AGENDA
CUYAHOGA COUNTY COMMUNITY DEVELOPMENT
COMMUNITY REINVESTMENT ADVISORY SUBCOMMITTEE MEETING
WEDNESDAY, MAY 12, 2021
CUYAHOGA COUNTY ADMINISTRATIVE HEADQUARTERS
C. ELLEN CONNALLY COUNCIL CHAMBERS – 4TH FLOOR
2:00 PM
*Due to the COVID-19 pandemic, the Cuyahoga County Administration Building is closed to
the public at this time. As this meeting is being conducted remotely, in accordance with HB
197, interested persons may access the meeting via livestream by using the following link:
https://www.youtube.com/CuyahogaCounty
**Public comment for this meeting may be submitted in writing via email to
jdcarter@cuyahogacounty.us no later than 1:00 p.m. on Wednesday, May 12, 2021

1. CALL TO ORDER
2. ROLL CALL
3. PUBLIC COMMENT
4. APPROVAL OF MINUTES FROM THE APRIL 14, 2021 MEETING
5. MATTERS REFERRED TO COMMITTEE
a)

None

6. DISCUSSION
a)

Review of the Single-Family Residential Appraisal Study by Emily
L. Braman

b)

Review of the Key Bank Presentation
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c)

Key Bank Community Commitment Reporting Discussion

7. MISCELLANEOUS BUSINESS
8. ADJOURNMENT

MINUTES
CUYAHOGA COUNTY COMMUNITY DEVELOPMENT
COMMUNITY REINVESTMENT ADVISORY SUBCOMMITTEE MEETING
WEDNESDAY, APRIL 14, 2021
CUYAHOGA COUNTY ADMINISTRATIVE HEADQUARTERS
C. ELLEN CONNALLY COUNCIL CHAMBERS – 4TH FLOOR
2:00 PM

1. CALL TO ORDER
Vice-Chairwoman Stephens called the meeting to order at 2:04 p.m.
2. ROLL CALL
Ms. Stephens asked Assistant Deputy Clerk Johnson to call the roll. Committee
members Stephens, Blackwell, Anderson, Zone and Benjamin were in attendance
and a quorum was determined. Committee member Seren joined the meeting
after the rollcall was taken. Committee members Jones, Welo and McDermott
were absent from the meeting. Councilmember Miller was also in attendance.
[Clerk’s Note: Ms. Sally Martin attended the meeting on behalf of Ms.
Welo.]
3. PUBLIC COMMENT
There were no public comments given.
4. APPROVAL OF MINUTES FROM THE MARCH 10, 2021 MEETING
A motion was made by Ms. Anderson, seconded by Mr. Benjamin, and approved
by unanimous vote to approve the minutes from the March 10, 2021 meeting.

Page 1 of 2

5. MATTERS REFERRED TO COMMITTEE
a)

None

There were no matters referred to Committee.
6. DISCUSSION
a)

Mission Development

Ms. Martin and Ms. Anderson reported that a draft of the mission statement has
been completed and distributed to the Committee members.
b)

Housing Appraisals: Emily L. Braman, President, C.P. Braman &
Co.

Ms. Emily Braman, President and Chief Appraiser with C.P. Braman & Co., Inc.;
addressed the Committee and provided an overview on the history of C. P. Braman
& Co., Inc.; the different types of appraisers; the requirements, limitations, and
restrictions for appraisers; the impact of out-of-town investors on property
appraisals and the results of her study that was performed for the City of
Cleveland. Discussion ensued.
Committee members and Councilmembers asked questions of Ms. Braman
pertaining to the item which she answered accordingly.
7. MISCELLANEOUS BUSINESS
Ms. Martin reported that a letter from the National Community Reinvestment
Coalition has been circulated regarding the KeyBank National Community Benefits
Plan of 2016. Discussion ensued.
8. ADJOURNMENT
With no further business to discuss and on a motion by Ms. Stephens with a
second by Mr. Seren, the meeting was adjourned at 3:13 p.m., without objection.

