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NO LED N S 

 

This report was created by the staff of the Fair Housing Center of Central Indiana. Thank you to Abbey Chambers,  

Brenda Hacker Freije, and Lauren Hall for their initial research. 

 

 
 

The Fair Housing Center of Central Indiana (FHCCI) is an organization that works to be inclusive. Languages change 

over time and we are still learning and improving in this capacity. We acknowledge that ñlabelsò are a challenge as it 

relates to race and ethnicity. Particularly, there are significant challenges in the broad or very specific ways that public 

data, in particular Census and Home Mortgage Disclosure Act (HMDA) data used in this report, is gathered and reported 

as it relates to race and ethnicity . When possible, we have tried to be inclusive while still trying to be consistent with the 

data as reported to not confuse the public if they gather their own data. In this report, we have used the term ñBlackò to 

be broader than ñAfrican American.ò Census and HMDA data use ñBlack or African American.ò The Census and HMDA 

use ñHispanic or Latino.ò Throughout this report, the FHCCI combined Hispanic and Latino statistics under ñHispanicò 

and mean no disrespect in doing so. The FHCCI acknowledges the significant cultural differences between Hispanics and 

Latinos, as well as the preference by some of ñLatinx.ò Both the Census and HMDA use ñAsianò instead of ñAsian Ameri-

canò in referring to the broad demographics of that population. The Census and HMDA most often combine ñNative Ha-

waiian and Pacific Islanderò together. They also combine ñAmerican Indian or Alaskan Nativeò together as well. We 

again mean no disrespect in using these categories to match data. There is also debate about whether to capitalize 

ñwhiteò when referring to that population. We have chosen to not capitalize ñwhite.ò We also grouped white and white 

non-Hispanic applicants together since not all white applicants indicated their ethnicity in the data reviewed. We have 

tended to use ñneighborhoods of color,ò ñcommunities of color,ò ñpeople of color,ò or specify the predominant race(s) or 

ethnicities rather than utilizing the term ñminority.ò We also use ñdisabilityò instead of ñhandicapò and err toward the use 

of people first language when appropriate.  

 

The work that provided the basis for this publication was supported in part by funding under a grant/cooperative agree-

ment with the U.S. Department of Housing & Urban Development. The substance and findings of this work are dedicat-

ed to the public. The author and publisher are solely responsible for the accuracy of the statements and interpretations 

contained in the publication.  

 

Alternative formats for those with disabilities available upon request. This information is not itself legal advice; for lega l 

advice about a particular situation, contact an attorney. This report is for informational purposes only.  

 

Report date: December 30, 2021. 

 

 

Fair Housing Center of Central Indiana, Inc.  

445 N. Pennsylvania St., Suite 811 

Indianapolis, IN 46204 

317-644-0673 

www.fhcci.org     info@fhcci.org 

Follow us on Facebook, Twitter, LinkedIn, and YouTube 

http://www.fhcci.org
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The State of Fair Housing in Indiana Report  

Mortgage Lending in Marion County 2018 -2020  

 

Executive Summary  

 

Marion County is Indianaôs highest population county. It is also a racially diverse county with significant populations of 

Blacks, Hispanics, and Asians. However, since 2010, Marion County, Indianaôs homeownership rate has decreased by 

8.5%, leading to 9,500 fewer owner -occupied households. Black homeowners have been especially hard hit with a de-

crease in the Countyôs homeownership rate of nearly 20% over the past decade, losing nearly 2,500 owner-occupied 

households. At the same time, many persons of color and low-to-moderate income Marion County residents are being 

displaced due to high rent and rising home values. 

 

While mortgage applications and originations in Marion County are at their highest levels since the Great Recession, dra-

matic lending disparities persist. Instead of maintaining (much less, building) homeownership and supporting communi-

ties, the current housing market is losing homeowners, pricing longtime residents out, and prolonging many of the gen-

erational disparities through inequitable mortgage lending. This report examines available data and trends to offer clari-

ty on where problems exist for government and community leadership action. Below are key findings for Marion County 

from data focusing on the years 2018 to 2020:  

 

Top 50 Mortgage Lenders  

¶ Despite there being more than 500 mortgage lenders active in Marion County over the past three years, most mort-

gage loans are accounted for by only 50 lenders. These ñTop 50 Lendersò accounted for approximately three quar-

ters of all mortgage applications and loan originations, and originated more than $11 billion of the total $15.5 billion 

of mortgages across all lenders in Marion County from 2018 to 2020.  

