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INSTITUTION'S CRA RATING: This institution is rated Satisfactorv.

Patriot Community Bank (PCB or the bank) demonstrates an adequate responsiveness to the

credit needs of its assessment area based on the following findings:

The bank's loan-to-deposit (LTD) ratio of 91.5 percent is reasonable given the bank's size,

financial condition, and assessment area credit needs.

A majority of the bank's residential real estate and small business loans (56.9 percent) are in
the bank's assessment area.

The distribution of borrowers reflects, given the demographics of the assessment area, a

reasonable penetration among individuals of different income levels (including low- and

moderate-income) and businesses of different sizes.

The geographic distribution of loans reflects reasonable dispersion throughout the bank's

assessment area.

There have been no complaints regarding the bank's CRA performance since the previous

CRA examination.

a

a

a

a

a
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SCOPE OF EXAMINATION

PCB's CRA performance was reviewed in accordance with the Federal Financial Institutions
Examination Council (FFIEC) Examination Procedures for Small Institutions.l PCB was
evaluated based on the following performance criteria: LTD ratio, assessment area concentration
of loans, geographic distribution of loans, distribution of loans made to borrowers of different
income levels and to businesses of different sizes, and record of responding to CRA-related
complaints.

The evaluation focused on full year home mortgage loan data under the Home Mortgage
Disclosure Act (HMDA) from January 1,2015 through December 21,2017. This includes all
full years of data following the bank's previous CRA evaluation dated April21, 2015. Tables
included in this report cover data from 2016 and 2017 unless otherwise noted. HMDA loans
reported on the bank's Loan Application Register (LAR) include home purchase, home
improvement, and refinance loans for one-to-four family and multi-family (five or more units)
properties. The bank's data is shown in comparison to the 2016 and 2017 residential lending
aggregate data obtained from the FFIEC HMDA data. Aggregate data consists of lending
information from all HMDA reporters that originated or purchased home mortgage loans in the
bank's assessment area. Residential market and demographic data was derived from 2010 United
States Census (Census) and compared to the bank's 2015 and 2016 HMDA loan dat¿. The bank's
home mortgage lending performance for 2017 was compared to demographics from the 2015
American Community Survey (ACS) based on the FFIEC's policy regarding the implementation
of the ACS.

Small business loans were also reviewed as they comprise a sizeable portion of PCB's loan
portfolio. For the purpose of this evaluation, small business loans include non-farm, non-
residential real estate loans and commercial and industrial loans with original loan amounts of
$lmillion or less. The bank is not currently required to collect and report small business loans;
however, it provided the information for 2015 through20lT,which examiners compared to
relative demographic information obtained from Dun & Bradstreet, Inc. Short Hills, NJ (D&B).
Information included in the tables covers data from 2016 and 2017 unless otherwise noted. A
comparison to aggregate lenders for small business was not considered appropriate since PCB is
not subject to the reporting requirements applicable to large banks.

The analysis of the bank's net LTD ratio includes the last l7 quarters, which represent the period
since the prior CRA examination from January 1,2015 through December 31, 2018.

I "Small institution" means a bank or savings association that, as of December 31, of either of the prior two calendar
years, had assets of less than $1.284 billion. As the bank's assets were below $1.284 million, for the calendar years
preceding this evaluation, the bank was not considered an intermediate small institution.
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DESCRIPTION OF INSTITUTION

PCB is an independent state-chartered co-operative bank located at237 Lexington Street,

Woburn, Massachusetts. Since PCB's inception in2006, this location has been the bank's sole

full service branch, located in a middle-income census tract. The bank offers business,

commercial, and personal products and services such as fixed and adjustable rate mortgages;
jumbo, construction, interest-only, and bridge loans; and checking and savings accounts to meet

the credit needs of its community.

According to the bank's Consolidated Report of Condition and Income (Call Report), as of
March 3I,2019, PCB's assets totaled $176.8 million, an increase of 21.0 percent or
approximately $30.7 million from the last CRA evaluation. Total loans also increasedby 27.8

percent, or $30.7 million, to $141.0 million, and total deposits increased by 19.2 percent, or

$24.3 million, to $151.1 million.

Table 1 shows the loan distribution by dollar volume as of March 31,2019. The loan portfolio is
comprised primarily of real estate secured loans, at95.2 percent. Commercial real-estate lending

accounts for the highest percentage of the portfolio at32.6 percent. This is an increase of 10.2

percent, or $17.8 million, from the previous CRA evaluation when commercial real-estate

lending totaled $28.1 milliono and accounted for 25.5 percent of the portfolio. HMDA reportable

loans (1-4 family residential and multi-family residential) account for the next highest portion of
the bank's loan ponfolio, at26.9 percent. This is a slight decrease from the previous examination

when these loan types accounted for 27.3 percent of the portfolio. There has been an increase in
construction lending since the previous examination, which currently totals approximately $27.8

million and accounts for 19.7 percent of the portfolio, from $17.4 million as of the previous CRA
evaluation when construction and land development lending made up 15.9 percent of the
portfolio. Revolving 1-4 family residential loans make up the next highest portion of the current

loan portfolio, at 16.0 percent, followed by commercial and industrial loans, at 4.8 percent. The

only notable decrease in the loan portfolio since the last examination was a 7.7 percent, or $7.1

million decrease in commercial and industrial loans.

Report as 31,2019
møy vary by 0.1 percent due ø automated roøding diîerences.Total perc e ntage s show n

ln addition to traditional loan products, the bank also participates in loan programs sponsored by
the Federal Housing Administration (FHA), the United States Department of Veterans Affairs,

J

Percent of
Total LoansLoan Type

Dollar
Amount
$(000s)
27.804 19.7Construction and Land Development
22,535 16.0Revolving l-4 Family Residential
27,209 19.3l-4 Familv Residential
10.693 7.6Multi-Family (5 or more) Residential

32.645.991Commercial RE
95.2134¿,32Total Real Est¡te Loans

6,726 4.8Commercial and Industrial

62 0Consumer

0Other l5
r41.035 100.0Total Loans
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the Get the Lead Out program sponsored by the Mass Housing Finance Agency (MHFA),
HomeReady mortgages sponsored by the Federal National Mortgage Association (Fannie Mae),
and Home Possible mortgages sponsored by the Federal Home Loan Mortgage Corporation
(Freddie Mac). These flexible loan programs are geared towards low-and moderate income
individuals. PCB sells its originated loans to investors in the secondary market; loans sold
provide the bank funds to meet the credit requests of consumers.

