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EXECUTIVE SUMMARY
Black homeownership matters. Homeownership inequity is a primary driver of the 

racial wealth gap in New Jersey  – one of the highest in the nation. Unfortunately, 

Black New Jerseyans lack the same access to homeownership and wealth 

gains from homeownership afforded to white people in the state. Today, just 

38.4% of Black New Jersey households own homes compared to 75.9% of white 

New Jersey households. In addition, the typical white family in New Jersey has 

$132,000 in home equity, while the typical Black family rents so they have $0 in 

housing wealth. Black households that do own homes face substantial barriers to wealth-building through homeowner-

ship and thus enjoy significantly fewer financial benefits from their investment than their white peers do.

Our report Black Homeownership Matters: Expanding Access to Housing Wealth for Black New Jerseyans examines 

the present-day barriers that limit Black New Jerseyans’ access to and financial rewards from homeownership. These 

barriers include the racial wealth gap itself, which limits access to homeownership; high housing costs; higher home 

lending costs, including a lack of access to fair credit; and credit scoring systems. Even when Black New Jerseyans are 

able to overcome these obstacles and purchase homes, Black families’ homes are often undervalued due to ongoing 

segregation and are more vulnerable to foreclosure.

While the state and federal governments have taken swift and meaningful action to address urgent housing needs for 

renters and homeowners during the pandemic, more must be done to address racial disparities in homeownership in 

New Jersey. Existing state homeownership programs do not sufficiently meet Black New Jerseyans’ needs and should be 

better targeted to address the specific barriers to homeownership faced by Black families.

Our report presents the following policy proposals that offer solutions for addressing current barriers to homeownership 

for Black families in New Jersey:

1. New Jersey must ensure that state homeownership programs meet Black New Jerseyans’ needs by taking the 

following actions:

   a. Create first-generation homebuyers’ programs

   b. Provide greater levels of down-payment assistance

   c. Form stronger connections with real estate industry partners who serve Black communities

   d. Improve collection of demographic data for existing program participants

2. The state must commit to combatting home appraisal discrimination by passing A1519/S777.

3. New Jersey must help Black homeowners avoid foreclosure.

4. New Jersey must increase and protect successful programs to expand affordable housing.

5. Lenders should develop targeted assistance programs for Black homebuyers.

6. New Jersey must establish the New Jersey Reparations Task Force.
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Introduction
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Black homeownership matters.  

Owning a home is the primary way that most families 

build wealth. But from its founding as a colony, New Jersey 

designed a racialized system that incentivized land own-

ership by white people for white people while simultane-

ously separating Black people from homeownership, and 

by extension, wealth.1 Today, just 38.4% of Black New Jer-

sey households own homes compared to 75.9% of white 

New Jersey households.2 In addition, Black families that 

do own homes enjoy significantly fewer financial benefits 

from their investment than their white peers do. 

This homeownership divide has contributed substantially 

to New Jersey having one of the starkest racial wealth gaps 

in the nation, with its white families holding $322,500 at 

the median compared to only $17,700 for the state’s Black 

families.3  

As examined in the Institute’s report Making the Two 

New Jerseys One: Closing the $300,000 Racial Wealth 

Gap in the Garden State, today’s racial gaps in wealth 

and homeownership started with slavery and continued 

with generations of policies that prevented Black 

New Jerseyans from full social, political and economic 

participation in the state.4 Early racial restrictions on 

building wealth through property ownership were 

exacerbated over generations for Black New Jerseyans 

through racially restrictive covenants, redlining, exclusion 

from the GI Bill and predatory lending during the Great 

Recession.5 Thus, for generations, policies and practices, 

by design, have resulted in today’s stark racial disparities 

in homeownership and wealth.  



The COVID-19 pandemic has further intensified the racial and economic disparities that have been built The COVID-19 pandemic has further intensified the racial and economic disparities that have been built 

into New Jersey’s foundation; thus, it created an urgent need to design a new system of policy reforms that into New Jersey’s foundation; thus, it created an urgent need to design a new system of policy reforms that 

repair both past and ongoing harm from racial discrimination and promote racial equity in housing and repair both past and ongoing harm from racial discrimination and promote racial equity in housing and 

equitable access to homeownership.equitable access to homeownership.6 As underscored in our report  As underscored in our report Repairing the Cracks: How New Jersey Repairing the Cracks: How New Jersey 

Can Restore Black & Brown Communities Ravaged by COVID-19 and Systemic RacismCan Restore Black & Brown Communities Ravaged by COVID-19 and Systemic Racism, Black Americans , Black Americans 

have faced disproportionate economic setbacks during the pandemic, and a lack of stable and affordable have faced disproportionate economic setbacks during the pandemic, and a lack of stable and affordable 

housing has been a major contributor to their financial insecurity during this period.housing has been a major contributor to their financial insecurity during this period.7 Much more likely to  Much more likely to 

be renters, Black families have endured particularly great financial difficulties relating to housing during be renters, Black families have endured particularly great financial difficulties relating to housing during 

the pandemic, which have especially impacted renters.  the pandemic, which have especially impacted renters.  

Nationally, one-third of renters experienced housing insecurity in Nationally, one-third of renters experienced housing insecurity in 

2020 after the start of the pandemic compared to only one-sixth of 2020 after the start of the pandemic compared to only one-sixth of 

homeowners.homeowners.8 By December 2021, the percentage of U.S. renters not  By December 2021, the percentage of U.S. renters not 

caught up on their rent payments was 16.1%,caught up on their rent payments was 16.1%,9 while the proportion  while the proportion 

of Black renters nationally not caught up on their rent payments of Black renters nationally not caught up on their rent payments 

was an alarming 30.5%.was an alarming 30.5%.10 Thus, almost one in three Black renters Thus, almost one in three Black renters 

were behind on their rent payments almost two years into the were behind on their rent payments almost two years into the 

pandemic. By comparison, 6.9% of all homeowners were behind pandemic. By comparison, 6.9% of all homeowners were behind 

on their mortgage payments during this same time period.on their mortgage payments during this same time period.11 

