FAIR FAIR HOUSING CENTER OF CENTRAL INDIANA, INC.

HOUS' NG 429 N. Pennsylvania St., Suite 401, Indianapolis, IN 46204

CENTER Phone: 317-644-0673 Toll-Free: 855-270-7280 @
of CENTRAL INDIANA Web: www.fhcci.org  Email: info@fhcci.org ;

EQUAL HOUSING

June 30, 2025

City of Indianapolis Board of Zoning
200 E. Washington Street

Suite 2042

Indianapolis, IN 46204

RE: The National Bank of Indianapolis ATM Zoning Variance (2025-UV3-004)
Dear Board of Zoning Members of Division 3:

My name is Amy Nelson, Executive Director, at the Fair Housing Center of Central Indiana (FHCCI). The FHCCI
is a private, nonprofit organization whose mission is to facilitate open housing for all people by ensuring the
availability of affordable and accessible housing; promoting housing choice and homeownership; advocating for
an inclusive housing market; working toward stable and equitable communities; and eradicating discrimination
within Central Indiana, the State of Indiana, and nationally.

The FHCCI recently became aware of the approval by the Zoning Board of a zoning variance request by The
National Bank of Indianapolis (NBOI) for an Automated Teller Machine (ATM) at 5284 38th Street North Drive.
The FHCCI is a small nonprofit organization with limited staff and resources, especially at this time due to federal
funding cuts. As a result, we have been unable to monitor the daily business of the city and only became aware
of this zoning request in recent days.

The FHCCI has been reviewing and analyzing the business practices of area mortgage lenders since 2015.
Redlining continues to haunt our neighborhoods of color, which are deprived of bank branches, do not receive
equivalent marketing and outreach from lenders, and see fewer mortgage loan originations. The FHCCI has
challenged several area lenders that were not meeting their fair lending expectations of serving all
neighborhoods and residents, particularly home seekers of color. We have also issued reports drawing the
public’s attention to Home Mortgage Disclosure Act (HMDA) data, bank branch locations, and lender
performance as it relates to reaching not only white residents but also Black/African American, Hispanic/Latino,
and Asian residents who have often experienced long-term systemic discrimination.

Unfortunately, data shows that NBOI is one of Marion County’s worst performing lenders in reaching
Black/African American consumers. The FHCCI first met with NBOI leadership in April 2023, raising concerns
about their low performance in reaching people of color. At that time, we encouraged them to consider increased
marketing and outreach, full-service bank branches in Indy’s Black neighborhoods, loan subsidies, grants to
neighborhood nonprofits, fair lending education, and other forms of community relief. We also encouraged staff
training on the historic harms of lending discrimination. The importance of staff training was highlighted when,
the NBOI Chief Lending Officer, asked what a redlining map was. The FHCCI explained and showed an example
of Indy’s redlining map hanging on our conference room wall. He then responded, “Is it still in use?” For someone
of his tenure and importance at the bank to not know the history of redlining and use of redlining maps was
troubling. In April 2024, we had a follow up meeting to review NBOI’s 2023 data, which had only improved slightly
as related to Black borrowers. We again stressed the need for a more robust plan, suggesting a variety of
initiatives to address the lending disparity we had identified.

Demographics: Marion County is home to a population of more than 950,000 residents. According to the most



recent Census estimates, Marion County’s population is 50.5% white (non-Hispanic), 27.3% Black, 13.4%
Hispanic, and 3.9% Asian. While those metrics might indicate a healthy level of diversity, the County remains
geographically segregated by race and ethnicity and has significant disparities in homeownership rates, with the
biggest homeownership gap being between white (66.2%) and Black (36.2%) households.

Mortgage Applications from Black Applicants: In Marion County from 2018 to 2024, NBOI consistently and
significantly underperformed compared to its peers in its share of mortgage applications coming from Black
applicants. Application data tells us if a mortgage lender is effectively reaching potential consumers. A healthy
distribution of applications would be similar to the distribution of the area’s population by race/ethnicity. In 2024,
NBOI received only 4.5% of its mortgage loan applications from Black applicants, compared to 22.6% for Marion
County’s Top 50 Lenders. Nearly 85% of NBOI applicants were white, compared to 57.3% for Marion County’s
Top 50 mortgage lenders. These low numbers, coupled with NBOI’s lack of bank branches in neighborhoods of
color, in a city with a Black population of 27%, indicate a significant lack of connection to Black consumers in the
County.

