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I.  INTRODUCTION
 For an economic recovery to be stable and enduring, it is critical that all communities – high 
income and low income, African American, Latino and white – share in the recovery. Every family has 
a right to basic economic security and a chance to share in the American Dream.  These values are 
the basis of the federal Fair Lending and Community Reinvestment Acts. For many American families, 
homeownership is a key piece of the American Dream.  It gives individuals and families the opportunity 
to build wealth through equity. Our entire economy benefits when all people, regardless of class or race, 
have a fair chance at economic security and opportunity.
 Many communities on Long Island faced two crises – the foreclosure crisis and Superstorm 
Sandy in 2012. These events threw families from their homes and stripped them of home equity. Long 
Island’s communities of color, in particular, were negatively impacted by these events due to the high 
prevalence of subprime, and often predatory, lending that occurred before the foreclosure crisis and the 
sharp declines in home purchase lending since.1

 This report uses a snapshot of mortgage lending in 2013 to explore the recovery of Long Island 
communities in terms of access to mortgage credit and, by extension, access to the American Dream. We 
examine home purchase lending by applicant and by community to assess whether all communities are 
benefiting equally in this area of economic recovery.
 This report updates the lending analysis done in our 2013 Long Island Foreclosure report,2  which 
included charts of lending by county from 2006 through 2011 and maps looking at differences in lending 
by county and census tract between 2006 and 2010.

II.  METHODOLOGY
 This report looks at home purchase lending, denial rates and denial disparities in Nassau and 
Suffolk Counties for all first lien non-high-cost loans and loan applications for 1-4 family site-built owner-
occupied dwellings.3 Using the publicly available Home Mortgage Disclosure Act (HMDA) dataset for 
2013 (the most recent year available), lending, loan type (conventional or government-backed4) and 
denial rates are compared at the borrower level, to borrower race/ethnicity5 and borrower income 
group.6  Additionally, the HMDA data are compared at the neighborhood level, to the percent of non-
white residents7 and the income level8 of each census tract. County maps of lending and denial rates 
by census tract are also analyzed. After reviewing and summarizing the analysis and key findings, this 
report makes recommendations to improve access to mortgage credit for underserved populations and 
communities.
	 Our	analysis	shows	that	low	and	moderate	income	areas	and	communities	of	color	on	Long	
Island	are	still	suffering	from	the	effects	of	the	foreclosure	crisis	and	are	far	behind	their	counterparts	
in	obtaining	mortgage	credit. In the last section, we offer policy recommendations that, if implemented, 
could change this disturbing trend and increase the number of low-moderate income borrowers and 
people of color who have access to affordable loans.  If ignored, we fear that the communities that are 
faring the worst today will only continue to decline.   
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III.  ANALYSIS
A.		A	Snapshot	of	Home	Purchase	Lending	on	Long	Island

 In 2013, a total of 18,153 home purchase loans were originated on Long Island, fairly evenly 
split between Nassau and Suffolk Counties. Of these loans, 24% (4,339) were government-backed, 
meaning they were Federal Housing Administration (FHA), Department of Veterans Affairs (VA), or 
FSA/RHS (Farm Service Agency or Rural Housing Service) loans insured or guaranteed by the federal 
government. The chart below summarizes lending by county. Though not shown here, the vast majority 
of the government-backed loans were FHA loans (88%).

Conventional	and	Government-backed	Home	Purchase	Loan	Originations	
in	Nassau	and	Suffolk	Counties,	2013

(1st lien non-high-cost loans on owner-occupied 1-4 family site-built units)

• 9,221 home purchase loans were originated in Nassau County, of which 19% (1,741) were 
government-backed.

• In Suffolk County, 8,933 loans were originated, of which 29% (2,598) were government-
backed.

• A significantly higher proportion of the loans in Suffolk County were government-backed 
than in Nassau County. 
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1.  High-Cost Lending
 While high-cost lending is not included in the rest of this report, the table below provides a 
county-level breakdown of high-cost lending on Long Island in 2013. It also includes the proportions of 
non-high-cost, high-cost and total loans that were government-backed.

• While still small in number, loans were more likely to be high-cost in Suffolk than in Nassau 
County. 

o Of Suffolk County’s 9,377 total loans, 4.7% (444) were high-cost, compared to 2.4% (223) 
of Nassau County’s 9,444 total loans.

• Government-backed loans were substantially more likely to be high-cost than conventional 
loans. 

o 12.6% (626) of Long Island’s 4,965 government-backed loans were high-cost, compared 
to only 0.3% of its conventional loans.

o 10.5% (205) of Nassau County’s 1,946 government-backed loans were high-cost, 
compared to only 0.2% of its conventional loans. 

o 13.9% (421) of Suffolk County’s 3,019 government-backed loans were high-cost, 
compared to only 0.4% of its conventional loans. 

• Almost all high-cost loans were government-backed.
o 93.9% (626) of all high-cost loans (667) in Long Island were government-backed.
o 91.9% (205) of all high-cost loans (223) in Nassau County were government-backed.
o 94.8% (421) of all high-cost loans (444) in Suffolk County were government-backed.
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 The pricing of FHA loans helps explain why a higher proportion of government-backed than 
conventional loans are high-cost loans. FHA loans are more expensive than conventional loans because 
of the required insurance premiums that go into the FHA’s Mutual Mortgage Insurance Fund. Borrowers 
must pay both an upfront premium (1.75%) that is due at the time of the loan and an annual premium 
that is allocated to the borrowers’ monthly payments. In April 2013, this annual premium increased from 
1.25% to 1.35% and a new requirement was added that the premium be paid for the life of the loan, 
rather than only until the loan-to-value ratio falls below 78%. This was the fourth increase in the annual 
premium since October 2010 when the annual premium was just 0.55%. These premium increases have 
caused the Annual Percentage Rates (APRs) of many FHA loans to slightly exceed the threshold defining 
high-cost loans.9 

 B.		Home	Purchase	Lending	to	Low-Moderate	Income	Borrowers	
          and	in	Low-Moderate	Communities 
 The federal Community Reinvestment Act (CRA) creates an affirmative obligation for 
depository institutions to help meet the credit needs of the communities in which they operate, 
including low and moderate income neighborhoods.10 The next section of this report examines how 
lending differs by income level—of the borrower and of the neighborhood—to see how access 
to credit for low and moderate income borrowers and communities compares to higher income 
borrowers and communities.

1. Lending to Low-Moderate Income Borrowers
 The chart below shows the distribution of home purchase loans across borrower by income     
and county.

Home	Purchase	Loan	Originations	by	Borrower	Income	
in	Nassau	and	Suffolk	Counties,	2013

(1st lien non-high-cost loans on owner-occupied 1-4 family site-built units)
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• Suffolk County had a higher percentage of its loans going to low and moderate income 
borrowers than Nassau County.

o In Nassau County, 23% (2,161) of its home purchase loans (9,221) went to low-moderate 
income borrowers.

o In Suffolk County, 36% (3,244) of its loans (8,933) went to low-moderate income 
borrowers.

• The proportion of Nassau County’s lending allocated to low-moderate income borrowers is 
smaller than the proportion of its families who are low-moderate income, while the proportions 
are similar for Suffolk County. 

o An estimated 31% of Nassau County’s 340,122 families11 are low-moderate income and 
23% of its loans went to low-moderate income borrowers.

o An estimated 36% of Suffolk County’s 374,930 families are low-moderate income and 
36% of its loans went to low-moderate income borrowers.