Expanded homeownership for Black families could help provide Expanded homeownership for Black families could help provide 

the greater housing stability that comes with homeownership, but the greater housing stability that comes with homeownership, but 

we must also change policies to ensure that Black homeowners we must also change policies to ensure that Black homeowners 

do not face greater housing instability than white homeowners; do not face greater housing instability than white homeowners; 

more than one in seven (15.5%) of Black homeowners were behind more than one in seven (15.5%) of Black homeowners were behind 

on their mortgage payments in the final month of 2021.on their mortgage payments in the final month of 2021.12      

To be sure, state and local governments and community-based To be sure, state and local governments and community-based 

organizations have been able to provide extraordinary short-organizations have been able to provide extraordinary short-

term housing assistance to New Jerseyans in this time of crisis.term housing assistance to New Jerseyans in this time of crisis.13    

Yet, given the long history of policies which created barriers to Yet, given the long history of policies which created barriers to 

homeownership for Black people, much more must be done to combat long-term racial inequities in homeownership for Black people, much more must be done to combat long-term racial inequities in 

housing to help Black New Jersey families access affordable, safe and stable housing that serves as a housing to help Black New Jersey families access affordable, safe and stable housing that serves as a 

wealth-building vehicle as it has for generations of white families. Furthermore, we must ensure that wealth-building vehicle as it has for generations of white families. Furthermore, we must ensure that 

Black New Jerseyans have equal access to loans, equal costs of homeownership compared to white Black New Jerseyans have equal access to loans, equal costs of homeownership compared to white 

New Jerseyans and access to foreclosure mediation to ensure that increasing Black New Jerseyans’ New Jerseyans and access to foreclosure mediation to ensure that increasing Black New Jerseyans’ 

homeownership rate does not plunge them into default or foreclosure.homeownership rate does not plunge them into default or foreclosure.14
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By December 2021, By December 2021, 
the percentage of U.S. the percentage of U.S. 
renters not caught up renters not caught up 

on their rent payments on their rent payments 
was was 16.1%16.1%, while the , while the 

proportion of Black proportion of Black 
renters nationally not renters nationally not 

caught up on their caught up on their 
rent payments was an rent payments was an 

alarming alarming 30.5%30.5%..



Expanding homeownership and making the financial benefits of homeownership more racially equitable Expanding homeownership and making the financial benefits of homeownership more racially equitable 

are both critical in order to close long-term racial gaps in economic security and wealth. Both past and are both critical in order to close long-term racial gaps in economic security and wealth. Both past and 

present barriers to homeownership and housing wealth for Black families have contributed to the racial present barriers to homeownership and housing wealth for Black families have contributed to the racial 

disparities in homeownership that we see today. While rental housing is vital to meet the housing needs disparities in homeownership that we see today. While rental housing is vital to meet the housing needs 

of many New Jerseyans, particularly the most economically vulnerable, a focus on homeownership is also of many New Jerseyans, particularly the most economically vulnerable, a focus on homeownership is also 

crucial because it provides greater financial stability and can open avenues for building wealth. However, crucial because it provides greater financial stability and can open avenues for building wealth. However, 

for Black families to truly benefit from housing wealth, systems must be in place to support equitable for Black families to truly benefit from housing wealth, systems must be in place to support equitable 

asset-building opportunities for Black people. Reforms and policies must address the ongoing systemic asset-building opportunities for Black people. Reforms and policies must address the ongoing systemic 

barriers to wealth-building though homeownership for Black families.  barriers to wealth-building though homeownership for Black families.  

This report builds on the Institute’s This report builds on the Institute’s Erasing New Jersey’s Red LinesErasing New Jersey’s Red Lines report, which examined historical and  report, which examined historical and 

enduring barriers to Black New Jerseyans’ ability to purchase homes:  enduring barriers to Black New Jerseyans’ ability to purchase homes:  

• • First, it examines current disparities in homeownership First, it examines current disparities in homeownership 

for Black New Jerseyans and several ongoing barriers that for Black New Jerseyans and several ongoing barriers that 

contribute to present-day inequities.  contribute to present-day inequities.  

• • Then, the analysis examines how existing Then, the analysis examines how existing homeown-homeown-

ership programs and current efforts to expand homeown-ership programs and current efforts to expand homeown-

ership opportunities fail to meet Black New Jerseyans’ ership opportunities fail to meet Black New Jerseyans’ 

needs and do not adequately address racial disparities in needs and do not adequately address racial disparities in 

the financial benefits of homeownership.  the financial benefits of homeownership.  

• • Lastly, this report recommends policies to combat Lastly, this report recommends policies to combat 

inequities in homeownership access and wealth returns inequities in homeownership access and wealth returns 

for Black families in New Jersey. for Black families in New Jersey. 

As housing and economic disparities have come As housing and economic disparities have come 

into greater focus during the pandemic, New Jersey into greater focus during the pandemic, New Jersey 

has an opportunity to create new avenues for secure has an opportunity to create new avenues for secure 

homeownership for Black New Jersey families that homeownership for Black New Jersey families that 

help build wealth. Action is urgently needed to ensure help build wealth. Action is urgently needed to ensure 

that Black families in the Garden State have equitable access to the safety, stability and asset-building that Black families in the Garden State have equitable access to the safety, stability and asset-building 

opportunities that come with homeownership that are already available to the majority of white New opportunities that come with homeownership that are already available to the majority of white New 

Jersey families.  Jersey families.  

The recommendations in this report chart that path forward. The recommendations in this report chart that path forward. 
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Recent data reveals a devastating portrait of limited housing 

wealth for Black New Jerseyans. New Jersey’s staggering racial 

disparities in homeownership were created by design through 

discriminatory and exclusive policies. They must, therefore, be 

eliminated by design though policy and systems change. But 

first, we must understand the characteristics and sources of 

racial inequities in homeownership in New Jersey in order to 

develop effective solutions to combat them. The data uncovers 

troubling trends.  