Total Total Mortgage White (Non-

Marion County Mortgage Mortgage Race Applications Hispanic) White Black Black
Applications Applications | Unknown | (excluding unknown) | Applications | Share % | Applications | Share %
2024

National Bank of Indianapolis 167 11 156 132 84.6% 7 4.5%
Peers (2024 Top 50) 26,416 3,753 22,663 12,990 57.3% 5,125 22.6%
2023

National Bank of Indianapolis 220 11 209 175 83.7% 13 6.2%
Peers (2023 Top 50) 24,140 3,187 20,953 12,210 58.3% 4,564 21.8%
2022

National Bank of Indianapolis 244 11 233 207 88.8% 8 3.4%
Peers (2022 Top 50) 28,960 4,168 24,792 15,544 62.7% 5,257 21.2%
2021

National Bank of Indianapolis 215 8 207 162 78.3% 22 10.6%
Peers (2021 Top 50) 47,171 6,798 40,373 26,827 66.4% 7,208 17.9%
2020

National Bank of Indianapolis 394 1 393 288 73.3% 33 8.4%
Peers (2020 Top 50) 44,257 5,724 38,533 27,112 70.4% 5,671 14.7%
2019

National Bank of Indianapolis 350 2 348 198 56.9% 29 8.3%
Peers (2019 Top 50) 30,379 3,779 26,600 18,797 70.7% 4,106 15.4%
2018

National Bank of Indianapolis 232 11 221 168 76.0% 15 6.8%
Peers (2018 Top 50) 26,312 2,873 23,439 16,617 70.9% 3,728 15.9%

Source: FHCCI analysis of Home Mortgage Disclosure Act data.

As the table above shows, in 2024, NBOI received only 7 mortgage loan applications from Black home seekers
in Marion County out of a total of 156 applications where the applicants’ race/ethnicity was identified. In 2023,
NBOI received 13 mortgage loan applications from Black home seekers, while in 2022, they received 8 mortgage
loan applications. This totals 28 mortgage loan applications from Black home seekers over the most recent three
years of data, as compared to 598 from white applicants during the same period.




This low performance is visually striking when mapping Black applications in comparison to white applications

received each year.
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The National Bank of Indianapolis Black Applications, 2024
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The National Bank of Indianapolis Black Applications, 2023
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The National Bank of Indianapolis White Applications, 2022
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The National Bank of Indianapolis Black Applications, 2022
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Mortgage Originations to Black Borrowers: Data on the distribution of mortgage originations by race/ethnicity
tells us how many borrowers in each group actually had loans approved and originated. Since 2018, NBOI has
originated a low percentage of its home loans in Marion County to Black borrowers each year. In 2024, NBOI
originated only 3.9% of its loans to Black borrowers, compared to 19% for its peers among the Top 50 Lenders.
By contrast, NBOI originated 84.5% of its mortgage loans to white borrowers in 2024. In the most recent three
years of data, NBOI's Black share of originations has been less than a third of that of its peers.

Total Total

Marion County Mortgage Race Originations White White Black Total Average
Mortgage Origin- Un- (excluding (Non- Share Share Origination Origination
Originations ations known | NA | unknown/NA) | Hispanic) % Black % Amount Amount
2024
National Bank of 138 9 129 109 84.5% | 5 3.9% | $42,500,000 $307,971
Indianapolis
Peers (2024 Top 50) 15,159 1,878 13,281 8,168 61.5% | 2,526 | 19.0% | $3,226,055,000 $212,814
2023
National Bank of 176 7 2 167 144 | 8.2% | 9 | 54% | $73,880,000 | $419,773
Indianapolis ) ) s !
Peers (2023 Top 50) 13,794 1,607 12,187 7,633 62.6% | 2263 18.6% | $2,616,800,000 $189,706
2022
National Bank of
Tndianapolis 196 7 189 174 92.1% 4 2.1% $58,620,000 $299,082
Peers (2022 Top 50) 17,140 2,198 14,942 10,094 67.6% | 2,609 | 17.5% | $3,765,580,000 $219,695
2021
National Bank of 173 7 166 130 78.3% 19 11.4% | $66,255,000 $382,977
Indianapolis
Peers (2021 Top 50) 30,897 4,002 26,895 18,851 70.1% | 4,085 | 15.2% | $5,419,455,000 $175,404
2020
National Bank of 333 0 333 255 76.6% | 23 6.9% | $106,075,000 $318,544
Indianapolis
Peers (2020 Top 50) 28,978 3,407 25,571 18,985 74.2% | 3,157 | 12.3% | $5,111,340,000 $176,387
2019
National Bank of