 The next chart shows how applicants at different income levels compared with respect to loan 
denial rates.

Home	Purchase	Lending	Denial	Rates	by	Borrower	Income	
in	Nassau	and	Suffolk	Counties,	2013

(1st lien non-high-cost loans on owner-occupied 1-4 family site-built units)
 

 As would be expected, home purchase loan denial rates in both counties are inversely related 
to income. As applicant income increases, denial rates decrease. However, Nassau County’s denial 
rates for applicants at all income levels were slightly higher than Suffolk’s. Nassau County had a slightly 
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lower overall denial rate (14.6%) than Suffolk County (15.6%) because a much larger proportion of its 
applicants were upper income, bringing Nassau’s overall average denial rate down. 

• Low	income	applicants	had	the	highest	denial	rates,	by	far,	in	both	counties.	
o In Nassau County, low income applicants were denied 39.5% of the time, 2.7 times more 

often than the average for all applicants. 
o In Suffolk County, low income applicants were denied 33.4% of the time, 2.1 times more 

often than the average for all applicants.

The chart below shows the proportion of borrowers in each income group who received government-
backed loans.

Percent	Home	Purchase	Loans	That	Are	government-Backed	by	Borrower	Income	
in	Nassau	and	Suffolk	Counties,	2013

(1st lien non-high-cost loans on owner-occupied 1-4 family site-built units)

 Borrowers at every income level in Suffolk County received government-backed home purchase 
loans more often than borrowers in Nassau County.

• Moderate	and	middle	income	borrowers	in	both	counties	received	government-backed	loans	
most	often.	

o In Suffolk County, 39.7% of moderate income, and 32.1% of middle income, borrowers 
obtained government-backed loans.

o In Nassau County, 28.2% of moderate income, and 25.5% of middle income, borrowers 
obtained government-backed loans.

• Low income borrowers in Nassau County received government-backed loans substantially less 
often than low income borrowers in Suffolk County—13.1 % versus 31.6% respectively.
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 The following table compares the distribution of all loans, conventional loans and government-
backed loans across borrower income groups.

 
	 Across	all	loan	types,	the	proportions	of	loans	that	went	to	low	and	moderate	income	
borrowers	in	Suffolk	County	were	higher	than	in	Nassau	County.

• Low-moderate income borrowers received 23.4% (2,161) of the total number of loans (9,221) in 
Nassau County.

• Low-moderate income borrowers received 36.3% (3,244) of the total number of loans (8,993) in 
Suffolk County).

 Moderate and middle income borrowers obtained higher proportions of government-backed 
loans, while upper income borrowers obtained higher proportions of conventional loans.

• In Nassau County, 30.4% of government-backed loans went to moderate income borrowers and 
41.9% went to middle income borrowers, compared to only 18% and 28.5%, respectively, of 
conventional loans. Upper income borrowers obtained 48.3% of the conventional loans and only 
25% of the government-backed loans.

• In Suffolk County, 39.9% of government-backed loans went to moderate income borrowers and 
33% went to middle income borrowers, compared to only 24.9% and 28.6%, respectively, of 
conventional loans. Upper income borrowers obtained 38.5% of the conventional loans and only 
19% of the government-backed loans.

(Charts summarizing lending in low and moderate income communities can be found in the Appendix.)
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 2.  Mapping Home Purchase Lending in Low-Moderate Income Communities
 The inclusion of the census tract for the property of each loan in the publicly available HMDA 
data allows the analysis of lending and denial rates in another way—geographically via mapping, by 
specific community and neighborhood. All of the maps in this report look at home purchase lending by 
census tract. Maps for Nassau and Suffolk Counties include the number of home purchase loans, the 
home purchase lending rate (number of loans per 1,000 owner-occupied 1-4 family units), the denial 
rate and the percent government-backed loans.
 In this section, the maps show which census tracts are low and moderate income tracts. In 2013, 
Nassau had 35 low-moderate income census tracts (13% of its 276 census tracts12). Suffolk County had 74 
low-moderate income census tracts (22% of its 322 census tracts).
 The median13 number of home purchase loans per census tract on Long Island in 2013 was 30. 
The tracts shown in red are those where lending was substantially below the median, 0-19 loans. The 
yellow tracts are those where lending was at the median or slightly below, 20-30 loans. The blue (31-40 
loans) and green tracts (41-98 loans) are those where lending was higher than the median.

Home	Purchase	Loan	Originations	by	Census	Tract	and		
Low-Moderate	Income	Neighborhoods	in	Nassau	County,	2013
(1st lien non-high-cost loans on owner-occupied 1-4 family site-built units)
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 The map on the previous page illustrating the number of home purchase loan originations in 
Nassau County shows that:

• Low and moderate median family income census tracts (hash marks) tended to have fewer home 
purchase loan originations than the median of 30. These included all of Hempstead, most of 
Inwood, and substantial parts of Freeport, Roosevelt and Uniondale.

• Only 4 low-moderate income areas had loan originations above the median (blue and green 
tracts). These were in Valley Stream, Elmont, Long Beach and Westbury.

Home	Purchase	Loan	Originations	by	Census	Tract	and	
Low-Moderate	Income	Neighborhoods	in	Suffolk	County,	2013

(1st lien non-high-cost loans on owner-occupied 1-4 family site-built units)

 This map above illustrating the number of home purchase originations by census tract in Suffolk 
County suggests that Suffolk County has more low and moderate income census tracts than Nassau 
County.
 There appears to be no distinct pattern between low and moderate income census tracts and 
the number of loan originations in Suffolk County. However, Northampton and Flanders have very low 
levels of lending (0-19 loans), while Brentwood (west of Central Islip), Mastic and Mastic Beach also have 
levels of lending lower than average of 30 loans per tract.
 In an attempt to account for, or “control for,” variations in the number of housing units across 
census tracts, these next maps show the rate of home purchase lending by census tract, which is the 
number of home purchase loans per 1,000 owner-occupied 1-4 family units in each census tract (called 
“per 1,000 units” for simplicity).14 The median rate on Long Island was 24 loans per 1,000 units. The 
tracts with the highest rate of lending per 1,000 units are in green, and those with the lowest rate are in 
red. While the range of 29-387 for the green tracts may seem high, only five census tracts, all in Nassau 
County, had lending rates greater than 75 loans per 1,000 units.15
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Rate	of	Home	Purchase	Lending	by	Census	Tract	and	
Low-Moderate	Income	Neighborhoods	in	Nassau	County,	2013 

(Number of home purchase loans per 1,000 owner-occupied 1-4 family units)

 Comparing this map of the number of loans per 1,000 owner-occupied 1-4 family housing 
units with the earlier map showing the raw number of loans in each census tract suggests that parts 
of northern Nassau County tended to have a lower concentration of housing units than the southern 
portion. Several areas in the northern part of the county that originally had fewer loans than the average 
(red and yellow tracts) in the first map are now above the average (blue and green tracts) when taking 
the concentration of housing units into account (loans per 1,000 units). This map illustrates that areas 
with	lower	than	average	rates	of	home	purchase	lending	(red	and	yellow	tracts)	tended	to	be	in	the	
southern	half	of	Nassau	County,	with	relatively	few	in	the	northern	half.	No such pattern is apparent in 
the first map, which shows the raw number of home purchase loans in each census tract.
 Controlling for the number of housing units in Nassau County also reduces the number of low 
and moderate income tracts with low rates of home purchase lending. Parts of Hempstead, Freeport 
and Westbury are no longer at the lowest levels of lending (red or yellow tracts). The low and moderate 
income part of Hicksville, however, is now at the lowest rate of lending.
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Rate	of	Home	Purchase	Lending	by	Census	Tract	and
Low-Moderate	Income	Neighborhoods,	Western	&	Central	Suffolk	County,	2013 