The previous CRA examination resulted in a "satisfactory''rating. PCB operates in a highly
competitive market. According to the FDIC Deposit Market Share Report, as of June 30, 2018,
there were 53 financial institutions with branch off,rces located in the bank's assessment area,
Middlesex County. Competition for deposits includes large national banks and community
banks. The top five banks by market share hold approximately 52.1percent of the total deposit
market share. Bank of America, N.4., holds 23.6 percent of deposits in the bank's market,
followed by Citizens Bank, N.4., with 13.0 percent, TD Bank, N.4., with 5.6 percent, Middlesex
Savings Bank, at 5.1 percent, and Century Bank and Trust Company, with 4.8 percent. PCB
ranks 38th overall in Middlesex County, with a deposit market share of 0.3 percent.

In terms of loan market share, the bank was ranked 46û of 538 HMDA reporters in lending
within Middlesex County in20l6.In20l7, the bank was ranked 57ú of 516 institutions who
originated or purchased home mortgage loans within the assessment area.

There are no legal or financial impediments that would impact the bank's ability to meet the
credit needs of its assessment area. The bank has the ability to meet the credit needs of its
assessment area taking into consideration its financial capacity, local economic conditions,
demographics, and the competitive market in which operates, although PCB operates in a highly
competitive environment.

DESCRIPTION OF ASSESSMENT AREA

The CRA requires a financial institution to define an assessment area within which its CRA
performance will be evaluated based upon where it focuses its lending effons. This evaluation
focused on lending activity within PCB's defined assessment area.

At the previous evaluation PCB defined its assessment area as the following 23 cities and towns:
Actono Andover, Arlington, Bedford, Belmont, Billerica, Burlington, Carlisle, Concord,
Lexington, Medford, North Andover, North Reading, Reading, stoneham, sudbury, Tewksbury,
Wakefield, Waltham, Westford, Wilmington, Winchester, and Woburn. The majority ofthese
cities and towns are located in Middlesex County, with the exception of Andover and North
Andover, which are located in Essex County.

In January 2019,the bank revised its assessment to include Middlesex County in its entirety and
removed the Essex County portion of the assessment area. Middlesex County accounts for a
portion of the Cambridge-Newton-Framingham MA, Metropolitan Division (Cambridge MD),
which is part ofthe Boston-Cambridge-Newton MA-NH Metropolitan Statistical Area (MSA).
Although the assessment area was changed in January 20l9,the bank's lending performance was
evaluated on the expanded assessment area for the entire evaluation period. With the 2019
expansion, the number of census tracts in the bank's assessment area has increased from 127
tracts to 318 tracts. The number of families increased from 163,089 at the time of the previous
examination to 366,038 based on the 2010 census data. In addition to the expansion,
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demographic data was updated as a result of the 2015 ACS data. These changes primarily
affected the assessment area's low- and moderate-income geographies between20l6 and20l7 as

depicted in the tables below.

Refer to Tables 2 and 3 for relevant demographic data used for evaluative purposes for each

year.

Table 2
21116 Âeecccmênt Arêâ Demooraohics

Income Categories Tract Distribution Families þTract
Income

Families < Porærty

Leræl as 7o of
Families þFamily

Income
! o/o # o/o # o/o # o/o

[¡w-inconp t2 3.8 8,959 2.4 2,280 2s.4 72,010 19.7

Moderate-inconp ø 20.1 63,543 17.4 7,139 n.2 57,296 15.7

Middle-inconB 127 39.9 152,59 4t.'l 6,285 4.1 75,944 20.7

Upper-inconn n4 35.8 140,937 38.5 2,879 2 160,788 43.9

Unknown-inconr I 0.3 0.0 0.0 0.0 0.0 0.0

Total Assessment Area 318 100.0 366,038 100.0 1E,583 5.1 366,038 100.0

Housing

Units þ
Tract

Housing Tpes by Tract

Owner4ccu¡Íed Rent¡l Vacant
o/o o/o # o/o # o/o

l¡w-inconp 1q400 3,672 I 18.9 13,822 71.2 1,906 9.8

Moderate-inconæ I 1 8,548 45,335 12.4 38.2 65,0r4 54.8 8,199 6.9

Middle-inconp '262,76s 160,72t 43.9 61.2 87,672 33.4 14,372 5.5

Upper-inconr 2M,486 156,575 42.7 75.8 40,036 19.4 q875 4.8

Unlnown-inconp 0 0 0.0 0.0 0.0 0.0 0.0 0.0

Total AssessmentArea 607,199 366J03 100.0 603 206,544 34.0 343s2 5.7

Total Businesses by

Tract

Businesses þ Tract & Reranue Size

I¡ss Than or = $l Orær$l Mllion Rerænue Not Reported

# % # o/o # o/o # o/o

Low-inconp 2,4M 2.9 2,068 2.8 316 3.7 16 3.8

Moderate-inconp 10,781 13.2 9,631 13.2 1,t07 13.1 49 11.1

Middle-incore 32,603 39.9 28,68',ì 39.3 3,768 44.6 r48 35.2

Upper-inconn 35,Ð9 44 32,536 44.6 3,256 38.5 207 49.3

Unknown-inconp 0 0 0 0 0 0 0

Total Assessment Area 81,789 100.0 72922 100.0 8447 100.0 420 100.0

Percenrage of Total Bus ines s es 89.2 103 0.5

2010 Census Data and 2016 D&B data.
Total percentøges shown may vary by 0. I percent due to automated rotmding diferences.
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TaHe 3
2017 Ass ess ment Area llemographics