¶ The Top 50 Lenders also had more than 107,000 loan applications in Marion County for 1-4 single family loans with 

more than 74,000 (68.8%) of those applications being originated or approved.  

 

Homeownership Rates and Loss of Owner -Occupied Units  

¶ The overall homeownership rate for Marion County is 54%. This homeownership rate is substantially lower than 

statewide (69%) and national (64%) homeownership rates.  

¶ In Marion County, homeownership rates are 65% for whites, while only 34% for Blacks, 39% for Hispanics, and 

46% for Asians. These rates are also significantly lower than state and federal homeownership rates.  

¶ Since 1970, white homeownership rates in Marion County have remained fairly level, decreasing by 0.3% from 1970 

to 2019. The largest disparity has Marion Countyôs Black homeownership rate decreasing by 30.8% during that 

same time.  

¶ In the past decade alone, the homeownership rate in Marion County has declined by 11.0% largely due to the de-

crease in homeownership in the Countyôs Black neighborhoods. Hispanic homeowners have also seen a substantial 

drop since 1970, decreasing from 61.1% to 38.8%. The Asian homeownership rate has remained relatively un-

changed; although, there were significant dips over the years.  

¶ Despite there being an overall increase in housing units in the County from 2010 to 2019, there are nearly 10,000 

fewer owner-occupied housing units. Overall, Zip Codes 46218 (-1,428) and 46222 ( -1,103) were especially hard hit 

in loss of owner-occupied units. There was an overall loss to Marion County of more than 9,500 occupied housing 

units. 

 

Household Income  

¶ The median income for Black households in Marion County is $34,686 and for Hispanics $37,730 as of 2019. The 

white, Non-Hispanic median income was $58,269 while the median income for Asian households was $52,568.  

¶ Median household income has failed to keep pace with the skyrocketing housing costs. Incomes have increased by 

an estimated (non-inflation adjusted) 1.2% per year from 2011 to 2019.  
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Rising Housing Prices and Costs  

¶ In Marion County, home prices have increased more than 60% in some neighborhoods in the past two years. Over-

all, the Countyôs home values have increased 26% to 28%, resulting in an average home price of $188,960 (Marion 

County, Zillow Home Value Index for July 2021).  

¶ While Marion Countyôs home prices have increased at a rate marginally higher than the national average in the past 

24 months (U.S. +22%), these prices have been felt more harshly by some.  

¶ Rental prices in the Indianapolis MSA (Metropolitan Statistical Area) have increased at a rate nearly double the na-

tional rate since July 2019 (+9.9% U.S.; +17.1% Indy MSA). However, several Marion County Zip Codes had rental 

index increases twice the national rate (+22% in 46201; +20% in 46208; +19% in 46222; +21% in 46218) in the 

past 24 months.  

 

Bank Branch Closings  

¶ Bank branches have decreased by nearly 23% in Indiana in the past decade. By comparison, the national bank 

branch closure rate in the United States was 16%, demonstrating that access to credit for Hoosiers is trending 

worse than the national benchmark.  

¶ In Marion County, the bank closure rate from 2011 to 2021 ( -29%) was nearly twice the national bank closure rate 

and higher than the Indiana rate.  

 

Mortgage Loan Applications, Denials, Originations  

¶ Mortgage applications in Marion County increased by 45% from 2019 to 2020 with applications from Black (+34%) 

and Hispanic (+24%) applicants increasing at a noticeably lower rate. From 2018 to 2020, the Top 50 Lenders re-

ceived more than 93,000 applications where the applicantôs race was identified. Of those, 73% (68,596) were from 

white applicants while 15% (14,029) were from Blacks. Overall, the Top 50 Lenders received 4,966 applications 

from Marion County Hispanics, an overall average rate of 5.3%. The Top 50 Lenders averaged 6% of their applica-

tions coming from Asians despite a population in the county of just over 3%.  

¶ The Top 50 Lenders denied over 13,000 applications where race or ethnicity was available. These same lenders re-

ceived over 93,000 applications where race or ethnicity was available, an overall denial rate of 14.2%. Black home 

seekers in Marion County had 14,029 applications, of which, 3,105 were denied; a rate of 22.1%. Similarly, Marion 

County Hispanics encountered a denial rate similar to Blacks of 21.2% while whites (12.2%) and Asians (12.4%) 

had almost half those rates. 