’ : 303 2 301 165 54.8% 24 8.0% $75,295,000 $248,498
Indianapolis
Peers (2019 Top 50) 18,843 2,160 16,683 12,426 74.5% | 2,119 | 12.7% | $2,983,365,000 $158,327
2018
National Bank of 189 6 183 139 | 760% | 10 | 55% | $50,605,000 | $267,751
Indianapolis
Peers (2018 Top 50) 15,980 1,583 14,397 10,680 74.2% | 1,920 | 13.3% | $2,293,170,000 $143,503

Source: FHCCI analysis of Home Mortgage Disclosure Act data.

Having received so few applications from Black applicants in the first place, NBOI originated an even smaller
number of mortgages to Marion County Black borrowers. Between 2022-2024, only 18 Black borrowers had
mortgage loans originated by NBOI. In comparison, NBOI originated 427 loans to Marion County white borrowers
during the same time period.

As mapped on the next page, the differences are again visually striking.




The National Bank of Indianapolis White Originations, 2024
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The National Bank of Indianapolis Black Originations, 2024
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The National Bank of Indianapolis White Originations, 2023
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The National Bank of Indianapolis Black Originations, 2023
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The National Bank of Indianapolis White Originations, 2022
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The National Bank of Indianapolis Black Originations, 2022
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In fact, NBOI had the lowest share of originations (3.9%) to Black borrowers among Marion County’s Top 50
Mortgage Originators in 2024—in a city with a Black population of over 27%.

Top 5 Highest & Bottom 10 Lowest Share of Originations to Black Borrowers, 2024

Share of Black Originations
0% 5% 10% 15% 20% 25% 30% 35% 40% 45% 50%

DHI Mortgage Company 46.5%
Old National Bank 45.1%
Vanderbilt Mortgage and Finance 38.7%
Lennar Mortgage 38.4%
Freedom Mortgage Corporation 31.3%
Ruoff Mortgage Company 11.2%
Crosscountry Mortgage 11.0%
Union Home Mortgage Corp. mssss——— 3 9%
MIW Financial LLC ~=—— 390
Guaranteed Rate m——————— 3.3%
Elements Financial Fed. Credit Union m——— 3.7%
Horizon Bank me—— 8.1%
Howard Hanna Financial Services m———— 7.8%
First Community Mortgage m———— 7.6,
National Bank of Indianapolis === 3,90/,

Marion County 2024 Top 50 Mortgage Originators

Source: FHCCI analysis of Home Mortgage Disclosure Act data (2024)

Average Mortgage Origination by Income: From 2022-2024, NBOI originated $175 million in home mortgages
in Marion County. NBOI also had one of the highest average origination amounts compared to its peers. In 2024,
NBOI had an average mortgage origination of $307,971 as compared to $212,814 for its peers. This was the
fourth highest average mortgage loan amount among the top 50 mortgage originators in Marion County. In 2023,
NBOI’s average loan amount was $419,773 as compared to $189,706 for its peers, while in 2022, it was
$299,082 for NBOI and $219,695 for its peers. This indicates that the population being served by NBOI is often
an upper-income borrower, as highlighted in the map below of NBOI mortgage originations from 2022-2024. The
median income for borrowers who originated a mortgage loan with NBOI was $259,000 in 2024, compared to
$82,000 for borrowers with the top 50 mortgage originators in Marion County.

The National Bank of Indianapolis
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Bank Branches: Bank branches remain important to consumers, as highlighted by a 2022 study showing that
82% of people across the generations cite branch presence as a chief factor in their selection of a primary bank."
That is why the FHCCI has continued to advocate for lenders, especially those underperforming with
communities of color, to open and maintain full-service bank branches. A physical bank branch demonstrates to
a neighborhood the bank’s commitment, its investment in the area, and its intention to stay long-term.

