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Executive Summary 
The Allegheny County mortgage lending market has shifted substantially in the last 
decade of Home Mortgage Disclosure Act (HMDA) reporting data, with dramatic 
changes from 2018 to 2021. During that period, mortgage applications rose by 54.8% 
from 49,222 applications in 2018 to 77,287 applications in 2021. The percentage of 
applications that resulted in a loan origination increased from 64.3% in 2018 to 66.4%  
in 2021, while denial rates fell from 18.3% to 13.6% from 2018 to 2021. However, loan 
fallout (loans that do not result in origination or denial but are instead closed for 
incompleteness or withdrawn by the applicant – a potential sign of discrimination) 
increased from 17.4% to 20.0% from 2018 to 2021. Total dollars loaned by all lending 
institutions nearly doubled from $5.25 billion in 2018 (unadjusted for inflation) to $10.82 
billion in 2021. 

While banks and bank affiliates make up a slight majority of all applications received  
in 2021 (50.6%), this marks a significant decrease in their share of application volume 
from 2018 (63.0%). Mortgage companies have increased their share during this period 
from 32.4% to 46.0% respectively, while credit unions continue to represent less than 
5.0% of the lending market in Allegheny County. This is a concerning trend as banks 
with a Community Reinvestment Act (CRA) obligation to the Pittsburgh metropolitan 
statistical area (MSA) now represent an increasingly smaller proportion of the total loan 
activity in the region. 

The primary driver of increased loan activity and dollars originated in Allegheny County 
has come via an increase in loan refinancing activity. While this trend took off nationally 
during the COVID-19 pandemic in 2020, when interest rates were still at historic lows, 
loan refinancing became the plurality of Allegheny County loan purposes in 2019, 
surpassing home purchase loans. By 2021, loan refinancing was the comprised most  
of all loan applications in Allegheny County. Refinancing loans often tend to benefit 
wealthy, white homeowners relative to low- and moderate-income (LMI) or minority 
homeowners. 

Despite growth in terms of raw totals of applications, originations, and dollars loaned for 
LMI borrowers, minority borrowers, and borrowers living in LMI census tracts – these 
groups saw their share of originations and dollars shrink compared to all borrowers from 
2018 to 2020. This represented an increase in origination rates and total dollars loaned 
for the above groups, which while important, still resulted in a growing gap compared  
to wealthier, white borrowers. Despite modest growth in 2021, LMI borrowers and 
borrowers residing in LMI census tracts did not make up their share of applications, 
originations, and dollars lost from 2018 to 2020. Only non-Hispanic African American 
borrowers increased their share of originations from 2018 to 2021, and only by 0.1 
percentage points (from 4.1% of all originations in 2018 to 4.2% in 2021). 

Following the Great Recession, the Allegheny County lending market seemed to have 
stabilized in 2015 and showed significant growth in mortgage lending activity from 2017 
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to 2021. This activity resulted in a near doubling of applications, originations, and dollars 
loaned from 2017 to 2021. However, low- and moderate-income and minority borrowers 
still lagged significantly behind middle- and upper-income white borrowers during this 
period, in which this gap grew substantially during the early stages of the COVID-19 
pandemic when interest rates were still at historic lows. While some individual lenders 
are succeeding in the meeting the market demands for low- and moderate-income  
and minority borrowers, there is still considerable work needed to achieve greater  
equity in Allegheny County. 

Organizational History 
 
The Pittsburgh Community Reinvestment Group (PCRG) first organized in 1988 as  
a coalition of community-based organizations, advocates, and activists to provide a 
coordinated response to the practice of redlining - the refusal of banks to lend to certain 
neighborhoods and areas based on perceived lack of creditworthiness, often along 
racial, ethnic, and class lines. Despite the passage of the Community Reinvestment Act 
(CRA) in 1977, a law that obligated banks to meet the credit needs of the geographies 
in which they operate, the intervening decades have done little to touch the pervasive 
segregation and lack of investment in Pittsburgh and Allegheny County’s LMI 
neighborhoods and communities of color. By working together across neighborhoods 
and municipalities to bring this issue to light, PCRG and our members and partners, 
have spurred the flow of capital and other resources into many of Southwestern 
Pennsylvania’s most vulnerable communities.  
 
We continue this work through our membership base of over 60 organizations in 
Southwestern Pennsylvania, and partnerships with almost two dozen local and national 
financial institutions, city and county governments, the Pittsburgh Regional Transit,  
and the local foundation community. Since our founding over three decades ago, the 
financial services market has evolved drastically, and we have grown and changed with 
it. While we began as community advocates for increased investment in Pittsburgh’s  
de facto redlined communities, we are now a large and diverse coalition guided equity 
and justice in the areas of capital, the environment, mobility, and transportation.  
 
PCRG has long been nationally recognized as a leader on issues of equitable lending, 
development, and access to capital. Our national partners include the National 
Community Reinvestment Group (NCRC), Fannie Mae, Freddie Mac, the Federal 
Reserve Bank of Cleveland, and NeighborWorks America. Our efforts to advocacy  
for equity and justice in this space have culminated in our Annual Community 
Development Summit, which will continue PCRG’s role as a local and regional  
thought leader and advocate for the 13th consecutive year in June 2023. 
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Mission Statement 
 
The Pittsburgh Community Reinvestment Group (PCRG) is a coalition of leaders 
working to achieve economic justice and equitable resources to revitalize the Pittsburgh 
region. PCRG utilizes its strength of advocacy, engagement, and policy formulation  
to focus its efforts on ensuring equitable access to land and the environment, capital, 
and mobility to improve the health and wealth of communities. 

