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SECTION 1: INTRODUCTION  

A. General Information  

HSBC Bank USA (“HBUS” or the “Bank”) is a nationally chartered bank that maintains its headquarters in Tysons Corner, Virginia, and its 
operational headquarters in New York City. The Bank is a U.S. subsidiary of HSBC Holdings plc (“HSBC”) which, based in London, is one of the 
world’s largest banking and financial service organizations. In the U.S., HSBC’s focus is on building on its strategic advantages as a global financial 
institution to bridge the economies of the East and West. Through these capabilities, HSBC supports the global ambitions of American customers 
and provides access to the U.S. markets to customers from more than 62 countries and territories. 

HBUS has two core businesses: International Wealth and Personal Banking (“IWPB”) and Corporate and Institutional Banking. At the end of 2024, 
HBUS has 21 branches located in six states and the District of Columbia located on the East and West coasts. A majority of HBUS customers are 
located in New York followed by California. HSBC had approximately 419 thousand customers, some of whom are customers of more than one of 
our businesses. Customers in the states of California and New York accounted for 48 percent and 27 percent, respectively, of our outstanding 
residential mortgage loans. 

HBUS is preparing this CRA Strategic Plan II to align its commitments to meeting the credit needs of the communities it serves with its business 
strategy as permitted in 12 C.F.R. § 25.27. HBUS understands that the strategic plan option provides flexibility but does not result in lower 
expectations for bank performance. It is in that light that HBUS offers this CRA Strategic Plan II (“Plan”). 

B. Financial Information 

As of December 31, 2024, HBUS had approximately $165 billion in total assets, over $124 billion in deposits, over $17 billion in Tier 1 capital, 
and over 2,100 full time employees. Currently over 39% of the Bank’s loan portfolio comprises 1-4 family mortgages (first and second lien). As 
part of its repositioning in 2022, HBUS has deemphasized retail banking and pivoted to a niche wealth management bank. Additional financial 
information, including a link to the Bank’s Consolidated Reports of Condition and Income (Call Report) as of December 31, 2024, are included in 
Appendix D.  
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SECTION 2: COMMUNITY REINVESTMENT ACT 

A. CRA Requirements 

12 C.F.R. Part 25 specifies the obligations that insured depository institutions have to meet regarding the credit needs of their communities, including 
low- and moderate-income communities, consistent with safe and sound operation. The CRA regulations allow banks to elect to be assessed under 
a CRA Strategic Plan. Compliance with the CRA through a strategic plan allows a bank an opportunity to design a program that is appropriate to its 
own capabilities, business strategies, and organizational framework, as well as to the communities it serves. In the preamble to the regulation, the 
OCC notes that the strategic plan option provides flexibility but does not result in lower expectations for bank performance. The regulation requires 
banks operating under a strategic plan to comply with the same data collection, recordkeeping, and reporting obligations as banks operating under 
the general performance standards, unless determined otherwise in writing by the OCC.  
 
Additionally, 12 C.F.R. § 25.27(c)(2) allows a bank with more than one assessment area to prepare a single plan for all of its AAs. The requirements 
for a CRA strategic plan are spelled out in 12 C.F.R. § 25.27. These include: 

 A term of no more than five years, and any multi-year plan must include annual interim measurable goals under which the appropriate 
Federal banking agency will evaluate the bank’s performance. Specifying measurable goals for helping to meet the credit needs of each 
assessment area covered by the plan, particularly the needs of low- and moderate-income geographies and low- and moderate-income 
individuals, through lending, investment, and services, as appropriate. 

 A bank with more than one assessment area may prepare a single plan for all of its assessment areas or one or more plans for one or more 
of its assessment areas.  

 Address all three performance categories. Nevertheless, a different emphasis, including a focus on one or more performance categories, may 
be appropriate if responsive to the characteristics and credit needs of its assessment area(s), considering public comment and the bank’s or 
savings association’s capacity and constraints, product offerings, and business strategy. 

 Specify in its plan measurable goals that constitute ‘‘satisfactory’’ performance. A plan may specify measurable goals that constitute 
‘‘outstanding’’ performance. If a bank or savings association submits, and the appropriate Federal banking agency approves, both 
‘‘satisfactory’’ and ‘‘outstanding’’ performance goals, the appropriate Federal banking agency will consider the bank eligible for an 
‘‘outstanding’’ performance rating.  

 Additional information may be submitted to the appropriate Federal banking agency on a confidential basis, but the goals stated in the plan 
must be sufficiently specific to enable the public and the appropriate Federal banking agency to judge the merits of the plan. 

 Informally seek suggestions from members of the public in its assessment area(s) covered by the plan while developing the plan and once 
the bank has developed a plan, formally solicit public comment on the plan for at least 30 days by publishing notice in at least one newspaper 
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of general circulation in each assessment area covered by the plan. During the period of formal public comment plans will be available for 
review by the public at no cost at all offices of the bank in any assessment area covered by the plan and provide copies of the plan upon 
request for a reasonable fee to cover copying and mailing, if applicable. 

B. Historic Performance 

HBUS has a record of strong performance in meeting the credit needs of the communities where it operates as evidenced by its Public Evaluations. 
In its most recent assessment by the OCC, the Bank received overall ratings of Outstanding for Investments and High Satisfactory for Lending and 
Services. On the Strategic Plan portion of the most recent exam the bank achieved the Outstanding goals for all assessment areas. HBUS has taken 
to heart its responsibilities under the CRA and following its strategy change has increased its lending/investment/grant relationships with community 
development financial institutions (“CDFIs”) to nearly 50 and over 100 other nonprofits that are active in addressing the needs of the communities 
where HBUS has branches. HBUS has a suite of tailored lending and investment products that it offers to these partners. Appendices B and C 
describe these products. 

C. Strategic Plan II - Overall Focus, Effective Date, and Term 

HSBC has aligned its U.S. operations with HSBC’s global strategy to refocus wholesale operations to better serve international corporate clients and 
restructure retail operations to better meet the needs of globally mobile and affluent clients. The plan also includes streamlining the functional and 
operations support model by removing duplication and reducing the size of the balance sheet to better align with the scope and scale of the U.S. 
opportunity. HSBC is proposing this CRA Strategic Plan II to better align its commitment to meeting the credit needs of the communities where it 
is located with its business strategy. HBUS will continue to offer a full range of banking products, including affordable mortgage products offered 
in partnership with various community partners. 

In October 2024, HSBC announced that it was simplifying the HSBC Group's organizational structure to accelerate delivery against its strategic 
priorities. While HSBC's strategic priorities remain unchanged, the organizational structure changes will reduce the duplication of processes and 
decision making built into the current structure and will result in greater alignment in serving customers. Effective January 1, 2025, the HSBC Group 
operates through four businesses: Hong Kong, United Kingdom, Corporate and Institutional Banking ("CIB"), and International Wealth and Premier 
Banking ("IWPB"). As a result, beginning in the first quarter of 2025, we combined our Commercial Banking (“CMB”) and Global Banking and 
Markets (“GBM”) businesses to create a single CIB business, and renamed our Wealth and Personal Banking (“WPB”) business IWPB.  

HBUS has 21 branches located in cities with high international connectivity. As a result of this shift in focus, HBUS is proposing this CRA Strategic 
Plan II. As set out in the regulations, the effective date is estimated to be January 1, 2026, or 90 days after submission of a complete plan to the 
OCC. The term of the Plan will be three years. 
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D. Program Oversight and Resources 

HBUS has established a CRA Executive Steering Committee to serve as a centralized governance structure to oversee HBUS’ compliance with its 
CRA targets. The Committee is chaired by the HBUS CEO and the CRA Officer and membership includes senior management from each of the 
businesses responsible for meeting the Bank’s CRA objectives, Finance, Compliance and Legal. The committee meets quarterly or no less than three 
time per year. Specifically, the CRA Executive Steering Committee’s responsibilities include: 

 Serving as centralized governance structure to oversee HBUS compliance with CRA regulations. 

 Approving CRA strategy, including remediation activity when required, for HBUS as proposed by the Community Development Department 
(CDD). 

 As part of the overall strategy, assigning accountability to the business.  

 Monitoring progress toward CRA targets as conveyed by the CDD along with any deficiencies escalated to the Committee. 

The CRA program is managed by the CDD and presently has a staff of ten. CDD defines the objectives for the examination cycle for each component 
of the CRA examination and communicates these targets to the business heads responsible for meeting them. Objectives are set for each assessment 
area (“Assessment Area” or “AA”) where the Bank maintains branches and deposit-taking ATMs. Objectives are established based on the Bank’s 
size (deposits, assets, capital, etc.), market share and competitor performance, area demographics, historical experience, regulatory guidance, and 
other factors. Community Reinvestment Act Snapshot Reports (“CRA Snapshots”) are created by CDD. They serve as a self-assessment of the 
Bank’s CRA performance under the lending, investment and services tests that together make up the CRA examination process. The CRA Snapshots 
measure the Bank’s CRA performance against the established objectives using the same methodologies and metrics as the Bank’s OCC examiners 
do. CRA Snapshots results are presented to the various governance committees including the CRA Executive Steering Committee.  

Community Development Regional Managers execute comprehensive community development programs across the AAs. Their responsibilities 
include:  

 Identifying innovative and creative community development activities for CRA credit; Compile and complete performance context 
according to CRA Examination Procedures. 

 Designing, implementing, and overseeing a CRA contributions/grant budget for assigned region. 

 Supporting the growth of the community development loans and investment portfolio by referring lending and investment opportunities. 

 Working with different business units to meet the Bank’s CRA target for investment, lending and especially service. 

CDD is responsible for the collection of data. HMDA and small business data are collected on a monthly basis via data feeds from each system of 
record.  
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As the second line of defense, CDD is responsible for validating the accuracy of the data and for the reporting of data to meet annual regulatory 
reporting requirements. This data is owned by the respective business and required edits are performed by the business. The business performs a 
first line of defense “(FLOD”) review for data integrity. The OCC performs a data integrity review every year and has not identified issues with this 
data to HBUS. All commercial loans that are potentially eligible as community development loans as determined by the FLOD are referred to CDD 
for eligibility confirmation. Loans that CDD deems CRA eligible are tracked and reported by CDD. Please note that the CDD team includes a small 
group of specialized lenders that lend specifically to CDFIs and nonprofit organizations. 

E. Factors Considered in the Development of the CRA Strategic Plan II 

In developing this Strategic Plan II, HBUS considered the economic and needs data contained in this report. The U.S. Department of Housing and 
Urban Development (“HUD”) and regional Federal Home Loan Bank (“FHLB”) assessments are developed based on input from local residents and 
reflect their assessment of the needs of their communities. Additionally, the Bank has years of experience working with the CDFIs and other 
community partners active in the Bank’s designated AAs. HBUS will build on these relationships as it increases its focus on community development 
lending and investment. 

The CDD team Community Development Regional Managers regularly collect feedback from community partners on the credit needs of the 
communities in which HBUS operates. This feedback coupled with the regular review of publications and white papers published by leading 
nonprofits, government organizations and regulatory agencies, keeps HBUS well informed about the needs of the communities it serves.  
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SECTION 3: BANK ASSESSMENT AREAS 

A. Definition  

Pursuant to 12 C.F.R. § 25.41, a bank must delineate one or more assessment areas within which the OCC evaluates the bank’s record of helping to 
meet the credit needs of its community. 12 C.F.R. § 25.41 (c) contains the following requirements for defining an AA. 

(i) One whole metropolitan statistical area (“MSA”) (using the MSA boundaries that were in effect as of January 1 of the calendar year in 
which the delineation is made). 

(ii) Include the geographies in which the bank has its main office, its branches, and its deposit-taking ATMs, as well as the surrounding 
geographies in which the bank has originated or purchased a substantial portion of its loans (including home mortgage loans, small business 
and small farm loans, and any other loans the bank chooses, such as those consumer loans on which the bank elects to have its performance 
assessed).  

(iii) Adjustments to geographic area(s). A bank may adjust the boundaries of its assessment area(s) to include only the portion of a political 
subdivision that it reasonably can be expected to serve. An adjustment is particularly appropriate in the case of an assessment area that 
otherwise would be extremely large, of unusual configuration, or divided by significant geographic barriers.  

(iv) Limitations on the delineation of an assessment area. Each bank’s area(s): (1) Must consist only of whole geographies; (2) May not reflect 
illegal discrimination; (3) May not arbitrarily exclude low- or moderate-income geographies, taking into account the bank’s or savings 
association’s size and financial condition; and (4) May not extend substantially beyond an MSA boundary or beyond a state boundary 
unless the assessment area is located in a multistate MSA. If a bank or savings association serves a geographic area that extends 
substantially beyond a state boundary, the bank or savings association shall delineate separate assessment areas for the areas in each state. 
If a bank or savings association serves a geographic area that extends substantially beyond an MSA boundary, the bank or savings 
association shall delineate separate assessment areas for the areas inside and outside the MSA. 
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With this in mind, HBUS has defined the following seven AAs:  

1. The HBUS AA in the New York-Newark-Jersey City, NY-NJ-PA MSA is comprised of geographies in New York and New Jersey. 
The AA includes portions of three MDs: New York‐Jersey City‐White Plains, NY‐NJ MD consisting of Bronx, Kings, New York, 
Putnam, Queens, Richmond, Rockland, and Westchester counties in NY; Nassau County‐Suffolk County, NY MD in its entirety; and 
the Newark, NJ MD consisting of Essex, Morris and Union counties in New Jersey. 

2. Erie County, New York. 

3. The HBUS AA in the Washington-Arlington-Alexandria, DC-VA-MD-WV MSA is comprised of the District of Columbia (“DC”); 
Fairfax County, VA; Arlington County, VA; City of Fairfax, VA; City of Falls Church, VA; and the City of Alexandria, VA.  

4. Miami-Dade County, Florida. 

5. King County, Washington. 

6. The HBUS Northern California AA consists of a portion of the San Jose-San Francisco-Oakland, CA Combined Statistical Area (“CSA”) 
(San Jose CSA) consisting of Alameda, San Francisco, and Santa Clara counties. 

7. The HBUS Southern California AA consists of the Los Angeles-Long Beach-Anaheim MSA (LA MSA) in its entirety. 
 

B. Seven Assessment Area Descriptions  

The following section includes a description of each AA together with a map and a discussion of the population, income, employment, industry, 
housing, and competitive information for each AA. 

  

https://en.wikipedia.org/wiki/Washington-Arlington-Alexandria,_DC-VA-MD-WV_MSA
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1. New York-New Jersey-White Plains, NY-NJ MD  

a. Map 

As shown in the map of AA #1 provided in Figure 3.1.1, AA #1 includes portions of three MDs: New York‐Jersey City‐White Plains, NY‐NJ MD 
consisting of Bronx, Kings, New York, Putnam, Queens, Richmond, Rockland, and Westchester counties in NY; Nassau County‐Suffolk County, 
NY MD in its entirety; and the Newark, NJ MD consisting of Essex, Morris and Union counties in NJ. They are all part of the larger New York–
Newark–Jersey City, NY–NJ–PA MSA. The area includes New York City, the most populous city in the U.S. New York City is the financial center 
of the U.S. and a major destination for domestic and international tourists.1  

Figure 3.1.1: Map of AA #1 NY Metro 

  

 
1 This AA includes parts of two states which are included in the New York–Newark–Jersey City, NY–NJ–PA MSA. Consistent with 2016 Interagency Questions 
and Answers Regarding Community Reinvestment Guidance the rating of HBUS CRA performance will be done at the multistate MSA level for this AA. The 
statewide evaluation and rating will be adjusted to reflect performance in the portion of the state not within the multistate MSA. This is consistent with past 
Community Reinvestment Act Public Evaluations of HBUS’ record of meeting the credit needs of its entire community.  
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HBUS has eight branches in this AA as shown in Table 3.1.2. 

Table 3.1.2: HBUS Branches: AA #1 NY Metro 
County Low Moderate Middle Upper N/A Total Branches 
Bronx 0 0 0 0 0 0 
Kings 0 1 0 0 0 1 
New York 1 0 0 1 1 3 
Putnam 0 0 0 0 0 0 
Queens 1 0 0 0 0 1 
Richmond 0 0 0 0 0 0 
Rockland 0 0 0 0 0 0 
Westchester 0 0 0 1 0 1 
Nassau 0 0 1 0 0 1 
Suffolk 0 0 0 0 0 0 
Union 0 0 0 0 0 0 
Morris 0 0 0 1 0 1 
Essex 0 0 0 0 0 0 
Total 2 1 1 3 1 8 

 

b. Economic Characteristics: Population, Income, Employment, Industry and Housing 

Population and Income 

The AA has a population of 15,114,696 and contains 3,784 census tracts. Approximately 33% of the census tracts in this AA are low- or moderate-
income which is a slight decrease over the prior census data. According to the U.S. Census over 60% of the population of the AA is minority 16% 
are Asian, 24% are Black or African American and 25% of the population is Hispanic. Over 30% of the population speaks a language other than 
English at home. The median age of residents in the larger MSA is 40.2 similar to the average for the U.S. of 39.2, and 61% of the population is 
between 18 and 64. Residents of the MSA generally have more income and are better educated than the average for the U.S. The median family 
income is $98,804 and 10.3% of people are below the poverty line. Only 88.3% of the population has a high school degree and 40.6% have a 
bachelor’s degree or higher, which compares favorably to the U.S. (89.8% and 36.2%, respectively). Residents of the area commute an average of 
32.8 minutes to work which is 1.4 times the national average. 24% of residents took public transportation.2 

 
2 https://censusreporter.org/profiles/31000US35620-new-york-newark-jersey-city-ny-nj-pa-metro-area/. 
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Table 3.1.3: Demographic Information (LMI): AA #1 NY Metro 

 
 
 

Employment and Industry 

New York City is the largest city and the leading financial hub of the NY/NJ Assessment Area. NYC’s economy has historically been driven by 
financial services which is the 5th largest employer. The financial services sector does not drive employment, but it drives GDP. The major private 
employment sectors are health & social assistance, professional & business services, trade, transportation & utilities, leisure & hospitality, and 
technology. The city is also a major shipping port and has a thriving technology sector. Education and Health showed the most growth from 2024 
to 2025.  