To:

Tania Menesse, Director of Community Development

From:

Michiel Wackers, Assistant Director
Department of Community Development

Subject:

Next Steps with Appraisal Study

Date:

February 25, 2020

Executive Summary- Single Family Residential Appraisal Study, 2020
During a listening tour with local banks, the Department Community Development heard
repeated that appraisal challenges posed a significant hurdle for banks to lend on the City’s
Eastside. In response, the Department issued a Request for Proposals to conduct six appraisals in
six Eastside neighborhoods, document the challenges and make recommendations.
The six homes selected were 3 to 4 bedroom detached single family properties in average condition.
The results of the six appraisals was that only one property appraised at the listed sales price:
Neighborhood

Fairfax
Glenville
Union-Miles
“Kinsman”
Mount Pleasant
Lee-Harvard

Property

2175 East 86th Street
9112 Parmelee Avenue
3586 East 112th Street
3777 East 114th Street
3867 East 142nd Street
16917 Biltmore

Listed
Sales Price

Appraised
Value

$65,000
$54,900
$37,000
$39,900
$52,000
$84,900

$33,000
$41,000
$31,000
$35,000
$50,000
$85,000

Appraised
Value as %
of List Price
60%
75%
84%
88%
96%
100%

The results of the study found the following challenges:
 Sales that are not reported through the Multiple Listing Service (MLS)- There are
a many more property transaction listed in the County’s property records than listed on
MLS. MLS listings with complete descriptions and photos of the condition of the property
have significantly greater likelihood to be considered as a comparable for an appraisal. A
neighborhood with a high number of sales that are not on MLS or have incomplete
information about the conditions of the property severely shrinks the pool of properties that
can facilitate the accurate value of other properties.

The following table examines property transaction in 2019 in the study neighborhoods and
highlights the impact on insufficient data on MLS. The number of transactions exceeding $50,000
that have full MLS listings with photos seems to impact the ability of neighborhoods t properties
appraisals.
Neighborhood
Glenville
County Recorded
Transactions
515
Sales above $50k
89
MLS Listings
122
Median $42,000
Sales above $50k
50
MLS Listings with
Photos
60
Median $25,000
Sales above $50k
13











Fairfax

Kinsman

Mount Pleasant

Lee-Harvard

Union-Miles

58
19
20
$30,000
7

88
10
7
$30,000
0

337
70
203
$44,900
82

218
80
178
$60,000
104

459
69
82
$35,000
22

8
$19,000
1

0
$0
0

99
$30,000
20

122
$50,000
52

47
$28,000
6

Multiple transactions of uncertain origin- In neighborhoods with many investor
owners, may show multiple transaction for the same property often with in the same day.
These multiple transactions often have very limited information and are considered to be a
high risk indicator or fraud by appraisers. As a result, these transaction are considered not
suitable for consideration as comparable for other properties.
Difference in perception of amenities- Appraisers dismiss or include amenities that are
not verified upon further inspection. The results greater likelihood that similar properties
in close geographic proximity are not considered comparable. Appraisers may be using
suburban values of certain amenities rather than urban neighborhood valued amenities.
Implicit bias- Several Realtors believe that there is implicit bias in appraisals in
traditionally African- American neighborhoods.
Out-of-town investors- These investors often pay cash and transactions are difficult to
verify resulting in greater likelihood of being overlook or dismissed as a comparison for
other properties.
Realtor-Appraiser relationship- Within these neighborhoods there is significant
animosity between Realtors and Appraisers. Realtors do not have an understanding of the
constraints that the lenders place on appraisers and are resentful because of last deals due
to appraisal issues.
Quality of housing stock/housing code enforcement- Many homes will not qualify for
an FHA loan due to condition.

The study recommend exploring the following as a possible response to those challenges:
 Clearinghouse of recent arm’s length transactions- Better information regarding
arm’s length transaction would be helpful to appraisers.
o Appraisers use MLS data because it often provides interior photographs and
descriptions. When that information is not available online, conversations with
parties that have been in the residence are reliable substitutes, however, often buyer
and seller’s contact information is not available to the appraiser. Requiring County
records to include contact information would be very helpful.