Report Cover Photo Attributions 
Central Business District (Downtown Pittsburgh): "Andy Warhol Bridge" by Brooks Ward 
(July 12, 2019) licensed under CC By 2.0 

Knoxville: "View of Knoxville from the intersection of Knox Avenue and Brownsville 
Road" courtesy of The Pittsburgh Neighborhood Project’s Resident Interview Series 
(February 23, 2019) 

East Liberty: "East Liberty Skyline" by Joseph A. (June 3, 2012) licensed under CC By 
NC-SA 2.0 

California-Kirkbride: "California-Kirkbride" by Joseph A. (November 3, 2013) licensed 
under CC by NC-SA 2.0 

“Humaaans Illustrations” by Blush made for Figma Design (2021) licensed under CC By 
4.0 

Report Contact Information 
 

This report was prepared by John Boyle, Research Analyst, under the supervision of 
Chris Rosselot, Director of Policy, and Ernie Hogan, Executive Director, Pittsburgh 
Community Reinvestment Group. For further inquiries, please contact us below at: 

Pittsburgh Community Reinvestment Group 
1901 Centre Avenue, Suite 200 
Pittsburgh, PA 15219 

Or by email/phone at: 

jboyle@pcrg.org 
(412) 391-6732 ext. 216 

https://www.flickr.com/photos/brookward/48273074337
https://pittsburghneighborhoodproject.files.wordpress.com/2019/02/img_1272.jpg?w=1024&h=768
https://pittsburghneighborhoodproject.blog/2019/02/23/resident-interview-knoxville/
https://www.flickr.com/photos/josepha/7186419771
https://www.flickr.com/photos/josepha/11341001314
https://www.figma.com/community/file/922540546810618538
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PCRG Membership Organizations 
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PCRG Bankers Councils 
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History of the Community 
Reinvestment Act  
 
Congress enacted the Community Reinvestment Act in 1977 following other civil  
rights era housing legislation such as the Fair Housing Act of 1968, the Equal Credit 
Opportunity Act (ECOA) of 1974, and the Home Mortgage Disclosure Act (HMDA)  
of 1975. The legislation sought to remedy the effects of housing discrimination  
and redlining by requiring banks to lend in the communities that they conduct their  
business – including low- and moderate-income areas. Banks regulated under  
the Community Reinvestment Act were encouraged to expand their lending in  
these communities while still maintaining safe lending practices. Specifically,  
the law calls for banks to support affordable housing, small business development, 
social services, and neighborhood stabilization through their LMI lending. 
 
Banks are regularly examined by their supervising agencies, the Federal Reserve 
System, the Federal Deposit Insurance Corporation (FDIC), and the Office of the 
Comptroller of the Currency (OCC), on a semi-regular basis to judge the institution’s 
CRA compliance. Depending on the asset size of the bank at the time of the evaluation, 
regulators examine banks on their lending, services, and community development and 
investments to the area where they have a physical branch presence. Banks then 
receive either a passing score of “Outstanding” or “Satisfactory” or a failing score of 
"Needs Improvement” or “Substantial Non-compliance.” 
 
Despite the civil rights history that led to the creation of the law, the CRA is race-neutral 
and does not evaluate banks on their lending and banking practices to racial minorities. 
Proponents of the CRA have argued that laws such as the Fair Housing Act and ECOA 
provide necessary protections to fight discrimination of protected classes such as race, 
ethnicity, age, disability status, and others. In May 2022, the agencies tasked  
with implementing and enforcing CRA issued a Notice of Proposed Rulemaking 
regarding CRA modernization. This represented the first major change to the law  
since changes the legislative and regulatory changes passed by Congress and the 
Clinton Administration in the mid-to-late 90s. This modernization process would  
bring about new opportunities and challenges in the community development space.  
For more information on the proposed rulemaking, please read PCRG’s comment  
letter to the federal regulators here. 
 

Community Reinvestment Act Examinations 
 
On a three-to-five-year basis, regulators examine banks based on their asset size of the 
examination year (adjusted annually for inflation).  

https://static1.squarespace.com/static/5cbf18e30490790d47a089a2/t/62ed4c64987ff4753db8c99b/1659718757029/PCRG+Comment+Letter+OCC-2022-0002-0001.pdf


   
 

12 
 

Small Bank Examinations 
 
As of the January 2022, banks with assets less than $346 million are subject to solely 
the lending test. This includes the bank’s loan-to-deposit ratio, the percentages of loans 
within the institution’s assessment area, the geographic distribution of loans to LMI 
areas, the bank’s record of lending to borrowers of different income levels, record of 
small business and farming loans if applicable, and more. 
 
Intermediate-Small Bank Examinations 
 
Banks with assets less than $1.384 billion but greater than $346 million are evaluated 
as intermediate-small banks and receive the lending test as well as the community 
development test. The lending test remains consistent for intermediate-small banks, 
while the community development test examines the bank’s thoroughness and 
effectiveness in responding to the local community development needs within their 
assessment areas. 
 
