfort, however, participants will beere¢d to the Counseling Center at
University of Maryland should they experience aegative effects from taking part in
this research endeavor. The counseling centergee\a free intake/consultation session
free of charge to anyone in the community, whickeigt confidential.

Anticipated benefits of the study include the fertkencouragement of legislators,
regulators, courts, and the marketplace to fodentadn and resources on understanding
and addressing the experiences of African Amenegamen who suffer an unequal
burden of predatory lending practices, to infornigyoactors of the continued need to
adopt and enforce policies that better regulat@isuie lending terms and expand access
to the prime lending markets, and to assist in emgoimg African American women to

be knowledgeable and vigilant about the drawbatlksiloprime mortgages, which will
ultimately lead to sustained increases in homeaosimgramong African Americans and
other home buyers as well as a more robust housarget and economy.

Payment:
No compensation is offered to participants.

Privacy:

Any information you provide will be kept confideali The researcher will not use your
personal information for any purposes outside ©f tbsearch project. Also, the
researcher will not include your name or anythitsg ¢hat could identify you in the
study reports. Data will be kept secure in a lockledcabinet and password protected
computer where only the researcher will have actettse records. Data will be kept for
a period of at least 5 years, as required by tineusity.

Contacts and Questions:

If you have questions about the research, you roatact the researcher, John White, via
[insert phone numbel or [insert email addres$. After the study is completed, a
summary report of the research findings will be gmdeto you. The researcher’s
dissertation chair is Dr. Robert Schaefer who aangached airjsert phone numbei

or by email atihsert email addres$. If you want to talk privately about your righas a
participant, you can call Dr. Leilani Endicott. Seehe Walden University representative
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who can discuss this with you. Her phone numbéd%312-1210. Walden University’s
approval number for this study(08-13-14-007467and it expires oMarch 12, 2015.

Please print or save this consent form for youoreés.
Statement of Consent:
| have read the above information and | feel | ustémd the study well enough to make a

decision about my involvement. By electronicallgrsng below, | understand that | am
agreeing to the terms described above.

Printed Name of Participant

Date of consent

Participant’s Signature

Researcher’s Signature John White

Electronic signatures are regulated by the Unif&tectronic Transactions Act. Legally,
an "electronic signature” can be the person’s typmde, their email address, or any
other identifying marker. An electronic signatusgust as valid as a written signature as
long as both parties have agreed to conduct thedcdion electronically.



Directions: Please answer the following demograghiestions below.
1.

2.

Appendix C: Demographic Questionnaire

Demographic Questionnaire

What is your age?

What is your race?
a. African American
b. Black
c. White
d. Hispanic, Latino, or Spanish
e. Asian
f. Other

What is your marital status?
a. Now Married
b. Widowed
c. Divorced
d. Separated
e. Never Married

What is your highest level of education?
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What is your employment status?
a. Full-Time
b. Part-Time
c. Unemployed
d. Disabled
e. Other

What is your income range?
a. 50,000 and under
b. 50,000 to 75,000
c. 75,000-100,000
d. 100,000 and above

In what city is the home that you bought betwee®428nd 2007 located?

What year did you buy your home?
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9. What is the title status of your home?

N

Own — Primary Residence

Own — Rental Property

Own- Second Home/Vacation Property
Sold — Regular Sale

Sold - Short-Sale

Foreclosed

Other

10.What type of subprime mortgage product did you use?

a.

b.

C.

Balloon Mortgage: The borrower pays interest festfilO or 15 years,
after which a big lump-sum is due.

“No doc” or “Low Doc” Loans: The lender accepts tharower’s stated
income without any supporting document.

Piggy Back Loans: The combination of a first anclosel mortgages
eliminates the need for the typical 20% down payimen

Teaser Loans: The borrower may qualify for an iaréifly low interest
rate for an initial term and then the rate adjusts.

Stretch Loans: The monthly payment represents mhare 50%o0f the
borrower’s gross income.

2/28 Loan: A type of teaser loan that has an aalplistrate that is fixed for
the first 2 years and then adjusts to a rate imdiex a margin.

Other:
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Appendix D: Interview Guide

Interview Guide

Introduction
e Welcome participant and introduce myself.
e Explain the general purpose of the interview ang tite participant was chosen.
e Discuss the purpose and process of interview.
e Explain the presence and purpose of the recordjaogpment.
e OQutline general ground rules and interview guidedisuch as being prepared for
the interviewer to interrupt to assure that alltih@ics can be covered.
e Review break schedule and where the restroom®eaéeld.
e Address the assurance of confidentiality.
e Inform the participant that information discusse@oing to be analyzed as a
whole and participant’s name will not be used ig analysis of the interview.
Discussion Purpose
The purpose of this study is bridge the gap irvkedge by exploring,
understanding, and explaining the potential impthe subprime lending practices on
the home buying knowledge and behaviors of Afridamerican women between 2004
and 2007 in Prince George’s County, Maryland.
Discussion Guidelines

