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INTRODUCTION

Southeastern Queens is a redlined community. Residents of
Laurelton, Cambria Heights, Rosedale and Brookville deposit
hundreds of millions of dollars in local savings banks, but
receive only a tiny fraction of their money back in the form
of mortgage loans. That drainoff of funds is technically
called disinvestment but popularly known as redlining. If it
is not stopped, the housing stock in these communities is

bound to deteriorate.

Across the border in southwest Nassau, residents do not
face this problem. Although they too place hundreds of millions
of dollars of deposits in savings banks, they receive a much

higher percentage back.

This study, prepared by the Neighborhood Stabilization
Program of the New York City Commission on Human Rights, explores
the mortgage investment practices of the Dime Savings Bank of
New York, which currently serves southeast Queens residents
through its Green Acres branch, located in the Green Acres

shopping center in Valley Stream in Nassau County.

Dime was selected for observation because of its recent
application to open a branch office in Brookhaven in Suffolk
County, an area already receiving an abundance of mortgage
investment from the Dime. The Commission, in cooperation

with community, housing and public interest groups, is challenging




that application on the grounds that the Bank should first be
required to meet the credit needs of its existing depositors
before being allowed to increase its deposits, and hence its

profit potential, elsewhere.

The area of southeast Queens was selected for study
because it is a community served by the Commission's
Neighborhood Stabilization Program. The Neighborhood
Stabilization Program combines enforcement of the laws
against blockbusting, racial steering and exclusion with
a variety of community stabilization techniques geared
to the needs of the target communities in which it operates

in the Bronx, Brooklyn and Queens.

The program is concerned with mortgage lending practices
in these communities because the ability of residents to get
mortgages and home rehabilitation monies from banks obviously

affects the communities' economic and residential viability.

Deposits versus Loans

Under New York State Banking Department regulations,
banks are required to disclose where they make mortgage loans
by census tracts. Thus one can determine the extent of
investment (or disinvestment) in any community simply by

knowing the census tract numbers for that community.
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But mortgage investment figures are not, by themselves, a
sufficient measure. Equally important is to know how much
money is deposited by residents of those areas. Unfortunately,
the regulations do not require banks to publicly disclose
deposit data by census tract, so an exact comparison between
deposits and mortgage loans =-- between how much a community puts
in the bank and how much it gets back -- cannot be made for

each tract.

However, deposit information is available in a different
form from a federal agency, the Federal Deposit Insurance
Corporation. The FDIC lists the deposits of each branch
office of every bank it insures. In the banking industry,
it is a general rule of thumb that 80% of the deposits of
any given branch comes from residents within a two-mile
radius of that branch.* Again for lack of more exact deposit
data, this study employs that general rule, even though the
Green Acres branch is located in a shopping center and may

in fact draw depositors from a much wider area.

According to the FDIC, the Green Acres branch of the
Dime Savings Bank had $790,878,000 in deposits in 1976. Of
that figure, we can assume that 80%, or $632,702,400 was
deposited by residents of census tracts within a two-mile

radius, both in Queens and in Nassau.

*The two-mile radius applies to suburban branches, For
branches located in an urban area, the radius is one mile.




But how much was contributed by the Queens tracts and how
much by the Nassau tracts? It cannot be stated with certainty.
However, the two-mile radius covers 26 Queens tracts and 12
Nassau tracts. According to the 1970 U.S. Census, the total
population in the 38 tracts was 139,000. Of that figure, the
S.E. Queens tracts comprised about 44%; the S.W. Nassau tracts
comprised 56%. In the absence of exact deposit data, we have
to assume that the percentage of deposits reflects the percentage

of population in each area.
Thus, a comparison of deposits might show:

Deposits in Dime's Green Acres Branch

Total $790,878,000

By residents in a 2-mile 632,702,400
radius (80%)

By southeast Queens 278,388,880*

By southwest Nassau 354,313,120%

(Source: FDIC 1976 Summary of Deposit Information)

An examination of the Dime Savings Bank's disclosure
statement reveals that the bank has a portfolio of outstanding
loans in the 26 southeast Queens census tracts** (located in
the communities of Laurelton, Cambria Heights, Rosedale and

Brookville) worth $9,824,188. Across the border, in the 12

*Estimate. The S.E. Queens figure is based on 44 % of the
two mile radius deposits; the S.W. Nassau figure is based on
56% of those deposits, corresponding to the respective
population percentages.

**See Appendices A and B for relevant census tracts.




census tracts* in southwest Nassau, the bank's portfolio

contains $36,946,800.