The distribution of NBOI’'s mortgage originations appears to be influenced by the location of its bank branches,
highlighting the impact of a branch. In 2024, NBOI had a total of 13 branch locations made up of 10 full-service
bank branch locations (which would include a mortgage loan officer on site) and three retail locations (which
have more limited services). NBOI has added only one location since 2014, which was in Hamilton County. None
of NBOI’s current bank locations are in a majority-Black census tract. The majority of its locations are in majority-
white moderate-to-higher-income census tracts. Two of its branches are adjacent to census tracts with some
Black population. At this time, it has no free-standing ATMs.

The National Bank of Indianapolis Bank Branches, 2024
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NBOI should be initiating a full-service bank branch in the very neighborhood that it has proposed the ATM. Such
a branch would better demonstrate NBOI’s long-term commitment and provide a full range of banking services
to that neighborhood.

" Susan Orr. “Is the run of bank branch closures ending? Maybe.” IBJ, December 20, 2024. https://www.ibj.com/articles/is-
the-run-of-bank-branch-closures-ending-maybe



https://www.ibj.com/articles/is-the-run-of-bank-branch-closures-ending-maybe
https://www.ibj.com/articles/is-the-run-of-bank-branch-closures-ending-maybe

We also want to draw attention to the physical appearance of NBOI’s branches. Except for its downtown location,
NBOI's full-service bank branches have a distinct look with brass metals mixed with white/cream colored

concrete for an exterior. These buildings create a presence in a neighborhood, while bringing much-needed
financial services. Some examples follow below.
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The stature of these branch buildings stands in contrast to the free-standing ATM that NBOI has proposed to
open in a majority-Black neighborhood in Indianapolis.

Community Reinvestment Act (CRA) Exams: CRA exams are conducted by federal financial institution
supervisory agencies (Federal Reserve, FDIC, and OCC) to assess how well a bank is meeting the credit needs
of its entire community, especially low- and moderate-income individuals as it relates to the Community
Reinvestment Act (CRA). NBOI's most recent completed exam was in 2022 where it received an overall
“Satisfactory” rating. It appears that NBOI has a 2025 CRA exam pending results.

ATM Zoning Variance: Based on our review of the hearing, Indianapolis city staff appear to have recommended
that the Zoning Board not approve NBOI's request for the ATM zoning variance citing its impact on IndyGo’s
Purple Line and had recommended the ATM be more connected to the New Direction Church building. NBOI
Vice President Doug Talley also stated at the hearing that the ATM would not be turning a profit since it would
cost $200,000 and they would only get $2-3 in transaction fees per use. Besides NBOI representatives, two
council members and a community representative spoke in favor of the variance. No one spoke against it except
for city staff. Again, the FHCCI was unaware of this hearing or we would have been present to voice our concerns.
Upon viewing the video of the hearing, the FHCCI was disappointed that Council President Osili, as part of his
comments in support of the variance for the ATM, did not disclose that his spouse, Una Osili, is currently listed
as a Board Member of NBOI.2 Despite city staff concerns, the Zoning Board approved the variance.

As outlined in this fair housing analysis, the FHCCI finds that NBOI does an extremely poor job in meeting the
needs of Black home seekers in Marion County. In fact, they are at or near the bottom for performance as
compared to their peers. Although some may argue an ATM is an improvement for a banking desert, the FHCCI
feels it is insufficient in meeting the needs of the neighborhood, given that NBOI has no other standalone ATMs
and has committed to retail or full-service bank branches at every other location. Under this variance, NBOI’s
only free-standing ATM without an attached bank branch would be its sole presence in the only majority-Black
census tract where NBOI has a physical location. NBOI's HMDA data shows it is not meeting the needs of Marion
County Black home seekers. As such, a bank branch in the very neighborhood targeted for the standalone ATM
would be much more impactful in reaching Black borrowers and better show NBOI's commitment to the
neighborhood.

The FHCCI requests that the Zoning Board reconsider its approval of NBOI's ATM variance, due to the
inadequacy of the proposed ATM in meeting the community’s financial needs, which was promised by NBOI in
its request for a variance. | would appreciate your attention to this important matter. This information is not legal
advice. For legal advice, please consult an attorney.

Sincerely,

g_lé%ﬁ (el

Amy Nelson
Executive Director

cc: Indianapolis/Marion County City County Council (by email)
Metropolitan Development Commission (by email and postal mail)
Robert Uhlenhake, Senior Planner (by email)

2 The National Bank of Indianapolis Board of Directors. https://www.nbofi.com/board-of-directors
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