Interviewer will explain:
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Please respond directly to the questions andufdan’t understand the question,
please let me know. | am here to ask questiortenli@nd answer any questions you
might have. If we seem to get stuck on a topicaymmterrupt you. | will keep your
identity, participation, and remarks private. Péeapeak openly and honestly. This
session will be tape recorded because | do not teamiss any comments.
General Instructions
When responding to questions that will be askegbafin the interview, please
exclude all identifying information, such as yoanme and names of other parties. Your
identity will be kept confidential and any informat that will permit identification will
be removed from the analysis.
Interview Questions
1. What factors motivated you to buy a home?
2. How was the type of subprime loans used to purchasehome identified?
3. What is your knowledgeable about subprime loan poi taking out the loan?
4. What is your knowledge about subprime loans aétkingy out the loan?
5. How would you describe your experience of buyirigpene in Prince George’s
County, Maryland, between 2004 and 20097
6. How would you describe your postpurchase experiefitecoming a
homeowner in Prince George’s County, Maryland?
Conclusion
e Discuss the member checking process with partitj@ek and answer any

guestions, and thank the participant for her time.
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Appendix E: Thematic Analysis Step 1 or Categormmadf Text
Research Question 1: What factors motivated partigants to buy a home?
Thematic Label 1: The factors that motivated the participants to buya home.
Theme A: Dream to have their own home as renting wsatoo expensive.

Participant 1 explained that it has always been hedream to purchase her very own
home and that she could not afford the constant inease in her rent anymore:

It was a dream to purchase a home. It was my Amerdiceam to buy a home in which |
can call my own. | was renting and my rent kepnhgaip year after year. So | decide that
it would be nice to try to purchase a home.

Participant 2 added that she also got tired of renhg and she wanted to have a house
of her own for her family:

| got tired of renting and | wanted my kids to hakeir own rooms and | wanted to
become a homeowner. | wanted to buy a home so itdre could experience living in
a house rather than living in an apartment alhefrtlives.

Participant 6 also wanted her own home and was ticeof paying rent:
| just wanted to buy a home. | really had no redsatrto purchase a home. | was tired of
paying rent.

Participant 14 shared that she just really wanted br own home:
| just want to have my own.

Participant 15 wanted to be independent and did notvant to rent anymore:
| want to become a homeowner and | did not wanémd anymore. | just wanted to be
independent.

Participant 16 stated she simply wanted a place tier own:
| just wanted something on my own that | can say mine.

Participant 20 had a dream to have her own home anfbr investment purposes as
well:
It was a dream of mine to own a home and alsofe@stment purposes.

Theme B: Rent increase was not reasonable and pracal anymore.
Participant 3 shared that she had no plans of buyip her own home; however, the

rent increase was becoming too much for her and ttsudecided to purchase a home
to get more value from her money:
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| moved here to Upper Marlboro, Maryland in 200énfirChicago because of my job. |
was renting and my rent increased by $456.00 amadnecided to look for a house
shortly after my rent increase. | did not see wkiiduld pay a high rent where | could

buy a home and get more for my money. | calleddinal office to see if this was a
mistake and the rental office notified me that thé&s an accurate charge and the increase
will take place the upcoming month. | did not hglans to buy a home. | decide that |
should start looking to see what | could get bamedy credit and the amount of money

| would be paying for rent. This moved up my hobsging time frame.

Participant 4 had the same sentiments as Participar8 with the renting cost’s
constant hike:

Well, with the prices of rent going up and we weaging between $1,500.00 to $1,700
with utilities | decided to purchase a home. Thasuwhe main factor.

Participant 7 was getting tired of the constant inbease of her rent; thus, decided to
purchase her own home as she believed that it wasasonable to do so:

| was renting for a few years and my rent keptrammeasing so | decided to look into
purchasing a home. | thought it did not make sémgay this amount of money renting.

Participant 8 also shared that with her growing fanily, spending was constantly
increasing as well as the rent of her home:

| had three children and my rent would go up. Ideeemore space for my family. | want
to buy a home where my mortgage was affordablenandhildren would have more
space to move around.

Participant 9 stated that she did not want to renanymore and having her own
home was a great motivation for her:

| did not want to rent any more. Not renting wage@at motivation. Owning my home
was a priority.

Participant 11 was just exhausted of renting on a onthly basis; thus, wanted to
have a place of her own:
| was tired of renting on a monthly basis.

Participant 17 stated that her rent was becoming @semely high; thus, she wanted
to purchase her own home:
My rent was extremely high and | thought | wouldkanto purchasing a home.

Theme C: Wanted to write-off tax or relieved of tax

Participant 5 stated that as a single woman, she weed to write-off her tax, and be
relieved with the payments; thus, decided to purchse her own home:
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Actually I brought a house for the tax write-offvas staying rent free with my parents
and Uncle Sam was eating me alive with taxes.d siice | do not have any kids then |
said to myself let's buy a house for the purposgeatfing some tax relief. Everyone made
a big deal about owning a home, living the Amerideeam, but it seems it was my
American nightmare. It seems like when | purchagéhome the housing market tanked
and | said wow.