 

 

Median Family Income 98,804.28

Median Household Income 84,263.93
Data source: 2020 ACS US Census

Unemployed Civilian Labor 456,669 3.90

Civilians Not in Labor Force 4,168,132 35.60

Employed/Armed Services 7,082,169 60.50

Low Income Families 880,301 25.80

Moderate Income Families 542,798 15.91

Labor Characteristics Count %

Moderate Income Households 755,490 14.27

Total Families 3,412,374

Families Below Poverty Level 352,417 10.33

Retirement 957,450 18.09

Households Below the Poverty Level 726,726 13.73

Low Income Households 1,500,711 28.35

Self Employed 581,143 10.98

Social Security 1,542,988 29.15

Public Assistance 187,345 3.54

Female Headed Households 1,873,987 35.40

Female Headed Households Below Poverty Level 183,231 3.46

Wage/Salary 4,056,101 76.62

Household Characteristics Count %
Total Households 5,293,596

Non-English Speaking 1,264,999 23.90
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Table 3.1.4: Industry Change by Sector: AA #1 NY Metro 

 

The top five employers in the AA are generally public sector entities, including the City of New York, New York Board of Education, Metropolitan 
Transportation Authority, and New York City Health and Hospitals Corporation. The largest private sector employers are JPMorgan Chase, 
American Express, Verizon Communications, Citi, and Pfizer.  

NYC is a top travel destination and leisure and hospitality a top employment sector. In 2019, the number of visitors reached a record 66.6 million; 
the number of visitors dropped to 22.3 million in 2020. In 2023, the number of domestic visitors reached 50.6, international visitors, 11.6 million. 
The hotel occupancy rate reached 82% in 2023. 

The sectors success reflects the City’s popularity with travelers but also the impact of Local Law 18 (LL18) which requires short term hosts to 
register with Office of Special Enforcement, be present when renting and limits the number of guests to two.  

In August 2023, a month before LL18 came into effect, there were 22,247 “Airbnb” or similar short-term listings. There are 3,075 as of March 2024. 
New Jersey counties across the Hudson River, had a 56% increase in short-term rentals between August - September 2023. 

Table 3.1.5 shows the distribution of businesses by revenue in the AA. Nonfarm businesses with less than $1 million in revenue account for 90% of 
the businesses in the county. 
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Table 3.1.5: Business Counts (LMI): AA #1 NY Metro 
 

 
 
Housing 

Unlike the U.S. as a whole, nearly half of the housing stock in the larger MSA is composed of multifamily units (45%) and is 48% renter occupied. 
The median value of a single-family home is $559,869 with 37% of the housing stock valued between $500,000 and $1 million. This is about double 
the average for the U.S.3 The median age of housing is 68 years with almost two thirds (67%) of the housing units built before 1970. Additionally, 
occupancy costs exceed 30% of household income for nearly 40% of the housing units in the area.4  

Table 3.1.6: Housing Data (LMI): AA #1 NY Metro 

 
 

 

 
3 https://censusreporter.org/profiles/04000US36-new-york 
4 Data source: 2020 ACS US Census 

Tract Income Level
# % % % % %

Low 425 11.23 9.05 9.17 5.61 3.94
Moderate 819 21.64 17.69 17.95 11.92 13.03
Middle 1,239 32.74 29.52 29.77 23.81 31.52
Upper 1,120 29.60 40.79 40.39 50.51 49.09
NA 181 4.78 2.94 2.72 8.15 2.42
Total 3,784 100.00 100.00 100.00 100.00 100.00

Census Tracts
Total Non-Farm 

Businesses
Total Farms Total Non-Farm 

Businesses
Total Farms Total Non-Farm 

Businesses
Total Farms

Revenues <= 1 Million Revenues > 1 Million

240,355 1,188 4.88 228,094 1,166 4.91 3,622 13
% # ## # % # #

783,639 8,546 35.12 740,893 8,354 35.21 15,370 104
16.65 7,694 43469,661 4,025 16.54 446,776 3,951

78,157 349 1.43 67,674 338 1.42 5,258 8
41.80 32,598 1621,083,014 10,226 42.02 1,005,041 9,917

Data source: D&B as of June 2024; 2020 ACS US Census

100.00 64,542 3302,654,826 24,334 100.00 2,488,478 23,726

Median Housing 
Value

Affordability 
Ratio*

$
362,230 8.99
439,996 12.91
493,975 17.85
664,182 20
505,554 9.79
559,869 15.92

Percentage Within Each Tract Category

Housing by Income Total Housing 
Units

Owner Occupied Units Occupied Rental Units Vacant Units Single-Family 1-4 Units Multi-Family 5+ Units Mobile Homes Other Units Median 
Age of 

Median 
Gross Rent

% #% # % # %Tract Categories # # % #
0.29 447 0.06 67 1,043

% # $
Low 706,121 79,664 11.28 578,081 81.87 48,376 6.85 194,192 27.50 509,434 72.15 2,048

# % #

0.32 67962.65 105,744 8.52 613,639 49.41Moderate 1,241,835 358,133 28.84 777,958
0.30 497 0.03 69 1,612

0.05 71 1,414
Middle 1,819,510 967,435 53.17 704,136 38.70 147,939 8.13 1,274,181 70.03 539,290 29.64 5,542

623,518 50.21 3,999

0.20 44834.56 204,176 10.31 1,100,943 55.59Upper 1,980,360 1,091,859 55.13 684,325
0.44 70 0.12 63 1,336

0.02 66 2,174
NA 59,033 12,386 20.98 39,619 67.11 7,028 11.91 21,227 35.96 37,475 63.48 261

875,084 44.19 3,885

1,577
(*) Affordability Ratio is calculated by dividing weighted Median Household Income by weighted Median Housing Value.

Data source: 2020 ACS US Census

2,584,801 44.51 15,735 0.27 2,14147.95 513,263 8.84 3,204,182 55.18Total 5,806,859 2,509,477 43.22 2,784,119 0.04 68
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c. Deposit Market Share 

The market accounts for over $98 billion or 79% of HBUS total domestic deposits as of June 30, 2024. HBUS ranks 7th out of a total of 134 
institutions for deposit market share in the AA. This demonstrates that while a majority of HBUS deposits are in this AA, there are numerous 
competitors in the market with substantial lending capacity. 

Table 3.1.7: Deposit Market Share: AA #1 NY Metro  

Selected Market 
State:   New York, New Jersey      Counties:    Bronx, Kings, Nassau, New York, Putnam, Queens, Richmond, Rockland, Suffolk, Westchester, 

Nassau, Suffolk, Essex, Morris, Union 

Reporting 
Period 

State 
(HQ) County Institution Name CERT  Office 

Count 

 Total Deposits 
(Thousands 
USD) 

Market 
Share 

6/30/2024 OH Nassau JPMorgan Chase Bank, National Association 628 550 851,259,578 36.79% 
6/30/2024 NY New York Goldman Sachs Bank USA 33124 1 210,611,000 9.10% 
6/30/2024 NY New York The Bank of New York Mellon 639 2 202,091,000 8.74% 
6/30/2024 NY Westchester Morgan Stanley Private Bank, National Association 34221 1 188,563,000 8.15% 
6/30/2024 NC Kings Bank of America, National Association 3510 245 126,419,100 5.46% 

 

Three banks held the majority deposit market share in the AA, collectively capturing 55% of total deposits in the market. JPMorgan Chase ranked 
1st with approximately 37% of the market share, Goldman Sachs Bank USA ranked 2nd with over 9% of the market share, followed closely by The 
Bank of New York Mellon that captured 8.7% of the market share. Table 3.1.7 shows the deposit share information for the top five banking 
organizations in the AA. 
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2. Erie County, NY 
 

a. Map 

Erie County is one of two counties in the Buffalo-Cheektowaga, NY MSA. It is located in the western corner of New York state along the shores of 
Lake Erie. Buffalo is the county seat and the second largest city in the state. Figure 3.2.1 provides a map of the AA.  

Figure 3.2.1: Map of AA #2 Buffalo 

 
 
HBUS has one branch in Erie County located in an upper income census tract as shown in Table 3.2.2. 
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Table 3.2.2: HBUS Branches: AA #2 Buffalo 

County Low Moderate Middle Upper N/A Total 
Branches 

Erie 0 0 0 1 0 1 
Total 0 0 0 1 0 1 

 
b. Economic Characteristics: Population, Income, Employment, Industry and Housing 

Population and Income 

Erie County has a population of 954,236. The median family income is $73,098. The AA contains 261 census tracts, nearly 33% of which are low- 
or moderate-income., Table 3.2.3 includes additional demographics on the AA. According to the U.S. Census Reporter, over 7% of the population 
is foreign-born with over half (52%) of the foreign-born residents coming from Asia and 14% from Latin America. The median age of Erie County 
residents is older than the U.S. average at 40.7 compared to 39.2 for the U.S., with 60% of the population of Erie County between ages 18 and 64.5  

 
 
 

 
 

 

 

 

 

 

  
 
 
 
 

 
5 https://censusreporter.org/profiles/05000US36029-erie-county-ny/ 
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Table 3.2.3: Demographic Information (LMI): AA #2 Buffalo 

 
 

In Erie County, 13.71% of households are below the poverty line, which is commensurate with the State of New York and slightly less than the U.S. 
at 2.5%. Regarding education, 95% of the population has a high school degree and 38% have a bachelor’s degree or higher, which compares favorably 
to the U.S. averages (90% and 36%, respectively). Residents of the area commute an average of 21.7 minutes to work, which is about 0.8 times 
lower than the national average of 26.8. Over 70% drove alone. Less than 3% relied on public transportation. 

Median Family Income 73,098.98

Median Household Income 57,565.26
Data source: 2020 ACS US Census

Unemployed Civilian Labor 22,605 3.00

Civilians Not in Labor Force 282,682 37.45

Employed/Armed Services 449,467 59.55

Low Income Families 50,823 22.25

Moderate Income Families 37,211 16.29

Labor Characteristics Count %

Moderate Income Households 59,747 15.21

Total Families 228,440

Families Below Poverty Level 21,830 9.56

Retirement 99,812 25.40

Households Below the Poverty Level 53,886 13.71

Low Income Households 99,638 25.36

Self Employed 29,507 7.51

Social Security 135,727 34.54

Public Assistance 11,801 3.00

Female Headed Households 140,165 35.67

Female Headed Households Below Poverty Level 12,318 3.14

Wage/Salary 281,838 71.73

Household Characteristics Count %
Total Households 392,910

Non-English Speaking 15,424 3.93
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Employment and Industry 

Erie County unemployment was 3.7% compared to 4.3% nationally.6 Historically, manufacturing was the driving force of Buffalo’s economy. 
Presently, the top five employment sectors in the AA are Trade, Transportation and Utilities, Education and Health Services, Government, 
Professional and Business Services and Leisure and Hospitality employ 60% of the workforce. Government is the 3rd largest employer, 
Manufacturing, the 5th largest. Education and Health Service experienced the largest gain from June 2024 to June 2025. M & T is the largest 
employer in Buffalo. 

Table 3.2.4: Industry Change by Sector: AA #2 Buffalo 

 
Table 3.2.5 shows the distribution of businesses by revenue in Erie County. Nonfarm businesses with less than $1 million in revenue account for 
82% of the businesses in the county. 

Table 3.2.5: Business Counts (LMI): AA #2 Buffalo 

 

 
6 https://www.bls.gov/regions/northeast/summary/blssummary_buffalo.pdf 

Tract Income Level
# % % % % %

Low 40 15.33 10.02 10.11 10.06 2.44
Moderate 46 17.62 13.56 13.50 15.78 7.32
Middle 102 39.08 39.57 38.80 43.74 41.46
Upper 63 24.14 33.01 33.81 25.76 48.78
NA 10 3.83 3.84 3.78 4.66 0.00
Total 261 100.00 100.00 100.00 100.00 100.00

Census Tracts
Total Non-Farm 

Businesses
Total Farms Total Non-Farm 

Businesses
Total Farms Total Non-Farm 

Businesses
Total Farms

Revenues <= 1 Million Revenues > 1 Million

10,706 100 4.35 9,635 99 4.45 371 1
% # ## # % # #

42,279 1,066 46.41 36,991 1,035 46.50 1,613 17
9.34 582 314,488 213 9.27 12,873 208

4,106 32 1.39 3,604 32 1.44 172 0
38.27 950 2035,266 886 38.57 32,240 852

Data source: D&B as of June 2024; 2020 ACS US Census

100.00 3,688 41106,845 2,297 100.00 95,343 2,226
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Housing 

The MSA has 429,708 housing units, 59% are owner occupied; 32%, renter occupied. The majority (85%) of the housing is comprised of 1-4 units, 
13% is multifamily. Thirty percent (30%) of multifamily units are in LMI census tracts. Erie county’s housing stock is older with the average year 
built being 1910.With a median housing price of $204,600 and median rent of $ 841 Buffalo was ranked 10th in Forbes 2023 list of The Best (And 
Cheapest) Places to Live In The US7. Even so, homeownership is out of reach for most LMI households.  

A median family income of $73,098 is sufficient to purchase a median price house and carry a mortgage of $ 150,000 assuming a 10% down payment 
and median property taxes of $4,107 (Erie County 2023). However, in LMI census tracts, 64 % of households live below poverty, 64% of renters 
and 43% of owners pay more than 30% of income toward housing.  

Table 3.2.6: Housing Data (LMI): AA #2 Buffalo 

 
 
 

 
  

 
7 https://www.forbes.com/sites/laurabegleybloom/2023/03/20/the-best-and-cheapest-places-to-live-in-the-us-ranked-in-a-new-report/ 

Median Housing 
Value

Affordability 
Ratio*

$
70,958 36.85

108,547 38.5
155,252 40.74
249,119 36.52
117,391 42.58
181,202 35.26

Percentage Within Each Tract Category

Housing by Income Total Housing 
Units

Owner Occupied Units Occupied Rental Units Vacant Units Single-Family 1-4 Units Multi-Family 5+ Units Mobile Homes Other Units Median 
Age of 

Median 
Gross Rent

% #% # % # %Tract Categories # # % #
0.65 0 0.00 83 727

% # $
Low 52,640 14,863 28.24 28,167 53.51 9,610 18.26 44,805 85.12 7,493 14.23 342

# % #

2.09 044.31 8,184 11.67 57,949 82.60Moderate 70,152 30,881 44.02 31,087
1.65 14 0.01 66 898

0.00 75 801
Middle 181,983 118,248 64.98 51,198 28.13 12,537 6.89 158,052 86.85 20,915 11.49 3,002

10,739 15.31 1,464

1.10 5521.56 6,061 4.97 104,053 85.35Upper 121,908 89,566 73.47 26,281
0.30 0 0.00 76 1,009

0.05 56 1,044
NA 3,025 1,139 37.65 1,480 48.93 406 13.42 2,037 67.34 979 32.36 9

16,464 13.51 1,336

871
(*) Affordability Ratio is calculated by dividing weighted Median Household Income by weighted Median Housing Value.

Data source: 2020 ACS US Census

56,590 13.17 6,153 1.43 6932.16 36,798 8.56 366,896 85.38Total 429,708 254,697 59.27 138,213 0.02 67
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c. Deposit Market Share 

Table 3.2.7: Deposit Market Share: AA #28 Buffalo 

Selected Market 
State: New York     County: Erie 

Reporting 
Period 

State 
(HQ) County Institution Name CERT  Office 

Count 

Total 
Deposits 

(Thousands 
USD) 

Market 
Share 

6/30/2024 NY Erie Manufacturers and Traders Trust Company 588 46 37,284,853 64.29% 
6/30/2024 OH Erie KeyBank National Association 17534 42 5,983,732 10.32% 
6/30/2024 VA Erie HSBC Bank USA, National Association 57890 1 3,803,224 6.56% 
6/30/2024 NC Erie Bank of America, National Association 3,510 16 2,835,309 4.89% 
6/30/2024 RI Erie Citizens Bank, National Association 57957 20 2,175,562 3.75% 

 

The market accounts for $3.8 billion or 3.00% of HBUS total domestic deposits as of June 30, 2024. HBUS ranks 3rd out of a total of 18 institutions 
for deposit market share in the AA, there was no change in the Bank’s rank from 2023. The top two banks held the majority deposit market share in 
the AA, collectively capturing 75% of total deposits in the market. Manufacturers and Traders Trust Company ranked 1st with approximately 64% 
of the market share and KeyBank National Association ranked 2nd with over 10% of the market share. Table 3.2.7 shows the deposit share information 
for the top five banking organizations in the AA. 

  

 
8 https://www7.fdic.gov/sod/sodMarketRpt.asp?barItem=2. 
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3. District of Columbia MSA 
 

a. Map 

As shown in Figure 3.3.1, this AA contains the District of Columbia (“DC”); Fairfax County, VA; Arlington County, VA; City of Fairfax, VA; 
City of Falls Church, VA; and the City of Alexandria, VA. 