Deposits and Mortgage Loans
in Relevant Census Tracts*

Mortgage Loans as a %

Deposits Loans of Deposits
S.E. Queens $278,388,880+ $ 9,824,188 3.5%
S.W. Nassau 354,313,120+ 36,946,800 10.4%

(Source: Dime Savings Bank, G-107 data)++

Thus, although southeast Queens residents probably con-
tribute nearly as much money as do southwest Nassau residents
in deposits, the Nassau residents get well over three times as
much in loans. Further, the residents of Southeast Queens
receive only 3.5% of their money back in the form of loans.

A full 96.5% is invested elsewhere. But the residents of

southwest Nassau get back 10.4% of their deposits in loans.

Although the deposit figures used in the above table are
reasonable estimates, they are still only guesses. Until such
time as the State Banking Department requires banks to publicly
disclose their deposit figures by census tract, absolute

accuracy will be impossible to achieve.**

*See Appendices A and B for relevant census tracts.
+Estimate.
++For year ending 12/31/76.

**Disclosure of deposit data by census tract is required by
the State Banking Department; however it is not made available

to the publiec.



In all likelihood, money deposited in the Green Acres

branch does not go only to southeast Queens and southwest

Nassau, but throughout Queens and throughout Nassau. If that

is the case, Queens as a whole is still discriminated against:

Queens
Nassau

S.E. Queens
S.W. Nassau

Dime's Mortgage Loans

Amount
($000)

$174,990
433,799
9,821
36,947

As a & of All Deposits
in the Green Acres
Branch ($790,878,000)

22.1%
54.9%
1.2%
4.7%

(Source: Dime Savings Bank, G-107 Data)

And as a percentage of the Dime's total deposits obtained

in all its branches -- $3,573,371,000 -- Queens still receives

less in loans than Nassau:

Queens
Nassau
S.E. Queens
S.W. Nassau
Suffolk
N.Y.C.
Brooklyn
Bronx
Manhattan
Richmond
Westchester
Rockland
Putnam

(Source:

Dime's Mortgage Loans

Amount
($000)

$174,990
433,799
9,821
36,946
326,889
464,203
163,021
9,980
26,382
90,181
134,844
95,151
4,366

As a % of Deposits in All
Dime Branches ($3,573,371,000)

4.9%
12.1%
0.6%
l.o%
9.1%

4.6%
0.3%
0.7%
2.5%
3.8%
2.7%
0.1%

Dime Savings Bank, G-107 Data)




The relatively low figure for Putnam County is not an

indication of disinvestment there, since Putnam contributes

no deposits at all (see page 8).

A stark picture of mortgage discrimination emerges when

viewing the banking practices of the Dime on a larger scale.

Such a comparison is important because, as indicated in the

foregoing table, the Dime serves more than southeast Queens

and southwest Nassau.

other counties as well:

Deposits

$ of

Amount Total
{(s000) Deposits
Total $3,573,371 100.0%
N.Y.C. 2,619,736 73.3%
Nassau 918,444 25.7%
Suffolk 41,191 1.2%

Amount
($000)

$2,341,615
464,203
433,799
326,889

(Source: Dime Savings Bank, G-107 Data;

FDIC 1976 Summary of Deposit Information;
Statement of Condition, NYS Banking Dept.,
January 1, 1976)

The above figures reveal that New York City residents

It has branches and makes loans in

Loans

$ of
Total
Loans

100.0%
19.8%
18.5%
14.0%

$ of Own
Deposits

65.5%
17.7%
47.2%
793.6%

contribute 73.3% of Dime's total deposits, but they get back

only 17.7% of their money in the form of mortgage loans.

They

give Dime almost three-fourths of the money the bank uses for

its benefit, but Dime gives them only one fifth (19.8%) of its

total loans.



Look at Nassau, which contributes 25.7% of the deposits
(this figure is itself too high, since about 44% of the deposits
in Nassau's Green Acres branch comes from Queens residents).
Nassau gets back almost a half (47.2%) of its money in the
form of mortgage loans, whereas New York City gets back less
than a fifth (17.7%) Further, Dime gives Nassau and New York
City each about one fifth of its total loan portfolio, even

though New York City contributes so much more in deposits.