Ongoing obstacles to buying a home lead to substantial 

homeownership disparities for Black families in the Garden 

State. While over three-quarters of white households own their 

home, less than four in ten Black households do (see Figure 

1). In New Jersey, the highest rates of Black homeownership 

are in communities with few Black residents.15 Even in many 

communities that are majority Black, white residents are more 

likely to be homeowners.16 The typical white family in New Jersey 

has $132,000 in home equity, while the typical Black family rents 

so they have $0 in housing wealth.17

Newark, our state’s largest city, is about half Black, 36% Latina/o 

and just 8% non-Hispanic white;18 yet, despite having a significant 

Black population, white residents’ homeownership rate is higher 

than that of Black residents in all but one zip code of the city.19 

The racial homeownership gap is particularly pronounced in 

Essex County, where white families are almost 40 percentage 

points more likely to be homeowners than Black families and 

homeownership rates are lower overall than the state more 

broadly (Figure 1).

New Jersey’s Racial Disparities in 
Homeownership and Housing Wealth   
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Figure 1: Racial Disparities in Homeownership Rates in Newark, Essex County and New Jersey

Source: 2019 American Community Survey 1-Year Estimates.20

Nationally, the Black-white homeownership gap has persisted for decades21 and it is greater now than 

it was in 1960 when refusing to sell to a buyer based on their race was legal.22 While the national Black-

white homeownership gap is troubling at 30 percentage points, with the white rate at 72.1% compared 

to the Black rate of 42.0%,23 in New Jersey, the gap is even wider at 37.5 percentage points (see Figure 1). 

In addition, data from the past decade underscores a striking persistence in the statewide Black-white 

homeownership gap, even as Black and white families faced the impacts of the Great Recession and the 

bursting of the housing bubble; in fact, as in the rest of the country,24 Black families were more harmed 

by the after-effects of the Great Recession, seeing greater declines in homeownership compared to 

white families during the Great Recession (see Figure 2). Specifically, in the first half of the 2010s, Black 

homeownership in New Jersey fell from 41.5% to a low of 36.8% in 2015, an almost five percentage point 

decline (4.7), compared to a decline of about two percentage points for white families at the lowest point 

in 2014. 

23.1%

26.6%

28.7%

67.1%

75.9%

38.4%



These disparities in the Black-white homeownership rate are glaring. In addition, as the next section 

demonstrates, even when Black families in New Jersey are homeowners they tend to benefit less 

financially than their white peers. The analysis uncovers how present-day barriers to homeownership 

and housing wealth for Black families remain unaddressed and are compounded by historical barriers 

that have impeded Black homeownership for generations. 
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Figure 2. Persistence of the Black-White Homeownership Gap in New Jersey 

Source: American Community Survey 1-Year Estimates, 2010-2019 25 

77.9%
75.8% 75.9%

41.5%
36.8% 38.4%
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In New Jersey, high costs, racial disparities in home values, 

barriers to accessing loans, credit scoring systems and the 

existing racial wealth gap – which itself is a manifestation of 

generations of structural inequalities26 – make owning a home, 

sustaining homeownership and building wealth through 

homeownership more difficult for Black families compared 

to white families. In turn, homeownership disparities lead to 

substantially lower wealth for Black New Jersey families who, 

as seen above, are less likely to be homeowners and are less 

likely to see substantial home equity gains when they do own 

a home.27 Further, Black New Jersey homeowners are more 

likely to face foreclosure because of structural barriers in the 

labor market that lead to greater income volatility,28 a lack of 

home equity and net worth29 and inequities in lending.  

We  must understand these modern barriers to home-

ownership for Black families to address them. The following 

section identifies key ongoing barriers to homeownership and 

wealth-building through homeownership for Black New Jersey 

families, so that policymakers, advocates and community 

members in the state can work together to topple them 

through structural and policy reforms. 

Ongoing Barriers to Black Homeownership 
and Housing Wealth in New Jersey  



The Racial Wealth Gap Itself Hinders Homeownership for Black Homebuyers 

New Jersey’s staggering racial wealth gap was 
created on a foundation of policies that supported 
wealth-building for white families while excluding 

Black families;30 it often gives white homebuyers 
a head start in accessing homeownership, while 
Black families simultaneously face more tenuous 
financial footing. With a median household 
wealth of $322,500, white New Jersey families 
have substantially more wealth to invest in buying 
a home than Black families, whose median 

household wealth is just $17,70031. White people 
are more likely to have access to family wealth that 
has been passed across generations from periods 

in which discrimination and racial exclusion were explicit.32 Intergenerational wealth makes it easier for 

many white families to pass on a financial head start from parents to adult children.33 For example, white 
homebuyers are more likely to be able to rely on their parents to provide them with financial assistance 

to cover closing costs and the cost of a down payment.34 Unfortunately, our long history of systemic 
racism – which includes slavery, redlining, disparities in implementation of the GI bill and other forms of 
discrimination and barriers to homeownership over generations – has made it difficult for many Black 

parents today to do the same.35 Only 8% of Black families receive an inheritance compared to 26% of white 

families.36 When Black families do receive inheritances and large gifts, they receive $5,013 less than white 

families.37 By contrast, Black college-educated people are much more likely than their white peers to send 

financial support to their parents.38 
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Housing Costs in New Jersey Are Too High for Many Black Families  

There is a dire need for more affordable homeownership options for Black families in New Jersey. 

A recent poll found that 87% of New Jerseyans believe that housing costs are a very or somewhat 

serious problem.39 Approximately 28.8% of New Jerseyans who live in owner-occupied housing spend 

30% or more of their incomes on housing,40 while roughly 11.7% of New Jerseyans who own their 

homes spend at least 50% of their incomes on housing costs.41 This trend is even more dire in Newark, 

where 51.2% of homeowners spend 30% or more of their incomes on housing,42 while over a quarter 

(27.3%) of homeowners spend at least 50% of their incomes on housing costs.43 Housing is considered 
affordable when residents do not pay more than 30% of their income on housing costs, including 

utilities.44 Thus, a substantial portion of homeowning New Jerseyans and Newarkers, in particular, 
struggle to afford housing. 

