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Executive Summary
The following Analysis of Impediments to Fair Housing Choice (AI) serves as a comprehensive look
at fair housing issues in Sherman, Texas. The report includes an analysis of various demographic,
economic and housing indicators; a review of public and private sector policies that affect fair
housing; and a review of the city’s efforts to affirmatively further fair housing per federal law.
The city of Sherman is the County seat of Grayson County and located in the Texoma region of
North Texas and southern Oklahoma. Sherman was founded in 1846 and has seen a steady
growth in population since then. The city is home to Austin College, a private, Presbyterian, liberal
arts college that relocated to Sherman in 1876. Austin College is the oldest college or university
in Texas that is still operating under its original charter.
Fair housing choice means that residents have the necessary information, opportunity and
options to live where they choose without unlawful discrimination (24 CFR 5.152) and is
composed of three components:
•

Protected choice, meaning the absence of unlawful discrimination.

•

Actual choice, meaning not only that affordable housing options exist, but that the
information and resources are available to enable informed choices.

•

Quality choice, meaning that the available and affordable housing is decent, safe and
sanitary, and, for persons with disabilities, accessible as required under civil rights law.

It is important to note that this executive summary is being drafted during the novel coronavirus
pandemic. All the content of this report has been generated based on data and analysis
conducted before this major health crisis. The implications of the crisis are and will be profound,
affecting communities and households along all social and economic dimensions. However,
whatever those dynamic shifts may be, the content of this report remains relevant, offering
insight into baseline conditions that the current crisis will likely magnify.
Summary of Findings:
The conclusion of this analysis has identified several current impediments to fair housing choice,
some of which are related to those identified in the previous AI. For each impediment,
recommendations and outcome measures have been identified for activities that can help to
alleviate these impediments moving forward. The current findings identified in this analysis to
fair housing choice are:
1.
2.
3.
4.
5.

Limited Local Funding for Affordable Housing Programs.
Elimination of Financial Assistance to First Time Home Buyers Program.
Shortage of Housing Vouchers and Properties That Accept Housing Vouchers.
Shortage of Homeless Beds and Lack of City Homeless Shelter Options.
Ineffective Targeting of Housing Rehabilitation Funds.
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6. Shortage of Handicapped Accessible Housing.
7. Shortage of Rental Housing Units.
8. Older and Aging Housing Stock in City.
9. Rapidly Rising Cost of Existing and New Housing Construction.
10. Shortage of Affordable Housing.
Actions to Address Impediments:
In an effort to overcome or ameliorate barriers to fair housing choice, the city of Sherman listed
corresponding strategic actions to be considered and implemented. The actions listed will be
addressed over the next five years, aligning the accomplishments of these actions with the
consolidated planning cycle. Although not all of the impediments will likely be eliminated in such
a short time period, the city will strive to affirmatively further fair housing and reduce these
barriers to promote fair housing choice. Further details are found in the Fair Housing Action Plan
section.
•

Increase financial incentives for affordable housing.

•

Continue and expand the housing demolition program.

•

Increase support to area homeless shelter and homeless programs.

•

Support a broader range of housing options and styles.

•

Promote residential infill and other new residential redevelopment.

•

Support density bonuses for affordable housing.

•

Reestablish first-time home buyers assistance program.

• Strengthen code enforcement program and owner-occupied rehabilitation efforts.
Methodology
The analysis consists of a comprehensive review of laws, regulations, policies and practices
affecting housing affordability, accessibility, availability and choice within the city of Sherman.
The assessment specifically includes an evaluation of:
•

Existing socio-economic conditions and trends in the city, with a particular focus on those
that affect housing and special needs populations;

•

Public and private organizations that impact housing issues in the city and their practices,
policies, regulations and insights relative to fair housing choice;

•

The range of impediments to fair housing choice that exists within both the urban center
and other areas of the city;

•

Specific recommendations and activities for the jurisdictions to address any real or
perceived impediments that exist; and
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•

Effective measurement tools and reporting mechanisms to assess progress in meeting fair
housing goals and eliminating barriers to fair housing choice in the city.

The planning process was launched with a comprehensive review of existing studies for
information and data relevant to housing need and related issues. These documents included
local comprehensive plans and ordinances; the 5-Year Consolidated Plan for the City of Sherman;
the previous Analysis of Impediments to Fair Housing Choice; and other policy documents.

Demographics and Trends
Utilizing quantitative data sources such as U.S. Census Bureau reports, American Community
Survey data (ACS), the U.S. Bureau of Labor Statistics (BLS), Boxwood Means Inc. via PolicyMap,
Federal Financial Institutions Examination Council (FFIEC) and local plans and reports,
demographic and housing data was collected for the city of Sherman to determine any patterns
or trends that may indicate a concentration of protected classes in any one area of the city. Data
collected and analyzed also included employment, income and other relevant data. Information
on the availability of housing, including various housing types and sizes, affordability levels and
accessibility for disabled persons was also reviewed.

Data Collection
Data collection included an analysis of fair housing choice and any limitations due to existing
conditions within the city or surrounding localities. A comprehensive review and assessment of
current land use policies, local laws, ordinances and practices that may affect fair housing choice
within the city of Sherman was conducted.
ACS 2014-2018 five year estimates were the most recent datasets at the time of research that
incorporated all the issues for cross sectional analyses. It should be noted that the comparison
of 2018 data to 2000 and/or 2010 Census data is the best means for understanding trends that
offer statistically significant forecasts on the demographic, economic and housing trends for the
next five to ten years. When available, more recent data is used to offer a static point of
information, but should not be used to dismiss the wider trend analysis on which this report
focuses.
Data regarding fair housing lending policies and practices was analyzed using the Home Mortgage
Disclosure Act (HMDA) and Private Mortgage Insurance Companies (PMIC).

Citizen Participation Process
Although not required, in outlining their vision for the development of this document, city staff
sought input from residents, stakeholders, housing professionals, not-for-profit organizations,
city staff and community and government leaders. To this end, the city contacted representatives
of various housing organizations, social service agencies, faith-based organizations and
governmental institutions to participate in a community survey. The survey contained a range of
questions about possible impediments relating to fair housing discrimination, education and
causes. The city of Sherman administered the survey on residents’ experiences with the local
housing market from April 29, 2020, through June 19, 2020. However, the survey received
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minimal input, in part due to COVID-19 impacts.
In addition, two virtual informational meetings were held on May 12 and May 14, 2020, in order
to educate the public and stakeholders on the Analysis of Impediments to Fair Housing Choice
process and to gather comments that were used to develop this AI.
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Demographic Profile
Cities aren’t structures; cities are people.
-

Ed Glaeser, “Triumph of the City”

Introduction
The Demographic Profile looks at the city of Sherman from the perspective of its people.
Understanding who lives in the city, where the residents live and the needs of their households
is the foundation of this analysis. It is necessary to understand where people live and where they
do not in order to identify any impediments. This process requires exploring a number of
demographic variables such as race and ethnicity, age, disability status, among others. This
information will allow the city to answer one of the most important questions when addressing
fair housing issues: who is in need of assistance. People are at the foundation of the decisionmaking process, and understanding what the demographics of the city are and how they have
changed is necessary before policy changes can be proposed.

Population
Understanding how the population has changed over time is one of the most important
demographic data points available. This change, and how it compares to other jurisdictions, gives
a broad view of where people choose to live.
Population growth is generally a positive indicator but with it comes challenges, particularly for
the housing market. When a population grows more quickly than the housing stock the overall
demand increases which puts upward pressure on housing prices. Increased prices make it more
difficult to locate affordable, safe and secure housing, particularly for lower income households.
In the city of Sherman, the population has grown by approximately 8.5% between 2010 and 2018.
This growth has been steady over the last ten years.
Chart: Population Change
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An important aspect of the jurisdiction’s population is where within the city residents live and
previously lived. The population density shows where people live in closer contact with each
other, which is partially impacted by the types of housing units available. Increased density can
have considerable benefits for residents, particularly low-income residents. Density lowers
housing prices and when near economic centers and public transportation it can minimize the
need for personal vehicles. Census tracts with a high density may also represent areas that are
attractive to residents and experiencing growth.
The central part of Sherman has the highest concentration of people, over 2,000 people per
square mile. Outside of the city center there are tracts that are noticeably less populated, under
500 people per square mile.
Map: Population Density

Source: 2014-2018 ACS via PolicyMap
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Census tracts are geographic boundaries that are determined by the U.S. Census Bureau. After
every decennial census the boundaries of tracts are altered to adjust to any population changes
with the goal of approximately 4,000 people per tract. When a census tract has significantly more
people than 4,000 per tract, it often represents areas of population growth since the boundaries
were drawn. Similarly, when a tract has a population that is significantly less than 4,000 people
it may mean that the population in those areas is decreasing.
In Sherman, the population in each census tract is not uniform. Many tracts in the city have a
disproportionately small population, including one tract in the city center with fewer than 3,000
residents. This may indicate certain neighborhoods are becoming more desirable for residents
now than they were in 2010.
Map: Population

Source: 2014-2018 ACS via PolicyMap
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Age
The age distribution is vitally important to the housing market and a jurisdiction’s economy. The
needs of residents vary depending on what stage of life they are in. Residents who are nearing
retirement or currently retired are often looking to downsize into smaller homes and may
prioritize accessibility and transportation options. Young adults, particularly new families, have
different housing demands and tend to look for homes they can grow into and possibly raise
children in. Understanding how the age of the population is changing is important to determine
which types of housing units are in need, and it will also help set realistic goals for what funds
will be available.
Since 2010, the median age of the city has grown slightly from 33.4 to 34 years old. For this
analysis, the population is divided into three age groups: Youth, Working Age and Retirement
Age. Currently 36.9% of the population is under the age of 25 years old, which is unchanged from
2010. In fact, each of the three age groups currently has virtually identical distribution as it did in
2010.
Table: Age

Under 5 years
5 to 9 years
Youth
10 to 14 years
36.9%
15 to 19 years
20 to 24 years
25 to 34 years
35 to 44 years
Working
Age
45 to 54 years
49.6%
55 to 59 years
60 to 64 years
Retirement 65 to 74 years
Age
75 to 84 years
13.6%
85 years and over
Median Age

Number of People
in Age Group

Percent of People in
Age Group

3,071
2,873
3,053
3,191
2,950
5,990
5,308
4,934
2,233
1,921
3,348
1,579
698
34

7.46%
6.98%
7.42%
7.75%
7.17%
14.56%
12.90%
11.99%
5.43%
4.67%
8.14%
3.84%
1.70%
100%

Source: 2014-2018 American Community Survey 5-Year Estimates (DP05)
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When compared to the state of Texas and the nation as a whole, the city shows a slightly younger
population, particularly when compared to the nation. The state and nation have a slightly larger
working age population than the city which is partially due to Sherman having a larger percent of
the population under 25.
Graph: Age Groups by Jurisdiction
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Source: 2014-2018 American Community Survey 5-Year Estimates (DP05)
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Elderly

