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May 1, 2025 
 
Michael J. Roy 
CRA Program Manager 
Federal Reserve Bank of New York 
Via email: Michael.Roy@ny.frb.org  
 
Samantha R. Darche 
Deputy Superintendent, Consumer Examinations Unit 
NYS Department of Financial Services 
Via email: cra@dfs.ny.gov  
 
RE: Five Star Bank’s CRA Exam  
 
Dear Mr. Roy and Ms. Darche: 
 
We are writing to you on behalf of the Greater Rochester Community Reinvestment Coalition 
(GRCRC) to submit comments regarding Five Star Bank’s (Five Star) CRA Exam conducted by 
the Federal Reserve Bank of NY (FRBNY) and the NY Department of Financial Services and 
covering 2022-2024. While the FRBNY informed us that they would cover retail lending from 
2021-2023, we covered retail lending through 2021 in our comment letter during the bank’s last 
CRA exam. We will cover lending and community development activities through 2024.  
 
The Greater Rochester Community Reinvestment Coalition (GRCRC) was launched in 1993 to 
generate and continue discussions about lending patterns in Rochester. GRCRC, convened by 
Empire Justice Center, has met with numerous banks and state and federal regulators during 
CRA exams and mergers, and submitted dozens of data-driven comments to the appropriate state 
and federal regulators who have oversight of the banks. GRCRC, Empire Justice Center, and its 
predecessor organization, the Public Interest Law Office of Rochester, have released seventeen 
analyses of home mortgage lending, small business lending, and access to credit over the past 32 
years. The organizations use data driven analyses to identify strengths and weaknesses in lending 
patterns and to generate discussions with the top financial depositories in the Rochester NY 
MSA.   
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In preparing for these comments, we asked Five Star to share its community development 
lending and investments and CRA-related grants (CDLI) with us. We used the numbers the bank 
shared with us in Table 10 to calculate the total reinvestments Five Star has made in the 
Rochester community over the exam period and to estimate the percentage of deposits 
reinvested. We also thank Five Star for sharing its 2024 mortgage and small business lending 
data with us. 
 
We thank Five Star staff for meeting with us in early April to review our tables, discuss the 
current political and economic climate and hear about bank programs and products. We 
incorporated what we discussed and learned into this letter. 
 
We shared a draft of this letter with Five Star on April 24, 2025. The bank sent us its responses 
today. We thank the bank for its quick turnaround and willingness to further discuss our varying 
perspectives about the current economic challenges and how they are impacting the bank and our 
community. Except for one change below1 about Five Star’s work with BankOn, the bank 
responded that, “[W]e think this letter was very fair and you noted areas that we need to improve 
and also highlighted areas where we performed well. We appreciate your recommendations and 
look forward to connecting with you again as we continue our work in the community.” 
GRCRC, and its member organizations, look forward to ongoing discussions, as well. 
 
As of June 30, 2024, Five Star Bank had $1.28 billion in deposits at its 19 Rochester 
metropolitan statistical area (MSA) offices for 5.4 percent of the depository market, making Five 
Star the 7th largest bank in the Rochester NY MSA.2 (See Table 1 in Appendix 1.)   
 
These comments focus on four areas: 
 

• Five Star’s Reinvestment of Deposits into the Community 
• Five Star’s HMDA/Mortgage Lending  
• Five Star’s CRA Small Business Lending 
• Five Star’s Response to Community Needs and Opportunities for Investment 

 
FIVE STAR’S REINVESTMENT OF DEPOSITS INTO THE ROCHESTER 
COMMUNITY 
 
We thank Five Star Bank for sharing a summary with us of its CRA-related investments for 2022 
through 2024. This information, as well as our calculations from the mortgage lending and CRA 
small business lending data are shown in Table 10 in the Appendix to assess how much of Five 

 
1 Pp. 29-30. 
2 From the FDIC Market Share 2024 Report, as found at: https://banks.data.fdic.gov/bankfind-
suite/SOD/marketShare   

https://banks.data.fdic.gov/bankfind-suite/SOD/marketShare
https://banks.data.fdic.gov/bankfind-suite/SOD/marketShare
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Star’s deposits were reinvested into the Rochester community during the exam period and how 
this compares to previous exam periods.  
 
Five Star reinvested a total of $171.2 million in CRA-eligible loans, grants, and investments in 
the Rochester community between 2022 and 2024, the 3 years of the exam period. (Five Star 
provided its 2024 CRA small business lending data, as the data is not yet publicly available.) As 
seen in Table 10 (Table 10a) in the Appendix, this included: 
 

• $50.3 million in community development loans  
• $16.8 million in community development investments, of which $14.1 was in affordable 

housing  
• $382,000 in CRA-eligible grants and donations 
• $79.2 million in mortgage loans to low-moderate income households and/or in low-

moderate income census tracts.  
• $24.5 million in CRA small business loans to businesses in low-moderate income tracts 

and/or to businesses with gross annual revenues under $1 million  
 
We are basing our calculations on the percentage of deposits Five Star is reinvesting in the 
Rochester MSA community on its 2024 deposits, as that is the last year of the data we are using. 
Five Star invested a total of $171.2 million in the Rochester MSA during the current exam 
period, and the bank had $1.28 billion in deposits in 2024. We estimate that Five Star reinvested 
13.4% of its deposits into the Rochester community during the 2025 exam period (2022-2024), 
for an annualized average of $57 million or 4.5% of deposits. (See Table 10, Tables 10b & 10c.) 
Five Star’s annualized dollar volume of $57 million in reinvestments for this exam is 37% less 
than its 2022 exam and 26% less than its 2019 exam. 
 
Given the tough mortgage and small business lending markets due to high interest rates and the 
tight housing market, at the bank’s suggestion we looked at community development activities 
only, excluding CRA-eligible retail lending. Five Star made a total of $67.5 million in loans, 
investments, and grants for the current exam period, for an annual average of $22.5 million. For 
the 2022 exam period, Five Star made a total of $108.8 million in loans, investments, and grants, 
for an annual average of $33.5 million. This shows that even when excluding CRA-eligible 
retail lending, Five Star’s reinvestment in the Rochester community has declined by almost 
$11 million or 33% between the 2022 exam and the current exam. Yes, the rate of decline is 
slightly less than 37% decline for all CDLI, but it is still a substantial decline. 
 
Five Star’s Rochester MSA deposits decreased slightly, by 5%, between its 2022 and this current 
exam. (See Table 10, Table 10c.) However, the bank’s deposits as of June 2024 are still 16% 
higher than as of the 2019 exam, while its reinvestments declined by 26% between the 2019 and 
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2025 exam periods. This resulted in a substantial decline in Five Star’s annualized percentage of 
deposits reinvested from 6.7% to 4.5% between the 2019 and 2025 exams, a decline of 37%.  
 
GRCRC has commented over the past few years on other bank CRA exams. Despite its decline, 
Five Star’s current reinvestment rate is significantly better than that of JPMorgan Chase 
(Rochester’s 3rd largest bank), which had an annual reinvestment rate of 2.64% as of its 2024 
exam (looking at 2020-2022) and that of KeyBank (Rochester’s 4th largest bank), which had 
annual reinvestment rate of 2.85% as of its 2023 exam (looking at 2019-2022).  
 
However, Five Star’s current reinvestment rate falls short when compared to the regional peers 
we have commented on. Five Star’s 2025 reinvestment rate of 4.5% is less than M&T Bank’s 
2023 exam reinvestment rate of 5.34% and Canandaigua NB’s 2024 exam reinvestment rate of 
5.5%.   
 
The Community Reinvestment Act obligates banks to serve the communities in which they are 
located. Five Star has 19 branches in the Rochester NY MSA and holds $1.3 million in deposits 
or 5.4% of the area’s FDIC deposits. As we told Five Star in our recent meeting with them, until 
this exam we were holding Five Star’s reinvestment rates as a benchmark for other banks. So, we 
are deeply disappointed at the bank’s decline in reinvestment dollars and current low 
reinvestment rate. While there are no hard and fast rules as to what a meaningful level of 
reinvestment is based on deposits, we consider the history of a bank’s reinvestments, the 
reinvestments of the better-performing peers, and what we are asking of other peer banks.  
 
We would be happy to work with Five Star to find impactful and creative ways to increase its 
annual reinvestments to $90 million (7% of deposits) from its current average of $57 million 
(4.5% of deposits) and to explore what would be a meaningful level of reinvestments.  
 
FIVE STAR’S HMDA LENDING IN MSA and UNDERSERVED COMMUNITIES 
 
Our lending analysis focuses on originated loans. We examine lending from 2021-2024 to align 
with the exam while providing a baseline of 2021 before the exam period. 
 
This section on Five Star’s HMDA lending is divided into the following categories:  
 

• Total number loans and total dollar volume mortgage lending  
• Home purchase loans  
• Five Star’s lending compared to its peers 
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Five Star’s Total Mortgage Lending 
 
Total Loans 
 
In 2024, Five Star originated 130 mortgage loans (1st lien loans on owner-occupied (principal 
and secondary), 1-4 family site-built units) in the Rochester MSA, a decrease of 23% from 2023 
and 69% from 2021.3 (See Table 2 in Appendix).  
 
Five Star’s lending in all formerly redlined communities also declined between 2021 and 2024, 
however at rates lower than the MSA’s 69% decline. Compared to 2021, Five Star’s 2024 
lending was: 
 

• 53% lower in the city. 
• 54% lower among Black/Latine households. 
• 65% lower among low-moderate income households. 
• 50% lower in low-moderate income census tracts  
• 48% lower in majority nonwhite census tracts (50% or more BIPOC residents). 

 
Despite its lower Rochester MSA lending in 2024, Five Star distributed the same or more of its 
loans among the various categories in 2024 than in 2021 (see the bottom section of Table 2). 
Five Star, however, did lose a little ground in loans to low-moderate income households between 
2022 and 2024. In 2023, Five Star’s distribution far exceeded that of all financial institutions 
(AFI) across all communities (using 2023 AFI here as the 2024 HMDA Lar is not available yet). 
Of the 169 loans Five Star made in 2023,  
 

• 30% were in the city, compared to 22% in 2021, and 13% for AFI 
• 37% were to Black and Latine households, compared to 25% in 2021, and 12% for AFI 
• 64% were to low-moderate income households, compared to 56% in 2021, and 42% for 

AFI 
• 43% were in low-moderate income census tracts, compared to 29% in 2021, and 22% for 

AFI 
• 28% were in nonwhite census tracts, compared to 20% in 2021, and 9% for AFI 

 
Total Dollar Volume Lending 
 
In 2024, Five Star Bank originated an aggregate of $23.69 million in total mortgage lending (1st 
lien loans on owner-occupied (principal and secondary), 1-4 family site-built units). As seen by 
Table 3 in the Appendix, this was $34.66 million or 59% less than the bank’s dollar volume of 

 
3 Empire Justice Center uses the Static HMDA LAR data from the CFPB website, at: https://ffiec.cfpb.gov/data-
publication/. The 2024 data was provided by Five Star Bank. 

https://ffiec.cfpb.gov/data-publication/
https://ffiec.cfpb.gov/data-publication/
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lending in 2021 and $4.3 million or 15% less than in 2023, rates of decrease slightly less than 
those for the total number of loans during the same time periods, an indicator of housing price 
increases over this time. 
 
Five Star’s total dollar volume of lending also declined in all other categories, but mainly at 
lower rates than the 59% decrease in the MSA. Between 2021 and 2024, Five Star’s dollar 
volume of lending decreased by: 
 

• 57% in the city 
• 50% among Black and Latine households 
• 63% among low-moderate income households 
• 46% in low-moderate income census tracts  
• 46% in nonwhite census tracts. 

 
The proportions of Five Star’s dollar volume of lending going to other areas of the Rochester 
community grew through 2023, with some falling slightly in 2024. Five Star’s 2023 proportions 
were higher than the proportions of all financial institutions (AFI) going to those categories (see 
bottom section of Table 3) 
 
Of the $27.99 million Five Star originated in the Rochester MSA in 2023,  
 

• 20% went to the city, compared to 18% in 2021, and 9% for AFI 
• 29% went to Black and Latine households, compared to 21% in 2021, and 11% for AFI 
• 44% went to low-moderate income households, compared to 44% in 2021, and 28% for 

AFI 
• 30% went to low-moderate income census tracts, compared to 22% in 2021, and 15% for 

AFI 
• 17% went to nonwhite census tracts, compared to 14% in 2021, and 6% for AFI 

 
Note that, for every year, the proportions of the total dollar volume of lending going to these 
historically, and still, marginalized communities are less than the proportions of the number of 
loans going to them. This suggests that the mortgages, and home values, in these communities 
are on average lower than in other parts of the Rochester MSA. 
 
Five Star’s Home Purchase Lending 
 
Home Purchase Loan Originations 
 
We also analyzed Five Star’s home purchase originations (1st lien loans on owner-occupied, 
(principal and secondary) 1-4 family site-built units). As can be seen by Table 4 in the Appendix, 
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Five Star originated 102 home purchase loans in the Rochester NY MSA in 2024, 13% fewer 
than in 2023, and 51% fewer than in 2021. These decreases likely reflect the tough home 
purchase market in the Rochester MSA and the nation’s higher interest rates. 
 
Five Star also made fewer home purchase loans in Rochester’s historically marginalized 
communities, and some of lending decreases were greater than its MSA decrease of 51%. 
Compared to 2021, Five Star’s 2024 home purchase loan originations were: 
 

• 52% fewer in the city. 
• 54% fewer among Black and Latine households. 
• 60% fewer among low-moderate income households. 
• 50% fewer in low-moderate income census tracts. 
• 48% fewer in nonwhite census tracts. 