Figure 3.3.1 Map of AA #3 DC Metro 

 
 

HBUS has two branches located in the AA one in an upper income census tract and one in the middle-income census tract, as shown in Table 3.3.2. 
Table 3.3.2: HBUS Branches: AA #3 DC Metro 

County Low Moderate Middle Upper N/A Total 
Branches 

District of Columbia 0 0 0 1 0 1 
Fairfax 0 0 1 0 0 1 
Fairfax City 0 0 0 0 0 0 
Total 0 0 1 1 0 2 
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b. Economic Characteristics: Population, Income, Employment, Industry and Housing Population and Income 

This AA has a population of 2,276,768. The adjusted median family income is $143,503. The AA contains 607 census tracts, of which nearly 25% 
are low- or moderate-income. Table 3.3.3 includes additional demographics on the AA. According to the U.S. Census Reporter, 24.6% of the larger 
MD population is foreign-born with 35% coming from Asia and 40% coming from Latin America. The median age of area residents is younger than 
the average for the U.S. at 38.3 compared to 39.2 for the U.S., and 64% of the population is between 18 and 64. DC has the lowest median income 
in the MD. In the MD approximately 6.1% of households are below the poverty line compared to 12.5% for the U.S. In the MD, regarding education, 
91.1% of the population has a high school degree and 54.8% have a bachelor’s degree or higher, which compares favorably to the U.S. averages 
(89.8% and 36.2%, respectively). Residents of the larger MD commute an average of 32.7 minutes to work which is about 1.25 times higher than 
the national average of 26.8. Over 64% drove alone in the MD, while 8% took public transportation.9  

Table 3.3.3: Demographic Information (LMI): AA #3 DC Metro 

 

 
9 https://censusreporter.org/profiles/31000US47900-washington-arlington-alexandria-dc-va-md-wv-metro-area/ 

Median Family Income 143,503.36

Median Household Income 120,148.21
Data source: 2020 ACS US Census

Unemployed Civilian Labor 63,652 3.43

Civilians Not in Labor Force 510,232 27.52

Employed/Armed Services 1,280,348 69.05

Low Income Families 104,977 21.07

Moderate Income Families 71,117 14.28

Labor Characteristics Count %

Moderate Income Households 128,832 14.62

Total Families 498,153

Families Below Poverty Level 29,962 6.01

Retirement 166,263 18.87

Households Below the Poverty Level 73,916 8.39

Low Income Households 202,156 22.94

Self Employed 105,510 11.97

Social Security 175,743 19.94

Public Assistance 17,125 1.94

Female Headed Households 297,029 33.71

Female Headed Households Below Poverty Level 17,255 1.96

Wage/Salary 732,331 83.10

Household Characteristics Count %
Total Households 881,235

Non-English Speaking 99,282 11.27
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Employment and Industry 

The unemployment rate in the larger MSA10 was 4.0% versus 4.3% nationally. The largest decline from June 2024 to June 2025 was seen in the 
Government sector. The largest number of people (46%) are still employed in the Professional and Business Services Sector and Government even 
though both sectors saw a slight decline between June 2024 and June 2025.11 The largest private sector employer in the AA are Booz Allen, Fannie 
Mae, Capital One, and Lockheed Martin along Tech giants like Amazon, Microsoft and Google. Table 3.3.4 shows industry changes by sector. 

Table 3.3.4: Industry Change by Sector: AA #3 DC Metro 

 
 
Table 3.3.5 shows the distribution of businesses by revenue in the AA. Nonfarm businesses with less than $1 million in revenue account for 86% of 
the businesses in the AA. 

 
 
 
 
 
 
 

  

 
10 Washington-Arlington-Alexandria, DC-VA-MD-WV MSA. 
11 https://www.bls.gov/regions/mid-atlantic/summary/blssummary_washington.pdf 
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Table 3.3.5: Business Counts (LMI): AA #3 DC Metro 

 
 

Housing 

The median home price in the larger MSA is $575,253, 1.7 times the U.S. median price of $340,200. 53% of the homes in the MSA are valued 
between $500,000 and $1 million. 56% of the housing units are single family units and 51% are owner occupied. In the MSA, 43% of the housing 
units are multifamily and 42% are renter occupied12. In the MSA, the median year built of the housing units is 1922. Additionally, occupancy costs 
exceed 30% of household income for nearly one third (30%) of the occupied housing units in DC. Table 3.3.6 presents the housing data for the AA.  

Table 3.3.6: Housing Data (LMI): AA #3 DC Metro 

 
c. Deposit Market Share 

The market accounts for nearly $2.2 billion or 1.77% of HBUS total domestic deposits as of June 30, 2024. HBUS ranks 12th out of a total of 54 
institutions for deposit market share in the AA. Four banks held the majority deposit market share in the AA, collectively capturing 67% of total 
deposits in the market. Capital One ranked 1st with approximately 25% of the market share, Bank of America ranked 2nd with 17.9% of the market 
share, followed by Wells Fargo with 13.2% of the market and finally Truist Bank ranked 4th capturing almost 11 % of the market share. Table 3.3.7 
shows the deposit share information for the top five banking organizations in the AA. 

 
12 Data source: 2020 ACS US Census 

Tract Income Level
# % % % % %

Low 64 10.54 5.66 5.75 2.81 0.00
Moderate 86 14.17 12.57 12.76 9.99 14.86
Middle 173 28.50 32.37 32.27 36.14 35.14
Upper 266 43.82 48.05 48.32 49.11 50.00
NA 18 2.97 1.34 0.89 1.95 0.00
Total 607 100.00 100.00 100.00 100.00 100.00

Census Tracts
Total Non-Farm 

Businesses
Total Farms Total Non-Farm 

Businesses
Total Farms Total Non-Farm 

Businesses
Total Farms

Revenues <= 1 Million Revenues > 1 Million

21,205 184 5.01 19,116 181 5.16 397 0
% # ## # % # #

121,191 1,197 32.62 107,272 1,140 32.51 5,106 26
13.72 1,411 1147,077 509 13.87 42,428 481

5,025 12 0.33 2,960 12 0.34 276 0
48.27 6,938 37179,904 1,767 48.16 160,603 1,693

100.00 14,128 74374,402 3,669 100.00 332,379 3,507

Median Housing 
Value

Affordability 
Ratio*

$
370,425 13.3
446,317 17.79
503,869 22.4
816,395 19.52
700,046 12.12
656,886 18.34

Percentage Within Each Tract Category

Housing by Income Total Housing 
Units

Owner Occupied Units Occupied Rental Units Vacant Units Single-Family 1-4 Units Multi-Family 5+ Units Mobile Homes Other Units Median 
Age of 

Median 
Gross Rent

% #% # % # %Tract Categories # # % #
0.88 31 0.03 59 1,282

% # $
Low 101,588 25,199 24.81 67,675 66.62 8,714 8.58 38,694 38.09 61,970 61.00 893

# % #

0.47 6254.06 10,605 7.07 70,274 46.83Moderate 150,069 58,334 38.87 81,130
0.18 59 0.02 48 1,926

0.04 50 1,670
Middle 278,636 150,022 53.84 113,388 40.69 15,226 5.46 161,816 58.07 116,257 41.72 504

79,027 52.66 706

0.09 7432.36 24,989 6.22 258,436 64.29Upper 401,998 246,928 61.43 130,081
0.33 30 0.31 37 1,696

0.02 56 2,110
NA 9,758 2,156 22.09 6,322 64.79 1,280 13.12 1,956 20.05 7,740 79.32 32

143,144 35.61 344

1,822
(*) Affordability Ratio is calculated by dividing weighted Median Household Income by weighted Median Housing Value.

Data source: 2020 ACS US Census

408,138 43.32 2,479 0.26 25642.31 60,814 6.46 531,176 56.39Total 942,049 482,639 51.23 398,596 0.03 53
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Table 3.3.7: Deposit Market Share: AA #313 DC Metro 

Selected Market 
State: DC Metro 

Reporting 
Period State (HQ) County Institution Name CERT Office 

Count 

 Total 
Deposits 

(Thousands 
USD) 

Market 
Share 

6/30/2024 VA District of Columbia Capital One, National Association 4297 20 46,818,140 25.28% 
6/30/2024 NC District of Columbia Bank of America, National Association 3510 56 33,083,735 17.86% 
6/30/2024 SD District of Columbia Wells Fargo Bank, National Association 3511 71 24,498,452 13.23% 
6/30/2024 NC District of Columbia Truist Bank 9846 71 20,351,216 10.99% 
6/30/2024 DE District of Columbia PNC Bank, National Association 6384 48 9,910,716 5.35% 

 
 
 
 
 
 

 
  

 
13 https://www7.fdic.gov/sod/sodMarketBank.asp?barItem=2 
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4. Miami-Dade County, FL  
 

a. Map 

As shown in the AA map in Figure 3.4.1, Miami-Dade County is located in the southeastern part of Florida, and it makes up the Miami-Miami 
Beach-Kendall, FL MD. Miami-Dade County, together with Broward and Palm Beach counties, make up the Miami-Fort Lauderdale-Pompano 
Beach, FL MSA. 

Figure 3.4.1 Map of AA #4 Miami 

 
 

HBUS has two branches located in upper-income census tracts as shown in Table 3.4.2. 

Table 3.4.2: HBUS Branches: AA #4 Miami 

County Low Moderate Middle Upper N/A Total 
Branches 

Miami-Dade 0 0 0 2 0 2 
Total 0 0 0 2 0 2 



26 
 

RESTRICTED 

b. Economic Characteristics: Population, Income, Employment, Industry and Housing 

Population and Income 

Miami-Dade County has a population of 2,701,767. The adjusted median family income is $68,949. The AA contains 707 census tracts, nearly 30% 
of which are low or moderate income. Demographic are shown in Table 3.4.3. According to the U.S. Census Reporter14, over half (54.8%) of the 
population is foreign-born with 93% coming from Latin America and 3% from Asia. The median age of area residents is older than the average for 
the U.S. at 41 compared to 39.2 for the U.S., and 63% of the population is between 18 and 64. In the AA, 17.38% of households are below the 
poverty line compared to 12.5% for the U.S. Regarding education, 84.6% of the population has a high school degree and 45.9% have a bachelor’s 
degree or higher, which compares favorably to the U.S. averages (89.8% and 36.2%, respectively). Residents of the area commute an average of 31 
minutes to work which is about 1.2 times higher than the national average of 26.8. Over 67% drove alone and only 4% relied on public transportation. 

Table 3.4.3: Demographic Information (LMI): AA #4 Miami 

 

 
14 https://censusreporter.org/profiles/05000US12086-miami-dade-county-fl/ 

Median Family Income 68,949.77

Median Household Income 61,160.62
Data source: 2020 ACS US Census

Unemployed Civilian Labor 70,536 3.18

Civilians Not in Labor Force 818,404 36.91

Employed/Armed Services 1,328,166 59.91

Low Income Families 143,107 23.10

Moderate Income Families 107,002 17.27

Labor Characteristics Count %

Moderate Income Households 136,377 15.12

Total Families 619,475

Families Below Poverty Level 78,772 12.72

Retirement 87,900 9.74

Households Below the Poverty Level 156,800 17.38

Low Income Households 234,032 25.94

Self Employed 116,890 12.96

Social Security 269,900 29.92

Public Assistance 26,469 2.93

Female Headed Households 310,262 34.39

Female Headed Households Below Poverty Level 37,508 4.16

Wage/Salary 691,665 76.66

Household Characteristics Count %
Total Households 902,200

Non-English Speaking 540,189 59.87
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Employment and Industry 

Unemployment in Miami-Dade County was 3.18% compared with 4.3% nationally. Between June 2024 and June 2025 all employment sectors 
showed growth with the exception of a minor loss in the information sector. For most of Miami's history, its economy has been based on tourism. 
In fact, it was not so long ago that the city came to life only during the winter months when tourists from cold northern regions flocked to its beaches, 
hotels, and resorts. That is no longer the case, as tourists visit the region throughout the year. Interestingly, Leisure and Hospitality is the fourth 
largest industry sector. The international trade sector remains one of three major pillars driving the Miami‐Dade County economy and the Port of 
Miami leads all U.S. ports in the category of regional trade. Port Miami is known for handling containerized cargo carrying a diverse range of goods 
such as electronics, furniture, apparel, machinery, chemicals, and consumer goods. This industry was the most impacted by the pandemic and 
resulting supply change issues but has rebound and is the largest industry sector in the AA.15 Table 3.4.4 shows changes in industry by sector June 
2024 to June 2025. The largest private sector employes in Miami-Dade county are American Airlines, Baptist Health, Norwegian Cruise Line and 
Jackson Health. 

Table 3.4.4: Industry Change by Sector: AA #4 Miami 

 
 
Table 3.4.5 shows the distribution of businesses by revenue in Miami-Dade County. Nonfarm businesses with less than $1 million in revenue account 
for 93% of the businesses in the county. 

 
 
 

 
15 https://www.bls.gov/regions/southeast/summary/blssummary_miami.pdf  
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Table 3.4.5: Business Counts (LMI): AA #4 Miami 

 
Housing 

The median home price in Miami-Dade County is $488,600, 1.4 times the U.S. median price of $340,200. 41% of the homes are valued between 
$500,000 and $1 Million. Single-family housing units make up 54.72% of all housing units and multifamily make up 44%. 45.13% of housing units 
are owner and 42.27% are renter occupied housing. The median year built for housing units in the AA is 1927. Additionally, occupancy costs exceed 
30% of household income for over 41% of the occupied housing units in the county.16 See county housing data in Table 3.4.6. 

Table 3.4.6: Housing Data (LMI): AA #4 Miami 

 
  
  

 
16 Data source: 2020 ACS US Census. 

Tract Income Level
# % % % % %

Low 34 4.81 2.47 2.44 2.83 5.41
Moderate 176 24.89 19.56 19.57 20.80 16.22
Middle 221 31.26 28.59 28.81 23.83 18.92
Upper 243 34.37 45.63 45.55 45.32 55.86
NA 33 4.67 3.76 3.62 7.22 3.60
Total 707 100.00 100.00 100.00 100.00 100.00

Census Tracts
Total Non-Farm 

Businesses
Total Farms Total Non-Farm 

Businesses
Total Farms Total Non-Farm 

Businesses
Total Farms

Revenues <= 1 Million Revenues > 1 Million

24,768 354 3.80 23,172 345 3.79 407 6
% # ## # % # #

286,790 2,589 27.77 273,790 2,535 27.88 3,432 21
22.21 2,996 18196,190 2,061 22.11 185,989 2,020

37,698 207 2.22 34,421 197 2.17 1,040 4
43.95 6,528 62457,744 4,112 44.11 432,873 3,997

Data source: D&B as of June 2024; 2020 ACS US Census

100.00 14,403 1111,003,190 9,323 100.00 950,245 9,094

Median Housing 
Value

Affordability 
Ratio*

$
175,552 14.48
248,691 14.59
284,835 19.14
485,708 18.94
366,427 16.12
371,430 16.41

Percentage Within Each Tract Category

Housing by Income Total Housing 
Units

Owner Occupied Units Occupied Rental Units Vacant Units Single-Family 1-4 Units Multi-Family 5+ Units Mobile Homes Other Units Median 
Age of 

Median 
Gross Rent

% #% # % # %Tract Categories # # % #
2.73 7 0.01 50 986

% # $
Low 48,234 9,359 19.40 34,942 72.44 3,933 8.15 20,299 42.08 26,613 55.17 1,315

# % #

2.48 31760.02 21,260 7.98 132,761 49.86Moderate 266,262 85,199 32.00 159,803
1.18 49 0.02 46 1,493

0.12 54 1,155
Middle 323,604 154,122 47.63 137,220 42.40 32,262 9.97 185,156 57.22 134,584 41.59 3,815

126,580 47.54 6,604

0.29 3825.26 69,224 18.45 219,847 58.59Upper 375,214 211,212 56.29 94,778
0.42 36 0.19 38 1,644

0.01 41 1,865
NA 18,996 5,941 31.28 9,624 50.66 3,431 18.06 6,774 35.66 12,106 63.73 80

154,253 41.11 1,076

1,418
(*) Affordability Ratio is calculated by dividing weighted Median Household Income by weighted Median Housing Value.

Data source: 2020 ACS US Census

454,136 43.99 12,890 1.25 44742.27 130,110 12.60 564,837 54.72Total 1,032,310 465,833 45.13 436,367 0.04 46
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c. Deposit Market Share 

Table 3.4.7: Deposit Market Share: AA #417 Miami 

Selected Market 
State: Florida   County: Miami-Dade 

Reporting 
Period 

State 
(HQ) County Institution Name CERT  Office 

Count 

 Total 
Deposits 

(Thousands 
USD) 

Market 
Share 

6/30/2024 NC Miami-Dade Bank of America, National Association 3510 68 27,263,750 13.97% 
6/30/2024 OH Miami-Dade JPMorgan Chase Bank, National Association 628 77 21,850,118 11.19% 
6/30/2024 SD Miami-Dade Wells Fargo Bank, National Association 3511 64 19,165,923 9.82% 
6/30/2024 FL Miami-Dade City National Bank of Florida 20234 22 18,083,813 9.26% 
6/30/2024 SD Miami-Dade Citibank, National Association 7213 28 17,508,000 8.97% 

 

The market accounts for approximately $4.1 billion or 3.33% of HBUS total domestic deposits as of June 30, 2024. HBUS ranks 11th out of a total 
of 55 institutions for deposit market share in the AA. Five banks held the majority deposit market share in the AA, collectively capturing 53% of 
total deposits in the market. Bank of America ranked 1st with approximately 14% of the market share, JPMorgan Chase ranked 2nd with 11%. Wells 
Fargo Bank, City National Bank of Florida and Citibank were also close behind, capturing approximately 9% of the market share each. Table 3.4.7 
shows the deposit share information for the top five banking organizations in the AA. 

  

 
17 https://www7.fdic.gov/sod/sodMarketRpt.asp?barItem=2. 
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5. King County, WA 
 

a. Map 

King County is situated between Puget Sound to the west and the crest line of the Cascade Range to the east. King County along with Snohomish 
County to the north and Pierce County to the south comprise the Seattle–Tacoma–Bellevue MSA. Figure 3.5.1 presents a map of the AA. 

Figure 3.5.1: Map of AA #5 Seattle 

 
 

 

HBUS has one branch located in a middle-income census tract and one branch located in an upper-income census tract as shown in Table 3.5.2. 

