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Executive Summary
ES-05 Executive Summary - 24 CFR 91.200(c), 91.220(b)
1.

Introduction

The 2020-2024 Consolidated Plan is Sherman’s plan for the investment of annual allocations of
Community Development Block Grant (CDBG) funds from the U.S. Department of Housing and Urban
Development (HUD) during the five year period beginning October 1, 2020, and ending September 30,
2024. This grant program is consistent with HUD’s national strategy to provide decent housing
opportunities, a suitable living environment, and economic opportunities—particularly for low- and
moderate-income people.
In consideration of finite grant resources, the Consolidated Plan outlines the geographic areas and
population segments with the greatest need. The City intends to invest grant resources in high leverage
opportunities where data suggests that it will be able to maximize impact. This plan identifies
Sherman’s priority needs, the City’s 5-year CDBG goals and objectives, expected outcomes, and the
activities to be undertaken to meet these goals.
Community Development Block Grant (CDBG)
The Housing and Community Development Act of 1974 created the Community Development Block
Grant (CDBG) Program. The primary goal of the CDBG program is to develop viable urban communities
by providing decent housing, a suitable living environment, and economic opportunities--principally for
persons with low- and moderate-incomes. CDBG regulations require that each activity funded by the
program meet one of the following national objectives:




Benefit low- and moderate-income persons;
Aid in the prevention or elimination of slums or blight; or
Meet other community development needs having a particular urgency.

2.
Summary of the objectives and outcomes identified in the Plan Needs Assessment
Overview
The primary goal of Sherman’s CDBG program is to provide opportunities for persons of low- to
moderate-income to improve their living environments. To determine the City’s objectives for the 20202024 Consolidated Plan, the Neighborhood Services office sought input from residents and consulted
community organizations that serve low- and moderate-income populations. The following objectives
support the primary goals of both Sherman and the U.S. Department of Housing and Urban
Development (HUD). Over the next five years, Sherman will strive to:


Create opportunities for decent housing;
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Increase the safety and livability of neighborhoods; and
Support resilience-building and self-sufficiency programs.

Create opportunities for decent housing
Objective: The CDBG program will support the demolition and clearance of substandard structures to
prevent and eliminate slums and blight. The clearance of these lots aids in the prevention or elimination
of slums or blight by removing unsafe buildings that can be attractive nuisances and providing cleared
vacant lots that can be utilized for new buildings to help revitalize neighborhoods.
Outcome: Over the next five years, the City of Sherman will utilize CDBG funds to demolish 75
substandard structures at an average rate of 15 structures annually. Following demolition, the lots will
be cleared to ready them for new construction.
Increase the safety and livability of neighborhoods
Objective: The CDBG program will improve parks and infrastructure in low- and moderate-income areas
to increase public safety and livability.
Outcome: Sherman will utilize CDBG funds to complete 5 park or infrastructure improvement projects in
low- and moderate-income areas during the next 5 years. Each project is expected to benefit 50
individuals by improving the livability of their neighborhood for a total impact of 250 individuals.
Support resilience-building and self-sufficiency programs
Objective: The CDBG program will improve the quality of life for low- and moderate-income Sherman
residents by providing a range of public services to respond to residents in crisis situations and to
promote resilience-building and self-sufficiency. These services include victim’s assistance, shelter,
addiction recovery, job skills, crime prevention, organized youth activities, and mental-health
counseling.
Outcomes: For program years, 2020-2024, Sherman will utilize CDBG funds to provide public services to
over 5,000 residents, providing support to over 1,000 residents annually.

3.

Evaluation of past performance

The City of Sherman accomplished more than 85% of the outcomes established by its previous
Consolidated Plan. The City has not changed its primary goal to provide opportunities for persons of
low- to moderate-income to improve their living environments. However, it is modifying some of the
activities that it supports with CDBG funds as a result of this evaluation.
Demolition and Clearance: The City demolished and cleared 67 substandard structures in low- and
moderate-income areas over the past 5 years. The clearance of these lots addressed the problems of
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slums and blight, improved safety, and provided a stimulus to encourage private investment in the
neighborhoods. The success of this project has shifted the focus from rehabilitating homes with little or
no life expectancy to demolishing substandard structures to make way for badly needed new
construction.
First Time Home Ownership Program: The Closing Cost Assistance Program provided basic closing cost
assistance to low- and moderate-income first-time homebuyers. At this time, the City has suspended
this project due to a lack of applicants. The greater challenge for residents is finding affordable housing
in quality neighborhoods.
Park Improvements: The City has several parks in low- and moderate-income areas that are aged and in
need of upgrades. The City has successfully removed unsafe antiquated equipment and replaced it with
newer, safer, and accessible structures for all to enjoy at Martin Luther King Jr. Memorial Park, which
serves 1,560 individuals. It added a wheelchair accessible ramp at Lucy Kidd-Key Park Auditorium, which
serves 2,275 individuals. Revitalizing these parks has improved the livability of the surrounding
neighborhoods.
Public Service: Subrecipients provide opportunities to low- and moderate-income residents by offering a
diverse variety of activities to respond to crisis and improve the quality of life. During the last five years,
87 youth received scholarships to the Boys & Girls Club of Sherman and 81 individuals were counseled at
the Child & Family Guidance Center of Texoma. The Grayson County Crisis Center, Grayson County
Shelter, and Four Rivers Outreach served a combined total of 2,474 individuals facing homelessness,
domestic violence, and substance abuse challenges. CDBG funding provided additional security at the
Sherman Housing Authority by helping pay for the services of off-duty policemen to patrol Housing
Authority properties. And, with grant funds, Court Appointed Special Advocates (CASA) of Grayson
County was able to train 4 volunteer advocates to speak up on behalf of 114 foster children.
Public Service activities were expanded in Program Year 2019 with the COVID-19 pandemic. CDBG-CV
funds assisted 66 households impacted by COVID-19 with rent and utility payments. Thirty-nine children
whose parents were experiencing economic hardship due to COVID-19 were able to participate in
soccer, football, and basketball through the Sherman Youth Sports Association. CDBG-CV funding also
provided food, shelter, and counseling for residents. Multiple subrecipients have expressed gratitude
for the CDBG-CV funds as their costs increased while donations decreased in response to the pandemic.

4.

Summary of citizen participation process and consultation process

The Consolidated Plan for the City of Sherman documents the areas of need and the strategy to address
those needs for the next five-year planning period. To evaluate the projects supported the Community
Development Block Grant (CDBG) program and to plan for future projects, the Neighborhood Services
office established a Public Hearing process, which it advertised in the local newspaper, The Herald
Democrat, and on the City of Sherman’s website. The City encourages resident participation in its grant
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process. Public Hearings are held at times and locations convenient to potential and actual
beneficiaries. All meetings are held in handicap-accessible facilities.
The Neighborhood Services office supports resident participation in the planning of the Consolidated
Plan. Residents are encouraged to express their needs and the needs of the community, express
preference in regard to proposed activities, and assist in the selection of priorities. The objectives set
forth in this Plan are the result of involvement by residents, staff, administrators of government and
social agencies, and service providers who provided input as to the priority needs for Sherman residents
and recommendations as to how organizations can utilize available funds to address those needs.
It is the intent of the City of Sherman to provide residents, public agencies, and other interested parties
the opportunity to receive information, review plans, and submit comments on any proposed
submission concerning proposed activities. Information is provided outlining the amount of assistance
the City expects to receive and the proposed activities to be undertaken with CDBG funds, including the
estimated amount that will benefit persons of low- and moderate-income.

5.

Summary of public comments

No comments were received during the public hearing and comment periods.

6.

Summary of comments or views not accepted and the reasons for not accepting them

All comments and views received by the City in the development of the Consolidated Plan were
accepted and taken into consideration in the development of the Consolidated Plan.

7.

Summary

The Consolidated Plan is designed to be a collaborative process whereby the community establishes a
unified vision for community development actions. It creates the opportunity to reduce duplication of
service delivery at the local level. The Plan sets forth program goals, objectives, outcomes, and
benchmarks for measuring progress. In so doing, it helps local governments and City residents keep
track of results.
The statutes for the CDBG program addressed through the planning process set forth three basic goals
against which HUD evaluates the Plan and the City’s performance. These statutory program goals are:




Decent Housing;
Suitable Living Environments; and
Expanded Economic Opportunities.
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The City of Sherman has worked in partnership with residents and service providers to develop an
effective strategy to utilize CDBG funds to meet the pressing needs of the City while accomplishing the
goals of HUD.
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The Process
PR-05 Lead & Responsible Agencies 24 CFR 91.200(b)
1.
Describe agency/entity responsible for preparing the Consolidated Plan and those
responsible for administration of each grant program and funding source
The following are the agencies/entities responsible for preparing the Consolidated Plan and
those responsible for administration of each grant program and funding source.
Agency Role
CDBG Administrator

Name
SHERMAN

Department/Agency
City of Sherman Neighborhood
Services

Table 1 – Responsible Agencies

Narrative
The City of Sherman is responsible for preparing the Consolidated Plan. The City’s Neighborhood
Services office administers activities carried out under the CDBG program, including the substandard
structure demolition and clearance program.
Other entities responsible for administering activities covered by the Plan are CDBG grant
subrecipients. Applications are accepted from prospective subrecipients each year. The following are
subrecipients for Program Years 2019 and 2020:












Boys & Girls Club of Sherman, Inc. ;
Child & Family Guidance Center of Texoma;
Court Appointed Special Advocates (CASA) of Grayson County;
Four Rivers Outreach;
Grand Central Station;
Grayson College Foundation;
Grayson County Crisis Center;
House of Eli;
Sherman Housing Authority;
Sherman Youth Sports Association; and
Texoma Family Shelter (formerly Grayson County Shelter, Inc.)

The City continues to work with public agencies and private organizations to serve the housing and
support services needs of Sherman’s residents. Referral among providers is standard operating
procedure, and agencies share information on community needs in order to better serve the City.

Consolidated Plan Public Contact Information
Consolidated Plan
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City of Sherman
Julia Craze
Grants Coordinator
PO Box 1106
405 N Rusk
Sherman, TX 75091-1106
903-487-5976
juliac@cityofsherman.com
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PR-10 Consultation – 91.100, 91.110, 91.200(b), 91.300(b), 91.215(I) and
91.315(I)
1.

Introduction

In January of 2020, the Neighborhood Services staff met to discuss preparation of the 2020-2024
Consolidated Plan for the City of Sherman’s Community Development Block Grant program. A
Community Needs Questionnaire was prepared. In early March, a public hearing was held to hear
comments on the recommended priorities and to receive requests for the use of public service funds for
Program Year 2020. In early July, the Neighborhood Services staff met to review applications received
for funding for Program Year 2020. This process was delayed due to the COVID-19 pandemic. The City
Council reviewed the proposed 2020-2024 Consolidated Plan document in preparation for the second
public hearing, which was held in August. The Final Proposed Plan was submitted for comments in
August and September 2020. No comments were received during the public hearing and comment
periods.
Throughout the process the City utilized public notices in the local newspaper of general circulation, The
Herald Democrat, and on the City of Sherman’s website.
The Community Needs Questionnaire was sent to various local agencies to gather data on services
provided and to help identify gaps in the service delivery system by determining priority needs. The City
contacted representatives of various housing organizations, social service agencies, faith-based
organizations and governmental institutions to participate in the Community Needs Questionnaire. The
Questionnaire contained a range of questions about possible impediments relating to fair housing
discrimination, education and causes. The City of Sherman administered the survey from April 29, 2020,
through June 19, 2020; however, it received minimal input, in part due to COVID-19 impacts. The
information was collected with the assistance of Civitas, Inc.

Provide a concise summary of the jurisdiction’s activities to enhance coordination between
public and assisted housing providers and private and governmental health, mental health
and service agencies (91.215(I)).
The City of Sherman works with agencies in the community to address the needs of its
residents. Interaction with these agencies has increased comprehension of their needs in the face of
reduced support and the City’s awareness of how important it is to coordinate efforts. The City has
improved coordination efforts to enhance communications with other local public and private housing
and support service providers. The City continues to develop and maintain relationships to leverage
resources and improve the service delivery system. It has attained a level of interaction with institutions
and non-profits in the Sherman–Denison Metropolitan Area to facilitate a social service
network. Sherman will continue to inform local housing and support service providers of the programs
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and services that the City provides and will request input from such organizations about future services
and programs.

Describe coordination with the Continuum of Care and efforts to address the needs of
homeless persons (particularly chronically homeless individuals and families, families with
children, veterans, and unaccompanied youth) and persons at risk of homelessness
The City of Sherman is not part of a Continuum of Care network, and Sherman does not have a homeless
shelter. The City works to address the needs of homeless persons and persons at risk of homelessness
by partnering with the following organizations to leverage CDBG funds:






Four Rivers Outreach is a transitional living center for men with substance abuse issues;
Grand Central Station provides food, shower, and laundry facilities to indigent persons;
Grayson County Crisis Center provides shelter, crisis intervention, and comprehensive support to
victims of violence and sexual abuse;
House of Eli is a residence for young men ages 18-21 who have been released from
incarceration, have aged out of foster care, or are homeless; and
Texoma Family Shelter located in Denison, Texas, provides temporary living quarters for families
and individuals in Grayson County, which includes Sherman.

Describe consultation with the Continuum(s) of Care that serves the jurisdiction's area in
determining how to allocate ESG funds, develop performance standards and evaluate
outcomes, and develop funding, policies and procedures for the administration of HMIS
The City of Sherman’s jurisdiction area is not currently part of a Continuum of Care network.

2.
Describe Agencies, groups, organizations and others who participated in the process
and describe the jurisdictions consultations with housing, social service agencies and other
entities

Consolidated Plan
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Table 2 – Agencies, groups, organizations who participated

1 Agency/Group/Organization

SHERMAN HOUSING AUTHORITY

Agency/Group/Organization Type

PHA

What section of the Plan was addressed
by Consultation?

Public Housing Needs

How was the
Agency/Group/Organization consulted
and what are the anticipated outcomes
of the consultation or areas for improved
coordination?

The Sherman Housing Authority administers safe,
decent, and sanitary housing to low-income families,
elderly, and handicapped at rents they can afford to
pay (approximately 30% of income). It has 298 units
under supervision within the city limits of Sherman
and maintains a waiting list giving preference to the
elderly and disabled. With limited units there is a
gap in services for single applicants and young
families with children. Their most common housing
problem is applicants that cannot pass the screening
criteria.

2 Agency/Group/Organization

Texoma Council of Governments

Agency/Group/Organization Type

Services - Housing

What section of the Plan was addressed
by Consultation?

Housing Need Assessment

How was the
Agency/Group/Organization consulted
and what are the anticipated outcomes
of the consultation or areas for improved
coordination?

Texoma Council of Governments (TCOG) administers
a Section 8 Voucher Program in Grayson and Fannin
Counties. It also provides services for the aging and
disabled, weatherization, and utility assistance to
low-income residents. The voucher program appeals
to individuals because of the flexibility and privacy
afforded to them. TCOG receives several calls per
day from low-income residents seeking assistance.
Due to limited funding they must maintain a waiting
list and are always looking for property owners
willing to work with the Section 8 Voucher program
to provide affordable units that meet the HUD
quality standard.

3 Agency/Group/Organization

GRAYSON COUNTY CRISIS CENTER

Agency/Group/Organization Type

Services-Victims of Domestic Violence

What section of the Plan was addressed
by Consultation?

Non-Homeless Special Needs

Consolidated Plan
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How was the
Agency/Group/Organization consulted
and what are the anticipated outcomes
of the consultation or areas for improved
coordination?

4 Agency/Group/Organization

The Grayson County Crisis Center is a local non-profit
emergency shelter that serves victims of family
violence and sexual abuse. They provide shelter,
crisis intervention, and comprehensive support
services to families who would otherwise be at risk
of homelessness during times of crisis. They offer
counseling services for the victims and abusers,
community education, and support groups. The
Grayson County Crisis Center is the only agency of its
kind providing services in the Sherman area for
victims of domestic abuse and sexual assault. They
see a gap in services for their clients to find
affordable child care, living wages, and reliable
transportation.
Texoma Family Shelter

Agency/Group/Organization Type

Services-homeless

What section of the Plan was addressed
by Consultation?

Homeless Needs - Chronically homeless
Homeless Needs - Families with children
Homelessness Needs - Veterans

How was the
Agency/Group/Organization consulted
and what are the anticipated outcomes
of the consultation or areas for improved
coordination?

Texoma Family Shelter is the only facility in the
county that offers a place for homeless individuals
and their families to live temporarily, while working
toward self-reliance. The Shelter provides
temporary shelter to single males 55 and older,
single females 21 and older, and families with
children. They feel there is a gap in service for
temporary housing for males 21-34 without drug or
alcohol addiction. They see many families come to
the shelter due to the lack of decent housing in a
family secure area.

5 Agency/Group/Organization

FOUR RIVERS OUTREACH, INC.

Agency/Group/Organization Type

Services - Housing

What section of the Plan was addressed
by Consultation?

Non-Homeless Special Needs

Consolidated Plan
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How was the
Agency/Group/Organization consulted
and what are the anticipated outcomes
of the consultation or areas for improved
coordination?

6 Agency/Group/Organization

Four Rivers is an outreach to people with substance
abuse issues. They provide a transitional living
center for their clients, offer prepared meals, food
distribution, vocational training, counseling, and a
GED program. They see a gap in services for mental
health clients and a need for supportive housing for
persons with mental, physical, or developmental
disabilities.
GRAND CENTRAL STATION

Agency/Group/Organization Type

Services-homeless

What section of the Plan was addressed
by Consultation?

Homeless Needs - Chronically homeless
Homeless Needs - Families with children
Homelessness Needs - Veterans

How was the
Agency/Group/Organization consulted
and what are the anticipated outcomes
of the consultation or areas for improved
coordination?

Grand Central Station Dining Car is a soup kitchen
that serves between 130-180 meals 6 days a week.
The Market Depot Food Pantry serves over 75
families weekly and Children's Express after school
food program serves over 500 children weekly.
Grand Central Station provides the homeless with
breakfast, hot lunches, showers, and laundry
facilities. They also partner with other non-profit
organizations to better serve the needs of the
homeless and fill a gap in service. They feel a
temporary shelter is needed in Sherman.

7 Agency/Group/Organization

CHILD & FAMILY GUIDANCE CENTER OF TEXOMA

Agency/Group/Organization Type

Services-Health

What section of the Plan was addressed
by Consultation?

Non-Homeless Special Needs

Consolidated Plan
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How was the
Agency/Group/Organization consulted
and what are the anticipated outcomes
of the consultation or areas for improved
coordination?

The Child & Family Guidance Center of Texoma is a
non-profit agency that offers outpatient mental
healthcare services to help families struggling with
life challenges such as crisis, abuse, divorce, grief,
emotional and behavioral problems, or other issues.
They see transportation as a problem for the lowincome population to get to their appointments on
time, and clients feel trapped because the income
eligibility scale does not allow them to access
services while working toward a better life and out
of poverty.

Identify any Agency Types not consulted and provide rationale for not consulting
The City attempts to maintain a current and comprehensive list of agencies, organizations and other
stakeholders. Invited representatives from each entity participate at multiple points in the planning
process. If an agency did not attend meetings or participate in the Community Needs Questionnaire, it
was done so by the agency’s choice.
If an agency or organization was not consulted and would like to be included in the City’s list of
stakeholders, the agency or organization may contact the Neighborhood Services office at (903) 4875976.

Other local/regional/state/federal planning efforts considered when preparing the Plan
Name of Plan

Lead Organization

How do the goals of your
Strategic Plan overlap with the
goals of each plan?