 
Five Star’s distribution of its home purchase loans to traditionally redlined and underserved 
people and communities was better in some categories in 2023 compared to 2021, then it fell off 
somewhat in 2024 (except for loans in nonwhite tracts). The bank’s 2023 distribution to all 
categories far exceeded that of all financial institutions (AFI) (see bottom section of Table 4). Of 
the 117 home purchase loans made by Five Star in 2023, 
 

• 41% were in the city, compared to 42% in 2021, and 15% for AFI  
• 51% were to Black and Latine households, compared to 47% in 2021, and 14% for AFI 
• 70% were to low-moderate income households, compared to 79% in 2021, and 39% for 

AFI 
• 56% were in low-moderate income census tracts, compared to 49% in 2021, and 23% for 

AFI 
• 39% were in nonwhite census tracts, compared to 39% in 2021, and 11% for AFI 

 
Five Star’s Mortgage Lending Compared to Its Peers 
 
GRCRC believes in the importance of comparing the lending of a bank to its peers. As Five Star 
is the 7th largest bank in the Rochester area, we compare its lending to its peers, the other of the 
eight largest banks in the Rochester MSA. In 2024, Five Star ranked 7th in deposits in the 
Rochester MSA, with 5.4 percent of the market, so these might be considered benchmarks as 
well. Our peer comparisons look at lending in 2023 as the 2024 HMDA Lar data is not yet 
publicly available. 
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Total Mortgage Lending Compared to Peers 
 
Our first comparison is of the total number of mortgage originations by the top 8 banks (lst lien 
loans on owner-occupied (principal and secondary), 1-4 family site-built units). As seen on Table 
5 in the Appendix, Five Star originated 169 mortgage loans in 2023, making Five Star the 6th 
largest lender among the top 8 banks. While Five Star’s 1.4% Rochester MSA mortgage loan 
market share is substantially lower than its 5.4% depository market share, its 6th place ranking 
among the top 8 banks is better than its 7th place depository market share ranking. 
 
Another way a depository can demonstrate its CRA commitment to a community is by 
maintaining market shares in the various target communities that are similar to or greater than its 
overall MSA market share (middle part of table). Five Star has exceeded its 1.4% MSA total 
lending market share in all of Rochester’s historically redlined/underserved communities. In 
2023, Five Star had: 
 

• 3.2% of the market in the city   
• 4.1% of the market among Black and Latine households 
• 2.1% of the market among low-moderate income households 
• 2.7% of the market in low-moderate income census tracts 
• 4.2% of the market in nonwhite census tracts    

   
Five Star’s distribution of its total lending to the five target communities was greater than the 
distribution of all financial institutions (AFI) and the other top 8 banks, except for Bank of 
America in a couple of categories (bottom part of table).  
 
Dollar Volume Lending Compared to Peers 
 
In 2023, Five Star made $27.99 million in mortgage lending in the Rochester MSA, capturing 
1.2% of the market and ranking 6th among the top 8 depositories in the Rochester MSA. (See 
Table 6 in the Appendix.) As with its total loans, this is substantially less than Five Star’s 
depository market share but better than its 7th place depository market share ranking. While none 
of the top 8 banks captured near their depository market share of the mortgage lending market, 
we want to point out that Canandaigua NB and Lyons NB captured a substantially higher part of 
the total dollar volume lending market than the other top 8 banks, 7% and 4% respectively. 
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Five Star’s dollar volume market share in every underserved market category was more than its 
1.2% MSA lending market share. Among Rochester’s various markets, Five Star had a market 
share of:  
  

• 2.4% in the city 
• 3.1% among Black and Latine households 
• 1.8% among low-moderate income households 
• 2.3% in low-moderate income census tracts 
• 3.5% in nonwhite census tracts  

  
In the distribution of its dollar volume of lending among the various Rochester community 
categories, Five Star Bank far exceeded the penetration of AFI and was 1st or 2nd among the 
area’s top 8 banks in all categories (bottom section of Table 6). 
 
Home Purchase Lending Compared to Peers 
 
Five Star Bank made 117 home purchase loans (lst lien loans on owner-occupied (principal and 
secondary), 1-4 family site-built units) in the Rochester MSA in 2023. This corresponds to 1.5% 
of the market, placing Five Star 4th among the Rochester area top 8 banks in home purchase loan 
originations (see Table 7 in the Appendix). Again, while this is substantially less than its 5.4% 
depository market share, it is much better than its 7th place depository market share ranking. 
 
Five Star’s home purchase loan market share in the traditionally underserved categories were all 
substantially more than its Rochester MSA market share of 1.5%. Five Star captured:  
  

• 4.0% of the market in the city  
• 5.2% of the market among Black and Latine households 
• 2.6% of the market among low-moderate income households 
• 3.5% of the market in low-moderate income census tracts 
• 5.3% of the market in nonwhite census tracts 

  
Five Star’s distribution of its home purchase loans to the above categories far exceeded the  
distributions for AFI and was 1st or 2nd among the top 8 banks.  
 
A Snapshot of Five Star’s Mortgage Lending in Monroe County 
 
Our coalition member, the SW Street Liaison Office (the Office), a service of the 19th Ward 
Community Association, often does an analysis of a bank’s lending in Monroe County and the 
4 quadrants of the city of Rochester. For this letter, the Office did a search of Monroe County 
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records for the 2024 calendar year and found 166 mortgage events4 affecting 129 Monroe 
County properties.5 We think it’s important to include this work by our coalition member to help 
inform the dialogue and learning between GRCRC and Five Star. 
 
Following is a summary of what the Office found. 
 

• Of 111 properties receiving residential loans, 53 (48%) were city of Rochester properties, 
and distributed across the 4 quadrants as follows: 

o 30 properties in the Northeast Quadrant 
o 14 properties in the Northwest Quadrant 
o 7 properties in the Southwest Quadrant 
o 2 properties in the Southeast Quadrant 

• Note that properties in the wealthiest quadrant, the SE Quadrant, received the fewest 
loans, so almost all city loans went to the quadrants with more modest average incomes 
and higher proportions of people of color. 

• Loans to 52 of the 53 city properties were to owner-occupants 
• The FHLBNY Homebuyer Dream Program, providing $20,000 in assistance, was used 

for 25 first-time buyers, of which 19 were in the city. 
• Only 1 of Five Star’s 18 commercial loans went to a property in the city, for the 

renovation of 250 E Main, the Sibley Building, into a mixed-use building. 
 
John DeMott of the SW Street Liaison Office made the following observations from his research: 

• Five Star’s residential lending focused on modest homes. “Although the numbers were 
not tabulated, a check of home photos showed that many of the purchased homes were in 
the range of 1,000 square feet and on modest-sized lots. This was especially true in the 
Northeast quadrant.” 

• Five Star is providing opportunities for Hispanics. “It was impossible to not notice that 
27 of 53 City of Rochester homebuyers have Hispanic surnames.” 

• Five Star’s commercial lending was to a broad range of businesses and property owners 
and included, “$14 million in funding for the Churchview Commons apartment project in 
Gates – 45 units of affordable and supportive housing  created by a collaborative of Gates 
Presbyterian Church, PathStone Corporation and the YWCA,” a “ notable ‘bright spot.’” 

 
Find the SW Street Liaison Office’s complete memo as an attachment to this letter. 
 

 
4 According to the Office, the 166 mortgages include 6 correction mortgages, so the total of 160 mortgages includes: 
18 commercial loans, 111 HOME, 25 Homebuyer Dream Program, 1 SONYMA, 1 Refi, 4 HELOC or HEL. 
5 According to the Office, the mortgages were for property purchases, forgivable loans, consolidations, refi’s, 
HELOC’s and HEL’s. 
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We ask Five Star to financially invest in neighborhood-based organizations like the 19th Ward 
Community Association and the SW Street Liaison Office, as they are critical to supporting 
Rochester’s neighborhoods and small businesses.  
 
Racial Disparities in Homeownership and Lending 
 
In October 2023 the Office of the New York State Attorney General (OAG) released a report on 
racial disparities in homeownership, finding that, “People of color have lower rates of 
homeownership in New York,”6 and that, 
 

• Homeownership in the state is concentrated in white households and neighborhoods. 
White households are more than twice as likely to own their home as compared to Black 
or Latino households.  

o As documented by a local credit union, the Black homeownership rate in the 
Rochester area is 33% while the White homeownership rate is 73%, a gap of 40 
percentage points.7 

• Lower homeownership rates for people of color are present in every single region in the 
state, showing the pervasive and systemic challenges to closing the homeownership gap.  

• Statewide, 7.6% of purchase applications were from Black residents and 9.5% were from 
Latino residents, approximately half of each group’s representation in the overall state 
population. 

• People of color who apply for loans for purchase mortgages were more likely to be 
denied. In the Rochester MSA, a Black applicant is 68% more likely to be denied than a 
white applicant when both applicants have the same profile of average loan amount, 
credit score, DTI, LTV, and income for POC applicants.8  

o This is supported by credit union’s research showing that Black borrowers face 
higher denial rates and higher interest rates.  

 
A look at the distribution of bank branches further illustrates the broken relationship between 
neighborhoods of color and lenders. The map of Rochester in Figure 5 shows bank branches [as 
of June 2022] almost exclusively located in majority white neighborhoods. Most residents in 
neighborhoods of color must travel much farther than their white neighborhood counterparts to 
reach a bank. 9   

 
6 https://ag.ny.gov/sites/default/files/reports/oag-report-racial-disparities-in-homeownership.pdf, pp.19, 20. 
7 Shared in a meeting with the credit union. 
8https://ag.ny.gov/sites/default/files/reports/oag-report-racial-disparities-in-homeownership.pdf, p. 20. 
9 https://ag.ny.gov/sites/default/files/reports/oag-report-racial-disparities-in-homeownership.pdf, p. 16. 

https://ag.ny.gov/sites/default/files/reports/oag-report-racial-disparities-in-homeownership.pdf
https://ag.ny.gov/sites/default/files/reports/oag-report-racial-disparities-in-homeownership.pdf
https://ag.ny.gov/sites/default/files/reports/oag-report-racial-disparities-in-homeownership.pdf
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The OAG report does not break out the data by lender. So, while it describes the problem in 
aggregate, it is not possible to pinpoint a specific lender and ask them to change specific 
practices.  
  
In January 2024, the NYS Department of Financial Services (DFS) issued a report that describes 
lending by individual lenders. 10 The Rochester tables document lenders that originated at least 
100 loans in the Rochester MSA. The report includes the number and percentage of loans to 
minority borrowers and in majority-minority census tracts.  
 
The DFS found that in the Rochester MSA in 2022, Five Star was the 3rd top lender, and the 
highest-ranking community bank, in the proportion of its originations going to borrowers of 
color and in majority-minority tracts. 11  
 

• Five Star Bank originated: 
• 19.7% of its loans in majority-minority tracts or 68 loans 
• 26.6% of its loans to minority borrowers or 88 loans 

 
GRCRC is pleased to see Five Star’s impressive mortgage lending penetration with borrowers 
and communities of color. 
 
It isn’t just enough to have a program that gets 1st time homebuyers into homeownership. 
Homeownership must be sustained. In October 2024, the Urban Institute hosted a webinar on 

 
10 
https://www.dfs.ny.gov/system/files/documents/2024/01/2023_annual_minority_mortgage_lending_report_2024012
2.pdf  
11 Ibid, pp. 51-52. 

https://www.dfs.ny.gov/system/files/documents/2024/01/2023_annual_minority_mortgage_lending_report_20240122.pdf
https://www.dfs.ny.gov/system/files/documents/2024/01/2023_annual_minority_mortgage_lending_report_20240122.pdf
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sustainable homeownership.12 Many important points came up. They include the lack of wills for 
homes inherited by those in the Black and Brown communities that result in problems when 
surviving family members don’t own clear title. Heirs’ properties issues are a problem in Monroe 
County and a concern across the state. If not doing so already, we ask Five Star to work with 
borrowers in addressing these issues. 
 
Considerations for Supporting Homeownership  
 
Research from Liberty St Economics (FRBNY)13 documents that younger borrowers are 
struggling with credit card and auto loan payments. In 2021, delinquencies for borrowers in their 
20s and 30s were at 3.5%, up from 1.5% in 2020. High rents are making it harder for millennials 
to save for a mortgage, when PITI would be lower than their rent. Hence the need for both larger 
grants for 1st time borrowers and flexible underwriting.  
 
The median home price in the Rochester MSA is $235,500 (as of March 2025)14 and rents have 
increased. High rents and inflation in food and utilities make it virtually impossible for a tenant 
at 80% area median income to save. First generation, LMI borrowers also struggle to save the 
$20,000 plus needed for downpayment and closing costs. New York has high property taxes 
making homeownership more unaffordable. The mismatch of incomes and basic living costs 
mean that residents are living paycheck to paycheck. As described in another section below, the 
result of this is that, as of 2017, 50% of city of Rochester residents had subprime credit. While 
we understand the importance of saving for closing costs and down payment assistance, it seems 
that even the most responsible 1st generation families/1st time homebuyers from no-/low-wealth 
backgrounds will need a much larger infusion of down payment and closing cost assistance than 
has been the norm over the past few years. 
 
In March, the FHFA announced it was shutting down the special purpose credit programs of the 
GSEs.15 This does not prevent financial institutions from having their own 1st generation/1st time 
homebuyer programs that serve Black and Brown families as well as lower-income rural 
families. 
  