Table 3.5.2: HBUS Branches: AA #5 Seattle 

County Low Moderate Middle Upper N/A Total 
Branches 

King 0 0 1 1 0 2 
Total 0 0 1 1 0 2 
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b. Economic Characteristics: Population, Income, Employment, Industry and Housing 

Population and Income 

King County has a population of 2,269,675 making it the most populous county in Washington, and the 12th most populous in the U.S. The median 
family income is $126,468. The AA contains 495 census tracts, over 27% of which are low or moderate income, see Table 3.5.3 for demographic 
data on the AA. According to the U.S. Census Reporter18, over a quarter (25.8%) of the population is foreign-born with 58% coming from Asia and 
17% coming from Latin America. The median age of area residents is younger than the average for the U.S. at 37.7 compared to 39.2 for the U.S., 
and 66% of the population is between 18 and 64. In King County 8.12% of households are below the poverty line compared to 12.5% for the U.S. 
Regarding education, 94.1% of the population have a high school degree and 58.3% have a bachelor’s degree or higher, which compares favorably 
to the U.S. averages (89.8% and 36.2%, respectively). Residents of the area commute an average of 27.6 minutes to work. Over 60% drove alone 
and 8% rely on public transportation.  

Table 3.5.3: Demographic Information (LMI): AA #5 Seattle 

  

 
18 https://censusreporter.org/profiles/05000US53033-king-county-wa/ 

Median Family Income 126,468.54

Median Household Income 105,458.69
Data source: 2020 ACS US Census

Unemployed Civilian Labor 54,603 3.00

Civilians Not in Labor Force 541,195 29.69

Employed/Armed Services 1,226,852 67.31

Low Income Families 115,783 21.65

Moderate Income Families 94,156 17.61

Labor Characteristics Count %

Moderate Income Households 143,926 15.99

Total Families 534,762

Families Below Poverty Level 27,212 5.09

Retirement 146,577 16.29

Households Below the Poverty Level 73,081 8.12

Low Income Households 210,733 23.41

Self Employed 118,530 13.17

Social Security 199,609 22.18

Public Assistance 22,452 2.49

Female Headed Households 253,305 28.14

Female Headed Households Below Poverty Level 12,953 1.44

Wage/Salary 739,405 82.15

Household Characteristics Count %
Total Households 900,061

Non-English Speaking 97,307 10.81
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Employment and Industry 

Unemployment in King County was 3% compared with 4.3% nationally.19 King County's economy has been robust, with significant contributions 
from the technology sector, including major employers like Amazon, Microsoft, and Google. This economic strength has attracted a highly skilled 
workforce, though it has also contributed to rising living costs and widening economic disparities. As noted, unemployment in the AA is lower than 
the national level. During the pandemic, Amazon helped to steady the local economy in the AA. The largest declines were seen in the Leisure and 
Hospitality sector (38.3%) and Manufacturing (15%). The largest number of people are employed in the Professional and Business Services Sector 
followed by Trade, Transportation and Utilities Sector. Mining and Manufacturing sector were the only sectors showing a decline from June 2024 
to June 2025.20 Eight companies are headquartered in King County and demonstrating the diversity of the region’s employment market. Included 
are large retailers Costco and Nordstrom, technology giants Amazon and Microsoft, coffee company Starbucks, truck manufacturer Paccar, global 
logistics company Expeditors International, and forest products company Weyerhaeuser. Looking beyond the Fortune 500 requirements of local 
headquarters and significant revenues, other major King County employers include Boeing, the University of Washington, and local and regional 
government. Table 3.5.4 industry changes by sector. 

Table 3.5.4: Industry Changes by Sector: AA #5 Seattle 

 
 

 
 
 

 
19 Data source: 2020 ACS US Census. 
20 https://www.bls.gov/regions/west/summary/blssummary_seattle.pdf 
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Table 3.5.5: Business Counts (LMI): AA #5 Seattle 

 
Table 3.5.5 shows the distribution of businesses by revenue in King County. Nonfarm businesses with less than $1 million in revenue account for 
90% of the businesses in the county. 

Housing 

The median home price in King County is $848,300, 2.5 times the U.S. median price of $340,200. 66% of the homes are valued between $500,000 
and $1 million. 63% of the housing units are single family units and 53% are owner occupied. 35% of the housing units are multifamily and 41% 
are renter occupied. King county benefits from newer housing stock as only 16% of the housing units were built prior to 1950. Additionally, 
occupancy costs exceed 30% of household income for 31% of the occupied housing units in the county.21 Table 3.5.6 shows the housing data for 
the county.  

Table 3.5.6: Housing Data (LMI): AA #5 Seattle 

 
  
  

 
21 Data source: 2020 ACS US Census 

Tract Income Level
# % % % % %

Low 34 6.87 7.09 6.68 12.39 2.47
Moderate 101 20.40 16.39 16.34 14.57 14.81
Middle 188 37.98 38.05 38.03 39.45 44.44
Upper 158 31.92 36.60 37.13 31.53 37.04
NA 14 2.83 1.87 1.82 2.06 1.23
Total 495 100.00 100.00 100.00 100.00 100.00

Census Tracts
Total Non-Farm 

Businesses
Total Farms Total Non-Farm 

Businesses
Total Farms Total Non-Farm 

Businesses
Total Farms

Revenues <= 1 Million Revenues > 1 Million

26,619 313 5.52 23,098 305 5.53 1,148 2
% # ## # % # #

142,834 2,524 44.48 131,509 2,456 44.55 3,655 36
16.74 1,350 1261,533 949 16.72 56,503 923

7,027 58 1.02 6,301 54 0.98 191 1
32.20 2,922 30137,377 1,831 32.26 128,392 1,775

Data source: D&B as of June 2024; 2020 ACS US Census

100.00 9,266 81375,390 5,675 100.00 345,803 5,513

Median Housing 
Value

Affordability 
Ratio*

$
380,199 13.4
409,167 17.73
566,832 17.92
922,408 15.52
836,628 8.53
668,040 15.79

Percentage Within Each Tract Category

Housing by Income Total Housing 
Units

Owner Occupied Units Occupied Rental Units Vacant Units Single-Family 1-4 Units Multi-Family 5+ Units Mobile Homes Other Units Median 
Age of 

Median 
Gross Rent

% #% # % # %Tract Categories # # % #
2.86 76 0.12 43 1,288

% # $
Low 65,853 18,808 28.56 43,142 65.51 3,903 5.93 26,021 39.51 37,873 57.51 1,883

# % #

3.64 11345.48 9,834 5.39 113,846 62.40Moderate 182,446 89,630 49.13 82,982
1.51 449 0.12 44 1,777

0.06 47 1,461
Middle 371,419 209,865 56.50 141,447 38.08 20,107 5.41 243,358 65.52 121,995 32.85 5,617

61,852 33.90 6,635

0.54 17434.64 16,981 5.45 214,875 69.01Upper 311,369 186,535 59.91 107,853
0.29 0 0.00 39 1,626

0.06 49 1,983
NA 21,257 3,508 16.50 16,291 76.64 1,458 6.86 3,854 18.13 17,341 81.58 62

94,635 30.39 1,685

1,707
(*) Affordability Ratio is calculated by dividing weighted Median Household Income by weighted Median Housing Value.

Data source: 2020 ACS US Census

333,696 35.04 15,882 1.67 81241.13 52,283 5.49 601,954 63.21Total 952,344 508,346 53.38 391,715 0.09 46
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c. Deposit Market Share 

Table 3.5.7: Deposit Market Share: AA #522 Seattle 

Select Market 
State: Washington    County: King 

Reporting 
Period 

State 
(HQ) County Institution Name CERT  Office 

Count 

 Total 
Deposits 

(Thousands 
USD) 

Market 
Share 

6/30/2024 NC King Bank of America, National Association 3510 70 30,939,178 28.75% 
6/30/2024 OH King JPMorgan Chase Bank, National Association 628 66 18,783,704 17.45% 
6/30/2024 OH King U.S. Bank National Association 6548 46 13,344,534 12.40% 
6/30/2024 SD King Wells Fargo Bank, National Association 3511 53 11,933,743 11.09% 
6/30/2024 OH King KeyBank National Association 17534 58 5,919,004 5.50% 

 

The market accounts for over $8.6 million or 0.7% of HBUS total domestic deposits as of June 30, 2024. HBUS ranks 15th out of a total of 41 
institutions for deposit market share in the AA. Three banks held the majority deposit market share in the AA, collectively capturing nearly 59% of 
total deposits in the market. Bank of America ranked 1st with approximately 29% of the market share, JP Morgan Chase Bank ranked 2nd with 18% 
of the market share, followed by Us Bank NA with approximately 12% of the market share. Table 3.5.7 shows the deposit share information for the 
top five banking organizations in the AA. 

  

 
22 https://www7.fdic.gov/sod/sodMarketRpt.asp?barItem=2. 
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6. Northern California AA 
 

a. Maps 

The AA consists of a portion of the San Jose-San Francisco-Oakland, CA CSA (San Jose CSA) consisting of Alameda, San Francisco, and Santa 
Clara counties. Figure 3.6.1 provides a map of the AA.  

Figure 3.6.1: Map of AA #6 San Francisco, Oakland, San Jose  

 
 

 
HBUS has three branches in the AA, one located in a low-income census tract, one in the middle-income census tract and one in the upper, as shown 
in Table 3.6.2.  

Table 3.6.2: HBUS Branch- AA #6 San Francisco, Oakland, San Jose 

County Low Moderate Middle Upper N/A Total 
Branches 

Alameda 0 0 1 0 0 1 
San Francisco 1 0 0 0 0 1 
Santa Clara 0 0 0 1 0 1 
Total 1 0 1 1 0 3 



36 
 

RESTRICTED 

b. Economic Characteristics: Population, Income, Employment, Industry and Housing 

Population and Income 

The AA has a population of 4,492,577 and contains 1,031 census tracts, 30% of which are low or moderate income, see Table 3.6.3 for demographic 
data on the AA. According to the U.S. Census Reporter, in the larger CSA, close to one third of the population is foreign-born with 55% coming 
from Asia and 33% coming from Latin America. The median age of area residents is similar in age to the average for the U.S. of 39.2 and 63% of 
the population is between 18 and 64. Residents of the area have more income and are better educated than the average for the U.S. Median family 
income is $136,847 almost double the median income for the U.S. Within this AA Santa Clara (San Jose) county and San Matteo (San Francisco) 
county are the second and third highest-income counties in the United States, respectively. In the AA, 8.62% of households are below the poverty 
line compared to 12.5% for the U.S. Regarding education, 87.7% of the population has a high school degree and 46.8% have a bachelor’s degree or 
higher, which compares favorably to the U.S. (89.8% and 36.2%, respectively). Residents of the area commute an average of 30.8 minutes to work 
which is 1.5 times the national average. Just 6% rely on public transportation23.  

Table 3.6.3: Demographic Information (LMI): AA #6 San Francisco, Oakland, San Jose 

 
 

 
23 https://censusreporter.org/profiles/33000US488-san-jose-san-francisco-oakland-ca-csa/ 

Median Family Income 136,847.96

Median Household Income 122,211.29
Data source: 2020 ACS US Census

Unemployed Civilian Labor 113,278 3.08

Civilians Not in Labor Force 1,166,182 31.73

Employed/Armed Services 2,395,444 65.18

Low Income Families 237,760 23.63

Moderate Income Families 160,673 15.97

Labor Characteristics Count %

Moderate Income Households 228,014 14.52

Total Families 1,006,024

Families Below Poverty Level 51,050 5.07

Retirement 252,719 16.09

Households Below the Poverty Level 135,406 8.62

Low Income Households 414,873 26.41

Self Employed 213,098 13.57

Social Security 373,666 23.79

Public Assistance 40,405 2.57

Female Headed Households 438,286 27.91

Female Headed Households Below Poverty Level 23,025 1.47

Wage/Salary 1,270,317 80.88

Household Characteristics Count %
Total Households 1,570,629

Non-English Speaking 369,502 23.53
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Employment and Industry 
 
Unemployment was 3.8% compared to 4.3% nationally. Total nonfarm employment fell 11.4%. Though the Professional and Business Services 
experienced the largest decline between June 2024 and June 2025, it remained the largest industry sector followed closely by Education and Health 
Services which experience the largest gain over the same period. Manufacturing experienced the largest loss of 6.7%.24  The AA has a very diverse 
employment landscape with major employers including technology giants like Salesforce and Adobe, financial institutions such as Wells Fargo, 
large healthcare providers like Kaiser Permanente, and the government itself which is a significant employer through the City and County of San 
Francisco and the Federal Reserve Bank. 
 

Table 3.6.4: Industry Changes by Sector #6 San Francisco, Oakland, San Jose 

 
 
Table 3.6.5 shows the distribution of businesses by revenue in the AA. Nonfarm businesses with less than $1 million in revenue account for 90% of 
the businesses in the AA. 
 

 
24 https://www.bls.gov/regions/west/summary/blssummary_sanfrancisco.pdf 
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Table 3.6.5: Business Counts (LMI): AA #6 San Francisco, Oakland, San Jose 

 
Housing 

The median home price in the larger CSA is $962,900, nearly three times the U.S. median price, $340,200. Approximately 19% of homes are valued 
at less than $500,000 and 54% are between $500,000 and $1 million. The majority of the housing stock is composed of single-family units (66%) 
and is owner occupied (48%)25. 32% of the housing units are multifamily of which 46% are occupied. The median year build for housing in the AA 
is 1942. Additionally, occupancy costs exceed 30% of household income for 33% of the occupied housing units in the county.26 Table 3.6.6 shows 
the housing data for the county.  

Table 3.6.6: Housing Data (LMI): AA #6 San Francisco, Oakland, San Jose 

 
 
  

 
25 https://censusreporter.org/profiles/33000US488-san-jose-san-francisco-oakland-ca-csa/ 
26 Data source: 2020 ACS US Census 

Tract Income Level
# % % % % %

Low 93 9.02 6.72 6.70 7.32 7.59
Moderate 219 21.24 17.01 17.00 17.18 22.78
Middle 358 34.72 32.53 32.58 29.28 36.08
Upper 324 31.43 37.82 38.18 36.14 31.65
NA 37 3.59 5.92 5.55 10.09 1.90
Total 1,031 100.00 100.00 100.00 100.00 100.00

Business Demographic by Revenues of Businesses (1MM)

Census Tracts
Total Non-Farm 

Businesses
Total Farms Total Non-Farm 

Businesses
Total Farms Total Non-Farm 

Businesses
Total Farms

Revenues <= 1 Million Revenues > 1 Million

40,026 430 5.84 36,109 408 5.80 1,515 12
% # ## # % # #

193,685 2,653 36.04 175,640 2,526 35.89 6,060 57
19.76 3,556 36101,279 1,456 19.78 91,647 1,391

35,244 218 2.96 29,910 210 2.98 2,089 3
35.56 7,480 50225,174 2,604 35.38 205,873 2,503

Data source: D&B as of June 2024; 2020 ACS US Census

100.00 20,700 158595,408 7,361 100.00 539,179 7,038

Median Housing 
Value

Affordability 
Ratio*

$
554,346 8.48
749,715 11.63
952,925 12.72

1,386,754 12.6
1,094,093 6.09
1,090,884 11.52

Percentage Within Each Tract Category

Housing by Income Total Housing 
Units

Owner Occupied Units Occupied Rental Units Vacant Units Single-Family 1-4 Units Multi-Family 5+ Units Mobile Homes Other Units Median 
Age of 

Median 
Gross Rent

% #% # % # %Tract Categories # # % #
3.29 165 0.13 63 1,274

% # $
Low 125,313 26,932 21.49 89,668 71.56 8,713 6.95 56,515 45.10 64,505 51.48 4,128

# % #

2.27 20153.52 17,608 5.36 214,036 65.12Moderate 328,689 135,153 41.12 175,928
1.99 602 0.10 56 2,256

0.06 61 1,887
Middle 614,277 302,342 49.22 276,712 45.05 35,223 5.73 412,785 67.20 188,663 30.71 12,227

106,992 32.55 7,460

0.56 19234.75 37,025 6.56 411,874 73.03Upper 563,987 330,988 58.69 195,974
0.14 32 0.08 60 1,625

0.03 57 2,577
NA 41,010 7,773 18.95 29,159 71.10 4,078 9.94 10,174 24.81 30,746 74.97 58

148,781 26.38 3,140

2,117
(*) Affordability Ratio is calculated by dividing weighted Median Household Income by weighted Median Housing Value.

Data source: 2020 ACS US Census

539,687 32.25 27,013 1.61 1,19245.86 102,647 6.13 1,105,384 66.06Total 1,673,276 803,188 48.00 767,441 0.07 58
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c. Deposit Market Share 

The AA accounts for over $6 billion or 4.82% of HBUS total domestic deposits as of June 30, 2024. HBUS ranks 10th out of a total of 68 institutions 
for deposit market share in the AA. Three banks held the majority deposit market share in the AA, collectively capturing over 71% of total deposits 
in the market. Bank of America ranked 1st with approximately 39% of the market share, Wells Fargo ranked 2nd with around 20% of the market 
share JPMorgan Chase ranked 3rd with approximately 12% of the market share. Table 3.6.7 shows the deposit share information for the top five 
banking organizations in the AA. 