Large Bank Examination 
 
The most rigorous of the CRA examinations are reserved for banks with assets greater 
than $1.384 billion. Federal regulators consider these to be large banks and subject to 
the lending test, service test, and investment test. The large bank lending test is similar 
to earlier lending tests, with added focuses on community development loans based on 
the amount of loans and dollar amounts, as well as the complexity and innovation 
involved in the lending. The service test examines the bank’s effectiveness at supplying 
basic banking services to LMI borrowers throughout the bank’s branch network. This 
includes the bank’s distribution of retail branches in LMI areas, the record of branch 
openings and closures, the availability and effectiveness of alternatives to retail banking 
for LMI borrowers, the range of banking services with assessment areas, and the extent  
of community development services provided within the area. Lastly, the investment test 
for large banks examines how the bank is reinvesting back into the community.  
This includes the dollar amount of qualified community development investments  
(in organizations like community development financial institutions (CDFIs), community 
development corporations (CDCs), and others), LMI loans to individuals and small 
businesses, the innovativeness and complexity of investments, and the responsiveness 
to the community’s credit and development needs. 
 
Additional Examination Procedures 
 
Wholesale and limited purpose banks are evaluated solely on the community 
development test. Furthermore, any bank may be evaluated on a strategic plan  
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instead of their assigned threshold tests. However, federal regulators must approve of  
a bank’s strategic plan before it can be used in lieu of a formal CRA examination. 
 
Banks receive scores based on their final examination results, including an overall 
grade, and the grades of individual components of the tests used. Other results may 
include statewide or metropolitan statistical area (MSA) scores based on the size and 
scope of the examinations used. Examination results are weighted based on the core  
of a bank’s business activity when multiple assessment areas are available.  
 
The results of CRA examinations may contribute to the ability of a bank to open  
or close branches, and in the merger/acquisition process. Data collected in CRA 
examinations, as well as in HMDA, is useful in identifying patterns of housing 
discrimination, understanding the housing and community development needs  
of certain areas, and aiding LMI communities and communities of color in accessing 
financial services. 
 

Data Sources and Methodology 
 
PCRG’s annual mortgage lending study primarily uses data from HMDA, including the 
previous decade of lending data from 2012 to 2021. The Consumer Financial Protection 
Bureau (CFPB) makes this data available annually with help from the Federal Financial 
Institutions Examination Council (FFIEC). The following analysis will focus on the most 
recent year and provide general trends for neighborhoods and banks over the last 
decade. Census tract information is reflective of American Community Survey (ACS) 
five-year estimate data over two periods. HMDA data from 2017 to 2021 reflects 2010 
census tract boundaries, 2015 ACS estimates for tract demographics, and 2015 ACS 
estimates for median family income adjusted annually for inflation by the FFIEC. HMDA 
data from 2012-2016 also uses 2010 census tract boundaries but uses 2010 ACS 
estimates for demographic and income information. HMDA reported transactions from 
2022 will begin using the 2020 census boundaries and ACS five-year estimates.  
 
In 2018, HMDA added more fields to the dataset and change the reference ID sources 
for financial institutions to the global Legal Entity Identifier (LEI) database. PCRG has 
taken steps to keep bank references consistent across years, but due to the size and 
scope of the total transactions included there may remain inconsistencies regarding 
financial institution names across years. Below are some examples: 
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HMDA 2012-2017 Name HMDA 2018-2021 Name 
First National Bank of Pennsylvania First National Bank of PA 
Howard Hanna Mortgage Services, Inc. Howard Hanna Financial Services, Inc. 
Slovak Savings Bank SSB Bank 

 
In some cases, banks may have undergone changes which necessitated aggregating 
across different entities, such as Citizens Bank of Pennsylvania and Citizens Bank 
National Association. Additionally, some entities also have minor changes such as  
using “National Association” in one year and “NA” in another. Other entities may  
change punctuation throughout, such as the use of “Corporation,” “Corp,” or “Corp.” 
 
Additional tract information used in PCRG’s web companion site uses various 2019 five-
year ACS estimates to provide better context of local neighborhoods and municipalities. 
This data includes educational attainment, housing values and homeownership 
statistics, transportation availability, and more. 
 

Data Dictionary 
 

Applicant Information 
 

Race and Ethnicity 
Within the dataset, the Home Mortgage Disclosure Act (HMDA) requires lenders to 
provide demographic information related to age, gender, race and ethnicity, and income 
status of the applicants. Applicants can voluntarily supply this information, or financial 
institutions can record it on a visual or surname confirmation basis. Since 2018, the 
FFIEC has increased the level of specificity in recording race and ethnicity. An example 
would be that an applicant of Hispanic or Latino ethnicity could voluntarily choose to 
identify as Mexican, Puerto Rican, Cuban, or other Hispanic or Latino origins.  
 