(Number of home purchase loans per 1,000 owner-occupied 1-4 family units)

 A comparison of the above map showing the rate of lending per 1,000 units with the earlier map 
of number of loans in each census tract shows several low and moderate income areas in Suffolk County 
below average (red and yellow tracts) on both. These include Mastic, Mastic Beach, Northampton, 
Flanders, and parts of Central Islip and North Bay Shore.
 The following maps present home purchase loan denial rates by census tract. The median census 
tract denial rate for Long Island was 14%. Census tracts in yellow (15-19%) and red (20-67%) had average 
denial rates above the median.
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Home	Purchase	Lending	Denial	Rates	by	Census	Tract	and	
Low-Moderate	Income	Neighborhoods	in	Nassau	County,	2013
(1st lien non-high-cost loans on owner-occupied 1-4 family site-built units)

 The map above shows that low-moderate neighborhoods in Nassau County tended to have 
denial rates above the 14% median for Long Island. Only four of Nassau County’s 35 low-moderate 
income census tracts had denial rates below 15% (blue and green tracts). Many low-moderate income 
communities in Nassau County had the highest level of denial rates (20-67%), including Elmont, 
Hempstead, Roosevelt, Inwood and parts of Hicksville and Freeport.
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Home	Purchase	Lending	Denial	Rates	by	Census	Tract	and	Low-Moderate	Income	
Neighborhoods	in	Western	&	Central	Suffolk	County,	2013

(1st lien non-high-cost loans on owner-occupied 1-4 family site-built units)

 
 As seen in the above map, the connection between high denial rates and low-moderate income 
census tracts does not appear to be as strong in Suffolk County as it is in Nassau County. Fifty of Suffolk 
County’s 74 low-moderate income tracts had denial rates of 15% or greater (yellow and red tracts).
	 Low-moderate	neighborhoods	with	the	highest	denial	rates	(20-67%)	included	Northampton,	
Flanders	and	parts	of	Central	Islip,	Mastic,	Mastic	Beach	and	North	Bay	Shore.
 The next maps show the percent of loans that are government-backed by census tract. The 
median percent of government-backed loans on Long Island was 23%. Those tracts with dots had less 
than 4 loan originations in 2013, so the percent of government-backed loans was not calculated.



THE LINGERING STORM                                                                         17

Percent	Home	Purchase	Loans	That	Are	Government-Backed	by	Census	Tract	and	Low-
Moderate	Income	Neighborhoods	in	Nassau	County,	2013

(1st lien non-high-cost loans on owner-occupied 1-4 family site-built units)

 The above map clearly shows that government-backed	lending	happened	predominantly	in	the	
southern	part	of	Nassau	County.	Very few communities in the northern part of the county had higher 
than average rates of government-backed lending; in almost all areas less than 10% of the loans were 
government-backed (green tracts).
 Several low-moderate income communities, all in the southern half of the county, tended to 
have lower levels of home purchase lending (as measured by number of loans and/or rate per 1,000 
units) as well as higher levels of government-backed loans (40-100%) and high denial rates. These 
included Uniondale, Roosevelt, Freeport and Hempstead.
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Percent	Home	Purchase	Loans	That	Are	Government-Backed	by	Census	Tract	and	Low-
Moderate	Income	Neighborhoods	in	Western	&	Central	Suffolk	County,	2013

(1st lien non-high-cost loans on owner-occupied 1-4 family site-built units)

 The fact that a higher proportion of the loans made in Suffolk County were government-backed 
(29% v. 19% in Nassau) is reflected on this map. Many parts of the county had higher proportions of 
government-backed lending—20-39% (yellow) and 40-100% (red).
 A majority of low-moderate neighborhoods fell in the highest percentage range (40-100%) of 
government-backed loans, including North Bay Shore, Northampton, Flanders, Mastic, Mastic Beach and 
most of Central Islip. These communities had low levels of lending and high denial rates as well.

 C.		Home	Purchase	Lending	to	Borrowers	of	Color	and	in	
 Communities	of	Color
 While the CRA does not obligate lenders to serve borrowers and communities of color, federal 
fair lending16 and fair housing17 laws prohibit discrimination on the basis of race, ethnicity and national 
origin, among other things. Given the Supreme Court’s recent decision upholding the use of disparate 
impact, it is more important than ever that we examine potential lending disparities that may negatively 
affect borrowers and communities of color.
 This section examines home purchase lending with respect to borrower race/ethnicity and the 
racial composition of neighborhoods.

 1.  Lending to Borrowers of Color
 This section compares home purchase lending levels, denial rates and government-backed 
lending of African-American, Latino and Asian borrowers to those of white borrowers. The chart below 
compares the number of home purchase loans received by each group of borrowers in Nassau and 
Suffolk Counties.
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Home Purchase Loan Originations by Borrower Race/Ethnicity 
in Nassau and Suffolk Counties, 2013

(1st lien non-high-cost loans on owner-occupied 1-4 family site-built units)

•	 Black borrowers had the lowest percentage of loan originations of all racial groups in both 
Nassau and Suffolk Counties, 7.1% (659) and 3.6% (321), respectively.

•	 In Nassau County, there were a total of 9,221 loans of which 28.3% (2,613) went to borrowers 
of color.

o Black and Latino borrowers received the lowest proportions of loans at 7.1% (659) and 
7.4% (683), respectively.

o Asian borrowers had the highest percentage of home loan originations, 13.8% (1,271) 
among all borrowers of color. 

o While African-Americans and Latinos make up 25.1% of Nassau County’s total 
population, they received a combined 14.5% of the mortgages.

•	 In Suffolk County, there were a total of 8,933 loans of which 15.8% (1,409) went to borrowers of 
color.

o Latino borrowers had the highest number of home purchase loan originations among all 
borrowers of color (738), 8.3% of the total loans made in the county.

o Black and Asian borrowers received the lowest proportions of loans, 3.6% (321) and 
3.9% (350), respectively.

o While African-Americans and Latinos make up 23.3% of Suffolk County’s total 
population, they received a combined 11.9% of the mortgages.
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 The chart below compares denial rates and denial disparities across borrower race/ethnicity. 
Overall home purchase loan denial rates were 14.6% in Nassau County and 15.6% in Suffolk. 

Home	Purchase	Lending	Denial	Rates	by	Borrower	Race/Ethnicity	
in	Nassau	and	Suffolk	Counties,	2013

(1st lien non-high-cost loans on owner-occupied 1-4 family site-built units)

There	are	substantial	differences	in	denial	rates	across	racial/ethnic	groups.

• African American applicants were denied the most of any group. In	Nassau	County,	22.3%	
percent	of	black	applicants	were	denied	home	purchase	loans,	while	25.7%	were	denied	in	
Suffolk,	almost	twice	(1.9)	as	often	as	white	applicants	in	both	counties.