Table 3.6.7: Deposit Market Share: AA #627 San Francisco, Oakland, San Jose 

Selected Market 
State:  California     Counties:  Alameda, San Francisco, Santa Clara 

Reporting 
Period 

State 
(HQ) County Institution Name CERT Office 

Count 

 Total 
Deposits 

(Thousands 
USD) 

Market 
Share 

6/30/2024 NC Alameda Bank of America, National Association 3510 106 194,854,509 39.49% 
6/30/2024 SD Alameda Wells Fargo Bank, National Association 3511 116 98,734,428 20.01% 
6/30/2024 OH Alameda JPMorgan Chase Bank, National Association 628 127 57,440,998 11.64% 
6/30/2024 NC Santa Clara First-Citizens Bank & Trust Company 11063 4 35,776,820 7.25% 
6/30/2024 SD San Francisco Citibank, National Association 7213 61 22,305,000 4.52% 

 

  

 
27 https://www7.fdic.gov/sod/sodMarketRpt.asp?barItem=2. 
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7. Los Angeles-Long Beach-Anaheim MSA 

a. Map 

Los Angeles County together with Orange County make up the Los Angeles-Long Beach-Anaheim, CA MSA. Los Angeles County borders 70 miles 
of coast on the Pacific Ocean and encompasses mountain ranges, valleys, forests, islands, lakes, rivers, and desert. Orange County’s southwest border 
is 40 miles of coast on the Pacific Ocean and its northern border is Los Angeles County.  

Figure 3.7.1: Map of AA #7 Los Angeles, Santa Ana 

 
Figure 3.7.1 provides a map of the assessment area. HBUS has three branches in the AA, one of which is located in a middle-income census tract 
and two in upper-income census tracts as shown in Table 3.7.2. 

Table 3.7.2: HBUS Branches: AA #7 Los Angeles, Santa Ana 

County Low Moderate Middle Upper N/A Total 
Branches 

Los Angeles 0 0 1 1 0 2 
Orange 0 0 0 1 0 1 
Total 0 0 1 2 0 3 

  

https://en.wikipedia.org/wiki/Pacific_Ocean
https://en.wikipedia.org/wiki/Pacific_Ocean
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b. Economic Characteristics: Population, Income, Employment, Industry and Housing 
Population and Income 
 
The AA has a population of 13,200,998. The median family income is $91,480. The AA contains 3,112 census tracts, over 33% of which are low or 
moderate income, shown in Table 3.7.3 is demographics of the AA. Approximately one-third of the larger MSA28 population is foreign-born with 
40% coming from Asia and 51% coming from Latin America. The median age of area residents is 38.9 slightly younger than the average for the 
U.S. 39.2.  64% of the population is between 18 and 64. In the MSA, 12.92% of households are below the poverty line compared to 12.5% for the 
U.S. Regarding education, 82.7% of the population has a high school degree and 38.5% have a bachelor’s degree or higher, which is favorable to 
the U.S. averages (89.8% and 36.2%, respectively). Residents of the area commute an average of 30.3 minutes to work which is 1.1 times higher 
than the national average of 27.6. 75% drove alone and just 3% rely on public transportation.29 

Table 3.7.3: Demographic Information (LMI): AA #7 Los Angeles, Santa Ana   

 
  

 
28 https://censusreporter.org/profiles/31000US31080-los-angeles-long-beach-anaheim-ca-metro-area/ 
29 https://censusreporter.org/profiles/31000US31080-los-angeles-long-beach-anaheim-ca-metro-area/ 

Median Family Income 91,480.18

Median Household Income 80,591.32
Data source: 2020 ACS US Census

Unemployed Civilian Labor 421,819 3.95

Civilians Not in Labor Force 3,737,150 35.03

Employed/Armed Services 6,508,977 61.01

Low Income Families 699,394 23.68

Moderate Income Families 486,144 16.46

Labor Characteristics Count %

Moderate Income Households 665,586 15.22

Total Families 2,953,482

Families Below Poverty Level 283,901 9.61

Retirement 651,536 14.90

Households Below the Poverty Level 564,852 12.92

Low Income Households 1,119,608 25.61

Self Employed 694,848 15.89

Social Security 1,132,410 25.90

Public Assistance 144,655 3.31

Female Headed Households 1,356,814 31.03

Female Headed Households Below Poverty Level 122,625 2.80

Wage/Salary 3,430,542 78.46

Household Characteristics Count %
Total Households 4,372,505

Non-English Speaking 1,494,773 34.19
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Employment and Industry 

Unemployment in the MSA was 3.95% compared with 4.3% nationally. During 2020, employment declined more sharply and recovered more slowly 
in the MSA than for the U.S. as a whole. Los Angeles has one of the largest and busiest freeway systems and there is a lack of a public transportation 
system. The Los Angeles metropolitan area is served by more airports than any major city in the world. The Los Angeles International Airport is the 
fourth busiest commercial airport in the world. The contiguous Port of Los Angeles and neighboring Port of Long Beach comprise the San Pedro 
Bay port complex, which handles more containers per ship call than any other port complex in the world. When combined, the two ports rank as the 
world's 9th busiest container port complex, acting as the key player in Pacific Rim Trade. 

Understandably, Trade, Transportation, and Utilities is one of the largest industry sectors in the AA. The Education and Health Services sector 
showed the highest growth between June 2024 and June 2025, while Manufacturing showed the greatest loss. Table 3.7.4 shows the industry change 
by sector.30 Employers in the AA are quite diverse and dominated by media and entertainment, aerospace, transportation, and healthcare. The largest 
employers in the AA are Walt Disney Company, NBC Universal, Warner Bros. Kaiser Permanente, Los Angeles Unified School District, and the 
Los Angeles County Metropolitan Transportation Authority.  

 
 

Table 3.7.4: Industry Changes by Sector: AA #7 Los Angeles, Santa Ana 

 
 

  

 
30 https://www.bls.gov/regions/west/summary/blssummary_losangeles.pdf 
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Table 3.7.5 shows the distribution of businesses by revenue in the AA. Nonfarm businesses with less than $1 million in revenue account for 92% of 
the businesses in the county31. 

Table 3.7.5: Business Counts (LMI): AA #7 Los Angeles, Santa Ana 

 
 

Housing 

The median home price in Los Angeles $867,200, 2.7 times the U.S. median price of $340,20032. Nearly 70% of the homes are valued between 
$500,000 and $1 million. A moderate income family could afford a home costing $235,650 without spending more than 30% of their income on 
housing. Only 7% or approximately 212,000 of the housing units have a housing value of $300,000 or less. There are over 1 million LMI households 
in the AA. The majority of the housing stock, 65%, is composed of single-family units. 46% of the housing stock is owner occupied. Approximately 
33% of the housing units are multifamily and 48% are occupied. The median year build is 1922. Additionally, occupancy costs exceed 30% of 
household income for over 42% of the occupied housing units in the county.33 Table 3.7.6 shows the housing data for the county.  
 

Table 3.7.6: Housing Data (LMI): AA #7 Los Angeles, Santa Ana 

 
  

 
31 Data source: D&B as of June 2024; 2020 ACS US Census 
32 https://censusreporter.org/profiles/31000US31080-los-angeles-long-beach-anaheim-ca-metro-area/ 
33 https://data.census.gov/cedsci/table?g=310M500US31080&tid=ACSDP5Y2019.DP05&hidePreview=true. 

Tract Income Level
# % % % % %

Low 178 5.72 3.44 3.41 4.03 6.74
Moderate 856 27.51 19.03 18.93 23.38 22.47
Middle 926 29.76 27.33 27.20 30.65 26.97
Upper 1,071 34.42 47.61 48.01 35.65 40.45
NA 81 2.60 2.60 2.45 6.28 3.37
Total 3,112 100.00 100.00 100.00 100.00 100.00

Census Tracts
Total Non-Farm 

Businesses
Total Farms Total Non-Farm 

Businesses
Total Farms

Revenues <= 5 Million Revenues > 5 Million
Total Non-Farm 

Businesses
Total Farms

# # % # # % # #

403,643 3,978 18.66 379,713 3,890 18.66 4,040 20
2.79 697 672,867 601 2.82 68,344 581

1,009,728 10,219 47.93 963,069 10,018 48.06 6,161 36
29.01 5,297 24579,604 6,192 29.04 545,679 6,047

2,120,886 21,319 100.00 2,005,896 20,846 100.00 17,281 89
1.49 1,086 355,044 329 1.54 49,091 310

Data source: D&B as of June 2024; 2020 ACS US Census

Median Housing 
Value

Affordability 
Ratio*

$
464,922 7.95
479,416 11.17
578,204 13.41
941,413 12.34

1,066,355 5.07
746,364 11.24

Percentage Within Each Tract Category

Housing by Income Total Housing 
Units

Owner Occupied Units Occupied Rental Units Vacant Units Single-Family 1-4 Units Multi-Family 5+ Units Mobile Homes Other Units Median 
Age of 

Median 
Gross Rent

% #% # % # %Tract Categories # # % #
1.29 100 0.04 62 1,202

% # $
Low 225,201 29,216 12.97 183,218 81.36 12,767 5.67 87,816 38.99 134,391 59.68 2,894

# % #

2.65 86864.03 61,805 5.22 681,723 57.56Moderate 1,184,434 364,211 30.75 758,418
2.37 1,108 0.08 57 1,698

0.07 61 1,417
Middle 1,388,988 672,356 48.41 643,632 46.34 73,000 5.26 939,616 67.65 415,372 29.90 32,892

470,490 39.72 31,353

1.08 82533.99 133,970 7.43 1,315,546 72.94Upper 1,803,716 1,056,633 58.58 613,113
0.19 9 0.02 59 1,548

0.05 54 2,113
NA 58,695 7,284 12.41 44,424 75.69 6,987 11.90 14,014 23.88 44,558 75.91 114

467,945 25.94 19,400

1,676
(*) Affordability Ratio is calculated by dividing weighted Median Household Income by weighted Median Housing Value.

Data source: 2020 ACS US Census

1,532,756 32.88 86,653 1.86 2,91048.12 288,529 6.19 3,038,715 65.19Total 4,661,034 2,129,700 45.69 2,242,805 0.06 57
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c. Deposit Market Share 

The market accounts for over $8.9 billion or 7.2% of HBUS total domestic deposits as of June 30, 2024. HBUS ranks 14th out of a total of 107 
institutions for deposit market share in the AA. The top three banks held the majority deposit market share in the AA, collectively capturing 49% of 
total deposits in the market. JPMorgan Chase ranked 1st with approximately 19% of the market share, Bank of America ranked 2nd with nearly 17% 
of the market share, followed by Wells Fargo Bank that captured 13% of the market share. Table 3.7.7 shows the deposit share information for the 
top five banking organizations in the AA. 
 

Table 3.7.7: Deposit Market Share: AA #734 Los Angeles, Santa Ana 

Selected Market 
State: California     Counties:      Los Angeles, Orange 

Reporting 
Period State (HQ) County Institution Name CERT  Office Count 

 Total 
Deposits 

(Thousands 
USD) 

Market 
Share 

6/30/2024 OH Los Angeles JPMorgan Chase Bank, National Association 628 335 124,947,801 18.73% 
6/30/2024 NC Orange Bank of America, National Association 3510 285 110,541,556 16.57% 
6/30/2024 SD Los Angeles Wells Fargo Bank, National Association 3511 269 88,277,700 13.23% 
6/30/2024 CA Los Angeles City National Bank 17281 34 50,389,486 7.55% 
6/30/2024 CA Los Angeles East West Bank 31628 44 42,998,893 6.45% 

 

  

 
34 https://www7.fdic.gov/sod/sodMarketRpt.asp?barItem=2&sZipCode=&InfoAsOf=2020&SortBy=Market%20Share&reRun=Y =2. 
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SECTION 4: COMMUNITY NEEDS ASSESSMENT 

A. Review of Regional and Local Community Development Plans (FHLB AND HUD) 

Table 4.A.1: Priority Needs for FHLB Plans Summary 

Priority Needs - FHLB Plans 
Jurisdiction Date Priority #1 Priority #2 Priority #3 
New York – FHLB (AA #1, AA 
#2) 

2024 Housing quality, measured by several unique 
data points, is essential for safe, healthy 
housing and represents a core pillar of the 
role housing plays in upward mobility at all 
levels of the income spectrum. When 
families live in newly constructed or recently 
rehabilitated housing that is free of major 
defects and  
can remain affordable for the long term, it 
enhances their ability to develop strong 
social capital and maintain close community 
ties. 

Housing affordability is a clear 
link to economic mobility. In our 
Plan, we focus on two key metrics 
of  
affordability: housing cost burden 
and crowding. 

Homelessness and eviction are two of many 
factors that demonstrate the precarious 
housing situation many residents in the 
FHLBNY’s District face. The ability to stay 
in one’s home for as long as they wish is  
essential for the social, emotional, and 
economic stability of families and 
contributes to vibrant close-knit  
communities characterized by opportunity 
and abundance. Applying housing stability 
as a determinant of upward mobility 
informs the state of the District’s renters 
and homeowners and allows FHLBNY to 
design its housing and credit products to 
maximize housing stability. 

Virginia, DC, Florida – FHLB  
(AA #3, AA #4) 

2024 Median home prices are high across the 
district and unaffordable to many seniors and 
moderate-income potential homebuyers 

Median incomes are lower than 
the national average in five of the 
states in the FHLBank Atlanta 
district 

Rental housing throughout the remains 
unaffordable for a significant portion of 
renter populations. 

Washington – FHLB (AA #5) 2023 Affordable housing for households with 
incomes at or below 30% of area median. 

Homeownership for households 
with incomes at or below 30% 
and 50% of area median. 

Housing for homeless and special needs 
households, including veterans and 
households carrying significant health care 
costs. 

Des Moines – FHLB - Washington 
Special Circumstances (AA #5) 

2023 Rental units for households earning up to 
30% of area median income, particularly in 
the Puget Sound region and southeast and 
southwestern parts of the state. 

The housing stock of mostly 
single-family homes is not a 
match for the demands of its 
changing demographics driven by 
smaller and nonfamily 
households. 

The most severely cost burdened 
demographic is households under the age of 
35. In addition, Washington identified that 
low-income and non-white households are 
more likely to face challenges related to 
housing discrimination. 

San Francisco – FHLB (AA #6) 2024 Increase availability of affordable rental 
homes for elderly low income renters. 

Decrease homelessness.  Increase availability of affordable homes 
for homebuyers. 

 
The OCC has pointed to the Federal Home Loan Banks’ Targeted Community Lending Plans (“FHLB TCLPs”) and local or state Consolidated 
Plans submitted to HUD for community planning and development programs as reliable sources that articulate local needs and opportunities based 
on interactions with the community and other types of research. Below are the assessments from the relevant FHLB TCLPs and HUD Consolidated 
Plans. Table 4.A.1 summarizes the needs identified by these four FHLBs in whose districts HBUS operates. 
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B. HUD Consolidated Plans35 

The Consolidated Plan is designed to help states and local jurisdictions to assess their affordable housing and community development needs and 
market conditions, and to make data-driven, place-based investment decisions. The consolidated planning process serves as the framework for a 
community-wide dialogue to identify housing and community development priorities that align and focus funding from the consolidated plan 
development formula block grant programs: Community Development Block Grant (CDBG) Program, HOME Investment Partnerships (HOME) 
Program, Housing Trust Fund (HTF), Emergency Solutions Grants (ESG) Program, and Housing Opportunities for Persons With AIDS (HOPWA) 
Program. The Consolidated Plan is carried out through Annual Action Plans, which provide a concise summary of the actions, activities, and the 
specific federal and non-federal resources that will be used each year to address the priority needs and specific goals identified by the Consolidated 
Plan.  

According to HUD, the Consolidated Plan is designed to be a collaborative process whereby a community establishes a unified vision for housing 
and community development actions. It offers participants the opportunity to shape these housing and community development programs into 
effective, coordinated housing and community development strategies. It also allows for strategic planning and citizen participation to occur in a 
comprehensive context, thereby reducing duplication of effort. The following table lists the priorities identified in the Consolidated Plans available 
for the geographies that contain HBUS’ AAs. 

  

 
35 All HUD Consolidated Plans can be found at https://www.hudexchange.info/programs/consolidated-plan/con-plans-aaps-capers/. 

https://www.hudexchange.info/programs/consolidated-plan/con-plans-aaps-capers/
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Table 4.A.2: Priority Needs HUD Plans Summary 

Priority Needs - HUD Plans 

Jurisdiction Date Priority #1 Priority #2 Priority #3 
Essex County, NJ 
(AA #1) 

2020-2024 Expand the supply of affordable 
housing units for low and 
moderate-income persons. 

Provide homeless prevention services to 
those individuals and families who are in 
danger of becoming homeless through no 
fault of their own.  

The County intends to work with the 
CEAS Committee – Comprehensive 
Emergency Assistance System – to ensure 
that homeless individuals and families are 
offered the services they need to find and 
retain permanent, affordable housing. The 
funds will also be used to upgrade 
homeless shelters to better accommodate 
the homeless populations they serve. 

 
Maintain the existing supply of 
affordable housing units for low 
and moderate-income persons. 
 
Provide assistance to low and very 
low-income households that are in 
danger of becoming homeless. 
 
Provide increased housing 
opportunities with support for first 
time homebuyers. 

Morris County, NJ 
(AA #1) 

2020-2024  Maintain or upgrade infrastructure 
and public facilities to improve the 
quality of life in the low-income 
areas. 

Expand and continue non-housing 
community development supportive 
services. 

Develop affordable housing for low 
income individuals and families, provide 
rehabilitation assistance for homeowners 
and rent assistance and affordable rents 
for renters. Development of new 
affordable housing opportunities for both 
renters and buyers is also needed as there 
is shortage of supply. 

Union County, NJ 
(AA #1) 

2020-2024   The County identified the 
preservation of affordable single-
family housing stock throughout 
the County as a high priority need. 
A corresponding need is the need 
for code enforcement. 

Rental households earning less than 50% 
of area median income; Rental 
households earning between 50% and 
80% of area median income 

The County will make CDBG funds 
available to participating cities, boroughs, 
townships, and town to make 
infrastructure improvements to low-and 
moderate-income areas of their 
community. Potential infrastructure 
projects include, but are not limited to, 
water and sewer lines, street and sidewalk 
improvements, and drainage 
improvements. Many of these needs are 
considered necessary line items in 
municipal budgets. In Union County 
municipalities, these repairs and upgrades 
cannot be afforded by the municipality. 
Local municipality revenues are 
inadequate. 
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Nassau County, NY 
(AA #1) 

2020-2024 Elimination of substandard housing 
is a priority need for all household 
types and income categories. Most 
of the substandard housing units 
identified throughout the County 
are likely occupied by households 
earning less than 80% of median 
income. Many of these units need 
energy efficiency improvements 
and may also have led based paint. 
Itis more cost effective to 
rehabilitate existing housing than 
have it deteriorate and need to be 
replaced. 