For the purposes of this study, PCRG has reconstituted the broader race and ethnicity 
categories to simplify analysis and to maintain some comparisons to pre-2018 HMDA 
datasets. Because there are multiple spaces to select identify for race or ethnicity, if 
someone identifies as a broad category and a selective category, they are appointed 
the broadest category. An example would be an applicant who identifies as Asian  
(a value of 2 in the HMDA dataset) and again as Japanese (a value of 24). However,  
if the applicant identifies as Black or African American (a value of 3) and as Japanese  
(a value of 24) we would treat the applicant as two or more minority races. 
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Furthermore, PCRG also included both race and ethnicity into a single demographic 
characteristic, using the following criteria: 
 

• Race/Ethnicity Not Available – the applicant (and co-applicant if applicable) 
chooses not to identify as any race or ethnicity 
 

• Non-Hispanic White – the applicant (and co-applicant if applicable) identifies  
as both white and of non-Hispanic or Latino ethnicity 
 

• Non-Hispanic Black – if single applicant identifies as Black or African American 
and as non-Hispanic or Latino ethnicity. If co-applicants, both identify as non-
Hispanic or Latino and at least one applicant/co-applicant identifies as white and 
the other identifies as Black or African American. If both applicant/co-applicants 
identify as one or more minority races, PCRG recognizes the applicant as “Two 
or more Minority Races” 

o This logic also applies to American Indian or Alaska Native applicants, 
Asian applicants, and Native Hawaiian or Other Pacific Islander Applicants 
 

• If an applicant and/or co-applicant identifies as Hispanic or Latino, PCRG has 
assigned the applicant as a Hispanic or Latino applicant. 
 

Age and Gender 
HMDA datasets provide information on the age and gender of the applicants. Gender  
is either self-identified as either male, female, both male and female, or not applicable.  
It may also be listed as not provided by mail, internet, or telephone application. This 
applies for the co-applicants if they are included. Similarly, HMDA records applicants’ 
ages in groups, and includes an added flag for whether the applicant is over the age  
of 62. 
 
While there is an undeniable use for this information, PCRG did not use this information 
in conducting this analysis, choosing to instead focus on race and ethnicity, as well as 
the income characteristics of census tracts and applicants. 
 
Income Status 
HMDA reporting also provides the applicant’s reported gross annual income and the 
ratio, as a percentage, of monthly debt to monthly income. Additionally, HMDA also 
includes the applicant’s credit score type, but not the applicant’s actual credit score. 
 
For this analysis, PCRG calculated the applicant’s income group using the income 
thresholds for area median income. This process uses the applicant’s reported income 
relative to the FFIEC provided Pittsburgh Metro Area median family income. In 2021, 
the income levels of applicants are as follows: 
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Income Group Percentage of MSA 
Median Family Income 

2021 Dollar Income 
Threshold 

(based on AMI of $84,200) 
 

Low Income 0% - 49.99% $0 - $42,099 
Moderate Income 50% - 79.99% $42,100 - $67,399 

Middle Income 80% - 119.99% $67,400 - $101,099 
Upper Income > 120% > $101,100 

 
Additionally, PCRG treats applicants without a reported income as a separate category 
of ‘Unknown Income.’  While loans reported without an income are typically associated 
with loans purchased from another institution, there are many primary originations that 
do not have a reported applicant income level. PCRG kept these records for analysis as 
‘Unknown Income’ to preserve as many records as possible, and to allow for additional 
analysis of purchased loans in the future. 
 
HMDA records applicant’s debt-to-income ratios, grouped in various sized bins, which  
is useful to clarify denial reasons. However, while important in distinguishing potentially 
credit worthy applicants facing denials, PCRG has chosen to not include  
that in this general lending study. 
 

Loan Information 
 

Applications 
PCRG is treating loan applications as loan actions in HMDA where the ‘action_taken’ 
field in the dataset is less than or equal to 5, meaning it does not include purchased 
loans or preapproval actions taken. 
 

Origination Rate 
The origination rate for any given group is equal to the number of loans 
originated divided by total applications. 
 

𝑂𝑟𝑖𝑔𝑖𝑛𝑎𝑡𝑖𝑜𝑛	𝑅𝑎𝑡𝑒 = 	
#	𝑜𝑓	𝑜𝑟𝑖𝑔𝑖𝑛𝑎𝑡𝑖𝑜𝑛𝑠
#	𝑜𝑓	𝑎𝑝𝑝𝑙𝑖𝑐𝑎𝑡𝑖𝑜𝑛𝑠 = 	

𝑎𝑐𝑡𝑖𝑜𝑛_𝑡𝑎𝑘𝑒𝑛	 = 1
𝑎𝑐𝑡𝑖𝑜𝑛_𝑡𝑎𝑘𝑒𝑛	 ≤= 5 

 
Denial Rate 
The denial rate for any given group is equal to the number of loans denied 
divided by total applications. 
 

𝐷𝑒𝑛𝑖𝑎𝑙	𝑅𝑎𝑡𝑒 = 	
#	𝑜𝑓	𝑑𝑒𝑛𝑖𝑎𝑙𝑠

#	𝑜𝑓	𝑎𝑝𝑝𝑙𝑖𝑐𝑎𝑡𝑖𝑜𝑛𝑠 = 	
𝑎𝑐𝑡𝑖𝑜𝑛_𝑡𝑎𝑘𝑒𝑛	 = 3
𝑎𝑐𝑡𝑖𝑜𝑛_𝑡𝑎𝑘𝑒𝑛	 ≤= 5 
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Fallout Rate 
The fallout rate for any given group is equal to the number of loans that a given 
lender approves but is not accepted by the applicant, applications that were 
withdrawn by the applicant, or applications closed by the bank for 
incompleteness, divided by total applications. 
 