In New Jersey, white families have substantially more wealth than Black 
families with a staggering racial wealth gap of over $300,000.
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Despite a decline after the Great Recession, 
home prices in New Jersey have risen 
dramatically to levels that are unaffordable 
for many, particularly in the last two years 
since the start of the pandemic.45 Housing 
prices increased substantially in late 2020 
as the COVID-19 pandemic ravaged the 
country and the state46 and people in New 
York City and other large cities relocated to 
other areas for more space, including New 
Jersey.47  In 2020, the median sales price of a 
home nationally was $336,950.48 By 2021, the 
median price had increased to $396,800.49 By 
comparison, in New Jersey, the median price 
of a single-family home at $325,000 in 202050 
jumped up 23.1 percent to $400,000 in 2021.51    

Even though the pandemic dramatically shifted the home buying landscape in New Jersey52 and 
prices have been on the rise in our state, nationwide, homeownership can still be more affordable than 
renting. Homeownership remains a vital component of affordable housing53 and is a crucial asset-
building opportunity, with home equity making up the greatest portion of household net worth in the 
United States.54 In fact, in more than half of U.S. counties (58%), homeownership is more affordable than 
renting,55 but trends suggest affordability is on the decline.56 The average American homeowner pays 16% 
of their income towards their mortgage, which is significantly less than the 30% considered affordable.57 
Homeownership can be affordable because owners have much more predictability in monthly payments;58 
these monthly payments only increase if, for example, property taxes and property insurance increase.59  

Black Owners Face Higher Home Lending Costs   

Fair access to affordable credit and home loans remains a substantial barrier to homeownership 
and the wealth-building benefits of owning a home for Black New Jersey families. Nationally, higher 
mortgage rates, a lack of refinance opportunities, greater insurance premiums and higher property 
taxes lead Black homeowners to experience greater costs associated with owning a home compared 
to white families61 – limiting financial gains of homeownership for Black families.62 On average, Black 
homeowners pay approximately $250 more per year than white homeowners in interest on home 
loans.63 Evidence has shown higher median interest rates (4.215%) among Black homeowners with 
incomes between $75,000-$100,000 than those for white borrowers with incomes less than $30,000 
(4.16% at the median).64 Black homeowners also pay higher mortgage insurance costs of about $550 
more per year than white homeowners.65 In addition, systemic inequities in property assessments 
lead to higher tax rates for lower-income communities of color than affluent predominately white 
communities, leading Black families to pay higher property tax rates.66 In combination, these systemic 
factors strip wealth from Black homeowners and require urgent remedies in order for Black families to 
enjoy the financial benefits of wealth enjoyed by many of their white peers. 
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Population Demographics

42.2%
38.2%

21.9%

62.9%

22.9%

53.0%

15.2%

63.5%

1 3.3

2.7

2.6

2.1

Widespread inequities in lending practices make home loans both more expensive and less accessible for 
Black borrowers. In New Jersey, Black applicants have consistently been the most likely to be denied single-
family loans in recent years compared to other groups.67 Disturbingly, in 2017, high-income Black New Jerseyans 
were more likely to be denied for a single-family home loan than low-income white people (12% versus 10%).68 
In Essex County, Black applicants were over three times more likely than white applicants to have lenders 
deny their home loan applications for the purchase of a home – the worst ratio in the state.69 Relative to other 
counties, Black applicants had the greatest inequities in rates of denial for home purchase loans compared to 
white applicants in Essex, Camden and Union counties (see Figure 3).70 Statewide, Black applicants were more 
than two times as likely as white applicants to be denied home purchase loans.71 

Figure 3. These 3 New Jersey Counties Have the Highest Black-White Denial Ratios 
for Home Purchase Loans

1

1

1

Black to White Denial Ratio

Source: National Community Reinvestment Coalition Fair Lending Tool and 2020 U.S. Census.72 Denial ratios calculated among home purchase loans only.
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Credit Scoring Systems Limit Black New Jerseyans’ Access to Homeownership

Structural racism is embedded in credit scoring systems79 and thus inequities in the design of credit 

scores are another barrier to opportunities for wealth-building through homeownership for Black families 

in New Jersey and nationally. Current scoring systems lead to lower credit scores for Black people than 

white people for a number of reasons.80 One reason is credit scoring systems’ exclusion of particular bills 

from consideration, such as rental and utility payments.81 Excluding these bills from credit scoring systems’ 

evaluations prevents Black people from maximizing their scores since they are more likely to be renters 

than homeowners.82 

Additionally, Black people's financial health is often more precarious due to broader inequities in our 

financial and labor market systems, which in turn impacts credit scores.83 Given existing wealth disparities, 

Black Americans typically have fewer financial reserves to rely on and are also more likely to be behind 

financially due to systematic obstacles and racism in the labor market.84 During financial downturns, such 

as the economic crisis recently caused by the pandemic, limited savings among Black people may lead to 

greater difficulty paying bills and debts, which in turn, can lower credit scores.85 Creditors are also more 

inclined to sue Black borrowers, and debt collection lawsuits that end in default judgments can further 

damage credit.86 Thus, preexisting racial wealth and homeownership disparities reinforce credit score 

disparities, which in turn create another barrier to Black homeownership. Across over 100 metro areas with 

more than 40,000 Black residents, credit score differences between white and Black people explain 22% of 

the Black/white homeownership gap.87 More equitable formulas for credit scoring in the U.S. would serve 

to increase access to and the financial benefits of homeownership for Black families.