Continuum of Care
Table 3 – Other local / regional / federal planning efforts

Describe cooperation and coordination with other public entities, including the State and any
adjacent units of general local government, in the implementation of the Consolidated Plan
(91.215(l))
The City of Sherman cooperates with the neighboring City of Denison, Texas, to coordinate services for
the residents of the Sherman–Denison Metropolitan Statistical Area. Services that are needed and
made available to both cities include employment training services, public health department services,
substance abuse, and mental health services. Many providers are the only agency in the county to offer
their particular services. The City is fortunate to have providers who are willing to work together to
serve the region, rather than focus on one city to the detriment of others.
Consolidated Plan
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PR-15 Citizen Participation – 91.105, 91.115, 91.200(c) and 91.300(c)
1.
Summary of citizen participation process/Efforts made to broaden citizen participation
Summarize citizen participation process and how it impacted goal-setting

The following resident participation plan has been developed to meet the requirements of the U.S. Department of Housing and Urban
Development (HUD). This plan allows for maximum resident input in the planning of community development activities
The Neighborhood Services office encourages resident participation in the planning and finalization of the Consolidated Plan, any substantial
amendments to the Consolidated Plan, and the annual performance report. Residents are encouraged to express their needs, the needs of the
community, preference regarding proposed activities, and preference in the selection of priorities. Emphasis is placed on the participation and
involvement of low- and moderate-income residents. Upon request, the City will provide reasonable services and communication means for
non-English speaking residents as well as persons with mobility, visual, or hearing impairments in all stages of the process.
The Neighborhood Services office encourages the participation of residents of public housing and assisted housing in the process of developing
and implementing the Consolidated Plan. The City makes information available to the Public Housing Agency (PHA) about Consolidated Plan
activities that the agency can make available at their annual public hearings.
Publishing the Plan: The Neighborhood Services office publishes the Consolidated Plan so that affected residents have sufficient opportunity to
review it and provide comments. The proposed Consolidated Plan is published in the local newspaper of general circulation, The Herald
Democrat, and on the City of Sherman’s website with copies available in the Sherman City Clerk’s office and in the Neighborhood Services
office. The publication describes the contents and purpose of the Consolidated Plan, and includes a list of the locations where copies of the
entire plan may be examined. The Neighborhood Services office will provide a reasonable number of free copies of the Plan to residents and
groups that request it.
Public Hearings: Two public hearings were held on March 3, 2020, and August 17, 2020, for resident input. These hearings were held to obtain
views of residents, public agencies, and other interested parties concerning CDBG applications for funding and activities to be carried out with
that funding. The hearings provide a means to respond to proposals and comments at all stages of the Consolidated Plan submission process
including identifying housing and community development needs, reviewing proposed use of funds, and reviewing program performance. No
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one
appeared to discuss the Plan.
Notice of Hearings: Notice of all public hearings are published prior to the scheduled hearing and published in the local newspaper of general
circulation, The Herald Democrat, or posted in a public place, and posted on the City of Sherman’s website. Each public notice includes the
meeting date, time, place, and topics to be considered at the hearing.
Comments: When the Consolidated Plan is published, the notice contains a name and address for submitting comments to the Neighborhood
Services office. Residents have at least thirty (30) days to submit comments on the Plan. The Plan was published on August 2, 2020, and
comments were received until September 8, 2020.
Despite all the efforts made by the City to engage its residents in the planning process, it did not receive any comments from residents. COVID19 likely impacted the willingness and ability of residents to participate in the planning process. Without resident participation, the City relied
on feedback from service providers and beneficiaries along with activity outcomes to adjust its goals to meet community needs.
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Citizen Participation Outreach
Sort Orde
r

Mode of Outrea
ch

Target of Outrea
ch

1

Newspaper Ad

2

Public Hearing

3

Public Meeting

4

Community
Needs
Questionnaire

Nontargeted/broad
community
Nontargeted/broad
community
Nontargeted/broad
community
Nontargeted/broad
community
Local Service
Providers

5

Internet
Outreach

Nontargeted/broad
community

Summary of
response/attendan
ce
None

Summary of
comments receiv
ed
No comments
were received.

Summary of commen
ts not accepted
and reasons
NA

None

No comments
were received.

NA

None

No comments
were received.

NA

Twelve community
needs service
providers were
directly notified of
the survey. The
questionnaire was
also made available
on the City of
Sherman's website.
None

Limited response
due to COVID-19.

NA

No comments
were received.

NA

URL (If applicable)

www.ci.sherman.tx.
us

Table 4 – Citizen Participation Outreach
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Needs Assessment
NA-05 Overview
Needs Assessment Overview
The Needs Assessment section of the Consolidated Plan examines housing, homelessness, special needs,
and community development needs. The housing needs assessment section evaluates household
income, tenure (renter or owner), and housing cost as a function of household income; disproportionate
need among racial and ethnic groups; and public housing needs. The homeless needs assessment
examines the sheltered and unsheltered homeless population in Sherman to inform the City’s strategy
for addressing homelessness during the next five years. The non-homeless special needs assessment
section evaluates the needs of people who are not homeless, but are in need of services for various
reasons including but not limited to elderly, frail elderly, severe mentally ill, developmentally disabled,
physically disabled, persons with alcohol or other drug addictions, persons with HIV/AIDS and victims of
domestic violence. The non-housing community development needs assessment section discusses the
need for public facilities, public infrastructure improvements, and public services to benefit low- and
moderate-income residents.
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NA-10 Housing Needs Assessment - 24 CFR 91.205 (a,b,c)
Summary of Housing Needs
The most significant housing need in Sherman is the need for affordable housing. Over 46% of renters
are cost burdened. A cost burdened household pays more 30% of their monthly household income
towards housing costs. Approximately 11% of homeowners without a mortgage and 27% of
homeowners with a mortgage are cost burdened while nearly 40% of renters pay 35% or more of their
income to housing costs. Cost burdened households are at an increased risk of homelessness and a
substandard living environment. Even without considering housing cost burden, renters have greater
housing instability and a greater likelihood of needing assistance. Additionally, renters in Sherman are
more likely to experience overcrowding than home owners.
Demographics
Population
Households
Median Income

Base Year: 2009

Most Recent Year: 2015
39,570
15,000
$42,923.00

38,521
14,616
$39,948.00

% Change
3%
3%
7%

Table 5 - Housing Needs Assessment Demographics
Data Source:

2005-2009 ACS (Base Year), 2011-2015 ACS (Most Recent Year)

Number of Households Table

Total Households
Small Family Households
Large Family Households
Household contains at least one
person 62-74 years of age
Household contains at least one
person age 75 or older
Households with one or more
children 6 years old or younger

0-30%
HAMFI
2,505
850
150

>30-50%
HAMFI
2,080
750
220

>50-80%
HAMFI
2,730
890
420

>80-100%
HAMFI
1,685
560
255

>100%
HAMFI
6,005
2,965
425

274

385

599

435

1,265

295

245

445

129

500

505

375

725

340

628

Table 6 - Total Households Table
Data
Source:

2011-2015 CHAS
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Housing Needs Summary Tables
1. Housing Problems (Households with one of the listed needs)
0-30%
AMI

NUMBER OF HOUSEHOLDS
Substandard
Housing Lacking
complete
plumbing or
kitchen
facilities
20
Severely
Overcrowded With >1.51
people per
room (and
complete
kitchen and
plumbing)
15
Overcrowded With 1.01-1.5
people per
room (and
none of the
above
problems)
45
Housing cost
burden greater
than 50% of
income (and
none of the
above
problems)
1,105

Renter
>5080%
AMI

>80100%
AMI

30

30

0

80

55

50

45

0

110

70

110

25

365

45

25

>3050%
AMI

Consolidated Plan
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Owner
>5080%
AMI

>80100%
AMI

0

4

15

74

0

0

0

0

0

250

0

75

120

65

260

1,540

330

110

45

0

485

Total

SHERMAN

0-30%
AMI

>3050%
AMI

Total
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0-30%
AMI

Housing cost
burden greater
than 30% of
income (and
none of the
above
problems)
Zero/negative
Income (and
none of the
above
problems)

>3050%
AMI

Renter
>5080%
AMI

>80100%
AMI

Total

0-30%
AMI

>3050%
AMI

Owner
>5080%
AMI

>80100%
AMI

Total

180

565

360

125

1,230

225

239

220

100

784

230

0

0

0

230

45

0

0

0

45

Table 7 – Housing Problems Table
Data
Source:

2011-2015 CHAS

2. Housing Problems 2 (Households with one or more Severe Housing Problems: Lacks kitchen
or complete plumbing, severe overcrowding, severe cost burden)
0-30%
AMI

NUMBER OF HOUSEHOLDS
Having 1 or more of
four housing
problems
1,185
Having none of four
housing problems
330
Household has
negative income, but
none of the other
housing problems
230

>3050%
AMI

Renter
>50>8080%
100%
AMI
AMI

Total

030%
AMI

>3050%
AMI

Owner
>50>8080%
100%
AMI
AMI

Total

510

230

50

1,975

385

185

170

85

825

750

975

754

2,809

325

629

1,355

789

3,098

0

0

0

230

45

0

0

0

45

Table 8 – Housing Problems 2
Data
Source:

2011-2015 CHAS
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3. Cost Burden > 30%
0-30%
AMI

Renter
>30-50%
>50AMI
80%
AMI

NUMBER OF HOUSEHOLDS
Small Related
495
Large Related
110
Elderly
230
Other
540
Total need by
1,375
income

420
55
180
380
1,035

Total

125
45
200
80
450

0-30%
AMI

1,040
210
610
1,000
2,860

245
0
205
110
560

>3050%
AMI

Owner
>5080%
AMI

130
15
144
70
359

Total

60
90
105
60
315

435
105
454
240
1,234

Table 9 – Cost Burden > 30%
Data
Source:

2011-2015 CHAS

4. Cost Burden > 50%
0-30%
AMI

>3050%
AMI

NUMBER OF HOUSEHOLDS
Small Related
420
Large Related
110
Elderly
180
Other
470
Total need by
1,180
income

Renter
>5080%
AMI

125
0
60
185
370

Total

0
0
40
10
50

0-30%
AMI

545
110
280
665
1,600

>3050%
AMI

225
0
55
55
335

Owner
>5080%
AMI

60
0
30
30
120

Total

10
0
35
0
45

295
0
120
85
500

Table 10 – Cost Burden > 50%
Data
Source:

2011-2015 CHAS

5. Crowding (More than one person per room)
030%
AMI

>3050%
AMI

NUMBER OF HOUSEHOLDS
Single family
households
60

Consolidated Plan
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120

Renter
>50>8080%
100%
AMI
AMI

115

10

SHERMAN

Total

305

030%
AMI

0

>3050%
AMI

75

Owner
>50>8080%
100%
AMI
AMI

65

10

Total

150
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030%
AMI

Multiple,
unrelated family
households
Other, non-family
households
Total need by
income

>3050%
AMI

Renter
>50>8080%
100%
AMI
AMI

Total

030%
AMI

>3050%
AMI

Owner
>50>8080%
100%
AMI
AMI

Total

0

0

40

20

60

0

0

55

55

110

0
60

0
120

0
155

0
30

0
365

0
0

0
75

0
120

0
65

0
260

Table 11 – Crowding Information – 1/2
Data
Source:

2011-2015 CHAS

030%
AMI

Households with
Children Present

Renter
>30>5050%
80%
AMI
AMI

0

0

0

Total

0

030%
AMI

0

Owner
>30>5050%
80%
AMI
AMI

0

0

Total

0

Table 12 – Crowding Information – 2/2
Data Source
Comments:

Describe the number and type of single person households in need of housing assistance.
An estimated 32% of households in Sherman are single-person households, and 40% of those are
renters. Forty-eight percent of single person householders are 35 to 64 years old, and 39% are 65 and
older. Sixty-two percent of single householders are female, and females over age 65 make up 26% of all
single householders. Sherman’s single residents with housing needs are typically seniors whose homes
are aging and in need of repairs. Elderly residents may lack disposable income and need assistance if
there is an increase in housing costs. The income levels and specific housing problems of single
householders is unknown.

Estimate the number and type of families in need of housing assistance who are disabled or
victims of domestic violence, dating violence, sexual assault and stalking.
Sixteen percent of Sherman’s noninstitutionalized population is disabled, and almost a third of
Sherman’s disabled residents have difficulty living independently. Thirty-eight percent of disabled
residents are 65 and older. Disabled seniors typically need assistance with home repair, accessibility
improvements, and transportation. The number of residents with these needs is unknown.
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The Grayson County Crisis Center sees approximately 150 clients per year who need housing assistance.
They are disabled or victims of domestic violence, dating violence, sexual assault, and stalking.

What are the most common housing problems?
Cost Burden: Over 46% of renters are cost burdened, and nearly 40% of renters pay 35% or more of
their income to housing costs. Approximately 11% of homeowners without a mortgage and
approximately 27% of homeowners with a mortgage are cost burdened. When a household is cost
burdened, they are at an increased risk of homelessness and a substandard living environment.
Age of Housing Stock: The housing stock in Sherman is relatively old when compared to the state as a
whole. Sixty-one percent of the housing stock was built prior to 1980. Units built prior to 1980 are at
risk of having lead-based paint in them and require special care.
Cost of Housing: Between 2010 and 2018, the median home value of owner-occupied units increased by
24% while the median rent increased by almost 20%. These rising prices are a major factor in creating
cost burdened households and substandard living conditions. During the same time period, the City’s
poverty rate increased from 17. 6% to 18. 5%, which 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%. Additionally, purchasing power in Sherman has decreased since 2010
by 1. 1% for a household earning the median household income (MHI). 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 state. Starting in 2014, the citywide unemployment rate has
become noticeably lower than the statewide rate. Given the decrease in purchasing power, a major
contributor to a household’s financial hardships is not be the lack of jobs, but the lack of jobs that pay an
adequate wage.
Source: City of Sherman 2020 Analysis of Impediments to Fair Housing Choice

Are any populations/household types more affected than others by these problems?
Housing Problems: Thirty-two percent of Sherman households face at least one of the following four
housing problems: lacks complete kitchen facilities, lacks complete plumbing facilities, more than one
person per room, or cost burden greater than 30%. The most common problem is cost burden (85%)
followed by crowding (13%) and then substandard housing (3%). Predictably, 93% of households making
less than 30% of the area median income (AMI) have at least one housing problem, 70% of households
between 80% and 100% AMI also face one of the four housing problems. Overcrowding is most
prevalent (44%) in households making 50%-80% AMI.
Racial Disparity: In Sherman, race or ethnicity is correlated with income. Black or African American
households earn significantly less than any other racial or ethnic group in Sherman. Black or African
American residents and those who identify as a race “other” both have citywide poverty rates that are
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10% or higher than statewide. By comparison, White non-Hispanic, Asian alone, and Hispanic or Latinx
have a poverty rate within 5% of the statewide poverty rate. 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.
Source: City of Sherman 2020 Analysis of Impediments to Fair Housing Choice

Describe the characteristics and needs of Low-income individuals and families with children
(especially extremely low-income) who are currently housed but are at imminent risk of
either residing in shelters or becoming unsheltered 91.205(c)/91.305(c)). Also discuss the
needs of formerly homeless families and individuals who are receiving rapid re-housing
assistance and are nearing the termination of that assistance
The characteristics of these population groups are unknown, as data are not available on their
demographics, incomes, or housing situations.

If a jurisdiction provides estimates of the at-risk population(s), it should also include a
description of the operational definition of the at-risk group and the methodology used to
generate the estimates:
NA

Specify particular housing characteristics that have been linked with instability and an
increased risk of homelessness
Social conditions that negatively affect income lead to housing instability and homelessness, domestic
violence, unemployment and underemployment, and disability. Severely cost burdened households—
households that pay more than 50% of their income in housing costs—are at an increased risk of
homelessness and a substandard living environment. Additionally, renters have greater housing
instability and an increased risk of homelessness.
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NA-15 Disproportionately Greater Need: Housing Problems – 91.205 (b)(2)
Assess the need of any racial or ethnic group that has disproportionately greater need in comparison to
the needs of that category of need as a whole.

Introduction
HUD requires all grantees to compare and assess the need for housing of any racial or ethnic group
present in the community. A disproportionately greater need exists when the members of racial or
ethnic group at an income level experience housing problems at a greater rate (10 percent or more)
than the income level as a whole. For example, when evaluating 0%-30% of Area Medium Income (AMI)
households, if 50% of the households experience a housing problem, but 60% or more of a particular
racial or ethnic group of households experience housing problems, that racial or ethnic group has a
disproportionately greater need.
The housing problems identified in Tables 13-16 below are defined as:
1.
Lacks complete kitchen facilities: Household lacks a sink with piped water, a range or stove, or a
refrigerator
2.
Lacks complete plumbing facilities: Household lacks hot and cold piped water, a flush toilet and a
bathtub or shower
3.
Overcrowding: A household is considered to be overcrowded if there is more than one person
per room.
4.
Cost burden: A household is considered cost burdened if the household pays more than 30
percent of its total gross income for housing costs. For renters, housing costs include rent paid by the
tenant plus utilities. For owners, housing costs include mortgage payment, taxes, insurance, and
utilities.

0%-30% of Area Median Income
Housing Problems

Jurisdiction as a whole
White
Black / African American
Asian
American Indian, Alaska Native
Pacific Islander
Consolidated Plan
OMB Control No: 2506-0117 (exp. 09/30/2021)

Has one or more
of four housing
problems

1,980
1,165
590
0
10
0
SHERMAN

Has none of the
four housing
problems

250
195
39
0
0
0

Household has
no/negative
income, but none
of the other
housing problems
275
135
60
35
0
0
29
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Housing Problems

Has one or more
of four housing
problems

Hispanic

Has none of the
four housing
problems

190

15

Household has
no/negative
income, but none
of the other
housing problems
10

Table 13 - Disproportionally Greater Need 0 - 30% AMI
Data
Source:

2011-2015 CHAS

*The four housing problems are:
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than one person per
room, 4. Cost Burden greater than 30%

30%-50% of Area Median Income
Housing Problems

Jurisdiction as a whole
White
Black / African American
Asian
American Indian, Alaska Native
Pacific Islander
Hispanic

Has one or more
of four housing
problems

Has none of the
four housing
problems

1,499
899
275
60
15
0
235

575
365
80
0
20
0
109

Household has
no/negative
income, but none
of the other
housing problems
0
0
0
0
0
0
0

Table 14 - Disproportionally Greater Need 30 - 50% AMI
Data
Source:

2011-2015 CHAS

*The four housing problems are:
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than one person per
room, 4. Cost Burden greater than 30%

50%-80% of Area Median Income
Housing Problems

Has one or more
of four housing
problems

Jurisdiction as a whole
White
Consolidated Plan
OMB Control No: 2506-0117 (exp. 09/30/2021)

980
610
SHERMAN

Has none of the
four housing
problems

1,750
1,150

Household has
no/negative
income, but none
of the other
housing problems
0
0
30
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Housing Problems

Has one or more
of four housing
problems

Black / African American
Asian
American Indian, Alaska Native
Pacific Islander
Hispanic

Has none of the
four housing
problems

130
0
0
0
215

270
0
25
0
305

Household has
no/negative
income, but none
of the other
housing problems
0
0
0
0
0

Table 15 - Disproportionally Greater Need 50 - 80% AMI
Data
Source:

2011-2015 CHAS

*The four housing problems are:
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than one person per
room, 4. Cost Burden greater than 30%

80%-100% of Area Median Income
Housing Problems

Has one or more
of four housing
problems

Jurisdiction as a whole
White
Black / African American
Asian
American Indian, Alaska Native
Pacific Islander
Hispanic

360
215
10
50
0
0
75

Has none of the
four housing
problems

1,313
868
70
10
10
0
355

Household has
no/negative
income, but none
of the other
housing problems
0
0
0
0
0
0
0

Table 16 - Disproportionally Greater Need 80 - 100% AMI
Data
Source:

2011-2015 CHAS

*The four housing problems are:
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than one person per
room, 4. Cost Burden greater than 30%

Discussion
Sherman’s population is 79% White, 10% Black or African American, 4% two or more races, 3% Asian,
and 0. 5% American Indian and Alaska Native. Twenty-three percent of Sherman residents are of
Hispanic or Latinx ethnicity.
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Black or African American residents at 0%-30% of AMI experience disproportionately greater need in
comparison to the needs of that category as a whole. At all income levels between 0-100% of AMI,
about 60% of residents with at least one housing problem are White; Whites in Sherman experience
housing problems at a much lower rate than other races. While only 10% of Sherman’s population is
Black or African American, 30% of residents from 0%-30% AMI with housing problems are Black or
African American. From 30%-80% AMI, the average of Black or African American residents with housing
problems compared to all households with housing problems is disproportionately higher. Only 10% of
residents with 0%-30% AMI who are Hispanic or Latinx have a housing problem, a lower rate than the
City’s 23% Hispanic population. Between 30%-100% AMI, Hispanic or Latinx residents represent a
slightly lower proportion of residents with housing problems. However, Hispanic or Latinx residents
make up a disproportionate amount of residents that experience severe housing problems as discussed
in NA-20 below. Thirty-two percent, 4,800 of 15,000 households, experience at least one housing
problem.
Source: 2019 American Community Survey, 5-year Estimates.
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NA-20 Disproportionately Greater Need: Severe Housing Problems – 91.205
(b)(2)
Assess the need of any racial or ethnic group that has disproportionately greater need in comparison to
the needs of that category of need as a whole.

