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Redlining

Background

What is 
DVRPC’s 
role going 
forward?

?

Retail Inventory 
Update

Disparities 
Identified

County-Level 
Reports Published

Social Unrest

PPP Loan 
Inequities

LendingPatterns
Procured

Report 
Published

First half of the 
20th Century

Winter 2020 Fall & Winter 2020 Summer 2021

Summer 2020

Spring 2020 August 2020 Spring 2021

DVRPC observes that a 
number of retail bank 
locations have closed in the 
region’s downtowns since 
2013.

Research suggests that this 
is a trend within the banking 
industry as online platforms 
are prioritized over physical 
branch locations. 

Racial, ethnic, and 
geographic discrimination 
in the mortgage lending 
industry is legally 
permissible. 

Analysis of mortgage 
lending patterns from 2004-
2019 identifies racial, ethnic, 
and geographic disparities 
in lending practices across 
the region.

Nine snapshot reports are 
published to provide better 
understanding of disparities 
that exist within each of the 
region’s nine counties. 

Highlights racism and 
inequities that are 
systemic in our society.

DVRPC seeks to adapt 
FY21 Work Program 
to more effectively 
incorporate equity and 
social justice issues. 

Richard Rothstein 
discusses The Color of 
Law at DVRPC Board 
Retreat. 

Unbanked and under-
banked businesses, 
particularly in minority 
communities, were 
disproportionately unable 
to access funds through 
the Paycheck Protection 
Program. 

DVRPC procures access 
to Compliance Tech’s 
LendingPatterns database 
and analysis tool to better 
understand mortgage 
lending patterns and 
trends within the region 
through analysis of Housing 
Mortgage Disclosure Act 
(HMDA) data.

DVRPC publishes a report 
on mortgage lending 
disparities across Greater 
Philadelphia. 

Staff presents findings to 
RTC.
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Data Source

Publicly Available:
Housing Mortgage Disclosure Act (HMDA)

Enacted by Congress in 1975, this regulation provides loan data to the public 
so that it can be used to assist:

In determining whether financial institutions are serving the housing needs 
of their communities

Public officials in distributing public-sector investments so as to attract 
private investment to areas where it is needed

In identifying possible discriminatory lending patterns

Source: www.ffiec.gov/hmda/history.htm
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Project Goals and Objectives

Start a 
conversation. 

Determine if disparities exist 
within the region.
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HMDA Data Points Analyzed

2004−2019
By Race, Ethnicity, and Geography

Applications 
per Year

Origination
Rates

Denial
Rates

Reasons 
for Denial

X ???
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Summary of Findings

Racial, ethnic, and geographic 
disparities in mortgage lending exist, and 
manifest differently, throughout the region.
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Summary of Findings | Decline in Applications Since the 2005 Peak

Source: LendingPatterns, 2005–2019.
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Summary of Findings | Denial Rates Since 2004

Source: LendingPatterns, 2004–2019.
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Summary of Findings | Reasons for Denial Since 2006

Source: LendingPatterns, 2006–2019.
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Each of the region’s nine counties were 
scored across 35 different metrics, as shown 
in Table 8, based on the degree to which a 
mortgage lending disparity exists for that 
metric. Scores ranged from 9, indicating 
the highest degree of disparity, to 1, which 
indicated the lowest degree of disparity.

An average score was calculated, and the 
counties were then categorized as either 
having a high (7-9), moderate (4-6), or low 
(1-3) overall degree of disparity. 

The purpose of these categorizations 
is to more clearly highlight the specific 
mortgage lending disparities unique to each 
county. This information can then be used 
to develop more nuanced, relevant, and 
effective policies geared towards addressing 
the specific inequities at the local and county 
levels.

Degrees of Disparity
Application Decline 

Black Applicants
*Black v. White Applicants

Hispanic Applicants
*Hispanic v. White Applicants

Origination Rate
Black Applicants

*Black v. White Applicants
Hispanic Applicants

*Hispanic v. White Applicants
Originations Per Capita

Black Applicants
*Black v. White Applicants

Hispanic Applicants
*Hispanic v. White Applicants

Denial Rate
Black Applicants

*Black v. White Applicants
Hispanic Applicants

*Hispanic v. White Applicants
Collateral Denials

Black Applicants
*Black v. White Applicants

Hispanic Applicants
*Hispanic v. White Applicants

Credit History Denials
Black Applicants

*Black v. White Applicants
Hispanic Applicants

*Hispanic v. White Applicants
Debt to Income Ratio Denials

Black Applicants
*Black v. White Applicants

Hispanic Applicants
*Hispanic v. White Applicants

Overall Degree of Disparity

Note: County-level reports for the region’s eight 
other counties can be found by clicking the name of 
the county in the table header. Additionally, a report 
for Greater Philadelphia as a whole can be found at                             
www.dvrpc.org/Products/21019.
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Each of the region’s nine counties were 
scored across 35 different metrics, as shown 
in Table 8, based on the degree to which a 
mortgage lending disparity exists for that 
metric. Scores ranged from 9, indicating 
the highest degree of disparity, to 1, which 
indicated the lowest degree of disparity.

An average score was calculated, and the 
counties were then categorized as either 
having a high (7-9), moderate (4-6), or low 
(1-3) overall degree of disparity. 

The purpose of these categorizations 
is to more clearly highlight the specific 
mortgage lending disparities unique to each 
county. This information can then be used 
to develop more nuanced, relevant, and 
effective policies geared towards addressing 
the specific inequities at the local and county 
levels.