In addition, Black families are more likely to get predatory, subprime loans than 

their white peers, which strip the wealth of homeowning families. It is well-

documented that Black families nationwide were targeted for expensive, subprime 

home loans during the housing boom prior to the Great Recession73 – a pattern 

which unfortunately continues today. While subprime loans have higher interest 

rates than standard loans – in theory, to compensate lenders for accepting the risk 

associated with lending to higher-risk borrowers,74 Black and Latina/o borrowers 

were more than twice as likely as comparable white applicants to receive such 

loans during the housing boom of the 2000s.75 In fact, during this period, Black 

families earning more than $200,000 per year were more likely to get a subprime 

loan than a low-income white family making under $30,000 annually.76 Today, Black 

households remain the most likely group to receive subprime loans in the Garden 

State,77 a worrisome reality given the documented history of racial targeting of 

subprime loans. In fact, in 2017, Black loan recipients in New Jersey were more than 

three times as likely as white loan recipients to have a subprime mortgage loan.78 

Overall, higher lending costs mean that Black families do not benefit equitably 

from homeownership relative to their white peers.

In 2017, Black loan 

recipients in New 

Jersey were more than 

three times as likely 

as white loan recipients 

to have a subprime 

mortgage loan.
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Racial Inequities in Home Values Are a Symptom of Segregation and Racial Bias

Among Black families who are able to purchase a home in the Garden State, disparities in home values between 
communities of color and predominately white communities in New Jersey limit the financial benefits of 
homeownership for Black families. Generations of public policies, such as redlining and racially restrictive 
covenants,88 have led to severe residential and school segregation.89 Since property taxes are a vital component of 
public school funding, and, on average, Black people live in neighborhoods with higher poverty and lower levels of 
wealth, the average Black student’s school district has less local revenue than the average white student’s school 
district.90 Therefore, residential segregation and school segregation are inextricably linked – and New Jersey is 
one of the most segregated states in the country.91 It is promising that the Biden Administration restored a vital 
tool to combat racial residential segregation – the federal Fair Housing Act’s Affirmatively Furthering Fair Housing 
requirement;92 however, our state remains highly segregated, and across the country, homes located in majority-
Black neighborhoods receive lower appraisals than homes of similar quality and amenities in neighborhoods with 
few Black residents, reflecting ongoing racial bias in the housing market.93 

Substantially lower home values in Black neighborhoods mean less housing wealth among Black homeowning 
families. In New Jersey, communities with more Black residents are associated with both lower Black 
homeownership rates and lower home values.94 In fact, homes in Black-majority municipalities have less 
than half the median value compared to the state overall (see Figure 4). Specifically, recent analysis suggests 
that, in the Trenton area, homes in Black-majority neighborhoods are valued at 30.7% ($36,353) less than in 
neighborhoods where less than 1% of residents are Black.95 Similarly, in the Atlantic City-Hammonton area, 
home values in Black-majority neighborhoods are 13.9%, or $23,349, lower and in the Newark-New York area 
they are 9.8% lower ($47,888).96 These lower home values in predominately Black communities in our highly 
segregated state97 translate into lower wealth gains for Black families who are homeowners.  

Figure 4: Lower Home Values in New Jersey’s Black Communities in 2018

Source: New Jersey Future. 2020.99 The home values in this graphic represent the average home value in the median municipality in each of the three groups 
in this figure.

$155,700

$415,200
$377,700
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The disparities in home values between Black and white New Jerseyans reflect 
disturbing national trends. Nationally, the total value of U.S. household wealth 
obtained through primary residences is about $26.3 trillion;100 Black people only 
have a fraction of that wealth101 – about $1.53 trillion or just 6.0% of the nation’s 
total wealth through homeownership.102 Aligning with national trends, Black 
New Jerseyans’ total wealth through homeownership is only 5.9% of the state’s 
total $860 billion in wealth through homeownership in primary residences, or 
about $50.9 billion.103 

Ongoing discrimination and the impacts of decades of government and real 
estate agents’ policies and practices that linked the presence of Black people in a 
neighborhood with lower property values persist and continue to affect property 
values in Black neighborhoods.104 Discrimination in home appraisals also limits 
the value of Black-owned homes in racially diverse and predominately white 
neighborhoods.105 Overall, lower home values for Black homeowners result in less 
accumulated wealth through homeownership than white owners' experience.106 
In addition to racial bias in home appraisals, the use of zoning to direct industrial 
activity and thus, toxic exposure towards Black neighborhoods, commonly 
deflates land values.107 In combination, these market factors – which reflect past 
and ongoing racism in the housing market and society more broadly – severely 
lessen the wealth of the New Jersey Black families who are able to become 
homeowners by limiting the value of their homes over time. 

Black New Jersey Homeowners Are More Vulnerable to Foreclosure

Vulnerability to foreclosure is a key barrier to asset-building through homeownership for Black families in the Garden 
State. With lower wealth levels and fewer resources in their extended family networks to turn to during economic 
shocks, Black homeowners are more likely than white families to face foreclosure.108 Again, as with access to 
homeownership, the racial wealth gap, as well as disparities in income, leave Black families especially vulnerable to 
foreclosure. During the foreclosure crisis that led to the Great Recession,109 about 8% of Black homeowners lost their 
homes to foreclosures compared to 4.5% of white homeowners.110 

As we emerge from the pandemic, the loss of wealth through foreclosure is a very real concern for Black homeowning 
families. Both new homeowning families and long-term owners should have access to the supports they need to avoid 
foreclosure during this time of widespread economic instability. As discussed in more detail below, the state and federal 
governments have launched important initiatives to help families facing foreclosure. However, New Jersey is particularly 
vulnerable to foreclosures. Before the pandemic, New Jersey had the highest foreclosure rate in the nation for five years 
running, from 2015 to 2019; in 2022, after the end of the state’s pandemic moratorium on foreclosures, New Jersey has the 
second highest foreclosure rate in the nation.111 In addition, in 2019, Atlantic City and Trenton – two majority people of color 
cities with large Black populations112 – had the highest foreclosure rates among major metropolitan areas in the country.113 
Thus, to address barriers to asset-building through homeownership, both initial access and avenues for long-term stability 
for homeowners after purchase are crucial. The greater risk of foreclosure among Black families is due to systemic inequities 
that must be addressed with systemic solutions.