Participant 7 also shared that being a single womarshe wanted to do something to
be relieved off her tax:

Also, since | am single | knew | would need to dmgthing so | could get some type of
tax relief.

Participant 10 was aware of the tax benefits she atal receive if she had her own
home:
Tax benefits and ownership was the motivationabiacfor me buying my home.

Participant 12 both wanted to write her tax off andbe a homeowner as well:
| wanted to get a tax write-off and | wanted toebleomeowner.

Participant 13 stated that she had to purchase heawn home for tax purposes:
| pretty much purchase my home for tax purposes.

Participant 18 both wanted to be a home owner anddve a tax break in the process:
| wanted to be a home owner. | also wanted a taakor

Participant 19 wanted to be relieved in taxes; thugpurchased a home:
Taxes was my main motivator due to | was payingsasvery year. | decided to buy a
home to give me some relief in taxes.

Theme D: Wanted a bigger place for her family and laildren.

Participant 8 shared that she had a growing familyand wanted a bigger space for
them; thus, wanted to buy her own home:

| had three children and my rent would go up. Ideeemore space for my family. | want
to buy a home where my mortgage was affordablenandhildren would have more
space to move around.

Theme E: For investment purposes.
Participant 20 had a dream to have her own home anfibr investment purposes as

well:
It was a dream of mine to own a home and alsonfeestment purposes.
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Research Question 2: How wasthe type of subprimedns used by participants
identified?

Thematic Label 2: How the type of subprime loans used by participantsvas
identified?

Theme A: Based on the credit scores of the particgnts.

Participant 1 shared that she had a subprime loanwting closing and was informed
that she could get a better deal for her mortgage:

| found out that | had a subprime loan during eigsand once | refinanced my mortgage
| was later informed that my terms were not goochgredit score should have gotten
me a better deal on my mortgage. | was just hapeta homeowner.

Participant 18 received the type of loan because bkr credit scores:

| guess my credit dictated that | would get a sitbproan. | did not think | would get the
home | have now. Although, my credit scores wertetimat bad | did not believe | would
get a subprime loan based on me cleaning up myt drefre | got into my home.

Theme B: Conducted their own research on the besype of loan.

Participant 2 stated that she had to conduct her owresearch in order to know the
best type of loan for her:

After researching my loan and finding out that &saan 80/20 loan. Meaning, | was
paying out the interest for the first 5 years @& kban and learning that | had a second
loan or two mortgages. Realizing that my paymeatsihcreased over the years, this
made me do some research on what | had enteredagfar as my mortgage was a major
concern for me.

Theme C: Employed a loan bank officer to help witlthe best type of subprime loan.

Participant 3 shared that she had no knowledge abasubprime lending; thus, had
to employ a loan bank officer to aid her:

| had no idea that | would get a subprime loandidr know anything about subprime
lending at the time | purchase my home. A friendnafie refer me to my realtor, which
said | have a good relationship with a loan offieéth Bank of America and we can get
this done. | did not do my own research. The ohigg | knew was what my mortgage
monthly would be and my settlement date.

Theme D: Had no knowledge that they had a subprimman.

Participant 4 shared that she had no idea that shwas under this type of loan:
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No, | have no idea that | was in a subprime lodns Thade me very mad after hearing
about others who lost homes or was about to Iasie llomes because they were in a bad
loan.

Participant 5 was informed wrongly and thought thatshe was getting a good deal or
type of loan; but later on was proven wrong by reakstate attorneys:

Well, | was told if | use their bank they would piay closing cost. So | decided to go
with the builder thinking | was getting a good ddatarted to realize that my mortgage
was a subprime because | had two mortgages witbdmapayments. | also noticed that
no one ever asked me for verification of incomeotice something was wrong. After
doing research and consulting with real estateragis, | was told to just walk away
from my home and the deal because | would neveoffayy home. | found this very
upsetting. | could never refinance or get a moditfean because my initial deal was bad. |
had a feeling | would go to foreclosure based eninformation | was receiving.

Participant 6 also had no idea that she was undersubprime loan until she was
already paying her mortgage and wanted a modificatin on her plan:

| did not know anything about my loan until | s&ttto pay my mortgage and realizing
that my loan was a subprime loan. | tried to doagification and after a number of
attempts, to get a modification | was told | hagbaprime loan.

Participant 7 chose to get the help of her buildeand only later on found that she

was under a subprime loan:

Well at first | had a preapproval letter to getoarte but | decided to go with the builder
because they had many incentives if | purchasédhee through them. So | went against
the loan that | initially had because the buildesvinelping me with closing cost. After |
looked into my mortgage further | notice | had aime loan. This made me very
unhappy. | second guessed myself.

Participant 8 stated that she was not aware that ghwas under a subprime
mortgage:

| did not really know that | was in a subprime ngaige. | was so excited to having my
first home. | did not pay attention, much attentittndetails when it came to my loan. |
was just happy to be at closing.

