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The State of Banking in the City of
Boston

2019 Boston Home Ownership

Pressures on Boston’s limited housing
supply eased in 2019. The median sales
price for a single-family home in Boston
was down 0.7% year-over year. Condo
prices were down Yyear-over-year by
1.9%. The sales of single-family homes
were down by 10% and sales for condos
were down by 8.8%.: Despite this
reduction Boston’s population continued
its growth of 12% in the past decade,
double that of the nation as a whole.>

Cost of Homeownership

Even considering the year-over-year
reduction in pricing and increase in
availability, the median housing price for
in Boston remains out of reach for many
home buyers. Overall median home
prices rose to $735,000 in 2019 from
$508,000 five years earlier. The
continued high price of home ownership
makes it challenging, if not out-of-reach
for many Boston residents, given the
2019 median household income of
$71,115.:

A family would need to earn around
$160,000 per year to qualify the median
home in Suffolk County, according to
data from the National Housing
Conference - well over the household
income of the average two-person
household in the Boston area.

1 https://www.curbed.com

2 www.bostonglobe.com

3 https://datausa.io/profile/geo/boston-ma/#housing
4 www.bostonherald.com/2019/10/3.

%5 www.mahahome.org (James Campen)

Lending to Minorities and Low- and
Moderate-Income Borrowers

Blacks and Latinos have consistently
received shares of total loans far below
their population shares; the loans they do
obtain have been much more likely to be
higher  interest Federal  Housing
Administration loans (*FHA); and their
applications for mortgage loans has been
much more likely to be denied at higher
rates.s

In the City of Boston, FHA loans
accounted for 14.9% of loans to blacks,
and 2% of loans to whites and 1.2% to
Asian applicants. The current level of
FHA loans, especially to traditionally
underserved borrowers and
neighborhoods, is not itself a problem,
but is a constructive response to an
underlying problem: the lack of
availability of conventional loans to those
borrowers and neighborhoods.

Furthermore in 2019, refinance loans
considered high-cost accounted for 1.7%
of refinance loans overall and 2.73% of
refinance loans to blacks.

Historically, denial rates for conventional
mortgage loans have been higher for
Blacks and Latinos yet this discrepancy is
not based solely on income.: In Greater
Boston, the denial rate for borrowers with
incomes between 100% and 120% of the
median income was 22% for Blacks and
9% for whites.

® FFIEC online HMDA reports, Board of the Governors of the
Federal Reserve System; 2018.
7 www.bostonglobe.com

8 www.mahahome.org (James Campen)
° 1bid.14.9
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Small Business Lending Trends 2019

The total number of small business loans
originated in Suffolk County decreased
from 23,804 in 2017 to 23,257 in 2018
and increased to 25,419 in 2019. Small
business loan dollars decreased, from
$794 million in 2017 to $720 million in
2018 and rose to $763 in 2019.

In 2018 the highest number of loans and
greatest dollar amount went to the upper-
income tracts. The trend continued in
2019 with 39.3% of loans by number and
48.9% of loans by dollar amount going to
upper-income tracts.

The 8 banks profiled in the Small
Business report originated $229 million
in small business loans in Boston in 2019,
totaling 30% of the total small business
loan dollars originated in the area.

About This Report

Since 1999, BanklQ has prepared the
Linked Deposit Banking Report to the
Mayor, which reports annually on the
residential lending, small business
lending, and community development
practices of the group of banks eligible to
provide banking services to the City of
Boston.

The report was created in accordance
with section 6-8.2 of chapter VI of the
City of Boston Municipal Code. Section
6-8.2 requires that any institution wishing
to contract with the City to provide
banking services or to become a city
depository shall annually disclose
information on its loan activity and

12 City of Boston Municipal Code, Chapter VI, section 6-8.2.

community development participation
and services. The Linked Deposit
Banking Report to the Mayor, which
summarizes these disclosures and
includes additional supplemental
information, is intended to assist City
officials as they compare the activities
and performance of banks in order to help
ensure that City monies are invested in
institutions that contribute positively to
the Boston community.*?

CRA and HMDA Legislation and
Reporting

The lending and community development
data and analysis that form the core of the
Linked Deposit Banking Report to the
Mayor are the result of two landmark
pieces of fair housing legislation:
Community Reinvestment Act (1977),
and the Home Mortgage Disclosure Act
(1975).

Community Reinvestment Act

The Community Reinvestment Act
(CRA) provides a framework for
financial institutions, state and local
governments, and community
organizations to jointly promote banking
services to all members of a community,
including those in low- and moderate-
income  neighborhoods, that are
consistent with safe and sound banking
operations. The CRA prohibits redlining
(denying or increasing the cost of
banking to residents of racially defined
neighborhoods), and encourages efforts
to meet the credit needs of all community
members, regardless of neighborhood
income level.