¶ Mortgage origination rates are at their highest point in over a decade, increasing from 46.3% in 2011 to 55.0% 

most recently in Marion County. Overall, of total loan originations by the Top 50 Lenders, three quarters of the origi-

nations were to Marion County white applicants while 12.7% were to Blacks. The Top 50 Lenders had less than 5% 

of their originations going to Marion County Hispanics. These lenders averaged 5.9% of loan originations and ap-

provals to Asians despite a much smaller overall population.  

 

Other Factors  

¶ Despite interest rates being at record lows from 2018 to 2020, the average interest rate spread for Black borrowers 

was approximately 30% to 40% higher than all other borrowers. Hispanic borrowers have the highest reported in-

terest rate spread that was 60% higher on average.  

¶ In Marion County, looking at FHA loans as a percent of all loan types, FHA loans are drying up. FHA applications are 

at their lowest rate since 2007, having declined between 20% to 25% in Marion County in the past few years.  

¶ Despite the homeownership rate for married households in Marion County being 77%, the homeownership rate for 

male households with no spouse was 61% whereas the rate for female -headed households with no spouse was sig-

nificantly less at 41%.  

 

Taking all of this information together, we find that while this may be a new decade, the same people and places that 

have been underserved for generations are the same ones losing the most ground in the current housing market. Fixing 

the current disparities in the housing market will require that we fully confront historic lending disparities and combat 

current ones, particularly those related to race and ethnicity.  
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Our Approach to This Report  

 

For this report, the Fair Housing Center of Central Indiana (FHCCI) reviewed mortgage lending in Marion County using a 

few key, publicly available datasets. In particular, we drew upon more than 10 years of data from the Home Mortgage 

Disclosure Act (HMDA) available from the Federal Financial Institutions Examination Council (FFIEC), as well as data 

from the U.S. Census Bureau and Zillow. As defined by the Consumer Finance Protection Bureau (CFPB), HMDA requires 

many financial institutions to maintain, report, and publicly disclose loan -level information about mortgages. This data 

helps show whether lenders are serving the housing needs of their communities; it gives public officials information that 

helps them make decisions and policies; and it sheds light on lending patterns that could be discriminatory. The public 

data is modified to protect applicant and borrower privacy.  

 

The FHCCI reviewed mortgage lending activity using HMDA data from 2007 through 2020 with a more in -depth focus on 

Marion County trends from 2018 through 2020. The FFIEC requires that most mortgage lenders collect and report on 

around 100 datapoints from mortgage loan applications. The data is made available at the loan level for more detailed 

analysis. Datapoints provided in HMDA data can be generally broken down into three categories: 

1. Borrower specific characteristics such as race, ethnicity, income, age, and gender 

2. Loan specific information such as loan amount, loan type, property type, interest rate, points and fees, and loan 

outcome 

3. Neighborhood factors including population, housing, income, and other demographic characteristics of census 

tracts in which a loan is originated  

 

For this report, the FHCCI looked at mortgage lending disparities across various demographic groups in application vol-

ume, loan approval and denial trends, origination rates, and interest rates for 1 -4 single family homes applications in 

Marion County focusing on the ñTop 50 Lenders.ò While the HMDA data is publicly available, it is not easy for the general 

consumer to access and understand it. It can also be incredibly overwhelming. We try to offer some clarity to the data 

through this report and make the information from the data more user friendly. Also, it must be noted, that the HMDA 

data provided to the public is not comprehensive on mortgage lending practices. The data exempts some lenders and 

also lacks crucial information that would be helpful in uncovering housing discrimination, such as credit scores. In addi-

tion, as the lending industry has moved away from human underwriters to algorithms and programs, this information is 

also lacking. Finally, not all lenders are required to provide data in the same ways.  

 

In our analysis, we also excluded loan applications involving a loan that was purchased by another lender. For example, 

a loan purchase is defined as the purchase of a loan by a lender that was originated by another lender. We also exclud-

ed data when the race/ethnicity of the applicant or borrower was not known.  