Introduction
Nineteen percent of Sherman’s 15,000 households experience severe housing needs as defined by
HUD. Tables 17-20 show the number of Sherman households that have severe housing needs by income
and race and ethnicity. Severe needs are defined as one or more of the following housing problems:
1.

Lacks complete kitchen facilities: Household does not have a stove or oven and refrigerator

2.

Lacks complete plumbing facilities: Household does not have running water or modern toilets

3.
Severe overcrowding: A household is considered severely overcrowded if there are more than 1.
5 people per room
4.
Severe cost burden: A household is considered severely cost burdened if the household pays
more than 50 percent of its total income for housing costs for renters, housing costs include rent paid by
the tenant plus utilities. For owners, housing costs include mortgage payment, taxes, insurance, and
utilities.

0%-30% of Area Median Income
Severe Housing Problems*

Jurisdiction as a whole
White
Black / African American
Asian
American Indian, Alaska Native
Pacific Islander
Hispanic

Has one or more
of four housing
problems

Has none of the
four housing
problems

1,570
875
495
0
10
0
165

655
485
135
0
0
0
34

Household has
no/negative
income, but none
of the other
housing problems
275
135
60
35
0
0
10

Table 17 – Severe Housing Problems 0 - 30% AMI
Data Source:

2011-2015 CHAS

*The four severe housing problems are:
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than 1.5 persons per
room, 4. Cost Burden over 50%
Consolidated Plan
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30%-50% of Area Median Income
Severe Housing Problems*

Has one or more
of four housing
problems

Jurisdiction as a whole
White
Black / African American
Asian
American Indian, Alaska Native
Pacific Islander
Hispanic

Has none of the
four housing
problems

695
400
105
60
15
0
115

1,379
869
250
0
20
0
240

Household has
no/negative
income, but none
of the other
housing problems
0
0
0
0
0
0
0

Table 18 – Severe Housing Problems 30 - 50% AMI
Data Source:

2011-2015 CHAS

*The four severe housing problems are:
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than 1.5 persons per
room, 4. Cost Burden over 50%

50%-80% of Area Median Income
Severe Housing Problems*

Has one or more
of four housing
problems

Jurisdiction as a whole
White
Black / African American
Asian
American Indian, Alaska Native
Pacific Islander
Hispanic

Has none of the
four housing
problems

400
135
105
0
0
0
150

2,330
1,630
305
0
25
0
370

Household has
no/negative
income, but none
of the other
housing problems
0
0
0
0
0
0
0

Table 19 – Severe Housing Problems 50 - 80% AMI
Data Source:

2011-2015 CHAS

*The four severe housing problems are:
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than 1.5 persons per
room, 4. Cost Burden over 50%
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80%-100% of Area Median Income
Severe Housing Problems*

Has one or more
of four housing
problems

Jurisdiction as a whole
White
Black / African American
Asian
American Indian, Alaska Native
Pacific Islander
Hispanic

Has none of the
four housing
problems

135
55
0
0
0
0
75

1,543
1,023
75
55
10
0
355

Household has
no/negative
income, but none
of the other
housing problems
0
0
0
0
0
0
0

Table 20 – Severe Housing Problems 80 - 100% AMI
Data Source:

2011-2015 CHAS

*The four severe housing problems are:
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than 1.5 persons per
room, 4. Cost Burden over 50%

Discussion
Black or African American residents with severe housing problems experience a disproportionate need
compared to all Sherman residents with severe housing needs. Thirty-two percent of residents at 0%30% of AMI with severe housing needs are Black or African American while Blacks and African Americans
make up only 10% of Sherman’s population, and 18% of residents at 30%-50% AMI with severe housing
needs are Black or African American. Hispanic or Latinx residents at 50%-80% and 80%-100% of AMI
represent 38% and 56%, respectively, of total residents with severe housing needs, a disproportionate
amount compared to 23% of Sherman’s population represented by Hispanic and Latinx
residents. Whites in Sherman experience severe housing problems at a much lower rate than other
races and at a lower rate than Whites who experience any housing problems.
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NA-25 Disproportionately Greater Need: Housing Cost Burdens – 91.205 (b)(2)
Assess the need of any racial or ethnic group that has disproportionately greater need in comparison to
the needs of that category of need as a whole.

Introduction:
HUD defines cost burden as the extent to which gross housing costs, including utility costs, exceed 30%
of a given household’s gross income. A household is considered severely cost burdened if gross housing
costs, including utility costs, exceed 50% of a household’s gross income.

Housing Cost Burden
Housing Cost Burden

<=30%

Jurisdiction as a whole
White
Black / African
American
Asian
American Indian,
Alaska Native
Pacific Islander
Hispanic

30-50%

>50%

10,170
7,560

2,445
1,690

2,119
1,194

No / negative
income (not
computed)
275
135

835
44

320
50

585
60

60
35

145
4
1,485

0
0
325

25
0
215

0
0
10

Table 21 – Greater Need: Housing Cost Burdens AMI
Data Source:

2011-2015 CHAS

Discussion:
Black or African American residents of Sherman whose housing cost burden is greater than 50% make
up 28% of all residents with similar cost burdens, disproportionately greater than the 10% Black or
African American population. Of the 275 households with no or negative income, a disproportionate
22% are Black or African American.
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NA-30 Disproportionately Greater Need: Discussion – 91.205(b)(2)
Are there any Income categories in which a racial or ethnic group has disproportionately
greater need than the needs of that income category as a whole?
Black or African American households in Sherman face disproportionately greater housing problems and
cost burden at all income levels between 0%-80% AMI. This disparity is greatest at 0%-30%
LMI. Additionally, at 50%-100% of AMI, a disproportionate number of Hispanic or Latinx residents have
severe housing needs.

If they have needs not identified above, what are those needs?
Black or African American residents face the highest poverty rates of any race in Sherman. Twenty-nine
percent of Black or African American residents live below the poverty level, compared to 20% of
Hispanic or Latinx residents and 24 % of residents of two or more races. Conversely, only 13% of nonHispanic Whites live below the poverty level in Sherman. Racial or ethnic groups that have the
disproportionately greater needs tend to live in neighborhoods that have infrastructure problems with
streets, sidewalks, water, and sewer.

Are any of those racial or ethnic groups located in specific areas or neighborhoods in your
community?
While Black or African American residents make up 10% of Sherman’s population, there are areas with
concentrations of 20% or more Black or African American households. In the City’s low- and moderateincome geographic areas, there are concentrations of Black or African American and Hispanic or Latinx
households.
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NA-35 Public Housing – 91.205(b)
Introduction
The Housing Authority of Sherman aims to ensure safe, decent, and affordable public housing for seniors and low-income families; create
opportunities for residents’ self-sufficiency and economic independence; and assure fiscal integrity by all program participants. 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.
In order to provide safe, decent, and sanitary low-income and senior housing, the Housing Authority operates 298 public housing units in
developments across the City – 190 for the elderly and disabled residents, 93 for families, and 15 for physically disabled residents. Fifteen
apartments are especially designed for the physically disabled with wider doorways, larger bathrooms, wheelchair ramps and handrails, and
lower kitchen cabinets. These accessible apartments are available in the 1-, 2- and 3-bedroom sizes. Other apartments are available in
efficiency through 4-bedroom sizes.
The goals of the Housing Authority include increasing the availability of decent, safe, and affordable housing in the community; ensuring equal
opportunity in housing for seniors and low-income families; promoting self-sufficiency and asset development of families and individuals; and
improving community quality of life and economic viability.
The Section 8 Voucher Program is administered by Texoma Council of Governments (TCOG) and the Grayson County Housing Authority. It links
participants who are of low income, elderly, and disabled with safe, sanitary, and decent dwellings to private rental units by providing rental
assistance. According to TCOG, it administers 484 vouchers across Grayson and Fannin Counties. Currently 210 of those vouchers are being
used in Sherman. The 353 vouchers administered by the Grayson County Housing Authority also are shared countywide.
Tables 22-25, pre-populated by HUD, do not reflect a true count of Sherman Housing Authority units and do not include information on Section 8
Voucher Programs administered by TCOG and the Grayson County Housing Authority.
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Totals in Use
Certificate

# of units vouchers in use

ModRehab

0

Program Type
Vouchers
Total

Public
Housing

0

288

Project based

0

Tenant based

0

Special Purpose Voucher
Veterans
Family
Disabled
Affairs
Unification
*
Supportive
Program
Housing

0

0

0

0

Table 22 - Public Housing by Program Type
*includes Non-Elderly Disabled, Mainstream One-Year, Mainstream Five-year, and Nursing Home Transition
Data Source:

PIC (PIH Information Center)

Characteristics of Residents
Certificate

Average Annual Income
Average length of stay
Average Household size
# Homeless at admission
# of Elderly Program Participants
(>62)
# of Disabled Families
# of Families requesting
accessibility features
Consolidated Plan
OMB Control No: 2506-0117 (exp. 09/30/2021)

Program Type
Public
Vouchers
Housing
Total

ModRehab

Project based

Tenant based

Special Purpose Voucher
Veterans
Family
Affairs
Unification
Supportive
Program
Housing

0
0
0
0

0
0
0
0

10,677
3
1
0

0
0
0
0

0
0
0
0

0
0
0
0

0
0
0
0

0
0
0
0

0
0

0
0

94
98

0
0

0
0

0
0

0
0

0
0

0

0

288

0

0

0

0

0
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Certificate

# of HIV/AIDS program participants
# of DV victims

Program Type
Public
Vouchers
Housing
Total

ModRehab

0
0

0
0

0
0

Project based

0
0

Tenant based

0
0

Special Purpose Voucher
Veterans
Family
Affairs
Unification
Supportive
Program
Housing

0
0

0
0

0
0

Table 23 – Characteristics of Public Housing Residents by Program Type

Data Source:

PIC (PIH Information Center)

Race of Residents
Race

Certificate

White
Black/African American
Asian
American Indian/Alaska
Native
Pacific Islander
Other

ModRehab

Program Type
Vouchers
Total

Public
Housing

Project based

Tenant based

Special Purpose Voucher
Veterans
Family
Disabled
Affairs
Unification
*
Supportive
Program
Housing

0
0
0

0
0
0

216
70
0

0
0
0

0
0
0

0
0
0

0
0
0

0
0
0

0
0
0

0
0
0

0
0
0

2
0
0

0
0
0

0
0
0

0
0
0

0
0
0

0
0
0

0
0
0

*includes Non-Elderly Disabled, Mainstream One-Year, Mainstream Five-year, and Nursing Home Transition
Table 24 – Race of Public Housing Residents by Program Type
Data Source:

PIC (PIH Information Center)

Consolidated Plan
OMB Control No: 2506-0117 (exp. 09/30/2021)

SHERMAN

40

Community Development Block Grant Program

Ethnicity of Residents
Ethnicity

Certificate

Hispanic
Not Hispanic

0
0

ModRehab

Public
Housing

0
0

Program Type
Vouchers
Total

23
265

0
0

Project based

Tenant based

0
0

Special Purpose Voucher
Veterans
Family
Disabled
Affairs
Unification
*
Supportive
Program
Housing

0
0

0
0

0
0

*includes Non-Elderly Disabled, Mainstream One-Year, Mainstream Five-year, and Nursing Home Transition
Table 25 – Ethnicity of Public Housing Residents by Program Type
Data Source:

PIC (PIH Information Center)
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0

Community Development Block Grant Program

Section 504 Needs Assessment: Describe the needs of public housing tenants and applicants
on the waiting list for accessible units:
Section 504 of the Rehabilitation Act of 1973 prohibits discrimination on the basis of disability in any
program or activity that is conducted by federal agencies or that receives financial assistance from a
federal agency. Of the 298 Sherman Housing Authority units, 190 are for the elderly, disabled, and
handicapped and 15 are for physically disabled. The current waiting list for the PHA is 100 families
including 22 families with disabilities. TCOG and the Grayson County Housing Authority give preference
to elderly, disabled, or handicapped applicants for Section 8 vouchers.

Most immediate needs of residents of Public Housing and Housing Choice voucher holders
Information regarding the waiting lists public housing and Section 8 vouchers is typically collected
through the Community Needs Questionnaire. Many were unable to participate, largely in part to the
COVID-19 pandemic. TCOG did respond that they have the capacity to lease 525-550 units, which is
more than their available number of vouchers. They have 45-50 clients searching for housing as of
February 2021 and provided vouchers to 210 Sherman residents in 2020.
The Sherman Housing Authority has limited number of units available. They maintain a waiting list
giving preference to the elderly and disabled. Sherman, like most cities, is experiencing economic
hardships due to the shutdown brought on by the COVID-19 pandemic. Many residents continue to
seek assistance with housing and utilities. There are no new public housing developments being built
due to a lack of funding. If clients are unable to receive public housing assistance from the Sherman
Housing Authority because they are on a wait list, then they are referred other resources such as
Texoma Council of Government and the Grayson County Housing Authority for Section 8
vouchers. Clients should stay on multiple wait lists if they are in need of public housing.

How do these needs compare to the housing needs of the population at large
In Sherman the housing needs for the population at large and public housing residents are similar; they
both require decent, safe, and affordable housing.
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NA-40 Homeless Needs Assessment – 91.205(c)
Introduction:
In general, there are two types of persons who are homeless in Sherman: families and individuals who have fallen into homelessness because of
financial or personal crises leading to eviction; and chronically homeless single individuals fleeing the streets and shelters in urban centers.
In 2009, the Texoma Homeless Coalition was established by the Texas Homeless Network, based in Austin, which works with rural communities
and addresses their homeless needs. The Texoma Homeless Coalition is a collaboration of non-profits to address the needs of communities and
identify gaps in services in Grayson, Fannin, Cooke, Lamar, Red River and Delta Counties.
The City of Sherman relies on a variety of agencies to provide temporary housing for the homeless persons and families within this
jurisdiction. Sherman does not have a generic homeless shelter for families within its jurisdiction, and must rely on the Texoma Family Shelter in
Denison to house those without special needs.

Homeless Needs Assessment
Population

Estimate the # of persons
experiencing homelessness
on a given night
Sheltered

Persons in Households with Adult(s)
and Child(ren)
Persons in Households with Only
Children
Persons in Households with Only
Adults
Chronically Homeless Individuals
Chronically Homeless Families
Veterans
Consolidated Plan
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Estimate the #
experiencing
homelessness
each year

Estimate the
# becoming
homeless
each year

Estimate the #
exiting
homelessness
each year

Estimate the #
of days persons
experience
homelessness

Unsheltered
0

0

25

0

0

0

0

0

0

0

0

0

0
0
0
0

0
0
0
0

59
0
0
3

0
0
0
0

0
0
0
0

0
0
0
0
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Population

Estimate the # of persons
experiencing homelessness
on a given night
Sheltered

Unaccompanied Child
Persons with HIV

0
0

Estimate the #
experiencing
homelessness
each year

Unsheltered
0
0

3
0

Estimate the
# becoming
homeless
each year
0
0

Estimate the #
exiting
homelessness
each year

Estimate the #
of days persons
experience
homelessness

0
0

Table 26 - Homeless Needs Assessment
Data Source Comments:

2020 Point in Time Count, January 23, 2020

Indicate if the homeless population is:

Has No Rural Homeless

If data is not available for the categories "number of persons becoming and exiting homelessness each year," and "number of
days that persons experience homelessness," describe these categories for each homeless population type (including chronically
homeless individuals and families, families with children, veterans and their families, and unaccompanied youth):
The Texoma Homeless Coalition conducts an annual Point–in-Time Count, which is a comprehensive survey of the nature and extent of
homelessness in Texoma region. The 2020 Point–in-Time Count was taken on January 23, 2020. On that day, 84 individuals were experiencing
homelessness in Sherman.
The Texoma Family Shelter estimates that 27% of its residents lived in Sherman prior to shelter entry. From June-November, 2020, the Texoma
Family Shelter averaged 30 residents a month and 8 Sherman residents a month.
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0
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Nature and Extent of Homelessness: (Optional)
Race:

Sheltered:

White
Black or African American
Asian
American Indian or Alaska
Native
Pacific Islander

Ethnicity:

11
7
0

5
4
0

0
0

0
0

Sheltered:

Hispanic
Not Hispanic
Data Source Comments:

Unsheltered (optional)

Unsheltered (optional)
3
0

1
0

2020 Point-in-Time Count, January 23, 2020

Estimate the number and type of families in need of housing assistance for families with
children and the families of veterans.
The following types of families were part of the Point –in-Time Count: 6 households with children, 59
households without children, and 3 unaccompanied youth households. Six of the individuals were
chronically homeless and 3 were veterans. Sixteen of the 84 individuals counted were children.

Describe the Nature and Extent of Homelessness by Racial and Ethnic Group.
The demographic breakdown of the Point –in-Time Count was 53 White individuals, 16 Black or African
American, 11 of multiple races, and 4 identified as other. Four individuals were Hispanic or Latinx.

Describe the Nature and Extent of Unsheltered and Sheltered Homelessness.
The Point-in-Time Count identified 56 individuals as sheltered, 17 as unsheltered, and 11 were observed.

Discussion:
Sherman residents can seek shelter at the Texoma Family Shelter in neighboring Denison, Texas, which
is part of the Sherman-Denison MSA. Several other housing and homeless programs serve all of Grayson
County including the Grayson County Crisis Center for victims of domestic violence, the Grayson County
Housing Authority, and TCOG. Consolidating resources countywide gives residents access to services
that individual cities do not have the resources to provide. Grand Central Station in Sherman provides
meals, showers, and laundry facilities for homeless individuals. Four River Outreach and House of Eli
provide housing in Sherman for special needs populations.
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NA-45 Non-Homeless Special Needs Assessment - 91.205 (b,d)
Introduction:
Special needs populations consist of persons who are not homeless, but due to various reasons are in
need of services and supportive housing. Persons with special needs include, but are not limited to, the
elderly, frail elderly, severe mentally ill, developmentally disabled, physically disabled, persons with
alcohol or other drug addictions, persons with HIV/AIDS, and victims of domestic violence. The City of
Sherman allocates CDBG public service funding to various programs that provide services to special
needs populations.