The Needs Assessment section of the 
Consolidated Plan identifies cost burden, 
households paying more than 30% of 
income for housing, as the most 
significant housing problem for 
households throughout the County. 

Homeless needs in Nassau County are 
met by the Nassau County Office of 
Community Development (OCD), the 
Long Island Continuum of Care Group 
(CoC), and a network of housing 
organizations who provide housing and 
services for the homeless. Most of the 
funds and programs earmarked for 
homeless assistance emanate from these 
agencies. 

Suffolk County, NY 
(AA #1) 

2020-2024  Affordable Housing: this priority 
relates to all non-homeless housing 
throughout the Consortium 
geography. The acquisition, 
construction, and rehabilitation of 
housing for both owners and renters 
to assist low- and moderate-income 
households. This priority will 
include rental housing as well, 
through development and 
incentives. Affordable 
homeownership down payment 
assistance programs are included in 
this priority. 

Homelessness and Special Needs: are 
primarily addressed through a referral 
system. The Suffolk County Department 
of Social Services (DSS) and the 
Continuum of Care (CoC) provide 
emergency housing through a group of 
nonprofit members. These member 
providers either directly or through 
referrals deliver case management for 
special needs such as financial assistance, 
street outreach, mental health 
assessments, and treatment as well as 
drug and alcohol treatment services. 

Non-Housing Community Development: 
includes programs to improve 
accessibility at public facilities, improve 
parks and playgrounds, streetscaping 
activities, improve commercial facades, 
and other improvements to public 
facilities. This priority includes services 
to low- and moderate-income persons, 
elderly, persons with AIDS, homeless 
persons, victims of domestic violence and 
other groups that benefit from public 
service activities. These services could 
include counseling, youth programs, 
senior services, food pantries, soup 
kitchens, overnight sheltering, case 
management referrals, and other services. 
This priority is applicable throughout the 
entire Consortium geography. 

New York City, NY 
(AA #1) 

2021-2025 The provision of affordable 
housing assistance for persons 
living with HIV/AIDS (PLWHA) 
include tenant-based rental 
assistance (TBRA), short-term 
rental, mortgage, and utility 
assistance (STRMU), permanent 
supportive housing and permanent 
housing placement services. 

Operated by DHS, New York City’s 
emergency shelter system is one of the 
most comprehensive in the nation, 
providing connections to mainstream 
services and a variety of resources to help 
individuals become stably housed as 
quickly as possible. Additionally, DHS 
operates homeless street solutions 
outreach and drop-in services to bring 
chronic unsheltered homeless off the 
streets and into housing. 

Through a variety of strategies, the 
prevention programs within NYC will 
help to prevent adult families and 
individuals at-risk of homelessness from 
entering shelter. Services will include 
family or tenant/landlord mediation, 
household budgeting, emergency rental 
assistance, and benefits advocacy. 
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Westchester County, NY 
(AA #1) 

2019-2023 Fair and affordable housing. 
Housing activities that will be 
available to low and/or moderate 
income households through 
activities that will provide rental 
assistance, housing counseling 
services and referrals, fair housing 
counseling especially to minority 
households, mortgage/foreclosure 
default counseling, mobility 
housing counseling, production of 
new homeownership and rental 
housing units, rehabilitation of 
existing housing units either single-
family homes or multi-family rental 
buildings, secure homeownership 
status for first-time homebuyers, 
homeless assistance, rapid re-
housing and senior services, 
handicapped services and other 
support services. 

Sustainable investment in communities. 
This priority relates to comprehensive 
neighborhood revitalization projects that 
identify the need for: 1) public 
improvements such as sidewalks, 
parks/recreational, streetscape 
(furnishings, lighting), water/sewer 
system, parking facilities, pedestrian/bike 
path, transit facilities, etc., 2) 
neighborhood revitalization projects that 
can build on affordable housing 
developments, economic development 
and social services (day care services, 
senior citizen services, employment 
training, and other eligible CDBG public 
services), 3) activities that will address 
energy conservation as well as green 
technology to the construction or 
rehabilitation of public facilities and/or 
community centers or any other eligible 
CDBG public facilities, 4) activities that 
will address storm water management that 
mitigates flood conditions, and activities 
that will provide pedestrian friendly 
improvements for livable downtowns and 
promote better transportation services. 

N/A 

Erie County, NY  
(AA #2) 

2020-2024 Improvements to sewer and water 
service, deteriorated roads – 
reconstruction and repair, 
sidewalks, bicycle and vehicular 
access, and storm drainage and 
flood protection facilities in 
targeted low-income 
neighborhoods. 

Improve and/or expand public facilities 
that address community needs. Such 
facilities may include; community 
centers, libraries, and youth centers, 
parks, recreation, open space facilities, 
commercial centers, and senior center 
facilities. 

Provide senior service program 
enhancements such as adult day care and 
senior citizen services, recreation 
programs for all ages, transportation 
services for health, income and personal 
needs and nutrition, employment, 
supportive housing, and transportation. 
Fill gaps in services, which support 
community revitalization and enhance the 
quality of life for low/moderate income 
residents. Provide fair housing assistance 
to those who are discriminated against in 
search of affordable housing.  

Fairfax, VA  
(AA #3) 

2021-2025 There is a need to prevent and end 
homelessness for both individuals 
and families and to re‐house those 
who are homeless. 

The need exists for rental housing that a 
low‐income household can financially 
afford and still meet other basic living 
needs. 

Households need access to 
homeownership through homebuyer 
programs and to be able to rehabilitate 
homes that they own.  
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Washington DC  
(AA #3) 

2016-2020 Federal and local funds will be 
used to retain the city's existing 
subsidized housing stock. 
Constructing new units to expand 
the supply of affordable units while 
being cognizant of the growing 
racial and ethnic diversity of the 
city is vital. Funds are restricted to 
households earning 80% of AMI or 
less. Local Housing Production 
Trust Fund monies will follow 
regulatory requirements - 40% of 
funds for households earning under 
30% AMI, 40% of funds to 
households earning under 50% 
AMI, and 20% of funds to 
households earning under 80% 
AMI. The Housing Trust Fund will 
specifically target extremely low-
income households that earn less 
than 30% AMI. 

The Inter-Agency Council on 
Homelessness, the State Continuum of 
Care Provider, housing agencies, and 
other government partners will continue 
to implement the Homeward DC Plan - a 
strategic plan to end homelessness- 
without further concentrating poverty. To 
help meet the housing needs for the 
homeless, funding will expand the 
number of permanent supportive housing 
units, transitional housing with 
appropriate supports to move them into 
more permanent housing solutions. In 
emergency cases, tenant based rental 
assistance may be used to prevent 
homelessness. The District is also 
undergoing major shelter redevelopment 
efforts and may use federal resources to 
promote small, community-based shelters. 
The National Housing Trust Fund 
(NHTF) will be used to prevent 
homelessness for extremely low-income 
individuals through the expansion of 
affordable housing. Preference points will 
be offered to NHTF projects that produce 
permanent housing and offer supportive 
service to chronically homeless 
individuals and families.  

Increasing housing affordability and 
accessibility in high-opportunity 
neighborhoods, ensuring District services 
are prioritized by corresponding agencies 
so that neighborhoods in transition are not 
negatively impacted by new development; 
integrating neighborhoods racially, 
ethnically, and economically, In lower 
opportunity areas, DHCD is committed to 
non-housing investments that increase the 
desirability of distressed neighborhoods 
through increasing community amenities, 
public investments, and economic 
opportunities. 
To balance unintentional housing cost 
increases as a result of infrastructure or 
community amenity investments, DHCD 
is committed to preserving existing 
affordable housing and promoting new 
affordable housing opportunities through 
programs such as the Tenant Opportunity 
to Purchase Act (TOPA).  

Miami-Dade County, FL 
(AA #4) 

2020-2024 Foster economic development 
activities to create jobs for low- and 
moderate-income persons, create or 
expand community-based 
businesses, and assist businesses of 
the County's Eligible Block group 
areas.  

Decrease rent burden for very low-income 
Renter Households with income levels 
under 30% AMI and Rent Burden >50%. 

Provide operating support for the 
Emergency Shelter, for Homeless 
Families and Individuals. 

King County, WA  
(AA #5) 

2020-2024 Enhance opportunities for equitable 
development and the 
creation/preservation of affordable 
housing.  

Work to develop a cohesive and 
coordinated homeless system that is 
grounded in the principle of Housing 
First. 

Establish and maintain a suitable living 
environment and expand economic 
opportunities for low-and moderate-
income people.  

Alameda County, CA (AA 
#6) 

2020-2024 Promote the production, 
rehabilitation, and preservation of 
affordable housing (rental and 
ownership) through acquisition, 
rehabilitation, new construction, 
and minor home repair. 

Use resources to end homelessness by 
funding and supporting homeless services 
programs. 

Increase the availability of service 
enriched housing for persons with special 
needs by supporting the acquisition and 
new construction of housing units. 

San Francisco County, CA 
(AA #6) 

2020-2025 Development of new affordable 
housing and the preservation and 

Affordable homeownership opportunities 
must also be provided to help increase 
financial mobility up the housing ladder 

Create an adequate supply of permanent 
affordable housing. Develop a plan to 
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maintenance of the existing 
affordable housing stock. 

by expanding down payment assistance 
programs or educating 
homebuyers/homeowners prior to or after 
purchasing a home. Strengthening the 
housing application system and 
community-based organizations’ capacity 
to assist clients finding housing must also 
expand access to rental and 
homeownership opportunities. 

prevent homelessness as the most cost-
effective strategy.  

Santa Clara County, CA 
(AA #6) 

2020-2024 Nearly 39% of households (or 
242,035 households) in the County 
are extremely low income, low 
income, or moderately low income, 
with incomes ranging from 0-80% 
area median income (AMI). The 
2019 PIT Count identified a total of 
9,706 persons experiencing 
homelessness.  
   
 As stated in the Needs Assessment, 
cost burden is the most common 
housing problem, with 36% of 
households in the County 
experiencing either cost burden or 
severe cost burden. Among owner-
households, 29% are cost burdened 
and 12% are severely cost 
burdened. Among renter-
households, 45% are cost burdened 
and 22% are severely cost 
burdened. When reviewing the 
2015-2020 Consolidated Plan the 
number of cost burden households 
rose by 11% particularly with the 
renter-households. From 2015 to 
2020 the number of renter-
households who were cost 
burdened rose 20%.  

The 2019 PIT Count identified a total of 
9,706 persons experiencing homelessness, 
and more than four in five persons 
experiencing homelessness were 
unsheltered. 

Families in transition are struggling to 
make it because: their household income 
is low, lack of supportive housing or 
permanent affordable housing or they 
have been displaced by redevelopment or 
have been evicted. Solutions for families 
that are at risk of homelessness are 
desperately needed. 

Los Angeles County, CA  
(AA #7) 

2023-2027 GOAL: Develop and Rehabilitate 
Affordable Housing Units 
GOAL: Increase Access to 
Affordable Housing  
This need is demonstrated by the 
Urban County’s inadequate housing 
production levels during the 
previous decades, high population-
to-housing unit ratio, and the high 
incidence of cost burden and severe 

GOAL: Provide Services to Prevent and 
Reduce Homelessness 
The region’s homelessness crisis has 
many sources, the biggest of which is a 
severe lack of housing units available to 
extremely low- and low-income 
households. Many of these households 
face cost burdens, in turn causing housing 
and economic instability and placing them 
at risk of entering homelessness.  

GOAL: Support Businesses 
GOAL: Increase Access to Employment 
Opportunities 
A lack of economic development 
resources targeting lower-income 
businesses, entrepreneurs, and employees 
limits the ability for communities to 
diversify labor opportunities and create 
robust, inclusive communities, both at the 
local and regional level. 
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cost burden among low- and 
moderate-income households. 
Improving access to affordable 
housing is the highest-ranked 
priority because the lack of 
affordable units is the fundamental 
factor driving many of the other 
priority issues, such as cost burden 
among low- and moderate-income 
households, entry into 
homelessness, and difficulty exiting 
homelessness. 

Orange County, CA  
(AA #7) 

2020-2024 Data collected from the needs 
assessment survey indicated 
affordable housing as a high 
priority need.  

Strengthen, preserve, and enhance the 
physical character and quality of life in 
Orange County’s low- and moderate-
income neighborhoods, including the 
housing stock and public infrastructure 
and facilities. 

Public services and public facilities 
improvement is a high priority need based 
on the comments received during the 
community outreach process. 

 
Affordable rental housing is a credit need in all of HBUS’ identified AAs. As reported in the discussion of economic and demographic factors for 
each of HBUS’ AAs, these geographies have some of the highest median value of owner-occupied housing in the US. Accordingly, each geography 
discussed has a significant portion of households that are cost-burdened in that occupancy costs exceed 30% of household income. The National 
Low-Income Housing Coalition (“NLIHC”) report “The Gap” finds that all the states where HBUS has AAs have fewer than 41 affordable and 
available rental homes per 100 extremely low-income rental households36. In New York City, for example there are only 34 affordable rental units 
available per 100 extremely low-income households and over 85% of these households are considered to be housing cost burdened. In Los Angeles, 
the situation is even worse. There are only 24 affordable rental units available per 100 extremely low-income households and 90% are considered 
to be cost burdened and 78% are severely cost burdened in that they pay more than 50% of their income on housing. The disparity is similar in 
Florida, DC, and Seattle Washington where there are only 24, 32 and 28 available and affordable rental homes per 100 extremely low-income 
households, respectively.  

All of the MSAs where HBUS has AAs have less than the national average of available and affordable rental units per 100 households at or below 
the extremely low-income threshold. As presented in Section 3, 3 of 7 AAs have more than one-third of their total stock of housing units classified 
as unaffordable37. The other four AAs have between one-sixth and one-third of their total housing stock classified as unaffordable. The need for 
public infrastructure and facilities was a need specifically identified in 10 of the 19 plans discussed above. Finally, closely related to the affordability 
issue is the need for economic opportunities that would increase family incomes. 

 
36 The GAP | National Low Income Housing Coalition 
37 Housing costs exceed 30% of income. 

https://nlihc.org/gap
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C. Impact of COVID-19 

Despite a partial recovery in some housing metrics, affordable housing remains severely strained in 2024 due to lingering effects of the COVID-19 
pandemic. Post-pandemic inflation, high interest rates, and the lasting shift to remote work have increased costs for both renters and buyers, 
exacerbating a pre-existing housing shortage. For low- and middle-income households, these conditions have led to record-high cost burdens and 
increased housing instability.  

Key lingering effects on affordable housing in 2024: 

Inflated costs 

 Persistent high construction and operating expenses: While material costs have stabilized somewhat, labor costs remain high, making new 
affordable housing development significantly more expensive than before the pandemic. Existing affordable properties are also seeing 
sharply higher operating expenses, from insurance to maintenance. 

 Interest rate instability: The Federal Reserve's response to pandemic-driven inflation caused a dramatic rise in interest rates through 2023. 
Although rates have slightly moderated since late 2023, the instability continues to complicate financing for affordable housing developers 
and increases costs for potential buyers. 

 Increased competition for financing: Higher costs and volatile interest rates have made it more difficult for affordable housing developers 
to secure essential "hard debt" financing, intensifying competition for state-allocated Private Activity Bonds (PABs).  

Shifted housing demands 

 The rise of remote work: The pandemic-era shift to remote work has permanently altered housing demand. 
o It has led to higher-income workers relocating from expensive urban centers to more affordable suburban and exurban areas, increasing 

housing costs in these formerly cheaper regions. 
o Remote workers also seek larger homes with dedicated office spaces, further raising prices. 

 Lingering low inventory: While active home listings showed a partial rebound in September 2024, they remain below pre-pandemic levels. 
This persistent supply shortage is largely due to the "lock-in effect," where homeowners with low pandemic-era mortgage rates are unwilling 
to sell and face new, higher interest rates.  

Record unaffordability and inequality 

 Worst affordability in decades: The ratio of home prices to median household income has soared, reaching levels unseen even during the 
2000s housing bubble. The income needed to afford a median-priced home in June 2025 was over 2.4 times the median income in some 
states. 
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 Worsening racial disparities: The effects of the pandemic have been felt most acutely by people of color, who have historically faced 
housing discrimination. They were disproportionately impacted by pandemic-related job losses and are now seeing wider racial gaps in 
homeownership. 

Housing development and construction issues 

 Increased development costs: Developers of affordable multifamily housing face higher construction, labor, and operating costs, partly due 
to pandemic-related disruptions. Rising property insurance premiums have also strained finances. 

 Financing challenges: Higher interest rates and volatile financing markets have made securing funding for new affordable housing projects 
more challenging. 

Rental market: High rents and historic cost burdens 

 Strained renters: As of 2022, a record-high 22.4 million renter households—half of all renters—were "cost-burdened," spending more than 
30% of their income on housing. 

 Increased competition for rentals: Priced out of the homeownership market, more high-income households have remained in or shifted to 
the rental market, intensifying competition for lower-cost rental units. 

 Slowing but high rents: After a pandemic-era surge, national rent growth slowed considerably in 2024 but remained up 26% nationwide 
since early 2020. In some markets, particularly densely populated areas like New York, rent burdens increased in 2024. 

 Vulnerable populations and housing insecurity 

 Increased homelessness: Homelessness in the U.S. reached a record high in 2023, driven by a combination of factors, including the expiration 
of pandemic-era protections and rising rents. 