  

 
12 https://www.urban.org/events/sustainable-homeownership-and-wealth-preservation-communities-
color?&utm_source=urban_events&utm_campaign=sustainable_wealth&utm_id=housing&utm_content=general&u
tm_term=home_ownership  
13 https://libertystreeteconomics.newyorkfed.org/2023/02/younger-borrowers-are-struggling-with-credit-card-and-
auto-loan-payments/ 
14 https://dashboards.domusanalytics.com/v/RochesterInfographic (Used by GRAR.com).  
15 https://www.consumerfinancialserviceslawmonitor.com/2025/03/fhfa-director-pulte-terminates-mortgage-related-
special-purpose-credit-programs-for-gses/  

https://www.urban.org/events/sustainable-homeownership-and-wealth-preservation-communities-color?&utm_source=urban_events&utm_campaign=sustainable_wealth&utm_id=housing&utm_content=general&utm_term=home_ownership
https://www.urban.org/events/sustainable-homeownership-and-wealth-preservation-communities-color?&utm_source=urban_events&utm_campaign=sustainable_wealth&utm_id=housing&utm_content=general&utm_term=home_ownership
https://www.urban.org/events/sustainable-homeownership-and-wealth-preservation-communities-color?&utm_source=urban_events&utm_campaign=sustainable_wealth&utm_id=housing&utm_content=general&utm_term=home_ownership
https://dashboards.domusanalytics.com/v/RochesterInfographic
https://www.consumerfinancialserviceslawmonitor.com/2025/03/fhfa-director-pulte-terminates-mortgage-related-special-purpose-credit-programs-for-gses/
https://www.consumerfinancialserviceslawmonitor.com/2025/03/fhfa-director-pulte-terminates-mortgage-related-special-purpose-credit-programs-for-gses/
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Such programs could include:  
 

• Payment and closing cost assistance totaling $20,000 or above 
• Flexible underwriting 
• Pre-purchase counseling 
• Holding these mortgages in portfolio if there is no secondary market for them  

 
GRCRC is pleased that Five Star is offering a CRA mortgage product that works with the 
Greater Rochester Housing Partnership’s homeownership programs-- HOME Rochester, Make 
Monroe Home, and Buy the Block, and with homebuyers working with The Housing Council at 
Pathstone.  
 
Five Star also offers the Homebuyer Dream Program through the Federal Home Loan Bank of 
NY (FHLBNY). The bank offered grants of $20,000 in 2024 ($19,500 for down payment and 
other closing costs and $500 to help pay for nonprofit housing counseling). Borrowers must be 
1st time homebuyers with incomes of less than 80% AMI to qualify. As seen in the analysis done 
by the SW Street Liaison Office, Five Star provided 25-$20,000 Homebuyer Dream grants in 
Monroe County in 2024, 19 of which were in the city of Rochester. (See above and in 
attachment.) During our meeting with Five Star, the bank informed us that its grants will be 
$15,000 for 202516 to serve more homebuyers. We thank Five Star for finding a way to 
participate in this FHLBNY program and continuing its participation in 2025. 
 
The Added Challenge of Climate Change 
 
In addition to the ongoing harm from redlining and discrimination, the climate crisis will impact 
Black and Brown neighborhoods in many ways—extreme heat, tornadoes and other severe 
weather, and increased risk of flooding in low lying areas. These emerging issues are in the news 
and on the minds of policy makers and advocates.17 Most of us recall Superstorm Sandy and the 
damage done to NYC and Long Island in 2012. Over the past couple of years, several parts of 
Upstate NY have had many inches of rain in a few hours. Ontario County experienced flooding 
from extreme precipitation in July of 2023, when 6 inches of rain fell in 3 hours.18 Steuben 

 
16 https://www.five-starbank.com/homebuyer-dream-program  
17 At hour 3 in this Urban Institute webinar on sustainable homeownership, panelists from the National Community 
Stabilization Trust, National Fair Housing Alliance, and the Urban Institute discuss these emerging issues. 
https://www.urban.org/events/sustainable-homeownership-and-wealth-preservation-communities-
color?&utm_source=urban_events&utm_campaign=sustainable_wealth&utm_id=housing&utm_content=general&u
tm_term=home_ownership  
18 https://www.democratandchronicle.com/story/weather/2023/07/12/canandaigua-ny-flooding-2023-weather-new-
flood-watch-ontario-wayne-counties/70407628007/  

https://www.five-starbank.com/homebuyer-dream-program
https://www.urban.org/events/sustainable-homeownership-and-wealth-preservation-communities-color?&utm_source=urban_events&utm_campaign=sustainable_wealth&utm_id=housing&utm_content=general&utm_term=home_ownership
https://www.urban.org/events/sustainable-homeownership-and-wealth-preservation-communities-color?&utm_source=urban_events&utm_campaign=sustainable_wealth&utm_id=housing&utm_content=general&utm_term=home_ownership
https://www.urban.org/events/sustainable-homeownership-and-wealth-preservation-communities-color?&utm_source=urban_events&utm_campaign=sustainable_wealth&utm_id=housing&utm_content=general&utm_term=home_ownership
https://www.democratandchronicle.com/story/weather/2023/07/12/canandaigua-ny-flooding-2023-weather-new-flood-watch-ontario-wayne-counties/70407628007/
https://www.democratandchronicle.com/story/weather/2023/07/12/canandaigua-ny-flooding-2023-weather-new-flood-watch-ontario-wayne-counties/70407628007/
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County, the Adirondacks,19 and the Hudson Valley20 have also experienced such events. Steuben 
County experienced flash flooding last August due to the remnants of Tropical Storm Debby.21 
Last year, New York State saw a record breaking 32 tornadoes.22 
 
This is in the mortgage lending section because homebuyers need property insurance to get a 
mortgage; and many weather events, including flooding, resulting from climate change are 
affecting the ability of homeowners to get adequate property insurance coverage at an affordable 
rate.  
 
A New Yorker article23 about climate risk and the homeowners insurance crisis shared some 
serious concerns from Lloyds of London, an insurer, and Aon, a reinsurance intermediary: 
  

“You’ll never find an insurer saying, ‘I don’t believe in climate change,’” John Neal, the 
C.E.O. of Lloyd’s of London, the insurance behemoth, told the Financial Times a few 
months back. 
 
“’The frequency and severity of weather-related losses are exponential.’ Testifying to 
Congress last year, Eric Andersen, the president of Aon, the world’s largest reinsurance 
intermediary, said, ‘Just as the U.S. economy was overexposed to mortgage risk in 2008, 
the economy today is overexposed to climate risk.’” 

 
The lack of flood insurance for homeowners as flood risk changes and spreads, like for the over 
90% of the homeowners in Florida and North Carolina whose homes were damaged by 
Hurricane Milton and Helene, also requires solutions.  
 
FEMA published proposed updates to the flood maps for Ontario County, New York.24 We will 
need to work with banks to ensure that BIPOC/LMI borrowers are not buying in areas at risk of 
flooding. We urge the bank regulators to start looking at climate risk.  
 
  

 
19 https://suncommunitynews.com/news/111133/moriah-hit-hard-by-overnight-flooding/  
20 https://www.lohud.com/story/news/2024/08/19/weather-outlook-rain-westchester-rockland-putnam-hudson-
valley-ny/74855354007/  
21 https://www.eveningtribune.com/picture-gallery/news/local/2024/08/09/photos-flash-floods-hit-steuben-county-
in-canisteo-woodhull/74742183007/  
22https://www.governor.ny.gov/news/governor-hochul-details-statewide-response-severe-weather-and-other-
naturally-occurring-events   
23 https://www.newyorker.com/news/the-financial-page/the-home-insurance-crisis-that-wont-end-after-hurricane-
season  
24 https://www.fema.gov/press-release/20241001/public-invited-review-flood-maps-ontario-county-new-york  

https://suncommunitynews.com/news/111133/moriah-hit-hard-by-overnight-flooding/
https://www.lohud.com/story/news/2024/08/19/weather-outlook-rain-westchester-rockland-putnam-hudson-valley-ny/74855354007/
https://www.lohud.com/story/news/2024/08/19/weather-outlook-rain-westchester-rockland-putnam-hudson-valley-ny/74855354007/
https://www.eveningtribune.com/picture-gallery/news/local/2024/08/09/photos-flash-floods-hit-steuben-county-in-canisteo-woodhull/74742183007/
https://www.eveningtribune.com/picture-gallery/news/local/2024/08/09/photos-flash-floods-hit-steuben-county-in-canisteo-woodhull/74742183007/
https://www.governor.ny.gov/news/governor-hochul-details-statewide-response-severe-weather-and-other-naturally-occurring-events
https://www.governor.ny.gov/news/governor-hochul-details-statewide-response-severe-weather-and-other-naturally-occurring-events
https://www.newyorker.com/news/the-financial-page/the-home-insurance-crisis-that-wont-end-after-hurricane-season
https://www.newyorker.com/news/the-financial-page/the-home-insurance-crisis-that-wont-end-after-hurricane-season
https://www.fema.gov/press-release/20241001/public-invited-review-flood-maps-ontario-county-new-york
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Conclusion: Five Star’s Mortgage Lending 
 
GRCRC believes that traditionally underserved families and communities benefit more when 
they obtain mortgages from lenders with a local depository presence than from little-regulated 
mortgage companies or lenders with no local CRA obligations. It benefits both the borrower and 
the bank when borrowers develop other financial relationships with their mortgage lender. We 
believe Five Star has the potential to become one of those lenders. Still, together, the Rochester 
area top 8 banks are losing the advantage of multiple financial relationships; in 2023 they 
captured only 16% of the owner-occupied home purchase lending market, 3% less than 2022 and 
6% less than 2020.  
 
When we shared during our meeting with Five Star this disturbing decline in the top 8 bank 
market share, staff noted that private mortgage companies have the advantage of working in a 
less restrictive regulatory environment, which has been impacting all traditional banks.  
 
We want to state that the decline in the top 8 lending has been going on for several years, not just 
the past couple of years. The largest of the top banks have been pulling out of the Rochester 
mortgage lending market for the past several years. While this creates opportunity for 
community banks like Five Star, it also means that banks and credit unions without CRA 
obligations or lightly regulated mortgage banks can also step into the breach.  
 
The NY Department of Financial Services is working on finalizing regulations to extend New 
York’s state CRA law to mortgage bankers25 via new 3 NYCRR 120, Compliance with Banking 
Law Section 28-bb.26 While we expect that this extension of the CRA to mortgage bankers will 
help low-moderate income communities access mortgage credit, we will see how traditional 
banks respond to this change in the regulatory environment. 
 
Five Star’s total loan originations were at a peak in 2021, as was all of mortgage lending in the 
Rochester area. About 40% of the area’s loans were home purchase loans, while about 50% of 
Five Star’s were home purchase. Then Five Star’s total and home purchase loan originations 
steadily declined as Rochester’s housing market grew tighter and interest rates increased. A 
review of our Top 8 Lending Tables over 2021-2023 shows that Five Star was able to maintain 
its overall market share and its market share in some of the underserved markets as lending in the 
area declined. As seen by the “% of loans in” in tables 2 and 4, Five Star was able to maintain or 
increase its already impressive penetration in most of the Rochester area’s underserved markets 
through 2023. However, the bank’s home purchase lending penetration declined significantly in 
2024, except in majority non-white census tracts. 
 

 
25 https://www.nysenate.gov/legislation/laws/BNK/28-BB  
26 https://www.dfs.ny.gov/system/files/documents/2025/02/rp-bank-3nycrr120-text.pdf  

https://www.nysenate.gov/legislation/laws/BNK/28-BB
https://www.dfs.ny.gov/system/files/documents/2025/02/rp-bank-3nycrr120-text.pdf
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We are encouraged knowing that the bank is participating in the FHLBNY’s Homebuyer Dream 
Program and that it has mortgage staff who have deep relationships with Rochester’s diverse 
communities. Five Star can also (1) review its mortgage lending by census tract and develop a 
plan to increase lending in those no/low-lending tracts; (2) ascertain if its Homebuyer Dream 
grants are in fact reaching and doing enough to support 1st generation/1st time homebuyers and to 
make changes based on the data; and (3) develop a 1st generation/1st time homebuyer mortgage 
program as soon as feasible to supplement the Homebuyer Dream grants and/or expand the 
number of homebuyers receiving financial assistance. We recognize that this is a complicated 
housing environment for homebuyers. (For more on this see Improving Housing Affordability for 
Renters and Owners section below.) 
 
GRCRC urges Five Star to work with our members to find ways to expand its lending in this 
challenging environment to 1st generation/1st time homebuyers while maintaining its penetration 
in the Rochester area’s traditionally underserved communities.  
 
FIVE STAR’S BANK SMALL BUSINESS LENDING 
 
CRA Small Business Lending  
 
Table 8 in the Appendix shows Five Star’s CRA small business loans and dollar volume of 
lending from 2019 to 2024. Thanks to Five Star’s feedback, we are using 2019 as the base year 
here, as 2020 and 2021 included PPP loans, so the numbers are substantially larger than 2019 
and 2022. Five Star provided the data for 2024, as it is not yet publicly available. All financial 
institution (AFI) comparisons are of 2023 
. 
Number of Small Business Loans  
 
Five Star made 100 small business loans in the Rochester MSA in 2024, 46% fewer than in 2019 
and 3% fewer than 2023 (see top section of Table 8). The bank made fewer small business loans 
in all but one of the various categories in 2024 than in 2019.  
 
In 2024, Five Star made:  
  

• 18 loans to businesses in low-moderate income census tracts, 45% fewer than in 2019 
• 59 loans of $100,000 or less, 54% fewer than in 2019 
• 10 loans of $100,000 or less to businesses in low-moderate income census tracts, 47% 

fewer than in 2019 
• 54 loans to businesses with gross annual revenues under $1 million, 57% fewer than in 

2019 
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• In 2023, 16 loans to businesses with gross annual revenues under $1 million in low-
moderate income census tracts, the same as in 2019 

  
Five Star performed slightly better than all financial institutions (AFI) in 2023 in its distribution 
of small business loans to businesses in LMI tracts, businesses with gross annual revenues less 
than $1 million, and these smaller businesses in LMI tracts.  
 