 

For housing prices, we examined how home prices (using the Zillow Home Value Index or ñZHVIò) and rental costs 

(Zillow Observed Rent Index or ñZORIò) have changed for Marion County from July 2019 through July 2021. The hous-

ing market across the United States has surged during this time and Marion County costs have surged even more than 

national averages. Housing cost increases have impacted every part of Marion County with several areas feeling the ef-

fects even more. We provide some information on this within this report, although, we anticipate releasing additional 

information in the future that is more targeted and comprehensive in this area.  

 

Finally, we used demographic data from the U.S. Census Bureau American Community Survey Five Year Estimates 

(2010, 2011, 2019 data) to gain insights into homeownership, household income, and other neighborhood trends. We 

also used 2020 Census data when available. Key data is missing in some areas, or simply unavailable. We reference 

these barriers when known. We also used the National Historic GIS (NHGIS) platform to retrieve and analyze historical 

census data.  

 

There are many lending reports issued each year. However, they are mainly for the lending industry. It was important to 

the FHCCI that this report be for the consumer and provide data in a way that was easy for the consumer to review.  
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The Mortgage Lending Landscape  

 

The mortgage lending landscape in Marion County, Indiana is massive, originating over $15.5 billion in home mortgage 

loans during 2018-2020. During this time, there were nearly 145,000 mortgage loan applications in Marion County for 1 -

4 single family home loans with more than 95,000 (66.2%) being originated or approved.  

 

Despite there being more than 500 mortgage lenders active in Marion County over the past three years, most mortgage 

loans are accounted for by only 50 lenders (Table 1). These ñTop 50 Lendersò are a mix of national, regional, and local 

lenders. They are also majority non-depository institutions than traditional banks. For this report, the FHCCI analyzed 

the data from these Top 50 Lenders in a variety of ways to determine their impact and any disparities.  

 

The Top 50 Lenders accounted for approximately three quarters of all applications and loan originations, and originated 

more than $11 billion of the total $15.5 billion of mortgages across all lenders in Marion County from 2018 to 2020. The 

Top 50 Lenders also had more than 107,000 loan applications in Marion County for 1-4 single family loans with more 

than 74,000 (68.8%) being originated or approved.  

 

The top lenders in Marion County that received the most mortgage loan applications were Huntington National Bank, 

Caliber Home Loans, Quicken Loans, JPMorgan Chase, Fairway Independent Mortgage, and Ruoff Mortgage. The mort-

gage lenders who originated the highest total dollar amounts are Caliber Home Loans, Quicken Loans, Huntington Na-

tional Bank, Ruoff Mortgage, and Fairway Independent Mortgage. Of the 50 Top Lenders, several lenders had origina-

tion rates over 80%, while four lenders had origination rates under 45%: Wells Fargo NA (40.3%), Carrington Mortgage 

Services (40.3%), US Bank (37.3%), and NEWREZ LLC (35.9%).  

 

Of the Top 50 Lenders, First Internet Bank of Indiana had the highest average loan originated ($284,254), followed by 

The National Bank of Indianapolis ($282,024), MJW Financial ($229,938), Merchants Bank of Indiana ($214,184), Provi-

dent Funding Associates ($213,462), and Citizens Bank, National Association ($200,127). No other lenders were above 

$200,000 in average loan amount. In comparison, four top lenders made average loans at or under $110,000: Financial 

Center First Credit Union ($110,286), BMO Harris Bank National ($105,112), PNC Bank ($103,470), and Teachers 

($99,084).  

 

Unfortunately, as we highlight throughout this report, not all borrowers have access to their credit needs to build gener-

ational wealth through homeownership along with advancing vibrant, stable communities. 

Why Does Mortgage Data Matter?  

Mortgage lending data is a canary in a coal mine when it comes to housing indicators. It 

helps us understand who is becoming homeowners (and who is not). If we see dispari-

ties by race, gender, and/or income persisting in mortgage lending, it is likely that the 

disparities in the homeownership rate will follow. Other indicators to track to understand 

changes in the homeownership landscape include foreclosure rate and home sales data.  

Among the many other trends that are discussed throughout this report, HMDA data also 

gives us insight into how many loans are originated where the property is to be used as a 

second residence or an investment property rather than being owner -occupied.  