• Latino applicants also had significantly higher denial rates than white applicants, with denial rates 
of 20.4% in Nassau County and 23.2% in Suffolk County. Latinos were denied 1.8 times and 1.7 
times as often as whites in Nassau and Suffolk Counties, respectively.

• Asian applicants were denied least often among all non-white applicants, with denial rates of 
17.3% in Nassau County and 15.1% in Suffolk County, and thus had the lowest denial disparities, 
1.5 in Nassau and 1.1 in Suffolk.
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The chart below shows percentage of home purchase loans that were government-backed across 
different racial/ethnic groups. In Nassau County, 18.9% of the loans received by all borrowers were 
government-backed, while the proportion was 29.1% in Suffolk County.

Percent Home Purchase Loans That Are Government-Backed 
by Borrower Race/Ethnicity in Nassau and Suffolk Counties, 2013
(1st lien non-high-cost loans on owner-occupied 1-4 family site-built units)

 In both Nassau and Suffolk Counties, African American and Latino borrowers received 
government-backed loans dramatically more often than other borrowers, while Asian borrowers received 
them least often.

•	 African American borrowers received government-backed loans 54.2% of the time in Nassau 
County, and 64.2% of the time in Suffolk. This was 3.8 times and 2.5 times more often, 
respectively, than each county’s white borrowers.

•	 Latino borrowers received government-backed loans 42.6% of the time in Nassau County and 
62.1% of the time in Suffolk. This was 3 times and 2.5 times more often, respectively, than each 
county’s white borrowers.

•	 Asian borrowers received government-backed loans 10.4% of the time in Nassau County and 
15.7% of the time in Suffolk. This was 30% less often and 40% less often, respectively, than each 
county’s white borrowers.
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 The following table compares the distribution of all loans, conventional loans and government-
backed loans across racial/ethnic groups.

 A higher percentage of all home purchase loans originated in Nassau County went to borrowers 
of color as compared to Suffolk County.

• In Nassau County, borrowers of color received 28.3% (2,613) of all loans (9,221).
• In Suffolk County, borrowers of color received 15.8% (1,409) of all loans (8,993).

 African American and Latino borrowers obtained higher proportions of government-backed 
loans, while white and Asian borrowers obtained higher proportions of conventional loans.

• In Nassau County, 20.5% of government-backed loans went to black borrowers and 16.7% went 
to Latino borrowers, compared to only 4% and 5.2%, respectively, of conventional loans. In 
comparison, 47% of government-backed loans went to white borrowers and 7.6% went to Asian 
borrowers, compared to 66.7% and 15.2%, respectively, of conventional loans.

• In Suffolk County, 7.9% of government-backed loans went to black borrowers and 17.6% went 
to Latino borrowers, compared to only 1.8% and 4.4%, respectively, of conventional loans. In 
comparison, 65.3% of government-backed loans went to white borrowers and 2.1% went to 
Asian borrowers, compared to 79.3% and 4.7%, respectively, of conventional loans.
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 2.  Lending in Communities of Color
 The following charts compare home purchase lending across neighborhood, specifically the 
percentage non-white population in each census tract. The first chart shows the number of home 
purchase loans obtained by each group of neighborhoods.

 Home	Purchase	Loan	Originations	by	Neighborhood	Racial/Ethnic	Composition	
in	Nassau	and	Suffolk	Counties,	2013

(1st lien non-high-cost loans on owner-occupied 1-4 family site-built units)

 In both Nassau and Suffolk Counties, residents of neighborhoods with the highest proportions 
of people of color (50-79% non-white and 80-100% non-white) received the fewest home purchase 
loans in 2013. 
 A greater percentage of loans went to borrowers in neighborhoods with 50-100% people of 
color in Nassau County than in Suffolk County. 

• In Nassau County, 7,934 loans, 86% of all loans, went to borrowers in neighborhoods with less 
than 50% people of color. 

o While	23%	of	Nassau	County’s	population	lives	in	neighborhoods	with	50-100%	
people	of	color,	1,287	loans,	or	14%	of	all	loans,	went	to	borrowers	in	these	
neighborhoods.
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• In Suffolk County, 8,209 loans, 91.9% of all loans, went to borrowers living in neighborhoods with 
less than 50% people of color.

o While	15%	of	Suffolk	County’s	population	lives	in	neighborhoods	with	50-100%	people	
of	color,	724	loans,	or	8.1%	of	all	loans,	went	to	borrowers	in	these	neighborhoods.

 The following chart compares home purchase loan denial rates across neighborhoods with 
different racial compositions.

Home	Purchase	Lending	Denial	Rates	by	Neighborhood	Racial/Ethnic	
Composition	in	Nassau	and	Suffolk	Counties,	2013

(1st lien non-high-cost loans on owner-occupied 1-4 family site-built units)

In both counties, as the percentage of residents of color increased, the denial rate increased.

• In	Nassau	County,	27.5%	of	applicants	from	80-100%	non-white	neighborhoods	were	denied,	
2.3	times	more	often	than	applicants	in	neighborhoods	with	less	than	10%	people	of	color	
(with	a	12.1%	denial	rate).	

• In	Suffolk	County,	28.2%	of	applicants	from	80-100%	non-white	neighborhoods	were	denied,	
2.5	times	more	often	than	applicants	in	neighborhoods	with	less	than	10%	people	of	color	
(with	an	11.4%	denial	rate).
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The next chart examines which neighborhoods received higher proportions of government-backed loans.

Percent	Home	Purchase	Loans	That	Are	Government-Backed	by	Neighborhood	Racial/
Ethnic	Composition	in	Nassau	and	Suffolk	Counties,	2013

(1st lien non-high-cost loans on owner-occupied 1-4 family site-built units)

 Borrowers in neighborhoods with 80-100% people of color obtained, by far, the highest 
proportions of government-backed home purchase loans.

• In	Nassau	County,	borrowers	in	80-100%	non-white	neighborhoods	obtained	government-
backed	loans	4.2	times	more	often	than	those	in	predominantly	white	neighborhoods	(0<10%	
non-white).	

o 60.5% of the 496 loans made in the 80-100% non-white neighborhoods were 
government-backed loans, compared to only 14.3% of the 1,599 loans made in 
predominantly white neighborhoods.

• In	Suffolk	County,	borrowers	in	80-100%	non-white	neighborhoods	obtained	government-
backed	loans	4.6	times	more	often	than	those	in	predominantly	white	neighborhoods	(0<10%	
non-white).	

o 76.7% of the 335 loans made in the 80-100% non-white neighborhoods were 
government-backed loans, compared to only 16.8% of the 1,798 loans made in 
predominantly white neighborhoods.
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 The following table compares the distribution of all home purchase loans, conventional loans 
and government-backed loans across neighborhoods with different racial compositions.

 Borrowers in neighborhoods with 50-100% people of color in both counties obtained 
significantly higher proportions of each county’s government-backed loans than they did of each 
county’s conventional loans.

• In Nassau County, while 32.1% of the county’s 1,721 government-backed loans went to 
borrowers in neighborhoods with 50-100% people of color, only 9.7% of the county’s 7,480 
conventional loans went to these borrowers.

• In Suffolk County, while 17.4% of the county’s 2,598 government-backed loans went to 
borrowers in neighborhoods with 50-100% people of color, only 3.3% of the county’s 6,335 
conventional loans went to these borrowers.