Dollar Volume of Small Business Lending  
  
In 2024, Five Star made $16.1 million in small business loans in the Rochester MSA. As seen at 
the bottom half of Table 8, this was 47% less than 2019 and 29% less than 2023. Five Star’s 
average loan size of $161.1 thousand in 2024 was similar to that of 2019, but substantially less 
than its average size of $219.7 thousand in 2023. The bank’s dollar volume of small business 
lending in all but one of the various categories was less in 2024 than in 2019.  
 
In 2024, Five Star made: 
  

• $3.4 million in loans to businesses in low-moderate income census tracts, 52% less than 
in 2019 

• $1.5 million in loans of $100,000 or less, 62% less than in 2019 
• $0.3 million in loans of $100,000 or less to businesses in low-moderate income census 

tracts, 64% less than in 2019 
• $3.4 million in loans to businesses with gross annual revenues under $1 million, 71% less 

than in 2019 
• In 2023, $2.7 million in loans to businesses with gross annual revenues under $1 million 

in low-moderate income census tracts, 117% more than 2019 
 
Five Star decreased its penetration among businesses in LMI tracts and among businesses with 
gross annual revenues under $1 million. In 2023, the bank fell short when compared to all 
financial institutions in the distribution of its dollar volume of lending to businesses with gross 
annual revenues under $1 million but it outperformed AFI in its distribution to businesses in LMI 
tracts and to businesses with gross annual revenues under $1 million in LMI tracts.  
 
The decline in Five Star’s dollar volume of small business lending between 2023 and 2024 may 
be due to the high interest rate environment and its impact on larger dollar loans. However, the 
bank’s decline in its dollar volume of lending to businesses in LMI tracts and to businesses with 
gross annual revenues under $1 million has been occurring since 2019 (except for 2020 and 
2021, the PPP loan years). 
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Five Star’s Small Business Lending Compared to Peers 
 
As with mortgage lending, we compare a bank’s small business lending to its peers, the other 
depositories with the greatest market shares in the Rochester NY MSA. Table 9 in the Appendix 
compares the small business loans, dollar volume lending and market shares for the Rochester 
MSA’s top 8/top 9 banks for 2023, the latest year for publicly available data. (Both Lyons NB 
and Community Bank, the 8th and 9th largest banks, respectively, are included here, as this is the 
first year Lyons is reporting small business lending.) 
 
Number of Loans Market Share  
  
In 2023, with 103 loans, Five Star captured 0.6% of the small business loan market in the 
Rochester MSA, making Five Star the 8th largest small business lender among the top 9 banks in 
terms of number of loans (see top part of Table 9). JPMC, a big small business credit card lender, 
made the most loans. Five Star met or exceeded its MSA market share among businesses in LMI 
tracts, among businesses with gross annual revenues under $1 million, and among businesses 
with gross annual revenues under $1 million in LMI census tracts. In 2023, Five Star had a 
market share of:  
  

• 0.6% among businesses in low-moderate income census tracts  
• 0.3% in loans of $100,000 or less 
• 0.3% in loans of $100,000 or less to businesses in low-moderate income census tracts 
• 0.6% among businesses with gross annual revenues under $1 million 
• 0.7% among businesses with gross annual revenues under $1 million in low-moderate 

income census tracts 
  
Five Star underperformed the average of the All 9 Banks in the distribution of its small business 
loans to businesses with gross annual revenues under $1 million, while exceeding the All 9 
averages in the percentage of its loans to businesses in LMI tracts and to businesses with gross 
annual revenues under $1 million in LMI census tracts. 
 
Dollar Volume Lending Market Share  
  
In 2023, with $22.6 million in lending, Five Star captured 3.8% of the dollar volume of small 
business lending in the Rochester MSA, placing it 6th among the top 9 banks. (See the bottom 
half of Table 9.) While Five Star’s dollar volume market share of 3.8% fell short of its 5.4% 
depository market share, its 6th place market share rank is better than its 7th place depository 
market share rank.  
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Five Star’s dollar volume of lending market share among businesses in LMI tracts and among 
businesses with gross annual revenues under $1 million in LMI census tracts exceeded its overall 
MSA market share, while its market share among businesses with gross annual revenues under 
$1 million was slightly below its MSA market share. Compared to its overall dollar volume 
market share of 3.8%, in 2023 Five Star captured:  
  

• 4.5% of the dollar volume of lending to businesses in low-moderate income census tracts 
• 0.8% of the dollar volume of lending for loans of $100,000 or less 
• 0.7% of the dollar volume of lending for loans of $100,000 or less to businesses in low-

moderate income tracts 
• 3.6% of the dollar volume of lending to businesses with gross annual revenues under $1 

million 
• 5.7% of the dollar volume of lending to businesses with gross annual revenues under $1 

million located in low-moderate income census tracts 
  
Five Star’s average loan size in 2023 was $219,690, the largest average loan size among the 9 
banks. As seen by Table 8, this average loan size was the largest for all the years examined—
2019 and 2021-2024, and Five Star’s average loan sizes in all but 2021 (the PPP loan year) still 
beat out the other top banks in 2023.   
 
With respect to the distribution of its dollar volume of lending, Five Star exceeded the averages 
for All 9 Banks in dollar volume of lending to businesses in LMI communities and to businesses 
with gross annual revenues under $1 million in LMI tracts, but fell short of the average for All 9 
Banks in its dollar volume distribution to businesses with gross annual revenues under $1 million 
(bottom of Table 9). 
 
Small Business Lending Summary  
 
To stabilize the economy, create jobs, and build wealth in the Rochester community, area 
businesses need access to affordable, responsible credit. This has been especially true as 
businesses continue to struggle with some of the highest inflation rates since the 1980s.  
 
Five Star’s small business lending has been declining since 2019 (excluding 2020 and 2021, the 
years with PPP loans). Its dollar volume of lending has been declining, as well, particularly to 
businesses located in low-moderate income tracts and to businesses with gross annual revenues 
under $1 million. While Five Star performed better than several of its peers in 2023 in dollar 
volume of lending, and in penetration into the low-moderate income markets, we are concerned 
that the bank’s 2024 decline in lending will not reflect well when the 2024 CRA small business 
lending numbers become public. 
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Our region’s small businesses, especially those with gross annual revenues under $1 million and 
in LMI tracts are critical to helping the Rochester area and its families thrive. These smaller 
businesses are where we find new businesses, especially those started and owned by Black, 
Brown, women, and immigrant entrepreneurs. Our coalition members who work with small 
businesses can work with Five Star to find creative ways to work with Rochester area smaller 
businesses to help them access more affordable credit to help their businesses grow and thrive. 
 
FIVE STAR BANK’S REINVESTMENT OF DEPOSITS INTO THE COMMUNITY, 
RESPONSE TO COMMUNITY NEEDS AND OPPORTUNITIES FOR INVESTMENT 
 
Included in this section is information from several GRCRC members on local community 
development needs, how Five Star has worked with and/or funded their organizations to address 
them, and suggestions on how Five Star might help address emerging and ongoing needs.  
 
Reinvesting Deposits into the Community 
 
We urge Five Star Bank to actively work with GRCRC members and other organizations in the 
Rochester area to regain its former level of CRA-related lending and investments within the 
Rochester MSA to 7% a year. This would be about $90 million per year in reinvestments based 
on the June 2024 deposits, an increase of $33 million per year from the current average of $57 
million. The bank can start by investing in some of the community development opportunities 
laid out in this section. (See section at the beginning of this letter for our analysis of the bank’s 
reinvestments.) 
 
First, we want to acknowledge and thank Five Star for some of the ways the bank has supported 
the work of GRCRC member organizations. We summarize these in this next section, at times 
including suggestions for additional opportunities. 
 
Specific Community Development Activities 
 
GRCRC members shared with us the following community development activities that Five Star 
is currently supporting. 
 
Consumer Credit Counseling Service of Rochester (CCCSR) helps individuals and families 
build financial wellness and peace of mind through financial education and counseling. Each 
year, CCCSR helps more than 12,000 residents manage debt, improve their credit, increase their 
savings, and manage their money effectively. Nearly 75% of CCCSR’s clients are considered 
low-to-moderate income (LMI) according to HUD standards and more than 50% are considered 
low income. Five Star Bank has supported financial counseling and education provided by 
CCCSR on a regular basis since 2019. In 2022, 2023, and 2025, CCCSR received an annual 
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contribution of $7,500 that supported workshops about credit, debt, budgeting, saving, and 
money management for underserved LMI groups. With this support, the organization was able to 
provide more than 35 workshops to over 300 participants to help them gain a better 
understanding of how they can improve their financial wellness and create connections to more 
in-depth services such as credit and housing counseling. GRCRC is grateful to Five Star for its 
ongoing support of CCCSR’s programs. 
 
Five Star Bank has been a strong community partner supporting the Greater Rochester 
Housing Partnership’s (GRHP) construction lending and single-family homeownership 
programs. Five Star and GRHP have participated in a handful of large construction loans to help 
advance local affordable rental development projects. Most recently Five Star and GRHP 
partnered on closing a $20 million participation construction loan for an adaptive reuse of a 
vacant school in Bath, NY (Steuben County, not part of the Rochester MSA) into a community 
arts space and affordable housing units. Five Star Bank is a participating lender in the $14.5 
million acquisition and construction financing pool that supports the HOME Rochester 
Program. Through HOME Rochester, approximately 15 vacant, single-family homes are 
rehabbed for purchase as affordable homeownership housing by low and moderate-income first-
time homebuyers. Five Star Bank is also an active mortgage lender to the buyers who purchase 
the rehabbed and newly-constructed single-family homes developed by the organization. As 
noted in the mortgage lending section above, Five Star offers a CRA mortgage product that 
works well with GRHP’s HOME Rochester, Make Monroe Home, and Buy the Block 
homeownership programs.  We urge Five Star to continue partnering with GRHP in the ways 
outlined above. In addition, access to flexible grant sources to support its work in the future 
would also be helpful. 
 
Five Star Bank has provided generous support to The Housing Council at PathStone, 
demonstrating a shared commitment to fostering financial stability and expanding 
homeownership opportunities for low- to moderate-income (LMI) households in our region. 
Most recently, Five Star contributed $5,000 in support of The Housing Council’s Post-Purchase 
program, which helps new homeowners navigate the responsibilities of homeownership and 
sustain long-term housing stability. Five Star continues to be a valued partner in the 
organization’s work with first-time homebuyers, offering competitive mortgage products and 
incentives designed to help LMI clients successfully purchase homes—an increasingly difficult 
goal in today’s highly competitive housing market. The bank’s support is especially meaningful 
as many mortgage-ready LMI buyers continue to face barriers in securing homes due to limited 
inventory and rising prices. 
 
As The Housing Council continues to expand its Financial Empowerment Center (FEC) 
Program—which provides free, one-on-one financial counseling focused on budgeting, credit 
building, and debt reduction—ongoing support and strategic partnerships remain vital. The FEC 
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has a proven track record of helping individuals improve their financial health and prepare for 
homeownership, and partnerships with institutions like Five Star are key to sustaining and 
growing this impact. 
 
GRCRC is grateful to Five Star for its support of The Housing Council, and asks the bank to 
consider supporting the FEC. 
 
Community Development Opportunities 
 
GRCRC members share with us the needs of the Rochester community, as well as initiatives, 
programs, and needs of the member organizations. We then include these in our letters as 
possible investment opportunities for the banks. We understand that each bank will not be able to 
invest in all these opportunities. At the least, we ask Five Star to consider these on-the-ground 
perspectives when making decisions about products, investments and contributions so it can 
more effectively address the needs of the Rochester community and support low-moderate 
income and BIPOC communities. 
 
Intersecting Barriers to Opportunity  
 
Given the dramatic increases in housing, food, childcare, and medical care costs over the past 
few years, millions of Americans are struggling to pay for basic necessities. As seen in a NYT 
Magazine article by Matt Desmond,27  
 

• Nationally, “[r]ent has more than doubled over the past two decades, rising much faster 
than renters’ incomes. Median rent rose from $483 in 2000 to $1,216 in 2021.”  

• “From 2000 to 2022 in the average American city, the cost of fuel and utilities increased 
by 115 percent.”  

 
New Yorkers are feeling the financial strain of record high debt burdens, especially in upstate 
areas where poverty rates, despite declines, are still north of 25-30%. Rochester has made 
significant progress by reducing its overall poverty rate to 26%. While poverty rates in the other 
upstate cities of Syracuse (32%) and Buffalo (28%) declined as well, their rates of decline were 
lower and their poverty rates are still higher.28  
 
Most bank branches have left poor Rochester neighborhoods, where at least a majority of 
residents have subprime credit 29 Working families making $15‐25 an hour can’t pay all their 
essential bills on time. These families may also have monthly incomes that are volatile. They 

 
27 https://www.nytimes.com/2023/03/09/magazine/poverty-by-america-matthew-desmond.html 
28 https://www.cgr.org/rochester-anti-poverty-initiative-notes-21-decline/  
29 https://www.newyorkfed.org/data‐and‐statistics/data‐visualization/community‐credit‐
profiles/index.html#overview 

https://www.congress.gov/116/meeting/house/110362/witnesses/HHRG-116-BA00-Wstate-DesmondM-20200114.pdf
https://www.nytimes.com/2023/03/09/magazine/poverty-by-america-matthew-desmond.html
https://www.cgr.org/rochester-anti-poverty-initiative-notes-21-decline/
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may not have paid sick leave or a guaranteed minimum number of hours. They may not be sure 
how much money they will have at the end of the month. Given the high cost of housing, 
childcare, education and health care, the minimum wage and/or volatile incomes leave families 
in a situation where one or more bills are left unpaid. An unexpected car repair or medical bill 
throws their monthly expenses into crisis.  
 