A brief look into that metric shows us that since 2018, loans for second residences or for 

investment properties in Marion County have increased by more than 20% to their high-

est level since 2007. In 2020, approximately 2,500 loans were originated for second resi-

dences and investment properties alone. Although this may add more rental properties 

to the County, it may be at a loss of homeownership opportunities.  
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Table 1 continues on next page... 

Table 1: Top 50 Lenders in Marion County, Indiana (2018 to 2020),  

Ranked by Total Amount of Originated Mortgages  
Marion County, Indiana, 2018 to 2020, Single Family (1-4 Units: Site-Built), includes approved loans but excludes  

purchased loans. Source: Home Mortgage Disclosure Act. 

Rank  Lender  
Loan Applic

-ations  
Loan Origin -

ations  
Origin -

ation Rate  

Total Amount of 
Originated  
Mortgages  

Average Loan 
Origination 

Amount  

1 CALIBER HOME LOANS INC. 7,571  5,826  77.0% $1,070,570,000 $183,757 

2 Quicken Loans Inc. 6,477  4,695  72.5% $740,945,000 $157,816 

3 The Huntington National Bank 7,793  5,143  66.0% $722,535,000 $140,489 

4 RUOFF MORTGAGE 4,817  4,124  85.6% $711,780,000 $172,595 

5 
FAIRWAY INDEPENDENT MORTGAGE CORPORA-
TION 

5,025  3,791  75.4% $610,045,000 $160,919 

6 JPMORGAN CHASE BANK 5,634  3,192  56.7% $517,790,000 $162,215 

7 Union Savings Bank 3,689  2,982  80.8% $501,270,000 $168,099 

8 GVC MORTGAGE, INC. 3,395  2,839  83.6% $482,615,000 $169,995 

9 Elements Financial Federal Credit Union 3,286  2,344  71.3% $435,730,000 $185,892 

10 FORUM 3,431  2,963  86.4% $415,565,000 $140,251 

11 FREEDOM MORTGAGE CORP. 4,682  2,466  52.7% $396,070,000 $160,612 

12 INDIANA MEMBERS CREDIT UNION 3,465  2,814  81.2% $322,880,000 $114,741 

13 UNITED SHORE FINANCIAL SERVICES, LLC 1,768  1,470  83.1% $266,670,000 $181,408 

14 The National Bank of Indianapolis 974  840  86.2% $236,900,000 $282,024 

15 FIFTH THIRD BANK 3,397  1,817  53.5% $236,475,000 $130,146 

16 Regions Bank 2,822  1,576  55.8% $223,400,000 $141,751 

17 LOANDEPOT.COM 2,305  1,289  55.9% $212,115,000 $164,558 

18 PNC BANK NA 3,525  1,961  55.6% $202,905,000 $103,470 

19 First Merchants Bank 1,817  1,152  63.4% $181,250,000 $157,335 

20 HALLMARK HOME MORTGAGE LLC 1,152  972  84.4% $177,790,000 $182,912 

21 OLD NATIONAL BANK 1,430  920  64.3% $166,630,000 $181,120 

22 TUCKER MORTGAGE, LLC 946  824  87.1% $162,380,000 $197,063 

23 PRIMELENDING, A PLAINSCAPITAL COMPANY 1,139  970  85.2% $159,040,000 $163,959 

24 Centier Bank 1,420  1,064  74.9% $142,490,000 $133,919 

25 Merchants Bank of Indiana 860  625  72.7% $133,865,000 $214,184 

26 First Internet Bank of Indiana  606  469  77.4% $133,315,000 $284,254 

27 CROSSCOUNTRY MORTGAGE INC 888  660  74.3% $127,030,000 $192,470 

28 WELLS FARGO BANK NA 1,726  695  40.3% $124,485,000 $179,115 

29 First Financial Bank 1,255  842  67.1% $113,990,000 $135,380 

30 MJW Financial LLC 701  486  69.3% $111,750,000 $229,938 

31 KEYBANK NA 1,481  821  55.4% $111,185,000 $135,426 

32 NATIONSTAR MORTGAGE LLC 1,247  795  63.8% $110,785,000 $139,352 

33 MILESTONE HOME LENDING, LLC 758  598  78.9% $108,930,000 $182,157 

34 Mortgage Research Center, LLC 985  550  55.8% $104,960,000 $190,836 

35 AMERIFIRST FINANCIAL CORP 914  700  76.6% $102,480,000 $146,400 

36 FINANCE OF AMERICA MORTGAGE 879  677  77.0% $101,515,000 $149,948 

37 First Option Mortgage, LLC 763  630  82.6% $98,430,000 $156,238 

38 FLAGSTAR BANK 753  536  71.2% $94,600,000 $176,493 

39 ROYAL UNITED MORTGAGE LLC 898  721  80.3% $94,135,000 $130,562 

40 TEACHERS 1,430  901  63.0% $89,275,000 $99,084 
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Chart 1: Homeownership Rates by Race and Ethnicity (2019)  