Income

Categories
Tract

Distribution
Families þ

Tract Income

Families < Porærty

I¡rrcl as 7o of
Í'amilies llv Trect

Families by

Family Income

# o/o # o/o # o/o # o/o

[¡w-inconp 22 6.9 21,67 5.6 4,4n 21.3 77,176 20.5

Moderate-income 55 17.3 57,456 r5.3 6,122 t0.7 59,012 t5.7

Middle-incorne t26 39.6 ß4,sn 41.0 7,240 4.7 74,412 19.8

Upper-income 114 35.8 143,4n 38.1 3,300 2.3 165,856 44.t

Unknown-income I 0.3 0 0.0 0 0.0 0 0.0

Total Assessment Area 318 100.0 376As6 100.0 21,159 5.6 3764s6 100.0

Housing

Uniß by

Tract

Housing Types þTract
Owner-Occupied Rental Vacant

# o/o o/o # o/o # Yo

[¡w-incorne 37,559 8,85r 2.4 23.6 26,316 70.1 23n 6.4

Moderate-inconp 106,263 43,39 I1.9 40.8 56,19 s2.9 6,665 6.3

Middle-inconre 261,619 1s7,63 43.1 60.3 91,333 34.9 12,623 4.8

Upper-inconæ 211,@8 I 55,588 42.6 73.s 46,293 21.9 9,767 4.6

Unknown-income 0 0 0.0 0.0 0 0.0 0 0.0

Total AssessmentArea 617,089 365,501 100.0 59.2 220,141 35.7 31,447 5.1

Total Businesses by

Tract
Businesses byTract& Rerænue Size

I¡ss Than or =
$1 Million

Over 51

Million
Revenue Not

Reported

# o/o # o/o # o/o # o/o

[¡w-income 3,779 5 3,24 4.9 50'1 6.1 26 6.5

Moderate-income 9,147 12.t 8,224 12.3 877 r0.5 4ó I 1.5

Middle-incorne 3r,3r8 41.4 26,78s 40 4,394 52.8 139 34.8

Upper-inconrc 31,396 41.5 28,6s 42.8 \543 30.6 188 47.1

Unknown-income 0 0 0 0 0 0.0 0 0.0

Tot¿l AssessmentArea 75,640 100.0 66920 r00.0 8321 r00.0 399 100.0

Percentage of Total Bus ines ses : 88.5 11.0 0.5

Total Farms þ
Tract

Farms by Tract & Rerænue Size
I¡ss Than or =

Sl Million
Over $l
Million

Revenue Not
Reported

!
Vo # Yo # o/o # o/o

[ow-inconp 10 2.7 9 2.5 I 8.3 0 0.0

Moderate-inconre 24 6.5 24 6.7 0 0.0 0 0.0

Middle-incorne 102 27.7 I 27.8 J 25.0 0 0.0

Upper-income 232 63.0 224 62.9 8 6.7 0 0.0

Unknown-incorne 0 0.0 0 0.0 0 0.0 0 0.0

Total Assessment Area 368 100.0 3s6 100.0 t2 100.0 0 0.0

Percentage of Total Farms : 96.7 3.3 0 0.0

2015 ACS and 2017 D&B dola.
Total percenlages shown may vary by 0. I percent due to automated rounding diferences.

As previously stated, the expansion of the assessment area increased the number of census tracts
from 127 at the previous CRA evaluation to 318 tracts. The inclusion of the cities of Cambridge
(32), Lowell (25) and Somerville (18), as well as the town of Newton (18) accounted for the
largest share of the new census tracts. Due to the changes from the 2010 Census to the 2015

6



Small Institution Performance Evaluation
June 3,2019

Patriot Community Bank
Wobum, MA

ACS, as of 2017, the number of low-income tracts increased from 12 to 22; moderate-income

tracts decreased from 64 to 55; middle-income tracts decreased slightly from 127 to 126. Upper-

income tracts were unaffected by the updates and remained at 114 tracts. The assessment area

has one unknown census tract.

Within the assessment area, as of 2017,6.9 percent of the tracts are low-income, an increase

from 2016 where 3.8 percent of the tracts were low-income;17.3 percent are moderate-income, a

decrease from 20.1 percent in2016;39.6 percent of tracts are middle-income based onthe2017
data, aslight decrease from 39.9 percentin2016; and the percentage of upper-income tracts

remained stable at 35.8 percent. The majority of low- and moderate-income tracts are

concentrated in the cities of Lowell, Malden, Somerville, Cambridge, Everett, and Framingham.

As of 2017, of the total25 census tracts located in Lowell: 12 arc low-income, l0 are moderate-

incomeo and 3 are middle-income which means that 54.5 percent of the low income tracts and

18.2 percent of the moderate-income tracts in the assessment areaare located in the city of
Lowell. Of the I I census tracts located in Malden,2 are low-income, 8 are moderate-income,

and I is middle-income. Everett has 8 census tracts of which 4 are low-income and 4 are

moderate-income. Cambridge and Somerville each have I low-income tract and 7 moderate-

income tracts.

Hous ing C haracter istic s

According to the ACS data in20l7 there were 617,089 total housing units in the assessment

area, aî increase from 607,I99 housing units in 2016. These units are distributed among the

following census tract income categoriesl. 37,559 (6.1 percent) housing units are located in low-
income tracts, a sizeable increase from 19,400 in20l6;106,263 (17.2 percent) housing units are

located in moderate-income tracts, a decrease from 118,548 in2016;26I,619 (42.4 percent)

housing units are located in middle-income tracts, a slight decrease from262,765 housing units

in20l6; and (34.2 percent) 21I,648 housing units are located in upper-income tracts, a decrease

from 206,486 in 2016.

The number of owner-occupied housing units ("OOHU") decreased slightly to 365,501 in20l7
from 366,303 in20l6. As of 2017,59.2percent of the total housing units in the assessment area

are OOHU, a decrease from 60.3 percent in20l6;35.7 percent are rental units, an increase from
34.0 percentin20l6; and 5.1 percent arevacanto a slight decrease from the previous 5.7 percent.

In sum, the composition of housing stock within the assessment area has remained largely stable.

While the increase in total housing units located in low-income census tracts noted above may
indicate an increased capacity to extend home mortgage loans within these census tracts, it is
noted that the majority of units in low income census tracts are rental, 70.2 percent in 2016 and

70.1 percentin2}lT. The assessment area's low-income census tracts also contain a high
percentage of multi-family units based on the Census and ACS data. Although not displayed in
the Tables 2 and3 aboveo 58.8 percent of units were multi-family in20l6; the ACS estimated

that 40.3 percent housing units in the assessment area's low-income census tracts were multi-
family in20l7. As indicated in Table 1, multi-family lending is not one of the bank's primary
products, which may further limit the bank's capacity to extend mortgage loans within these

census tracts.