Participant 9 also did not know that she was undea subprime loan:
| did not know it was a subprime loan. The lenddrribt ask me to put any money down.
They only looked at a few pay stubs. That was it.

Participant 10 said that she did not know that shevas under subprime loan:
Did not know.
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Participant 11 was also not aware of the type of & that she had during the early
stages of her purchase:

| was not really aware of the lending package orhmye. | just wanted to be a
homeowner.

Participant 12 stated that her builders handled theprocess; thus, was not aware of
what she was getting herself into:

| got my home through the builders. They financgdhomme. | decided to go with the
builder at the time because they offer me a bedterrather than going with my VA loan
at the time. So | did not know if it was a subpriloan or not. | had great credit and
somehow end up in a subprime loan. My mortgagethrasigh Countrywide Finance.

Participant 13 stated that she had no knowledge albb subprime lending:
| had no knowledge of subprime lending.

Participant 14 did not know anything about loans anl that she was under a
subprime lending:

| did not know anything about the type of subprilmens. | just wanted again to own my
own home.

Participant 15 again was another participant who dil not know or was not aware of
the type of loan used for her purchase:

| did not know the type of subprime loan used infmyne purchase.

Participant 16 shared that she was not aware of thigpe of loan that she had and
just was amazed by the quick process not knowing velh she was getting herself in
to:

| do not know how my loan was identified. | jusbgfed up to the closing and signed a
few papers and given keys to my new home. | sillennot read over all the documents
that were given to me at closing.

Participant 17 was part of the majority who had noidea what type of loan she was
in:

At the time, | did not know anything about the suime lending at the time. | heard of
balloon payments and Arms but | was not that faanilith this loan at the time.

Participant 19 stated that she was not aware of hanortgage type at first:
| did not know at first. After researching, | reaithat | was doing an 80/20 loan. My
mortgage would go up and down. | did not like howmortgage was. It was not stable.

Participant 20 stated that she also did not know aything about the type of loan that
she acquired:

| did not know about subprime leaning. My realtor did the builder go over anything
with me regards to my mortgage of the lending psece
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Research Question 3: What is the participants’ knovedge about subprime loans?
Thematic Label 3: The participants’ knowledge about subprime loans.

Theme A: Not enough knowledge about subprime loartsefore and even after
purchase.

Participant 1 admitted that her knowledge about subrime loans even after her
purchase was still not enough and believed that b&s should have oriented her

more or better:

Not as much it should have been. | had no knowleligdt that the banks should have
educated me more as well as my realtor. My onlyadge came after | start to hear of
some of my friends and family who were having aetitnying to keeping their homes. |
started to read more and listen to many reporth@mews about subprime lending and
predatory lending.

Participant 3 admitted that as she was in a hurry® purchase her home, she had no
existing knowledge about subprime lending, and atie same time even after she
acquired her home:

So | am not sure of everything that | need to kstiabout the housing market and
subprime lending. | am just trying to maintain mgmgage and hope | do not lose my
home. | am at a point now that | am very angry wseif and wish | would have done
more research and educate myself a little morkarhbme buying process. When the
market tanked and | heard on the news describingiorygage, | knew | was taken
advantage of. This did not make me feel good.ri¢laat | was in a 10 year interest only
loan. | said, wow, this is what the media was tajkabout, bad lending practices. | did
not know how to get out of this. | felt it was ttade and I felt stuck in this housing
process.

Participant 18 stated that her knowledge about subfime has not changed even after
subprime lending:
My knowledge about subprime lending or loans wasuathe same. Nothing changed.

Participant 20 admitted that she had no knowledgesano information was made
available to her:

| had no knowledge. | have to research the infoienain my own and still | had to ask
many people until | got the correct answers. \tasy sad that no information was made
available to me or others when buying my home.

Theme B: Limited knowledge before acquiring subprine loans and learned the
negative aspects only after her purchase and furtmeesearch.
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Participant 2 had limited knowledge before acquirirg a subprime loan; hence, felt
that she was taken advantage of after conducting hewn research and study:
Only knowledge was hearing from others about subgitending and during my research
after | brought my home. After researching | foanfi&w reports on subprime lending
which made me look further into my particular mag. After doing my research, |
knew | have a subprime loan. This made me feelllikas taken advantage of during my
housing search.

| would never take out a subprime loan again. Tiasle me more knowledgeable
about the housing market. In the future, | wouldéhbad my mortgage looked over by an
attorney before | would sign anything in the futwigen it comes to buying a home and
consulting with a good realtor. Not only buyinga@nte but this has made me more aware
when signing any contracts or entering into an egent.

Participant 5 stated that subprime lending was verynew to her before purchase and
after learned the negative aspects:

| had no idea about subprime lending. No one er@aithing to me about subprime
lending. My knowledge about subprime loans nowi®uld never touch it with a 10
foot pole. I think if I would buy another housetire future, | will bring with me an
attorney and a good real estate agent. | wouldrrtevst the builder | purchase from
again. | would never look at any properties theyehaver.