 Disproportionate impact: Renters of color disproportionately experience housing insecurity, with more than half of Black and Hispanic 
renters struggling to pay housing costs in 2024. 

 Long COVID's role: Studies in 2024 revealed that individuals with Long COVID face significantly higher rates of housing instability, 
financial concerns, and higher risk of eviction or foreclosure. 
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D. Implications for the Bank’s CRA Compliance Strategy 

Affordable housing was an identified need in all 7 of HBUS’ assessment areas. In the Consolidated Plans reviewed above for the 7 AAs, affordable 
rental housing was also listed as a top priority along with increased access to homeownership. Decreasing homelessness and improving resources 
for those impacted by homelessness was listed five times as a top priority. A related need identified in several plans is the need for public 
infrastructure. Finally, increased economic opportunities is another way to reduce the cost-burden housing represents in all of these AAs.  
 
Community Development lending and investment is one way to make a significant impact on these identified needs of affordable housing, 
infrastructure, and economic development. Section 6 discusses how HBUS has crafted its goals to address these needs. 
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SECTION 5: PERFORMANCE CONTEXT 

A. Business Strategy  

HBUS is a subsidiary of HSBC North America Holdings Inc., which is a subsidiary of HSBC Holdings plc is headquartered in London. HSBC 
serves customers worldwide from offices in 62 countries and territories. With assets of US$3,001bn on 31 March 2024, HSBC is one of the world’s 
largest banking and financial services organizations. 

HBUS is an interstate bank headquartered in Tysons Corner, Virginia, with its principal executive offices in New York City. As of December 31, 
2024, HBUS had total assets of nearly $165 billion and total deposits of $124 billion. Today HBUS has 21 domestic branches. Nearly 80% of the 
deposits are booked in one branch in New York City and are wholesale deposits.  

HSBC has aligned its U.S. operations with HSBC’s global strategy to refocus wholesale operations to better serve international corporate clients and 
restructure retail operations to better meet the needs of globally mobile and affluent clients. The plan also includes streamlining the functional and 
operations support model by removing duplication and reducing the size of the balance sheet to better align with the scope and scale of the U.S. 
opportunity. HSBC is proposing this CRA Strategic Plan II to better align its commitment to meeting the credit needs of the communities where it 
is located with its business strategy. HBUS will continue to offer a full range of banking products, including affordable mortgage products offered 
in partnership with various community partners. 

2025 Organizational Structure Update: In October 2024, HSBC announced that it was simplifying the HSBC Group's organizational structure to 
accelerate delivery against its strategic priorities. While HSBC's strategic priorities remain unchanged, the organizational structure changes will 
reduce the duplication of processes and decision making built into the current structure and will result in greater alignment in serving customers. 
Effective January 1, 2025, the HSBC Group operates through four businesses: Hong Kong, United Kingdom, Corporate and Institutional Banking 
("CIB"), and International Wealth and Premier Banking ("IWPB"). As a result, beginning in the first quarter of 2025, we combined our CMB and 
GBM businesses to create a single CIB business, and we renamed our WPB business IWPB.  

Corporate and Institutional Banking (“CIB”) business provides tailored financial solutions to corporate and institutional clients, alongside 
international and domestic banking services for corporate, international subsidiaries, and innovation clients. US CIB operates through two product 
platforms aligned to our areas of greatest competitive strength – transaction banking and debt financing – and one client coverage organization 
focused on institutional, corporate and innovation banking clients in select sectors. CIB products and services include: 
 CIB Banking supports some of the world’s largest corporates, institutions, private capital clients and government organizations with products 

and solutions in Transaction Banking, Investment Banking, Credit and Capital Management (CCM) and MSS.  
 Global Trade Solutions (GTS) helps buyers and sellers navigate the world of global trade by providing trade and receivables finance 

solutions.  
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 Global Payments Solutions (GPS) business provides a full suite of treasury and cash management solutions and consultative services for 
clients in 56 markets, covering c.90% of the world's GDP. 

 Capital Markets and Advisory (CMA) serves our corporate and institutional clients globally with best-in-class financing capabilities e.g., 
Debt Capital Markets (DCM), Leveraged & Acquisition Finance (LAF), Strategic Equity Finance (SEF), Corporate Risk Solutions (CRS), 
Structured Finance (SF), Global Financing Solutions, and Corporate Finance 

 HSBC Infrastructure Finance and Sustainability (HIF) supports our clients on their transition journeys 
 Markets & Securities Services (MSS) helps clients across our global businesses unlock investment and financing opportunities, access 

financial markets and liquidity, manage risk and transact across borders. We provide integrated trading, financing, securities services, and 
research, acting as a trusted partner to help clients navigate challenges while anticipating growth and innovation opportunities. Our deep 
insights and expertise, enable Institutional, Corporate, and Wealth clients to act decisively in global markets. 

 
International Wealth and Premier Banking ("IWPB") provides a range of banking and wealth products and services to individuals and entities, 
including globally connected affluent, high net worth and ultra-high net worth individuals and their families, focusing on internationally-minded 
customers in large metropolitan centers on the West and East coasts. 
 Our IWPB business segment provides a range of banking and wealth products and services to individuals and entities through our wealth 

centers and online channels as well as dedicated relationship managers and centralized teams.  
 Banking and certain exempt securities services are provided through HSBC Bank USA, brokerage and investment advisory services and 

annuities are provided through our affiliate HSI and additional insurance products are offered through the bank's subsidiary, HSBC Insurance 
Agency (USA) Inc. These services include asset-driven services, such as credit and lending; liability-driven services, such as deposit taking; 
and account services and fee- or commission-driven services, such as investment advisory and securities brokerage; as well as the sale of 
certain third-party insurance solutions.  

 IWPB is focused on growing its wealth and banking business in key urban centers with strong international connectivity across the United 
States, including New York City, Los Angeles, San Francisco, Seattle, Miami, and Washington, D.C.  

 IWPB serves globally connected affluent, high net worth and ultra-high net worth individuals and entities with a focus on multi-generational 
families, business executives and entrepreneurs who require sophisticated solutions to help meet their most complex needs domestically and 
abroad, with many customers sourced in collaboration with our other business lines. IWPB works with these customers to provide tailored, 
coordinated, and innovative ways to manage and preserve wealth while seeking to optimize returns by offering a wide range of products and 
services, including banking, liquidity management, investment services, custody, tailored lending, trust and fiduciary services, insurance, 
family wealth and philanthropy advisory services 

. 
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B. Competitive Environment 

All seven of the designated AAs are in metro areas where there is no shortage of available banking services.38 Table 5.B.1 lists the number of banks 
in each AA, HBUS’ deposit market share and the market share of the top three banks in each AA. Further details on the competition in each AA can 
be found in Section 3 under the description of each AA. Two key conclusions are evident from this data; first, each AA has many insured depository 
institutions and second, a few institutions dominate each market. The figures are historical and do not reflect the deposit shares HBUS expects to 
have in the future. HBUS holds a very small deposit market share in nearly all markets in which it operates. 
 
 
 

Table 5.B.1: HBUS Market Position 

Assessment Area 

Number of 
Banks in the 
Assessment 

Area 

HBUS 
Rank 

HBUS 
Deposit 
Market 
Share 

Market 
Share of 

Top 3 
Banks  

New York-New Jersey-White Plains, NY-NJ MD 134 7 4.25% 54.63% 

 Erie County, NY 18 3 6.56% 81.87% 

Washington-Arlington-Alexandria, DC-VA-MD-WV MD 54 12 1.19% 56.37% 

Miami-Miami Beach-Kendall, FL MD  55 11 2.13% 34.98% 

King County, WA 41 15 0.80% 58.6% 

San Jose-Oakland-San Francisco, CA MSA 68 10 1.22% 71.14% 

Los Angeles-Long Beach-Anaheim, CA, MSA 107 14 1.34% 48.53% 

 

  

 
38 This data only includes FDIC insured institutions and therefore does not include credit unions and other financial firms that do not offer FDIC insured deposits. 
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Table 5.B.2 presents a picture of the competitive market for 1-4 family mortgages in each AA. Each AA has hundreds of bank and nonbank mortgage 
lenders to LMI borrowers and these lenders have lent millions to LMI borrowers in these AAs. With a limited retail presence, HBUS can best address 
the credit needs in these AAs through its established community development lending and investment programs that provide assistance to CDFIs 
and other nonprofits that have deep roots in these AAs. 

 
 
 

Table 5.B.2: Competitive Market for 1-4 Family Mortgages per Assessment Area 

Assessment Area 
Number 

of 
Lenders 

Number of 1-
4 Family 

Mortgages 

Amount 
(000s) of 1-4 

Family 
Mortgages 

HBUS 
Number of 

Originations 

HBUS 
Amount 
(000s) of 

Originations 

New York-New Jersey-White Plains, NY-NJ MD: 
New York Counties 820 248,279 $126,228,795 1,039 $1,042,285 

Erie County, NY 282 24,001 $4,280,205 35 $8,725 

Miami-Miami Beach-Kendall, FL MD  829 79,203 $34,131,825 121 $155,155 
Washington-Arlington-Alexandria, DC-VA-MD-WV MD 860 57,450 $27,744,230 51 $39,295 

Seattle–Tacoma–Bellevue MSA: King County, WA 1009 58,584 $31,727,910 186 $191,460 

San Jose-San Francisco-Oakland, CA MSA 692 89,041 $69,987,225 776 $1,038,240 

Los Angeles-Long Beach-Anaheim, CA, MSA  930 249,840 $171,289,560 407 $603,755 
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SECTION 6. STRATEGIC PLAN II MEASURABLE GOALS 

There will be two main goals of the HBUS Strategic Plan II over the three-year plan period to earn an “Outstanding” CRA rating. The first goal is 
to undertake $3.4 billion in CRA Eligible Activities. The second goal is to provide 7,500 volunteer hours of community development services (“CD 
Services”) The framework and methodology for each of these two goals are discussed below. These goals are an extension of HBUS’ long-standing 
strategy which is to form viable and flexible partnerships with community development intermediaries and those high-capacity community 
development production organizations. In addition, the Bank seeks to work with housing officials to foster the development of affordable housing, 
small business assistance and neighborhood revitalization in LMI communities. Through its signature loan, investment, and grant products and 
through collaborative program development to address specific needs; HBUS builds and strengthens the capacity of its community partners to ensure 
their continued ability to bring capital and technical resources to LMI communities. HBUS’ community development partnerships complement and 
enhance HBUS’ direct affordable housing, residential mortgage, and small business lending in LMI communities. HBUS recognizes that its growth 
as a business is directly related to the growth and economic vitality of the communities we serve. 

A. Methodology and Peer Analysis 

HBUS leveraged its past experience with the credit needs in its defined AAs, knowledge of community groups active in these AAs, a review of the 
demographic data presented in Section 3 and analysis of the activities of other institutions. Below is a overview of the peer analysis. 

 

 
Table 6.A.1: CRA performance of Strategic Plan and Wholesale Banks 

Strategic Plan Banks Regulator Head Office Assets 
($Billions) 

Satisfactory Goal Outstanding Goal 

(% of Tier 1 
Capital)  

(% of Tier 1 
Capital) 

UBS Bank USA FDIC Salt Lake City, UT 114.3  15% 
Morgan Stanley Private Bank, N.A.  OCC Purchase, NY 203.3 10% 14% 

 

 

 

 

 



61 
 

RESTRICTED 

HBUS also reviewed the CRA performance of wholesale banks as reported in their most recent Public Evaluations because in many ways these 
banks are closer peers than the banks listed above. The PEs only report the actual performance and the corresponding rating. Table 6.A.2 lists the 
volume of community development loans and investments reported in the PE and the corresponding rating. These banks received CRA ratings for 
community development loans and investments within the same range as reported by the CRA strategic plan banks in the Table 6.A.1.  

 

Table 6.A.2: CRA Performance of Wholesale Banks 

Wholesale Banks Regulator Head Office Assets 
($Billions) 

Satisfactory Goal Outstanding Goal 

(% of Tier 1 
Capital)  

(% of Tier 1 
Capital) 

Bank of New York Mellon FRS New York, NY 332.5 15%  
Goldman Sachs Bank USA FRS New York, NY 434.1  8% 
Morgan Stanley Bank, N.A.  OCC Salt Lake City, UT 201.3  7% 

 

 

UBS Bank USA (“UBS Bank”) 

UBS Bank’s business strategy focuses on wealth management. It is a state-chartered industrial bank, established in 2003, with a single location in 
Salt Lake City, Utah. While UBS Bank operates out of its office in Salt Lake City, UT, the bank has affiliates that perform bank operations out of 
offices located in Weehawken, NJ; New York City, NY; Plano, TX; Jacksonville, FL. UBS Bank offers products and services, including residential 
mortgage loans, to the client base of its affiliate, UBS Financial Services, Inc. (“FSI”), a broker dealer affiliate of UBS, as well as UBS employees. 
The bank’s primary lending product is securities-backed loans (SBLs), which are typically demand and/or uncommitted lines of credit, secured by 
the client’s equity securities, fixed-income instruments, and other investments. UBS also offers mortgage loans, credit cards, and commercial real 
estate loans to FSI’s client base. While the bank’s primary funding source is sweep accounts in the form of money market deposit accounts, the bank 
also offers certificates of deposit. 

The bank’s strategic plan established measurable goals for new and combined community development loans, investments, and grants expressed as 
a percentage of the bank’s total average assets for each plan year. New loans for a plan year include loan originations and purchases, including loan 
participations and lines of credit, as well as renewals or refinancing of such loans during the plan year. 
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Morgan Stanley Private Bank, N.A. (“MSPBNA”) 

MSPBNA is headquartered in Purchase, NY (Westchester County) and is a subsidiary of Morgan Stanley (MS)  a global financial services institution 
offering a limited range of deposit and lending products and services primarily for clients of Morgan Stanley’s Wealth Management channel and for 
Morgan Stanley employees through various channels, including Loan and Deposit Production Offices (“LDPOs”) located within Morgan Stanley 
offices, as well as by mail, the telephone, and online. MSPBNA does not have retail bank branches: the LDPOs are not branches and do not make 
loans, accept deposits or cash checks.  MSPBNA has the following key lending businesses: residential mortgage, tailored lending, and liquidity 
access line. Tailored lending provides credit through MSPBNA to ultra-high net worth clients of the firm, including individuals, trusts, foundations, 
not-for-profits, limited partnerships, or private corporations for a variety of purposes, including working capital and asset acquisitions. The portfolio 
includes capital call subscription facilities, commercial real estate, securities-based loans, and unsecured loan types. The liquidity access line product 
provides credit through MSPBNA to firm clients, including financial flexibility to borrow against eligible securities for multiple purposes (other 
than purchasing “margin stock”). Purposes include the purchase of real estate, tax obligations, education expenses, small business opportunities, 
debt consolidation, and unexpected expenses. On January 1, 2022, E*TRADE Bank and E*TRADE Savings Bank were merged into MSPBNA. 
MSPBNA’s strategic plan goals are established for loans, grants and investments and service hours. Affiliates conduct most of the bank’s community 
development activity for MSPBNA and other banks in the Morgan Stanley organization. The most recent public evaluation of MSPBNA only reports 
the strategic plan goals for outstanding performance. 

 

B. Measurable Goals and Execution 

OCC Guidelines for submitting a strategic plan state, “a focus on one or more performance categories may be appropriate if responsive to the 
characteristics and credit needs of the bank's assessment area(s), considering public comment and the bank’s capacity and constraints, product 
offerings, and business strategy.” For these reasons HBUS is focusing on the two goals described below. 

CRA Eligible Activities Goals 

Of the banks that have approved strategic plans and the wholesale banks, HBUS’ business strategy is most similar to UBS Bank USA and Morgan 
Stanley Private Bank NA. Due to HBUS’ limited retail presence and employee base, it is a challenge to compete against local banks and lenders 
with substantial retail banking infrastructures and penetration rates in these areas. HBUS can leverage its existing relationships with CDFI’s, and 
nonprofits focused on meeting the credit needs of low- and moderate-income people in HBUS’ AAs. HBUS can make a real difference in the AAs 
by providing funding to these groups with strong ties to their communities.  
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HBUS is proposing the following goals for CRA eligible activities for satisfactory and outstanding ratings in the designated AAs and the broader 
statewide or regional area (defined below) for the term of the plan. These annual goals are derived from allocating the total plan lending and 
investment goal over the term of the plan. However, because the Bank is relying entirely on community development activity to achieve its goals, it 
is important to note that performance may not be spread evenly over each year of the plan because of the unpredictable nature of the community 
development market. As a result, if the Bank exceeds any of its annual goals for a given year, the plan allows it to apply excess performance activity 
over the annual goal to subsequent plan years. Additionally, any amounts in excess of the outstanding goal in one AA can be counted toward overall 
performance. The goal includes financing originated or renewed during the evaluation period as well as unfunded commitments and any investments 
made in previous years which are outstanding at year-end.  
 
The goals within each AA will be allocated by the percentage of HBUS’ deposits in each AA.39 Once the Satisfactory goal has been achieved in an 
AA, CRA eligible activities in the broader statewide or regional area for that AA will be counted. Appendices B and C describe the lending and 
investment products that HBUS has specifically designed to support CDFIs and other nonprofits. 
 
HBUS CRA Eligible Activities will include the following:  

 Community development lending defined as loans that have a primary purpose of community development, have not been reported by 
HBUS or an affiliate for consideration in the HBUS assessment as a home mortgage, small business, small farm, or consumer loan, unless 
the loan is for a multifamily dwelling (as defined in § 1003.2(n) of this title) and benefit the HBUS assessment areas or a broader statewide 
or regional area that includes the HBUS assessment areas. 

 Community development qualified investments including grants to non-profit organizations.  

 Small business loans and loans to small businesses within HBUS’ AAs, including loans with a primary business purpose collateralized by 
residential or commercial real estate.  

 Qualifying mortgages; and 

 Donations. 