Within moderate-income geographies, there is also a relatively high level of rental units, the

2016 dataindicates 54.8 percent of units are rental, while 2017 estimated slightly fewer rental
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units, at 52.9 percent. Moderate-income census tracts also contain fewer multi-family units,
based on the census data,29.7 percent of units within moderate-income geographies were multi-
family. The updated ACS data indicates 30.4 percent of units within these census tracts were
multi-family.

As of 2017, roughly 23.2 percent of the housing units (143,371) are multi-family structures with
5 units or more, a slight increase ftom22.l percent in20l6. The median age of the housing stock
is the same across income tract categories at 6l years. The median home value in Middlesex
County is $420,753 based on the 2010 census data, the updated ACS figures indicate a median
home value of $414,600 for Middlesex County. More updated figures obtained from The Warren
Group, Boston, MA, indicate the median home value in Middlesex County was $497,000 in
2017, an increase from 2016 where the median home value was 5460,000. Median home values
in Middlesex country generally exceed home values for both the MSA and the Commonwealth
of Massachusetts.

Populatíon

As of the 2015 ACS, the population of Middlesex County is 1,556,116 individuals. This number
represents a 3.5 percent increase from the county's population as of the 2010 Censuso and
accounts for 23.2 percent of the total population of the Commonwealth of Massachuseffs. The
percentage of the population of individuals between the ages of 25 to 64 is currently at 55.9
percent, a decrease from 56.0 percent in20l6.

Income

In 2017,376,456 families resided in the bank's assessment area, of which 20.5 percent are low-
income; 15.7 percent are moderate-income; 19.8 percent are middle-income; and 44.1percent
are upper-income. In addition, 5.6 percent of the families in the assessment area have incomes
below the poverty line which is lower than the percentage for the Commonwealth of
Massachusetts, at 8.2 percent. As these percentages reflect, 63.9 percent of the families residing
in the assessment area are either middle- or upper-income, suggesting that the bank may receive
the highest percentage of residential loan applications from middle- and upper-income
borrowers.

The FFIEC adjusts the median family income (MFÐ of metropolitan areas annually, based on
estimates. The MFI for low-income is defined as family income less than 50 percent of the area
median income; moderate-income is defined as income of at least 50 percent and less than 80
percent of median income; middle-income is defined as income of at least 80 percent but less
than 120 percent of median income; and upper-income is defined as 120 percent of median
income and above. The following table displays the MFI incomes for the assessment area.

I

ï¡ble 4
MSA/MD Medi¡n F¡miþ Income Como¡rison

2016 20t7
15764 - Cambridge MD $90,625 $100,380

Assessment Area: Middlesex County $96.713 $106.981
Massachusetts $81,165 $87,085

income estimøtes.
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The MFI within the assessment area is higher than both the MFI for the Cambridge MD and

Massachusetts, which would suggest a relatively more afÏluent population. However, despite the

increase in MFI, as previously mentioned under Housing Characteristics,the median home

values in the assessment area decreased slightly over this same time period.

Business and Employment Statistics

The number of businesses in the assessment area decreased from 81,789 businesses in 2016 to
75,640 businesses in2017. Of this number 5.0 percent are located in low-income tracts; l2.l
percent are located in moderate-income tracts; 41.4 percent are located in middle-income tracts;

41.5 percent are located in upper-income tracts. The vast majority of these businesses (88.5

percent) have gross annual revenues of $lmillion or less; 1 1.0 percent reported gross annual

revenues of over $lmillion; and 0.5 percent did not report revenues. The top three employers in
the assessment area, each employing over 10,000 employees, are Lahey Hospital & Medical
Center, and Oracle Corporation, both located in Burlington, as well as the Massachusetts

lnstitute of Technology, located in Cambridge. The average unemployment rate for the
assessment area for the period under review was 3.4 percent, below the average rate for
Massachusetts, which was 4.1 percent over the same time period.

Community Contacts

As part of the evaluation process, third parties that are active in community affairs are contacted

to assist in assessing the housing and credit needs in the bankos assessment area. Relevant
information from this practice assists in determining whether local financial institutions are

responsive to the credit needs of the community, and whether additional opportunities are

available. A community contact was conducted with an organization that serves low-income
families in Greater Boston in need of housing services. The contact stated that real estate projects

and development are driving a lot of change in Boston and the surrounding cities and towns. The

contact stated that affordable housing will continue to be a need in the community as real-estate

prices have increased astronomically. As a result, low-income families are forced to move
elsewhere to live in communities that cost less. In addition, families transitioning out of
emergency shelters to low income housing require some basic banking and financial resources.

Many of these transitioning familied, have damaged account histories and are unable to open new

accounts. The contact felt a fresh start savings account program would be helpful for these

families and individuals. The contact stated that the underbanked population is growing and this
pressing need should be resolved as a collective effort.
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CONCLUSIONS WITH RESPECT TO PERFORMANCE CRITERIA

LTD Ratio

This performance criterion determines the percentage of the bank's deposit base that is
reinvested in the form of loans, and evaluates its appropriateness. The LTD ratio is reasonable
given PCB's asset size, financial condition, and competition from local financial institutions. As
of March 31,2019, PCB's LTD ratio was 91.5 percent, a13.l percent increase over its LTD
from the previous l7 quarters. PCB's LTD falls within the range of most competing institutions
as shown in Table 5.

Table 5 provides a comparison of the bank's average LTD over the past 17 quarters under
evaluation to similarly sized institutions operating within the assessment area.

Institutions

T¡ble 5
Loan-to-Deposit Ratio Comparison

I Total Assefs* |I $rooo'.r I

Average LTD Ratio**
(Vol

Middlesex Federal Savings 418.546 104.3
Winter Hill Banlq FSB 363,973 102.3

Washineton Savine Bank 250,388 98.2
Melrose Bank 322,297 96.5

Patriot Communrty Bank 176,815 91.5

Wakefi eld Co-operative Bank 223,367 87.5

North Cambridge Co-operative Bank 90,057 73.0

Eagle Bank 456,214 70.8

*Call Report as of I
r*Call Reportsfron 0l/01/2015 ø 03/31/2019

Further, not reflected in the figures above, the bank sells home mortgage loans on the secondary
market. In2015, the bank sold 464 loans, totaling S186.4 million, in2016 the bank sold 486,
totaling $188.9 million, and in 2017,246loans, totaling $98.2 million were sold.