Establishing a local clearinghouse of data that can UAD (Uniform Appraisal
Dataset) formatted appraisal data will ensure a large pool of comparable properties
for appraisers to access. This data could then be shared with other services
appraisers use such as SmartExchange by Alamode Total and possibly Zillow, Trulia
and Redfin.
Certification by City of Cleveland of appraisers that understand urban housing
markets- This would improve the situation for several reasons. It would create geographic
competency by providing the opportunity to educate appraisers regarding amenities of each
Cleveland neighborhood, familiarize them with market conditions and trends, the features
valued by area residents, and assist them in researching sales that are not listed through
MLS.
Continuing Education class for local appraisers- Continuing education for local
appraisers could improve geographic competency regarding Cleveland neighborhoods and
development trends. Market participants could be interviewed, and information shared
regarding items that are valued by residents and investors in these neighborhoods.
Additionally, this can serve as a networking opportunity to allow appraisers to share data
and to educate appraisers on less conventional methods of data verification.
Appraisal Review Program- An appraisal review service to determine if the original
appraisal had factual errors or inappropriate comparable sales. If the review appraiser
determines that the report is not compatible with the City of Cleveland standards,
education could be provided to appraisers that have questionable appraisals to avoid future
problems.
Gap Financing- A loan program administered by the City similar to the Greater Circle
Living program to cover any gap created by an appraisal determined to be artificially low
by the City’s Review Appraiser.
Realtor Continuing Education- Realtors could be educated on how to assist appraisers
and to increase their understanding of the challenges and restrictions facing appraisers.
This continuing education could be used to build trust between the Realtors and
Appraisers. Realtors could be taught to share data that may be helpful to the appraisers
regarding interior condition of comparable sales, off market transactions that they may be
aware of, improvement costs and other data that could be helpful.
o











RECOMMENDATIONS
Therefore, this memo seek approval to:
1) Share the executive summary and report with members of the Department and the
Directors of the Development Cluster.
2) Share the executive summary and report with stakeholders in the community to determine
ways that the City could collaborate on this issue.
3) Draft an RFP for:
a. A consultant to conduct an outreach project to understand important amenities to
owner-occupied properties in Eastside neighborhoods
b. A consultant to develop a clearinghouse of properties transaction and gather missing
information that would be useful for ensure that as many properties could qualify as
a comparable property for other real estate transaction.

4) Develop a continuing education presentation for local Realtors on how to work with
appraisers especially in Eastside neighborhoods
5) Develop a continuing education presentation for appraisers on the unique value of
amenities in Eastside neighborhoods and how to effectively utilize a City supported
clearinghouse of local property transactions.

_____ Approved

____ Denied

____ More Information Required

________________________________________________
Tania Menesse, Director of Community Development

_________
Date
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KeyBank & Cuyahoga County | Commitments Completed
KeyBank has delivered on 7 of 13 commitments
How Key has Delivered

Commitment

#5

#10

#2

#4

Mortgage Originator Compensation: KeyBank will encourage
loan officers to make more LMI loans by increasing minimum per
unit payments and providing additional incentive compensation.

•

In January 2020, KeyBank launched a new compensation plan to include an incentive
for CRA –eligible loans for all mortgage originators; additionally, compensation for
Community Development Loan Officers was also adjusted to weigh production-based
incentives more heavily as a percentage of total compensation in order to drive
greater CRA-eligible production

Low-cost Check Cashing: KeyBank will provide an affordable
alternative to payday check cashing operations.

•

KeyBank Plus is available at 10 locations throughout the city of Cleveland. In
addition, KeyBank offers free check cashing to clients enrolled in the Hassle Free, a
BankOn certified product.

Expand Affordable Mortgage Products: KeyBank will seek
approvals from CHN Housing Partners and Fannie Mae to extend
its Home Ready Mortgage Program throughout Cuyahoga
County. KeyBank’s Home Ready Mortgage Program allows up to
125% combined loan to value and currently serves borrowers in
the City of Cleveland.