16.00%

Elderly
Where housing is concerned, the needs of people aged 65 and over are particularly important.
As people age, they may require new types of social services, healthcare and housing. As
communities across the nation grow proportionately older, the needs of the elderly become an
increasingly important aspect of both public and private decision-making. Central to these
evolving needs is access to housing options that are decent, safe, affordable, accessible and
located in proximity to services and transportation. Housing is one of the most essential needs
of the elderly because the affordability, location and accessibility of where they live will directly
impact their ability to access health and social services, both in terms of financial cost and
physical practicality.
In 2018, residents 65 years and older were 13.6% of the total population in Sherman. That
represents a small decrease of 0.2% since 2010. The following map shows the geographic
distribution of the elderly population throughout the city. The northern part of the city has the
highest concentration of elderly residents where over 22.5% of the population is over the age of
65. The smallest elderly population is found in the central part of the city where fewer than 5%
of the residents are retirement age.
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Map: Elderly Population (65 and older)

Source: 2014-2018 ACS via PolicyMap
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Age Dependency Ratio
Age dependency ratios relate the number of working-aged persons to the number of dependentaged persons (children and elderly). An area’s dependency ratio is comprised of two smaller
ratios—the child dependency ratio and the old-age dependency ratio. These indicators provide
insight into the social and economic impacts of shifts in the age structure of a population. Higher
ratios of children and the elderly require higher levels of services to meet the specific needs of
those populations. Furthermore, a higher degree of burden is placed on an economy when those
who mainly consume goods and services become disproportionate to those who produce. It is
important to note that these measures are not entirely precise; not everyone under the age of
18 or over 65 is economically dependent, and not all working age individuals are economically
productive. With these caveats in mind, dependency ratios are still helpful indicators in gauging
the directional impacts of shifting age structures.
Table: Dependency Ratios

Sherman
Texas

Old-age Dependency
Ratio
22.7
19.3

Child Dependency
Ratio
43.2
42.3

Age Dependency
Ratio
65.8
61.6

Source: 2014-2018 American Community Survey 5-Year Estimates (S0101)

Currently, the city has a slightly larger overall age dependency ratio than the state as a whole.
This is primarily due to the larger old age dependency ratio in the city. However, the child
dependency ratio is also higher but only by one point.
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Race and Ethnicity
Federal housing policy intentionally racially segregated housing for decades. Those policies, as
well as the many local and state discrimination policies, are no longer legal, but many
communities still feel the effect of red-lining and other laws meant to segregate racial groups. An
unfortunate truth is that within the United States there is a link between a person’s race or
ethnicity and their access to housing and economic opportunities. Many areas of the country
have been classified as a Racially/Ethnically Concentrated Area of Poverty (R/ECAP). Proactively
addressing the connection between race, housing and poverty is a necessary part of any housing
program.
The city of Sherman is significantly less diverse than the state. White, non-Hispanic residents
make up a majority in Sherman. The second most populous group is Hispanic residents making
up 22.4% of the population.
Table: Race and Ethnicity

White alone
Black or African American alone
American Indian and Alaska Native alone
Asian alone
Native Hawaiian/Other Pac Islander alone
Some other race alone
Two or more races
Hispanic or Latino (of any race)

Texas
Number
Percentage
11,807,263
42.30%
3,269,253
11.70%
68,452
0.20%
1,292,813
4.60%
20,381
0.10%
42,354
0.20%
463,123
1.70%
10,921,556
39.2%

Sherman
Number
Percentage
25,081
61.00%
3,973
9.70%
242
0.60%
1,065
2.60%
0
0.00%
0
0.00%
1,585
3.90%
9,203
22.4%

Source: 2014-2018 ACS 5-Yr Estimates (DP05)
Note: Numbers should come from the cells in the “Hispanic or Latino and Race” section and not from the “Race” section. This
will remove Hispanic residents from the other race groups and provide a more accurate picture of the city’s demographics.

Chart: Race and Ethnicity
70.00%
60.00%
50.00%
40.00%
30.00%
20.00%
10.00%
0.00%
White, non-Hispanic Black or African
American, nonHispanic

Asian, non-Hispanic Other or Multiracial,
non-Hispanic
Sherman

Texas

Source: 2014-2018 American Community Survey 5-Year Estimates (S0101)
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Hispanic

While the Black or African American population makes up nearly 10% of the city’s population,
they are not evenly distributed around the city. There are concentrations of Black or African
American households where many tracts have 20% or more of the households. Concentrations
of protected classes of people is often linked to economic opportunities, and segregation of this
type can be problematic.
Map: Black or African American Population

Source: 2014-2018 ACS via PolicyMap
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Hispanic residents are the second largest demographic within the city. There are clear areas of
the city where the Hispanic population is disproportionately large or small. Tracts in the
southeastern part of the city have a Hispanic population that is 40% or more of the total, while
in the northern tracts less than 10% of the population is ethnically Hispanic.
Map: Hispanic Population

Source: 2014-2018 ACS via PolicyMap
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Diversity
The diversity map below provides a visual representation of the predominant race within the city.
This visualization clearly shows that the city is majority White, except for the downtown area that
is predominantly Hispanic. This racial separation could indicate problematic practices or historical
segregation that warrants investigation.
Map: Predominant Race

Source: 2014-2018 ACS via PolicyMap
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The map below displays the Diversity Index ranking for census tracts in the city of Sherman,
based on data from PolicyMap. As PolicyMap explains:
“The diversity index is an index ranging from 0 to 87.5 that represents the probability that two
individuals, chosen at random in the given geography, would be of different races or ethnicities
between 2013-2017. Lower index values between 0 and 20 suggest more homogeneity and
higher index values above 50 suggest more heterogeneity (diverse). Racial and ethnic diversity
can be indicative of economic and behavioral patterns. For example, racially and ethnically
homogenous areas are sometimes representative of concentrated poverty or concentrated
wealth. They could also be indicative of discriminatory housing policies or other related barriers.”
The diversity of the city varies depending on the part of the city. The eastern part of the city is
more diverse than the western part. The index in the eastern part is over 60 and under 30 in the
western tracts.
Map: Diversity Index

Source: 2014-2018 ACS via PolicyMap
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Disability
Residents who have a disability encounter additional challenges, particularly when it comes to
housing. Finding affordable housing is even more difficult for those who need units that have or
can be modified for wheelchairs, shower supports, ramps and other accessibility aides.
Communities with a relatively large elderly population need to take note due to the close
relationship between age and disability.
In addition to having to overcome barriers such as housing discrimination and difficulty in finding
accessible units, people with disabilities face financial hardships at much higher rates than the
average person. The following table provides data on the number of people with a disability by
age in the city and state. As is expected, the elderly experience a higher rate of disability in
comparison to other age cohorts. Over half of all residents 75 years and over have a disability,
while approximately 18% of those aged 35 to 64 years old have a disability. In every age group
the disability rate is lower in the state than it is in the city.
Table: Disability and Age

Persons with a Disability
Under 5 years
5 to 17 years
18 to 34 years
35 to 64 years
65 to 74 years
75 years and over

Sherman
Number
Percentage
6,168
15.3%
0
0.0%
498
6.5%
843
8.3%
2,544
18.0%
1,094
33.4%
1,189
55.6%

Source: 2014-2018 American Community Survey (S1810)
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Texas
Number
Percentage
3,152,865
11.5%
15,523
0.8%
281,353
5.3%
384,655
5.8%
1,234,049
12.1%
564,075
28.5%
673,210
52.7%

Map: Disability

Source: 2014-2018 ACS via PolicyMap

21

Veterans
Since the War on Terror started over 18 years ago the number of veterans in the United States
has consistently increased. With this influx of veterans there has been a mix of unique challenges
and opportunities. Many communities, in cooperation with the Veterans Administration, has
worked to provide educational and economic opportunities to veterans and to reduce veteran
homelessness to zero. Veterans face additional challenges though, particularly from physical and
mental disabilities obtained while serving.
As of 2018, there were an estimated 3,033 veterans living in Sherman. Veterans in the city have
a higher median income than non-veterans, but they also have a higher unemployment rate and
lower labor force participation rate. The poverty rate is lower and disability rate is higher for
veterans than non-veterans.
Table: Veterans

Sherman
Veterans
Non-veterans
Population Over 18 Years Old
3,033
27,300
Median Income
$35,146
$24,654
Labor Force Participation Rate
70.4%
75.6%
Unemployment Rate
6.4%
4.7%
Below Poverty Rate
10.2%
15.3%
With Any Disability
38.8%
17.4%
Source: 2014-2018 ACS 5-Yr Estimates (S2101)

Sexual Orientation and Gender Identity
HUD regulations prohibit discrimination based on sexual orientation and gender identity, but
local protection is beneficial to the residents of the city. The U.S. Census Bureau does not ask a
person’s sexual orientation or gender identity. However, a report by The Williams Institute at
UCLA reports that 4.1% of the state’s population identify as LGBT, and 29% of those individuals
have children. Gathering accurate data is difficult due to stigma and methodological barriers.
Lack of adequate legal protections can lead to underreporting, and difficulty adequately defining
orientations can lead to variation among estimates.
One statistic the Census Bureau does record is the number of same-sex couples in a geographic
region. During the 2010 Census, approximately 0.72% of the households in the city reported
being same-sex couples. This is higher than Grayson County (0.69%) but lower than Texas (0.76%)
and the United States (0.77%).
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Economic Profile
The market for housing and the availability of affordable housing is tied to two forces: supply and
demand. In theory, the market will reach an equilibrium where supply equals demand, but in
practice it is much more complicated. Demand is not a static data point; it is the culmination of
the needs, wants and resources available to members of the population. An important factor in
the demand is the person’s economic position. Income, employment opportunities, education
and availability of transportation all play a part in the demand for affordable housing.

Income
Since 2010, the purchasing power in Sherman has decreased by 1.1% for a household earning the
median household income (MHI). In the county as a whole the purchasing power fell by
approximately 0.5%. Statewide, by comparison, the purchasing power has increased for
households earning the MHI by nearly 5%. This indicates slower economic growth in the region
than the overall state.
Table: Purchasing Power (Median Household Income)

2010

2018

Change in Purchasing
Power
Sherman
$47,460
$46,940
-1.1%
Grayson County
$53,620
$53,370
-0.5%
Texas
$56,790
$59,570
4.9%
Source: 2006-2010 (adjusted for inflation), 2014-2018 ACS 5-Yr Estimates (DP03)
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The following map displays how a household’s income may be correlated with where in the city
the household lives. The census tract surrounding Fairview Park on the west side of the city
reports the highest MHI in the city. In this tract the median household income is over $60,000.
This tract borders the tract near Austin College that has one of the lowest MHI’s, less than
$40,000. Concentration of households based on income is present, but the range between
different MHIs is relatively small.
Map: Median Household Income

Source: 2014-2018 ACS via PolicyMap
Note: Due to the relatively narrow range of MHIs in the city of Sherman the group colorization starts at $40,000 or
less. This is intended to improve clarity of the income distribution in the city.
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Income and Race
In Sherman, race or ethnicity is correlated with income. One group stands out due to the large
difference between the median income in Sherman and the median income for the racial group.
Black or African American households earn significantly less than any other racial or ethnic group
in Sherman. Understanding the relationship between race, ethnicity and economic opportunities
is important, particularly if race and ethnicity are correlated with location. When an area has a
large minority population with a low MHI it is possible that area meets HUD’s definition of a
Racially/Ethnically Concentrated Area of Poverty (R/ECAP). These areas are a top priority to
address within the Analysis of Impediments and may need to be a focus for grant fund use.
Graph: Income and Race

$51,098

$51,166

Hispanic or Latino

White

$46,940

$28,184

Black or African
American

Median

Data Source: 2014-2018 American Community Survey 5-Yr Estimates (S1903)
Groups with a small sample size and large margin of error were removed from this visualization.