Assessment Area Concentration

This criterion evaluates the concentration of loans originated by the bank within its assessment
area. As evidenced by the numbers below, the bank extended a majority of loans, 56.9 percent
within its assessment area. Table 6 presents the bank's levels of lending inside and outside of its
assessment area for the evaluation period

l0
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Table 6
Lending Inside and Outside the Assessment Area

TotalOutsideInside

$(000s)# V" $(000s) o/o H# o/o $(000s) Vo

Loan Types

$6,448 60.5 l9 10,653s2.6 $4,205 39.5 9 47.4Home Improvement l0
44.3 618 287,247160088 55.7 277 44.8 127159Home Purchase 34r 55.2

8 17.83536.9 J 37.5 $l1.2s5 63.15 62.5 $6.580Multi-Family Housing
$108,193 42.5 6s2 254,44356.9 $146,250 57.5 28t 43.1Refinancing 371

1297 s70.r7855.6 s70 43.9 $253.0s5 44.4727 56.1 $317,123Tot¿l HMDA related
17,72867.5 t4 24.6 $5,763 32.5 5743 75.4 $l1,965Small Business

t4 24.6 $5,763 32.5 57 17,72843 75.4 $11,965 67.5Total Small Bus.
related

s2s8.818 44.0 1354 587.906s6.9 $329.088 56.0 584 43.1TOTAL LOANS 770
HMDA

Lending within the assessment area has improved since the prior CRA evaluation when just 36.3

percent of loans were made within the assessment area. This is in part attributable to the

expansion of the assessment area to include Middlesex County in its entirety.

Residential Lending

As displayed in the table above, during the review period, the bank originated a total of 1,297

HMDA reportable loans of which727, or 56.1 percent, were inside of its assessment area. The

bank's lending within the assessment area, on a percentage basis, has increased from year to year

during the review period. ln20l5,the bank extended a total of 497 HMDA reportable loans of
which 262, or 52.7 percentwere within the assessment area. In2016, the bank extended a total of
517 HMDA reportable loan of which295, or 57.1percent were within the assessment area, and

in 2017 , the bank extended a total of 283 HMDA reportable loans of which I 70, or 60. I percent

were within the assessment area. In addition to expanding the assessment are4 the increase in the

bank's year to year lending ratio can be attributed to increased marketing and active monitoring

efforts. There was little variation between HMDA product types, with a majority of each loan

type made within the assessment area.

Small Busíness Lending

The bank also extended a majority of small business loans within the assessment area, at75.4
percent. The bank has consistently extended a high percentage of small business loans within the

assessment area throughout the review period.

Borrower Profile

This criterion analyzes the distribution of loans to borrowers of different income levels as well as

businesses with different revenues. The distribution of borrowers reflects, given the

demographics of the assessment area) areasonable penetration among individuals of different
income levels (including low- and moderate-income) and businesses of different sizes.

small business daøJamnry I, 2015 2017; $nall business daø is bank
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Residential Lending

Table 7 provides a comparison of the bank's 2016 and 2017 lending by income level to the
income distribution of families in the assessment area as well as to the aggregate in each
respective year. The bank's HMDA lending to borrowers of different income levels is considered
reasonable given the bank's capacity and constraints and the demographics of the assessment
area.

2010 U.S. Census & 2015 ACS, 2016 and 2017 Aggregate HMDA Daø, 2016 and 2017 HMDA LARI.
Total percentages shown may vary by 0.1 percent due to automated rounding dfferences.

As displayed above, in2016, the bank originated 3 loans, or 1.0 percent, to low-income
borrowers, which trailed the aggregateby 2.5 percentage points. For the same year, the bank
originated 12 loans, or 4.1 percent, to moderate-income borrowers, which was well below the
aggregate, at 12.6 percent. This appears to be an anomaly given the higher percentage of loans
extended to moderate-income borrowers in2015 and2017, at 1l.l percent and 13.5 percent,
respectively.

The bank extended just one multi-family and one home improvement loan in 2016;the income
levels of these borrowers were unknown and upper, respectively. The majority ofthe bank's
loans were for the purpose of home purchase or refinance. The distribution of these loan types
among middle- and upper-income borrowers was consistent with the bank's overall performance
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in that year. The majority of loans, 53.2 percent were extended to upper-income borrowers,

followed by middle-income borrowers, at36.6 percent, borrowers whose income was unknowno

at 5.1 percent, moderate-income borrower, at 4.1 percent, and low-income borrowers, at 1.0

percent.

In20l7,the bank originated 3 loans, or 1.8 percent, to low-income borrowers, which was below
the aggregate at 5.0 percent. All of the loans extended to low-income borrowers were home

purchase loans. For the same year, the bank originated 23 loans, or 13.5 percent, to moderate-

income borrowerso which was below the aggregate at 15.4 percent. The bank's percentage of
home purchase and refinance loans to moderate-income borrowers was in line with the bank's

overall performance, while all home improvement loans made in that year were extended to

moderate-income borrowers. The highest percentage of loans, at 52.4 percent were made to
upper-income borrowers.

Although not provided in Table 7,2015lending was also analyzed.In2}l5, the bank originated

5 loans, or 1.9 percent, to low-income borrowers which fell below the aggregate, at 4.3 percent.

For the same year, the bank originated 29 loans, or 1l.l percent, to moderate-income borrowers,

which fell below the aggregate, at l4.l percent.

As discussed, the bank has recently revised its assessment area, expanding the number of
families in the assessment area frorn 163,089 to 366,038. Low- and moderate-income families
represented 14.3 percent and 14.4 percent of the population in the prior assessment area,

respectively. The percentage of low-income families in the current assessmentareahas increased

to 19.7 percent of the larger total, while moderate -income families account for 15.7 percent.