𝐹𝑎𝑙𝑙𝑜𝑢𝑡	𝑅𝑎𝑡𝑒 = 	
#	𝑜𝑓	𝑙𝑜𝑎𝑛𝑠	𝑓𝑎𝑙𝑙𝑖𝑛𝑔	𝑜𝑢𝑡	𝑜𝑓	𝑡ℎ𝑒	𝑝𝑟𝑜𝑐𝑒𝑠𝑠

#	𝑜𝑓	𝑎𝑝𝑝𝑙𝑖𝑐𝑎𝑡𝑖𝑜𝑛𝑠 = 	
𝑎𝑐𝑡𝑖𝑜𝑛_𝑡𝑎𝑘𝑒𝑛	 = 2, 4, 𝑜𝑟		5

𝑎𝑐𝑡𝑖𝑜𝑛_𝑡𝑎𝑘𝑒𝑛	 ≤= 5  

 
Purchased Loans 
Loans with an action_taken equal to 6, are loans that a bank may purchase  
from another primary mortgage originator, such as another bank, government-
sponsored enterprises (such as Fannie Mae, Freddie Mac, etc.), credit unions, 
mortgage firms, and more. PCRG has included some analysis on purchased 
loans, though the bulk of our analysis focuses on primary originations within  
the Pittsburgh market. 

 
Denial Reasons 
HMDA reporting requires mortgage lenders to submit the reasons for a denied loan 
application in the HMDA dataset and allows lenders to list up to four discrete denial 
reasons. Because lenders can deny loans for multiple reasons, aggregations of denial 
reasons may differ over reporting periods and not equal 100 percent. Reasons for loan 
denial include: 
 

1) Debt-to-income ratio 2) Employment history 

3) Insufficient collateral 4) Credit history 
5) Insufficient cash 6) Unverifiable information 
7) Incomplete credit application 8) Mortgage insurance denied 

9) Other reasons 
 
Loan Purposes 
The HMDA dataset includes three major categories of loan purposes: home purchase 
loans, home improvement loans, and refinancing loans. After 2018, HMDA further 
distinguished refinancing loans by dividing standard refinancing and cash out 
refinancing into separate categories. Additional loan purposes include other, 
nonstandard loans and a rarely used non-applicable category. 
 
For this analysis, PCRG has aggregated refinanced loans back into a single category. 
Much like HMDA reported loans, the focus of this report concerns home purchase, 
home improvement, and refinancing loans – but we did not exclude other and non-
applicable loans from aggregate totals. 
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Loan Types 
There are multiple categories for loan types in the HMDA dataset that PCRG  
has reduced to two major categories: conventional and government-backed loans.  
A conventional loan is a mortgage loan for a one-to-four housing unit property that  
is not insured or guaranteed by the federal government, and therefore riskier to  
the lender. Financial institutions often make these loans to applicants with higher  
income levels, well-established and high credit scores, and larger down payments.  
A government-backed loan is a loan that is either insured or guaranteed by the federal 
government through either the Federal Housing Administration, the Department of 
Veterans Affairs, or the Department of Agriculture’s Rural Housing Service or Farm 
Service Agency. These loan products are typically available to a wide variety of 
applicants, often with modest incomes and credit scores, and lower down payment 
requirements – that may require mortgage interest to be paid by the borrower. 
 
Property Types 
HMDA breaks down housing units by unit size and construction type. PCRG’s primary 
focus of residential lending is on 1–4-unit housing, separated from multifamily housing 
(housing with more than 5 units). Additionally, the construction type focuses on housing 
units built on site or manufactured (prefabricated housing units and/or mobile homes). 
Of the over 280,000 HMDA recorded applications from 2018 to 2021, only 1,020 were 
for manufactured housing.  
 
Other Loan Factors 
 

Occupancy Type 
HMDA tracts if loans are the applicant’s primary residence (also commonly 
referred to as owner-occupied housing units), or if it is an applicant’s secondary 
residence or investment property. 

 
Exempt Reporting Flags 
HMDA has exempted small and intermediate-small banks, as well as mortgage 
firms and credit unions to report certain characteristics of a loan application such 
as: whether the loan is a reverse mortgage, whether the loan is an open-end line 
of credit, or whether the loan is for a business or commercial purpose. 
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Tract Information 
 

Location Information 
Loan applications receive a series of location-based codes and references to accurately 
locate the property of the application down to the census tract level. This includes: 
 

• MSA-MA: Metropolitan Statistical Area or Metropolitan Division, an area that has 
a population greater than 50,000 residents and at least one urbanized core area.  
For loans in the seven county Pittsburgh, PA MSA, this code is 38300. 
 

• State Code: the two-letter abbreviation for the state - PA for Pennsylvania. 
 

• County Code: the five-digit FIPS code which gives the state and county of  
the loan application. For Allegheny County, this would be 42003, where 42 
represents the state (Pennsylvania) and 003 stands for the county (Allegheny). 
 

• Census Tract: the eleven-digit FIPS code, which gives the state, county, and 
census tract location. An example would be the Central Business District  
of Pittsburgh (also known as the Golden Triangle) would be 42003020100. 
020100 would be the census tract within Allegheny County (42003). 

o Census tracts for the City of Pittsburgh, all other townships, municipalities, 
and locales in Allegheny County are HMDA reported with the 42003-
census tract prefix. PCRG has separated the City of Pittsburgh tracts  
from the remainder of Allegheny County 

o A census tract is typically an area of between 2,000 and 8,000 residents – 
and can conform to (but not exactly with) neighborhood, town, and other 
boundaries 

o There are some census tracts within the City of Pittsburgh with little to no 
population, often representing city parks, graveyards and cemeteries, and 
fully commercial districts. These census tracts all begin with 4200398----. 