Participant 6 highlighted that she had no idea thashe was under a subprime loan,
but after learning, she was very angry and had badeelings about it:

| still was not clear on everything about subprimens or the leaning. All I know is that

| was put in a bad situation with my finances andhame. | was setup to fail. This is not
a good feeling.

Participant 7 admitted that she was not aware of apsubprime loaning practices
before purchase but has learned greatly after seajythe scheme of the type of loan
she was in:

| was not aware of any subprime lending practices po me purchasing my home. |
would consider myself very knowledgeable now alsalgprime lending and the games
people play. This experience has been an absalyhiénmare for me. | will look out for
mortgage schemes if | decided to purchase a hoaia.ag

Participant 8 admitted that she had no knowledge afut subprime lending prior to

her home purchase, and after finding out that she as under one, she described her
experience as a nightmare:

| did not have any knowledge about the subprimdifenprior to me taking out this loan
for my home. After | purchased my home | found tnatt | had a subprime loan. It was a
nightmare to say the least. | did not notice thHgosune mortgage loan until | started to
read through my paper work and reached out to stfdrs is when | found out.
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Participant 9 shared that she had no prior knowledg about subprime loans and was
only alarmed after the housing market started to fd:

| did not have any prior knowledge about subprioank or lending at the time. | still
was not sure about subprime lending until abou7200en the housing market started to
turn bad. So my subprime was still unclear aboaitsthbprime market.

Participant 10 stated that she had little knowledg®n subprime loans but later on
proved that the kind of loan was a rapacious act:

| had some knowledge on subprime loans through gharties. This cause me a little
concern of subprime lending which | later found that | had a subprime loan. | learned
through news reports and personal friends of tkdaiory act.

Participant 11 stated that she had little knowledg@bout subprime lending and
learned to be aware of scams after her purchase aridrther research experience:

| was aware of subprime lending through the metliat be aware of scams and over
companies trying to get over on you.

Participant 12 was aware of subprime loan but notmough to stop her from getting
into a bad situation or almost being considered ascam or fraud upon her

experience:

Yes, | knew about subprime lending at the time eftming to purchase my home. Itis a
fraud and | would never do it again. If | would leaknown how the mortgage business
was | would probably not have done this; meaninggcipase a home. | feel that the
realtor and the builders do not give you all theade when a person if buying a home. In
my case, | was told that we have someone who indinfce your home. Again, | was not
aware it was a subprime loan. It is really foulgaage up. Subprime lending should be
illegal. It should be explained more in delay.dhseone would do a subprime loan they
should always have a good attorney in present.

Participant 13 stated that she also did not have grknowledge about the subprime
lending and only learned the negative sides afteren purchase:

| did not have any knowledge about the subprimdifenprocess. It was until | purchase
my home that | heard about subprime lending. Whaitihd out about subprime loans it
that they are predatory. Subprime loans would eat lgood lender it had to rely on
subprime lending.

Participant 14 stated that she was not aware of sgime loans before purchase and
is still learning along the process:

| really did not have any knowledge about subprioams. | heard certain stories about
individuals losing their home but | did not havey&mowledge. | heard that subprime
lending put people upside down when it comes to tlmmes. | am stilling learning
about the process.
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Participant 15 had the same experience of havingtle knowledge about the type of
loan and only learning the negative aspect after calucting her own study:

At the time, | did not have any prior knowledge abithe subprime lending process. | got
involved after reading through my mortgage packettlize that my mortgage was
nothing like what | would it would be. | knew sorhigtg was wrong.

Participant 16 had little knowledge about subprimeoaning and still feels stressed
because of the wrong choice that she made:

| do not still feel the same about owning my horaé did as | was at closing. It has been
very stressful to say the least. | just want t@aor at times about my mortgage terms.

Participant 17 had little knowledge about subprimédending from other individuals

but also learned after that it is a big issue needeo be discussed and resolved by the
government:

| think subprime lending is a big issue. Many peophbs tricked into these loans. |
believe it is a very bad tool when it comes to mage marketing. It is like stealing.

Participant 19 also described that she had no knowtige until the issues of the loan
started to emerge:

| still did not know anything about subprime loamsil | started to have trouble paying
my mortgage.

Theme C: Aware of the negative side of subprime loabut had no choice.

Participant 4 admitted that she knew that subprimelending was a wrong move but
had no choice since she was in a hurry to acquireehown home:

| know subprime lending was the wrong thing to lolat, like so many people who were
anxious to buy a home, | became a victim of thg ¥ieing | heard about and read about.
This made me very mad and frustrated about my hguwdeal. | realize that this type of
loan, subprime, that is was not beneficial to pealcolor or minorities as a whole.

Research Question 4: How do participants describéne experience of buying a home
in Prince George’s County, Maryland, between 2004rad 20077

Thematic Label 4: The participants’ experience of kying a home in Prince
George’s County, Maryland, between 2004 and 2007.