Each of the barriers highlighted above make access to homeownership and the financial benefits of homeownership 
inequitable. Several existing programs in New Jersey aim to help expand homeownership opportunities for families 
but more must be done.

Black New Jerseyans’ 

total wealth through 

homeownership is only 

5.9% of the state’s 

total $860 billion 

in wealth through 

homeownership in 

primary residences.
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Given ongoing racial disparities in homeownership and 

housing wealth as well as the numerous and continuing 

barriers to homeownership and the f inancial benefits of 

homeownership for Black families described above, there 

is much more that needs to be done to create equitable 

access to housing wealth in New Jersey. Policymakers 

and program administrators in the state can do more to 

increase access to homeownership, to mitigate persistent 

obstacles and to facilitate equitable home equity growth 

for Black families.  

The need for new pathways to close racial disparities in 

homeownership and housing wealth in New Jersey is 

great; yet, with the enormous racial gaps today, it is clear 

that current programs in New Jersey and the country 

more broadly are not doing enough to meet Black 

families’ needs. This section highlights several major 

programs and remaining gaps in opportunities. It does 

so in order to inform the design and implementation of 

more effective policies and programs that will close the 

stark racial disparities in homeownership and housing 

wealth in the Garden State.

Gaps in Existing Homeownership Opportunities 
and Programs for Black New Jerseyans 
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Current Down Payment Assistance Programs Inadequately Tackle the Racial Homeownership Gap 

Program data indicates that current state homeownership programs do not provide enough Black New Jerseyans 
with support to close the substantial homeownership disparities in our state. The New Jersey Housing and Mortgage 
Finance Agency (NJHMFA) provides mortgage loans as well as down payment and closing cost assistance to 
help New Jerseyans become homeowners.114 Since 2018, the NJHMFA has offered a Down Payment Assistance 
(DPA) Program, which provides $10,000 in down payment and closing cost assistance for eligible, first-time 
homebuyers.115 Existing evidence suggests that Black New Jerseyans are currently underserved by this program, 
while white families are the largest beneficiaries. According to available data, since 2018, Black New Jerseyans’ 
representation in the DPA program has lagged behind their 15.2% of the state population (see Figure 5).116 Available 
2021 DPA data indicates that more Black New Jerseyans received home loans that year than in prior years; however, 
given incomplete information on the race/ethnicity of participants, the data also suggests room for improvement 

both in serving Black families and collecting racial data on participants.117 

Figure 5. Black Families Underserved by Down Payment Assistance Program

Source: NJHMFA Down Payment Assistance Program Data, 2018-2021  Percents in figure rounded to nearest whole percent.

Black               White               Latina/o               Asian               Other/Unknown

No. of Loans: 1306 No. of Loans: 1235

No. of Loans: 1365 No. of Loans: 1643
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Down payment assistance programs need provisions to specifically help to close the racial wealth gap or they 
will fail to consider the structural barriers to Black homeownership.118 A 2021 report from the National Fair 
Housing Alliance and the Center for Responsible Lending cautions the Biden Administration against creating 
a national Down Payment Assistance program without more specific criteria to aid Black homebuyers.119 The 
report recommends that the prospective program’s eligibility be limited to first-generation homebuyers (those 
homebuyers whose parents endured exclusionary housing policies or otherwise were not homeowners) and 
whose income is at or below 120% of the Area Median Income (AMI).120 Nationally, 43% of this income-eligible 
population of first-generation homebuyers is comprised of Black people.121 By contrast, if a down payment 
assistance program fails to consider first-generation homebuyer status and instead, allows all first-time 
homebuyers with incomes up to 80% of the AMI to apply, only 23% of eligible households would be Black.122 
Therefore, this analysis suggests that down payment assistance programs without more specific targeting for 
first-generation status do not as effectively address the Black/white homeownership gap.123

Employment-Based Housing Programs Can Exacerbate Racial Inequities 

When developing programs that benefit particular groups based on employment status or public service 
positions, legislators must consider racial equity implications. Existing administrative data reveals that white 
participants are the overwhelming majority of beneficiaries of the Police and Firemen’s Retirement System 
Mortgage Program.124 In 2020, 66.4% of loans were made to white people and just 1.5% to Black people, 
while 24.8% of loans went to a person whose race/ethnicity is not known.125 These substantial disparities 
suggest that intentional action, including assessment of how programs will affect different racial and ethnic 
subgroups in the state before and after policies are passed and implemented, is needed to ensure programs 
close homeownership disparities, rather than exacerbate them. 

The Community Reinvestment Act Should Be Strengthened

The Community Reinvestment Act (CRA) creates a national framework for ensuring that banks meet the 
credit needs of low- and moderate-income (LMI) individuals and neighborhoods.126 The CRA was enacted 
in 1977 in response to the nation’s long history of lending discrimination against people of color at the 
individual level and, more broadly, against entire communities of color.127 It compels financial institutions 

to ensure that they meet the credit needs of the 
communities where they conduct business.128 
Although the CRA was designed to counter 
redlining and racial discrimination in lending, the 
law requires federal regulatory agencies to evaluate 
banks’ performance based on how well they meet 
the credit needs of entire communities, primarily 
based on income.129 Thus, regulators failed to 
include race when developing the CRA regulations, 
and instead, focused on how well banks met the 
needs of LMI people and communities.130



19

If race were included explicitly in CRA evaluations, as advocated for by the National Community Reinvestment 
Coalition,131 the Center for Responsible Lending132 and others,133 then the CRA would work better to 
counteract the impacts of past and present lending discrimination and the resulting financial disparities 
by race in the U.S.134 While this important law has done much to expand banking activities in underserved 
areas, its impacts would be even stronger if race-conscious design were incorporated into the CRA.135

Crucial Existing Support for Homeowners in the Wake of the Pandemic    

New Jersey has provided invaluable housing support during the pandemic for renters and 

homeowners. Last August, Governor Murphy signed into law $500 million for the COVID-19 

Emergency Rental Assistance Program (CVERAP) and $250 million towards utility assistance; New 