The picture for Suffolk is even more outstanding.
Suffolk residents contribute only 1l.2% of Dime's deposits.
But they get back a whopping 793% in loans! Dime gets a
miniscule amount of money from Suffolk depositors, but gives

them a full 14% of its entire loan portfolio,

And there are counties in New York State which contribute
nothing at all to Dime in the way of deposits, but which receive

large amounts of mortgage loans from the bank:

Deposits Mortgage Loans
$ of
Amount Total Loans
Westchester $0 $135,844 9.3%
Rockland 0 95,151 6.5%
Putnam 0 4,366 0.3%

(Source: FDIC 1976 Summary of Deposit Information;
Dime Savings Bank, G-107 Data)




Current Lending Patterns

Up to now we have been looking at the Dime's "stock" or
total portfolio of loans, that is, the unpaid balance of loans
that Dime had made over a long period of time. A more immediate
picture of the bank's lending patterns may be derived by
examining its "flow" data, or the loans it has made in the
last fiscal year:

Mortgage Loans Made by Dime
in the Last Fiscal Year

# Amount
S.E. Queens 15 $ 336,911
S.W. Nassau 43 1,933,615

(Source: Dime Savings Bank, G-107 Data)

In other words, although Dime should be serving its
southeast Queens depositors nearly as well as its southwest

Nassau depositors, the latter received almost six times as

much in loans in fiscal year 1976 as did the former. (Of
last year's loans made to southeast Queens, the bulk went to
census tracts located in Rosedale and Brookville, just as the
bulk of Dime's total portfolio in southeast Queens goes to

those two communities.)

When viewing Dime's entire record made in fiscal year
1976, an even more disturbing fact emerges: namely, that the
vast bulk of the loans -- 65.6% -- were made outside

New York State altogether:
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Mortgage Loans Made By Dime
in the Last Fiscal Year

Amount £ of Total
($000)
Total $ 248,463 100.0%
Out of State 163,091 65.6%
N.Y.C. 32,303 13.0%
Nassau 35,528 14.3%
Suffolk 10,840 4.4%
Queens 6,152 2.5%
Brooklyn 18,894 7.6%
Manhattan 3,522 1.4%
Bronx 189 0.1%
Richmond 3,516 1.4%
Westchester 4,860 1.9%
Rockland 1,782 0.7%
Putnam 59 0.02%

(Source: Dime Savings Bank, G-107 Data)

In sum, almost any way one examines the loan figures--as
a percentage of a community's own deposits, as a percentage of
the bank's total deposits, as a percentage of total loans, as out-
standing loan balances, as loans made in the last fiscal year, etc.--
the data indicate discriminatory treatment toward some areas and
favorable treatment toward others.

Hundreds of millions of dollars deposited by New York
City residents, including those living in southeast Queens
communities, are being invested for the benefit of suburban
areas, many entirely outside of New York State, while the
residential urban centers of the city are decaying for want

of investment capital.
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Demand for Loans

In spite of evidence indicating a paucity of mortgage loans
in older urban areas, particularly those which are minority or
racially integrated, bank officials often assert that redlining
per se does not exist because the demand for loans in these
areas is either slight or non-existent.

Those opposed to redlining maintain that past experience
in seeking loans has been so frustrating that homeowners and
others have simply stopped asking; hence the practice of redlining
itself eliminates active, or explicit demand.

Unfortunately, banks are not required to maintain a public
record of applications or inquiries for loans, whether made in
person, by mail or by phone. Nor are private mortgage bankers,
who tend to enter areas that banks withdraw from, required
to disclose where they make their loans, even though in many
communities these brokers are the only source of mortgage money
available.

Until such time as more accurate records are required,
and until banks are mandated to undertake affirmative marketing
policies, it will be impossible to measure demand.

What can be said is that the rapidly escalating increase
in anti-redlining activity by homeowners, community associations,
and public interest and consumer groups indicates that the

demand does in fact exist.

"Risk"
To the extent that banks admit to redlining particular

neighborhoods, they justify their lending decisions on the
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grounds of "risk". That is, they maintain that the risk of non-
payment of monthly amortization costs is too high in some areas
to render loans sound from a business or profit perspective.
Although no foolproof measures of "risk" exist, banks
do keep public records of actions which they assert reflect
"risk". The Dime retains records on (1)the number of foreclosures
in the last five years, (2) the number of foreclosures in the
last year, (3)the number of loans currently under foreclosure
proceedings, and (4)the number of loans "delinquent", i.e.,
on which there are late payments.
Each of the first three measures of "risk" numbered zero
for all the census tracts and counties reviewed in this
study.
The figures were surprisingly high for everybody for the
fourth measure--"delinquencies" or late payments. And the
percentage of late payments was even a point higher for SW

Nassau than for SE Queens:

Delinguencies
Number of Loans Number ¢ of Loans
SE Queens 577 477 77.5%
SW Nassau 2240 1760 78.6%

(Source: Dime Savings Bank, G-107 Data)

It is clear that the Dime does not consider late payments
or "delinguencies" a significant measure of "risk". If it

did, the number of loans in Nassau would plummet.
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Recommendations

The City Commission on Human Rights, which administers the
Neighborhood Stabilization Program, is actively involved with
the related issues of mortgage disinvestment and neighborhood
decay. Through public hearings, reports, legislative testimony,
workshops, consultation with community groups, petitions
before regulatory bodies, and other measures, the Commission
offers technical assistance to resident and merchant groups
and individuals seeking to counter patterns of urban deterior-
ation and to stimulate neighborhood viability.