Theme A: Negative experience, participants were naatisfied after purchase as
they felt that they were unfairly treated.

Participant 1 answered that her experience in Prine George’s Country, Maryland
was the worst as she believed that there were a lot undisclosed matters to her by
her agent:
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My experience of buying a home in Prince Georgeisrly was the worst. The builder |
felt hid a lot of things when | purchase my homili the builders covered up a lot
things when it came to me buying my home. Althougihould have been happy, | was
not. | had a feeling someone or something wasigbt n me buying my home. Once |
went to closing, | felt a little bad. This shouldve been my shining moment and a sense
of accomplishment. As | now realize my taxes arsbeigtion fees are very high. Trying
to stay afloat has been my motivation.

Participant 3 had a bad experience as well as shelffthat the result was unfair and
the realtors and builders were only after her money

| felt that | been had or lied to. If | was to sitmall up, | felt taken and treated unfairly. |
do not think | got enough property for my money. Myl estate agent was in it for
herself and the builder sold a bill of goods thaswot worth the money on paper. | do
not feel good about my purchase. As | said beforas had.

Participant 4 stated that she does not feel greabaut her purchasing experience

and wishes that she would have done things differéw if given the chance to:

| do not feel all that great about my home puramggixperience. | am now finding out
that my taxes are constantly high and | wish | ddwdve did things a little differently. |
guess | now know what not to do in the future. éggil have to maintain and work a little
harder if | do not want to get foreclosed or a nemb

Participant 10 admitted that she has had a bad expence ever since learning the
predatory side of subprime lending:

| think that | qualified for a better loan. | thihlgot the bad end of the deal when it came
to owning my home. | have not been happy with mpéand it has left a bad taste with
my service provider of my loan.

Participant 12 considers the experience as the warexperience of her life and
admitted that her lack of knowledge on subprime loas brought her into this kind of
situation:

This [foul language]. | have had the worst expergeaver in my life. Prior to me buying
a house, | had a landlord from hell and | couldwait to get my own. | did not want to
rent again from anyone. When | brought my homeads wlot of things | did not know. It
was a lot of things that the builders and my redieal about. All in all my experience
has been horrible from the outset. | am not a happyper. | still struggle with it all.

Participant 15 became afraid to purchase and investue to the negative experience
that she had:

| am afraid to make another purchase when it cdmesying a home because | do not
want to experience the same thing | experienceyitast home purchase. | cannot go
through another situation in a new home. | am gfistid.
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Participant 20 stated that her experience was diftult as she was taken advantage of
with the loan offered to her:

My experience was horrible. Nobody educated meh@rocess. Everyone was all
about money. | believe | was put in a bad situation

Theme B: An Average experience, participants weralst happy to be called a
homeowner.

Participant 2 had an okay or average experience dke realtor made it happen:
My experience in buying a house was okay. Theaeaitade it happen. | still wonder
how the process ever got through, but | was juspi&o be a home owner.

Participant 5 stated that buying a home for her wasiot bad but felt scared given

how fast the process was:

Buying my home was not bad. The experience way $&arause it took only 3 weeks for

me to get my home. One day | looked at the hoygrdhase. Two days later | did a walk
through and 2 weeks later | was at closing withrmaw house keys. So the number two is
a very unlucky to me.

Participant 6 shared that her experience was simpland had to learn to accept how
to be happy despite the difficulty in paying for he purchased home:

| think it was pretty simple but sometime thingatthre simply one needs to look further
into before making life changing decisions such@gng a home. My experience other
than buying my home was pretty good. | love tha&e| guess | have to learn to be
happy despite struggling to pay for my home.

Participant 8 was like any new homeowner wherein shwas just excited and happy
to have her new home:

| was very excited because it was mine and | didimak | would have to worry about
the mortgage changing like my rent in the pastltidecure.

Participant 9 stated that it was very easy to getracquire a home and did not have
any problems:
It was very easy buying a home. | did not havecdigm.

Participant 11 admitted that she was just very exteéd be a homeowner:
| was very excited to become a homeowner.

Participant 14 had mixed feelings, being happy witther new home, but anxious if
she can pay the mortgage:

My feelings were mixed. | was happy that it is mime | still worry if | will be able to
maintain my home over the next few years.
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Participant 16 expressed that she was very happy thithe purchase of her new
home:
| was very happy.

Participant 17 stated that she felt good about theverall experience:
| felt pretty good because | sold my old home aiddpdetty well, but after putting
something down on my current home, | still receiaezslibprime mortgage.

Theme C: Straightforward experience in purchasing It overall experience was a
nightmare.

Participant 7 stated that indeed the experience wagery simple and quick, but after
her overall experience, she felt terrible and conders it a nightmare:

The experience of buying a home was simple andybtréorward. But looking back now
| would say this has been a terrible experiengauothasing my home.

Participant 13 stated that the process was a greane but the uncertainties after
made it negative for her:

The process of buying my house was a great omeadtlater unsettling learning that my
property value may drop because there were a limre€losures in my neighborhood
which has brought my property down.