25

Cost Burden
According to HUD, households paying in excess of 30% of their monthly household income
towards housing costs (renter or owner) are said to be “cost burdened.” When a household is
cost burdened, they are at an increased risk of homelessness and a substandard living
environment. To analyze the impact of cost burden on residents the population is separated into
three housing types: homeowners with a mortgage, homeowners without a mortgage, and
renters.
Renters are, by far, the most cost burdened group in the city. Over 46% of renters are cost
burdened, and nearly 40% of renters pay 35% or more of their income to housing costs. Even
without considering housing cost burden, renters have greater housing instability and a greater
likelihood of needing assistance. A household that can purchase property within their means is
able to provide a more secure housing situation and create intergenerational wealth. Assisting
renters who wish to own a home is a way to help alleviate financial pressure on renters.
Homeowners have a significantly lower cost burden rate, but there are still households within
the city who lack the income necessary for economic security. Approximately 10.7% of
homeowners without a mortgage and approximately 26.9% of homeowners with a mortgage are
cost burdened. These nearly 1,500 owner occupied households may need assistance.
Homeowners without a mortgage have a particularly low-cost burden rate. However, they also
tend to be elderly and may lack disposable income, meaning any increase in housing costs can
cause significant problems.
Table: Monthly Housing Costs

Homeowners with a
Homeowners without a
Mortgage
Mortgage
Number Percentage Number Percentage
Less than 20%
1,789
45.8%
2872
74.0%
20.0 to 24.9%
697
17.9%
378
9.7%
25 to 29.9%
366
9.4%
212
5.5%
30 to 34.9%
290
7.4%
144
3.7%
35% or more
760
19.5%
271
7.0%
Total Cost Burdened
1.050
26.9%
415
10.7%
Source: 2006-2010, 2014-2018 ACS 5-Yr Estimates (DP04)
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Renters
Number Percentage
1978
29.0%
936
13.7%
727
10.7%
504
7.4%
2,669
39.2%
3,173
46.6%

Within Sherman there is one tract that stands out as having a higher homeowner cost burden
rate than elsewhere in the city. In the large tract on the northeastern side of the city the
homeowner cost burden rate is over 25%. As shown in the above map (Median Household
Income), this tract also had a median household income that was lower than elsewhere.
Households are less likely to be cost burdened in tracts in the central and western part of the
city.
Map: Cost Burdened Owner-Occupied Households

Source: 2014-2018 ACS via PolicyMap
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In Sherman, the geographic distribution of cost burdened renters is different than for cost
burdened homeowners. Renters are more likely to be cost burdened in the southern parts of the
city than elsewhere. These areas are not heavily correlated with a particularly low or high median
household income.
Map: Cost Burdened Renter Households

Source: 2014-2018 ACS via PolicyMap
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Poverty
The city’s poverty rate has increased from 17.6% to 18.5% between 2010 and 2018. This change
differs significantly from the state of Texas where the poverty rate has decreased. The change in
poverty rate has caused the gap between the city and state to grow from 0.8% to 3.0%. As noted
above, the purchasing power in the city of Sherman has decreased and the growth in poverty
may be related to this change.
Table: Poverty Rate

2010

2018

Sherman
17.6%
Texas
16.8%
Source: 2006-2010, 2014-2018 ACS 5-Yr Estimates (DP03)

Difference
18.5%
15.5%

+0.9%
-1.3%

In Sherman, poverty rates are linked to an area’s median household income. The lowest poverty
areas are the same areas that have a higher MHI, and vice versa. Over one-quarter of the
population is in poverty in the high poverty areas (darker shade in in map below). Low poverty
areas have a poverty rate that is more than half that of high poverty areas.
Map: Poverty Rate

Source: 2014-2018 ACS via PolicyMap
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Poverty and Race
In both the city and the state, the race or ethnicity of a household is correlated with the likelihood
they live below the poverty level. The overall poverty level in the city is higher across all racial
and ethnic groups, but the difference is particularly prominent in two groups. Black or African
American residents and those who identify as a race other than those provided as an option in
the census survey both have citywide poverty rates that are 10% or higher than statewide. In
Sherman, there are three groups who have a poverty rate within 5% of the statewide poverty
rate for their group: White, non-Hispanic, Asian alone, and Hispanic or Latino.
Chart: Poverty and Race
35.3%
30.3%
25.6%

16.4%
14.5%

White alone

22.5%

22.3%

20.3%

18.5%

Asian alone

15.5%

15.3%

13.0%
10.5%

Black or African
American alone

22.1%

Some other race Two or more
alone
races
Texas

Sherman

Source: 2014-2018 American Community Survey (DP03)
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Hispanic or
Latino

Median

LMI Census Tracts
Every five years HUD publishes an update to the LMI status of tract block groups. LMI block tracts
are locations where at least 51% of the residents are LMI, which allows HUD grant programs to
be classified as LMA benefit. In Sherman, LMI tracts are found primarily in the central and
southeastern part of the city. Residents in these areas need additional support to attain
affordable housing.
Map: LMI Census Tracts

Source: HUD LMISD FY 2018 & FY 2020
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Employment
The unemployment rate in Sherman tracts closely with the statewide rate. Starting in 2014, the
citywide rate has become noticeably lower than the statewide rate. Given the decrease in
purchasing power, a major contributor to a household’s financial hardships may not be the lack
of jobs but the lack of jobs that pay an adequate wage.
Chart: Unemployment Rate from 2010 to 2019 (%)
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9.0
8.0
7.0
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4.0
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2.0
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Source: BLS, Local Area Unemployment Statistics, Not seasonally adjusted
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The following map displays the unemployment rate based on data from the American Community
Survey. The methodology used by the U.S. Census Bureau differs from the one used by the Bureau
of Labor Statistics. Although the varying sources may provide different numbers, they each still
show a valuable trend that can assist with decision-making. Unemployment rates from BLS are
not available at the census tract level and thus cannot be used to identify concentrations within
the city.
In Sherman, the unemployment rate is highest in the central part of the city. In this area, over
10% of the civilian population are unemployed. Southwest of this high unemployment tract is an
area with the lowest unemployment where the rate is less than 4%.
Map: Unemployment Rate

Source: 2014-2018 ACS via PolicyMap
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Transportation
In Sherman, commuting via personal vehicle is by far the most common form of transportation.
Over 92% of the city’s population uses personal vehicles, a rate higher than the state as a whole.
In Sherman, the population is more likely to carpool and walk than statewide. However, 0% of
Sherman’s population reported using public transportation.
Table: Commuting Method

Total Workers (16 Years and Older)
Car, truck, or van
- Drove alone
- Carpooled
Public transportation (excluding taxicab)
Walked
Bicycle
Taxicab, motorcycle, or other means
Worked at home
Source: 2014-2018 ACS 5-Yr Estimates (S0801)

Texas
12,842,820
90.7%
80.6%
10.2%
1.4%
1.5%
0.3%
1.4%
4.7%

Sherman
18,595
92.2%
77.3%
15.0%
0.0%
2.6%
0.0%
1.0%
4.2%

In Sherman, the commute travel times grew between 2010 and 2018 by 1.2 minutes, on average.
This change occurred primarily due to the drop in the percentage of residents commuting less
than 10 to 29 minutes. Overall, only 7.5% of residents spend 60 minutes or more commuting
each day.
Table: Travel Time

Workers 16 Years and Older (did not work at home)
Less than 10 minutes
10 to 29 minutes
30 to 59 minutes
60 or more minutes
Mean travel time to work (minutes)
Source: 2006-2010, 2014-2018 ACS 5-Yr Estimates (S0801)
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2010
15,966
24.1%
57.3%
11.8%
6.8%
18.9

2018
17,843
24.1%
54.4%
13.9%
7.5%
20.1

Difference
+1,877
0.0%
-2.9%
+1.1%
+0.7%
+1.2

Housing Profile
Housing Stock
Throughout Sherman, 1-unit detached structures make up a majority of all housing units. Since
2010, the housing stock in the city has remained relatively stable. There has been little fluctuation
in the percentage of housing units by type. The largest change is among the 1-unit detached
structures that grew from 66.1% to 69.2% of the housing stock.
HUD defines a single-family structure as a structure with one to four units. Using that definition,
approximately 78.6% of all housing units are single-family. An important group of property types
are called the “Missing Middle” and represent housing types that are neither 1-unit or large
complexes with 20 or more units. These units tend to provide affordable housing options for
many residents but are rare in many communities. In Sherman, approximately 21% of all units
are in this important group.
Table: Property Type in 2010 and 2018

2010
Number
Percentage
1-unit, detached structure
11,021
66.1%
1-unit, attached structure
407
2.4%
2 units
627
3.8%
3 or 4 units
501
3.0%
5-9 units
1,542
9.2%
10-19 units
1,168
7.0%
20 or more units
918
5.5%
Mobile Home
460
2.8%
Boat, RV, Van, Etc.
39
0.2%
Total
16,683
100%
Source: 2006-2010, 2014-2018 ACS 5-Yr Estimates (DP04)
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2018
Number
11,679
242
636
716
1,265
934
1,042
343
20
16,877

Percentage
69.2%
1.4%
3.8%
4.2%
7.5%
5.5%
6.2%
2.0%
0.1%
100%

The following table compares unit sizes from 2010 and 2018. In Sherman, there has been a slight
change in the prevalence of housing units by size. Units with no bedroom, three bedrooms and
five bedrooms all became more common while the other units have a smaller representation. In
2010, nearly 55% of the city’s housing stock were three bedrooms or more. By 2018, the housing
stock of large units grew approximately 2% to 57.3%.
Table: Unit Size

2010
Number

Percentage
No bedroom
148
0.9%
1 bedroom
2,211
13.3%
2 bedrooms
5,181
31.1%
3 bedrooms
7,055
42.3%
4 bedrooms
1,988
11.9%
5 or more bedrooms
100
0.6%
Total
16,683
100%
Source: 2006-2010, 2014-2018 ACS 5-Yr Estimates (DP04)

2018
Number
Percentage
441
2.6%
2,113
12.5%
4,663
27.6%
7,570
44.9%
1,759
10.4%
331
2.0%
16,877
100%

The housing stock in Sherman is relatively old when compared to the state as a whole.
Approximately 39.2% of the housing units were built after 1980, and only 19.3% were built after
2000. Units built prior to 1980 are at risk of having lead-based paint in them and require special
care during rehabilitation. In Sherman, 60.8% of the housing stock was built prior to 1980, or over
10,260 units in the city.
Table: Year Unit Built

Texas
Number
Percentage
Built 2010 or Later
909,832
8.4%
Built 2000 to 2009
2,155,115
20.0%
Built 1990 to 1999
1,654,382
15.4%
Built 1980 to 1989
1,760,363
16.3%
Built 1970 to 1979
1,681,799
15.6%
Built 1960 to 1969
985,405
9.1%
Built 1950 to 1959
862,939
8.0%
Built 1940 to 1949
369,347
3.4%
Built 1939 or earlier
390,718
3.6%
Total
10,769,900
100%
Source: 2006-2010, 2014-2018 ACS 5-Yr Estimates (DP04)
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Sherman
Percentage
791
4.7%
2,464
14.6%
1,354
8.0%
2,005
11.9%
2,429
14.4%
3,067
18.2%
2,063
12.2%
1,161
6.9%
1,543
9.1%
16,877
1005