In February 2024 the National Consumer Law Center released an updated issue brief: “Past 
Imperfect: How credit scores “bake in” and perpetuate past discrimination.30 The issue brief 
documents: “In 2021, the median credit score from Vantage Score for Black consumers was 639, 
while for white consumers it was nearly 100 points higher at 730 and Asian consumers’ median 
was 752. Latino consumers were in between with a median score of 673.” 
 
“But the disparity in wealth is even more stunning: the typical Black family has a median wealth 
of only about 15 percent ($44,900) of the typical white family ($285,000). The typical Latino 
family similarly has only about 20 percent of the wealth ($61,600) of the typical white family.” 
 
The median 639-credit score of a Black family means they cannot qualify for a mortgage, given 
how mortgages are underwritten. As seen below, subprime auto loans further destroy credit. 
Subprime credit cards also make it hard to save or pay off debt. The wealth disparity means that 
Black families can’t turn to each other for an emergency loan.  
 
Most bank products are designed for customers who have disposable income at the end of the 
month. When families don’t have enough money to pay for essentials, an unexpected decline in 
income or an emergency expense results in a subprime score. Families turn to predatory products 
to pay rent so they are not homeless, to pay the car loan so they can keep their job, or to buy 
groceries so they don’t go hungry. 
 
Despite New York’s strong usury cap, predatory lenders know how to make enormous profits by 
selling high-cost products to low‐income borrowers. These products are set up for the consumer 
to fail and for the investors behind the products to make money. The interest rates/fees are 
abusive and designed to be vastly profitable with no relation to the risk taken by the lenders. 
Some loans are bundled into investment vehicles. The largest banks fund the companies that 
create and market these products.  
 
We continue to work to change the laws to stop these practices that result in enormous profits for 
corporations, and financial hardship or worse in the life of working families. And we need 
responsible, affordable alternatives.  
 

 
30 https://www.nclc.org/wp-content/uploads/2016/05/20240227_Issue-Brief_Past-Imperfect.pdf 
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The CRA was passed in 1977 to address the decades of redlining that had been happening in our 
communities. While the law says banks should serve the entire community in which they do 
business, including low- and moderate- income (LMI) communities, redlining mainly happened 
in, and continues to happen in and impact, Black and Brown communities. This is why banks 
must shift their work at every level--policies, practices, and culture--to ensure that lending, 
investments, grants, and services align with words and intent of the CRA to address redlining 
and support equity in the communities in which they do business.  
 
This includes work to: 
 

• Become welcoming for all people particularly those who have been historically, and 
continue to be, marginalized. 

• Assure employees, from the CEO down to staff underwriting loans, and those working 
with the public, are doing internal and interpersonal work (including implicit bias 
training) to address internalized racism and other forms of oppression.  

• Find ways to go into the community and build relationships with women and minority-
owned businesses, including start-ups and micro-enterprises. 

• Create specific goals to increase levels of lending, investments, and other forms of 
support in traditionally underserved neighborhoods, and track and publicly share on the 
organization’s progress. 

 
We would be happy to connect Five Star with local organizations teaching about our local 
history and what can be learned to improve relationships and create a better community going 
forward. 
 
Supporting a Thriving Workforce 
 
The mission of the Urban League of Rochester, Inc. (ULR) is to enable African Americans, 
Latinos, the poor, and other disadvantaged to secure economic self-reliance, parity and power, 
and civil rights. ULR currently provides financial empowerment education, housing education 
and first-time homebuyer supports, youth and education services, workforce development 
services, and business development education to improve the financial security and economic 
growth within our community.  
 
ULR has been providing workforce development programs and services since 1967. ULR 
workforce development programs serve individuals with intersectional needs who face multiple 
barriers to employment and self-sufficiency such as substance abuse, involvement with the 
criminal justice system, low literacy levels, absence of a high school diploma, lack of adequate 
childcare and transportation, and other issues associated with systemic and concentrated urban 
poverty. Many of these challenges disproportionately affect people of color and low-income 



26 

individuals due to historical inequities and racial discrimination such as but not limited to, racial 
profiling, poor distribution of resources and capital investment, and redlining and housing 
segregation. These disparities affect the individuals in ULR’s workforce development programs 
and emphasize the importance of meeting basic needs and service provision including direct 
assistance, referrals, and connection to resources, that is also intersectional. ULR currently has 
four workforce development programs:  
 

• YouthBuild provides comprehensive services to disadvantaged youth ages 17-24. The 
program is recognized by the NYS Department of Labor as a Direct Entry Provider for 
apprenticeship programs. It provides hands-on construction and advanced manufacturing 
training using the Pre-Apprentice Certificate Training (PACT), Certified Production 
Technician Training, GED preparation, case management, job readiness training, job 
placement, personal development, and follow-up activities.  

• The Growth Opportunities program prepares justice-involved young adults ages 18 to 
24 for entry into the workforce through job placement and paid work experiences. 
Services include case management, occupational training in construction, advanced 
manufacturing and food service, high school equivalency preparation, work experience 
placements, mentoring, supportive services, and leadership development.  

• The ULR Workforce Development for Under and Unemployed Individuals (WDUI) 
program works with individuals of all ages to obtain industry recognized certifications 
and job placement in improved career paths. This program supports underemployed or 
unemployed individuals who reside in the most economically disadvantaged communities 
in Rochester. Through subsidized training programs, individualized career plans, and 
robust support services program participants can obtain better paying job and take a step 
toward economic self-reliance. Certifications that are currently offered include Mold 
Abatement Worker, Asbestos Handler, Lead Abatement Worker, OSHA 10, CCNA, 
Project Monitor, and NCCER. 

• Improving Reentry Education and Employment Outcomes (REE): This program 
supports justice-involved adults (18+) as they transition from incarceration to being 
reintegrated into the community. The program provides pre-release, transitional, and 
post-release services centered around the unique needs of each person. Services include 
attaining industry recognized credentialing in Asbestos Project Monitoring, Lead 
Abatement and Mold Abatement, CISCO Networking, COMPTIA Networking, and 
ServeSafe/Food Service Management. Wrap around services include GED/high school 
equivalency procurement, job readiness training, financial and digital literacy classes, and 
individualized support to allow each participant to set and achieve their own personal and 
professional goals. Subsidized work experiences and committed partners help ensure low 
recidivism and give participants the stability needed to successfully reenter the 
community. 
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ULR has provided business development services since 1988. ULR’s Entrepreneurship and 
Wealth Building Division currently houses a New York State Entrepreneurship Assistance 
Center (EAC), the Reimagine Workforce Preparation Program, and the ROC Women’s Business 
Center (RWBC) powered by the U.S. Small Business Administration. Services include basic 
business development education, assistance in starting or expanding businesses, guidance with 
securing capital, networking opportunities, and assistance in obtaining certifications to help them 
grow their business ventures. Examples of training topics include business startup, financial 
management, marketing, procurement, market research, laws, taxes, intellectual property, 
insurance, products and pricing, e-commerce, social media, cash flow management, and book or 
recordkeeping. 
 
Financing remains a top challenge for clients enrolled in ULR’s Entrepreneurship and Wealth 
Building programs. It is their experience that individuals who seek assistance have significant 
barriers to accessing credit, which often begins with their credit worthiness, or lack thereof. 
Many do not have the seed money to launch their businesses and must apply for loans but are 
often denied financial packages. Loans continue to require higher credit scores for applicants to 
qualify. Although credit is purportedly softening, fewer loans are being issued by traditional and 
alternative funding sources and our client base, primarily underserved populations, struggle with 
subpar credit and other financial issues. 
 
GRCRC asks Five Star to financially support ULR and its programs and to work with ULR to 
create an affordable small business loan product for graduates of its Entrepreneurship and 
Wealth Building programs. 
 
Bank Branches  
 
Like most GRCRC members, the Urban League of Rochester (ULR) is very concerned about 
banking deserts, which impact our community’s ability to open bank accounts and access lending 
or financial education services. As banks have closed branches in Rochester, especially in 
neighborhoods already impacted by a legacy of redlining, community members already impacted 
by systemic inequities such as lack of generational wealth and little access to transportation are 
unable to access branches in other neighborhoods. This lack of access to banks further 
exacerbates the extreme poverty in neighborhoods with banking deserts. Residents then turn to 
mobile banking alternatives such as Chime due to limited accessibility to banks in the 
community and convenience. With Chime, consumers may use any ATM at the expense of a 
small fee. There is no branch access with Chime, and it charges a fee to make cash deposits.31 

To address the issues of banking deserts and use of neo-banking apps, we urge Five Star to 
increase its branch presence in LMI areas of the city of Rochester, particularly areas where other 

 
31 https://www.nerdwallet.com/reviews/banking/chime-banking  

https://www.nerdwallet.com/reviews/banking/chime-banking
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banks have pulled out such as the southwest and northeast sections of the city and consider 
increasing the number of its branches along Rochester’s bus lines and provide funding to 
community agencies that provide financial education and programming to underserved 
populations.  

Abusive Auto Lending 
 
As seen in our 2022 CRA exam comment letter,32 GRCRC coalition members (including 
Genesee Co-op FCU, Legal Assistance of Western New York (LawNY), Empire Justice 
Center, and Consumer Credit Counseling Service of Rochester (CCCSR)) and other 
consumer advocates from across the country have been trying to address abusive auto lending for 
years. 
 
In the Rochester MSA and surrounding rural counties of the Finger Lakes and Western New 
York, where almost no viable public transportation options exist, cars are essential for getting to 
work, medical appointments, and accessing other basic services. Without access to auto loans 
from banks, subprime auto lenders and “Buy Here Pay here” dealers are prevalent. These 
predatory dealers and lenders sell people cars with loan contracts that are designed to fail.  
 
Just how predatory lenders do this is laid out in the complaint filed by the New York Attorney 
General and the CFPB against Credit Acceptance Corporation (CAC) in January 2023.33 The 
complaint alleges that CAC advertised its loans as fixing credit. They were in fact designed to 
fail, end in repossession, and extract money from borrowers with impaired credit via inflated 
payments, repossessions, and judgments. CAC used a proprietary algorithm to pick the price, 
loan terms, and useless add-ons to maximize profit. This lawsuit could impact 1.9 million 
borrowers.  
 
In September 2024 the Empire Justice Center joined the National Consumer Law Center and 
other advocates in an Amicus Brief in this CAC lawsuit. Empire Justice Center has firsthand 
knowledge of some of the facts described above as a result of conversation with a CAC 
borrower. The borrower is still paying out a judgment on an abusive auto loan, which has 
prevented her from joining a first time homebuyer program.   
 
We did not have a chance to talk with the indirect lending staff that attended our recent meeting 
with Five Star. We would appreciate a conversation with them to learn how the bank prevents 
abusive auto lending with its indirect lenders.  
 

 
32 https://empirejustice.org/wp-content/uploads/2022/06/Five-Star-CRA-Exam-Comments-pdf-05-2022-1.pdf  
33 https://ag.ny.gov/press-release/2023/attorney-general-james-and-cfpb-sue-auto-lender-cheating-thousands-new-
yorkers 

https://empirejustice.org/wp-content/uploads/2022/06/Five-Star-CRA-Exam-Comments-pdf-05-2022-1.pdf
https://ag.ny.gov/press-release/2023/attorney-general-james-and-cfpb-sue-auto-lender-cheating-thousands-new-yorkers
https://ag.ny.gov/press-release/2023/attorney-general-james-and-cfpb-sue-auto-lender-cheating-thousands-new-yorkers
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Access to Affordable Products for the Un- and Under-Banked 

As seen in the NY Times article by Matthew Desmond:34 

“Every year: almost $11 billion in overdraft fees, $1.6 billion in check-cashing fees and 
up to $8.2 billion in payday-loan fees. That’s more than $55 million in fees collected 
predominantly from low-income Americans each day — not even counting the annual 
revenue collected by pawnshops and title loan services and rent-to-own schemes.” 

“According to the F.D.I.C., one in 19 U.S. households had no bank account in 
2019, amounting to more than seven million families. Compared with white families, 
Black and Hispanic families were nearly five times as likely to lack a bank account. 
Where there is exclusion, there is exploitation. Unbanked Americans have created a 
market, and thousands of check-cashing outlets now serve that market….In 2020, 
Americans spent $1.6 billion just to cash checks.” 

“Roughly a third of all payday loans are now issued online, and almost half of borrowers 
who have taken out online loans have had lenders overdraw their bank accounts. The 
average borrower stays indebted for five months, paying $520 in fees to borrow $375.”  

While brick and mortar payday lending is illegal in New York, online payday lending is used by 
many NY consumers because they don’t know that payday lending is illegal in NYS and/or they 
need money for an emergency. 

Banks can develop products and practices to help stop wealth extraction from low-moderate 
income consumers. Some smaller banks are now doing small dollar loans; they have found a way 
to make a profit while making these loans affordable. Advocates recommend that the term of 
such loans be at least 4 months, so the borrower does not get caught in a cycle of debt. 
Recognizing that emergencies will arise, we encourage Five Star to develop a small dollar loan 
for $500 - $1,000 that is low fee and is repaid over 4-5 months.  