Theme D: Very good experience as the realtor explaed the aspects of subprime
loan to the participant.

Participant 18 had a very good experience as theakor explained all aspects of the
loan to her:

It was a very good experience because despite byrisue loan, my realtor explain the
ins and outs of my home buying experience.

Theme E: Difficult experience due to the market.

Participant 19 stated that the market during that ime made it difficult to search for
a home:

In 2005, the market was very competitive and | jastrying to beat out individuals for
the same home | now resided in. | guess it wadler’samarket at the time.

Research Question 5: How do participants describéneir postpurchase experience of
becoming a homeowner in Prince George’s County, Mgtand?

Thematic Label 5: How participants describe their pstpurchase experience of
becoming a homeowner in Prince George’s County, Mafand.
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Theme A: Difficult postpurchase experience as partipants believed that they were
taken advantage of given their lack of knowledge.

Participant 1 again shared how difficult her purchase experience was and how she
believed that she was taken advantage of by her réar; given her lack of knowledge
on subprime loans:

My purchase experience was horrible. | feel thess not enough information on home
lending for home owners such as myself when | paseld my home. | felt my realtor
dropped the ball on me and should have had myitiesested instead of trying to just
make a profit. If | had more knowledge, | would Bawt had purchased this house and
would have waited before | purchase my home. Notgithe necessary research has
caused much hardship. I feel now that | am morenkedgeable about buying a home or
taking out another mortgage. | feel this will gdteess if the government steps in and do
more to protect the potential buyers and those purohase homes. | believe the house
market when | purchased was a mess and the ong/vaine benefit was those who were
the investors giving out bad loans. It is very sdén people take advantage of potential
homeowners such as myself.

Participant 3 stated that upon learning the real agects of subprime loan, she felt

bad and was taken advantage of by her dealers:

When | first purchase my income was not what today. | felt very stress. | thought |
was fast talk into purchasing a home because tdh&édd something due to me giving up
my apartment. After seeing that the market tanketispeaking with neighbors who
short sale their properties and watching individyairchase home for half what | paid
for made me sick to my stomach.

Participant 6 felt disappointed after her purchaseand after learning about the
negative elements of subprime loan:

| have been very disappointed in my postpurchaperénce. For one, my home has lost
a lot of value and | do not feel the market wileevecover like it once did. | feel stuck
paying a high mortgage and high taxes. | am s@@dmated in myself and my purchase.

Participant 9 shared what went wrong in her experiace and felt angry knowing

that she was treated unfairly:

There was a problem when the broker called andtkaid had to refinance my
mortgage. | asked why, the broker stated that nmeipaork had to be corrected and they
had to fix some mistakes from the initial loan thzefore. So | went with the broker’s
suggestions and my mortgage was only $100.00 tessthe prior loan. The sad part
about this was the broker gain $14,000 in commisf@es. This made me angry.

Participant 12’s postpurchase experience can be deg#ed as a bad investment
overall:
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My post experience is that | am happy that | hallewase but my experience of trying to
get a modification has been one of disappointmdgthome is under water big time and
| am drowning because of the housing market optst. | just want to sell my house and
walk away from a bad investment. This has beenbademovie.

Participant 16 related that the experience still ugets her even up to the present:
It was okay. It stills upsets me a little. Evenagpd

Participant 20 added that her experience was diffiglt as well and never changed
along the process:

My postpurchase experience was horrible as wedktymuch the same in the beginning
when | started out.

Theme B: Feeling of security and comfort knowing tht they have their own home.

Participant 2 shared that she now feels more secuteand comfortable knowing that
she has her own home; but is still angry by the wathe deal was handled by the
realtor:

| now feel secure. | got a modification, which maxg mortgage affordable. Being
comfortable and able to pay my mortgage and albithy was my main goal. | am

feeling good with what | have now. | feel that bsild have gotten this type of mortgage
payment from the beginning. If | am not arouncgdlfcomfortable that my kids would be
able to afford and maintain what | have in placéaass affordable mortgage. | am now
pretty happy but in a sense still mad how the dea handled by the builder and my
realtor.

Theme C: Feeling of pressure and anxiety of not beg able to pay mortgage.

Participant 4 felt challenged after her home purchae as with the high payments she
could not maintain the payment anymore but had to anceal to avoid being talked
about:

| believe it was a challenge because | was the mmhyprity to purchase a home in my
neighborhood at the time. So the pressure was iy ea not wanting to fail myself or |
did not want to let my neighbors know | could naintain my home due to my color.
You know people talk.

Participant 5 admitted that if given another chance she would not buy her home
through mortgage:

| would never do it again as far as buy anotherdadim cannot pay it in cash then | will
never get another mortgage again.

Participant 7 shared that her experience was territe as the high payments have
been her problem ever since:
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My postpurchase experience | would say it washkkgri had to fight tooth and nail to
get my loan restructure or modified. My home nowrslerwater and | have lost about a
$100,000 and now have no equity in home. The optio | now have is to do a short
sale or a foreclosure on my current home.