Jersey’s Department of Community Affairs oversees the administration of both programs.136 The 

state’s foreclosure moratorium protected many New Jerseyans from foreclosure due to delinquent 

mortgage payments until it ended on November 15, 2021.137 After the foreclosure moratorium 

ended, the state stepped up again to provide homeowners with additional assistance. In February 

2022, New Jersey announced that it would allocate $10 million from the federal American Rescue 

Plan (ARP) towards the New Jersey Foreclosure Prevention Act program, which was launched in 

2021 and allows the state to prevent foreclosure proceedings and help distressed homeowners.138 

The Homeowners’ Assistance Fund (HAF) – a component of the federal American Rescue Plan (ARP) 

– has set aside funding to help homeowners impacted by the COVID-19 pandemic by providing 

financial assistance to prevent mortgage delinquencies, defaults, foreclosures, displacement 

and loss of utilities or home energy services.139 The NJHMFA administers New Jersey’s HAF – the 

Emergency Rescue Mortgage Assistance (ERMA) program – which launched in February 2022.140 

The ERMA provides up to $35,000 to each New Jersey household to help pay for mortgage payments, 

property taxes, municipal or tax liens and other costs.141 Racially equitable administration of these 

important funds will be crucial for ensuring that the pandemic does not further exacerbate racial 

homeownership disparities in the state. 

Governor Phil Murphy signs the CVERAP into law. (2021) Image Credit: Hudsoncountyview.com
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While wealth from homeownership is the greatest asset 

for most families and a means to build intergenerational 

wealth, Black families simply do not have the same 

opportunities to build wealth through homeownership 

that white families do. New Jersey must rebuild the 

foundation of the housing landscape in the state to ensure 

that Black families can enjoy the same opportunities to 

build wealth through homeownership that have been 

available to white families for generations.  

The analysis in this report makes clear that the racial 

homeownership disparities that we see today in New 

Jersey are a significant source of our state’s racial wealth 

gap and must be addressed immediately. Despite current 

homeownership initiatives, the persistence of stark Black-

white disparities in homeownership rates and racial 

inequities in the financial benefits of homeownership in 

New Jersey must be addressed head-on through bold, 

impactful policy reforms. The following proposals will help 

lead the way. 

Policy Recommendations 



1. New Jersey Must Ensure That State Homeownership Programs Meet Black New Jerseyans’ Needs  

We must promote a rigorous evaluation of existing state homeownership programs to ensure that they effective-

ly expand homeownership for Black New Jerseyans. Existing data suggests that the NJHMFA’s homeownership 

programs need more targeted criteria to better aid Black homebuyers. Several opportunities exist for the NJHMFA 

to strengthen their programs to ensure they are helping to close racial disparities in homeownership in our state.  

• First-generation homebuyers’ programs are a promising alternative to first-time homebuyers’ programs to target 
homebuyers of color. The NJHMFA should create a first-generation homebuyers’ program that can spur greater 
Black homeownership in the state. Boston’s first-generation homebuyers’ program is a potential model for New 
Jersey’s own first-generation homeownership efforts. In 2021, the City of Boston partnered with the Massachusetts 
Affordable Housing Alliance (MAHA) to provide first-generation Boston homebuyers who saved $2,500 with 
matching funds of $5,000 for a total of $7,500.142 Black people are the largest beneficiaries of MAHA’s program, 
making up 73% of program participants.143 With a more targeted approach than the current NJHMFA DPA 

program, Black homebuyers would disproportionately benefit from a first-generation homebuyers’ program. 

• New Jersey should follow New York City’s example as another high-cost housing market and provide a greater 
amount of down payment assistance. In October 2021, New York City’s Department of Housing Preservation 
and Development announced that it would offer up to $100,000 for low-income, first-time homebuyers 
to purchase a home in New York City.144 First-time homebuyers who earn up to 80% of the AMI can use 
the financial assistance towards down payment assistance or closing costs.145 The Neighborhood Housing 
Services of New York City (NHS) administers the program and more than 80% of its clients are people of 
color.146  Given the enormous racial wealth gap in New Jersey and the high cost of housing, modest amounts 
of down payment assistance are not sufficient to close homeownership disparities. In addition to better 

targeting, greater resources should be allocated for down payment support.   

• The NJHMFA should form stronger connections with real estate industry partners who serve Black 
communities. The NJHMFA underserves areas where there are significant Black populations. In 2020, 
the NJHMFA only made seven Down Payment Assistance (DPA) loans in Newark, only 18 in Camden, and 
zero in Asbury Park.147 People of color comprise the majority of residents in each of these cities, which are 
predominately Black and Latina/o.148   By forming closer partnerships with real estate and lending partners 
that serve Black residents of the state, the NJHMFA could make Black homebuyers more aware of their 
products and ensure that more Black families are able to benefit from their programs.  

• The NJHMFA should work with lenders 
to improve data collection of racial 
demographics of program participants. 
The agency can improve its programs’ 
effectiveness for Black New Jerseyans and 
other people of color by encouraging its 
lending partners to collect more accurate 
racial demographic data. More accurate data 
collection would improve our understanding 
of the extent to which Black New Jerseyans 
and other people of color do or do not 
benefit from the NJHMFA’s homeownership 
programs. It would also allow for additional 
remedies to program inequities. 
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2. The State Must Commit to Combatting Home Appraisal Discrimination by Passing A1519/S777   

New Jersey must root out biased appraisals to help Black homeowners equitably accumulate 
wealth through homeownership. Under pending legislation, A1519/S777,149 appraisers who commit 
discrimination will be fined or have their licenses suspended or revoked.150 In addition, appraisers and 
real estate agents will be required to provide homebuyers and owners with more information about 
their rights and opportunities to report appraisal discrimination.151 Recently, California adopted similar 
legislation to combat discrimination in home appraisals when it passed the Fair Appraisal Act.152 The 
Biden Administration has also identified inequities in home appraisals as a priority and recently released 
an action plan to address this issue.153  New Jersey should make combatting discrimination in home 
appraisals a priority and pass this important legislation in the strongest form possible. It is a key step 
towards making the housing market more equitable for Black families.