Degrees of Disparity
Application Decline 

Black Applicants
*Black v. White Applicants

Hispanic Applicants
*Hispanic v. White Applicants

Origination Rate
Black Applicants

*Black v. White Applicants
Hispanic Applicants

*Hispanic v. White Applicants
Originations Per Capita

Black Applicants
*Black v. White Applicants

Hispanic Applicants
*Hispanic v. White Applicants

Denial Rate
Black Applicants

*Black v. White Applicants
Hispanic Applicants

*Hispanic v. White Applicants
Collateral Denials

Black Applicants
*Black v. White Applicants

Hispanic Applicants
*Hispanic v. White Applicants

Credit History Denials
Black Applicants

*Black v. White Applicants
Hispanic Applicants

*Hispanic v. White Applicants
Debt to Income Ratio Denials

Black Applicants
*Black v. White Applicants

Hispanic Applicants
*Hispanic v. White Applicants

Overall Degree of Disparity

Note: County-level reports for the region’s eight 
other counties can be found by clicking the name of 
the county in the table header. Additionally, a report 
for Greater Philadelphia as a whole can be found at                             
www.dvrpc.org/Products/21019.
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By County

Bucks: 17.4% 
Burlington: 18.8%

Camden: 20.4%
Chester: 15.2%

Delaware: 20.1%
Gloucester: 18.2%

Mercer: 19.7%
Montgomery: 16.0%
Philadelphia: 25.1%

Camden City: 38.1% 

Sources: LendingPatterns, 2019; and, US Census Bureau, 2010. 

Core Cities

Summary of Findings | Denial Rate in 2019 for All Races and Ethnicities
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By County

Core Cities

Bucks: 17.4% 
Burlington: 18.8%

Camden: 20.4%
Chester: 15.2%

Delaware: 20.1%
Gloucester: 18.2%

Mercer: 19.7%
Montgomery: 16.0%
Philadelphia: 25.1%

Camden City: 38.1% 
Trenton: 33.3%  

Sources: LendingPatterns, 2019; and, US Census Bureau, 2010. 

Summary of Findings | Denial Rate in 2019 for All Races and Ethnicities
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Summary of Findings | Denial Rate in 2019 for All Races and Ethnicities

By County

Core Cities

Bucks: 17.4% 
Burlington: 18.8%

Camden: 20.4%
Chester: 15.2%

Delaware: 20.1%
Gloucester: 18.2%

Mercer: 19.7%
Montgomery: 16.0%
Philadelphia: 25.1%

Camden City: 38.1% 
Trenton: 33.3%  

Philadelphia: 25.1%

Sources: LendingPatterns, 2019; and, US Census Bureau, 2010. 
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By County

Bucks: 17.4% 
Burlington: 18.8%

Camden: 20.4%
Chester: 15.2%

Delaware: 20.1%
Gloucester: 18.2%

Mercer: 19.7%
Montgomery: 16.0%
Philadelphia: 25.1%

Camden City: 38.1% 
Trenton: 33.3%  

Philadelphia: 25.1%
Chester City: 48.9% 

Sources: LendingPatterns, 2019; and, US Census Bureau, 2010. 

Core Cities

Summary of Findings | Denial Rate in 2019 for All Races and Ethnicities
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Summary of Findings | Denial Rate in 2019 for White Applicants Only

By County

Bucks: 21.8% 
Burlington: 21.4%

Camden: 24.4%
Chester: 24.8%

Delaware: 27.3%
Gloucester: 19.2%

Mercer: 23.7%
Montgomery: 21.6%
Philadelphia: 32.2%

Sources: LendingPatterns, 2019; and, US Census Bureau, 2010. 



Mortgage Lending Disparities IREG Presentation | December 15, 2021

Summary of Findings | Denial Rate in 2019 for Black Applicants Only

By County

Bucks: 22.2% 
Burlington: 23.5%

Camden: 25.7%
Chester: 24.2%

Delaware: 28.4%
Gloucester: 23.4%

Mercer: 29.7%
Montgomery: 22.6%
Philadelphia: 35.8%

Sources: LendingPatterns, 2019; and, US Census Bureau, 2010. 
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Summary of Findings | Denial Rate in 2019 for Hispanic Applicants Only

By County

Bucks: 21.8% 
Burlington: 21.4%

Camden: 24.4%
Chester: 24.8%

Delaware: 27.3%
Gloucester: 19.2%

Mercer: 23.7%
Montgomery: 21.6%
Philadelphia: 32.2%

Sources: LendingPatterns, 2019; and, US Census Bureau, 2010. 
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Where do we go from here? 

Mortgage Focus Group Meeting
Discussed these findings, and our role as a regional convenor and educator, with 
subject matter experts

1

Present these findings along side a panel of subject matter experts to better understand 
the nexus between housing and health 

Healthy Communities Task Force and 
Regional Community & Economic Development Forum Joint Webinar2

Seek to quantify and understand the region’s future housing needs, 
and current challenges

Regional Housing Initiative
3

Add the HMDA data as a metric in the Dashboard so that going forward it can 
monitor progress towards narrowing these disparities

Tracking Progress Indicators Dashboard
4
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Spencer K. Gober, AICP
Senior Planner
Office of Community & Economic Development

sgober@dvrpc.org

To learn more about housing-related work at DVRPC visit
www.dvrpc.org/housing.

Thank You!

http://www.dvrpc.org/housing




















































Devon Station



Devon Station



Chester County Planning Commission 
Suburban Center Design Elements

























U.S. Census Bureau ACS Public Use Microdata Sample (PUMS)
• PUMS provides raw American Community Survey data for custom analysis
• Public Use Microdata Area (PUMA): roughly equal pop. and nested within counties







Number of School-Aged Children 
generated by 100 units of housing



Number of School-Aged Children 
generated by 100 units of housing
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