The State of Banking in the City of Boston
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The CRA requires that each insured
depository institution's record in helping
meet community credit needs be
evaluated periodically and made
available to the public in the form of
performance evaluation reports. These
CRA performance evaluations describe
individual institutions’ success in
providing credit, investments, and
services that meet community needs.
Each institution’s record is taken into
account in considering its application for
deposit facilities, including mergers and
acquisitions.

CRA examinations are conducted by the
federal agencies  responsible  for
supervising depository institutions: the
Board of Governors of the Federal
Reserve System (FRB)=, the Federal
Deposit Insurance Corporation
(FDIC)«,and the Office of the
Comptroller of the Currency (OCC).=1n
general, national banks are evaluated
every three years; smaller banks that have
received a rating of Satisfactory or
Outstanding may be examined every four
or five years.'®

Institutions are evaluated using one of
several methodologies, based on the
institution’s  size,  structure, and
operations:

o Small Bank Evaluation. For institutions
with less than $250 million in total
assets,'” performance criteria are focused
on the bank's overall level of lending, its
lending penetration in geographies of
different income levels, and its lending

13 Community Reinvestment Act, FFIEC website.

4 Community Reinvestment Act (CRA) presentation, FDIC
website.

5 Community Reinvestment Act, OCC website.

16 Community Reinvestment Act (CRA) Questions and
Answers, OCC website.

17 Asset threshold adjusted annually.

to borrowers or businesses of various
income levels.

e Intermediate Small Bank Evaluation.
For institutions with assets between
$250 million and $1.16 billion,®
performance criteria include all criteria
in the Small Bank Evaluation, plus a
Community Development Test that
considers community  development
loans, investments, and services.

e |arge Bank Evaluation. For institutions
with more than $1.16 billion in total
assets,® evaluation consists of a Lending
Test, Investment Test, and Service Test.
The Lending Test considers the
institution's lending volume, as well as
its effectiveness in lending to borrowers,
geographies, and businesses of various
income levels. The Investment Test
considers both the volume and the
complexity/innovation  of  qualified
community development investments.
The Service Test considers the
accessibility of the bank's retail network,
as well as the extent and responsiveness
of community development services.

e Community Development Test.
Wholesale  or  limited  purpose
institutions are evaluated on the volume,
complexity, and  innovation  of
community development lending and
investments, as well as the bank's overall
responsiveness to credit and community
development needs.?

For each bank covered in this report, the
Linked Deposit Banking Report to the
Mayor includes ratings, information, and
analysis from the institution’s most recent
CRA performance evaluation.

18 |bid.

19 |bid.

2 Community Reinvestment Act (CRA) presentation, FDIC
website.
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Home Mortgage Disclosure Act

The Home Mortgage Disclosure Act
(HMDA) requires many financial
institutions to maintain, report, and
publicly disclose information about
mortgage applications received and the
institution’s action on those applications.
HMDA also requires most lenders to
identify the race, sex, and income of loan
applicants and borrowers.2

The data reported under HMDA are
intended to enable government entities
and the public at large to determine
whether financial institutions are serving
the housing needs of their communities,
and to identify possible discriminatory
lending patterns.z

The Linked Deposit Banking Report to
the Mayor draws on recent HMDA data
to provide an overview of lending rates
and patterns for each of the banks covered
in the report, as well as aggregate
performance for all reporting financial
institutions in the Boston MSA.

Additional Sources

In addition to the CRA performance
evaluations and HMDA data that form
the core of the Linked Deposit Banking
Report to the Mayor, this report includes
information drawn from the banks’
websites, annual reports, news releases,
and other publications. The report also
draws on data from other government
sources such as the FDIC and FFIEC
Institution Directories and  the
Massachusetts Office of Consumer
Affairs & Business Regulation, Division
of Banks. As CRA performance

2L About HMDA, Consumer Financial Protection Bureau
website.

evaluations are conducted only every
three to five vyears, these additional
sources are especially useful in providing
up-to-date supplemental information.

Introduction to the Information
Contained in This Report

The 2019 Linked Deposit Banking
Report to the Mayor contains information
on 2019 mortgage lending rates and
patterns for each of the following 11
banks:

Amalgamated Bank

Bank of America, N.A.
Citizens Bank, N.A.
Dedham Institute for Savings
East Boston Savings Bank
JPMorgan Chase Bank, N.A.
Leader Bank, N.A.
Needham Bank

Santander Bank, N.A.

TD Bank, N.A.

Webster Bank, N.A.