Number

In Sherman, there appears to be a relationship between geography and age of housing units. In
the southern part of the city the housing units are much newer than elsewhere in the city. In the
new tracts the median year built is 1990 or later while neighboring tracts have a median year
built earlier than 1970.
Map: Median Year Built

Source: 2014-2018 ACS 5-Yr Estimates via PolicyMap
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Occupancy Characteristics
Housing occupancy has experienced very little change in Sherman between 2010 and 2018. The
occupancy rate was near 88% in both years. Owner occupancy decreased slightly from 55.5% to
52.3%, and renters became slightly more common.
Table: Housing Occupancy in 2010 and 2018

2010
Number
Percentage
Total Housing Units
16,683
100%
Occupied Housing Units
14,644
87.8%
Owner Occupied Units
8,133
55.5%
Renter Occupied Units
6,511
44.5%
Vacant Housing Units
2,039
12.2%
Source: 2006-2010, 2014-2018 ACS 5-Yr Estimates (DP04)
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2018
Number
Percentage
16,877
100%
14,939
88.5%
7,819
52.3%
7,120
47.7%
1,938
11.5%

Throughout Sherman the vacancy rate varies considerably. The downtown area has a vacancy
rate of 20% or higher which is a sharp contrast to neighboring tracts. Lower vacancy rate tracts
have a vacancy rate of less than 10%.
Map: Vacancy Rate

Source: 2014-2018 ACS 5-Yr Estimates via PolicyMap
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Housing Production
Between 2010 and 2019 residential construction units issued in Sherman went from 287 total in
2010, to 560 in 2018, with periods of fluctuation in between, including a low of 37 in 2011. The
growth over the last three to four years has been steady. During these past 10 years, the most
common housing type to receive a permit is 1-unit. Price per unit (PPU) for 1-unit structures
experienced a significant increase from 2018 to 2019, going over $83,000. In 2019, there were
309 permits issued for 5-unit types with a much lower PPU ($112,245) compared to 1-unit
structures ($237,457).
Table: Residential Construction Permits Issued by Year
1-Unit
2-Units
3-4 Units

5+ Units

Total

#

PPU

#

PPU

#

PPU

#

PPU

#

PPU

2010

35

$143,700

0

--

0

--

252

$43,175

287

$55,434

2011

29

$164,115

4

$70,000

4

$57,500

0

--

37

$142,414

2012

48

$176,331

0

--

0

--

0

--

48

$176,331

2013

87

$179,830

0

--

3

$83,333

176

$68,182

266

$104,869

2014

119

$141,936

0

--

0

--

0

--

119

$141,936

2015

128

$153,068

0

--

0

--

6

$46,667

134

$148,304

2016

101

$162,357

44

$59,205

0

--

0

--

145

$131,056

2017

170

$159,764

0

--

0

--

27

$41,481

197

$143,553

16

$73,094

148

$81,081

390

$117,391

0

--

309

$112,245

560

$162,535

2018

194
$154,036
32
$85,313
2019
225
$237,457
26
$111,841
Source: US Census Bureau, Building Permits Survey
PPU = Price Per Unit ($)

Graph: Price Per Unit and Construction Permits Issued
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Market and Demand
In 2012, the median sales price in Sherman was $97,928. The median sales price increased
significantly in the last four years—peaking at $194,375 in 2019. The number of home sales in
the city also increased every year with the exception of 2017 and 2018. The high home-sales
activity was also seen in the county and state in 2018 and 2019 due to the strong economy, job
growth, and quality of life promoted in Texas.
Table - Housing Sales by Year
2012

Home Sales

360

2013

2014

2015

2016

2017

2018

2019

466

504

567

618

627

577

638

$118,284

$135,429

$149,494

$157,338

$180,799

$194,375

Median Sale Price $97,828 $106,766
Source: Sales data Redfin Data Center
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Costs
The following section examines data on housing costs for owners and renters across the city
between 2010 and 2018. The median home value of owner occupied units increased by 24.4%
while the median rent increased by almost 20%. These rising prices are a major factor in creating
cost burdened households and other substandard living conditions.
Table: Housing Costs in 2010 and 2018

2010
2018
Median Home Value
$91,800
$114,200
Median Contract Rent
$728
$872
Source: 2006-2010, 2014-2018 ACS 5-Yr Estimates (DP04, B25058)

% Change
24.4%
19.8%

The availability of homes that cost less than $150,000 has decreased throughout the city while
higher cost housing units are becoming more common. In total, there are 1,179 fewer units under
$150,000 in 2018 than in 2010. The largest change was in the $300,000 to $499,999 range with
an increase of 467%.

Table: Home Value in 2010 and 2018

2010
Number
Percentage
Less than $50,000
1,562
19.2%
$50,000 to $99,999
3,084
37.9%
$100,000 to $149,999
2,128
26.2%
$150,000 to $199,999
769
9.5%
$200,000 to $299,999
396
4.9%
$300,000 to $499,999
113
1.4%
$500,000 to $999,999
81
1.0%
$1,000,000 or more
0
0.0%
Total Units
8,133
Source: 2006-2010, 2014-2018 ACS 5-Yr Estimates (DP04)
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2018
Number
927
2,536
1,532
1,232
814
641
125
12
7,819

Percentage
11.9%
32.4%
19.6%
15.8%
10.4%
8.2%
1.6%
0.2%

Home values in Sherman are closely linked to geography. The median home value in high value
tracts is over $150,000. This is more than twice the median home value in neighboring low value
tracts.
Map: Median Home Value

Source: 2014-2018 ACS 5-Yr Estimates via PolicyMap
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Low rent units are significantly less common in Sherman than they were in 2010. There are nearly
500 fewer units with rents under $1,000 in 2018. The largest growth in sheer numbers was the
$1,000-$1,500 price group with an increase of 875 units. Proportionally, the $1,500 or more
group had the largest growth with 361%.
Table: Rent

2010
Less than $500
$500 to $999
$1,000 to $1,499
$1,500 or more
Total Units
No rent paid

2018

Number
697
4555
866
101
6,219

Percentage
11.2%
73.3%
13.9%
1.6%
100%

Number
431
4,325
1,741
466
6,963

Percentage
6.2%
62.1%
25.0%
6.7%
100%

292

(X)

157

(X)

Source: 2006-2010, 2014-2018 ACS 5-Yr Estimates (DP04)
Note: Median Rent is calculated based solely on those renters actually paying rent.
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In Sherman, median rent is related to location but the distribution is not the same as costs
associated with owner occupied units. Renters are more likely to have high rents in the western
and northern part of the city while lower rents are located in the central tract.
Map: Median Rent

Source: 2014-2018 ACS 5-Yr Estimates via PolicyMap
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Public Sector
Overview
The Fair Housing Act generally prohibits the application of special requirements through land-use
regulations, restrictive covenants and conditional or special use permits that, in effect, limit the
ability of minorities or the disabled to live in the residence of their choice in the community. For
example, if large-lot minimums are prescribed or if a house must contain a certain minimum
amount of square feet or if no multi-family housing or manufactured homes are permitted in an
area, the results can exclude persons protected by the Act. If local mandates make it unfeasible
to build affordable housing or impose significant obstacles, then a community must affirmatively
work toward eliminating this type of impediment to fair housing choice.
This section highlights various methods that are being used to promote fair housing choice.
Whether it is legislation, enforcement, grants or encouraging private investment, local
governments play a vital role in ensuring that growth and prosperity in the community reaches
everyone and not just a privileged few.

Evaluation of Public Sector Policies
The city of Sherman has implemented several important public policies that have made positive
impacts on the Sherman housing market:
1. Active Housing Demolition Program
The Sherman Quality Neighborhoods Program addresses blight and decay in substandard
structures. The city of Sherman has a significant program to demolish substandard structures
and clear lots that pose a risk to health and safety. The clearance of these lots not only addresses
blight, but also provides a stimulus to encourage private investment back into these
neighborhoods as the vacant lots are being offered and utilized for new homes.
2. Residential Tax Abatement Program
The city participates in the residential tax abatement as a stimulus available to new housing. The
program also includes tax abatement for residential units built on vacant lots within existing
subdivisions as well as within new subdivisions of the city.
3. Improved ADA Access to City Parks
The city has recently added a new component to its basic CDBG priorities that provide benefits
to a broader reach in the city’s low/moderate income target area and the disabled. The city
noted a lack of park amenities in the low/moderate income target area and for those who require
ADA access. This new program encourages general health and wellness for low/moderate
income and disabled populations.
4. Use of Performance Measures
The city of Sherman uses performance measures to determine how well programs and projects
address the needs of the low/moderate income citizens of the city. The two critical components
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of the performance measures are: 1) productivity and 2) program impact. This approach removes
political influence in policy decision-making that can often be found in other cities across Texas
and the U.S.
5. Regional Approach to Economic Development
Regionalism and collaboration for economic development are prioritized in Sherman through a
Comprehensive Economic Development Strategy (CEDS). The regional CEDS is designed to create
jobs; foster more stable and diversified economies; improve living conditions; and provide a
mechanism for guiding and coordinating the efforts of persons and organizations with economic
development, including the city of Sherman. The CEDS process brings communities together to
create a uniform development scenario.

Zoning and Land Use Regulations
Zoning ordinances and environmental regulations impact the amount of land available for
development and thus, impact land and housing costs. The city’s zoning ordinance and public
policies were examined to reveal existing policies that impede fair housing choice. Sherman’s
zoning ordinance does not appear to be an impediment to fair housing choice within the city. The
zoning districts allow a variety of lot sizes; residential types both single family and multifamily;
and the inclusion of manufactured and modular homes. The minimum lot sizes do not preclude
the construction of affordable housing. Additionally, the zoning ordinance includes provisions
allowing lodging for various group living, manufactured housing and emergency residential
shelters. Sherman has very limited and flexible subdivision and site planning regulations which
keeps the cost of lots and structures low for developers. However, city officials are still challenged
to balance the city’s growth and need for low-income affordable housing with current zoning
laws and “not in my backyard” (NIMBY) proponents as seen when Sherman Planning and Zoning
rejected a plan that would have provided homes for low-income families in 2019.
The city’s Comprehensive Plan lays out goals and policies that will contribute to affordable
housing and fair housing choice in its Housing Section, to include the preservation of existing
housing and neighborhoods and support to a sufficient level of safe and attractive, affordable
housing options through city land-use regulations, federal programs and development
incentives.