U.S. Census Bureau, American Community Survey, 5 Year Estimate 

Table 1 CONTINUED: Top 50 Lenders in Marion County, Indiana (2018 to 2020),  

Ranked by Total Amount of Originated Mortgages  
Marion County, Indiana, 2018 to 2020, Single Family (1-4 Units: Site-Built), includes approved loans but excludes  

purchased loans. Source: Home Mortgage Disclosure Act. 

Rank  Lender  
Loan Applic

-ations  
Loan Origin -

ations  
Origin -

ation Rate  

Total Amount of 
Originated  
Mortgages  

Average Loan 
Origination 

Amount  

41 
AMERICAN NEIGHBORHOOD MORTGAGE AC-
CEPTANCE COMPANY LLC 

592  491  82.9% $86,865,000 $176,914 

42 FINANCIAL CENTER FIRST CREDIT UNION 1,017  787  77.4% $86,795,000 $110,286 

43 CITIZENS BANK, NATIONAL ASSOCIATION 566  433  76.5% $86,655,000 $200,127 

44 BMO Harris Bank National Association 1,743  823  47.2% $86,515,000 $105,122 

45 PROVIDENT FUNDING ASSOCIATES 602  403  66.9% $86,025,000 $213,462 

46 U S BK NA (US Bank)  1,250  466  37.3% $83,870,000 $179,979 

47 Horizon Bank 871  606  69.6% $71,270,000 $117,607 

48 Northpointe Bank 526  392  74.5% $67,800,000 $172,959 

49 NEWREZ LLC 1,177  422  35.9% $62,740,000 $148,673 

50 Carrington Mortgage Services, LLC 1,122  452  40.3% $58,730,000 $129,934 

  Top 50 Lenders  107,570  74,015  68.8%  $11,833,835,000  $159,884  

  All Marion County Lenders  144,169  95,499  66.2%  $15,531,485,000  $162,635  

Thereôs an Affordability Problem in Marion County 

With homeownership plummeting, housing costs surging, and mortgage lending remaining out 

of reach for many, a new housing crisis is emerging in Marion County. To many, rising housing 

costs and record -breaking mortgage lending is great. To others, it is making an already difficult 

situation even worse. Home prices and rental costs are forcing many residents out while 

mortgage lending disparities continue to keep many new homeowners of color from coming in. 

This report digs into the current Marion County housing market and offers key insights into 

trends of a rapidly changing environment.  
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Marion County, Indiana Demographics  

 

To understand the landscape of mortgage lend-

ing activity in Marion County, it is important to 

review its current demographics. Marion County 

is home to a population of more than 950,000 

residents. Its population has grown steadily 

from around 900,000 in 2010. The City of Indi-

anapolis, (less the exempted cities of Beech 

Grove, Lawrence, Southport, and Speedway), is 

the 15th largest city in the United States with a 

population of 887,642 (2020 Census). 

 

The most recent Census data available for Mari-

on County has 54.5% of the population as white 

(non-Hispanic) while 28.6% is Black, 10.5% is 

Hispanic, and 3.4% is Asian. While those met-

rics might indicate a healthy level of diversity, 

the County is noticeably segregated by race and 

ethnicity (Maps 1 & 2).  

 

Chart 1 summarizes homeownership by race 

and ethnicity for Marion County, the State of 

Indiana, and the entire United States to illus-

trate the profound differences that still exist to-

day in Marion County, especially for Black and 

Hispanic residents. The overall homeownership 

rate for Marion County is 54%. This homeown-

ership rate is substantially lower than statewide 

(69%) and national (64%) homeownership 

rates. Much like many urban areas across the 

nation, there is a significant gap in homeowner-

ship rates by race and ethnicity. In Marion 

County, homeownership rates are 65% for 

whites, while only 34% for Blacks, 39% for His-

panics, and 46% for Asians. These rates are 

also significantly lower than state and national 

homeownership rates for race and ethnicity.  