The larger market in which PCB now operates is dominated by large national financial
institutions as well as mortgage companies. Many smaller institutions with similar assets size to
PCB generally have a longer tenure in their respective communities and are more developed with
established branch networks as opposed to a sole branch. Further these branches are in closer
proximity to low- and-moderate-income census tracts which may be more accessible to low and

moderate-income families. PCB operates in only one location.

ln order to meet the needs of its entire community, PCB has partnered with Community Service

Network (CSN), a local non-profit, whose mission is to assist low- and-moderate income

individuals obtain knowledge, skills, and services that promote independence and selÊ

suffrciency. PCB in partnership with CSN provides first time homebuyer pre-purchase seminars

at its branch location annually. This seminar is designed to help individuals learn about obtaining
a mortgage, understanding credit/ credit scores and preparing for a down payment. These

educational services align with needed tools for low- and moderate-income families outlined by
the community contact.

Small Business Lending

The bank's small business loans originated within the assessment area were analyzed to
determine the distribution among businesses of various sizes. Table 8 details the bank's lending

to small businesses according to gross annual revenue (GAR).
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Table I
Dlstrlbutìon of Smsll BusinessLoans by G¡oss Annual Revenue ofBuslness

Grcss Annual
Reltenaes

2016 Total
Basiness

2016 Bønh 2017 Small
Busínesses

2017 Bank

o//o # o/ o//o # s
81 millìon or less 89.2 l0 71.4 88.J 3 20.0
Ove¡ ïImíllíon 10.3 3 21.4 11.0 6 40.0
N/A 0.5 I 7.1 0.5 6 40.0
Total 100.0 t4 100.0 100.0 l5 100.0

D&B 2016 &2017 Smøll business daøfor 2016 and 2017 is bankprovided.
Total percentages shown may vary by 0. I percent due ,o autontoled rormding diferences.

Although not displayed in the table above, in 2015, the bank made all of its 14 small business
loans to businesses with a GAR of $1 million or less. In20l6,the bank made a total of 14 small
business loans 10, or 71.4 percent of which were made to businesses with GAR of $lmillion or
less. ln 2017, the bank made a total of l5 small business loans, 3 of which were to businesses
with a GAR of a $lmillion or less and 6 loans where GAR was reported as N/4. While the
bank's 2017 performance suggests a drop in lending to smaller size business, it is difficult to
draw meaningful conclusions when analyzing a small number of loans.

Geosraphic Distribution of Loans

This performance criterion evaluates the bank's distribution of loans to census tracts of all
income levels. The geographic distribution of loans reflects reasonable dispersion throughout the
assessment area.

Residential Lending

Table 9 provides a comparison of the bank's 2016 and 2017 lending by census tract income level
to the aggregate lending data and demographics of the assessment area.
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As displayed in Table 9, the bank extended just one refinance loan in a low-income census tract

in20l6;the loan accounted for 0.3 percent of total loans extended in that year. The bank's
perfonnance, on a percentage basis, was below the total percentage of owner occupied units in

those census tracts at I .0 percent as well as the aggregate' s percentage of loans, at | .2 percent.

While lagging the aggregate as well as demographic indicators, opporfunity for extending home

mortgage loans within low-income tracts is limited, and there is significant competition.
According to HMDA market peer reports , in 2016 there were 174 lenders who originated or
purchased home mortgage loans within the low-income census tracts within the bank's

assessment area. The top lenders were Wells Fargo Bank, N.A, Leader Bank, N.4., LoanDepot,

JPMorgan Chase Bank, N.4., and Jeanne D'Arc Credit Union. Of the 174 total lenders, 74 were

also able to extend just I loan within these tracts. The aggregate's highest percentage of loans in

low-income census tracts by loan type, 6.4 percent, were multi-family loans. As discussed this is

not an active product line for the bank, which may somewhat explain the gap in performance

between the bank and aggregate.
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In terms of lending within the assessment area's moderate-income geographies, the bank was
also slightly below the aggregate and demographic indicators overall. Competitive factors may
have affected the bank's ability to compete within these moderate-income geographies. Several
of the cities and towns recently added to the bank's assessment area have significant
concentrations of moderate-income census tracts. With just one branch office and more limited
asset size, it would be diffrcult for the bank to match the performance of more established
lenders in these competitive areas. The bank was able to extend home purchase and refinance
loans within moderate-income geographies. The bank's one home improvement loan was also in
a moderate-income census tract. As previously discussed, the bank makes very few multi-family
loans, with just one extended in 2016. Ofthe multi-family loans extended by the 2016 aggregate,
the highest percentage, 43.9 percento were made within moderate income geographies. As within
low-income geographies, the bank'product mix with very few multi-family loans may have
contributed to the lower percentage of loans extended by the bank within moderate-income
geographies as compared to the aggregate.

The bank made the highest percentages of home purchase and refinance loans within the
assessment area's middle- and upper-income census tracts; as discussed previously, the majority
of owner occupied units are also located in these areas.

While there was a decline in the overall number of loans made in 2017, as well as loans made
within the assessment areao the bank's performance, on a percentage basis, was in line with 2016.
The bank was able to extend just one loan within a low-income census tract. Based on
demographic indicators there is a limited opportunity to lend within these geographies as just 2.4
percent of owner occupied units are located within these census tracts. The bank's percentage
was also below the 2017 aggregate, at 3.4 percent.

The bank extended lT loans within moderate-income tracts in20l7,or 10.0 percent of the bank's
loans extended within the assessment area in that year, trailing the aggregate's 14.0 percent. The
bank was more inline in terms of dollar volume with 10.9 percent compared to I1.3 percent,
indicating the bank's loans were higher dollar volumes on average. The majority ofthe bank's
loans in moderate-income tracts, or 14, were home purchase loans. Competition within moderate-
income census tracts was also considered. There were 348 reporters who originated or purchased
a home mortgage loan within moderate-income census tracts in2017. The bank was ranked 53'd
in lending within these tracts, slightly exceeding its rank of 57ft in HMDA lending in Middlesex
County overall. Aggregate data showed improved trends in lending to moderate-income census
tracts in 2017. As with 2016, the aggregate's percentage of multi-family loans in low- and
moderate-income areas was well above the overall percentage of lending in moderate-income
census tracts.

The bank's 2015 lending was also analyzed and was consistent with performance highlighted in
the years included within Table 9. The bank extended one additional loan in a low-income census
tract in that year accounting for 1.1 percent of loans. The bank made 19 loanso or 7.3 percent,
within moderate-income census tracts while the aggregate extended 12.l percent of loans within
these tracts.