Property Taxes
Although the Fair Housing Act specifically prohibits the consideration of the racial or ethnic
composition of the surrounding neighborhood in arriving at appraised values of homes, no
practical means exist to investigate violations of this kind. However, one reliable approach is to
periodically review the assessment policies and practices of the taxing jurisdiction since their
valuations generally comprise the basis for private appraisals.
One impact of high property taxes is that taxes are part of a household’s monthly housing costs.
Thus, a potential homeowner who can afford his mortgage may not qualify when property taxes
are an added factor. Further, property taxes on rental housing is often passed on to the tenant,
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thus raising the overall rent which affects LMI households disproportionately as they are often
already on a fixed income.
The property tax rate for the City of Sherman is $0.4890 / $100 of assessed property value as of
January 1, 2020. The total rate for most Sherman residents consists of the city’s rate and three
other rates:
Taxing Entity

Tax Rate

City of Sherman

0.489000

Sherman ISD

1.547300

Grayson County

0.416429

Grayson County College

0.171752

Total

2.62448

This total tax rate equates to about $2,997 a year for a home valued at $114,200 (2018 median
home value). Property taxes in Texas are the sixth highest in the U.S., as the average effective
property tax rate in the Lone Star State is 1.83%. Compare that to the national average, which
currently stands at 1.08%. The typical Texas homeowner pays $2,775 annually in property taxes.
The Texas Property Tax Reform and Transparency Act of 2019 requires cities, counties and other
taxing units to receive voter approval before levying 3.5% more property tax revenue than the
previous year. The legislation is an effort to slow property tax increases through a revenue cap
while adding a layer of transparency.

Public Housing Authority
The Housing Authority of Sherman was created by state statute and declared necessary for the
City of Sherman by a resolution adopted on February 3, 1966. The public housing units became
available for occupancy on July 31, 1970. The Housing Authority of Sherman, Texas, owns and
operates 298 public housing units in developments across the city for families of low-income. The
developments include 190 units for the elderly/disabled residents; 93 for families; and 15 for
physically disabled residents. Fifteen apartments are specially designed for the physically
disabled, including wider doorways, larger bathrooms, wheelchair ramps, handrails and lower
kitchen cabinets. These accessible apartments are available in the 1-, 2- and 3-bedroom sizes.
Others are available in efficiency through 4-bedroom sizes.
The Authority meets the housing needs of more than 481 low-income residents. During 2019,
the Housing Authority averaged a 2% vacancy rate. The Housing Authority receives annual
allocations based on a national formula set by the federal government through the Capital Fund
Program. These funds are used for physical improvements to the existing housing stock and
management improvements. The residents are actively involved in the development of the
Capital Fund Programs.
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Low-income Housing and Housing Choice Voucher (Section 8) Program
The Housing Choice Voucher Rental Assistance Program provides vouchers to very low - and
extremely low - income households that are in need of housing or potentially at risk of being
homeless or have special needs. There are three low income housing apartment communities
offering 578 affordable apartments for rent in Sherman, Texas.
Income Based Apartments: Sherman features 298 income based apartments. Tenants of income
based apartments typically pay no more than 30% of their income towards rent and utilities.
Low Rent Apartments: There are 280 rent subsidized apartments that do not provide direct rental
assistance but remain affordable to low income households in Sherman.
Housing Choice Vouchers: On average, Section 8 Housing Choice vouchers pay Sherman landlords
$500 per month towards rent. The average voucher holder contributes $400 towards rent in
Sherman.
The maximum amount a voucher would pay on behalf of a low-income tenant in Sherman, Texas,
for a two-bedroom apartment is between $824 and $1,007.
Fair Market Rents can be used to better understand the average housing costs of an area. Fair
Market Rents are used by HUD to establish payment and rent standards for federal rental
assistance programs like the Section 8 Housing Choice Voucher Program.
Studio
Fair Market Rent
Payment Standard Range

$631
$568 to
$694

One BR
$740
$666 to
$814

Two BR
$915
$824 to
$1,007

Three BR

Four BR

$1,238
$1,114 to
$1,362

$1,383
$1,245 to
$1,521

Source: 2020 Sherman, Texas, Fair Market Rents and Housing Choice Voucher Payment Standards

Community Development Block Grant (CDBG)
Grants are awarded to urban communities on a formula basis to support affordable housing and
community development activities. The Community Development Block Grant (CDBG) program
is used to plan and implement projects that foster revitalization of eligible communities. The
primary goal of the program is the development of viable urban communities. Program objectives
include the provision of decent housing, a suitable living environment and expanded
opportunities principally for low- to moderate- income individuals and families. Sherman receives
its CDBG allocation directly from HUD. Program eligibility includes:
• Acquisition/Rehabilitation
• Homebuyer Assistance
• Homeless Assistance
• Economic Development
• Public Improvements
• Public Services
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Private Sector - Lending Practices
Citywide lending practices were analyzed using data gathered from lending institutions in
compliance with the Home Mortgage Disclosure Act (HMDA). The HMDA was enacted by
Congress in 1975 and is implemented by the Federal Reserve Board as Regulation C. The intent
of the Act is to provide the public with information related to financial institution lending
practices and to aid public officials in targeting public capital investments to attract additional
private sector investments.
Since enactment of the HMDA in 1975, lending institutions have been required to collect and
publicly disclose data regarding applicants, including: location of the loan (by Census tract, state,
and MSA); income, race and gender of the borrower; number and dollar amount of each loan;
property type; loan type; loan purpose; whether the property is owner-occupied; action taken
for each application; and, if the application was denied, the reason(s) for denial. Property types
examined include one-to-four family units, manufactured housing and multi-family
developments.
HMDA data is a useful tool in accessing lending practices and trends within a jurisdiction. While
many financial institutions are required to report loan activities, it is important to note that not
all institutions are required to participate. Depository lending institutions (banks, credit unions,
and savings associations) must file under HMDA if they hold assets exceeding the coverage
threshold set annually by the Federal Reserve Board; have a home or branch office in one or
more metropolitan statistical areas (MSA); or originated at least one home purchase or
refinancing loan on a one-to-four family dwelling in the preceding calendar year. Such institutions
must also file if they meet any one of the following three conditions: status as a federally insured
or regulated institution; originator of a mortgage loan that is insured, guaranteed, or
supplemented by a federal agency; or originator of a loan intended for sale to Fannie Mae or
Freddie Mac. For-profit, non-depository institutions (such as mortgage companies) must file
HMDA data if: a. the value of the home purchase or refinancing loans exceeds 10% of their total
loan originations or equals or exceeds $25 million; b. they either maintain a home or branch office
in one or more MSAs or in a given year execute five or more home purchase, home refinancing,
or home improvement loan applications, originations, or loan purchases for properties located
in MSAs; or c. they hold assets exceeding $10 million or have executed more than 100 home
purchase or refinancing loan originations in the preceding calendar year.
It is recommended that the analysis of HMDA data be tempered by the knowledge that no one
characteristic can be considered in isolation, but must be considered in light of other factors. For
instance, while it is possible to develop conclusions simply based on race data, it is more accurate
when all possible factors are considered particularly in relation to loan denials and loan pricing.
According to the Federal Financial Institutions Examination Council (FFIEC), “with few exceptions,
controlling for borrower-related factors reduces the differences among racial and ethnic groups.”
Borrower-related factors include income, loan amount, lender and other relevant information
included in the HMDA data.
The following analysis is provided for the city of Sherman, Texas, summarizing 2017 HMDA data
(the last year for which comparable data are available) and data between 2007 and 2017 where
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applicable. When specific details are included in the HMDA records, a summary is provided below
for loan denials, including information regarding the purpose of the loan application; race of the
applicant; and the primary reason for denial. For the purposes of analysis, this report will focus
only on the information available and will not make assumptions regarding data that is not
available or was not provided as part of the mortgage application or in the HMDA reporting
process.

2017 Overview
In 2017, there were approximately 2,700 applications within Sherman for home loans to
purchase, refinance or make home improvements for a single family home (not including
manufactured homes). Of those applications, over 1,400 (53%) were approved and originated.
This represents a percentage increase of approximately 4% from 2016, while the national total
decreased 13% during the same time period. Of the remaining 1,280 applications, approximately
300 (11%) of all applications were denied. The top two application denial reasons within the state
were credit history (33%) and debt-to-income ratio (19%), representing over half of the city’s
total denials. Incomplete applications and lack of collateral represented 16% and 15% of denials,
respectively. It is important to note that financial institutions are not required to report reasons
for loan denials, although many do so voluntarily. Also, while many loan applications are denied
for more than one reason, HMDA data reflects only the primary reason for the denial of each
loan. The balance of the approximately 1,000 applications that were not originated or denied
were closed for one reason or another, including: a) the loan was approved but not accepted by
the borrower; b) the application was closed because of incomplete information or inactivity by
the borrower; or c) in many instances the application may have been withdrawn by the applicant.
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Table - Disposition of Application by Loan Type and Purpose, 2017
Single Family Homes (excluding manufactured homes)
Loan Type
Home Purchase
Total Applications
Conventional
1,052
FHA
435
VA
167
FSA/RHS
37
Loans Originated
Conventional
639
FHA
215
VA
88
FSA/RHS
13
Loans Approved but Not Accepted
Conventional
37
FHA
10
VA
2
FSA/RHS
1
Applications Denied
Conventional
75
FHA
21
VA
14
FSA/RHS
5
Applications Withdrawn
Conventional
119
FHA
46
VA
18
FSA/RHS
3
Files Closed for Incompleteness
Conventional
10
FHA
6
VA
1
FSA/RHS
1
Source: 2017 HMDA

Refinance

Home Improvement

653
116
76
0

170
4
0
0

303
41
37
0

90
2
0
0

17
7
9
0

11
0
0
0

111
15
9
0

36
2
0
0

112
31
6
0

18
0
0
0

34
8
6
0

5
0
0
0

A further examination of the 288 denials within Sherman during 2017 indicates that
approximately 47% were for applicants seeking to refinance existing mortgages for owneroccupied, primary residences. The number one reason for denial of refinance applications was
credit history (39% of refinance denials), followed by incomplete applications (23% of all
refinance denials). Lack of collateral and debt-to-income ratio represented 14% and 10% of all
refinance denials, respectively. Typically, homeowners seeking to refinance their existing home
mortgage are able to use their home as collateral. When the denial reason given for a refinance
is a lack of collateral, this could indicate the home is worth less than the existing mortgage and,
therefore, refinancing is not an option. These homes are commonly referred to as “under-water”
or the borrowers are “upside-down” in their mortgage. Shown below, the lack of collateral as a
share of refinance denials has declined since the peak of the housing crisis, suggesting that the
number of “under-water” homes in Sherman has declined since 2009.

52

Lack of Collateral as a Share of Refinance Denials
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Home Purchase Lending in Sherman
Of the 955 home purchase loans for single family homes that were originated in 2017,
approximately 67% were provided by conventional lenders, slightly higher than the national
conventional home purchase share of 64%. The remaining 33% of home purchase loans in
Sherman were provided by federally-backed sources such as the Federal Housing Administration
(FHA), the Farm Service Agency (FSA) and the Department of Veterans Affairs (VA). Nonconventional loans have relatively lower down-payment requirements in comparison to
conventional lenders. The FHA and FSA lenders had application/origination ratios below 50%,
while the VA approved loans had a rate of 53%. By contrast, conventional lenders originated
home purchase loans at a higher 61% of all applications.
Table - Home Purchases by Type, 2017

Conventional
FHA
VA
FSA
Total

Originations

Share of Total

Approval Rate

639
215
88
13
955

66.9%
22.5%
9.2%
1.4%

60.7%
49.4%
52.7%
35.1%

The share of applications and percentage of loan application denials for traditional home
purchase loans in Sherman varies by race/ethnic groups. The largest applicant group in 2017 were
non-Hispanic Whites (81%) followed by Hispanics at 10%. Blacks or African Americans and Asians
represented 5% and 3% of all home purchase applications, respectively. In 2017, Asians were
least likely to be denied for conventional single family home purchases at a rate of 3%, followed
by Whites at 7%. Hispanics were denied at a rate of 17%, while Black or African American
applicants faced the highest conventional home purchase denial rate at 24%.
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Composition of Applicants by Race/Ethnicity, 2017
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Source: 2017 HMDA

Application Denial Reasons
The charts below compare denial reasons among White, Black or African American, and Hispanic
applicants in Sherman for 2017. Asians are excluded due to insufficient sample size.
As of 2017, the leading denial reason for White and Black or African American applicants was
credit history, with Black or African American applicants being denied at a rate of 58%. Hispanic
applicants were most likely to be denied for debt-to-income ratio, while White applicants were
the most likely to be denied for lack of collateral and incomplete applications.