Describe the characteristics of special needs populations in your community:
Elderly and Frail Elderly: Housing is one of the most essential needs of the elderly because the
affordability, location, and accessibility will directly impact their ability to access health and social
services, both in terms of financial cost and physical practicality. Fourteen percent of the City’s
population is age 65 and over, and 28% of households have at least one member over 65. Affordability
is a primary concern in Sherman because 1,064 of the City’s elderly households are cost burdened,
which is 26% of all cost burdened households.
Sources: 2019 American Community Survey 5-Year Estimates, 2011-2015 CHAS.
Persons with Disabilities (mental, physical, developmental):
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. 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. Sixteen percent of
Sherman’s population is disabled. Approximately, 2,000 adults with a disability have an independent
living difficulty and more than half of them are over 65 and over.
Alcohol and Other Drug Addictions: Grayson County Court records from September 2017 - August 2018
indicate that 261 (51%) of indictments were drug or alcohol related. Local employers report difficulty
finding applicants who can pass pre-employment drug tests and further report drugs or alcohol quite
often lead to termination or other separation. Persons recovering from addiction need a range of
housing options that support recovery including supportive housing, recovery housing, and transitional
housing, and independent living arrangements. Four Rivers Outreach in Sherman serves those who are
overcoming their struggles with addiction by providing a men's residential 16-bed facility and a 12month Life Renewal program.
Persons with HIV/AIDS: The number of people living with HIV increases each year because more people
are living longer due to Antiretroviral Therapy. In general, the demographics are more male than
Consolidated Plan
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females more White than Black or Hispanic. More people with HIV in Grayson County are between the
ages or 25-44 and 45-64, and 91% live below 300% of the Federal Poverty Guidelines. Some of the most
difficult services to access for persons with HIV are long term housing, emergency financial assistance
for rent, transportation, and food. There is also a need for finding for outreach and prevention, peer
support and navigation, support groups, and Pre-Exposure Prophylaxis (PrEP) and Post-Exposure
Prophylaxis (PEP).
Victims of Domestic Violence: One in 3 Texans will experience domestic violence in their lifetime. Two
in 5 women and 1 in 5 men in Texas have been sexually assaulted. The Grayson County Crisis Center in
Sherman provides a safe haven, crisis intervention and comprehensive support services to victims of
family violence and sexual assault. In 2018, the Center served over 623 adults and children who were
victims of Domestic Violence or Sexual Assault. They not only assist victims in their transition to a more
stable and self-sufficient life, but also work to break the cycle of family and sexual violence through
community education while

What are the housing and supportive service needs of these populations and how are these
needs determined?
To determine the level and type of services needed by special needs populations, the City conducted
surveys, consulted with local service providers, and reviewed ACS data. Supportive services required for
special needs populations include case management, medical or psychological counseling and
supervision, childcare, transportation, and job training provided for the purpose of facilitating a person’s
stability and independence.
In housing, accessibility modifications to accommodate persons with mobility disabilities may include,
but are not limited to, wider doorways, no step thresholds, installation of ramps, grab bars, lowered
countertops, and accessible hardware. The needs of residents with sensory disabilities are different
from those with mobility disabilities. Individuals with hearing disabilities require visual adaptations for
such items as the telephone ringer, the doorbell, and smoke alarms. Residents who are blind may
require tactile marking of changes in floor level and stair edges and Braille markings on appliances and
controls.
People with low vision may require large print markings and displays, contrasting colors to distinguish
changes in level or transition from one area to another, proper lighting, and reduced glare from lighting
and windows.
For persons with special needs, the high cost of living in Sherman makes it very difficult to maintain a
stable residence. Often these segments of the population rely on support services from various nonprofit organizations to avoid becoming homeless or institutionalized.

Discuss the size and characteristics of the population with HIV/AIDS and their families within
the Eligible Metropolitan Statistical Area:
Consolidated Plan
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No data is available on the number of HIV/AIDS patients in Sherman, but data is available for Grayson
County. Rates of new diagnosis in Grayson County decreased slightly in 2018. In 2018, there were 6
new HIV diagnoses for a total of 196 individuals living with HIV.

Discussion:
Sherman residents with special needs face multiple challenges such as low income and high housing
costs. This segment of the population also struggles for a decent quality of life with adequate food and
medical care. The City of Sherman provides CDBG public service funds for activities to help address the
needs of these populations. Other public and private resources also are used to address their needs.
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NA-50 Non-Housing Community Development Needs – 91.215 (f)
Describe the jurisdiction’s need for Public Facilities:
In addition to assessing the needs associated with housing services and facilities, the City assessed the
status of non-housing community development needs such as parks and recreation, childcare, public
works, and public facilities. To inform this assessment, the City consulted with key stakeholders and
service providers.
Existing public facilities and neighborhood amenities such as parks, recreational facilities, and
community centers in low- and moderate-income target areas need rehabilitating, modernizing, or
upgrading to maintain an equivalent or better level of quality compared to newer facilities in areas of
the City that were developed more recently.

How were these needs determined?
The needs identified for public facilities in the City were determined in consultation with the City of
Sherman Comprehensive Plan adopted July 2009 as well as through responses from stakeholders who
participated in the 2020 Community Needs Questionnaire.

Describe the jurisdiction’s need for Public Improvements:
The parks, streets, sidewalks, curbs, gutters, driveway approaches, alleys, pedestrian crossings, and
street lights located within low- and moderate-income areas are among the oldest infrastructure in the
City and are in need of improvement to preserve neighborhood aesthetics, increase pedestrian and
motorist safety, promote more efficient traffic circulation, and deter crime while promoting a safe and
suitable living environment. Activities of this nature undertaken within low- and moderate-income
primarily residential Census Tract Block Groups of the CDBG Target Areas would be considered
consistent with this Consolidated Plan.
In addition to public improvements, neighborhood preservation efforts such as graffiti removal and code
compliance are necessary to maintain a suitable living environment.

How were these needs determined?
The needs identified for public facilities in the City were determined in consultation with the City of
Sherman Comprehensive Plan adopted July 2009 as well as through responses from stakeholders who
participated in the 2020 Community Needs Questionnaire.

Describe the jurisdiction’s need for Public Services:
Specific programs may vary from year to year, but the goal of Sherman’s public service allocations is to
strengthen vulnerable community members. An estimated 16% of Sherman residents live in poverty-Consolidated Plan
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higher than the 10.5% national poverty rate. Twenty-four percent of the City’s children live in poverty
with 38% living in households that receive Supplemental Security Income, cash public assistance income,
or SNAP benefits. Youth activities are critical to give children a constructive way to spend time with
positive role models. They add a level of quality of life that would be otherwise unattainable for these
households.
Low- and moderate-income Sherman residents of all ages receive assistance for a range of services to
both prevent and respond to crisis. Shelters and service organizations not only help people back to their
feet when life has kicked them down, but they also offer programs to develop resilience and strengthen
life skills. Sustained community support is crucial to continued success.

How were these needs determined?
Needs were based on input from partners who serve low-income residents and residents at risk of
homelessness. Service providers have a unique ability to identify the most pressing needs through
service provision and tracking of resources that are most requested and used by residents.
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Housing Market Analysis
MA-05 Overview
Housing Market Analysis Overview:
The City of Sherman had an Analysis of Impediments to Fair Housing Choice completed by Civitas, LLC in
2020.
Sherman’s housing stock primarily consists of single family detached residential dwellings of three or
more bedrooms. Based on HUD’s definition of single-family structures as a structures with one to four
units, 75% of all housing units are single-family.
The housing stock in Sherman is relatively old when compared to the state as a whole. Ten percent of
the City’s housing stock was constructed prior to 1940, and therefore, is at least 80 years old. Sixty-one
percent of the housing stock was built before 1980, which puts it at risk for having lead-based
paint. Eighty-two percent of residential structures are more than 20 years old.
In Sherman, there is 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. 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%.
The growth in residential construction has been steady over the last three to four years. The most
common housing type to receive a permit is 1-unit structures. 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. 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 lowvalue tracts. High home sales activity was seen in the county and state in 2018 and 2019 due to the
strong economy, job growth, and quality of life promoted in Texas.
Despite new construction, the trend shows an increase in renter-occupied units along with an increase
in rental price. The home ownership rate in Sherman is 52%, lower than the national average of
64%. There are nearly 500 fewer units with rents under $1,000 in 2018 than they were in 2010. 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%. 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.
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Source: City of Sherman 2020 Analysis of Impediments to Fair Housing Choice, 2011-2015 American
Community Survey 5-Year Estimates.
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MA-10 Number of Housing Units – 91.210(a)&(b)(2)
Introduction
More than half of the housing stock consists of one to three bedroom units available in many different
neighborhoods throughout the community. One-unit detached structures make up 67% of all housing
units. HUD defines a single-family structure as a structure with one to four units. Using that definition,
75% of all housing units are single-family. With more than 45% of the housing units older than 50 years
and long waiting lists for units assisted with federal, state, and local programs, the City has a great need
for new, affordable units.

All residential properties by number of units
Property Type
1-unit detached structure
1-unit, attached structure
2-4 units
5-19 units
20 or more units
Mobile Home, boat, RV, van, etc.

Number

Total

%
11,120
220
1,201
2,510
1,260
400

67%
1%
7%
15%
8%
2%

16,711

100%

Table 27 – Residential Properties by Unit Number
Data Source:

2011-2015 ACS

Unit Size by Tenure
Owners
Number
No bedroom
1 bedroom
2 bedrooms
3 or more bedrooms
Total

Renters
%

Number

%

20
130
1,425
6,305

0%
2%
18%
80%

205
1,920
2,710
2,295

3%
27%
38%
32%

7,880

100%

7,130

100%

Table 28 – Unit Size by Tenure
Data Source:

2011-2015 ACS
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Describe the number and targeting (income level/type of family served) of units assisted with
federal, state, and local programs.
Sherman Housing Authority: The Sherman Housing Authority administers safe, decent, and sanitary
housing to low-income families, elderly (60+), and handicapped of any age at rents they can afford to
pay (approximately 30% of income). Sherman’s public housing authority has 298 public housing units
under supervision within the city limits of Sherman.
Texoma Council of Governments: The Texoma Council of Governments (TCOG) administers a Section 8
Voucher Program within the City of Sherman jurisdiction. This program appeals to individuals because
of the flexibility and privacy afforded to them. It links participants who are of low income, elderly, and
disabled with safe, sanitary, and decent dwellings using the private stock of rental units. TCOG provides
210 rent vouchers to low-income residents in Sherman.
Grayson County Housing Authority: The Grayson County Housing Authority administers a Section 8
Voucher Program to provide rent assistance to the low-income residents of Grayson County. It links
participants who are low income, elderly, and disabled with safe, sanitary, and decent dwellings using
the private stock of rental units. They provide 353 rent vouchers to low-income residents in Grayson
County.
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.

Provide an assessment of units expected to be lost from the affordable housing inventory for
any reason, such as expiration of Section 8 contracts.
No units are expected to be lost from the City of Sherman affordable housing inventory.

Does the availability of housing units meet the needs of the population?
The City has a significant need for affordable housing. Currently all three agencies that provide
assistance have waiting lists for publicly assisted housing. The approximate wait time on the list varies
from months to years. In addition to challenges associated with housing affordability, housing
conditions are also of concern.

Describe the need for specific types of housing:
Sherman’s primary housing needs are a larger supply of subsidized and quality low-cost units to reduce
the waiting list for public housing authority units and Section 8 vouchers. The City also needs housing
that is neither 1-unit or large complexes with 20 or more units. These units tend to provide affordable
housing options, but are rare in many communities. In Sherman, only 15% of all units are in this
important group.
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Source: City of Sherman 2020 Analysis of Impediments to Fair Housing Choice.

Discussion
In conclusion, Sherman has a great need for quality, affordable housing as well as additional public
housing units and Section 8 vouchers.
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MA-15 Housing Market Analysis: Cost of Housing - 91.210(a)
Introduction
One of the most important factors in evaluating a community’s housing market is the cost of housing
and, even more significant, whether the housing is affordable to households who live there or would like
to live there. Housing problems directly relate to the cost of housing in a community. If housing costs
are relatively high in comparison to household income, a correspondingly high prevalence of housing
cost burden and overcrowding occurs.
The tables below indicate the median home value and contract rent (not including utility or other
associated costs). These values are self-reported by residents through the U.S. Census American
Community Survey.
Based on the reported housing costs, the table below indicates the number of units that are currently
affordable households at different levels of the HUD Area Median Family Income (HAMFI). It is
important to note, that just because a unit is affordable to residents at that income level, it does not
necessarily mean that a household at that income level is occupying the unit.

Cost of Housing

Median Home Value
Median Contract Rent

Base Year: 2009
91,300
536

Most Recent Year: 2015
100,700
642

% Change
10%
20%

Table 29 – Cost of Housing
Data Source:

2005-2009 ACS (Base Year), 2011-2015 ACS (Most Recent Year)

Rent Paid
Less than $500
$500-999
$1,000-1,499
$1,500-1,999
$2,000 or more

Number

Total

%
1,855
4,339
710
95
120

26.0%
60.8%
10.0%
1.3%
1.7%

7,119

99.8%

Table 30 - Rent Paid
Data Source:

2011-2015 ACS

Housing Affordability
% Units affordable to Households
earning
30% HAMFI
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Owner
365
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% Units affordable to Households
earning
50% HAMFI
80% HAMFI
100% HAMFI

Renter

Owner
1,650
4,295
No Data

1,290
2,980
3,858

6,310

8,128

Total

Table 31 – Housing Affordability
Data Source:

2011-2015 CHAS

Monthly Rent
Monthly Rent ($)
Fair Market Rent
High HOME Rent
Low HOME Rent

Efficiency (no
bedroom)
631
0
0

1 Bedroom

2 Bedroom

3 Bedroom

4 Bedroom

740
0
0

915
0
0

1,238
0
0

1,383
0
0

Table 32 – Monthly Rent
Data Source Comments:

Data Source Comments: City of Sherman 2020 Analysis of Impediments to Fair Housing

Is there sufficient housing for households at all income levels?
No, there is not sufficient housing for the City’s lowest income renters. These renters are a diverse
group—some seniors, some persons with disabilities, some families. Those who work occupy low wage,
support jobs in the City’s service-based economy. Only 18. 5% of the City’s industries are goodsproducing industries; the rest are service-producing industries. Despite Sherman having very low
unemployment rates for the past 5 years, 16% of Sherman residents live below the poverty level and
19% do not have health insurance. Sherman’s household income is much lower than both state and
national averages. In 2020, the average unemployment rate in Sherman was 5. 9% compared to 7. 7% in
Texas. However, the annual household income in Sherman is only $47,397 compared to $61,874
statewide.
Housing affordability has declined for those wanting to own a home in Sherman. Between 2000 and
2011, the median home price in Sherman increased by 43% or by an annual average of almost
4%. During the same period, owner incomes increased from a median of $59,000 to $59,800 or by 1%
per year.
Because housing prices rose faster than household incomes, housing purchasing power decreased. For
those Sherman residents with high incomes relative to housing costs, this decrease in purchasing power
could be managed. First-time home buyers—especially younger workers with modest earnings looking
to buy a starter home—may have trouble affording housing in Sherman.
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Similar trends occurred for rental units. The median rent increased by 26% between 2000 and
2011. With more than 42% of renters earning less than $25,000 a year. This has prompted an increasing
number of renters to seek assistance from subsidized housing programs.

How is affordability of housing likely to change considering changes to home values and/or
rents?
Another measure of affordability includes the rent-to-income ratio. The rent-to-income ratio, ideally,
should remain stable as rent should increase proportionally to income. However, the American
Community Survey (ACS) recorded the rent-to-income ratio at 24% in the year 2000 increasing to 28% in
2010. This trend reveals a significant increase in rent relative to income. While low-income households
make up a large portion of Sherman’s rental market, 36% of renters fall into the middle-upper and upper
income brackets.
Low wages remain an issue for many renters. Unemployment is low in Sherman. Prior to the pandemic,
unemployment averaged around 3%. It now averages just under 6%. Despite low unemployment, the
City’s poverty level has increased and the purchasing power has decreased. Meanwhile, the cost of
housing in the City has increased. Moreover, the wage gap between men and women make it more
difficult for female heads of household to afford quality housing. In 2017, full-time male employees in
Texas made 1.41 times more than female employees.

How do HOME rents / Fair Market Rent compare to Area Median Rent? How might this
impact your strategy to produce or preserve affordable housing?
Monthly Rent ($)

Efficiency

1 Bedroom

2 Bedroom

Fair Market Rent

661

792

959

Area Median Rent

696

834

1010

3 Bedroom
1292
1361

4 Bedroom
1457
1534

Fair Market Rent (FMR) is used to determine payment standard amounts for the Housing Choice
Voucher program. On average, Section 8 Housing Choice vouchers pay Sherman landlords $500 per
month towards rent, and the average voucher holder contributes $400 towards rent. The maximum
amount a voucher will pay on behalf of a low-income tenant for a two-bedroom apartment is between
$824 and $1,007. The FMR is 95% of the Area Medium Rent. This does not impact the City’s strategy to
encourage new affordable housing units.
Sources: HUD FY 2021 Fair Market Rent Documentation System for Sherman-Denison MSA; HUD 2021
50th Percentile Rent Estimates for Sherman-Denison MSA; City of Sherman 2020 Analysis of
Impediments to Fair Housing Choice.
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Discussion
Sherman lacks quality affordable housing. This problem is made worse by the deteriorating housing
stock, increasing home prices, and loss of purchasing power. The City needs new units valued at no
more than the median housing unit value or below the HUD Fair Market Rent, such as duplex and multifamily rental projects, to address the shortage of affordable rental units. 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%. The
new units do not meet the City’s need for affordable housing.
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MA-20 Housing Market Analysis: Condition of Housing – 91.210(a)
Introduction
This section provides an overview housing conditions in Sherman. There are 17,128 total housing units:
8,109 owner-occupied (47%), 7,033 renter-occupied (41%), and 1,986 vacant (12%). The overall rental
vacancy rate is 8.5%, but there is a high concentration of vacant units in the downtown area, which has
a vacancy rate of 20% or more probably due to the age and condition of the structures in this area.
Sources: 2019: ACS 5-Year Estimates Data Profiles, Table DP04, B25004; City of Sherman 2020 Analysis
of Impediments to Fair Housing Choice.

Definitions
A substandard condition is one that affects the health and safety of a resident’s habitability. Assessing
housing conditions in the City provides the basis for developing strategies to maintain and preserve the
quality of the housing stock. The ACS defines a “selected condition” as owner- or renter-occupied
housing units having at least one of the following conditions: 1) lacking complete plumbing facilities; 2)
lacking complete kitchen facilities; 3) more than one occupant per room; and 4) selected monthly
housing costs greater than 30% of household income. Based on the definition of selected conditions,
the table below shows that 23% percent of owner-occupied households in the City have at least one
selected condition and 43% of all renter-occupied households in the City have at least one selected
condition.

Condition of Units
Condition of Units
With one selected Condition
With two selected Conditions
With three selected Conditions
With four selected Conditions
No selected Conditions
Total

Owner-Occupied
Number
%
1,780
65
15
0
6,010
7,870

23%
1%
0%
0%
76%
100%

Renter-Occupied
Number
%
3,040
235
0
0
3,860
7,135

43%
3%
0%
0%
54%
100%

Table 33 - Condition of Units
Data Source:

2011-2015 ACS

Year Unit Built
Year Unit Built
2000 or later
1980-1999
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Owner-Occupied
Number
%
1,195
1,450
SHERMAN

15%
18%

Renter-Occupied
Number
%
1,590
1,965

22%
28%
60

Year Unit Built
1950-1979
Before 1950
Total

Owner-Occupied
Number
%
3,760
1,460
7,865

48%
19%
100%

Renter-Occupied
Number
%
2,773
805
7,133

39%
11%
100%

Table 34 – Year Unit Built
Data Source:

2011-2015 CHAS

Risk of Lead-Based Paint Hazard
Risk of Lead-Based Paint Hazard

Owner-Occupied
Number
%
5,220
66%
1,024
13%

Total Number of Units Built Before 1980
Housing Units build before 1980 with children present

Renter-Occupied
Number
%
3,578
50%
530
7%

Table 35 – Risk of Lead-Based Paint
Data Source:

2011-2015 ACS (Total Units) 2011-2015 CHAS (Units with Children present)

Vacant Units
Suitable for
Rehabilitation
Vacant Units
Abandoned Vacant Units
REO Properties
Abandoned REO Properties

Not Suitable for
Rehabilitation
0
0
0
0

Total
0
0
0
0

0
0
0
0

Table 36 - Vacant Units
Data Source:

2005-2009 CHAS

Need for Owner and Rental Rehabilitation
Due to the condition of the many of the dwellings in the affordable range, they are beyond
rehabilitation and are candidates for demolition and clearance.