 

These homeownership disparities are largely the 

result of generations of intentional, discriminato-

ry housing practices that denied mortgage loans 

to Americans due to their race, color, ethnicity, 

and sometimes religion. The disparity also results from the steering of people of color into less desirable neighbor-

hoods, concretized poverty from the creation of project -based public housing, and, more recently, the flooding of 

neighborhoods of color with toxic, unsustainable subprime mortgages which often resulted in foreclosuresðsetting 

back advancements in homeownership rates. We have also never truly counteracted these previous discriminatory 

practices. In fact, modern day redlining continues to exist.  

 

 

Map 1: Marion County Percent Black Population (2019)  

U.S. Census Bureau, American Community Survey 

Map 2: Marion County Percent Hispanic Population (2019)  
U.S. Census Bureau, American Community Survey 



 

 

FHCCI State of Fair Housing Report - Mortgage Lending in Marion County 2018-2020                                                                                          10 

History of Redlining in Marion County  

 

The City of Indianapolis/Marion County, like most every other major metropolitan area in the United States, was sub-

ject to mortgage lending redlining that began in the first half of the 20 th century. Redlining was a federally created and 

backed discriminatory practice which allowed race, national origin, and religion to be factors in who received or did not 

receive government backed mortgage loans. The discrimination was enforced by appraisal maps produced by the Fed-

eral Home Owners Loan Corporation (HOLC) in the 1930s for most major cities. Map 3 shows the HOLC map for the 

City of Indianapolis from 1937.  

 

On the HOLC maps, urban areas with high populations of low-income and non-white residents were shaded in red 

and/or yellow. The maps served to guide institutions on where not to approve mortgages or offer other financial ser-

vices because those areas were perceived as being too risky, merely because of their demographic compositions. 

Thus, many people of color and those of lower incomes were left behind in neighborhoods where they could not se-

cure investment, while wealthier white peo-

ple fled to other neighborhoods and eventu-

ally to city suburbs where homeownership 

opportunities were both abundant and ac-

cessible to them. Additionally, as redlining 

created barriers to homeownership, a criti-

cal wealth-building tool, it locked out people 

of color from establishing a legacy of wealth 

that they could pass down to later genera-

tions, as white people have been able to do 

for several generations.  

 

Years of redlining and other discriminatory 

practices polarized Marion Countyôs neigh-

borhoods along racial and ethnic lines with 

the interstate system embedding the segre-

gated patterns even more. The maps earlier 

in this report illustrate how Black (Map 1) 

and Hispanic (Map 2) communities continue 

to be segregated to this day, often, mirror-

ing the same areas blocked from invest-

ment in the 1937 HOLC map.  

 

This history has substantial modern day 

consequences. For instance, paying a mort-

gage on a $200,000 home can generate 

$2,500-$7,000+ in equity annually depend-

ing on the time period and terms of the 

loan. Over generations, that can compound 

into a substantial amount of wealth of 

which many have been deprived. Increasing 

the countyôs homeownership rate of 54% to 

the State of Indianaôs rate of 69% would 

generate an estimated 5,500+ new home-

owners annually and create more than $2.2 

billion in new wealth for Marion County resi-

dents over the next 10 years.  

Map 3: Indianapolis HOLC Map  

Home Owners Loan Corp, 1937 
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As many of the Countyôs neighborhoods of 

color were starved of credit for generations, 

more recently, they were flooded with credit 

based on discriminatory terms and subprime 

lending in a practice known as reverse red-

lining. 

 

Reverse Redlining  

 

In reverse redlining, people who live in for-

merly redlined areas may become targets of 

predatory lending practices. Reverse redlin-

ing is ñthe targeting by banks and mortgage 

lenders of neighborhoods of color for exploi-

tative loans, called subprime loans. They 

were typically loans designed to induce Afri-

can-American and [Hispanic] homeowners to 

refinance their homes at a low-interest rate 

that then exploded into a very high rate once 

theyôre locked into the mortgage.ò1 Essential-

ly, such lending products are doomed to fail, 

at the borrowerôs expense, and people of color are targeted for these products at higher rates compared to white peo-

ple. Redliningôs legacy is long and remains persistent. 