Denial Reasons by Race/Ethnicity, 2017
White

Black or African American

Hispanic or Latino
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Source: 2017 HMDA
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Debt-to-Income Ratio

Sherman’s Single Family Lending Market, 2007-2017
The following section will examine HMDA data for Sherman between 2007-2017.
Highlighted below, the number of single family loan originations in Sherman followed a dynamic,
though broadly upward trajectory between 2007 and 2017. As the housing crisis was unfolding,
originations declined 37% between 2007 and 2010, followed by an uptick of 37% between 2010
and 2013. Originations then declined by 14% between 2013 and 2014, though subsequently grew
by 33% between 2014 and 2017. As of 2016, total originations in Sherman surpassed pre-crisis
levels and as of 2017 are about 15% higher than the level prior to the housing crisis.
In contrast to originations, the number of application denials within Sherman was relatively more
stable between 2007 and 2017. As of the most recent data year, denials are 53% below the level
experienced in 2007. Relatedly, the share of denials as a percent of total originations and total
denials has declined since the housing bust, from 33% in 2007 to approximately 17% as of 2017.
SF Loan Originations and Application Denials, Sherman
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Shown below, much of the year-to-year changes in total originations that occurred between 2007
and 2017 were the result of home purchase originations. Home purchases were the dominant
loan purpose in 2007 and 2009, though refinance loans grew significantly between 2009 and 2012
as interest rates were broadly falling (discussed further below). As of 2017, home purchases and
refinances comprised 67% and 27% of the city’s total originations, respectively. The growth of
home purchase originations since 2011 (169% growth between 2011 and 2017) reflects a steady
and recovering demand for housing within the city.
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SF Loan Originations by Purpose, Sherman
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The share of refinance originations in Sherman appears to move generally with the 30-year fixed
rate mortgage average (shown below). For example, in 2012 when the average 30-year fixed rate
mortgage was at its lowest level of all the years examined, refinance originations reached the
highest share in absolute and percentage terms of all data years analyzed. Similarly, when
interest rates rose between 2012 and 2014, the share of refinance originations fell from 53% to
29%.
SF Loan Origination Share by Purpose, Sherman
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For home purchase loans, the movement of originations can often track trends in the number of
single family building permits issued, as shown below. Both trends are indicative of steady and
recovering growth in housing demand in recent years.
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SF Home Purchase Originations and Building Permits, Sherman
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Income, Race, and Single Family Loan Denials in Sherman
Denial rates for single family loans in Sherman over time vary by race and ethnicity. The charts
below indicate that between 2007 and 2017, White applicants were the least likely to be denied
relative to Blacks or African Americans and Hispanics in all years examined. Additionally, Black or
African American applicants were the most likely to be denied relative to other groups for all
years with the exception of 2012.
Single Family Denial Rate by Race/Ethnicity, Overall
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A view of single family denial rates by applicant income group within Sherman (highlighted
below) shows the expected outcome of higher income groups experiencing lower denial rates
than lower income groups. However, Very Low Income applicants (50% or less of Area Median
Income) have typically remained well above other income groups. As of 2017, High Income
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(greater than 120% of Area Median Income) and Middle Income (80% to 120% percent of Area
Median Income) applicants are the lowest and second-lowest denied groups, respectively, with
Low Income (between 50% and 80% of Area Median Income) the third-lowest.
SF Denial Rate by Applicant Income Group, Overall
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Within Sherman, Low Income neighborhoods represent 30% of the city’s total neighborhoods,
although they are represented by approximately 14% of total originations and applications as of
2017 (shown below). This suggests that Low Income neighborhoods within the city are less likely
to participate in the single family lending market relative to other neighborhoods. By contrast,
loan applications and originations within Sherman are disproportionately likely to occur in High
Income neighborhoods.
Applications and Originations by Neighborhood Income, 2017
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High Income

The Subprime Market
Illustrated below, the subprime mortgage market in Sherman declined by 85% between 2007 and
2010. Though subprime originations more than tripled between 2010 and 2017, total subprime
originations in 2017 were approximately 51% of the 2007 total. Subprime loans are defined as
those with an annual percentage rate that exceeds the average prime offer rate by at least 1.5%.
The total number of subprime loan originations increased by approximately 49% on net between
2007 and 2017, while prime originations decreased by 34% during the same time period. As a
percent of Sherman’s total, subprime originations declined from 23% in 2007 to 10% in 2017.
Single Family Subprime Mortgage Originations, Sherman
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Subprime originations by race/ethnicity indicate White loan recipients are less likely to be
subprime compared to Hispanic loan recipients for every year examined. Black or African
American and Asian loan recipients were excluded due to insufficient sample size.
Subprime Share by Race/Ethnicity
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Consistent with broader national trends, the composition of subprime loans within Sherman has
shifted from conventional loans to government-insured non-conventional loans in recent years.
In 2007, 96% of subprime loans within Sherman were originated by conventional lenders. As of
2017, that percentage is 36%, up from a low of 29% in 2015. Of the non-conventional subprime
loans originated in Sherman, 98% are insured by the Federal Housing Administration. By contrast,
the FHA’s share of non-conventional prime loans is 55%, while 41% are insured by the
Department of Veterans Affairs. The remaining 4% are issued by the Farm Service Agency.

Conventional and Non-conventional Share of Subprime Total
Conventional

100%

Nonconventional

90%
80%
Total

70%
60%
50%
40%
30%
20%
10%
0%
2007

2008

2009

2010

2011

2012

2013

2014

2015

2016

2017

Source: 2017 HMDA

Subprime loans have been characterized by growth in home purchases in recent years,
particularly from 2012 onward. As a percentage of all subprime loan originations within Sherman,
home purchases represented 81% in 2017, up from its share of 58% in 2007.
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Subprime Originations by Loan Purpose
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Though 71% of all subprime loans within Sherman in 2017 were non-conventional, 72% of total
single family originations in 2017 were from conventional lenders. The highest share of nonconventional originations for any loan purpose was for home purchase loans in 2009 at 52%. The
share of conventional lending in Sherman has stabilized to the low 70% range in the last few
years.
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Lending Practices Conclusion
Mortgage lending activity in Sherman is consistent with many of the broader trends that have
occurred in the wake of the housing crash, Great Recession and subsequent economic recovery.
Further, Sherman exhibits relatively strong mortgage market fundamentals. Home purchase
originations grew by nearly 170% between 2011 and 2017, suggesting signs of growing housing
demand and a housing market recovery within the city. Additionally, the share of refinance
applications denied for lack of collateral (suggesting an “under-water” home) has declined since
the peak of the housing crisis.
The city has also been subject to cyclical trends that reflect broader economic conditions in
recent years, including changes in mortgage rates that influence the prevalence of refinance
originations and a subprime lending market that remains well below its peak prior to the housing
bust, despite growth since 2010. Government-insured mortgages have increased, consistent with
tighter credit conditions and a more active regulatory environment in the wake of the housing
crash.
However, some trends have continued despite business cycle fluctuations, such as higher denial
rates for Black or African American and Hispanic applicants relative to White applicants, in
addition to higher denial rates for lower income applicants.

62

Fair Housing Profile
Numerous acts, laws, and presidential executive orders have been enacted in order to create fair
housing opportunities throughout the US. A detailed list of the legislation related to fair housing
law can be found in the appendix of this report.

Fair Housing Complaints
A lack of filed complaints does not necessarily indicate a lack of housing discrimination. Some
persons may not file complaints because they are not aware of how to go about filing a complaint
or where to go to file a complaint. In a tight rental market, tenants may avoid confrontations with
prospective landlords. Discriminatory practices can be subtle and may not be detected by
someone who does not have the benefit of comparing his treatment with that of another home
seeker. Other times, persons may be aware that they are being discriminated against, but they
may not be aware that the discrimination is against the law and that there are legal remedies to
address the discrimination. Finally, households may be more interested in achieving their first
priority of finding decent housing and may prefer to avoid going through the process of filing a
complaint and following through with it. According to the Urban Institute, 83% of those who
experience housing discrimination do not report it because they feel nothing will be done.
Therefore, education, information, and referral regarding fair housing issues remain critical to
equip persons with the ability to reduce impediments.
To register a fair housing complaint, residents have the option to contact the city directly or
report through federal or state level channels. The U.S. Department of Housing & Urban
Development is accessible on Sherman’s Neighborhood Services website. The aggrieved party
must officially file the complaint within 180 days after the date of the alleged discrimination.
During this process, every effort is made to mediate and resolve the problem. The primary
mechanism used for mediation and resolution of complaints is the Mediation/Alternative Dispute
Resolution effort.
Analyzing the complaints filed under fair housing laws is useful in discerning which types of
discrimination are most prevalent among Sherman households and which protected groups are
most commonly affected. However, the low number of reported incidents makes it difficult to
conclude any significant takeaways. According to HUD, there were only two incidents reported
between 2015-2020. Low numbers of fair housing complaints might be seen as a positive
indicator that discrimination is low; however, it underscores the likely lack of fair housing
education and knowledge of how to report issues.
Table: HUD Fair Housing Complaints Filed 2015-2020

Date Filed
City/County
01/16/15
Sherman/Grayson
01/01/18
Sherman/Grayson
Fiscal Year: 1/1/2015 through 5/10/20

Basis(es)
Race
Race, National Origin
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Previously Identified Impediments
•

Lack of affordability of housing.

•

Impacts of increased foreclosures and the sub-prime mortgage lending crises.

•

Low number of loan applications from minorities.

•

Predatory lending and other industry practices.

•

Poverty and low-income among minority populations.

•

Limited resources to assist lower income, elderly and indigent homeowners to maintain
their homes and stability in neighborhoods.

Actions To Address Previous Impediments
The city of Sherman has limited funds to address many of the affordable housing issues. The city
has provided rehabilitation efforts to help preserve affordable housing for LMI households. The
city is also addressing affordable housing through a demolition and infill program targeting
unoccupied structures in neighborhoods that have shown a history of attracting new
construction at price-points well below the city-wide average. Through a targeted, proactive
approach, Sherman is able to encourage and incentivize infill development in parts of the
community that allow for affordable housing and fair housing choice regardless of the home
owners’ race, religion, sexual preference, familial status, physical or mental ability, or age, etc.
When combined with the city’s aggressive tax abatement program to promote new home
construction in established neighborhoods, Sherman’s demolition and infill program achieves
maximum results for those in low and moderate income neighborhoods.
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Identification of Impediments to Fair Housing Choice
This section reviews fair housing issues; barriers to fair housing choice; and outlines specific
actions to address these barriers in the city. The impediments to fair housing choice are
presented in three categories:
•

Fair Housing-Related Impediments

•

Affordable Housing-Related Impediments

•

Fair Housing Action Plan

Fair Housing-Related Impediments
Impediment 1: Limited Local Funding for Affordable Housing Programs.
The city of Sherman receives a limited amount of public funding and limited resources available
to develop and sustain affordable housing needs. The city relies solely on outside agencies to
address specific needs due to the city’s limited funding.