•

Because of COVID-19, Fannie Mae is retiring the program at the end of 2020 and will
not consider expansion. However, Key will continue to offer Home Ready and Key
Community mortgage products at 105% LTV

Data Sharing: KeyBank will provide the County with Loan
Application Register raw performance data prior to the data being
published.

•

Key will provide the County with Loan Application Register raw performance data prior
to FFIEC publication upon written request.
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KeyBank & Cuyahoga County | Commitments Completed
KeyBank has delivered on 7 of 13 commitments
Commitment

How Key has Delivered

Help Program: KeyBank will continue to participate in the HELP
program and will consider adjusting lending standards and incentive
rates for unsecured loans to the same as for secured loans.

•

#8

The HELP program lending standards and incentive of 3% discount below the
tiered rate to the borrower is applicable to both secure and unsecured loans.

•

#11

SBA Loans: KeyBank will commit to increasing the $22 million of
Small Business Administration (SBA) loans to LMI small businesses it
made in 2019 by 20% in 2020.

Trade Secret: Plans in 2020 were to expand lending through the SBA
express program. Given COVID-19, KeyBank shifted focus to PPP lending,
significantly growing SBA lending in the Cleveland market. As of 5/25/20,
KeyBank has funded more than 1,000 PPP loans totaling ~$316MM in the
Cleveland market.

•

November 2020, loan sizes below $150K receive favorable interest rates, a
credit of $1000 for Home Ready product and improved interest rates for FHA
mortgage products

#6

Reduce Loan Transaction Fees: KeyBank will
reduce loan transaction fees on original loans of
less than $150,000 and on all refinancing.
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KeyBank & Cuyahoga County | Commitments In Process
We continue to make progress on the remaining commitments
Commitment

#9

Challenge Loan Program: KeyBank will
participate in the Challenge Program and
extend it throughout the County.

Progress to Date
•

Conversation with HRRC, CHN on 11/11

•

Clarity on guarantee portion

•

Approved by KeyBank for all of Ohio

Next Steps
•

Need to establish source of loan loss
reserves for expansion

•

Prioritize Zip Codes

•

KeyBank reviewing guarantee guidelines
internally with Underwriting

•

Hosted an initial conversation on May 5,
2020 with CHN regarding CDFI

•

CHN to prepare specific proposal

#7

CDFI Creation: KeyBank will work with CHN
Housing Partners in an effort to fund a new
Community Development Financial Institution.

•

Key Community Mortgage can be used for
loans $50,000 and under.

•

Determine source of loan loss guarantee
fund

#1

Loan Loss Guarantee: KeyBank will work with
the County to solve the issue that arises when
real property does not qualify for a Key
Community Mortgage loan of $50,000 or less
because it does not appraise for its purchase
price. KeyBank will consider the use of a loan
loss guarantee fund to fill the gap.

•

Key will consider contributing to a loan
loss guarantee fund if we find the program
is consistent with industry-wide regulatory,
credit and underwriting standards

#3

Appraisal Standards Adjustment: KeyBank
will help draft legislation that adjusts appraisal
standards to create additional opportunities for
low and moderate income (LMI) borrowers.

•

KeyBank’s level of participation will be
limited by the county-level lobbying and
or governed by conflict of interest.
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KeyBank & Cuyahoga County | Commitments In Process
We continue to make progress on the remaining commitments
Commitment

#12

#13

Progress to Date

Community Reinvestment Fund : KeyBank
will provide a Community Reinvestment Fund to
provide a second chance for denied SBA
applicants

•

Key is currently exploring a small business
"second look" program for denied
applicants in conjunction with a non-profit
partner. This project has been put on hold
in light of COVID-19.

Financial Literacy Series: KeyBank will
partner with the County in providing a series of
community programs addressing financial
literacy and education. At least one such
program will be directed toward children aging
out of foster care.

•

Amanda Petrak named as KeyBank’s
Corporate Responsibility Officer for
Cleveland

Next Steps
•

•

KeyBank to reengage with CRF and the
Business Banking team

Identify appropriate resources to partner
with at the County
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