3. New Jersey Must Help Black Homeowners Avoid Foreclosure

Although there are resources to help New Jersey families stay in their homes during the pandemic, more 

must be done to help Black families avoid foreclosure. As noted above, there are several programs to help 

families facing foreclosure in New Jersey in the wake of the pandemic, but even more must be done. Existing 

non-profit-based foreclosure mediation programs,154 the ERMA program and the foreclosure prevention 

program155 created by the New Jersey Foreclosure Prevention Act (A5130/S3244)156 described above are all 

important resources for families to avoid foreclosure. However, Black New Jerseyans need more support 

to avoid foreclosure as we emerge from the pandemic, which has disproportionately impacted Black 

families. A pending bill (A1167) could further alleviate the weight of foreclosure on Black New Jerseyans by 

providing resources to those in need. If enacted, it would create the New Jersey Foreclosure Prevention 

Fund,157 make homeowners aware of foreclosure prevention assistance158 and give homeowners the 

option of mediation before foreclosures occur.159 With so many New Jersey Black families behind on 

payments due to the pandemic and the state facing one of the highest foreclosure rates in the nation,160 

A1167 could provide important additional protections 

against foreclosure. Implementation and evaluation of 

this new program and existing programs should include 

a racial equity lens to ensure that existing and new 

foreclosure protection programs are meeting the needs of 

Black homeowners, who – as our analysis has shown – are 

particularly vulnerable to foreclosure.
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4. New Jersey Must Increase and Protect Successful Programs to Expand Affordable Housing  

Many local community developers are doing important work by building affordable housing, but more 
investments are needed to increase Black New Jerseyans’ access to affordable homeownership. To increase 
the affordable housing supply, particularly for homeownership opportunities, the state must ensure that 
affordable housing development is and remains a priority. Importantly, developers now have more support 
to produce affordable homes, since the state has preserved the Affordable Housing Trust Fund (AHTF) in 
the FY 2022 state budget161 after years of diverting funds.162 It is encouraging that Governor Murphy is not 
only continuing to protect the AHTF in his FY 2023 budget but is also dedicating $300 million in American 
Rescue Plan funds towards the construction of 3,300 new affordable housing units.163 However, more 
investments are needed to increase the production of affordable homes to meet the great need in our 
state. The pandemic has only exacerbated the need for more affordable housing and greater supply to stop 
home prices from continuing to climb is urgently needed. New Jersey must ensure that the AHTF remains 
fully funded and the state budget continues to prioritize funding for affordable housing development 
designed to create homeownership options for years to come.164

 

5. Lenders Should Develop Targeted Assistance Programs for Black Homebuyers 

While many programs aimed at low- and moderate-income people can help mitigate the effects of 
discriminatory policies, they cannot wholly undo the harm that Black New Jerseyans have suffered. Since 
policies have had negative effects on Black New Jerseyans due to race, race-conscious housing policies are 
essential to reversing their effects.

Special Purpose Credit Programs (SPCPs) are targeted credit programs that lenders can create to benefit 
“economically disadvantaged” groups who share a common identity such as race, national origin or sex.165 
SPCPs can also take other forms, including but not limited to loans for businesses owned by people of color, 
women and veterans.166 While many credit programs are targeted at low- and moderate-income people, 
they do not always help close racial credit and homeownership gaps.167 However, the benefit of SPCPs 
is that they can explicitly consider race. Lenders may have overlooked the possibility of race-conscious 
SPCPs because they are concerned about violating the Fair Housing Act of 1968 since it prohibits racial 
preferences in the housing market.168 However, a provision of the Equal Credit Opportunity Act (ECOA) of 
1974 allows lenders to favorably consider factors like race to provide more targeted lending opportunities 
for groups who have historically faced discrimination.169 The Consumer Financial Protection Bureau 
(CFPB) is available and willing to be a resource on plans to develop SPCPs.170 Therefore, private lenders 
– both non-profit and for-profit171 – have an important opportunity to create down payment assistance 
and lending programs that target Black New Jerseyans and other families of color to help increase their 
homeownership rates and eliminate unequal access to fair loans.
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6. New Jersey Must Establish the New Jersey Reparations Task Force 

It is time for New Jersey to address the centuries of harm inflicted on its Black residents starting with 

slavery and persisting for generations which have led the state to present-day disparities in education, 

wealth and the criminal justice system – some of the worst in the nation.172 New Jersey can and must do 

so by Saying the Word: Reparations.173 Slavery provided the foundation for the cracks of structural racism 

in the Garden State, which have erupted into earthquakes in New Jersey’s Black communities.174 New 

Jersey has been called the “slave state of the North,” and by 1830, more than two-thirds of all enslaved 

people in the North lived in New Jersey.175 A crucial step in advancing Black families’ wealth, security 

and homeownership opportunities must be the creation of a New Jersey Reparations Task Force (A938/

S386). The task force can be a significant step in repairing the harms of slavery in our state and expanding 

opportunity for Black New Jerseyans by creating a plan for addressing the racial inequities built into our 

state’s foundation – including those that manifest in homeownership disparities.

The Institute's Andrea McChristian speaks at a Juneteenth rally to Say the Word: Reparations (2021).
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CONCLUSION
Past policies created a foundation for racial inequity in 

homeownership in the Garden State and ongoing barriers 

today continue to create obstacles to wealth-building through 

homeownership for Black families. Our current efforts to close 

the Black-white homeownership gap have been insuff icient. 

Our attempts to ensure racial equity in the f inancial benefits 

of homeownership have similarly been lacking.  

Policy to expand homeownership and the f inancial inequities 

in the housing market in New Jersey must address the needs 

of Black New Jerseyans.  

We must ensure that Black New Jerseyans have the 

opportunity not only to become homeowners, but also to build 

wealth through homeownership and thrive economically. Our 

goal must be to achieve racial equity in Black families’ ability 

to build wealth through homeownership. Because Black 

homeownership matters.   
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