 
Income Information 
Along with the location information, the FFIEC reports tract level information useful for 
analysis. This includes the tract level median family income as a percentage of the 
metropolitan statistical area median income (annually adjusted by the FFIEC). 
 
For the 2021 HMDA data, this uses the 2010 census boundary lines, the 2015 American 
Community Survey race and population 5-year estimates, and the 2015 median family 
income for the Pittsburgh, PA MSA adjusted to 2021 dollars. The 2022 HMDA data  
will be the first to use the 2020 census tract boundaries, and the 2020 ACS 5-year 
estimates for tract level data, with income adjusted to 2022 dollars. FFIEC area median 
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incomes are like HUD area median incomes and assume an average family size of four. 
Using the calculations discussed previously, PCRG was able to determine each census 
tracts’ income level as either low-, moderate-, middle-, or upper-income. Additionally, 
some tracts designated by the FFIEC as ‘unknown income.’ Unknown income tracts  
are generally reserved for areas that do not have significant households, families,  
or traditional housing units – such as the tracts that represents city parks, cemeteries 
and graveyards, and fully commercial areas. This also includes areas like parts of the 
Oakland neighborhood in Pittsburgh that is predominately student housing and other 
university space, as well as parts of Marshall-Shadeland which housed State 
Correctional Institution – Pittsburgh until it’s closure in 2017. 

Minority Population Information 
The FFIEC also reports the percentage of a census tract that is a minority population.  
A minority census tract typically refers to a tract that is over 50% minority population. 
However, other areas of research and analysis use different metrics to determine what 
is an important threshold of minority population to study. The State of Pennsylvania has 
determined an environmental justice tract to be any census tract that is either 30% 
minority and/or has a poverty rate greater than 20%. The Federal Housing Finance 
Agency refers to a minority census tract as one that is least 30% minority population 
and has a median family income that is 100% or less the area median income. Recent 
iterations of PCRG’s annual mortgage lending study have typically focused on minority-
majority neighborhoods. As such, this study will focus on the same. However, for more 
information, please review PCRG’s website companion, which offers greater contextual 
information on neighborhood characteristics. 

https://pcrg-research.github.io/
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Recent CRA Examination Scores 
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Bank Branch Changes in Allegheny 
County from 2012 to 2021 
During the recovery from the Great Recession, Allegheny County maintained a strong 
physical presence of banks, with 32 financial institutions operating 460 locations in June 
2012. Allegheny County had a balanced mix of limited purpose and wholesale banks, 
community, regional, and national retail banks.  

The following banks had at least one depository location in Allegheny County during the 
2012 Summary of Deposit data release:  
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During this period, Wells Fargo Bank operated a non-depository location in Downtown 
Pittsburgh. Below is the distribution of banks by the income level of the census tract in 
2012: 
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Approximately 19.8% of branches resided in a low- and moderate-income census tract. 
The largest percentage of locations were in middle income tracts, driven by a high 
number of locations in Downtown Pittsburgh (a middle-income census tract according  
to the FFIEC at the time) and in middle income suburban tracts like Robinson township, 
Monroeville, and the borough of Bellevue. 

 
 
Despite having nearly 20% of the bank locations in LMI tracts, only 4.7% of deposits are 
held in LMI branches. A large majority, 80.8% of deposits, are held in middle-income 
tracts, again likely driven by the presence of 39 locations in Downtown Pittsburgh,  
a middle-income tract in 2012. 

While the financial system in Allegheny County maintained a balanced distribution of 
locations by census tract income levels, it did not preserve that distribution into non-
white census tracts. Only 60 of the 460 locations (13%) in 2012 resided in census tracts 
with greater than 30% minority populations. Furthermore only 22 locations (4.8%)  
were in minority-majority tracts (minority populations greater than 50%). This skewed 
distribution shows as 96.6% of deposits reside in significantly white census tracts, with 
the remaining 3.4% coming in tracts with 30% or more minority populations. Less than 
one percent (0.9%) of deposits in 2012 were held in minority-majority census tracts. 

In the decade from 2012 to 2021, Pittsburgh saw a contraction of banking institutions 
and loss of branches in Allegheny County. Only 29 banking institutions operated in 
Allegheny County according to the 2021 Summary of Deposit data. Through mergers, 
acquisitions, and closures and openings, below are list of banks that left or entered the 
market from 2012 to 2021: 
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Banks Entering and Leaving the Market from 2012 to 2021 

 
Additionally, during this period we saw the RBS Citizens Banks revert to Citizens 
Financial Group, which concluded in 2018 with Citizens Bank of Pennsylvania reporting 
under the Citizens Bank National Association in the Pittsburgh market. Wells Fargo 
Bank continues to operate a non-depository location in Downtown Pittsburgh. Although 
not reflected in this 2021 HMDA release, Standard Bank has since merged with  
Dollar Bank, Farmers National Bank of Emlenton has announced a merger with 
Farmers National Bank of Canfield, and limited purpose TriState Capital Bank  
has announced a merger with Raymond James Financial. 

Over the decade, the FFIEC updated census tract income levels in 2017, providing new 
areas with LMI designations. The FFIEC adjusts the metropolitan statistical area median 
family income and the tract level median family income annually for inflation based  
on the ACS five-year estimate base years in 2010 and 2015. These income groups 
designations provided in 2017 (based on the ACS five-year estimates in 2015) are 
consistent through 2021 HMDA data, with 2022 further updating the census tracts  
to new boundaries and income groups. 