 3.  Mapping Lending in Communities of Color
 This section uses the same lending maps as those looking at lending in low and moderate 
income communities, but highlights those census tracts with 50% or more people of color. In 2013, 
Nassau County had 59 census tracts with 50% or more people of color, or 21% of its 276 census tracts.18 
Suffolk County had 42 census tracts with 50% or more people of color, or 13% of its 322 census tracts.
 The first maps show the number of home purchase loans per census tract along with the tracts 
with 50% or more people of color. Recall that the median number of home purchase loans per census 
tract on Long Island in 2013 was 30.
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Home	Purchase	Loan	Originations	by	Census	Tract	and	Neighborhoods	of	Color																		
in	Nassau	County,	2013

(1st lien non-high-cost loans on owner-occupied 1-4 family site-built units)

The map above of the number of home purchase loan originations in Nassau County shows that:

• Several majority non-white census tracts (hash marks) tended to have substantially fewer home 
purchase loan originations (red tracts) than the median of 30. These included all of New Cassel 
and Inwood, most of Hempstead and Uniondale, and the non-white tracts in Long Beach and Old 
Westbury.

• Only	17	of	Nassau	County’s	59	majority	non-white	tracts	had	loan	originations	above	the	
median	(blue	and	green	tracts). These included tracts in Valley Stream, Elmont, Hicksville, East 
Massapequa, Westbury and east of Roosevelt. 
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Home	Purchase	Loan	Originations	by	Census	Tract	and	
Neighborhoods	of	Color	in	Suffolk	County,	2013

(1st lien non-high-cost loans on owner-occupied 1-4 family site-built units)

The map above of the number of home purchase loan originations in Suffolk County shows that:

• Several majority non-white census tracts (hash marks) tended to have substantially fewer home 
purchase loan originations (red tracts) than the median of 30. These included all of Northampton 
and Flanders, parts of Wyandanch and Central Islip, and much of Brentwood (unlabeled to the 
west of Central Islip).

• Only	5	of	Suffolk	County’s	42	majority	non-white	tracts	had	loan	originations	above	the	
median	(blue	and	green	tracts). These included tracts in Huntington Station, North Bay Shore 
and Bay Shore.

 The next maps show the rate of home purchase lending by census tract, which is the number of 
home purchase loans per 1,000 owner-occupied 1-4 family units in each census tract (“per 1,000 units” 
for simplicity) along with the majority non-white tracts. Recall that the median home purchase lending 
rate on Long Island was 24 loans per 1,000 units, so the yellow and red tracts are below the median.
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Rate	of	Home	Purchase	Lending	by	Census	Tract	and	Neighborhoods	
of	Color	in	Nassau	County,	2013 

(Number of home purchase loans per 1,000 owner-occupied 1-4 family units)

 Taking into account or “controlling for” the number of housing units in Nassau County via the 
rate of lending per 1,000 units changes some of 50-100% non-white tracts that have low levels of home 
purchase lending. The same sections of New Cassel and Uniondale still have the lowest levels of lending 
by both measures of lending. One part of Inwood improved, and one part of Elmont declined, when 
comparing the rate of lending. Several parts of Hempstead and Freeport show improved lending when 
controlling for the number of housing units.
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Rate	of	Home	Purchase	Lending	by	Census	Tract	and	Neighborhoods	
of	Color	in	Western	&	Central	Suffolk	County,	2013 

(Number of home purchase loans per 1,000 owner-occupied 1-4 family units)

 When controlling for the number of housing units, as the map above does, all of Northampton 
and Flanders are still among the majority non-white areas with the lowest levels of lending (red tracts), as 
are tracts in Bay Shore, North Bay Shore and Wyandanch, and much of Brentwood (to the west of Central 
Islip). A few majority non-white tracts showed improved lending using the rate per 1,000 units; these 
include areas of North Amityville, Huntington Station and Wyandanch.
 The following maps show the home purchase loan denial rates by census tract, overlaid with the 
majority non-white neighborhoods. Recall that the median census tract denial rate for Long Island was 
14%.
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Home	Purchase	Lending	Denial	Rates	by	Census	Tract	and	Neighborhoods	
of	Color	in	Nassau	County,	2013

(1st lien non-high-cost loans on owner-occupied 1-4 family site-built units)

 Of	the	59	majority	non-white	census	tracts	in	Nassau	County,	51	(86%)	had	denial	rates	of	15-
67%	(yellow	and	red	tracts). Majority non-white areas with the highest denial rates (20-67%) included 
all of Elmont, Roosevelt and Inwood, and most of Hempstead, New Cassel and Uniondale.
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Home	Purchase	Lending	Denial	Rates	by	Census	Tract	and	Neighborhoods	
of	Color	in	Western	&	Central	Suffolk	County,	2013

(1st lien non-high-cost loans on owner-occupied 1-4 family site-built units)

 Of	the	42	majority	non-white	census	tracts	in	Suffolk	County,	34	(81%)	had	denial	rates	of	15-
67%	(yellow	and	red	tracts). Majority non-white areas with the highest denial rates (20-67%) included 
all of Wyandanch, Northampton and Flanders, and most of Central Islip and Brentwood (to the west of 
Central Islip).
 The next maps show the percent of loans that are government-backed by census tract, with 
overlays showing the majority non-white neighborhoods. Again, the median percent of government-
backed loans on Long Island was 23%, and those tracts with dots had less than 4 loan originations in 
2013, so the percent of government-backed loans was not calculated.
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Percent	Home	Purchase	Loans	That	Are	Government-Backed	by	Census	Tract	
and	Neighborhoods	of	Color	in	Nassau	County,	2013

(1st lien non-high-cost loans on owner-occupied 1-4 family site-built units)

 The areas of Nassau County with the highest proportions of government-backed loans were 
in the southern half of the county and in majority non-white areas. These included all of Uniondale, 
Roosevelt, New Cassel and much of Elmont, Hempstead and Freeport.
 A few majority non-white neighborhoods did have among the lowest rates of government-
backed lending (blue), including parts of Inwood, Long Beach and Glen Cove.
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Percent	Home	Purchase	Loans	That	Are	Government-Backed	by	Census	Tract	and	
Neighborhoods	of	Color	in	Western	&	Central	Suffolk	County,	2013

(1st lien non-high-cost loans on owner-occupied 1-4 family site-built units)

 Almost all areas with majority non-white populations in Suffolk County have the highest 
percentages of government-backed loans (40-100%). These include all of North Bay Shore, Northampton, 
Flanders, Brentwood (west of Central Islip), and most of Wyandanch, Central Islip and North Amityville. 
Since 29% of the home purchase loans in Suffolk County are government-backed, other areas have high 
rates of government-backed loans as well, including Mastic, Mastic Beach and Medford.