There were no conspicuous gaps in loans in low- or moderate-income tra'cts unexplained by
performance context. The bank made loans in 3 ofthe 12 low-income geographies in 2015,
penetrating 25.0 percent of those tracts. ln20l6, the bank made one loan in those 12 tracts, for
8.3 percent. In2017, the number of low-income tracts increased to22,the bank was able to
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extend loans in 2 of those geographies. The bank extended loans in 13 of the 64 moderate-

income geographies in2015, covering 20.3 percent.ln2016, the bank made loans in24, or 37.5

percent, of the moderate-income geographies. In2017, the bank made loans within 15, or 27.3

percent of the geographies categorized as moderate-income in that year.

Small Business Lending

Table 10 represents the distribution of small business loans by census tract income level.

Taile 10

Geogrqhìc DÍstríbntíon of Snutl Basíness Loans by Cewus Truø

Census
Tracl

Income
Level

2016 Toral
Business by Tract

2016 Bank
2017 Total

Business by Tract
2017 Bank

# #

Low 2.9% 0 0.0% s.0% 2 r3.3%

Moderate 13.2% 0 0.0% 12.1% 2 13.3%

Middle 39.9% 7 s0.0% 41.4% I 53.3%

Upper 44.0% 7 50.0% 41.5% 3 20.0%

N/A 0.0% 0 0.0% 0.0% 0 0.0%

Total 100.0% I4 100.0% 100.0% t5 t00.0%

D&B 2015 and 2017 Small bwiness datafor 2016 and 2017 is bankprovided.
Total percentages shown may vary by 0.1 percent due to automaled rounding diferences

As displayed in Table 10, the bank extended no small business loans within the assessment

area's low- or moderate-income census tracts in2016. The bank's small business lending was

evenly disbursed amongst middle and upper-income geographies. The bank was able to make2
small business loans, or 13.3 percent within low-income census tract in 2017, exceeding the

percentage of business located in those geographies. An additional2 loans, 13.3 percent were

made within moderate-income census tracts, matching the percentage of total businesses within
those tracts. The majority of loans were extended in middle-income geographies in that year.

Although not provided in table format, the bank's 2015 lending was also reviewed. The bank

made no loans within low-income geographies and 2 loans, for 14.3 percent within moderate

income geographies. Of the 14 total loans, 6, or 42.9 percent, were extended in middle- and an

additional 6 in upper-income census tracts. Overall, it appears the bank is achieving a reasonable

dispersion throughout census tract income levels, although as previously stated, it is difficult to
draw meaningful conclusion, when as demonstratedo one or two loans can significantly shift the

percentages.

There were no conspicuous gaps in loans in low- or moderate-income tracts unexplained by
performance context. The majority of the bank's small business loans were made within its

historic assessment area in closer proximity to the bank's sole location.
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Response to Complaints

There have been no complaints regarding the bank's CRA performance since the previous CRA
examination.

CONCLUSION

Given its size and financial condition, the bank has maintained a reasonable LTD ratio. The
majority of loans were generated inside of the assessment area during the review period and the
percentage of loans generated inside of the assessment area has increased from year to year.
Moreover, given the bank's size, single branch location, as well as, the competitiveness of the
market in which it operates, its lending to borrowers of different income levels and businesses of
different size is reasonable as well as the geographic distribution of loans. There were no CRA-
related complaints against the bank during the review period. Given these factors, the bank's
lending performance is rated "Satisfactory."

FAIR LENDING OR OTHER ILLEGAL CREDIT PRACTICES REVIEW

No evidence of discriminatory or other illegal credit practices inconsistent with helping to meet
community credit needs was identified.
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APPENDIX

GLOSSARY

Aggregate lending: The number of loans originated and purchased by all reporting lenders in
specified income categories as a percentage of the aggregate number of loans originated and

purchased by all reporting lenders in the metropolitan area./assessment area.

Assessment area: One or more of the geographic areas delineated by the bank and used by the
regulatory agency to assess an institution's record of CRA performance.

Census tract: A small subdivision of metropolitan and nonmetropolitan counties. Census tract
boundaries do not cross county lines; however, they may cross the boundaries of metropolitan
statistical areas. Census tracts usually have between 2,500 and 8,000 persons, and their physical
size varies widely depending on population density. Census tracts are designed to be
homogeneous with respect to population characteristicso economic status, and living conditions
to allow for statistical comparisons.

Community contact: Interviews conducted as part of the CRA examination to gather
information that might assist examiners in understanding the bank's community, available
opportunities for helping to meet local credit and community development needs, and
perceptions on the performance of financial institutions in helping meet local credit needs.

Communications and information gathered can help to provide a context to assist in the
evaluation of an institution's CRA performance.

Community development: All Agencies have adopted the following language. 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 CFR 121.301) or have gross annual revenues of $1 million or less; or,
activities that revitalize or stabilize low or moderate-income geographies.

Effective September 1,2005, the Board of Governors of the Federal Reserve System, the Office
of the Comptroller of the Currency (OCC), and the FDIC have adopted the following additional
language as part of the revitalize or stabilize definition of community development. Activities
that revitalize or stabilize:

(i) Low- or moderate-income geographies;
(ii) Designated disaster areas; or
(iii) Distressed or underserved nonmetropolitan middle-income geographies designated
by the Board, the FDIC, and the OCC, based on:

a. Rates of poverty, unemployment, and population loss; or
b. Population size, density, and dispersion. Activities that rcvitalize and stabilize
geographies designated based on population size, density, and dispersion ifthey
help to meet essential community needs, including needs of low- and moderate-
income individuals.

Consumer loan(s): A loan(s) to one or more individuals for household, famil¡ or other personal

expenditures. A consumer loan does not include a home mortgage, small business, or small farm
A
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loan. This definition includes the following categories: motor vehicle loans, credit card loanso

home equity loans, other secured consumer loans, and other unsecured consumer loans.

Demographics: The statistical characteristics of human populations (such as age, race, sex,
income, etc.) used especially to identify markets.

Distressed nonmetropolitan middle-income geography: A middle-income, nonmetropolitan
geography will be designated as distressed if it is in a county that meets one or more of the
following triggers: (1) an unemployment rate of at least 1.5 times the national average, (2) a
poverty rute of 20 percent or more, or (3) a population loss of l0 percent or more between the
previous and most recent decennial census or a net migration loss of 5 percent or more over the
5-year period preceding the most recent census.