Estimated Number of Housing Units Occupied by Low or Moderate Income Families with LBP
Hazards
An assessment of the total housing units at risk of containing lead-based paint, which would be any
structure built prior to 1979, is estimated at approximately 73% of the total housing stock for the
jurisdiction. Thus, the City of Sherman estimates that approximately 70% of the occupied households
within the jurisdiction that may contain lead-based paint contamination are occupied by low- and
moderate-income families.
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The older the structure, the higher the risk that lead-based paint exists. The majority of the
jurisdiction’s older housing stock is geographically located on the east side of the City in the low- and
moderate-income Census Tract Block Groups.

Discussion
Sherman's housing stock is aging and is in poor condition. Almost half of all rental units and almost a
fourth of all owner-occupied units have at least one substandard condition. More than half of all units
were built before 1980 and are a lead-based paint hazard. While older units frequently are more
affordable, the lead risk to children makes these units dangerous for families. There is a significant
number of vacant or abandoned building in low-income neighborhoods. The vacancy rate in the
downtown area is 20% or higher, which is a sharp contrast to neighboring tracts.
Source: City of Sherman 2020 Analysis of Impediments to Fair Housing Choice.
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MA-25 Public and Assisted Housing – 91.210(b)
Introduction
Low- and moderate-income renters needing housing assistance in Sherman are primarily served by the Sherman Housing Authority and the
Housing Choice Voucher program offered by Texoma Council of Government and Grayson County Housing Authority. The Housing Authority has
298 units, 15 of which are specially designed for physically disabled residents with wider doorways, larger bathrooms, wheelchair ramps,
handrails and lower kitchen cabinets. There are 693 Housing Choice Vouchers administered countywide. Approximately 705 Sherman residents
receive rental assistance through one of these programs. There are also 280 rent subsidized apartments that do not provide direct rental
assistance but remain affordable to low -income households in Sherman.

Totals Number of Units
Program Type
Certificate

Mod-Rehab

Public
Housing

# of units vouchers
available
# of accessible units

Total

Project -based

Vouchers
Tenant -based

Special Purpose Voucher
Veterans
Family
Disabled
Affairs
Unification
*
Supportive
Program
Housing

298

*includes Non-Elderly Disabled, Mainstream One-Year, Mainstream Five-year, and Nursing Home Transition
Table 37 – Total Number of Units by Program Type
Data Source:

PIC (PIH Information Center)

Describe the supply of public housing developments:
Describe the number and physical condition of public housing units in the jurisdiction, including those that are participating in an
approved Public Housing Agency Plan:
There is one public housing development in Sherman with 298 units.
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Public Housing Condition
Public Housing Development
Sherman Housing Authority

Average Inspection Score
85

Table 38 - Public Housing Condition

Describe the restoration and revitalization needs of public housing units in the jurisdiction:
Sherman Housing Authority: The Sherman Housing Authority administers safe, decent, and sanitary
housing to low-income families, elderly (60+), and handicapped of any age at rents they can afford to
pay (approximately 30% of income). Sherman’s public housing authority has 298 public housing units
under supervision within the city limits of Sherman.
Texoma Council of Governments: The Texoma Council of Governments (TCOG) administers a Section 8
Voucher Program within the City of Sherman jurisdiction. This program appeals to individuals because
of the flexibility and privacy afforded to them. It links participants who are low income, elderly, or
disabled with safe, sanitary, and decent dwellings using the private stock of rental units to meet this
need. TCOG provides 210 rent vouchers to low-income in Sherman.
Grayson County Housing Authority: The Grayson County Housing Authority administers a Section 8
Voucher Program to provide rent assistance to the low-income residents of Grayson County. It links
participants who are low income, elderly, or disabled with safe, sanitary, and decent dwellings using the
private stock of rental units. They provide 353 rent vouchers to low-income residents in Grayson
County.

Describe the public housing agency's strategy for improving the living environment of lowand moderate-income families residing in public housing:
The Sherman Housing Authority makes physical improvements to its 298 public housing apartments
through the Capital Fund Program. This program sets out long range goals for the housing authority to
maintain its housing stock, which was built in 1969. Revitalization needs are addressed each year in
order to maintain the apartments in good condition with the latest energy efficient methods. The
Sherman Housing Authority is consistently rated as a “High Performer” through the Public Housing
Assessment System.
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MA-30 Homeless Facilities and Services – 91.210(c)
Introduction
The City of Sherman relies on a variety of agencies to provide temporary housing for homeless persons and families within its jurisdiction. Each
facility is distinguished by the type of person it accepts. All of the facilities offering overnight accommodations are located in Sherman, except
the Texoma Family Shelter, which is located in Denison, Texas, which is ten miles north of Sherman.

Facilities and Housing Targeted to Homeless Households
Emergency Shelter Beds
Year Round Beds
(Current & New)
Households with Adult(s) and
Child(ren)
Households with Only Adults
Chronically Homeless Households
Veterans
Unaccompanied Youth

Transitional
Housing Beds
Current & New

Voucher /
Seasonal /
Overflow Beds

42
0
0
0
0

0
0
0
0
0

0
31
0
0
2

Permanent Supportive Housing
Beds
Current & New
Under
Development

0
0
0
0
0

Table 39 - Facilities and Housing Targeted to Homeless Households
Data Source Comments:

Texoma Family Shelter serves all of Grayson County. Approximately 27% of clients reported residing in Sherman prior to shelter entry. **It serves both families and
individuals and has a total of 42 beds for all clients.** Transitional Housing is provided by Four Rivers Outreach, House of Eli, and North Texas Youth Connection.
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0
0
0
0
0

Describe mainstream services, such as health, mental health, and employment services to the
extent those services are use to complement services targeted to homeless persons
No data available.

List and describe services and facilities that meet the needs of homeless persons, particularly
chronically homeless individuals and families, families with children, veterans and their
families, and unaccompanied youth. If the services and facilities are listed on screen SP-40
Institutional Delivery Structure or screen MA-35 Special Needs Facilities and Services,
describe how these facilities and services specifically address the needs of these populations.
North Texas Youth Connection: North Texas Youth Connection is temporary Residential Care facility for
youth ages 10-17 who are homeless or who have been placed into custody of the Texas Department of
Family and Protective Services (DFPS). It provides unattended youth a safe place to stay until a more
permanent arrangement can be found. Youth entering the shelter have an on-site case manager who
sees to educational, medical, and life-skills needs. The North Texas Youth Connection has been an
effective organization in the City for 40 years.
Texoma Family Shelter: The Texoma Family Shelter is the only facility in the county that offers a place
for homeless individuals and their families to live temporarily while working towards self-reliance. The
availability of private rooms keeps families together. Nowhere is the need for transitional housing more
apparent than in assessing the needs of these families. The City continues to support the operational
aspects of the Shelter to provide help for this portion of Sherman’s population. The Texoma Family
Shelter provide temporary shelter to single males 35 and older, single females 21 and older, families
with children they feel there is a gap in service for temporary housing for males 21-34 without drug or
alcohol addiction.
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MA-35 Special Needs Facilities and Services – 91.210(d)
Introduction
The following is a description of the facilities and services that assist persons who are not homeless, but
require supportive housing including the elderly, frail elderly, persons with disabilities (mental, physical,
developmental), persons with alcohol or other drug addictions, and persons diagnosed with HIV/AIDS
and related diseases.

Including the elderly, frail elderly, persons with disabilities (mental, physical, developmental),
persons with alcohol or other drug addictions, persons with HIV/AIDS and their families,
public housing residents and any other categories the jurisdiction may specify, and describe
their supportive housing needs
To determine the level and type of services needed by special needs populations, the City conducted
surveys using a Community Needs Questionnaire, consulted with local service providers, and reviewed
ACS data. Supportive services required for special needs populations include case management, medical
or psychological counseling and supervision, childcare, transportation, and job training provided for the
purpose of facilitating a person’s stability and independence.
In housing, accessibility modifications to accommodate persons with mobility disabilities may include,
but are not limited to, ramps and widening doors to installation of grab bars, raised toilets and walk-in
showers. These are improvements that many low-income residents cannot afford to make.
Many of Sherman’s special needs population have high costs of medications and other home care needs
that strain already limited incomes. Some stakeholders identified an insufficient number of subsidized
housing units for special needs residents in the community and there is a need for improved
transportation to medical appointments, shopping, church, and other daily activities.
For persons with special needs, may find it very difficult for to maintain a stable residence. Often these
segments of the population rely on support services from various non-profit organizations to avoid
becoming homeless or institutionalized.

Describe programs for ensuring that persons returning from mental and physical health
institutions receive appropriate supportive housing
There are no specific supportive housing programs in Sherman for persons returning from mental and
physical health institutions. Persons with special needs, such as the elderly and those with disabilities,
need access to housing in the community. Community care facilities provide a supportive housing
environment to persons with special needs in a group setting.

Specify the activities that the jurisdiction plans to undertake during the next year to address
the housing and supportive services needs identified in accordance with 91.215(e) with
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respect to persons who are not homeless but have other special needs. Link to one-year
goals. 91.315(e)
NA

For entitlement/consortia grantees: Specify the activities that the jurisdiction plans to
undertake during the next year to address the housing and supportive services needs
identified in accordance with 91.215(e) with respect to persons who are not homeless but
have other special needs. Link to one-year goals. (91.220(2))
The City continues to work with public agencies to serve the housing and supportive services needs of
Sherman residents who have special needs. Referral among providers is a normal operating procedure,
and all agencies share information on community needs in order to better serve the City’s
residents. During the next year, the City plans to use CDBG funds for activities that support housing for
persons recovering from alcohol or other drug addictions and victims of domestic violence, to provide
psychological counseling, and to offset the costs of security for public housing residents.
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MA-40 Barriers to Affordable Housing – 91.210(e)
Negative Effects of Public Policies on Affordable Housing and Residential Investment
Public input to the City’s 2020 Community Needs Assessment questionnaire found that the primary
barriers to affordable housing in Sherman are lack of available housing stock and lack of monetary
resources necessary to develop and sustain affordable housing. The demand for affordable housing
exceeds the supply and there are insufficient public and private resources available to increase the
supply of affordable housing to meet this demand. With the need for affordable housing, Sherman is
challenged to find new and creative ways to encourage private investors and developers to build within
the City’s jurisdiction. The City of Sherman 2020 Analysis of Impediments to Fair Housing Choice
concludes that the City has the following multiple barriers to affordable housing:











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;
Shortage of handicapped accessible housing;
Shortage of rental housing units;
Older and aging housing stock in city;
Rapidly rising cost of existing and new housing construction; and
Shortage of affordable housing.
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MA-45 Non-Housing Community Development Assets – 91.215 (f)
Introduction
The City of Sherman focuses its primary attention on neighborhood revitalization projects that will impact the largest number of residents. The
City also has non-housing community development needs. The City chooses activities that will improve the quality of life for low-income
residents and that assist individuals with the greatest need.

Economic Development Market Analysis
Business Activity
Business by Sector

Agriculture, Mining, Oil & Gas Extraction
Arts, Entertainment, Accommodations
Construction
Education and Health Care Services
Finance, Insurance, and Real Estate
Information
Manufacturing
Other Services
Professional, Scientific, Management Services
Public Administration
Retail Trade
Transportation and Warehousing
Wholesale Trade
Total

Number of
Workers

Number of Jobs

231
1,965
886
2,564
1,051
211
2,119
379
686
0
2,097
430
572
13,191

28
3,599
1,107
4,195
983
287
2,476
485
490
0
3,192
349
462
17,653

Share of Workers
%

Share of Jobs
%

2
15
7
19
8
2
16
3
5
0
16
3
4
--

0
20
6
24
6
2
14
3
3
0
18
2
3
--

Table 40 - Business Activity
Data Source:

2011-2015 ACS (Workers), 2015 Longitudinal Employer-Household Dynamics (Jobs)
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Jobs less workers
%

-2
5
-1
5
-2
0
-2
0
-2
0
2
-1
-1
--

Labor Force
Total Population in the Civilian Labor Force
Civilian Employed Population 16 years and
over
Unemployment Rate
Unemployment Rate for Ages 16-24
Unemployment Rate for Ages 25-65

19,735
17,980
8.93
30.54
4.88

Table 41 - Labor Force
Data Source:

2011-2015 ACS

Occupations by Sector

Number of People

Management, business and financial
Farming, fisheries and forestry occupations
Service
Sales and office
Construction, extraction, maintenance and
repair
Production, transportation and material
moving

3,385
895
2,190
4,475
1,725
1,065

Table 42 – Occupations by Sector
Data Source:

2011-2015 ACS

Travel Time
Travel Time
< 30 Minutes
30-59 Minutes
60 or More Minutes

Number

Total

Percentage
13,155
2,445
1,275

78%
14%
8%

16,875

100%

Table 43 - Travel Time
Data Source:

2011-2015 ACS

Education:
Educational Attainment by Employment Status (Population 16 and Older)
Educational Attainment

In Labor Force
Civilian Employed
Unemployed

Less than high school graduate
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1,900
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195

Not in Labor
Force
929
71

Educational Attainment

In Labor Force
Civilian Employed
Unemployed

High school graduate (includes
equivalency)
Some college or Associate's degree
Bachelor's degree or higher

3,795
5,360
3,265

Not in Labor
Force

270
400
95

1,450
1,615
380

Table 44 - Educational Attainment by Employment Status
Data Source:

2011-2015 ACS

Educational Attainment by Age

Less than 9th grade
9th to 12th grade, no diploma
High school graduate, GED, or
alternative
Some college, no degree
Associate's degree
Bachelor's degree
Graduate or professional degree

18–24 yrs
79
915

25–34 yrs
240
420

Age
35–44 yrs
340
810

1,145
1,970
330
280
0

1,620
1,715
690
760
285

1,224
1,345
305
565
225

45–65 yrs
745
469

65+ yrs
395
408

2,705
2,305
1,010
1,035
878

1,965
1,095
325
565
530

Table 45 - Educational Attainment by Age
Data Source:

2011-2015 ACS

Educational Attainment – Median Earnings in the Past 12 Months
Educational Attainment
Less than high school graduate
High school graduate (includes equivalency)
Some college or Associate's degree
Bachelor's degree
Graduate or professional degree

Median Earnings in the Past 12 Months
30,531
85,752
109,152
128,495
260,629

Table 46 – Median Earnings in the Past 12 Months
Data Source:

2011-2015 ACS
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Based on the Business Activity table above, what are the major employment sectors within
your jurisdiction?
The employment industries that provide the greatest share of jobs in Sherman are: education and health
care services (22% of all jobs); arts, entertainment, accommodations (19% of all jobs); retail trade (17%
of all jobs); and manufacturing (13% of all jobs).
The jobless workers in the far right column of the business activity table shows that Sherman has fewer
workers than jobs in agriculture, mining, oil and gas extraction, finance, insurance, and real estate;
manufacturing; professional, scientific, management services; transportation and warehousing; and
wholesale trade. Conversely, the City houses more workers than jobs in arts, entertainment,
accommodations; education and health care services; and retail trade.

Describe the workforce and infrastructure needs of the business community:
The business community relies on a supply of trained and trainable workers, both skilled and
unskilled. There continues to be a mismatch between available workers and available jobs. For both
skilled and unskilled workers, Sherman has a large manufacturing base that is constantly looking for
good applicants. High-tech manufacturing operations that employee STEM professionals, especially in
the semiconductor industry, are required to look beyond the local community for qualified employees.
Sherman also needs qualified education and health care professionals. There are three hospitals in the
area, several specialized treatment centers, assisted living facilities, and home health agencies. The City
has eleven schools in the Sherman Independent School District and three private schools. The City is
within five miles of Grayson College, and home to Austin College.
Sherman has ample water and land to attract commercial and residential ventures. The City owns water
storage on Lake Texoma through the North Texas Municipal Water District (NTNWD). Available real
estate is attractive to industry because the City is at the crossroads of U.S. 75 and U.S. 82 and within an
hour of the Dallas-Fort Worth Metroplex. Road improvements are one of City’s greatest infrastructure
needs. The Texas Department of Transposition U.S. 75 Project will address some of the demands for
transportation and operational improvements on U.S. 75 and U.S. 82.

Describe any major changes that may have an economic impact, such as planned local or
regional public or private sector investments or initiatives that have affected or may affect
job and business growth opportunities during the planning period. Describe any needs for
workforce development, business support or infrastructure these changes may create.
The manufacturing sector continues to grow and Sherman needs skilled workers to fill new
positions. Eternity Technologies opened its first U.S. lead-acid battery plant in Sherman creating 46 new
jobs in 2020. In 2018 Finisar announced that it would purchase a long-shuttered manufacturing plant in
Sherman and begin producing vertical-cavity surface-emitting lasers (VCSELs). Finisar was awarded $390
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million from Apple to support innovation and job creation. Finisar was subsequently acquired by II-VI
Incorporated, a global semiconductor manufacturing company. The addition of II-VI to Sherman added
500 new jobs. Other Sherman manufacturers expanded and added jobs including J. P Hart Lumber (37
jobs), Emerson (85 jobs) GlobiTech, Inc. (68 jobs).
Sherman High School opened a new three-story, 500,000 square foot facility in January 2021. The
campus features an 800 seat cafeteria, an upstairs library, café, media center, and an indoor athletic
center. In conjunction with the construction of the new high school, the FM 1417 has been improved
and the City is extending Travis Street from the new high school to connect with
downtown. Additionally, the Texas Department of Transportation began working on improvements to
the U.S. 75 and U.S. 82 interchange along well as intersection improvements along U.S. 75 near the
City’s center.
Improved infrastructure in south Sherman has inspired retail and residential growth. A new gas station
and restaurants have opened at the intersection of U.S. 75 and F.M. 1417, and a new hospital is
proposed for the growing intersection. Ultimately, the hospital could bring 400 new jobs to
Sherman. The largest new project planned for Sherman is Bel Air Village, a $500-million-dollar, 278-acre
development project that will add much needed housing. Plans for Bel Air Village include 2,000 singlefamily homes, 3,000 apartments, a shopping center, and potentially a school.

How do the skills and education of the current workforce correspond to employment
opportunities in the jurisdiction?
The largest industries in Sherman are health care, manufacturing, and retail services. Generally, the
skills and education of the current workforce in Sherman correspond to the employment opportunities
in the City, but there is a demand for middle skills workers, especially in manufacturing, and for
professional health care and STEM employees. Prior to the pandemic, unemployment averaged around
3%. It now averages just under 6%. Twenty-one percent of the population has a bachelor’s degree or
higher and eighty-six (86%) are high school graduates. There are a variety of job opportunities available
in the Sherman–Denison Metropolitan Statistical Area; the average commute time is 21 minutes.
Sources: Bureau of Labor Statistics Data, www.bls.gov/eag/eag.tx_sherman_msa, accessed January 25,
2021; Data USA, datausa.io/profile/geo/sherman-tx, accessed January 25, 2021; U.S. Census Bureau
QuickFacts, www.census.gov/quickfacts/shermancitytexas, accessed January 25, 2021.