Participant 10 admitted that she is still trying toadjust and fix the bad situation that
she has gotten herself into after committing to add contract:

| do not know what to expect right now about myengnce of owning my home. In
many cases, this was a negative experience. | sintrying to get through the mess | got
myself into as far as my home is concern.

Theme D: Learning experience of researching beforeommitting to a big purchase.

Participant 8 stated that she learned that being kawledgeable and more aware of
loans before committing to a big purchase would ha/made it a better experience
for her:

| wish | would have had more knowledge about bug@rngpme and do more research
before committing to a big purchase such as bugihgme.

Participant 11 stated that it was also a learning>gerience for her in purchasing
and committing into big purchases:

| wish | would have done a little more researctbenoming a homeowner on the
mortgage products that was out there prior to mehasing my home.

Participant 13 stated that she has been feeling atlbetter with the negative side of
the purchase but still is cautious:

| would say it is okay. Now that | have a modifiocatin place | am feeling a little better
about me mortgage. | am still cautious.

Participant 15 believed that her experience was olgabut needs to be more cautious
in the future:

| think it was okay. It has made me more cautiousiow to conduct business with it
comes to owning or buying investment property st juave to keep reading and
watching.

Theme E: Feeling of happiness and excitement.

Participant 14 described her experience as excitingnd refreshing:
My experience of becoming a homeowner was verytiexcio me. It was new and fresh.

Participant 17 still felt very happy about her purchase despite the concerns she
faced:
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| did not regret purchasing in the Prince Georglaaas my home is concern. The only
issue | have is the amount of property taxes | aging on my home currently. | since
refinanced my home so | am feeling good at this emm

Participant 18 stated that she is somewhat pleas&dth her purchase and
disappointed with the high taxes:

| am somewhat please with my postpurchase of myehdm@m a little displeased with
my high taxes but other than that | am okay.

Participant 19 stated that she felt very good abouhe purchase after everything has
been settled:

| felt pretty good buying my home after | got my nigage squared away. | can now see
the value of being a homeowner.
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Appendix F: Thematic Analysis Step 2 or Exploratadrmext
| arranged the gathered texts from the previoys ateording to the number of
responses and used Microsoft Excel to computendnumber and percentage of
occurrences per emerging theme or experience. Bisltive copy of the results from the

Microsoft Excel spreadsheet:

Thematic CategoriesiConstituents 0 A P1{P2(P3{P4|P5|P6 P7 (P8 P9 |P10 (P11 P12 | P13 P | P15 | P16 | P17 | P18 P13 | P20
DCCUTENCES | OCCUITENCES

{
N Thematic Category T The Factors that motivated the participants to buy a _
i Oream to have their own fiome s rening was becoming too much i LA 11 1 I 11 |
i Rerk increase was ot reasonable and praclical anymore f piA [ 111 ] 1
] Wanted o wnite off tax or reeved of tax 7 bid ] ] ] 11 11
10 Wanted a bigger place for her family and children 1 i) 1
1l Far investment puipases 1 ) |
1
LE1 I (Thematic Category 2 How the type of subprime loans used by participant ‘
[} Had o kronledge that they were under the type of subprme loan [ A L A O 1 1
T Basd on the credit soores of the participants ! 1% 1 ]
T Condluctedther awn research an e best ype of loan 1 i ]
Il Enployed aloan bank oficer o help with the best tupe: of subprime loan 1 i) 1
1
|41 I Thematic Category 2 The participants” knowledge abaut subprime loans _

Limitee knowledg before aequiring subprie [oans and leamed the negative 5 =
A aapects orly ater Fer purchasg and furher research 1 1 I 1
i Mot enaugh hnowledge ahout subprime loans Before and ever after purchase 4 o |1 |1 ] |
i e of the negative side of subprirne loan bt had no chaice 1 i 1
i
PL| I Themalic Category 4 The participants” experience of buying a home in P
i A Average expenznce, parficinants were Just happy b be called a homeoner 3 LA ] 1 (11 ] | 11

Negative experience, paricjpants were not atisfied after purchase s theu fel that 7 ¥
% they were Linfairly breated 1 11 1 1 1 |
i) Straighiforward expenience in purchasing but overal expenence was a nighimare ! 14 ] 1

ery good exmerierce 2s the realtor explaingd the aspects of subprime loan o the : o
B parfcipant 1
i Diffioult expenence dustothe marke! 1 ) ]
A
k| ience of becoming a homeow

Horrible post-purchiase Experience as participants feltthat they were taken 7 ¥
1 advanlage of given hei ack of knowledze 1 |1 1 ] ] ] |
it} Fegling of preastre and anxiety of not being able bo pay dues 4 A 1 1 1
i} Leaming expenence of researching before commiting to a big purchase 4 A 1 1 1 1
h Feeling of happiness and sxctament 4 % | 111
B Feeling of secunity and comfort knawing that they have ther own hame 1 i ]
)
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