In Allegheny County, 70.1% of all census tracts stayed at a consistent income level  
from 2012 to 2017, however only 56.9% of tracts within the City of Pittsburgh stayed 
consistent. Allegheny County, minus the City of Pittsburgh, remained consistent in 
77.0% of census tracts. Of the communities that changed in the City of Pittsburgh,  
27 census tracts saw an increase in income groups, while 32 census tracts saw a 
decrease in income groups. In the remaining portion of Allegheny County, 22 census 
tracts increased while 39 decreased. 
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Branches Lost from 2012 to 2021 
Throughout the decade, the banking landscape changed significantly in Pittsburgh, 
resulting in the loss of 62 bank locations from 2012 to 2021, with more expected as  
the region continues to deal with the impact from the COVID-19 pandemic and inflation. 
Thirty-five census tracts lost all their branches, which amounted to 37 total bank 
locations from 2012 to 2021. Of the 35 tracts, 22 tracts were in Allegheny County and  
13 tracts were in the City of Pittsburgh.  
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Of the census tracts that lost all their bank locations from 2012 to 2021, only 34.3% 
were in low- or moderate-income census tracts using the 2021 FFIEC estimated median 
family income per census tract. For Allegheny County, 22.7% of areas that lost banks 
were in LMI census tracts, all of which were moderate income. However, in the City of 
Pittsburgh, 53.8% of areas that lost banks were in LMI census tracts (2 low-income  
and 5 moderate-income tracts) as of the 2021 FDIC Summary of Deposits data release. 
Over the course of the decade, the tracts that lost all their bank locations were stable  
in terms of income changes, with 6 tracts declining an income group, and 6 tracts 
improving an income group, with the remaining 23 staying at constant income levels. 
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Some areas did manage to gain bank locations above the relative rate of change, 
though mostly in middle- and upper-income suburban areas of Allegheny County.  
The one exception in Allegheny County of a low- or moderate-income tract that gained 
banks was part of the borough of Homestead, which gained four locations from 2012-
2021. However, this tract, while technically being low income includes most of The 
Waterfront, an open-air shopping district with several large retailers and big box stores. 
The only tract within the City of Pittsburgh that gained an above average amount of 
bank locations was Central Oakland, which is predominately student housing (both  
on-campus and off-campus) for the University of Pittsburgh and HMDA reported as  
an ‘unknown income’ tract as of the 2021 due to the lack of families living in the tract. 

Areas in the City of Pittsburgh that lost greater than average bank locations tended  
to be in upper- or middle-income areas like Downtown, Shadyside, South Side Flats,  
and Allegheny Center/Allegheny West. Whereas the areas of Allegheny County that lost 
bank locations were in low- and moderate-income areas like North Versailles township 
and the areas within the City of McKeesport. Below is the composition of all bank 
locations in Allegheny County by census tract income level:  

 

 
 

 

Despite the loss of banking locations from 2012 to 2021, the total amount of dollars 
deposited in Allegheny County banks more than doubled from $76.5 billion in 2012 to 
$186.1 billion in 2021. While many of bank deposits were held in middle income tracts in 
2012 (80.8%) this was driven by deposits held in Downtown Pittsburgh locations. This 
primary location of deposit holdings did not change in 2021. However, the Downtown 
Pittsburgh census tract increased from a middle-income tract to an upper-income tract 
between that period. As a result, 87.3% of all deposits were held in upper-income 
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census tracts by 2021. While this change was driven primarily by the shift in census 
tract income levels, we still saw a slight decrease in low- and moderate-income tract 
deposits from 2012 to 2021. In 2012, 4.7% of deposits were in LMI census tracts, 
compared to just 3.1% in 2021. The distribution of deposits by census tract income  
in 2021 is listed below: 
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Locations and Deposits by LMI Tracts for Local Banks in 2021 
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Locations and Deposits by Minority Population for Local Banks in 2021 
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General Lending Charts 
The following pages will show in detail lending over the last ten years of HMDA data  
in Allegheny County, from 2012 to 2021. Formatting changes in HDMA data reporting, 
beginning in reporting year 2018, makes specific comparisons between periods  
difficult. Because of this, PCRG is providing general lending charts at high levels  
of disaggregation with data that is consistent between 2012-2017 and 2018-2021.  
More specific analysis occurs only using data from 2018-2021, including the percent 
changes in institutional types in the market, loan purposes, and action rates over the 
four-year period from 2018 to 2021, and again from 2020 to 2021. 