 4.  Lending and foreclosures 
 Several	of	the	communities	in	Nassau	and	Suffolk	Counties	impacted	by	high	subprime	lending	
and/or	foreclosure	rates,	as	noted	in	our	2013	foreclosure	report,19	are	also	areas	with	little	access	to	
conventional	home	purchase	credit	in	2013. This means they had low levels of lending (as measured 
by low number of originations and/or low number of loans per 1,000 units), high denial rates and high 
levels of government-backed loans, and they are still trying to recover from the foreclosure crisis as well 
as a history of subprime lending.
 In Nassau County, low-moderate income areas with little access to credit included all or part of 
Hempstead, Inwood, Freeport, Roosevelt, Hicksville and Uniondale. Communities of color (50-100% non-
white) with little access to home purchase lending in 2013 included all or part of New Cassel, Uniondale, 
Hempstead, Roosevelt, Freeport and Elmont. All or part of Hempstead, Roosevelt, Elmont, Uniondale 
and Freeport are both low-moderate income and majority non-white. Moreover, these communities 
were among the areas most impacted by foreclosures.20

 In Suffolk County, low-moderate income areas with little access to mortgage credit included 
all or part of Northampton, Flanders, Brentwood (west of Central Islip), Central Islip, North Bay Shore, 
Mastic and Mastic Beach. Communities of color with little access to credit included all or part of 
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Northampton, Flanders, Wyandanch, Brentwood and Central Islip. All or part of Northampton, Flanders, 
Wyandanch, Brentwood, North Bay Shore and Central Islip are both low-moderate income and majority 
non-white. Moreover, Central Islip, Brentwood and Wyandanch were among the areas most impacted by 
foreclosures, along with Mastic and Mastic Beach.21

 D.		Discussion:	How	counseling	can	improve	access	to	
 homeownership
 Many changes are needed at the local, state and federal level to increase access to lending on 
Long Island. The fallout from the recession is negatively impacting consumers who strive to become 
homeowners. Better access to housing counseling services is a realistic and impactful approach 
to increasing consumer access to lending. American	Debt	Resources,	Central	Islip	Civic	Council,	
Community	Development	Corporation	of	Long	Island	(CDCLI),	Debt	Counseling	Corporation	(DCC),	
Economic	Opportunity	Council	of	Suffolk,	Inc.	(EOC),	Greenpath,	Hispanic	Brotherhood	of	Rockville	
Center,	Labor	and	Industry	for	Education	(LIFE),	La	Fuerza	Unida,	Long	Island	Housing	Partnership,	
Inc.,	Long	Island	Housing	Services,	SafeGuard	and	Wyandanch	Community	Development	Corporation	
(WCDC)	are Long Island-based non-profit agencies that educate and counsel potential first time 
homebuyers or those at risk of foreclosure. (To learn more about these agencies, see Appendix.) 
 Access to affordable housing is a challenge for many communities on Long Island. Homebuyers 
with incomes of $100,000 have to spend as much as $300,000 to purchase a home. High property taxes 
pose another hurdle. In some cases, a potential homeowner needs the additional income of friends or 
family to make the mortgage payment affordable. 
 Homebuyers who have limited English proficiency (LEP) face further challenges as lenders lack 
loan officers who can work with LEP borrowers. Such borrowers turn to brokers who can assist them in 
their first language, however not all brokers guide those borrowers to housing counseling programs. 
 Homebuyers with high student loan debt find it especially difficult to qualify for mortgage 
loans. They only learn that their student loan repayments increase their total debt-to-income ratio after 
talking to housing counselors.  This limits the mortgage amount for which they can qualify, in some cases 
making homeownership unaffordable.  
 Homebuyer education and counseling provided by HUD-approved housing counselors benefits 
all potential homebuyers, particularly those entering the process for the first time.  The housing 
counselor analyzes each client’s unique financial situation by reviewing income, expenses, spending 
habits and use of credit.  After evaluating the client’s financial situation, the housing counselor works 
with them to develop an individually designed household budget and action plan.  For those with 
impaired credit, the housing counselor will discuss the client’s readiness for homebuying and develop 
a budget and action plan that moves them toward improving their financial situation before they apply 
for a mortgage loan.  The action plan would include sessions focused on creating and following a budget 
plan, setting up savings and increasing their overall credit score.  
 Once the financial situation and credit score are improved and the client is ready to apply for a 
mortgage loan, the action plan is updated.  For these applicants, and for those that enter homebuyer 
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counseling financially ready, the action plan will focus on providing information regarding available 
mortgage products, down payment assistance programs, information and referral to reputable services 
such as home inspection and homeowners’ insurance, as well as providing general support and guidance 
from mortgage application to closing. This stage of the housing counseling process focuses on loan 
product comparison, education around fair housing, fair lending and predatory lending practices, 
selecting a real estate agent, the purchase process and closing costs. 
 The counselor is also available to provide post-purchase counseling on topics such as 
understanding  an assessment and its impact on  property and school taxes,  property maintenance 
issues and most importantly, maintaining monthly mortgage payments.  With additional public and 
private funding, we could double the capacity of such programs in Long Island.

 1.  Housing Counseling Success Stories

Abby works as a health professional at a Long Island hospital. 
She has a monthly income of $7,000. Her employer has an 
assisted housing program for employees. Ms. A’s credit was 
impaired when she initially sought homebuyer counseling with 
Long Island Housing Partnership. Her credit score was 620 and 
she had several delinquencies and debt, so she would not have 
qualified for a mortgage. With the assistance of her counselor, 
Ms. A paid down her debt and improved her 
credit score to 681. Two years after first seeing 
a housing counselor, Ms. A was approved for 
a loan of over $300,000 that will enable her to 
purchase a home in Nassau County. The assisted 
housing program grant from her employer will 
help her with her down payment.
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Ms. B had married very young and was divorced by her early 20’s.  
After her divorce she moved back in with her parents, but her 
father soon abandoned the family, leaving her mother as a single 
parent with a young son. At this time Ms. B was a full time student, 
working a part time job to help her mother to pay rent while paying 
for school as well. Ms. B’s credit report included collection accounts 
and late payments from the past 12 months. The collection 
accounts had since been paid.  
 Upon graduation, Ms. B started working as a health 
professional. She qualified for her employer’s Assisted Down 
Payment Program where she was eligible to receive a grant up to 
$75,000 for a down payment and for rehab/repair, as long as she 

received housing counseling.
 Ms. B went to the Long Island Housing 
Partnership in April of 2014. In order to make 
Ms. B credit-worthy, the housing counselor 
helped her provide proof to all three credit 
bureaus that her previous collection accounts 
had already been paid. She also helped Ms. B 
write a strong explanation letter for the other 
negative items on her credit report.  Ms. B also 
enrolled in the First Home Club for ten months. 
She saved $187.50 a month towards her down 
payment, savings that received a 400% match. 
The time spent with the housing counselor and 

the savings accrued with the First Home Club allowed her credit 
to recover, and for her credit report to reflect no late payments in 
the 12 months before she applied for a mortgage. After discussing 
various loan products, Ms. B applied for a SONYMA mortgage; 
it gave her an additional 3% of the purchase price for her down 
payment and worked well with the grants she would be receiving.  
She continued to maintain an excellent payment history and was 
able to pre-pay her car loan by eight months.  With a salary of 
$81,413, Ms. B purchased a home in May 2015 for a little over 
$300,000. The support from her housing counselor and her 
matched savings allowed her to limit 37% of her income to housing 
costs and limit her total debt-to-income ratio to 45%.  
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 Fixing credit once a consumer is in distress is more time consuming and costly than working 
proactively to ensure future borrowers are financially capable and have the tools to make good financial 
choices.   Programs that provide financial coaching can play a role in ensuring that young adults learn 
about financial capability before they get into trouble.  Such programs could benefit thousands of 
residents in Long Island.

Public and private funding for such programs can and should be targeted to:
• All high school seniors.  Those that will enter the workforce after high school need to understand 

the importance of savings, paying bills on time and maintaining a steady income in relation to 
their credit score. Those planning to attend college and apply for loans to pay for it need to 
understand the impact of student debt for their future housing choices. 