The amount for any plan year will include financing originated or renewed and unfunded commitments as of the plan year-end as well as any 
investments made in previous years which are outstanding at year-end. The overall goals are estimated based on the three-year average forecasted 
Tier 1 Capital and set as a percentage of 16% for a Satisfactory Rating or 20% for an Outstanding rating. The three-year average will be adjusted 
annually based on the actual Tier 1 capital reported at year-end the previous year. Actual annual goals for each year of the three-year Strategic Plan 
II will be calculated as one-third of the overall goal. Even so, the goals proposed in the plan exceed many of the goals put forward by peer banks.  

 
39 Currently over 80% of HBUS deposits are in the branches located in New York and California. It is expected that the branches in these states will continue to 
hold a majority of HBUS deposits. 



64 
 

RESTRICTED 

Table 6.B.1: Broader Statewide or Regional Area for Each AA 

Assessment Area Broader Statewide or Regional Area 
AA #1 New York-Newark, NY-NJ-CT-PA CSA 
AA #2 Buffalo-Cheektowaga-Olean, NY CSA 
AA #3 Washington-Baltimore-Arlington, DC-MD-VA-WV-PA CSA 
AA #4 Miami-Port St. Lucie-Fort Lauderdale CSA 
AA #5 Seattle-Tacoma-Olympia, WA CSA 
AA #6 San Jose-San Francisco-Oakland, CA CSA 
AA #7 Los Angeles-Long Beach, CA CSA 

 
Table 6.B.2: CRA Eligible Activities 

CRA Eligible Activities  
(% of 3-year average of Tier 1 Capital) 

Satisfactory 
16% 

Outstanding 
20% 

 Approximate Dollar Value of 3-Year Plan Goal: $2.7B $3.4B 

Interim annual goal for:  
Plan Year 1 $900 $1,133 
Plan Year 2 $900 $1,133 
Plan Year 3 $900 $1,133 

 
In compliance with CFR § 25.27(f)(1)(i) HSBC will allocate the bank wide goal across its AAs according to the share of deposits in each AA. Table 
6.B.3 shows the current deposit share by branch. 40  Deposit data will be taken from the prior period’s Summary of Deposit data. 
 
  

 
40 The AA goal will be calculated by taking the bank-wide goal and multiplying it by the relevant deposit share. For example, the goal for Satisfactory performance 
for AA#1=$2.7B*79.11%=$2.1B. 
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Table 6.B.3: Deposit Share by Branch 
 
 
 
 
 
 
 
 
 
 
Service Goals 
 
HBUS will also have a service goal. Service hours are not cumulative from year to year but rather reflect the number of service hours to be performed 
during that plan year. There was a wide variation in the service goals reported by banks in their strategic plans and PEs. HBUS has long exceeded 
its community service goals. These are a few of HBUS’ existing service programs which will continue: 

 HSBC’s signature financial education program YourMoneyCounts topics include Money Management, Banking, Understanding Credit 
(personal & small business) and Identity Theft. The materials are presented by HSBC staff both in person or virtually and are delivered in 
English, Spanish, and Mandarin. HBUS connected with several of our nonprofit partners to reach their clients that would benefit the most 
from YourMoneyCounts to get them back on track or better yet, to give them the tools needed to keep them on track. HSBC is often called 
upon to present YourMoneyCounts as the only bank able to present financial education in Spanish.  

 FHLB’s Homebuyers Dream Program. This program provides households with incomes at or below 80% of median income to assist with the 
down payment and /or closing costs for the purchase of a home. Employees work with nonprofit partners to assist with outreach, delivery of 
workshops (English & Spanish), review of applications and enrollment of LMI households to ensure they meet the program guidelines.  

 FHLB’s Affordable Housing Program (AHP). FHLB members such as HBUS work with nonprofits to submit applications for funds to assist 
with purchase, rehabilitation, or construction of affordable housing. The FHLB will not accept an application that is not submitted by a member 
bank. This is a highly competitive program and there is an extensive application process. If the award is made, HBUS employees are 
responsible for working with the nonprofit developer and the first-time homebuyer to ensure that all transactions are in compliance with 
program requirements. 

 

 

Assessment 
Area # 

Deposits ($000) 
6/30/24 Deposit Share 

AA # 1 $98,435,196 79.11% 
AA # 2 $ 3,803,224 3.06% 
AA # 3 $ 2,203,622 1.77% 
AA # 4 $ 4,149,100 3.33% 
AA # 5 $   865,588 0.70% 
AA # 6 $ 6,002,011 4.82% 
AA # 7 $ 8,963,342 7.20% 
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 HBUS Involve Program. Since its launch in 2017, the Involve grant program has awarded over $3,005,000 to 214 nonprofit organizations 
selected by HBUS employees.  

The program provides all employees with the opportunity to sponsor a grant application for a project with an existing or new nonprofit partner 
within our assessment areas. The employees work directly with the nonprofit to develop a project that advances its mission. HBUS employees 
submit the project for consideration for a grant, and if approved, the nonprofit will be awarded a grant of up to $15,000 and have an agreed 
upon number of HBUS volunteers for a year to execute one or more activities. An additional $30,000 is awarded by our CEO to three 
organizations every year. Although it is not a requirement of the program that the projects meet CRA eligibility requirements, many do.41 

The proposed service goals were set based on the history HBUS has in providing community services in its AAs and current staffing levels available 
to provide these services which has reduced by a third since the prior strategic plan was approved. As was the case for the CRA Eligible Activities 
Goal, the service hour goal will be allocated across the AAs according to the AA’s share of its deposits in each AA. Service area goals will be 
established for each AA as a percentage of deposits as described in footnote 40. If the Bank exceeds any of its annual goals for a given year, the plan 
allows it to apply excess performance activity over the annual goal to subsequent plan years. Additionally, any amounts in excess of the outstanding 
goal in one AA can be counted toward overall performance. 

Table 6.B.4: Community Development Services (Hours) 

Community Development Services (hours) Satisfactory Outstanding  
3 Year Plan Goal: 5,190 7,500 

Interim annual goal for:  
Plan Year 1  1,730 2,500 
Plan Year 2 1,730 2,500 
Plan Year 3 1,730 2,500 

C. Alternative Evaluation Method 

HBUS is committed, at the very minimum, to meeting this Strategic Plan II’s measurable goals for a “Satisfactory” rating. However, as provided for 
in 12 C.F.R. §25.27(f)(4), if HBUS “fails to meet substantially its plan goals for a satisfactory rating,” HBUS may elect to be evaluated under the 
Lending, Investment and Service tests for large banks.   

 
41 HBUS will only count hours spent on CRA eligible projects. 
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SECTION 7: OTHER INFORMATION  

A. Input into the Development of the Plan 

As described in above in Section 2E, Factors Considered in the Development of the Strategic Plan II, this CRA Strategic Plan II benefitted from the 
information collected by our relationship managers on the goals and objectives of the 50 CDFIs and nearly 100 nonprofits that HBUS partners with 
to meet the credit needs in its AAs. HBUS reviewed the local and regional community development plans as well along with the economic data 
presented here to contribute to the understanding gained from working with our CDFI and nonprofit partners. As described in Section 2D, Program 
Oversight and Resources, this Plan was presented to the CRA Executive Steering Committee for their input and approval. 

B. Public Comments on the Strategic Plan II 

A draft of the public notice is in Appendix A. The notice will be published in the following papers. 

Table 7.B.1: Public Notice Publishing Newspapers 

Assessment Area Newspaper Circulation 
New York-New Jersey-White Plains, NY-NJ MD New York Post 5,496,000 
Erie County, NY The Buffalo News 138,895 
Miami-Dade County, FL Miami Herald 147,130 
District of Columbia MSA The Washington Post 254,379 
King County, WA Seattle Times 229,764 
Northern California AA San Francisco Chronicle 173,514 
Los Angeles-Long Beach-Anaheim, CA MSA LA Times 446,391 
   

C. Changes to the Strategic Plan II 

Under 12 C.F.R. §25.27 (h) during the term of the plan a bank may request an amendment to their CRA plan when there has been a material change 
in circumstances. HBUS understands that an amendment to a plan must comply with the public participation process described in 12 C.F.R. §25.27 
(d). As described under Program Oversight and Resources any amendments to the plan be approved by Community Reinvestment Act Executive 
Steering Committee. 
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D. Monitoring Strategic Plan II Performance 

As described above in Section 2D, Program Oversight and Resources, the CRA Executive Steering Committee oversees HBUS’ compliance with 
CRA goals including this CRA Strategic Plan II. The Committee is chaired by the HBUS CEO and the CRA officer and membership includes 
Community Development Department (“CDD”) management and senior management from each of the businesses responsible for meeting the Bank’s 
CRA objectives, Finance, Legal and Compliance. The committee meets quarterly or no less than three times per year. Committee activity is presented 
to the HBUS Board of Directors on a semi-annual basis. Community Reinvestment Act Snapshot Reports (“CRA Snapshots”) are created to serve 
as a self-assessment of the Bank’s CRA performance against the established objectives. CRA Snapshots results are presented to the CRA Executive 
Steering Committee. Semi-annually this information is presented to the Board of Directors. 

E. Public File 

12 C.F.R. 25.43 requires that the bank must maintain a public file. This file will contain the approved CRA Strategic Plan II as well as the other 
information detailed in 12 C.F.R. 25.43. The regulation requires that all information in the file be current as of April 1 each year. HBUS’ public file 
will be located at its operational headquarters location, which is: 

 

HSBC Bank USA, National Association 
66 Hudson Boulevard,  

New York, New York 10001 
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SECTION 8: APPENDICES 

Appendix A. Draft Public Notice  

REQUEST FOR PUBLIC COMMENT 

Community Reinvestment Act Strategic Plan II of 

HSBC Bank USA, National Association 

 

HSBC Bank USA, National Association (“HSBC Bank”), 1800 Tysons Boulevard, Suite 50, Tysons Corner, VA 22102, has developed this 
Strategic Plan II for purposes of evaluation by the Office of the Comptroller of the Currency under the Community Reinvestment Act of 1977 (12 
U.S.C. § 2901) and its related regulations (12 C.F.R. § 25.27). 

 

You are invited to submit comments in writing on the Strategic Plan II.  Please submit all comments to Community.Development@us.hsbc.com  
The comment period will end on [date that is 30 days after publication]. Copies of all written comments you provide from the date of this 
publication through [date that is 30 days after publication] will be submitted to the Office of the Comptroller of the Currency.  

 

The Strategic Plan II is available for review at no cost at HSBC Bank, 1800 Tysons Boulevard, Suite 50, Tysons Corner, VA 22102 and at every 
branch of HSBC Bank. In addition, you may request that a copy of the Strategic Plan II be delivered to you at no cost either by email or via U.S. 
mail. To request a copy of the Strategic Plan II, please send your request, along with your email or mailing address to 
Community.Development@us.hsbc.com. HSBC Bank received a rating of “Satisfactory” on its last Performance Evaluation under the 
Community Reinvestment Act, as of September 30, 2024. Copies of same are also available upon request. 
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Appendix B. HBUS Community Development Loan Products 

Product Purpose Term Repayment Collateral & Credit 
Enhancement 

Revolving Credit Term Loan 
(RCTL) 

Capitalize a CDFI’s revolving 
loan fund 

Up to 7 years  Interest only with (i) principal 
due at maturity or (ii) principal 
amortization during TL period 
(potential Credit Policy 
Exception) 

Unsecured. Loan Loss Reserve 
(LLR), subordinate debt, third 
party guarantees as credit 
enhancement 

 Participate in a multi-lender 
syndicate for affordable and/or 
supportive housing financing 

Up to 30 years (Credit 
Policy Exception) 

 Principal repayment based on 
amortization of underlying loans 

Pro rata assignment of 
underlying collateral, typically 
first mortgages. LLR on 
underlying loans 

Warehouse line Up to 4 years Principal repayment based on 
takeout financing of underlying 
loans 

Springing lien or pro rata 
assignment of underlying 
collateral, typically first 
mortgages 

Line of Credit (LOC) 

Working capital, acquisition, 
pre-development for non-profit 
developers of affordable 
housing 

Up to 7 years Interest only with principal due 
at maturity (potential Credit 
Policy Exception) 

Under $1MM unsecured; over 
$1MM blanket lien of 
borrower’s assets or first lien on 
real estate 

Pre-development and bridge 
loans to developers of affordable 
housing utilizing LIHTCs 

Up to 2 years Takeout financing (construction, 
tax credit equity) 

Top loss (up to 20%) provided 
by borrower. Parent guarantee 
where possible 

Bridge loans to healthcare 
providers 

Up to 7 years Medicaid and other receivables Assignment of receivables 

Term Loan (TL) 

Post RC conversion (not 
typically originated) 

Up to 7 years Interest only with (i) principal 
due at maturity or (ii) principal 
amortization (potential Credit 
Policy Exception) 

Varies 
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Appendix C. HBUS Community Development Investment Products 

Affordable rental housing is a credit need in all of HBUS’ identified AAs. As reported in the discussion of economic and demographic factors for 
each of HBUS’ AAs, these geographies have some of the highest median value of owner-occupied housing in the U.S. Accordingly, each 
geography discussed has a significant portion of households that are cost-burdened in that occupancy costs exceed 30% of household income. The 
following lending and investment products contribute to the availability of affordable housing. 

Mortgage-Backed Securities 

HBUS’ CRA Eligible investments are, in part, comprised of a portfolio of Mortgage-Backed Securities (“MBS”). To qualify for CRA credit the 
MBS must be backed by mortgages provided to low- or moderate-income borrowers. The MBS that HBUS invests in are issued by agencies such as 
Fannie, Freddie or GNMA and thus are backed with agency credit support as well as the mortgaged properties 

Commercial- Backed Securities 

Investments are secured by projects, such as multi-family housing or other projects that benefit low- or moderate-income families. Projects can be 
backed with support from Government Sponsored Agencies. 

Private Equity Investments 

HBUS’ CRA Eligible PE investments are typically investments in Small Business Investment Corporations (“SBICs”) that themselves invest in debt 
with equity participation features issued by mid-to-late stage businesses. 

Low Income Housing Tax Credits (LIHTC) Investments 

 HBUS’ LIHTC investments take the form of investments in partnerships that provide funding to developers of housing projects in CRA targeted 
areas rented to low-income tenants. Almost all of the investor’s return comes in terms of tax deductions for the investment made and tax credits 
awarded in respect of the projects.  

LIHTC is the most socially impactful CRA investment available to HBUS: It creates safe and affordable rental housing for low- and moderate-
income households, seniors, and people with disabilities. In recognition of this, examiners treat LIHTC commitments at the full value of the 
commitment from the time they are committed, not only (as is the case with other eligible investments) when funded.  
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Appendix D. HBUS Tier 1 Capital Projections 
 

HBUS Tier 1 Capital Projections 
(Dollar Amounts In Thousands) 

 

Actual 
Call Report 

Projected As of December 31 1 

Pro Forma 

12/31/2024 12/31/2025 12/31/2026 12/31/2027 12/31/2028 

 
Retail Offices 

(#) 21 21 21 21 21 

 
Tier 1 Capital 17,004,216 17,063,567 16,757,614 16,458,310 16,181,948 

1 Retail Offices as of June 30, 2025     
 

 
 

HBUS’ December 31, 2024, Call Report can be found here:  
View Facsimile - FFIEC Central Data Repository's Public Data Distribution 
 
 
 
HSBC 2024 Annual Report (on form10-K) 
HSBC USA - About HSBC | HSBC in the USA  

https://cdr.ffiec.gov/public/ViewPDFFacsimile.aspx
https://www.about.us.hsbc.com/investor-relations/hsbc-usa
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Appendix E. Definitions (12 C.F.R. § 25.12) 

Broader Statewide or Regional Area or “BSRA” shall include, for purposes of HBUS, the entire MSA that contains an AA. 

Community development includes: 

 Affordable housing (including multifamily rental housing) for low- or moderate-income individuals; 

 Community services targeted to low- or moderate-income individuals; 

 Activities that promote economic development by financing businesses or farms that meet the size eligibility standards of the Small Business 
Administration’s Development Company or Small Business Investment Company programs (13 C.F.R. 121.301) or have gross annual 
revenues of $1 million or less; or 

 Activities that revitalize or stabilize low-or moderate-income geographies; designated disaster areas; or distressed or underserved 
nonmetropolitan middle-income geographies designated by the Board of Governors of the Federal Reserve System, FDIC, and the OCC. 

Community development loan means a loan, line of credit, or commitment to lend that has as its primary purpose community development; and 
benefits the HBUS assessment areas or a broader-statewide or regional-areas that include the HBUS assessment areas. Additionally, it includes loans 
that have not been reported or collected by the bank or an affiliate for consideration in the bank’s assessment as a home mortgage, small business, 
small farm, or consumer loan, unless the loan is for a multifamily dwelling (as defined in § 1003.2(n) of this title); 

Community development investment means a lawful investment, membership share, deposit, legally binding commitment to invest, or monetary or 
in-kind donation that has as its primary purpose community development. 

Community development service means a service that has as its primary purpose community development and is related to the provision of financial 
services. 

CRA Eligible Activity means an activity that qualifies under the lending, investment, or service test for CRA as defined in 12 C.F.R. Subpart B.  

In-kind donation means a contribution of goods, commodities, or other non-monetary resources. 

New Originations for a calendar year will include new CD Investments, new CRA Eligible Loans either originated or purchased by HBUS, and 
existing CD Loans that are renewed and credit underwritten that year (can only count each loan once per year). 

Monetary donation means a grant, monetary contribution, or monetary donation. 

Retail loan means a home mortgage loan, small loan to a business, small loan to a farm, or consumer loan. 

Small business loans or small farm loans mean loans included in ‘‘loans to small businesses’’ or ‘‘loans to small farms’’ as defined in the instructions 
for the Consolidated Report of Condition and Income. 
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