Describe any current workforce training initiatives, including those supported by Workforce
Investment Boards, community colleges and other organizations. Describe how these efforts
will support the jurisdiction's Consolidated Plan.
The Sherman Economic Development Corporation (SEDCO) has partnered with the Denison
Development Alliance, Grayson College, Workforce Solutions Texoma, area Independent School
Districts, and manufacturers to develop a talent pipeline of middle-skills workers. Sherman is home to
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Austin College, a private 4-year liberal arts school. Grayson College, a 2-year community college, is close
by in the neighboring City of Denison. Grayson College recently added a Bachelor of Science degree to
its already robust health science program, which includes dental assisting, emergency medical services,
medical laboratory technology, nursing, paramedicine, and radiology. Additionally, there are 43 colleges
within 100 miles of Sherman that provide opportunities for advanced education in multiple disciplines.
For companies in need of specialized skills, Grayson College receives funding through Texas Skills
Development Fund for workforce training. With these funds, the College can work with local companies
to develop customized training keep businesses competitive. The Skills Development Fund is a
partnership designed to upskill employees while building college capacity to meet the needs of local
industry.
Sources: Grayson College, grayson.edu, accessed January 25, 2021; Sherman Economic Development
Corporation, sedco.org, accessed January 25, 2021; U.S. Census Bureau QuickFacts, www.
census.gov/quickfacts/shermancitytexas, accessed January 25, 2021; Texas Workforce Commission Skills
Development Fund, www.twc. texas.gov/partners/skills-development-fund, accessed January 25, 2021.

Does your jurisdiction participate in a Comprehensive Economic Development Strategy
(CEDS)?
If so, what economic development initiatives are you undertaking that may be coordinated
with the Consolidated Plan? If not, describe other local/regional plans or initiatives that
impact economic growth.
Yes. Texoma Council of Governments (TCOG) serves as the administrator of the Texoma Economic
Development District (EDD), which includes Grayson, Cooke, and Fannin counties. The function of the
EDD is to assist distressed communities in achieving long-term competitive development in economic
and community development through investments in human and natural resources. TCOG provides
services including Section 8 rental assistance, benefits counseling, care coordination for the elderly and
disabled, caregiver support, employment and education support, utility assistance, and home
weatherization. Sherman collaborates with TCOG to coordinate community development resources and
refers residents to TCOG for assistance.
Source: Texoma Council of Governments Community & Economic Development; www.tcog.com/regionalservices/community-economic-development/, accessed January 25, 2021.
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MA-50 Needs and Market Analysis Discussion
Are there areas where households with multiple housing problems are concentrated?
(include a definition of "concentration")
Yes, the low-to moderate-income geographic areas have a high concentration of households with
multiple housing problems. Over half of the houses located are more than fifty years old, and there is a
high percentage of older residents. Much of the housing stock in these areas has declined beyond
rehabilitation evidenced by an increasing number of demolitions.

Are there any areas in the jurisdiction where racial or ethnic minorities or low-income
families are concentrated? (include a definition of "concentration")
The concentration of low-income households follows the same general pattern as the racial or ethnic
concentration. The area of low-income concentration and area of minority concentration is illustrated
by maps included in the appendix of this document.

What are the characteristics of the market in these areas/neighborhoods?
Low- to moderate income areas in Sherman are characterized by older housing stock that is more
affordable, but often in need of repair. Aging neighborhoods have aging infrastructure that deters
investment, improving the liability of these neighborhoods encourages private investment.

Are there any community assets in these areas/neighborhoods?
The following community assets are in close proximity to low-to moderate-income areas:





Public Library
Historical Museum
City Hall
Parks

Are there other strategic opportunities in any of these areas?
Yes, investment in infrastructure would improve the livability of these neighborhoods and attract private
investment in renovation and new construction projects. Private investment in neighborhoods often
has a snowball effect, inspiring additional investment.
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MA-60 Broadband Needs of Housing occupied by Low- and Moderate-Income
Households - 91.210(a)(4), 91.310(a)(2)
Describe the need for broadband wiring and connections for households, including low- and
moderate-income households and neighborhoods.
U.S. Census QuickFacts shows that 88. 7% of Sherman residents have a computer and 73. 5% have a
broadband internet subscription; 4,013 Sherman households do not have broadband. When the
pandemic pushed schools to online learning, the lack access to technology and connection highlighted
how income disparity impacts opportunities. Fortunately, Sherman ISD was able to utilize TEA and
CARES Act funds to purchase 2,800 Chromebooks, 600 iPads, 300 lap top computers and 1,200 hotspots
to give students remote classroom access.

Describe the need for increased competition by having more than one broadband Internet
service provider serve the jurisdiction.
Cable, satellite, and DSL broadband internet service are available to Sherman residents through several
providers.
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MA-65 Hazard Mitigation - 91.210(a)(5), 91.310(a)(3)
Describe the jurisdiction’s increased natural hazard risks associated with climate change.
Texas has more severe weather than any other state. The U.S. Global Change Research Program
identified Texas as being “at the mercy of some of the most diverse and extreme weather hazards on
the planet.” In Sherman, dangerous storms--especially in the spring--cause flash flooding, lightning, and
damaging hail. The City experiences above average wind speeds of more than 9. 9 miles per hour
between October 24 and May 30. During the calmer months, the average hourly wind speed is 7. 9
miles per hour.

Describe the vulnerability to these risks of housing occupied by low- and moderate-income
households based on an analysis of data, findings, and methods.
According to data from the National Oceanic and Atmospheric Administration (NOAA), Sherman
experienced flooding 10 times during 2015-2020 and hail 10 times. Most of the flooding happened in
2015-2017 while hail was more common in 2018-2019. Both flooding and hail occurred in 2020. Lowand moderate-income households are more likely to be located in a floodplain and without flood
insurance. Additionally, residents within Sherman city limits are more likely to experience flooding due
to the many creeks and tributaries that run through the City. In 2017, duplexes along the banks of a
creek near the City’s center flooded, displacing 20 residents. Ultimately the duplexes and a former
mobile home park, both of which provided affordable housing, were purchased by the city and the
structures demolished for safety.
The older structures that compromise most of Sherman's housing stock pose a greater fire risk and are
more likely to be contaminated with lead paint and asbestos making demolition and clearance both
hazardous and costly. In 2020, there were 72 structure fires and 37 vegetation fire responses by the
Sherman Fire Department. In the three years prior to 2020, there was an average of 45 structure fires
annually, demonstrating a significant increase that may be attributable to climate change, aging housing
stock, or a combination. Climate change also causes road surface degradation further damaging aging
infrastructure in older neighborhoods.
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Strategic Plan
SP-05 Overview
Strategic Plan Overview
The Strategic Plan is a guide for the City of Sherman to establish its priorities, objectives, and outcomes
for the investment of Community Development Block Grant (CDBG) funds from the U.S. Department of
Housing and Urban Development (HUD) over the next five years, beginning October 1, 2020, and ending
September 30, 2024.
Consistent with HUD’s national goals for the CDBG Entitlement Program to develop viable urban
communities by providing decent housing opportunities, a suitable living environment, and expanded
economic opportunities for low- and moderate-income residents, the priority needs identified will be
addressed through the implementation of activities aligned with the following objectives:




Create opportunities for decent housing;
Increase the safety and livability of neighborhoods; and
Support resilience-building and self-sufficiency programs.

Create opportunities for decent housing
Objective: The CDBG program will support the demolition and clearance of substandard structures to
prevent and eliminate slums and blight. The clearance of these lots aids in the prevention or elimination
of slums or blight by removing unsafe buildings that can be attractive nuisances and providing cleared
vacant lots that can be utilized for new buildings to help revitalize neighborhoods.
Outcome: Over the next five years, the City of Sherman will utilize CDBG funds to demolish 75
substandard structures at an average rate of 15 structures annually. Following demolition, the lots will
be cleared to ready them for new construction.
Increase the safety and livability of neighborhoods
Objective: The CDBG program will improve parks and infrastructure in low- and moderate-income areas
to increase public safety and livability.
Outcome: Sherman will utilize CDBG funds to complete 5 park or infrastructure improvement projects in
low- and moderate-income areas during the next 5 years. Each project is expected to benefit 50
individuals by improving the livability of their neighborhood for a total impact of 250 individuals.
Support resilience-building and self-sufficiency programs
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Objective: The CDBG program will improve the quality of life for low- and moderate-income Sherman
residents by providing a range of public services to respond to residents in crisis situations and to
promote resilience-building and self-sufficiency. These services include victim’s assistance, shelter,
addiction recovery, job skills, crime prevention, organized youth activities, and mental-health
counseling.
Outcomes: For program years, 2020-2024, Sherman will utilize CDBG funds to provide public services to
over 5,000 residents, providing support to over 1,000 residents annually. During Program Year 2020,
the outcomes are expected to include 155 youth, 400 public housing residents, and 550 individuals given
homeless prevention assistance including victims of domestic violence and persons who struggle with
addiction. Additionally, it is anticipated that at least 140 individuals will be sheltered overnight and 25
individuals will receive mental health counseling.

Consolidated Plan
OMB Control No: 2506-0117 (exp. 09/30/2021)

SHERMAN

80

SP-10 Geographic Priorities – 91.215 (a)(1)
Geographic Area
Table 47 - Geographic Priority Areas

1 Area Name:
Area Type:

LMI Target Area
Local Target area

Other Target Area Description:
HUD Approval Date:
% of Low/ Mod:
Revital Type:

Comprehensive

Other Revital Description:
Identify the neighborhood boundaries
for this target area.

The boundaries for the LMI Target Area are identified
in the attached Low Mod Block Groups map. Roughly,
it is the area in the southeast quadrant of the City
bounded by U.S. 75 and U.S. 82.

Include specific housing and
commercial characteristics of this
target area.

The majority of the residences in the LMI Target Area
were built from 1960-1969. It is the most diverse area
of the City with the highest unemployment rate and
greatest housing cost burden. Residents in the area
need additional support to attain affordable housing.

How did your consultation and citizen
participation process help you to
identify this neighborhood as a target
area?

The 2020 Analysis of Impediments to Fair Housing
Choice helped identify the target area and its needs.

Identify the needs in this target area.

There is a need for park and infrastructure
improvements and new affordable housing in the LMI
Target Area.

What are the opportunities for
improvement in this target area?

There are opportunities to improve parks and
infrastructure including streets, sidewalks, water, and
sewer, and opportunities for private investment in
affordable housing.

Are there barriers to improvement in
this target area?

Lack of public funding, private investment, and
household resources are barriers to improvement in
the target area.

2 Area Name:
Area Type:
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Other Target Area Description:
HUD Approval Date:
% of Low/ Mod:
Revital Type:

Comprehensive

Other Revital Description:
Identify the neighborhood boundaries
for this target area.

The Citywide Target Area includes individuals eligible
for limited clientele activities, at least 51 percent of
whom are low- or moderate-income persons, and
spots of slums or blight.

Include specific housing and
commercial characteristics of this
target area.

Citywide there is a need for Public Services for
individuals who are presumed to be principally lowand moderate-income persons or whose household
income does not exceed the low- and moderateincome limit. These individuals include victims of
domestic violence, homeless persons, public housing
residents, and youth who need safety, prevention and
intervention activities, and mental health services.
The City of Sherman has 2,000 substandard structures
citywide that need demolition and clearance to
prevent or eliminate slums or blight.

How did your consultation and citizen
participation process help you to
identify this neighborhood as a target
area?

The City of Sherman works in partnership with
residents and service providers to develop an effective
strategy for utilizing CDBG funds to meet the Public
Service needs of the City’s residents. The City works
with both public agencies and private organizations to
identify priority community needs and target areas.
The 2020 Analysis of Impediments to Fair Housing
Choice found that the Demolition and Clearance
Program is an effective program that has a history of
attracting new construction at price-points well below
the city-wide average.

Identify the needs in this target area.

Low- and moderate-income Sherman residents need
safety, prevention and intervention activities, and
mental health services.
Substandard structures need to be demolished and
cleared to prevent or eliminate slums or blight.
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What are the opportunities for
improvement in this target area?

There are opportunities to create decent housing,
increase the safety and livability of neighborhoods,
and support resilience-building and self-sufficiency
programs.

Are there barriers to improvement in
this target area?

Lack of public funding, private investment, and
household resources are barriers to improvement in
the target area.

General Allocation Priorities
Describe the basis for allocating investments geographically within the jurisdiction (or within the EMSA
for HOPWA)
The low- to moderate-income tracts identified in the attached Low Mod Block Groups map are
designated as the LMI Target Area. The City directs 45% of its CDBG funds toward improving the LMI
Target Area. Funds have been allocated to the geographic area because the area has the greatest need
for neighborhood improvements. Investing in parks and infrastructure will help revitalize the LMI Target
Area and increase livability.
The remaining funds are allocated citywide for public service to low- and moderate-income clientele,
prevention and elimination of slums and blight, and program administration.
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SP-25 Priority Needs - 91.215(a)(2)
Priority Needs
Table 48 – Priority Needs Summary

1 Priority Need
Name

Demolition and Clearance

Priority Level

High

Population

Extremely Low
Low
Moderate

Geographic
Areas
Affected

Citywide

Associated
Goals

Demolition and Clearance

Description

Demolishing and clearing substandard structures aids in the prevention and
elimination of slums and blight.

Basis for
Relative
Priority

The City of Sherman has seen beneficial impacts from demolishing substandard
structures and clearing lots that pose a risk to health and safety. There are
approximately 2,000 substandard structures in the city limits that need to be
demolished. The clearance of these lots not only addresses blight, but also
provides a stimulus to encourage private investment. Vacant lots are being
utilized for new homes to help redevelop these neighborhoods.

2 Priority Need
Name

Park and Infrastructure Improvements

Priority Level

High

Population

Extremely Low
Low
Moderate
Large Families
Families with Children
Elderly
Non-housing Community Development

Geographic
Areas
Affected

LMI Target Area
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Associated
Goals

Neighborhood Improvement

Description

Parks and infrastructure in the LMI Target Area need improvements to increase
livability and public safety.

Basis for
Relative
Priority

The parks, streets, sidewalks, curbs, gutters, driveway approaches, alleys,
pedestrian crossings, and street lights located within the LMI Target Area are
among the oldest infrastructure in the City and are in need of improvement to
preserve neighborhood aesthetics, increase pedestrian and motorist safety,
promote more efficient traffic circulation, deter crime, and encourage private
investment.

3 Priority Need
Name

Public Services

Priority Level

High

Population

Extremely Low
Low
Moderate
Large Families
Families with Children
Elderly
Public Housing Residents
Chronic Homelessness
Individuals
Families with Children
Mentally Ill
Chronic Substance Abuse
veterans
Persons with HIV/AIDS
Victims of Domestic Violence
Elderly
Frail Elderly
Persons with Mental Disabilities
Persons with Physical Disabilities
Persons with Developmental Disabilities
Persons with Alcohol or Other Addictions
Persons with HIV/AIDS and their Families
Victims of Domestic Violence
Non-housing Community Development

Consolidated Plan
OMB Control No: 2506-0117 (exp. 09/30/2021)

SHERMAN

85

Geographic
Areas
Affected

Citywide

Associated
Goals

Youth Services
Homeless Prevention and Intervention
Mental Health Services
Public Housing Safety

Description

Public Services provide invaluable opportunities to low- and moderate-income
Sherman residents for support to crises and to improve the quality of
life. Specific activities may vary from year to year, but a range of services is
provided by subrecipient organizations to meet the most pressing needs of the
City's residents.

Basis for
Relative
Priority

Sherman has increasing and unmet demands for public services, especially
services for youth, homeless, mental health care, victims of domestic violence,
and public housing residents. Subrecipient organizations respond to crises and
provide activities that add a level of quality of life that would otherwise be
unattainable for low- and moderate-income residents.

4 Priority Need
Name

Program Administration

Priority Level

High

Population

Extremely Low
Low
Moderate

Geographic
Areas
Affected

Citywide

Associated
Goals

Program Administration

Description

The City will use the administrative funds for personnel and support of all phases
of the application process, environmental reviews, fair labor standards
compliance issues, grant management and reporting, preparation and execution
of the Annual Action Plan and Consolidated Plan, and compliance with
requirements of the CDBG program.

Basis for
Relative
Priority

NA
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SP-30 Influence of Market Conditions – 91.215 (b)
Influence of Market Conditions
Affordable Housing Type
Tenant Based Rental Assistance
(TBRA)
TBRA for Non-Homeless Special
Needs
New Unit Production
Rehabilitation
Acquisition, including preservation

Market Characteristics that will influence
the use of funds available for housing type
The City does not utilize CDBG funds for TBRA.
The City does not utilize CDBG funds for TBRA.
The City does not utilize CDBG funds to produce housing
units.
The City does not utilize CDBG funds for rehabilitation.
The City does not utilize CDBG funds for acquisition.

Table 49 – Influence of Market Conditions
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SP-35 Anticipated Resources - 91.215(a)(4), 91.220(c)(1,2)
Introduction
The City of Sherman as an entitlement city receives a Community Development Block Grant (CDBG) from the U.S. Department of Housing and
Urban Development (HUD). CDBG programs are administered by the City of Sherman utilizing entitlement allocations each year. Currently,
these are the only funds that the City of Sherman receives to support the activities outlined under the Consolidated Plan.

Anticipated Resources
Program

CDBG

Source of
Funds

public federal

Uses of Funds

Acquisition
Admin and Planning
Economic
Development
Housing
Public
Improvements
Public Services

Expected Amount Available Year 1
Annual
Program
Prior Year
Total:
Allocation: Income: $
Resources:
$
$
$

Expected
Amount
Available
Remainder
of ConPlan
$

Narrative Description

Federal entitlement city
allocation

366,740

0

0

366,740

0

Table 50 - Anticipated Resources

Explain how federal funds will leverage those additional resources (private, state and local funds), including a description of how
matching requirements will be satisfied
The City of Sherman will pursue additional sources of funding, as available, to address the needs identified in the Consolidated
Plan. Subrecipients already use CDBG funding to leverage their organizations' existing resources. Additionally, resources are available to
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residents through other community organizations. Coordination with local businesses, industry, social, neighborhood, civic, and religious groups
addresses gaps to maintain the City’s standard of living and meet the overall goals and implementation of the Consolidated Plan.
HUD and the Texas Department of Housing and Community Affairs Rental Assistance programs administered by the Sherman Housing Authority,
Grayson County Housing Authority, and Texoma Council of Governments receive funding to provide affordable rental housing.

If appropriate, describe publically owned land or property located within the jurisdiction that may be used to address the needs
identified in the plan
The City does not intend to use publicly owned land or property to fulfill the goals of the 2020-2024 Consolidated Plan.
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SP-40 Institutional Delivery Structure – 91.215(k)
Explain the institutional structure through which the jurisdiction will carry out its consolidated plan
including private industry, non-profit organizations, and public institutions.
Responsible Entity
BOYS AND GIRLS CLUB
OF SHERMAN, INC.
CHILD & FAMILY
GUIDANCE CENTER OF
TEXOMA
GRAYSON COUNTY
CRISIS CENTER

SHERMAN HOUSING
AUTHORITY
Texoma Family Shelter
FOUR RIVERS
OUTREACH, INC.

Responsible Entity
Type
Non-profit
organizations
Non-profit
organizations
Non-profit
organizations

PHA
Non-profit
organizations
Non-profit
organizations

GRAND CENTRAL
STATION
House of Eli, Inc.