For each bank, this report presents a
general overview of the bank’s size,
staffing, and operations, as well as
detailed information on CRA ratings and
related community lending, investment,
service, and development activities. Each
bank’s profile concludes with a series of
charts and graphs that provide additional
detail on the bank’s lending activities for
2018.

Addenda

Several addenda provide additional
information about the activities of the 11

22 Home Mortgage Disclosure Act, FFIEC website,
https://www.ffiec.gov/hmda/.

The State of Banking in the City of Boston

Page 1-6


https://www.ffiec.gov/hmda/

o City of Boston 2019 Linked Deposit Banking Report to the Mayor

banks included in the 2019 Linked
Deposit Banking Report to the Mayor:

e Executive Summary: A brief
review of information covered in
detail in the full report, including
key statistics for 2018.

e Small Business Loans: Additional
information about each bank’s
2018 lending to small businesses
in the Boston MSA, as well as
comparisons to aggregate lending
patterns.

e Additional information regarding
each bank’s HMDA mortgage
lending data and aggregate
HMDA lending data in Boston is
provided electronically.

Sources

About HMDA, Consumer Financial
Protection Bureau website,
http://www.consumerfinance.gov/hmda/I
garn-more.

ATTOM Data Solutions website,
www.attomdata.com.

Boston Business Journal, website,
http://www.bizjournals.com.

The Boston Globe, website,
https://bostonglobe.com.

The Boston Herald, website,
www.boston herald.com

Changing Patterns XXIV, Available at
Massachusetts Community and Banking
Council website.

www.mchbc.info.

City of Boston Municipal Code
Published by American Legal
Publishing. Available online at
http://www.amlegal.com/library/ma/bost
on.shtml.

Commonwealth of Massachusetts
website, www.mass.qgov

Community Reinvestment Act (CRA)
presentation, FDIC website,
https://www.fdic.gov/requlations/resourc
es/director/presentations/CRA.pdf.

Community Reinvestment Act, FFIEC
website, https://www.ffiec.gov/cra/.

Community Reinvestment Act, Office of
the Comptroller of the Currency (OCC)
website,
http://www.occ.gov/topics/compliance-
bsa/cra/index-cra.html.

Community Reinvestment Act (CRA)
Questions and Answers, Office of the
Comptroller of the Currency (OCC)
website,
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http://www.occ.gov/topics/compliance-
bsa/cra/questions-and-answers.html.

Data USA website,
https://www.datause.io>profile>geo>bos
ton.

FFIEC.gov/CRA website.

FDIC Compliance Manual. Available
via the FDIC website,
https://www.fdic.gov/requlations/compli
ance/manual/.

Home Mortgage Disclosure Act, FFIEC
website, https://www.ffiec.gov/hmda/.

Massachusetts Affordable Housing
Alliance website, https://www.maha.org.

Urban Institute, website,
https://www.urban.orq.
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2019 Boston Comparative Charts

The charts on the following pages give
different views of the mortgage-lending
activity in the Boston.

In the first two sets of charts, aggregate
lending totals for all lenders in Boston are
broken out by race, both for all HMDA-
reportable loans and for low-income
mortgages specifically. These charts
include all HMDA and low-income
mortgages within Boston; the 11 banks
profiled in this report comprise a subset
of this total.

The third set of charts totals all HMDA
and low-income reportable mortgages, by
race, for the banks listed in this report,
offering a comparison against aggregate
performance in Boston.
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Aggregate Lending Information - HMDA

Boston, MA

2019

% of Total Applications % of Applications % of Files

Applications Applications Loans 9% of Loans \pp \pp % of % of Files Closed as Closed as.

Race Received Received Originated ___Originated Accepted Accepted Denied Denied Withdrawn Withdrawn Incomplete Incomplete
Am Indian/Alaska native 31 0% 18 58% 0 0% 7 23% 6 19% 0 0%
Asian 1642 9% 1119 68% . 27 2% 202 12% 234 14% 60 4%
Black or African American 2004 11% 1040 52% 43 2% 473 24% 312 16% 136 %
Nat Hawaiian/other Pac Isl 39 0% 23 59% 0 0% 13 33% 2 5% 1 3%
White 10542 56% 7732 73% 184 2% 918 9% 1331 13% 377 4%
2 or more minority 34 0% 15 44% 0 0% 13 38% 5 15% 1 3%
Joint (White/Minority) 424 2% 310 73% 10 2% 26 6% 66 16% 12 3%
Race N/A 4100 22% 2696 66% 82 2% 467 1% 650 16% 205 5%
Total 18816 100% 12953 69% 346 2% 2119 11% 2606 14% 792 4%

The chart at the right is the
breakdown by race of all the
applications received. For
example: the