 

Like many other urban areas across the United States, the Black and Hispanic neighborhoods of Marion County were 

more heavily impacted by the subprime lending boom and ensuing foreclosure crisis. The impact continues to be far 

reaching. However, the fact that borrowers of color were given toxic, subprime mortgages at much higher rates even 

when they qualified for more affordable, prime ïrate mortgages, helps to explain why these same communities are still 

trying to recover from the foreclosures that hit Black and Hispanic neighborhoods especially hard.  

 

Sadly, both redlining and reverse redlining continue to be visible in our current housing market. Map 4 illustrates how 

origination rates are 

lower in neighborhoods 

of color, meaning fewer 

mortgage loans are 

being completed in 

these neighborhoods as 

compared to the Coun-

tyôs majority white 

neighborhoods. Chart 2 

evaluates this from a 

different perspective 

showing how Marion 

Countyôs Black popula-

tion is particularly im-

pacted with much low-

1 Katie Nodjimbadem, ñThe Racial Segregation of American Cities Was Anything But Accidental,ò Smithsonian Magazine, May 30, 
2017, https://www.smithsonianmag.com/history/how -federal-government-intentionally-racially-segregated-american-cities-
180963494/ 

Map 4: Loan Origination Rate (2018 -2020)  

Home Mortgage Disclosure Act, FFIEC 

Chart 2: Percent of Households versus Percent of Loan Originations by Race/
Ethnicity  

Marion County Loans Originated 2018-2020; 1-4 Single Family Home Purchase 
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er percentage of loans going to Black borrowers when compared to the overall percent of households in Marion Coun-

ty that are Black.  The white, non-Hispanic population accounts for 61% of the Countyôs population and 75% of the 

mortgage loans originated. Despite mortgage loan originations being at their highest levels in Marion County in more 

than a decade, Black borrowers have accounted for only 13% of home purchase loans originated during the years 

reviewed, despite representing 28% of the countyôs population. Note: These numbers do not include loans where the 

race and ethnicity was unknown.  

 

Income Not Keeping Up With Home Prices  

 

The median income for Black households in Marion County is $34,686 and $37,730 for Hispanics as of 2019. The 

white, non-Hispanic median income was $58,269 while the median income for Asian households was $52,568. Median 

household income has failed to keep pace with the skyrocketing housing costs. Incomes have increased by an esti-

mated (non-inflation adjusted) 1.2% per year from 2011 to 2019. Sadly, these low rates of rise in income do not 

match the escalating costs of housing in Marion County. 

 

With many longtime residents being shut out of the market through high housing costs and inequitable lending, sever-

al Marion County neighborhoods are attracting younger, more affluent residents as gentrification and housing costs 

grow. Indianapolis is not alone; gentrification is having an increased impact and redefining urban areas around the 

nation. Many urban, predominantly Black and Hispanic neighborhoods are growing in popularity given their central 

location to urban amenities such as jobs, shopping, and entertainment. These are the same neighborhoods that may 

have suffered for decades from disinvestment. 

 

This trend is reshaping many neighborhoods in Marion County as more affluent residents are moving in and driving up 

housing costs. This is highlighted in Maps 5 and 6 which show the zip codes with the highest two -year increase in 

home values, according to the Zillow Home Value Index. Unfortunately, many long -term residents are subsequently 

being forced out or displaced.  

 

Housing Prices and Costs  

 

In Marion County, home prices have increased more than 60% in some neighborhoods in the past two years. Overall, 

the Countyôs home values have increased 

26% to 28%, resulting in an average 

home price of $188,960 (Marion County, 

Zillow Home Value Index, July 2021). At 

the same time, investors have been buy-

ing up many single family homes in Mari-

on County and converting them to expen-

sive rentals. Multi-family rental units have 

also increased the housing stock. Overall, 

these factors have resulted in rental unit 

costs increasing 20% or more in two -

years.  

 

Home prices continue to push homeown-

ership out of reach for far too many, es-

pecially in many of the historically Black 

neighborhoods of Indianapolis. While 

Marion Countyôs home prices have in-

creased at a rate marginally higher than 

the national average in the past 24 

Map 5: Percent Change in Home Value Index (2018 -2020)  

Zillow 