Non-profit
organizations
Non-profit
organizations

Sherman Youth Sports
Association
CASA of Grayson
County

Non-profit
organizations
Non-profit
organizations

Role
public services

Geographic Area
Served
Jurisdiction

Non-homeless special
needs
public services
Homelessness
Non-homeless special
needs
public services
Public Housing

Jurisdiction

Homelessness

Jurisdiction

Homelessness
Non-homeless special
needs
public services
Homelessness

Jurisdiction

Non-homeless special
needs
public services
public services

Jurisdiction

Non-homeless special
needs
public services

Jurisdiction

Jurisdiction

Jurisdiction

Jurisdiction

Jurisdiction

Table 51 - Institutional Delivery Structure

Assess of Strengths and Gaps in the Institutional Delivery System
The institutional delivery system in Sherman is high-functioning and collaborative—particularly the
relationship between local government and the nonprofit sector comprised of a network of capable
non-profit organizations that are delivering a full range of services to residents. Strong city departments
anchor the administration of HUD grant programs and the housing, community, and economic
development activities that are implemented by the City.
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Availability of services targeted to homeless persons and persons with HIV and mainstream
services
Homelessness Prevention
Services
Counseling/Advocacy
Legal Assistance
Mortgage Assistance
Rental Assistance
Utilities Assistance
Law Enforcement
Mobile Clinics
Other Street Outreach Services
Alcohol & Drug Abuse
Child Care
Education
Employment and Employment
Training
Healthcare
HIV/AIDS
Life Skills
Mental Health Counseling
Transportation

Available in the
Targeted to
Community
Homeless
Homelessness Prevention Services
X
X
X
X
X
X
Street Outreach Services
X
X
Supportive Services
X
X
X
X
X
X
X
X

Targeted to People
with HIV
X

X
X
X

X

X
X
X
X
X
X

X
X
X
X

Other
Table 52 - Homeless Prevention Services Summary

Describe how the service delivery system including, but not limited to, the services listed
above meet the needs of homeless persons (particularly chronically homeless individuals and
families, families with children, veterans and their families, and unaccompanied youth)
The institutional structure in Sherman is efficient and serves a variety of community needs. Sherman is
fortunate to be part of a network of service providers that make every effort to meet the needs of the
homeless in Sherman. The City relies on a variety of agencies to provide temporary housing and services
for the homeless persons and families within this jurisdiction. The non-profits in Sherman’s jurisdiction
work to provide services to address the needs of homeless persons, particularly chronically homeless
individuals, families with children, veterans and their families, and unaccompanied youth.
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Describe the strengths and gaps of the service delivery system for special needs population
and persons experiencing homelessness, including, but not limited to, the services listed
above
The strengths in the service delivery system for special needs and homeless populations is the
coordination of services countywide by organizations in both Sherman and Denison. The largest gap in
meeting the needs of Sherman’s special needs populations and persons who are homeless is lack of
funding.

Provide a summary of the strategy for overcoming gaps in the institutional structure and
service delivery system for carrying out a strategy to address priority needs
The City of Sherman will continue to support local non-profits and other organizations in their endeavor
to provide assistance to the homeless and near homeless population in Sherman.
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SP-45 Goals Summary – 91.215(a)(4)
Goals Summary Information
Sort
Order

1

Goal Name

Start
Year

End
Year

Category

Geographic
Area

Demolition and
Clearance
Neighborhood
Improvement

2020 2024 Affordable
Housing
2020 2024 Affordable
Housing

Citywide

3

Youth Services

2020 2024 Non-Housing
Community
Development

4

Homeless
Prevention and
Intervention

2020 2024 Homeless
Non-Homeless
Special Needs

2

5

Mental Health
Services

2020 2024 Non-Homeless
Special Needs
Non-Housing
Community
Development
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Needs Addressed

Funding

Demolition and
Clearance
Park and
Infrastructure
Improvements

CDBG:
$88,000
CDBG:
$164,000

Citywide

Public Services

CDBG:
$16,000

Citywide

Public Services

CDBG:
$24,000

LMI Target
Area

Citywide

SHERMAN

Public Services

Goal Outcome Indicator

Buildings Demolished:
15 Buildings
Public Facility or Infrastructure
Activities other than
Low/Moderate Income
Housing Benefit:
50 Persons Assisted
Public service activities other
than Low/Moderate Income
Housing Benefit:
155 Persons Assisted
Homeless Person Overnight
Shelter:
140 Persons Assisted

Homelessness Prevention:
550 Persons Assisted
CDBG: Public service activities other
$7,000 than Low/Moderate Income
Housing Benefit:
25 Persons Assisted
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Sort
Order

Goal Name

Start
Year

End
Year

Category

Geographic
Area

Needs Addressed

6

Public Housing
Safety

2020 2024 Public Housing

Citywide

Public Services

7

Program
Administration

2020 2024 Non-Housing
Community
Development

Citywide

Program
Administration

Funding

Goal Outcome Indicator

CDBG: Public service activities other
$8,000 than Low/Moderate Income
Housing Benefit:
400 Persons Assisted
CDBG: Other:
$59,740 1 Other

Table 53 – Goals Summary

Goal Descriptions

1 Goal Name
Goal
Description

2 Goal Name
Goal
Description
3 Goal Name
Goal
Description

Demolition and Clearance
Demolish and clear substandard structures to prevent or eliminate slums or blight. Vacant, substandard structures pose a
risk to health and safety. There are approximately 2,000 substandard structures in the city limits that need to be
demolished. The clearance of these lots not only addresses the problem of slums and blight, but also provides vacant lots
that can be utilized for new homes and enhance the living environment.
Neighborhood Improvement
Improve parks and infrastructure in the LMI Target Area. Improvements may include, but are not limited to, streets,
sidewalks, curbs, gutters, driveway approaches, alleys, pedestrian crossings, and street lights.
Youth Services
Support programs that benefit youth from low- to moderate- income households.
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4 Goal Name
Goal
Description

5 Goal Name
Goal
Description
6 Goal Name
Goal
Description
7 Goal Name
Goal
Description

Homeless Prevention and Intervention
Support programs that provide services to homeless individuals and individuals in danger of becoming homeless. These
programs may include, but are not limited to, providing food, shelter, and emergency aid; serving victims of domestic
violence and individuals struggling with addiction; and assisting individuals who were incarcerated or have aged out of
foster care.

Mental Health Services
Provide counseling services for residents experiencing family dysfunction, alcohol and substance abuse, domestic violence,
sexual abuse, or other mental health issues.
Public Housing Safety
Support activities to address the problems of drug abuse and associated crime in public housing.
Program Administration
The City will use the administrative funds for personnel and support of all phases of the application process,
environmental reviews, fair labor standards compliance issues, grant management and reporting, preparation and
execution of the Annual Action Plan and Consolidated Plan, and compliance with requirements of the CDBG program.

Estimate the number of extremely low-income, low-income, and moderate-income families to whom the jurisdiction will provide
affordable housing as defined by HOME 91.315(b)(2)
The estimate of the number of extremely low-income, low-income, and moderate-income families to whom the jurisdiction will provide
affordable housing is zero.
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SP-50 Public Housing Accessibility and Involvement – 91.215(c)
Need to Increase the Number of Accessible Units (if Required by a Section 504 Voluntary
Compliance Agreement)
Sherman Housing Authority has the required number of accessible units. The current fifteen units meet
the needs of the applicants applying for housing.

Activities to Increase Resident Involvements
Sherman Housing Authority has an active community center for adults and children. Adults may attend
English Language Learning and Adult Education classes, computer classes, and resident meetings that
are held twice a month with speakers from local social service agencies. After school programs are held
each day for the children as well as special summer programs.

Is the public housing agency designated as troubled under 24 CFR part 902?
No

Plan to remove the ‘troubled’ designation
NA

Consolidated Plan
OMB Control No: 2506-0117 (exp. 09/30/2021)

SHERMAN

96

SP-55 Barriers to affordable housing – 91.215(h)
Barriers to Affordable Housing
Public input to the City’s 2020 Community Needs Assessment questionnaire found that the primary
barriers to affordable housing in Sherman are lack of available housing stock and lack of monetary
resources necessary to develop and sustain affordable housing. The demand for affordable housing
exceeds the supply and there are insufficient public and private resources available to increase the
supply of affordable housing to meet this demand. With the need for affordable housing, Sherman is
challenged to find new and creative ways to encourage private investors and developers to build within
the City’s jurisdiction. The City of Sherman 2020 Analysis of Impediments to Fair Housing Choice
concludes that the City has the following multiple barriers to affordable housing:











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;
Shortage of handicapped accessible housing;
Shortage of rental housing units;
Older and aging housing stock in city;
Rapidly rising cost of existing and new housing construction; and
Shortage of affordable housing.

Strategy to Remove or Ameliorate the Barriers to Affordable Housing
The Comprehensive Plan lays out goals and policies that will contribute to affordable housing and fair
housing choice to include the preservation of existing housing and neighborhoods and support to safe,
attractive, and affordable housing options through city land-use regulations, federal programs, and
development incentives. To this end, CDBG funds will be used to continue and expand the housing
demolition program.
The City is addressing affordable housing through a demolition and clearance program targeting
unoccupied structures in neighborhoods that have shown a history of attracting new construction at
price-points well below the city-wide average. With 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 owner’s race, religion, sexual preference,
familial status, physical or mental ability, or age. When combined with the City’s aggressive tax
abatement program to promote new home construction in established neighborhoods, Sherman’s
demolition and clearance program achieves maximum results for those in low- and moderate-income
neighborhoods.
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SP-60 Homelessness Strategy – 91.215(d)
Reaching out to homeless persons (especially unsheltered persons) and assessing their
individual needs
Sherman relies on local nonprofit and faith-based organizations that provide emergency services to
assist persons who are homeless or at-risk of homelessness. Consistent with this approach, the City of
Sherman utilizes CDBG funds to support the efforts of organizations that serve the homeless population
including Grayson County Crisis Center, Texoma Family Shelter, Four Rivers Outreach, House of Eli, and
Grand Central Station.

Addressing the emergency and transitional housing needs of homeless persons
While the City of Sherman does not have a homeless shelter, it is home to Grayson County Crisis Center,
Four Rivers Outreach, House of Eli, and Grand Central Station. All of these organizations provide
emergency services to residents who are homeless or at risk of homelessness. Four Rivers Outreach and
House of Eli both provide transitional housing for men. Additional shelter is available to homeless
individuals and families in the Sherman-Denison MSA through the Texoma Family Shelter, which is
located in Denison. In 2022, the Texoma Family Shelter plans to break ground on a new dormitory for
transitional housing.

Helping homeless persons (especially chronically homeless individuals and families, families
with children, veterans and their families, and unaccompanied youth) make the transition to
permanent housing and independent living, including shortening the period of time that
individuals and families experience homelessness, facilitating access for homeless individuals
and families to affordable housing units, and preventing individuals and families who were
recently homeless from becoming homeless again.
Four Rivers Outreach provides a 16-bed one-year transitional housing program for men with substance
abuse issues, and House of Eli is a 15-bed transitional program for men ages 18-22 leaving incarceration
or foster care. Texoma Family Shelter plans to break ground on a new dormitory for transitional housing
in 2022.

Help low-income individuals and families avoid becoming homeless, especially extremely
low-income individuals and families who are likely to become homeless after being
discharged from a publicly funded institution or system of care, or who are receiving
assistance from public and private agencies that address housing, health, social services,
employment, education or youth needs
The House of Eli is a nonprofit faith-based organization in Sherman that serves young men ages 18-21
who are being released from incarceration, aging out of foster care, or are homeless.
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SP-65 Lead based paint Hazards – 91.215(i)
Actions to address LBP hazards and increase access to housing without LBP hazards
The City of Sherman has current policies and procedures to evaluate lead-based paint hazards and to
prevent unnecessary exposure of lead-based paint by individuals, families, and especially children. The
reduction of lead-based paint hazards in the current housing stock is of utmost concern with
approximately 72% of the jurisdiction’s total housing stock being constructed prior to 1979. Access to
specific information concerning the age and condition of the housing stock is now obtained on-line via
the internet from the Grayson Central Appraisal District. This information aids the City staff in
determining potential hazards of a particular property.
The City will provide reference material about lead-based paint hazards to the general public upon
request.

How are the actions listed above related to the extent of lead poisoning and hazards?
Over time, the actions listed above will promote greater awareness of the hazards of lead-based paint to
children and will also address unsafe housing conditions in pre-1978 units where children may
potentially be exposed to lead-based paint hazards.

How are the actions listed above integrated into housing policies and procedures?
At this time, the City has not planned any CDBG-funded activities that require application of the Lead
Safe Housing Rule. If the City undertakes a program to which the Lead Safe Housing Rule applies, then
the City will follow the notification requirements of the Rule.
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SP-70 Anti-Poverty Strategy – 91.215(j)
Jurisdiction Goals, Programs and Policies for reducing the number of Poverty-Level Families
The implementation of CDBG activities to meet the goals established in this Plan will help to reduce the
number of poverty level families by:










Supporting housing preservation programs that assure low-income households have a safe,
decent, and appropriate place to live;
Supporting activities that expand the supply of housing that is affordable to low- and moderateincome households;
Supporting a continuum of housing and public service programs to prevent and eliminate
homelessness;
Supporting public services offered by nonprofit organizations for low- and moderate-income
residents including those with special needs and those at risk of homelessness;
Coordinating local resources to increase educational opportunities for low-income persons in
order to increase their ability to earn higher wages;
Helping improve the link between job training programs and local job creation efforts to attract
high paying employers;
Promoting financial counseling and classes on budgeting and money management;
Promoting the link between housing, employment, and educational systems and facilities; and
Promoting programs and training that help families in need become more self-sufficient.

These goals are achieved by various social service programs and through the support of local non-profit
agencies.

How are the Jurisdiction poverty reducing goals, programs, and policies coordinated with this
affordable housing plan?
The City's anti-poverty efforts complement its plans to improve the LMI Target Area by providing
additional stability and resources to low-income households.
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SP-80 Monitoring – 91.230
Describe the standards and procedures that the jurisdiction will use to monitor activities
carried out in furtherance of the plan and will use to ensure long-term compliance with
requirements of the programs involved, including minority business outreach and the
comprehensive planning requirements
Monitoring: The Neighborhood Services program staff will be responsible for maintaining accurate and
complete files as required by the U.S. Department of Housing and Urban Development on each
participant and recipient of assistance. In addition, staff will conduct reviews to determine compliance
with long-term program requirements. The City will conduct reviews, both internal and external, of
subrecipients, of projects for compliance with Section 504 Handicapped Accessibility, Lead-Based Paint,
Housing Quality Standards, Davis-Bacon Labor Standards, and other rules as appropriate.
Subrecipient Programs: The City has responsibility for overall CDBG and Consolidated Plan compliance,
including the performance of its subrecipients. Clear record keeping requirements for subrecipients are
essential for grant accountability. This includes responsibility for documenting activities with special
requirements, such as necessary determinations, income certifications, or written agreements with
beneficiaries. The City will conduct programmatic monitoring and fiscal monitoring each Program Year.
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Expected Resources
AP-15 Expected Resources – 91.220(c)(1,2)
Introduction
The City of Sherman as an entitlement city receives a Community Development Block Grant (CDBG) from the U.S. Department of Housing and
Urban Development (HUD). CDBG programs are administered by the City of Sherman utilizing entitlement allocations each year. Currently,
these are the only funds that the City of Sherman receives to support the activities outlined under the Consolidated Plan.

Anticipated Resources
Program

CDBG

Source of
Funds

public federal

Uses of Funds

Expected Amount Available Year 1
Annual
Program
Prior Year
Total:
Allocation: Income: $
Resources:
$
$
$

Acquisition
Admin and Planning
Economic
Development
Housing
Public
Improvements
Public Services

Expected
Amount
Available
Remainder
of ConPlan
$

Narrative Description

Federal entitlement city
allocation

366,740

0

0

366,740

0

Table 54 - Expected Resources – Priority Table

Explain how federal funds will leverage those additional resources (private, state and local funds), including a description of how
matching requirements will be satisfied
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The City of Sherman will pursue additional sources of funding, as available, to address the needs identified in the Consolidated
Plan. Subrecipients already use CDBG funding to leverage their organizations' existing resources. Additionally, resources are available to
residents through other community organizations. Coordination with local businesses, industry, social, neighborhood, civic, and religious groups
addresses gaps to maintain the City’s standard of living and meet the overall goals and implementation of the Consolidated Plan.
HUD and the Texas Department of Housing and Community Affairs Rental Assistance programs administered by the Sherman Housing Authority,
Grayson County Housing Authority, and Texoma Council of Governments receive funding to provide affordable rental housing.
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If appropriate, describe publically owned land or property located within the jurisdiction that
may be used to address the needs identified in the plan
The City does not intend to use publicly owned land or property to fulfill the goals of the 2020-2024
Consolidated Plan.
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Annual Goals and Objectives
AP-20 Annual Goals and Objectives
Goals Summary Information
Sort
Order

1

Goal Name

Start
Year

End
Year

Category

Geographic
Area

Demolition and
Clearance
Neighborhood
Improvement

2020 2024 Affordable
Housing
2020 2024 Affordable
Housing

Citywide

3

Youth Services

2020 2024 Non-Housing
Community
Development

4

Homeless
Prevention and
Intervention

5

Mental Health
Services

2

Funding

Demolition and
Clearance
Park and
Infrastructure
Improvements

CDBG:
$88,000
CDBG:
$164,000

Citywide

Public Services

CDBG:
$16,000

2020 2024 Homeless
Non-Homeless
Special Needs

Citywide

Public Services

CDBG:
$24,000

2020 2024 Non-Homeless
Special Needs
Non-Housing
Community
Development

Citywide

Public Services

CDBG:
$7,000
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Needs Addressed

LMI Target
Area

SHERMAN

Goal Outcome Indicator

Buildings Demolished: 15
Buildings
Public Facility or Infrastructure
Activities other than
Low/Moderate Income Housing
Benefit: 50 Persons Assisted
Public service activities other
than Low/Moderate Income
Housing Benefit: 155 Persons
Assisted
Homeless Person Overnight
Shelter: 140 Persons Assisted
Homelessness Prevention: 550
Persons Assisted
Public service activities other
than Low/Moderate Income
Housing Benefit: 25 Persons
Assisted
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Sort
Order

Goal Name

Start
Year

End
Year

Category

Geographic
Area

Needs Addressed

6

Public Housing
Safety

2020 2024 Public Housing

Citywide

Public Services

7

Program
Administration

2020 2024 Non-Housing
Community
Development

Citywide

Program
Administration

Funding

Goal Outcome Indicator

CDBG: Public service activities other
$8,000 than Low/Moderate Income
Housing Benefit: 400 Persons
Assisted
CDBG: Other: 1 Other
$59,740

Table 55 – Goals Summary

Goal Descriptions

1 Goal Name
Goal
Description

2 Goal Name
Goal
Description
3 Goal Name
Goal
Description

Demolition and Clearance
Demolish and clear substandard structures to prevent or eliminate slums or blight. Vacant, substandard structures pose a
risk to health and safety. There are approximately 2,000 substandard structures in the city limited that need to be
demolished. The clearance of these lots not only addresses the problem of slums and blight, but also provides vacant lots
that can be utilized for new homes to increase affordable housing stock.
Neighborhood Improvement
Improve parks and infrastructure in the LMI Target Area. Improvements may include, but are not limited to, streets,
sidewalks, curbs, gutters, driveway approaches, alleys, pedestrian crossings, and street lights.
Youth Services
Support programs that benefit youth from low- to moderate- income households.
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4 Goal Name
Goal
Description

5 Goal Name
Goal
Description
6 Goal Name
Goal
Description
7 Goal Name
Goal
Description

Homeless Prevention and Intervention
Support programs that provide services to homeless individuals and individuals in danger of becoming homeless. These
programs may include, but are not limited to, providing food, shelter, and emergency aid; serving victims of domestic
violence and individuals struggling with addiction; and assisting individuals who were incarcerated or have aged out of
foster care.
Mental Health Services
Provide counseling services for residents experiencing family dysfunction, alcohol and substance abuse, domestic violence,
sexual abuse, or other mental health issues.
Public Housing Safety
Support activities to address the problems of drug abuse and associated crime in public housing.
Program Administration
The City will use the administrative funds for personnel and support of all phases of the application process,
environmental reviews, fair labor standards compliance issues, grant management and reporting, preparation and
execution of the Annual Action Plan and Consolidated Plan, and compliance with requirements of the CDBG program.
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Projects
AP-35 Projects – 91.220(d)
Introduction
To address the high priority needs identified in the 2020-2024 Consolidated Plan, the City of Sherman
will invest CDBG funds in demolition and clearance; street improvements; public services including
youth services, homeless prevention and intervention; mental health services; public housing safety;
and program administration. These programs support the City’s objectives to create opportunities for
decent housing, increase the safety and livability of neighborhoods, and support resilience-building and
self-sufficiency programs. Together, these projects will provide opportunities for persons of low- to
moderate-income to improve their living environments, particularly residents of the LMI Target Area.