Family: Includes a householder and one or more other persons living in the same household who
are related to the householder by birth, marriage, or adoption. The number of family households
always equals the number of families; howevero a family household may also include
nonrelatives living with the family. Families are classified by type as either a married-couple
family or other family, which is further classified into "male householder" (a family with a male
householder and no wife present) or "female householder" (a family with a female householder
and no husband present).

Full-scope review: Performance under the Lendingo Investment, and Service Tests is analyzed
considering performance context, quantitative factors (e.g., geographic distribution, borrower
distribution, and total number and dollar amount of investments), and qualitative factors (e.g.,
innovativeness, complexity, and responsiveness).

Geography: A census tract delineated by the United States Bureau of the Census in the most
recent decennial census.

Home Mortgage l)isclosure Act (IIMDA): The statute that requires certain mortgage lenders
who do business or have banking offrces in a metropolitan statistical area to file annual summary
reports of their mortgage lending activity. The reports include such data as the race, gender, and
the income of applications, the amount of loan requested, and the disposition of the application
(e.g., approved, denied, and withdrawn).

Home mortgage loans: Includes home purchase and home improvement loans as defined in the
HMDA regulation. This definition also includes multifamily (five or more families) dwelling
loans, loans for the purchase of manufactured homes, and refinancing of home improvement and
home purchase loans.

Household: One or more persons who occupy a housing unit. The occupants may be a single
family, one person living alone, two or more families living together, or any other group of
related or unrelated persons who share living arrangements.

Housing affordability ratio: Is calculated by dividing the median household income by the
median housing value. It represents the amount of single family, owner-occupied housing that a
dollar of income can purchase for the median household in the census tract. Values closer to 100
percent indicate greater affordability.
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Limited-scope review: Performance under the Lending, Investment, and Service Tests is

analyzedusing only quantitative factors (e.g., geographic distribution, borrower distribution,

total number and dollar amount of investments, and branch distribution).

Low-income: Individual income that is less than 50 percent of the area median income, or a

median family income that is less than 50 percent, in the case of a geography.

Market share: The number of loans originated and purchased by the institution as a percentage

of the aggregate number of loans originated and purchased by all reporting lenders in the

metropolitan area./assessment area.

Median famity income: The dollar amount that divides the family income dishibution into two
equal groups, half having incomes above the median, half having incomes below the median.

The median family income is based on all families within the area being analyzed.

Metropotitan area (MA): A metropolitan statistical area (MSA) or a metropolitan division
(MD) as defined by the Offrce of Management and Budget. An MSA is a core area containing at

least one urbanized area of 50,000 or more inhabitants, together with adjacent communities

having a high degree of economic and social integration with that core. An MD is a division of
an MSA based on specific criteria including commuting patterns. Only an MSA that has a

population of at least 2.5 million may be divided into MDs.

Middle-income: Individual income that is at least 80 percent and less than 120 percent of the

area median income, or a median family income that is at least 80 percent and less than I20
percent in the case ofa geography.

Moderate-income: Individual income that is at least 50 percent and less than 80 percent of the

area median income, or a median family income that is at least 50 percent and less than 80

percent in the case ofa geography.

Muttifamily: Refers to a residential structure that contains five or more units.

Nonmetropolitan statistical area (non-MSA): Not part of a metropolitan area. (See

metropolitan area.)

Other products: Includes any unreported optional category of loans for which the institution

collects and maintains data for consideration during a CRA examination. Examples of such

activity include consumer loans and other loan data an institution may provide concerning its

lending performance.

Owner-occupied units: Includes units occupied by the owner or co-owner, even if the unit has

not been fully paid for or is mortgaged.

Performance context: The performance context is a broad range of economic, demographic, and

institution- and community-specific information that an examiner reviews to understand the

context in which an institution's record of performance should be evaluated. The performance

context is not a formal or written assessment of community credit needs.
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Performance criteria: These are the different criteria against which a bank's performance in
helping to meet the credit needs of its assessment area(s) is measured. The criteria relate to
lending, investment, retail service, and community development activities performed by a bank.
The performance criteria have both quantitative and qualitative aspects. There are different sets
of criteria for large banks, intermediate small banks, small banks, wholesale/limited purpose
banks, and strategic plan banks.

Performance evaluation @E): A written evaluation of a financial institution's record of
meeting the credit needs of its community, as prepared by the federal financial supervision
agency responsible for supervising the institution.

QualifÏed investment: A qualified investment is defined as any lawful investment, deposit,
membership share, or grant that has as its primary purpose community development.

Rated area: A rated area is a state or multistate metropolitan area. For an institution with
domestic branches in only one state, the institution's CRA rating would be the state rating. If an
institution maintains domestic branches in more than one state, the institution will receive a
rating for each state in which those branches are located. If an institution maintains domestic
branches in two or more states within a multistate metropolitanarea,the institution will receive a
rating for the multistate metropolitan area.

Small businesses/small farms: A small business/farm is considered to be one in which gross
annual revenues for the preceding calendar year were $1 million or less.

Small loan(s) to business(es): That is, "small business loans" are included in "loans to small
businesses" as defined in the Consolidated Reports of Condition and Income (Call Report) and
the Thrift Financial Reporting (TFR) instructions. These loans have original amounts of 51
million or less and typically are secured by either nonfarm or nonresidential real estate or are
classified as commercial and industrial loans. However, thrift institutions may also exercise the
option to report loans secured by nonfarm residential real estate as "small business loans" if the
loans are reported on the TFR as nonmortgage, commercial loans.

Small loan(s) to farm(s): That is, "small farm loans" are included in "loans to small farms" as
defined in the instructions for preparation of the Consolidated Reports of Condition and Income
(Call Report). These loans have original amounts of $500,000 or less and are either secured by
farmland or are classified as loans to finance agricultural production and other loans to farmers.

Underserved middle-income geography: A middle-income, nonmetropolitan geography will be
designated as underserved if it meets criteria for population size, density, and dispersion that
indicate the area's population is sufficiently small, thin, and distant from a population center that
the tract is likely to have difficulty financing the fixed costs of meeting essential community
needs.

Upper-income: Individual income that is 120 percent or more of the area median income, or a
median family income that is 120 percent or more, in the case of a geography.

For additional information, please see the Definitions section of Regulation BB at 12 C.F.R.
228.t2.
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