Consequently, Sherman has focused its primary housing programs on the city’s residential
demolition and clearance program. One consequence is that in previous years, the city of
Sherman has reduced its match for the demolitions/clearance program outside the targeted lowmoderate income areas

Impediment 2: Elimination of Financial Assistance to First Time Home Buyers Program.
The city discontinued its funding for the first time home buyers program. However, the clearance
of lots (as noted in Impediment 1) offers a stimulus for private investment back into the
low/moderate income target-area neighborhoods for new homes.

Impediment 3: Shortage of Housing Vouchers and Properties That Accept Housing Vouchers.
The regional council of governments, Texoma Council of Government, currently partners with
the VA on VASH programs and other public agencies who service the at-risk clientele. However,
officials at the Texoma Council of Government Section 8 Voucher Program report that they
receive several calls per day from low-income citizens seeking assistance. Due to limited funding
they must maintain a waiting list and are often looking for residential property owners willing to
participate in the Section 8 Voucher program and provide affordable units that meet the HUD
standards.
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Impediment 4: Shortage of Homeless Beds and Lack of City Homeless Shelter Options.
The recent demolition of the makeshift homeless tent city in Sherman highlighted the homeless
issues facing the city1. The city of Sherman does not have a homeless shelter within its
jurisdiction. Many residents of the former tent city said they had nowhere else to live.

Although the city of Sherman provides operating expenses to the Grayson County Crisis Center
and Grayson County Shelter in Denison, these efforts are clearly insufficient to address the size
and scale of the city’s homeless population. Due to funding limitations, the city of Sherman
presently has no specific plan to address activities of emergency shelters and the transitional
housing needs of homeless individuals and families from becoming homeless or to help persons
make the transition to permanent housing and independent living, beyond existing Grayson
County shelter and homeless service-related programs.

Impediment 5: Ineffective Targeting of Housing Rehabilitation Funds.
In the past, the city of Sherman’s approach to affordable housing was to strive to bring existing
housing stock into compliance with building code enforcement and offer rehabilitation funds.
However, the city recently determined that the program too often assisted housing structures
that were beyond the point of feasible economic repair.

Impediment 6: Shortage of Handicapped Accessible Housing.
There is an above average percentage of Sherman residents with a disability. A total of 15.3% of
the city‘s population report having a disability compared to 11.3% of the statewide population.
Residents who have a disability encounter additional housing challenges compared to those
without disabilities, particularly when it comes to finding affordable housing that have or can be
modified for wheelchairs, shower supports, ramps and other accessibility aides. In addition, to
overcoming barriers such as housing discrimination and difficulty in finding accessible units,
people with disabilities face financial hardships at higher rates than the average person placing
more demand on the need for affordable housing.

Affordable Housing-Related Impediments
Impediment 7: Shortage of Rental Housing Units.
The rental housing vacancy rate in Sherman declined from 11.6% in 2010 to 5.0% in 2016,
according to the American Community Survey. Sherman’s vacancy rate is significantly lower than
the state of Texas which was 7.7% for the same year. This reflects a strong demand for additional
(a)

1

KTEN, February 24, 2020.
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rental units in the city.
While there are some new apartment buildings planned to ease Sherman rental housing shortage
(including a new 66-unit complex), occupancy of local apartment buildings is reported to be 97%,
or a 3% vacancy rate. The new units that are coming online are going to be occupied
immediately, according to local officials. Even though there are more than 200 new apartments
recently added to the housing market, city officials say it is not enough to accommodate the rapid
growth and the rental housing need.
Impediment 8: Older and Aging Housing Stock in City.
The housing stock in Sherman is older than many of the surrounding cities, which require
increased property maintenance. Furthermore, older housing routinely lacks handicap
accessibility and does not meet current energy efficiency standards and other features that add
to higher costs of occupancy to owners and renters.
Impediment 9: Rapidly Rising Cost of Existing and New Housing Construction.
The median value of a single family home in Sherman in December 2019 was $163,000 compared
to a median value of $109,000 in 2014, an increase of 49.5% according to the national real estate
website Zillow. The median household income in Sherman has increased by only 6.1% during this
same period placing more financial stress on home buyers. The average price of new single family
homes in Sherman—approximately $223,000—is significantly higher than the median. As a
result, home ownership is becoming increasingly out of reach for first time home buyers.

Table – Sherman Median Household Income vs. Median Home Value 2014 – 2018

2014

Median Household
Income
$ 52,966

Median Home Value
(Source: ACS)
$ 96,200

Median Home Value
(Source: Zillow)
$ 109,000

2015

$ 53,847

$ 99,150

$ 121,000

2016

$ 54,727

$ 102,100

$ 133,000

2017

$ 55,467

$ 108,200

$ 148,000

2018

$ 56,206

$ 114,200

$ 163,000

Net Change

$ 3,240

$ 18,000

$ 54,000

Percent Change

6.1%

18.7%

49.5%

Year

Source: U.S. Census American Community Survey; Zillow Real Estate.

Impediment 10: Shortage of Affordable Housing.
Public input to the city’s 2020 Community Needs Assessment questionnaire found that the
primary barriers to affordable housing in Sherman are housing affordability and the lack of
monetary resources necessary to develop and sustain affordable housing. The findings also
confirmed that the demand for affordable housing exceeds the supply and that there were
insufficient public and private resources available to increase the supply of affordable housing to
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meet this demand.
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FAIR HOUSING ACTION PLAN
The city of Sherman recognizes that there are important steps to mitigate these barriers to
affordable housing including a combination of planning, legal and financial tools. The
Comprehensive Plan states that it is seeking “new and creative ways to encourage private
investors and developers to build.” Therefore, these recommended actions seek to not only build
on existing practices, but offer new or expanded actions that will stimulate new residential
investments and increase the supply of affordable housing in Sherman. These recommended
actions include:
Action 1: Increase Financial Incentives for Affordable Housing.
While the city of Sherman is committed promoting residential development, added financial
incentives are strongly recommended to realize this objective. Specific incentives should include:
a. Review and expand the Residential Reinvestment Zone Area to its maximum allowable
boundary, thereby increasing opportunities for residential tax abatement as a stimulus to
new housing and to the modernization of existing residential units;

b. Reduce building permit fees for new affordable housing units and residential remodels.
The current Sherman building permit rates for new single family residential, residential
remodels and multi-family construction is $0.30 per square foot2. The city should
financially incentivize the development of new affordable housing and residential
remodeling by waiving or significantly discounting this amount; and

c. Expand the 2019 residential tax abatement program that applies to the increased value
of real estate, buildings, structures and site improvements for properties which are singlefamily units only. This program does not include duplexes or multi-family structures.
Given the shortage of rental housing and the need for more affordable housing, this
program should be expanded to include duplex and multi-family rental projects that
include units that are valued at no more than the median housing unit value or below the
HUD fair market rental rates for those multi-family rental housing units targeted for low
and low/moderate income households.
Action 2: Continue and Expand the Housing Demolition Program.
The city of Sherman has seen beneficial impacts in the low/moderate income target-area
neighborhoods by demolishing substandard structures and clearing lots which pose a risk to
health/safety. The clearance of these lots not only addressed blight, but also provided a stimulus
to encourage private investment back into the low/moderate income target areas in the city.
2
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These vacant lots are being utilized for new homes to help redevelop these neighborhoods. This
successful program should be expanded.

Action 3: Increase Support to Area Homeless Shelter and Homeless Programs.
The city of Sherman lacks a homeless shelter within the city, although it does support emergency
shelter providers including the Grayson County Crisis Center and the Grayson County Shelter.
The Grayson County Shelter and the Grayson County Crisis Center are the only facilities in the
county which offer a place for homeless individuals and their families to live temporarily, while
working toward self-reliance.

Nevertheless, the city needs to strengthen support to local homeless advocacy groups, including
nonprofit groups such as 903 Mindful, that are working to establish services and/or sites to
provide temporary housing. The city of Sherman, in cooperation with other Grayson County
jurisdictions, should also take formal action to prohibit discrimination by landlords against
applicants who use federal vouchers for housing.

Action 4: Support a Broader Range of Housing Options and Styles.
Consistent with the need to stimulate new residential investment, the city should modify its
development codes to accommodate more flexible residential design principles that allow for
more diverse housing opportunities and foster mixed-use development. These modifications may
result in facilitating the development of a range of housing types with a mixture of densities,
including low, moderate, middle and market rate housing.

Action 5: Promote Residential Infill and Other New Residential Redevelopment.
It is recommended that the city identify and prioritize areas where new affordable housing can
be located. This includes proactively planning for the use of existing underutilized properties
along commercial corridors suitable for infill and redevelopment. Such strategies support
affordable housing opportunities by using existing infrastructure rather than new roads,
sidewalks or water and sewer lines. This action should also incorporate exempting residential
infill development areas from some city planning and building or permit fees.

Action 6: Support Density Bonuses for Affordable Housing.
Density bonuses beyond current zoning should be offered to encourage more efficient land use
when affordable housing units are included in a proposed residential or mixed-use development.
Increased density is also recommended for vacant or redevelopment sites along transportation
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corridors, commercial and mixed-use zoned areas.3

Action 7: Reestablish First-time Home Buyers Assistance Program.
The city should reinstate a first-time home buyer’s assistance program in cooperation with
Sherman area lending institutions. This action should enlist and be supported through the
creation of a Sherman lender's consortium to promote and increase conventional loans to first
time home buyers.

Sherman should also promote the Texas Department of Housing and Community Affairs “My
First Texas Home Program” that offers home loans, down payment assistance and closing cost
assistance for eligible first time home buyers.4 This program features loans to first time home
buyers, veterans or a home buyer who has not owned a home within the past three years, along
with down payment assistance and closing cost assistance up to 5% of the loan amount.