Also, PCRG has separated lending between the entirety of Allegheny County, the City 
of Pittsburgh, and the remainder of Allegheny County (minus the City of Pittsburgh). 
Unless specified otherwise, Allegheny County refers to the county area, excluding 
Pittsburgh, in the analysis below. 
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Loan Dispositions for General Lending from 2012 to 2021 
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Lending Patterns by Institution Type from 2018 to 2021 
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Loan Purposes for General Lending from 2018 to 2021
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Changes in Loan Purposes for General Lending from 2018 to 2021
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Conventional vs. Government Backed Lending from 2018 to 2021 
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Top 25 Lenders in 2021 
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Top 25 Lenders to LMI Borrowers in 2021
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Top Lenders to LMI Census Tracts in 2021
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Top Lenders to African American Borrowers in 2021



   
 

58 
 



 
 

59 
 

 



   
 

60 
 

General Lending for Local Banks in 2021
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LMI Borrower Lending for Local Banks in 2021
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LMI Census Tract Lending for Local Banks in 2021
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African American Lending for Local Banks in 2021
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Local Bank Lending Profiles 
In the analysis below, PCRG examines the HMDA lending patterns of local banks from 
2012 to 2021. Local banks are those with a depository branch location in Allegheny 
County as of June 30, 2021, according to the FDIC’s Summary of Deposits data. 
Included in the profiles are the bank’s charter location and asset threshold size 
according to the most recent CRA examination report, and the asset size of the bank  
as of December 31, 2021. 

Additionally, charts and tables provide the origination, denial, and fallout rates for all 
loans from 2012 to 2021, as well as specific tables for low- and moderate-income 
borrowers, low- and moderate-income census tracts, and to African American borrowers 
for 2012 to 2021 in the entirety of Allegheny County. Also included is a table showing 
the top 15 aggregated neighborhood for lending activity by each bank in terms of loan 
originations and dollars originated. 
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AmeriServ Financial Bank 
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75 
 

Bank of America, National Association
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Beal Bank
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BNU
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BNY Mellon, National Association
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Brentwood Bank



   
 

82 
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Citizens Bank, National Association
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Community Bank
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Compass Savings Bank
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Dollar Bank
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Enterprise Bank
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Farmers National Bank of Emlenton
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First Commonwealth Bank
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First National Bank of Pennsylvania
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Huntington National Bank
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JP Morgan Chase Bank, National Association
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KeyBank, National Association
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Mars Bank
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NexTier Bank, National Association
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Northwest Bank
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PNC Bank, National Association
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S&T Bank
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Sewickley Savings Bank
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SSB Bank
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Standard Bank
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TriState Capital Bank
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Union Savings Bank
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WesBanco Bank
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West View Savings Bank
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Woodforest National Bank
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Neighborhood Lending Profiles 
In the analysis below, PCRG created a neighborhood lending profile for each of the 
aggregated neighborhoods within the City of Pittsburgh. Although Pittsburgh has 90 
distinct neighborhoods, there are serval neighborhoods that combine multiple census 
tracts and/or neighborhood boundaries (examples include East Liberty which is two 
census tracts, or Beltzhoover/Bon Air which are two neighborhoods in a single tract). 
Additionally, some neighborhoods have limited residential lending, either because of the 
presence of public housing stock or the absence of residential lending. Each profile 
shows the total originations, denials, and loan fallout from 2012 to 2021, as well as the 
total dollars loaned to each distinct neighborhood, and the top 10 lenders per area. This 
encompasses all lending types and purposes, from all lenders (banks, mortgage firms, 
and credit unions). 

Further analysis also includes the amount of low- and moderate-income borrower 
lending, and African American lending, if applicable, from 2012 to 2021. Both analyses 
include the top lenders over the period for LMI borrowers and African American 
borrowers in particular.  
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Allegheny Center/Allegheny West 
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Allentown
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Arlington/Arlington Heights
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Banksville



   
 

140 
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Bedford Dwellings
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143 
 

Beechview
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145 
 

Beltzhoover/Bon Air
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147 
 

Bloomfield



   
 

148 
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Bluff (Uptown)



   
 

150 
 

 



 
 

151 
 

Brighton Heights
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153 
 

Brookline
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California-Kirkbride
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Carrick
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Central Business District (Downtown)
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Central Lawrenceville
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Central North Side



   
 

164 
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Central Oakland
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Chartiers City/Fairywood/Windgap
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Chateau



   
 

170 
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Crafton Heights
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Crawford-Roberts
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Duquesne Heights
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East Allegheny/North Shore
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East Carnegie/Oakwood 
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East Hills
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East Liberty
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Elliot/West End
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Esplen/Sheraden



   
 

188 
 

 



 
 

189 
 

Fineview



   
 

190 
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Friendship
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Garfield
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195 
 

Glen Hazel/Hays/Hazelwood
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Greenfield
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Highland Park
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Homewood North
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Homewood South
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205 
 

Homewood West
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Knoxville



   
 

208 
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Larimer



   
 

210 
 

 



 
 

211 
 

Lincoln Place



   
 

212 
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Lincoln-Lemington-Belmar



   
 

214 
 

 



 
 

215 
 

Lower Lawrenceville 
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Manchester



   
 

218 
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Marshall-Shadeland
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Middle Hill
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Morningside
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225 
 

Mount Oliver/St. Clair
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Mount Washington
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New Homestead
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North Oakland
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Northview Heights
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Overbrook
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Perry North
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Perry South 
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Point Breeze North
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Point Breeze
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Polish Hill
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247 
 

Regent Square
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Ridgemont/Westwood
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Shadyside 
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South Oakland
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South Shore
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South Side Flats
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South Side Slopes
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261 
 

Spring Garden
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Spring Hill-City View
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Squirrel Hill North
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Squirrel Hill South 
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Stanton Heights
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Strip District
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Summer Hill
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Swisshelm Park
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Terrace Village
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Troy Hill 
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Upper Hill 
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Upper Lawrenceville



   
 

284 
 

 



 
 

285 
 

West Oakland
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