In addition, the CFE Fund’s Bank On initiative works with financial institutions to develop safe, 
low-cost transactional accounts that meet the Bank On National Account Standards.35 Five Star 
has a Progress Checking account36 with a low minimum account balance and no overdraft fees or 
monthly service charges. However, it is not on the list of accounts meeting the Bank On National 
Account Standards.37  

 

 
34 https://www.nytimes.com/2023/03/09/magazine/poverty-by-america-matthew-desmond.html 
35 https://bankon.wpenginepowered.com/wp-content/uploads/2024/11/CFE-Bank-On-NAS-2025-2026.pdf  
36 https://www.five-starbank.com/banking/personal-banking/checking  
37 https://joinbankon.org/accounts/  

https://finhealthnetwork.org/wp-content/uploads/2022/05/FinHealth_Spend_Report_2022_Final.pdf
https://finhealthnetwork.org/wp-content/uploads/2022/05/FinHealth_Spend_Report_2022_Final.pdf
https://finhealthnetwork.org/wp-content/uploads/2022/05/FinHealth_Spend_Report_2022_Final.pdf
https://www.fdic.gov/analysis/household-survey/2019/index.html#:%7E:text=and%20Financial%20Services-,2019%20FDIC%20Survey,union%20(i.e.,%20bank)
https://www.fdic.gov/analysis/household-survey/2019/index.html#:%7E:text=and%20Financial%20Services-,2019%20FDIC%20Survey,union%20(i.e.,%20bank)
https://www.pewtrusts.org/-/media/assets/2014/10/payday-lending-report/fraud_and_abuse_online_harmful_practices_in_internet_payday_lending.pdf
https://www.nytimes.com/2023/03/09/magazine/poverty-by-america-matthew-desmond.html
https://bankon.wpenginepowered.com/wp-content/uploads/2024/11/CFE-Bank-On-NAS-2025-2026.pdf
https://www.five-starbank.com/banking/personal-banking/checking
https://joinbankon.org/accounts/
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Five Star told us that the bank has been participating in the Rochester BankOn Coalition since its 
inception and that the bank plans to have one of its checking accounts become BankOn certified 
this year. We look forward to hearing when the account is certified. 

Supporting Homeownership 

To assess how well a bank is serving the communities in which the bank is located when it 
comes to housing, more than mortgage lending data is required. Empire Justice Center’s Home 
Ownership Protection Program (HOPP) knows from the real-life experience of its clients that 
the same systemic barriers that hinder attaining homeownership in low-income and formerly 
redlined communities also affect preserving homeownership. The demographic and income data 
collected via HMDA shows how well lenders are supporting increased homeownership for Black 
and Brown community members. However, without demographic data on foreclosure rates and 
approval/denial rates for loan modifications, HOPP can’t determine for whom banks and other 
lenders are making sure that homeownership is preserved. Owning a home is a huge step toward 
creating generational wealth for families, and protecting homeownership is just as critical. We 
encourage Five Star to collect and share demographic data on homeowners who have foreclosure 
actions initiated against them. We also encourage the bank to track demographic data on 
homeowners who find themselves in default and apply for loan modifications. The data should 
include the racial breakdown of loan modifications approved versus denied, as well as the 
reasons for denials. 
 
Improving Housing Affordability for Renters and Owners 
 
Last year, Empire Justice Center submitted comments to the City of Rochester on its proposed 
draft zoning code. The comments describe the housing crisis and recommend increased density 
of both affordable rental and homeowner units.38  
 
Several sources show how housing prices have increased in the Rochester NY MSA.  
 

• The Rochester area has been ranked as the hottest market in the US with respect to home 
sales.39  

• According to the Greater Rochester Association of Realtors (GRAR), the median sales 
price of a home in the Greater Rochester market continues to go up. As of March 2025, 
the median sales price was $225,000, 12.5% more than the same time last year.40  

• Homes are going over the asking price, a first-time homebuyer shared in a January 2023 
news story. “I was bidding up to $30,000 over the asking price,” Clark explained. “What 

 
38 https://empirejustice.org/wp-content/uploads/2024/01/ROC-Draft-Zoning-Code-Empire-Justice-Center-
Comments-01-30-2024-003.pdf 
39 https://www.grar.org/wp-content/uploads/2025/04/GRAR-Q1-2025-Housing-Market-Press-Release.pdf  
40 https://rochesterbeacon.com/2023/03/09/the-road-to-rent-stability/  

https://empirejustice.org/wp-content/uploads/2024/01/ROC-Draft-Zoning-Code-Empire-Justice-Center-Comments-01-30-2024-003.pdf
https://empirejustice.org/wp-content/uploads/2024/01/ROC-Draft-Zoning-Code-Empire-Justice-Center-Comments-01-30-2024-003.pdf
https://www.grar.org/wp-content/uploads/2025/04/GRAR-Q1-2025-Housing-Market-Press-Release.pdf
https://rochesterbeacon.com/2023/03/09/the-road-to-rent-stability/
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I found out was that was the bottom of a pile of 18 offers and the final sale price went for 
$70,000 over and it was an increase of $100,000 home value in four years.”41 

• Based on anecdotal evidence, climate refugees from the Southwest and West are 
relocating to Rochester and making cash purchases.42  

 
There are over 56,940 rent burdened housing units in Monroe County, of which over 30,000 are 
in the city of Rochester.43 In a 2021 report, ACT Rochester found that over 2,000 city of 
Rochester landlords are marginal or predatory landlords (some out of state/country) and that they 
own 50% of the rental housing units in the city.44 These landlords extract high rent from tenants 
who have limited choices due to the lack of affordable housing. Meanwhile, they do little to 
repair and maintain the properties. 
 
Our coalition member, the Urban League, notes that individuals it serves across its programs are 
impacted by the availability of affordable housing with many struggling to secure stable housing 
that is safe and affordable. For clients served by ULR’s Home Store who are seeking to 
purchase homes, higher mortgage rates and low supplies of homes for sale have made the 
process longer and more difficult with some prospective hombuyers deciding to post pone their 
pursuit of homeownership. 
 
Five Star can increase housing affordability and help reduce the 40-point Black/white 
homeownership gap by supporting the development of homes for purchase by 1st generation, 1st 
time homebuyers, as well as affordable rental housing. This might include increasing 
investments and/or community development loans for the development of starter homes or 
affordable rental projects. For example, the bank could provide deep subsidies/investments into 
programs like GRHP’s HOME Rochester and Make Monroe Home to make their rehabilitated 
properties affordable to lower income families. These properties are becoming increasingly 
unaffordable for families other than those near 80% of the area’s median income due to higher 
rehabilitation costs, higher housing costs, and higher interest rates. While we understand that 
developing the supply of housing is a long-term project that might not be reflected in the next 1-
2 CRA exams, it is critical that the bank start making these loans and investments as soon as 
possible. 
 
  

 
41 https://www.rochesterfirst.com/economy/the-new-obstacles-making-rochesters-housing-market-more-expensive/  
42 Bank meeting with mortgage paralegal, March 2023. 
43 U.S. Census Bureau (2018-2022). Tenure by Housing Costs as a Percentage of Household Income in the Past 12 
Months American Community Survey 5- year estimates. Table B25106. Retrieved from https://censusreporter.org  
44 https://actrochester.org/tinymce/source/OtherReports/FINAL_MonroeRentalStudy_Nov2021.pdf, pp. 14-16. 

https://www.rochesterfirst.com/economy/the-new-obstacles-making-rochesters-housing-market-more-expensive/
https://censusreporter.org/
https://actrochester.org/tinymce/source/OtherReports/FINAL_MonroeRentalStudy_Nov2021.pdf
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Supporting CDFIs 
 
Genesee Co-op FCU is a CDFI-Certified Credit Union serving primarily low-income people and 
people of color in Rochester, NY, one of the poorest cities in the country. Genesee Co-op has 
been rapidly growing to help more community members avoid predatory lending and build 
wealth. The credit union specializes in offering responsible and affordable car loans to 
underserved individuals and helping people buy their first homes. Genesee Co-op is looking for a 
non-member deposit of up to $1.5 million or more. Ideally, the interest rate would be 0%; 
however, the credit union is willing to negotiate for a very low interest rate. A deposit of 5 years 
or longer would replace a current non-member deposit expiring in the next year and provide 
significant support to credit union’s mortgage program, which is primarily to low-income 
families in the city who otherwise would not be able to become first-time homebuyers. Genesee 
Co-op is happy to work with Five Star to find a mutually appropriate patient investment. We 
hope the bank will consider making an investment in Rochester’s only CDFI credit union. 
 
CONCLUSION 
 
The current economic lay of the land, particularly high interest rates, the residual impacts of 
inflation, and the lack of affordable rental units and homes for first-time homebuyers and seniors 
means we need creative investments, programs, and products to make owner- and renter-housing 
more affordable and to increase support for those most impacted by today’s economic 
situation—low-moderate-income 1st generation/1st time homebuyers and low-moderate 
income/WMBE entrepreneurs and small business owners. Rochester has many initiatives and 
organizations to increase the supply of housing, to support lower income consumers to move 
closer to homeownership, and to provide technical assistance and financing for small businesses. 
 
We are pleased to see Five Star Bank supporting some programs, including GRHP, the Home 
Rochester Program, and The Housing Council at PathStone, that will benefit impacted 
communities. As we have noted throughout our letter there are several other opportunities for 
Five Star to support families and communities still being impacted by the vestiges of redlining. 
These opportunities will help Five Star support our community while growing back to a 7% 
annual reinvestment rate.  
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GRCRC and its member organizations look forward to talking with Five Star about how to best 
meet the needs of all of the Rochester area community by supporting those families, 
neighborhoods, and businesses that have, and continue to be, underserved, and doing so in ways 
that are compatible with safe and sound business practices.  
 
Sincerely, 

   
Ruhi Maker, Esq.    Barbara van Kerkhove, Ph.D. 
Senior Attorney    Researcher/Policy Analyst 
Empire Justice Center    Empire Justice Center 
 
CC:  
Karla Gadley, Five Star Bank 
Cathryn Gonzalez, Five Star Bank 
Jason B. Desiderio, Five Star Bank 
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Appendix: Tables 1-10 
 

 
   

Selected Market
Metropolitan Statistical Area(s):
ROCHESTER, NY

Rank Institution Name CERT State Bank State/ No. of Deposits No. of Deposits Market % US 
(Hqtrd) Class Federal Offices $000 Offices $000 Share Deposits

1 Manufacturers and Traders Trust Company 588 NY SM STATE 967 159,677,514 28 4,012,400 17.01% 2.5%
2 The Canandaigua National Bank and Trust Company 6985 NY N FED 0 0 26 3,709,016 15.72% 100.0%
3 JPMorgan Chase Bank, National Association 628 OH N FED 4,859 2,005,327,999 22 3,423,001 14.51% 0.2%
4 KeyBank National Association 17534 OH N FED 937 145,958,817 26 3,314,992 14.05% 2.2%
5 Citizens Bank, National Association 57957 RI N FED 996 178,292,681 19 1,773,786 7.52% 1.0%
6 Bank of America, National Association 3510 NC N FED 3,734 1,900,047,147 9 1,721,503 7.30% 0.1%
7 Five Star Bank 659 NY SM STATE 30 3,870,489 19 1,279,830 5.42% 24.8%
8 The Lyons National Bank 7151 NY N FED 5 488,520 11 1,251,698 5.31% 71.9%
9 Genesee Regional Bank 26333 NY NM STATE 0 0 3 905,444 3.84% 100.0%

10 Community Bank, National Association 6989 NY N FED 190 12489268 12 848,663 3.60% 6.4%
11 Tompkins Community Bank 609 NY NM STATE 53 5,642,370 7 681,219 2.89% 10.8%
12 Evans Bank, National Association 6947 NY N FED 15 1,736,088 4 160,232 0.68% 8.4%
13 The Upstate National Bank 13748 NY N FED 2 28,271 1 157,253 0.67% 84.8%
14 Wayne Bank 698 PA NM STATE 28 1,693,803 1 118,062 0.50% 6.5%
15 Generations Bank 16040 NY SB FED 5 231,576 4 112,726 0.48% 32.7%
16 Northwest Bank 28178 PA SB STATE 138 12,338,022 2 73,967 0.31% 0.6%
17 Savannah Bank National Association 14619 NY N FED 4 114,486 1 43,385 0.18% 27.5%
18 Woodforest National Bank 23220 TX N FED 769 8,045,323 3 7,095 0.03% 0.1%

Number of Institutions in the Market: 18 TOTALS 12,732 4,435,982,374 198 23,594,272 100%

Source: https://banks.data.fdic.gov/bankfind-suite/SOD/marketShare

Table 1: Offices and Deposits of all FDIC-Insured Institutions
Deposit Market Share Report
Deposits as of:  June 30, 2024

Outside of Market Inside of Market
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2021 2022 2023 2024 # change % change # change % change
MSA 416 223 169 130 -39 -23% -286 -69%
City 93 50 51 44 -7 -14% -49 -53%
Black/Latino HH 105 67 63 48 -15 -24% -57 -54%
Low-Mod Income HH 232 144 108 82 -26 -24% -150 -65%
Low-Mod Income CT 119 84 73 60 -13 -18% -59 -50%
Majority Non-White CT 82 51 48 43 -5 -10% -39 -48%

AFI
% of loans in: 2021 2022 2023 2024 2023
City 22% 22% 30% 34% 13%
Black/Latino HH 25% 30% 37% 37% 12%
Low-Mod Income HH 56% 65% 64% 63% 42%
Low-Mod Income CT 29% 38% 43% 46% 22%
Majority Non-White CT 20% 23% 28% 33% 9%
Source: Annual HMDA LAR data from FFEIC and CFPB. 2024 data from Five Star Bank.