Action 8: Strengthen Code Enforcement Program and Owner-Occupied Rehabilitation Efforts.
City officials appreciate that it is critical to maintain a quality supply of affordable housing and
ensure residential rental and owner-occupied units are maintained to health and safety
standards. The city’s Code Enforcement Officer should continue to pro-actively enforce
minimum housing standards to reduce the amount of substandard housing and preserve and
enhance the available housing stock. To further support this action, the city should:

a. Promote and aid eligible homeowners to apply for funds to rehabilitate and make minor
repairs to their homes using city, state of Texas and federal funds beyond those available
through the CDBG. This includes offering up to $5,000 matching renovation grants to
leverage limited local resources when matched by the homeowner funds and/or nonprofit funding resources. This program should also enlist other public agencies such as the
Texas Department of Housing and Community Affairs to accomplish affordable housing
objectives;
b. Conduct a housing conditions survey to supplement code enforcement efforts to enable
the city to better monitor the number, location and type of substandard housing
conditions; and
c. Reduce or waive fees for minor residential improvements to stimulate code compliance
efforts.
3

“Model ordinance for density bonus for affordable housing” www.smartgrowthamerica.org/app/legacy/images/IHmodel-ordinance-APA%20.pdf
4
www.tdhca.state.tx.us/homeownership/fthb/my-first-texas-home.htm

71

In conclusion, implementation of these actions will support the affordable housing needs in the
city of Sherman, especially given the city’s relatively large working age population.
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Federal Laws
Numerous acts, laws, and presidential executive orders have been enacted in order to create fair
housing opportunities throughout the U.S. The following information can be found on the
website for the U.S. Department of Housing and Urban Development (HUD). Some of the
legislation in the section below does not directly address fair housing but is included because it
promotes the prevention and termination of discrimination which is related to fair housing law.
Presidential Executive Order 11063

John F. Kennedy in 1963, created the first piece of fair housing legislation by issuing presidential
executive order 11063. The terms of the order stated that “discrimination in the sale, leasing,
rental, or other disposition of properties and facilities” is prohibited if the properties or facilities
are owned, operated, or funded by the government.
Civil Rights Act of 1964

According to Title VI of the Civil Rights Act of 1964, “discrimination on the basis of race, color, or
national origin” is prohibited in programs and activities receiving federal financial assistance.
Presidential Executive Order 11246

Lyndon B. Johnson in 1965, issued executive order 11246. According to this amended presidential
order, discrimination based on race, color, religion, sex, or national origin was forbidden in
federal employment.
Fair Housing Act

The Fair Housing Act, which is Title VIII of the Civil Rights Act of 1968, prohibits discrimination or
other unfair actions against persons, which “otherwise make unavailable or deny a dwelling to
any person because of race, color, religion, sex, familial status, or national origin.” The act
prohibits both intentional housing discrimination — disparate treatment — and action or policies
that may not seem to discriminate but do have a negative effect on fair housing choice —
disparate impact. The federal Fair Housing Act provides for a broad range of sanctions and
remedies to cure existing and prevent future violations.
Architectural Barriers Act

In 1968 the Architectural Barriers Act was enacted to increase accessibility for handicapped
individuals. The act “requires that buildings and facilities designed, constructed, altered, or
leased with certain federal funds [...] must be accessible to and useable by handicapped persons.”
Education Amendments Act 103

Title IX of the Education Amendment Act of 1972 prohibits discrimination based on sex. This
applies to federally funded education programs or activities.
Rehabilitation Act

The Rehabilitation Act of 1973 is a provision of the federal Fair Housing Act administered by HUD.
Section 504 of the act prohibits a “refusal to make accommodations in rules, policies, practices,
or services, when such accommodations may be necessary to afford them [the handicapped
person] equal opportunity to use and enjoy a dwelling [...] including public and common use
areas.” This act includes nearly all public activities that can adversely affect housing for
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handicapped people and is not limited to federally funded projects.
Housing and Community Development Act

Section 109 of Title I of the Housing and Community Development Act of 1974 protects against
discrimination when HUD funds are involved. That is, programs and activities receiving financial
assistance from HUD’s Community Development Block Grant Program cannot discriminate based
on race, color, national origin, sex, or religion.
Home Mortgage Disclosure Act

The Home Mortgage Disclosure Act (HMDA), passed by Congress in 1975, was created in order
to make loan information publicly available. HMDA mandates that information to help determine
how financial institutions are responding to the housing needs be made available to local
communities. HMDA also assists public officials in attracting private investors. Additionally, the
Act aids in identifying discriminatory lending practices. HMDA requires the disclosure of
information from banks, savings associations, credit unions, and other mortgage lending
institutions. The required information includes the distribution of home mortgage and home
improvement lending on a geographic and demographic basis such as the distribution of
mortgage loans to minorities. More specifically, reporting requirements include data on the
number, type, and amount of loans as well as the type of action taken — applications approved
but not accepted, applications denied, applications withdrawn, or files closed as incomplete
(http://www.ffiec.gov/hmda/history.htm)
Age Discrimination Act

The Age Discrimination Act of 1975 prohibits discrimination based on age. This applies to
federally funded programs or activities.
Community Reinvestment Act

According to the U.S. Environmental Protection Agency, lenders, developers and property
owners are concerned about the cost and liabilities of cleaning up and refinancing low-tomoderate income urban neighborhoods, leading them to develop in other areas that are
perceived to be less risky. The Community Reinvestment Act (CRA) was enacted by Congress in
1977, to “require banks, thrifts, and other lenders to make capital available in low- and moderateincome urban neighborhoods, thereby boosting the nation’s efforts to stabilize these declining
areas” (http://www2.epa.gov/brownfields).
The CRA applies to federally insured depository institutions, national banks, thrifts, and statechartered commercial and savings banks (http://www.occ.gov/topics/compliancebsa/cra/index-cra.html). It works to prevent redlining – discrimination by refusing to grant loans,
mortgages or insurance to people in a specific area, particularly those deemed poor or to be
“financial risks.”
In May 1995, the Office of the Comptroller of the Currency revised the CRA to allow lenders to
claim community development loan credits for loans “made to help finance the environmental
cleanup or redevelopment of an industrial site when it is part of an effort to revitalize the lowand moderate-income community in which the site is located.” This revision was intended to
encourage economic activity in inner-city neighborhoods through financing and property

75

redevelopment.
The CRA requires that each insured bank’s record of helping meet the credit needs of its entire
community be evaluated periodically (http://www.ffiec.gov/cra/history.htm). There are several
organizations that work to promote and ensure the credibility and compliance of all lenders
subject to the CRA: Office of the Comptroller of the Currency (OCC), Board of Governors of the
Federal Reserve System (FRS), and the Federal Deposit Insurance Corporation (FDIC). The Office
of Thrift Supervision (OTS) as of 2011 is no longer an active regulatory agency. The following
active institutions are required to report data under the CRA:
• All savings associations except small institutions (those with total assets equaling less than $1
billion in the past 2 years) regulated by the OTS.
• All state member banks, state nonmember banks, and national banks except small institutions
(those with total assets less than $250 million in the past 2 years) regulated by the FRS, FDIC, and
OCC.
Amendment of the Federal Fair Housing Act

In 1988 the federal Fair Housing Act was amended to include handicapped persons among those
protected; those with one or more handicaps are discriminated against when there is a failure to
make reasonable modifications to residential premises which may be necessary to enable a
handicapped person “full enjoyment of the premises.”
Americans with Disabilities Act

Title II of the Americans with Disabilities Act of 1990 prevents discrimination against disabled
persons. More specifically, public programs, services, and activities cannot discriminate based on
disabilities. Further, “HUD enforces Title II when it relates to state and local public housing,
housing assistance, and housing referrals.”
Presidential Executive Order 12892

In 1994 President William J. Clinton issued his first presidential executive order pertaining to fair
housing. The amended executive order 12892 “requires federal agencies to affirmatively further
fair housing in their programs and activities.”
Presidential Executive Order 12898

In 1994, President Clinton issued his next presidential executive order pertaining to fair housing.
According to executive order 12898, federal agencies must conduct programs, policies, and
activities that have an impact on the environment and individuals’ health in a way that does not
exclude anyone based on race, color, or national origin.
The Quality Housing and Work Responsibility Act

The Quality Housing and Work Responsibility Act (QHWRA), signed by President Clinton in 1998,
applies to public housing and public housing voucher programs. Its purposes range from
“reducing the concentration of poverty in public housing,” to creating opportunities and
incentives for public housing residents to find work, to rehabilitating public housing units through
the establishment of the HOPE VI program.
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Presidential Executive Order 13166 107

In 2000, President Clinton issued his final presidential executive order pertaining to fair housing.
Executive order 13166 strives to eliminate the barrier caused by poor English proficiency that
would deny benefits from federally funded programs and activities.
Presidential Executive Order 13217

In 2001, President George W. Bush issued the most current fair housing-related executive order.
His executive order 13217 requires federal agencies to examine their policies and programs in
order to find way to improve the availability of “community-based living arrangements for
persons with disabilities.”
June 2015 Supreme Court Ruling on Fair Housing

On June 25, 2015 the Supreme Court handed down a landmark fair housing ruling that upheld
the ability to bring “disparate impact” claims under Fair Housing Act. The Fair Housing Act of
1968, an integral legislative victory of the Civil Rights Movement, protects people from
discrimination when they are renting, buying, or securing financing for housing. The case, Texas
Department of Housing and Community Affairs v. Inclusive Communities Project, centered on the
question of whether a policy or action has to be intentionally discriminatory, or merely have a
discriminatory effect, in order to qualify as a valid basis for a discrimination claim under the Act.
Fair housing advocates across the nation watched the case closely and worried if the Supreme
Court ruled against disparate impact claims that it would essentially “defang” the Fair Housing
Act by removing a key basis for liability. Intent is much harder to prove than effect. In the end
the Court ruled 5-4 to uphold the lower court decisions in favor of Inclusive Communities,
salvaging fair housing disparate impact claims.
Guidance on Application of Fair Housing Act Standards to the Use of Criminal Records

The Fair Housing Act prohibits discrimination in the sale, rental, financing of dwellings and in
other housing-related activities based on race, color, religion, sex, disability, familial status or
national origin. In April 2016, HUD’s Office of General Counsel issued guidance on the
discriminatory effect of using criminal history to make housing decisions. If a policy or practice
that restricts access to housing on the basis of criminal history has a disparate impact on a
protected class (whether or not that effect is intentional), it is in violation of the Fair Housing Act
– unless there is a “substantial, legitimate, nondiscriminatory interest” served by the policy.
HUD’s guidance is intended to eliminate barriers to securing housing for that population, and it
is imperative that all jurisdictions make a clear effort to eliminate any discriminatory barriers
these individuals may face. For former inmates to avoid recidivism and work in society they must
have access to housing free of discrimination.
Equal Access to Housing in HUD Programs Regardless of Sexual Orientation or Gender Identity

On September 21, 2016 HUD published a final rule entitled “Equal Access in Accordance with an
Individual’s Gender Identity in CPD programs.” Through this final rule, HUD ensures equal access
to individuals in accordance with their gender identity all HUD funded programs. This rule builds
upon the 2012 final rule, “Equal Access to Housing in HUD Programs Regardless of Sexual
Orientation or Gender Identity” (2012 Equal Access Rule). This final rule ensures that HUD's
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housing programs would be open to all eligible individuals and families regardless of sexual
orientation, gender identity, or marital status.
Furthermore, as HIV/AIDS disproportionally affects the LGBT community, it is important to note
that HIV/AIDS is protected under the Fair Housing Act as a disability. HUD specifically states that
housing discrimination because of HIV/AIDS is Illegal.
The HUD Office of Policy Development and Research conducted a study in 2013, An Estimate of
Housing Discrimination Against Same-Sex Couples, as the first large-scale, paired-testing study to
assess housing discrimination against same-sex couples in metropolitan rental markets via
advertisements on the Internet. Two emails were sent out, with the only difference between the
two emails was the sexual orientation of the prospective renting couples. The study finds:
“[… same-sex couples experience less favorable treatment than heterosexual couples in the
online rental housing market. The primary form of adverse treatment is that same-sex couples
receive significantly fewer responses to e-mail inquiries about advertised units than heterosexual
couples. Study results in jurisdictions with state-level protections against housing discrimination
based on sexual orientation unexpectedly show slightly more adverse treatment of same-sex
couples than results in jurisdictions without such protections. “
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