• Young adults just entering the job market and borrowing for a car loan or taking out credit cards. 
Recent high school graduates and college students are targeted by credit card companies, via 
mail and phone solicitation.  Many do not have a clear understanding of how to shop for the best 
possible rates and end up drowning in debt before they realize it.

 Consumer advocates who provide first-time homebuyer counseling believe that providing 
financial capability training to young adults, before they even begin to contemplate homeownership 
would ultimately increase the supply of financially literate consumers.  This in turn would increase the 
number of those who would become homeowners with sustainable mortgages.  They would be better 
positioned to manage their finances and more able to qualify for, and maintain, prime rate loans of all 
types. 
 The current system of credit scoring excludes qualified buyers from becoming homeowners. 
Newer models such as VantageScore and FICO Score 9 will allow the scoring of millions of borrowers. 
These newer models exclude paid collections items as well as medical debt. They also allow the scoring 
of millions of “thin file” consumers who have limited credit, using alternate forms of credit such as utility 
bills, non-traditional short term credit and rental payments.22 

IV.  RECOMMENDATIONS

 Empire Justice Center has made several of these recommendations before.23 Yes, we are still 
singing many of the same verses of the same tune. However,  given the issues around race that we have 
seen develop around the country over the past two years, it is critical that we stop dancing around the 
issue of fair access to credit by people and communities of color and tackle head-on the ongoing impact 
of the past century’s discriminatory housing policies and redlining. We need to:

• Vigorously enforce federal fair lending laws, including the Fair Housing Act and the Equal Credit 
Opportunities Act.

• Modernize the Community Reinvestment Act (CRA) to specifically obligate covered institutions 
to serve people and communities of color, especially African American, Latino, and recent 
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immigrant people and communities.24

• Expand the CRA to cover other financial services providers, including industrial loan companies, 
independent mortgage companies, insurance companies and mainstream credit unions with a 
minimum asset size.

• Update CRA regulations with an expanded definition of assessment area to cover more areas 
than just where banks have brick and mortar branches. Assessment areas should also include 
those areas (i.e. metropolitan areas or non-MSA counties) where a covered institution (including 
its affiliates) has an appreciable market share (mortgage lending, consumer lending and/or small 
business lending).

• Bring increased transparency to the mortgage lending market by substantially increasing 
the number of data elements available to the public via the Home Mortgage Disclosure Act 
(HMDA).25 

• Oppose congressional attempts to gut Dodd-Frank reforms, undermine mortgage rules that 
protect consumers and weaken the Consumer Financial Protection Bureau (CFPB).

• Require that mortgage loan originators and realtors participate in anti-racism and cultural 
competency training to improve racial justice and address implicit bias with respect to 
purchasing a home and obtaining a mortgage.

• Create a state Community Restoration Fund (CRF) or similar model for the flexible acquisition 
and disposition of distressed mortgages and foreclosed or vacant properties to get homes back 
on the market for purchase in regions where there’s an affordable housing shortage and help 
stabilize communities throughout the state.26

• Increase funding to HUD-approved housing counselors so they can get more consumers ready 
for homeownership via credit repair and first-time homebuyer education and counseling.

• Use alternative credit scoring models to increase the chance that applicants with “thin files”—
limited credit histories or not enough credit accounts—will be approved for loans.

• Urge area banks to participate in Fannie Mae and Freddie Mac’s 97% LTV program, which 
enables qualified borrowers to become homeowners with a low down payment.27

• Provide grant funding for mission-driven Community Development Financial Institutions 
(CDFIs), so they can purchase originating and servicing software and hire staff to enable them to 
originate loans to nontraditional qualified buyers. 
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V.  APPENDIX

 A.		Home	Purchase	Lending	by	Neighborhood	Income	Charts
Home	Purchase	Loan	Originations	by	Neighborhood	Income	

in	Nassau	and	Suffolk	Counties,	2013
(1st lien non-high-cost loans on owner-occupied 1-4 family site-built units)

Home	Purchase	Lending	Denial	Rates	by	Neighborhood	Income	
in	Nassau	and	Suffolk	Counties,	2013

(1st lien non-high-cost loans on owner-occupied 1-4 family site-built units)
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 B.		Not-for-profits	on	Long	Island
American	Debt	Resources is a non-profit housing counseling and debt management agency offering services 
in Suffolk and Nassau counties. For more information, visit www.americandebtresources.com.
Central	Islip	Civic	Council  a non-profit, community based agency dedicated to improving the quality 
of life for all residents of Central Islip for the past 46 years. For more information, visit http://www.
centralislipciviccouncil.org/. 
Community	Development	Corporation	of	Long	Island (CDCLI) improves the lives of Long Islanders through 
affordable, quality, and stable housing, while making an economic impact in their communities.  For more 
information visit www.cdcli.org. 
Debt	Counseling	Corporation	(DCC)		is a 501(c)(3) non-profit, committed to working to fulfill their mission 
of improving the financial situation of consumers through free financial education and counseling as well 
as through many programs including a Debt Management Program. For more information, visit www.
debtcounselingcorp.org. 
The	Economic	Opportunity	Council	of	Suffolk,	Inc.	(EOC) is a HUD approved housing counseling agency that 
provides comprehensive housing counseling services for first time homebuyers.  For more information, visit 
www.eoc-suffolk.com.
Greenpath	is a non-profit financial and housing counseling organization who’s housing counseling services 
include Pre-Purchase Counseling & Education, Mortgage Delinquency/Foreclosure Prevention Counseling, 
Post Loan Modification Counseling, Reverse Mortgage Counseling, Financial & Debt Management Counseling, 
and Rental counseling.  For more information, visit www.Greenpath.org. 
Hispanic	Brotherhood	of	Rockville	Center is a not-for-profit organization which provides a wide range of 
resettlement services, an After-School Child Care and Tutorial Program, and the Hispanic Brotherhood Senior 
Citizen Club. Resettlement services include housing and employment counseling (including housing referrals 
and job placement), translation, immigration and legal assistance, naturalization and citizenship counseling, 
advocacy for individuals and groups in disputes such as tenant/landlord and employer/employee, and 
emergency food. For more information, visit www.hispanicbrotherhood.org. 
Labor	and	Industry	for	Education	(LIFE) offers free housing counseling services to clients who are having 
trouble with their mortgages in an attempt to work out loan modifications and/or other types of mortgage 
relief for our clients; we service all of Nassau County. For more information, visit: http://lifetech.org/. 
La	Fuerza	Unida:  Our mission is to enhance the social, literary, educational, cultural, and economic conditions 
of the Hispanic-American and the low and moderate income community at large. For more information, visit 
www.lfuinc.org. 
Long	Island	Housing	Partnership,	Inc. was created to address the need for and to provide affordable housing 
opportunities on Long Island for those who are unable to afford homes, through development, technical 
assistance, mortgage counseling, homebuyer education and lending programs. For more information, visit 
www.lihp.org or http://www.lihp.org/firsttime.html. 
Long	Island	Housing	Services,	Inc. is a private, non-profit HUD-qualified Fair Housing Enforcement 
Organization and a federally-approved Housing Counseling agency whose mission is the elimination of 
unlawful housing discrimination and promotion of decent and affordable housing through advocacy and 
education. For more information, visit www.LIFairHousing.org. 
SafeGuard, a 501c (3) not for profit organization has a mission to assist consumers in meeting and satisfying 
their fiscal responsibilities and reaching their financial goals through our ethical and highly successful financial 
literacy education, credit, bankruptcy and housing counseling programs. For more information, visit www.
safeguardcredit.org.
Wyandanch	Community	Development	Corporation	(WCDC). The mission of WCDC is to conduct and 
participate in development, services and housing projects designed to preserve the community , protect 
the health and safety of residents and promote self-help. Programs are measured by improved appearances 
and the removal of blighted conditions in our target and service areas. For more information, visit www.
wyandanchcdc.org.
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S 1.  Analyses and discussions of the interplay between subprime lending, foreclosures and lending declines 