In "Economic Investment and the Future of Neighborhoods,"
a report published in April 1977, the Commission made several
recommendations which bear on the findings of the present

study, including these:

.Banks should be required to disclose the amount of their
deposits by census tract, to allow for exact comparisons
between the amount of money a community hands to a bank and
the amount of loans that bank reinvests in that community.

.Formal mechanisms should be developed to secure increased
participation of community groups and housing organizations in
banking and regulatory decision making. Such mechanisms could
include the appointment of neighborhood residents to the
boards of individual banks.

.The City should coordinate the development of a

coalition consisting of representatives of the financial

community, neighborhoods, government, owners and public

interest groups, mandated to formulate a comprehensive strategy
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to promote neighborhood reinvestment. The strategy should
incorporate a mortgage loan review committee comprised of public
as well as financial members, appraisal and underwriting standards
applied on a block-by-block basis, affirmative marketing by
financial institutions, and mortgage terms to address the
varying financial needs of city residents.

Copies of the full report, "Economic Investment and
the Future of Neighborhoods," are available from the

Commission.




APPENDIX A

Mortgage Loan Portfolio in Selected SE Queens Census Tracts*
By Type of Loan

December 31, 1976
Conventional Insured Conventional Total Mortgage

g::gii:ogt:' 1-4 Unit Loans 1-4 Unit Lns. Multi-Unit Loans

Census Tracts| # Amount # Amount ] Amount  # Amount
604 2 § 29,787 3 § 55,340 5 § 85,127
606 4 104,883 2 53,249 6 158,132
608 3 65,952 3 80,768 6 146,720
610 2 27,540 2 40,662 4 68,802
612 1 9,357 5 125,663 6 135,020
614 4 77,963 4 90,415 8 168,378
616.01 12 190,820 10 193,344 22 384,164
618 2 38,576 3 61,083 5 99,614
620 1 21,880 9 199,600 10 221,480
624 3 13,053 1 31,937 4 44,990
626 2 41,109 3 20,630 5 61,739
630 1 11,000 4 79,983 5 90,983
632 10 167,147 7 171,566 17 338,713
646 12 372,322 19 386,499 38 758,821
650 15 272,619 11 273,261 26 545,880
682 1 3,555 5 83,115 6 86,670
358 8 127,096 5 94,241 13 221,337

Rosedale &

Brookville

Census Tracts
616.02 5 66,855 3 46,000 $2,822 9 112,855
638 24 333,522 12 164,903 36 498,425
654 17 278,644 4 87,473 21 366,117
656 20 319,084 13 221,294 33 540,378
660 55 818,308 79 730,412 134 1,548,720
664 80 1,659,451 11 203,259 91 1,862,710
680 17 332,278 9 198,053 26 530,331
690 7 106,163 6 113,338 13 219,501
694 18 329,529 10 196,783 28 526,312

Total Loans #391 $9,824,188

Source, Dime Savings Bank of New York, G-107 data, December 31, 1976

*Selected tracts fall within a 2-mile radius of the Dime branch in the
Green Acres shopping center :
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APPENDIX B

Mortgage Loan Portfolio in Selected SW Nassau Census Tracts*
By Type of Loan

December 31, 1976
SW Nassau Conventional Insured Total Mortgage
Census Tracts 1-4 Unit Loans l1-4 Unit Loans Loans
$ Amount .3 Amount .2 Amount
4099 110 $ 1,880,304 35 $ 430,809 145 $ 2,311,113
4100 66 l, 82,958 16 144,952 72 1,329,910
4103 80 1,219,551 26 262,960 106 1,482,511
4104 70 1,120,003 24 253,211 94 1,373,214
4105 76 1,230,620 18 259,420 94 1,490,040
4106 147 2,550,173 28 316,567 175 2,866,740
4107 91 1,475,961 25 281,728 116 1,757,689
4108 97 1,658,425 32 415,657 129 2,074,082
4109 215 3,770,085 96 803,307 311 4,573,392
4113.01 448 7,210,343 22 283,212 470 7,493,555
4113.02 266 5,734,825 29 314,193 295 6,049,018
4114 171 3,458,854 25 418,682 196 3,877,536
2203 $£36,946,800

Source, Dime Savings Bank of New York, G-107 data, December 31, 1977

*Selected tracts fall within a 2-mile radius of the Dime branch in the

Green Acres shopping center . .:
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