Table 2: Five Star Bank Total Mortgage Lending 2021-2024
Rochester, NY MSA

(1st lien loans on owner-occupied (principal & secondary), 1-4 family, site built units)

2023-2024 2021-2024
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2021 2022 2023 2024 # change % change # change % change
MSA 58,350 29,005 27,985 23,690 -4,295 -15% -34,660 -59%
City 10,585 4,930 5,485 4,590 -895 -16% -5,995 -57%
Black/Latino HH 12,415 7,145 8,095 6,190 -1,905 -24% -6,225 -50%
Low-Mod Income HH 25,590 14,620 12,450 9,380 -3,070 -25% -16,210 -63%
Low-Mod Income CT 12,955 8,660 8,475 7,040 -1,435 -17% -5,915 -46%
Majority Non-White CT 8,380 5,105 4,760 4,485 -275 -6% -3,895 -46%

AFI
% of lending in: 2021 2022 2023 2024 2023
City 18% 17% 20% 19% 9%
Black/Latino HH 21% 25% 29% 26% 11%
Low-Mod Income HH 44% 50% 44% 40% 28%
Low-Mod Income CT 22% 30% 30% 30% 15%
Majority Non-White CT 14% 18% 17% 19% 6%
Source: Annual HMDA LAR data from FFEIC and CFPB. 2024 data from Five Star Bank.

Table 3: Five Star Bank Total Dollar Volume Mortgage Lending 2021-2024
Rochester, NY MSA

(Aggregate amount of 1st lien loans on owner-occupied (principal & secondary), 1-4 family, site built units, $000)

2023-2024 2021-2024
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2021 2022 2023 2024 # change % change # change % change
MSA 207 144 117 102 -15 -13% -105 -51%
City 87 49 48 42 -6 -13% -45 -52%
Black/Latino HH 98 62 60 45 -15 -25% -53 -54%
Low-Mod Income HH 164 102 82 66 -16 -20% -98 -60%
Low-Mod Income CT 102 71 65 51 -14 -22% -51 -50%
Majority Non-White CT 81 50 46 42 -4 -9% -39 -48%

AFI
% of loans in: 2021 2022 2023 2024 2023
City 42% 34% 41% 41% 15%
Black/Latino HH 47% 43% 51% 44% 14%
Low-Mod Income HH 79% 71% 70% 65% 39%
Low-Mod Income CT 49% 49% 56% 50% 23%
Majority Non-White CT 39% 35% 39% 41% 11%
Source: Annual HMDA LAR data from FFEIC and CFPB. 2024 data from Five Star Bank.

Table 4: Five Star Bank Home Purchase Loans 2021-2024
Rochester, NY MSA

(1st lien loans on owner-occupied (principal & secondary), 1-4 family, site built units)

2023-2024 2021-2024
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(1st lien loans on owner-occupied (principal and secondary), 1-4 family, site built units)
Annual HMDA data AFI BOA CNB Citizens Five Star JPMC KeyBankLyons NB M&T Top 8 OFI
MSA 12,328 117 754 345 169 129 219 366 292 2,391 9,937
City 1,616 36 64 70 51 30 53 6 61 371 1,245
Black/Latino HH 1,540 42 50 45 63 21 42 19 59 341 1,199
Low-Mod Income HH 5,229 70 268 217 108 63 116 106 148 1,096 4,133
Low-Mod Income CT 2,721 43 113 93 73 39 67 70 96 594 2,127
Majority Non-White CT 1,156 35 38 56 48 23 46 2 50 298 858

MARKETSHARE
BOA CNB Citizens Five Star JPMC KeyBankLyons NB M&T Top 8 OFI

MSA 1% 6% 3% 1% 1% 2% 3% 2% 19% 81%
City 2% 4% 4% 3% 2% 3% 0% 4% 23% 77%
Black/Latino HH 3% 3% 3% 4% 1% 3% 1% 4% 22% 78%
Low-Mod Income HH 1% 5% 4% 2% 1% 2% 2% 3% 21% 79%
Low-Mod Income CT 2% 4% 3% 3% 1% 2% 3% 4% 22% 78%
Majority Non-White CT 3% 3% 5% 4% 2% 4% 0% 4% 26% 74%

Loans as %  
 of MSA TOTAL IN: AFI BOA CNB Citizens Five Star JPMC KeyBankLyons NB M&T Top 8 OFI
City 13% 31% 8% 20% 30% 23% 24% 2% 21% 16% 13%
Black/Latino HH 12% 36% 7% 13% 37% 16% 19% 5% 20% 14% 12%
Low-Mod Income HH 42% 60% 36% 63% 64% 49% 53% 29% 51% 46% 42%
Low-Mod Income CT 22% 37% 15% 27% 43% 30% 31% 19% 33% 25% 21%
Majority Non-White CT 9% 30% 5% 16% 28% 18% 21% 1% 17% 12% 9%

Prepared by: Empire Justice Center,  585-454-4060

Table 5: Top 8 Banks Total Mortgage Originations 2023
Rochester, NY MSA

ource: FFIEC Home Mortgage Disclosure Act (HMDA) 2023 Snapshot National Loan Level Dataset, as of 5/1/2024, NY data downloaded from: 
https://ffiec.cfpb.gov/data-browser/data/2023?category=states&items=NY  
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Total Dollar Volume of Lending (000's) (1st lien loans on owner-occupied (principal and secondary), 1-4 family, site built units)

DOLLAR VOL LENDING AFI BOA CNB Citizens Five Star JPMC KeyBank Lyons NB M&T Top 8 OFI
MSA $2,409,910 19,975 179,710 49,865 27,985 25,145 41,545 90,040 49,010 $483,275 $1,926,635
City $226,790 4,100 10,540 6,350 5,485 3,870 5,905 1,200 7,455 $44,905 $181,885
Black/Latino HH $257,850 5,120 9,610 4,415 8,095 2,845 6,010 3,825 8,165 $48,085 $209,765
Low-Mod Income HH $675,835 8,470 36,100 23,855 12,450 7,275 12,260 14,530 16,880 $131,820 $544,015
Low-Mod Income CT $368,955 4,445 16,145 9,205 8,475 4,835 7,095 12,320 12,270 $74,790 $294,165
Majority Non-White CT $135,360 3,615 4,130 4,730 4,760 2,975 4,290 270 5,610 $30,380 $104,980

MARKETSHARE
BOA CNB Citizens Five Star JPMC KeyBank Lyons NB M&T Top 8 OFI

MSA 1% 7% 2% 1% 1% 2% 4% 2% 20% 80%
City 2% 5% 3% 2% 2% 3% 1% 3% 20% 80%
Black/Latino HH 2% 4% 2% 3% 1% 2% 1% 3% 19% 81%
Low-Mod Income HH 1% 5% 4% 2% 1% 2% 2% 2% 20% 80%
Low-Mod Income CT 1% 4% 2% 2% 1% 2% 3% 3% 20% 80%
Majority Non-White CT 3% 3% 3% 4% 2% 3% 0% 4% 22% 78%

Loans as %  
 of MSA TOTAL IN: AFI BOA CNB Citizens Five Star JPMC KeyBank Lyons NB M&T Top 8 OFI
City 9% 21% 6% 13% 20% 15% 14% 1% 15% 9% 9%
Black/Latino HH 11% 26% 5% 9% 29% 11% 14% 4% 17% 10% 11%
Low-Mod Income HH 28% 42% 20% 48% 44% 29% 30% 16% 34% 27% 28%
Low-Mod Income CT 15% 22% 9% 18% 30% 19% 17% 14% 25% 15% 15%
Majority Non-White CT 6% 18% 2% 9% 17% 12% 10% 0% 11% 6% 5%

Prepared by: Empire Justice Center,   585-454-4060

Table 6:  Top 8 Banks Dollar Volume HMDA Lending 2023
Rochester, NY MSA

ource: FFIEC Home Mortgage Disclosure Act (HMDA) 2023 Snapshot National Loan Level Dataset, as of 5/1/2024, NY data downloaded from: https://ffiec.cfpb.gov/data-
browser/data/2023?category=states&items=NY  
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(1st lien home purchase loans on owner-occupied (principal and secondary), 1-4 family, site built units)

Annual HMDA data AFI BOA CNB Citizens Five Star JPMC KeyBankLyons NB M&T Top 8 OFI
MSA 7,981 75 481 61 117 86 104 224 140 1,288 6,693
City 1,196 32 46 24 48 26 30 5 35 246 950
Black/Latino HH 1,147 33 34 22 60 17 25 14 42 247 900
Low-Mod Income HH 3,113 52 170 43 82 40 51 77 64 579 2,534
Low-Mod Income CT 1,851 35 79 26 65 34 39 46 57 381 1,470
Majority Non-White CT 872 31 31 23 46 21 26 2 32 212 660

MARKETSHARE
BOA CNB Citizens Five Star JPMC KeyBankLyons NB M&T Top 8 OFI

MSA 1% 6% 1% 1% 1% 1% 3% 2% 16% 84%
City 3% 4% 2% 4% 2% 3% 0% 3% 21% 79%
Black/Latino HH 3% 3% 2% 5% 1% 2% 1% 4% 22% 78%
Low-Mod Income HH 2% 5% 1% 3% 1% 2% 2% 2% 19% 81%
Low-Mod Income CT 2% 4% 1% 4% 2% 2% 2% 3% 21% 79%
Majority Non-White CT 4% 4% 3% 5% 2% 3% 0% 4% 24% 76%

Loans as %  
 of MSA TOTAL IN: AFI BOA CNB Citizens Five Star JPMC KeyBankLyons NB M&T Top 8 OFI
City 15% 43% 10% 39% 41% 30% 29% 2% 25% 19% 14%
Black/Latino HH 14% 44% 7% 36% 51% 20% 24% 6% 30% 19% 13%
Low-Mod Income HH 39% 69% 35% 70% 70% 47% 49% 34% 46% 45% 38%
Low-Mod Income CT 23% 47% 16% 43% 56% 40% 38% 21% 41% 30% 22%
Majority Non-White CT 11% 41% 6% 38% 39% 24% 25% 1% 23% 16% 10%

Prepared by: Empire Justice Center,   585-454-4060

Table 7: Top 8 Banks Home Purchase Originations 2023
Rochester, NY MSA

Source: FFIEC Home Mortgage Disclosure Act (HMDA) 2023 Snapshot National Loan Level Dataset, as of 5/1/2024, NY data downloaded from: 
https://ffiec.cfpb.gov/data-browser/data/2023?category=states&items=NY  
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2023-2024 2023-2024 2019-2024 2019-2024
2019** 2021 2022 2023 2024 # change % change # change % change 

Rochester MSA Total 186 570 94 103 100 -3 -3% -86 -46%
Rochester MSA in LMI CT 33 99 27 23 18 -5 -22% -15 -45%
Loan Amt <= $100,000 129 455 55 51 59 8 16% -70 -54%
Loan Amt <= $100,000 in LMI CT 19 72 12 10 10 0 0% -9 -47%
Bus. w. GAR < $1 M 127 468 52 58 54 -4 -7% -73 -57%
Bus. w. GAR < $1 M in LMI CT 16 74 15 16 *  -  - 0 0%

AFI
% of Rochester MSA Loans In: 2019 2021 2022 2023 2024 2023
Rochester MSA in LMI CT 18% 17% 29% 22% 18% 21%
Loan Amt <= $100,000 69% 80% 59% 50% 59% 95%
Loan Amt <= $100,000 in LMI CT 10% 13% 13% 10% 10% 20%
Bus. w. GAR < $1 M 68% 82% 55% 56% 54% 55%
Bus. w. GAR < $1 M in LMI CT 9% 13% 16% 16% * 12%

2023-2024 2023-2024 2019-2024 2019-2024
2019** 2021 2022 2023 2024 # change % change # change % change 

Rochester MSA Total $30.42 $48.23 $18.38 $22.63 $16.11 -$6.52 -29% -$14.31 -47%
     Avg Loan Size (in thousands) $163.54 $84.61 $195.56 $219.69 $161.12 -$58.57 -27% -$2.42 -1%
Rochester MSA in LMI CT $7.09 $12.09 $6.84 $5.43 $3.39 -$2.05 -38% -$3.70 -52%
Loan Amt <= $100,000 $3.82 $12.57 $1.54 $2.10 $1.47 -$.63 -30% -$2.35 -62%
Loan Amt <= $100,000 in LMI CT $.74 $2.14 $.22 $.36 $.27 -$.09 -25% -$.47 -64%
Bus. w. GAR < $1 M $11.85 $24.58 $3.81 $7.94 $3.41 -$4.53 -57% -$8.44 -71%
Bus. w. GAR < $1 M in LMI CT $1.24 $5.18 $1.65 $2.68 *  -  - $1.45 117%

AFI
% of Rochester MSA Loans In: 2019 2021 2022 2023 2024 2023
Rochester MSA in LMI CT 23% 25% 37% 24% 21% 21%
Loan Amt <= $100,000 13% 26% 8% 9% 9% 45%
Loan Amt <= $100,000 in LMI CT 2% 4% 1% 2% 2% 9%
Bus. w. GAR < $1 M 39% 51% 21% 35% 21% 38%
Bus. w. GAR < $1 M in LMI CT 4% 11% 9% 12% * 8%

** Using 2019 as the base comparison year, as 2020 and 2021 includes PPP loans.

Table 8: Five Star Bank Small Business Lending 2019-2024
Rochester NY MSA (Inside and Outside Assessment Area)

Number of Loans

Aggregate Amount  of Loans (Millions of Dollars)

Source: 2019, 2021-2023 data from FFIEC CRA Small Business data; 2024 data provided by Five Star Bank. 