on communities of color can be found in these two reports: Michael Hanley, Ruhi Maker and Barbara Van 
Kerkhove, “The Long Island Foreclosure Crisis: Stabilizing the Communities Most Impacted by Foreclosures 
in Nassau and Suffolk Counties,” Empire Justice Center, April 15, 2013, as found at: http://www.empirejus-
tice.org/assets/pdf/publications/reports/li-foreclosure-report-42013/the-long-island-foreclosure.pdf, and 
in Christopher Niedt and Marc Silver, “An Uneven Road to Recovery: Place, Race, and Mortgage Lending on 
Long Island,” December 2014, National Center for Suburban Studies at Hofstra University. Prepared for Long 
Island Housing Services, Inc, as found at: http://www.lifairhousing.org/userfiles/file/an_uneven_road_to_
discovery.pdf. 
2.  Hanley, et al.
3.  “High-cost” loans are first-lien loans with APRs at least 1.5 percentage points higher (or at least 3.5 per-
centage points higher for junior-lien loans) than the Fed’s estimate of the APR on prime mortgage loans of 
the same maturity (if fixed-rate) or same number of years until first interest-rate reset (if adjustable rate). 
“Non-high-cost” loans are those with APRs below these triggers. “Site-built” units are those not considered 
manufactured housing. 
4.  Government-backed loans are those loans made by private lenders that are insured or guaranteed by the 
Federal Housing Administration (FHA), the Department of Veterans Affairs (VA) or the Department of Agricul-
ture (USDA).
5.  Borrower race/ethnicity: African American or Black = non-Hispanic Black or African American; Latino = 
Hispanic or Latino ethnicity, any race; Asian = non-Hispanic Asian, White = non-Hispanic White; Other/no 
info = non-Hispanic American Indian/Alaska Native, non-Hispanic Native Hawaiian/Pacific Islander, or infor-
mation not provided.  
6.  Low income = Less than 50% area median family income (area MFI); moderate income = 50<80% area 
MFI; middle income = 80<120% area MFI; upper income = 120% or more area MFI.
7.  Percent non-white or people of color = Census tract’s percent minority population to total population, as 
found in the annual HMDA data, FFIEC Census Files, at: http://www.ffiec.gov/census/htm/2010CensusInfoS-
heet.htm and the Census Windows Application found at: http://www.ffiec.gov/censusapp.htm. 
8.  Percentage of tract median family income as compared to MSA median family income, as found in ibid.
9.  Jim Campen, “Changing Patterns XXI: Mortgage Lending to Traditionally Underserved Borrowers & Neigh-
borhoods in Boston, Greater Boston and Massachusetts, 2013,”a report prepared for MASSACHUSETTS COM-
MUNITY & BANKING COUNCIL, December 2014, and found at: www.mcbc.info/reports/mortgage.
10.  For more on the CRA, go to: http://www.ffiec.gov/cra/history.htm. 
11.  The county-level family and family income numbers were found by summing the census tract numbers 
for each county. The number and percent of families below 80% area MFI is estimated from the ACS family 
income data. While 80% of the area MFI is $84,720, the highest income included here is $74,999, so the 
number of families with incomes below 80% area MFI is a conservative estimate. Source: US Census, Amer-
ican Community Survey, 2013 as found in the Windows Census data application at http://www.ffiec.gov/
census/default.aspx. 
12.  Three tracts were not included here because they had zero housing units.
13.  Middle value (50% of values are higher; 50% are lower).
14.  Thanks to Niedt and Silver, and Hanley, (endnote 1) for the inspiration to use this lending rate.
15.  The census tracts and their respective rates are: 3007.00, 310; 4123.01, 89; 4167.02, 387; 4124.00, 81; 
4073.01, 76.
16.  The Equal Credit Opportunity Act [ECOA], 15 U.S.C. 1691 et seq. prohibits creditors from discriminating 
against credit applicants on the basis of race, color, religion, national origin, sex, marital status, age, because 
an applicant receives income from a public assistance program, or because an applicant has in good faith 
exercised any right under the Consumer Credit Protection Act.
17.  The Fair Housing Act, 42 U.S.C. 3601 et seq., prohibits discrimination by direct providers of housing, 
such as landlords and real estate companies as well as other entities, such as municipalities, banks or other 
lending institutions and homeowners insurance companies whose discriminatory practices make housing 
unavailable to persons because of: race or color, religion, sex, national origin, familial status, or disability.
18.  Three tracts were not included here because they had zero housing units.
19.  Hanley, et al, pp. 24-26, 36, 42, 46.
20.  Hanley, et al, pp. 24-26.
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21.  Hanley, et al, pp. 36, 42, 46.
22.  Urban Institute, Housing Finance Policy Center. Lunchtime Data Talk, Credit Scoring: Going Beyond the 
Usual. March 12, 2015. http://www.urban.org/events/credit-scoring-going-beyond-usual. Presentations 
accessed on May 19, 2015 at: http://www.urban.org/sites/default/files/f_creditscoring.pdf. 
23.  Including our recently released report looking at home purchase lending in the Rochester NY area, “The 
River Runs Dry II: The Persistent Mortgage Drought in Rochester’s Communities of Color,” released on July 
28, 2015, as found at: www.empirejustice.org. 
24.  See GRCRC’s recommendations re: CRA at: http://www.empirejustice.org/policy-advocacy/comments/
grcrc-wants-stronger-cra-2.html#.VXGqx010y70. 
25.  Our recommendations to expand HMDA data elements can be found at: http://www.empirejustice.org/
policy-advocacy/legislative-letters/cfpb-expand-hmda.html#.VXGrg010y70. See also Editorial Board, “Racial 
Penalties in Baltimore Mortgages,” New York Times, May 30, 2105, as found at: http://www.nytimes.
com/2015/05/31/opinion/sunday/racial-penalties-in-baltimore-mortgages.html.
26.  To learn more about the CRF, go to Michael Hanley and Ruhi Maker, “IN THE EYE OF THE STORM: Why 
the Threat of Foreclosure Damage Continues,” Empire Justice Center, March 19, 2015, Appendices C & D, as 
found at: http://www.empirejustice.org/assets/pdf/publications/reports/monroe-report--in-the-eye-of-the-
storm/report-in-the-eye-of-the-storm.pdf. 
27.  Trey Garrison, “Fannie rolls out 3% down payment option for homebuyers,” Housing Wire, December 8, 
2014, as found at: http://www.housingwire.com/articles/32268-fannie-rolls-out-3-down-payment-option-
for-homebuyers. See also Julia Gordon, “Testimony before the Senate Committee on Banking, Housing, 
and Urban Affairs, Subcommittee on Housing, Transportation, and Community Development,” December 9, 
2014, as found at: https://www.americanprogress.org/issues/housing/report/2014/12/23/103730/inequal-
ity-opportunity-and-the-housing-market/.
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