* Missing data, so change calculations are with 2023 (not 2024).
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Number of Loans

AFI BOA CNB Citizens Cmty Bk Five Star JPMC KeyBank
Lyons 

NB M&T All 9 No Lyons OFI
Number of Loans Ranking
Rochester MSA Total 18,655 875 1,235 82 105 103 3,953 561 351 547 7,812 7,461 10,843
Rochester MSA in LMI CT 3,889 246 269 26 16 23 640 138 89 119 1,566 1,477 2,323
Loan Amt <= $100,000 17,661 859 1,059 76 72 51 3,933 523 252 407 7,232 6,980 10,429
Loan Amt <= $100,000 in LMI CT 3,675 241 228 25 11 10 637 126 67 93 1,438 1,371 2,237
Bus. w. GAR < $1 M 10,290 567 633 70 80 58 2,951 432 260 344 5,395 5,135 4,895
Bus. w. GAR < $1 M in LMI CT 2,162 157 131 23 13 16 462 101 69 84 1,056 987 1,106

Marketshare

BOA CNB Citizens Cmty Bk Five Star JPMC KeyBank
Lyons 

NB M&T All 9 No Lyons OFI
Rochester MSA Total 4.7% 6.6% 0.4% 0.6% 0.6% 21.2% 3.0% 1.9% 2.9% 41.9% 40.0% 58.1%
Rochester MSA in LMI CT 6.3% 6.9% 0.7% 0.4% 0.6% 16.5% 3.5% 2.3% 3.1% 40.3% 38.0% 59.7%
Loan Amt <= $100,000 4.9% 6.0% 0.4% 0.4% 0.3% 22.3% 3.0% 1.4% 2.3% 40.9% 39.5% 59.1%
Loan Amt <= $100,000 in LMI CT 6.6% 6.2% 0.7% 0.3% 0.3% 17.3% 3.4% 1.8% 2.5% 39.1% 37.3% 60.9%
Bus. w. GAR < $1 M 5.5% 6.2% 0.7% 0.8% 0.6% 28.7% 4.2% 2.5% 3.3% 52.4% 49.9% 47.6%
Bus. w. GAR < $1 M in LMI CT 7.3% 6.1% 1.1% 0.6% 0.7% 21.4% 4.7% 3.2% 3.9% 48.8% 45.7% 51.2%

Percentage of Rochester MSA Loans In:

AFI BOA CNB Citizens Cmty Bk Five Star JPMC KeyBank
Lyons 

NB M&T All 9 No Lyons OFI
Rochester MSA in LMI CT 20.8% 28.1% 21.8% 31.7% 15.2% 22.3% 16.2% 24.6% 25.4% 21.8% 20.0% 19.8% 21.4%
Loan Amt <= $100,000 94.7% 98.2% 85.7% 92.7% 68.6% 49.5% 99.5% 93.2% 71.8% 74.4% 92.6% 93.6% 96.2%
Loan Amt <= $100,000 in LMI CT 19.7% 27.5% 18.5% 30.5% 10.5% 9.7% 16.1% 22.5% 19.1% 17.0% 18.4% 18.4% 20.6%
Bus. w. GAR < $1 M 55.2% 64.8% 51.3% 85.4% 76.2% 56.3% 74.7% 77.0% 74.1% 62.9% 69.1% 68.8% 45.1%
Bus. w. GAR < $1 M in LMI CT 11.6% 17.9% 10.6% 28.0% 12.4% 15.5% 11.7% 18.0% 19.7% 15.4% 13.5% 13.2% 10.2%

Total Amount of Loans (Millions of Dollars)

AFI BOA CNB Citizens Cmty Bk Five Star JPMC KeyBank
Lyons 

NB M&T All 9 No Lyons OFI
Dollar Volume of Lending Ranking
Rochester MSA Total $587.86 $18.61 $101.99 $3.56 $14.34 $22.63 $49.97 $25.51 $39.55 $64.17 $340.31 $300.76 $247.55

Avg Loan Size (in thousands) $31.51 $21.26 $82.59 $43.43 $136.53 $219.69 $12.64 $45.46 $112.68 $117.30 $43.56 $40.31 $22.83
Rochester MSA in LMI CT $121.34 $3.87 $23.98 $.66 $2.38 $5.43 $8.24 $6.96 $7.84 $12.50 $71.85 $64.01 $49.49
Loan Amt <= $100,000 $267.46 $12.96 $42.79 $1.73 $3.24 $2.10 $45.72 $11.17 $10.91 $13.85 $144.47 $133.56 $122.99
Loan Amt <= $100,000 in LMI CT $53.97 $2.29 $9.39 $.54 $.55 $.36 $7.52 $2.58 $2.91 $3.09 $29.22 $26.31 $24.75
Bus. w. GAR < $1 M $220.68 $7.21 $38.02 $1.64 $9.32 $7.94 $31.32 $9.23 $25.31 $23.69 $153.67 $128.36 $67.01
Bus. w. GAR < $1 M in LMI CT $47.15 $1.39 $8.64 $.53 $2.08 $2.68 $4.64 $1.87 $5.90 $6.18 $33.90 $28.00 $13.25

Marketshare

BOA CNB Citizens Cmty Bk Five Star JPMC KeyBank
Lyons 

NB M&T All 9 No Lyons OFI
Rochester MSA Total 3.2% 17.3% 0.6% 2.4% 3.8% 8.5% 4.3% 6.7% 10.9% 57.9% 51.2% 42.1%
Rochester MSA in LMI CT 3.2% 19.8% 0.5% 2.0% 4.5% 6.8% 5.7% 6.5% 10.3% 59.2% 52.8% 72.4%
Loan Amt <= $100,000 4.8% 16.0% 0.6% 1.2% 0.8% 17.1% 4.2% 4.1% 5.2% 54.0% 49.9% 40.8%
Loan Amt <= $100,000 in LMI CT 4.2% 17.4% 1.0% 1.0% 0.7% 13.9% 4.8% 5.4% 5.7% 54.1% 48.7% 46.0%
Bus. w. GAR < $1 M 3.3% 17.2% 0.7% 4.2% 3.6% 14.2% 4.2% 11.5% 10.7% 69.6% 58.2% 45.9%
Bus. w. GAR < $1 M in LMI CT 2.9% 18.3% 1.1% 4.4% 5.7% 9.8% 4.0% 12.5% 13.1% 71.9% 59.4% 30.4%

Percentage of Rochester MSA Loans In:

AFI BOA CNB Citizens Cmty Bk Five Star JPMC KeyBank
Lyons 

NB M&T All 9 No Lyons OFI
Rochester MSA in LMI CT 20.6% 20.8% 23.5% 18.4% 16.6% 24.0% 16.5% 27.3% 19.8% 19.5% 21.1% 21.3% 20.0%
Loan Amt <= $100,000 45.5% 69.7% 41.9% 48.5% 22.6% 9.3% 91.5% 43.8% 27.6% 21.6% 42.5% 44.4% 49.7%
Loan Amt <= $100,000 in LMI CT 9.2% 12.3% 9.2% 15.1% 3.8% 1.6% 15.0% 10.1% 7.4% 4.8% 8.6% 8.7% 10.0%
Bus. w. GAR < $1 M 37.5% 38.8% 37.3% 46.0% 65.0% 35.1% 62.7% 36.2% 64.0% 36.9% 45.2% 42.7% 27.1%
Bus. w. GAR < $1 M in LMI CT 8.0% 7.5% 8.5% 15.0% 14.5% 11.9% 9.3% 7.3% 14.9% 9.6% 10.0% 9.3% 5.4%

AFI: All Financial Institutions
OFI: Other Financial Institutions (except for the 9 banks reported here).
Prepared by: Empire Justice Center, 585-454-4060

Table 9: Top 8 Banks Small Business Lending, 2023
Top 8 Depositories, Rochester, NY MSA

Notes: This is the first year Lyons NB is reporting loans, so included Lyons NB and the next largest bank--Community Bank (Cmty Bk) in the All 9 banks. No Lyons includes 
Cmty Bk but NOT Lyons NB for comparison to previous years.
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Table 10 
 
 
 

 
 
 

 
 
 
 
 

  

Economic 
Development

Affordable 
Housing

Neighborhood 
Stabilization

Community 
Services

Other 
Uncategorized Total

Community Development Loans $50,345 $50,345
Community Development Investments $14,110 $2,672 $16,782
CRA-Eligible Grants/Donations $382 $382
Subtotal $0 $14,110 $0 $0 $53,399 $67,509
Mortgage Lending* $79,185 $79,185
Small Business Lending** $24,472 $24,472
Total $24,472 $93,295 $0 $0 $53,399 $171,166

Note: * Includes all HMDA mortgage originations to low-moderate income households and/or in low-moderate census tracts for 2022-2024 (unduplicated)

Table 10a: Five Star Bank Community Development Lending, Investments and Grants and CRA Eligible Mortgage and 
Small Business Lending

Eligible Mortgage and Small Business Lending
Rochester MSA
(in thousands)

2025 Exam Period (1/1/2022-12/31/2024)

** Includes CRA Small business loans in low-moderate income census tracts and to businesses with gross annual revenues under $1 million for 2022-2024. 
Empire Justice estimated the 2024 lending to businesses with GAR<$1 million in low-moderate tracts ($2 million), as this was missing in the data provided by Five 
Numbers provided by Five Star Bank, except for mortgage and small business lending, which were calculated by Empire Justice Center. Division of CD loans 
into categories done by Empire Justice based on descriptions provided by bank.

Deposits 
(millions)

Entire Exam 
Period Annualized

2025 Exam Period (2022-2024) $1,280 13.37% 4.46%
2022 Exam Period (2018-2021)** $1,352 20.19% 6.73%
2019 Exam Period (2013-2017/18) $1,101 35.17% 7.03%

Table 10b: Percentage of Five Star Bank's Rochester MSA Deposits Reinvested in Community
% Deposits Reinvested

** Note that the CDLI for this exam is from 10/2018 through 2021 and the lending is from 1/2018 through 
2020.
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Deposits 
(millions)

Total 
Reinvestments 

(millions)

Annualized 
Reinvestments 

(millions)

Annualized % 
Deposits 

Reinvested
2025 Exam Period (2022-2024) $1,280 $171 $57 4.46%
2022 Exam Period (Oct 2018-2021) $1,352 $273 $91 6.73%
2019 Exam Period (2013-2017/18) $1,101 $387 $77 7.03%
2022-2025 Change (#) -$72 -$102 -$34 -2.27%
2022-2025 Change (%) -5% -37% -37% -34%
2019-2025 Change (#) $179 -$216 -$20 -2.58%
2019-2025 Change (%) 16% -56% -26% -37%

Table 10c: Five Star Bank Deposits Versus CRA-Related Reinvestments & % Deposits Reinvested in 
the Rochester NY Community
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Attachments 



 
DATE:  April 15, 2025 

TO:  Empire Justice Center 

RE:  Five Star Bank Mortgage Lending Observations 

In anticipation of the pending CRA review an informal look at the past 12 months of Five Star 
Bank mortgage lending numbers in Monroe County was undertaken.  Tabulations and 
observations follow below. 

Period: The most recent calendar year, from January 1, 2024 to December 31, 2024 

Source: Monroe County Records 

Total:   Found 166 mortgage events affecting 129 Monroe County properties during 2024. 

Mortgage Types: included were for property purchases, forgivable loans, consolidations, 
refi’s, HELOC’s and HEL’s  

================================= 

Tabulations for 2024 Five Star Bank RESIDENTIAL Lending 

LOCATION HOMES 
OWNER  

OCCUPANTS 

Homebuyer 
Dream  

Program 20K 

SONYMA 
30K 

DPAL 

HELOC 
or HEL 

REFI 

City NE Quadrant 30 30 12  3 1 

City NW Quadrant 14 14 5    

City SW Quadrant 7 7 2 1   

City SE Quadrant 2 1 0  1  

All City of Rochester 53 52 19 1 4 1 

Monroe County 
Towns 

58 
Not  

scored 
6 0 

Not  
scored 

Not  
scored 

All Residential  111  25 1   

 

Observations re Residential lending:  

• City vs Suburbs: The 53/111 (48%) balance of lending on City homes vs. Monroe County 
towns is among the best of any lender we have evaluated.  Kudos! 

• City Owner-Occupancy: 52/53 (98%) is another record for this so-called holy grail attribute of 
City property ownership.  This had to have been intentional.  More kudos! 

• City Quadrant Lending Distribution:  It is clear that the most-challenged city quadrants 
appropriately received higher numbers of home loans.   Again, this had to have been a focus. 



• Homebuyer Incentives Deployed:  The FHLBNY Homebuyer Dream Program was used 
liberally throughout Monroe County, but was focused appropriately in the Northeast 
quadrant.  No doubt it lowered the barrier to homeownership by $20,000 for 25 first-time 
buyers.    

• Focus on Modest Homes:  Although the numbers were not tabulated, a check of home 
photos showed that many of the purchased homes were in the range of 1,000 square feet 
and on modest-sized lots.    This was especially true in the Northeast quadrant.  

• Opportunity for Hispanics:  Good news.  It was impossible to not notice that 27 of 53 City of 
Rochester homebuyers have Hispanic surnames.   

 

================================= 

 

Tabulations for 2024 Five Star Bank COMMERCIAL Lending 

LOCATION Properties USES AMOUNT 

City of Rochester 1 
Mixed-Use Renovation  

(250 East Main St) 
7,200,000 

Monroe County Towns 17 

Amounts ranging from 86,000 to 
26,000,000 for various projects, 
including small businesses, auto 

dealerships, a restaurant, affordable 
housing, supportive housing and 

luxury housing developments  

87,400,000 

All locations 18  94,600,000 

 

Observations re Commercial lending:  

• City vs Suburbs: The number of City of Rochester projects seems disproportionately low. 

• Diversity; The 18 loan clients represented a broad rang of businesses and property owners. 

• A notable “bright spot” was $14 million in funding for the Churchview Commons apartment 
project in Gates – 45 units of affordable and supportive housing  created by a collaborative of 
Gates Presbyterian Church, PathStone Corporation and the YWCA.  

 

Sincerely, 

John DeMott  

C: Jesse Knoth, President, 19th Ward Community Association  
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