Projects
#
1
2
3
4
5
6
7
8
9
10
11

Project Name
Demolition and Clearance Program
Neighborhood Improvement Project
Boys & Girls Club of Sherman, Inc.
CASA of Grayson County
Child & Family Guidance Center of Texoma
Four Rivers Outreach
Grayson College Foundation
Grayson County Crisis Center
Texoma Family Shelter
Sherman Housing Authority
Program Administration

Table 56 – Project Information

Describe the reasons for allocation priorities and any obstacles to addressing underserved
needs
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AP-38 Project Summary
Project Summary Information
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1

2

3

Project Name

Demolition and Clearance Program

Target Area

Citywide

Goals Supported

Demolition and Clearance

Needs Addressed

Demolition and Clearance

Funding

CDBG: $88,000

Description

A program to demolish vacant, substandard structures and clear
property lots that pose a risk to health and safety.

Target Date

9/30/2021

Estimate the number
and type of families
that will benefit from
the proposed activities

15 substandard structures will be demolished and cleared benefiting
45 families living adjacent to the substandard structures.

Location Description

City of Sherman

Planned Activities

Demolish and clear substandard structures to prevent or eliminate
slums or blight.

Project Name

Neighborhood Improvement Project

Target Area

LMI Target Area

Goals Supported

Neighborhood Improvement

Needs Addressed

Park and Infrastructure Improvements

Funding

CDBG: $164,000

Description

A program to improve parks and infrastructure in the LMI Target Area.

Target Date

9/30/2021

Estimate the number
and type of families
that will benefit from
the proposed activities

20 low- and moderate-income families in the LMI Target Area will
benefit from the improvements.

Location Description

LMI Target Area

Planned Activities

Improve parks and infrastructure in the LMI Target Area.
Improvements may include, but are not limited to streets, sidewalks,
curbs, gutters, driveway approaches, alleys, pedestrian crossings, and
street lights.

Project Name

Boys & Girls Club of Sherman, Inc.

Target Area

Citywide
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4

Goals Supported

Youth Services

Needs Addressed

Public Services

Funding

CDBG: $9,000

Description

A project to assist with the development and advancement of a teen
program for those from low- and moderate-income households.

Target Date

9/30/2021

Estimate the number
and type of families
that will benefit from
the proposed activities

20 low- to moderate-income families will benefit from the proposed
activities.

Location Description

Boys & Girls Club of Sherman, Inc.

Planned Activities

The Club will offer extended hours for teens as well as regular teen
nights. Not only will the Club's teen center be a safe place, it will offer
enriching programs, most of which are evidence-based. Programs
include, but are not
limited to Career Launch (career skills and job readiness) and
Diplomas 2 Degrees (helping teens navigate life after high school).

Project Name

CASA of Grayson County

Target Area

Citywide

Goals Supported

Youth Services

Needs Addressed

Public Services

Funding

CDBG: $3,500

Description

A volunteer advocate training program to educate new volunteers on
process and procedures to advocate for foster children in Grayson
County that have been abused or neglected.

Target Date

9/30/2021

Estimate the number
and type of families
that will benefit from
the proposed activities

75 families that are presumed to be extremely low income will benefit
from the proposed activities.

Location Description

This program is for limited clientele (foster children) that are Sherman
residents.
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5

6

Planned Activities

CASA of Grayson County will use the funds to train 3 volunteer
advocates and purchase training materials. CASA volunteers are then
appointed by a judge to represent and advocate for a child's best
interest in the child protection system.

Project Name

Child & Family Guidance Center of Texoma

Target Area

Citywide

Goals Supported

Mental Health Services

Needs Addressed

Public Services

Funding

CDBG: $7,000

Description

A program to provide counseling services for family dysfunction,
alcohol and substance abuse, domestic violence, sexual abuse, and
other metal health issues for low- and moderate-income Sherman
residents.

Target Date

9/30/2021

Estimate the number
and type of families
that will benefit from
the proposed activities

20 low- and moderate-income families will benefit from the proposed
activities.

Location Description

Services will be provided at the Child & Family Guidance Center of
Texoma. In addition, telehealth services are now available to clients
that prefer this model of care.

Planned Activities

Planned activities are to provide mental healthcare counseling
services for family dysfunction, alcohol and substance abuse,
domestic violence, sexual abuse, and other metal health issues.
Counseling will support clients in overcoming challenging mental
health issues which will improve their lives and overall functioning
resulting in benefits to the clients, their families, and the community
as a whole.

Project Name

Four Rivers Outreach

Target Area

Citywide

Goals Supported

Homeless Prevention and Intervention

Needs Addressed

Public Services

Funding

CDBG: $9,000
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7

Description

A program that serves those who are overcoming their struggles with
addiction by providing a men's residential 16-bed facility and a 12month Life Renewal program.

Target Date

9/30/2021

Estimate the number
and type of families
that will benefit from
the proposed activities

50 families will benefit from the proposed activities. Most of the men
in the Life Renewal Program are homeless and jobless when they
enter and, therefore, are presumed to be extremely low income.

Location Description

Four Rivers Outreach in Sherman, Texas

Planned Activities

Four Rivers will use CDBG funds to help cover a portion of the cost of
utilities.

Project Name

Grayson College Foundation

Target Area

Citywide

Goals Supported

Youth Services

Needs Addressed

Public Services

Funding

CDBG: $3,500

Description

A program to provide scholarships to cover tuition for the youth
summer camp for City of Sherman residents living in low- and
moderate-income households.

Target Date

9/30/2021

Estimate the number
and type of families
that will benefit from
the proposed activities

20 low- and moderate-income families will benefit from the proposed
activities.

Location Description

College for Kids camps are hosted at both the Grayson College Main
Campus in Denison, Texas, and South Campus in Van Alstyne, Texas.
Camps are held in various buildings on the campuses.

Planned Activities

College for Kids camps are one week, 12-hour youth summer camps.
Tuition covers instruction, all necessary supplies, a camp T-shirt, water
bottle, daily snack, and certificate of completion. The camps are
designed to encourage career exploration in health sciences,
manufacturing, and law enforcement, creative arts, sciences, culinary
arts, digital technology including coding, and 3D design.

Project Name

Grayson County Crisis Center
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8

9

Target Area

Citywide

Goals Supported

Homeless Prevention and Intervention

Needs Addressed

Public Services

Funding

CDBG: $9,000

Description

A program of activities that will provide emergency assistance to
homeless women and children of domestic violence, who at one time,
resided within the city limits of Sherman.

Target Date

9/30/2021

Estimate the number
and type of families
that will benefit from
the proposed activities

100 families will benefit from the proposed activities. The women and
children in the residential program are defined by HUD as part of the
homeless community and, therefore, are presumed to be extremely
low income.

Location Description

Sherman, Texas

Planned Activities

The funds requested will be used to offset some of the cost of
providing services to victims of domestic violence and sexual assault
and their children. The Crisis Center assists clients by offering
programs help them become self-sufficient and live in violence free
homes.

Project Name

Texoma Family Shelter

Target Area

Citywide

Goals Supported

Homeless Prevention and Intervention

Needs Addressed

Public Services

Funding

CDBG: $6,000

Description

A program of activities that will provide emergency assistance to
homeless individuals and families who at one time resided within the
city limits of Sherman.

Target Date

9/30/2021

Estimate the number
and type of families
that will benefit from
the proposed activities

100 families presumed to be extremely low income will benefit from
the proposed activities.

Location Description

The Texoma Family Shelter is in Denison, Texas, and serves the
Sherman-Denison MSA. The Shelter estimates that 27% of its
residents lived in Sherman prior to shelter entry.
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Planned Activities

10 Project Name

The Texoma Family Shelter serves homeless families and individuals to
help them achieve self-sufficiency. Activities include providing
emergency shelter, food boxes, residential and non-residential meals,
case management, employment services, transportation, clothing,
and personal hygiene items.
Sherman Housing Authority

Target Area

Citywide

Goals Supported

Public Housing Safety

Needs Addressed

Public Services

Funding

CDBG: $8,000

Description

A program to address the problems of drug abuse and associated
crime in public housing.

Target Date

9/30/2021

Estimate the number
and type of families
that will benefit from
the proposed activities

250 families in public housing will benefit from these activities.

Location Description

Areas around Sherman Housing Authority units.

Planned Activities

Activities include increasing law enforcement services to stop the sale
of illegal drugs in and around assisted housing, apprehend sellers of
such drugs, and reduce crime in the assisted housing area.

11 Project Name

Program Administration

Target Area

Citywide

Goals Supported

Program Administration

Needs Addressed

Program Administration

Funding

CDBG: $59,740

Description

Administrative personnel and support for all phases of the CDBG
program process.

Target Date

9/30/2021

Estimate the number
and type of families
that will benefit from
the proposed activities

NA

Location Description

Municipal Building, City of Sherman
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Planned Activities

Administrative activities support all phases of the grant program
including the application process; environmental reviews; fair labor
standard compliance; contract management; fair housing grantee
performance reports; and preparation of the annual Action Plan,
Consolidated Plan, and associated reporting.
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AP-50 Geographic Distribution – 91.220(f)
Description of the geographic areas of the entitlement (including areas of low-income and
minority concentration) where assistance will be directed
Forty-five percent of the City's CDBG funds are allocated geographically to the LMI Target Area. The
remaining funds are used for demolition and clearance to prevent or eliminate slums or blight citywide,
for public services for low- and moderate-income clientele located throughout the City, and for program
administration. The majority of the jurisdiction’s older housing stock is geographically located in the LMI
Target Area, which has a high concentration of households with multiple housing problems. Black or
African American and Hispanic or Latinx households have disproportionally greater needs and are
located in the LMI Target Area in higher concentrations.

Geographic Distribution
Target Area
Percentage of Funds
LMI Target Area
45
Table 57 - Geographic Distribution

Rationale for the priorities for allocating investments geographically
The City directs the majority of its CDBG funds toward improving the LMI Target Area because the area
has the greatest need for investment. The Neighborhood Improvement Project will help revitalize the
LMI Target Area by increasing safety and livability. Improvements in the Target Area will attract private
investment, leveraging the investment of CDBG funds.

Discussion
The majority of the residences in the LMI Target Area were built from 1960-1969. It is the most diverse
area of the City with the highest unemployment rate and greatest housing cost burden. Residents in the
area need additional support to attain affordable housing. There is a need for new affordable housing in
the LMI Target Area and infrastructure improvements. There is also a need for demolition and clearance
of substandard structures that pose a risk to health and safety. Investing in improving the parks and
infrastructure in this areas will attract private investment.
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Affordable Housing
AP-55 Affordable Housing – 91.220(g)
Introduction
The City does not utilize CDBG funds to provide affordable housing units. The City is addressing
affordable housing through a demolition and clearance program targeting unoccupied structures to
prevent and eliminate slums and blight and to encourage private investment in the community. A
range of public service programs supported by CDBG funds provide temporary shelter to homeless and
special needs residents.
One Year Goals for the Number of Households to be Supported
Homeless
Non-Homeless
Special-Needs
Total

0
0
0
0

Table 58 - One Year Goals for Affordable Housing by Support Requirement

One Year Goals for the Number of Households Supported Through
Rental Assistance
0
The Production of New Units
0
Rehab of Existing Units
0
Acquisition of Existing Units
0
Total
0
Table 59 - One Year Goals for Affordable Housing by Support Type

Discussion
The City creates opportunities for decent housing by demolishing and clearing substandard structures to
provide cleared lots that can be used for new construction. It also plans to improve parks and
infrastructure in the LMI Target Area to increase the safety and livability of those neighborhoods.
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AP-60 Public Housing – 91.220(h)
Introduction
The City of Sherman assists the Sherman Housing Authority by utilizing CDBG funds to help the Housing
Authority increase public safety.

Actions planned during the next year to address the needs to public housing
The Sherman Housing Authority currently has 298 public housing apartments: 190 for elderly, disabled,
or handicapped residents; 93 for small and large families; and 15 for physically disabled individuals. The
Housing Authority of Grayson County administers 257 Section 8 Housing Choice Vouchers with an
annual turnover of 17%. The average voucher holder has received housing benefits for 5 years and 10
months. The average wait for a voucher is 5 months. Texoma Council of Governments manages 482
Housing Choice Vouchers in Grayson and Fannin counties. TCOG provided vouchers to 210 Sherman
residents in 2020. TCOG’s annual turnover is 7% with the average voucher holder receiving benefits for 7
years. The average wait for a voucher from TCOG is 9 months. There are 21 low income housing
apartment communities in Grayson County with 879 income based apartments and 664 rent subsided
apartments.
Source: Affordable Housing Online, affordablehousingonline.com/housing-search/Texas, accessed
January 24, 2021; TCOG Summary of Services Rendered in 2020 for City of Sherman
The Sherman Housing Authority, Grayson County Housing Authority, and the Texoma Council of
Governments have stated their intent to continue to seek and apply for additional funding from various
federal, state, and local resources to address the demand for rental assistance within the jurisdiction.

Actions to encourage public housing residents to become more involved in management and
participate in homeownership
Many social service programs are offered at the housing authority’s Rosa Viola Hill Community Center.
Such classes involving family budgeting, first-time home buyer’s seminars, and first-time loan seminars
held by local lending institutions help residents prepare for the future and set goals for self-sufficiency.
These programs are administered by the Housing Authority to encourage residents to become more
involved in the management and participate in home ownership.

If the PHA is designated as troubled, describe the manner in which financial assistance will be
provided or other assistance
The Sherman Housing Authority is designated as a High Performer under 24 CFR part 902.
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AP-65 Homeless and Other Special Needs Activities – 91.220(i)
Describe the jurisdictions one-year goals and actions for reducing and ending homelessness
including
Reaching out to homeless persons (especially unsheltered persons) and assessing their
individual needs
Sherman relies on local nonprofit and faith-based organizations that provide emergency services to
assist persons who are homeless or at-risk of homelessness. The City will invest CDBG funds during the
2020 Program Year to help cover operating expenses for Four Rivers Outreach and the Texoma Family
Shelter.

Addressing the emergency shelter and transitional housing needs of homeless persons
While the City of Sherman does not have a homeless shelter, it is home to Grayson County Crisis Center,
Four Rivers Outreach, House of Eli, and Grand Central Station. All of these organizations provide
emergency services to residents who are homeless or a-risk-of homelessness. Four Rivers Outreach and
House of Eli provide transitional housing for men. Additional shelter is available to homeless individuals
and families in the Sherman-Denison MSA through the Texoma Family Shelter, which is located in
Denison. The City will invest CDBG funds during the 2020 Program Year to help cover operating
expenses for Four Rivers Outreach, the Grayson County Crisis Center, and the Texoma Family Shelter. In
2022, the Texoma Family Shelter plans to break ground on a new dormitory for transitional housing.

Helping homeless persons (especially chronically homeless individuals and families, families
with children, veterans and their families, and unaccompanied youth) make the transition to
permanent housing and independent living, including shortening the period of time that
individuals and families experience homelessness, facilitating access for homeless individuals
and families to affordable housing units, and preventing individuals and families who were
recently homeless from becoming homeless again
Four Rivers Outreach provides a one-year transitional housing program for men with substance abuse
issues. Texoma Family Shelter plans to break ground on a new dormitory for transitional housing in
2022. The City will invest CDBG funds during the 2020 Program Year to help cover operating expenses
for Four Rivers Outreach, the Grayson County Crisis Center, and the Texoma Family Shelter.

Helping low-income individuals and families avoid becoming homeless, especially extremely
low-income individuals and families and those who are: being discharged from publicly
funded institutions and systems of care (such as health care facilities, mental health facilities,
foster care and other youth facilities, and corrections programs and institutions); or, receiving
assistance from public or private agencies that address housing, health, social services,
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employment, education, or youth needs
This need is met by the House of Eli, a nonprofit faith-based organization in Sherman that serves young
men ages 18-21 who are being released from incarceration, aging out of foster care, or are
homeless. They were recipients of CDBG-CV funds Program Year 19 funds.
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AP-75 Barriers to affordable housing – 91.220(j)
Introduction:
Public input to the City’s 2020 Community Needs Assessment questionnaire found that the primary
barriers to affordable housing in Sherman are lack of available housing stock and lack of monetary
resources necessary to develop and sustain affordable housing. The demand for affordable housing
exceeds the supply and there are insufficient public and private resources available to increase the
supply of affordable housing to meet this demand. With the need for affordable housing, Sherman is
challenged to find new and creative ways to encourage private investors and developers to build within
the City’s jurisdiction. The City of Sherman 2020 Analysis of Impediments to Fair Housing Choice
concludes that the City has the following multiple barriers to affordable housing:












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;
Shortage of handicapped accessible housing;
Shortage of rental housing units;
Older and aging housing stock in city;
Rapidly rising cost of existing and new housing construction; and
Shortage of affordable housing.

Actions it planned to remove or ameliorate the negative effects of public policies that serve
as barriers to affordable housing such as land use controls, tax policies affecting land, zoning
ordinances, building codes, fees and charges, growth limitations, and policies affecting the
return on residential investment
The Sherman Comprehensive Plan lays out goals and policies that will contribute to affordable housing
and fair housing choice to include the preservation of existing housing and neighborhoods and support
to safe, attractive, and affordable housing options through city land-use regulations, federal programs,
and development incentives. To this end, CDBG funds will be used to continue and expand the housing
demolition program. When combined with the city’s aggressive tax abatement program to promote
new home construction in established neighborhoods, Sherman’s demolition and clearance program
achieves maximum results for those in low- and moderate-income neighborhoods.

Discussion:
The City is addressing affordable housing through a demolition and clearance program targeting
unoccupied structures to prevent and eliminate slums and blight and to encourage private
investment. With a proactive approach, Sherman incentivizes infill development to stimulate private
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investment in affordable housing and support fair housing choice.
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AP-85 Other Actions – 91.220(k)
Introduction:
In the implementation of the 2020 Action Plan, the City will invest CDBG resources to address obstacles
to meeting underserved needs, foster and maintain affordable housing, reduce lead-based paint
hazards, reduce the number of poverty-level families, develop institutional structure, and enhance
coordination between public and private housing and social service agencies.

Actions planned to address obstacles to meeting underserved needs
The primary obstacles to meeting underserved needs include lack of government and private funding,
the high cost of housing, and the loss of purchasing power. To address these obstacles, the City is
investing CDBG funds through the 2020 Action Plan in projects that improve neighborhoods, prevent
homelessness, and support public services to low- and moderate-income residents and those with
special needs. To address underserved needs, the City is allocating at least 71% of its non-administrative
CDBG investments for Program Year 2020 to projects and activities that benefit low- and moderateincome residents with the remaining 29% allocated to demolition and clearance of substandard
structures to prevent or eliminate slums or blight. Some of the demolition will take place in the LMI
Target Area.

Actions planned to foster and maintain affordable housing
In the implementation of the 2020 Action Plan, the City will invest CDBG funds to foster affordable
housing through Demolition and Clearance and Neighborhood Improvement.

Actions planned to reduce lead-based paint hazards
The City of Sherman has current policies and procedures to evaluate lead-based paint hazards and to
prevent unnecessary exposure of lead-based paint by individuals, families, and especially children. The
reduction of lead-based paint hazards in the current housing stock is of utmost concern, with
approximately 72% of the jurisdiction’s total housing stock being constructed prior to 1979. Access to
specific information concerning the age and condition of the housing stock is now obtained on-line via
the internet from the Grayson County Appraisal Office. Additionally, information is available to the
general public and upon request.

Actions planned to reduce the number of poverty-level families
The implementation of CDBG activities meeting the goals established in the 2020-2024 Consolidated
Plan and this Action Plan will help to reduce the number of poverty level families by:


Supporting activities that expand the supply of housing that is affordable to low- and moderate-

Consolidated Plan
OMB Control No: 2506-0117 (exp. 09/30/2021)

SHERMAN

124






income households;
Supporting activities that preserve the supply of decent housing that is affordable to low- and
moderate-income households;
Supporting a continuum of housing and public service programs to prevent and eliminate
homelessness;
Supporting housing preservation programs that assure low-income households have a safe,
decent, and appropriate place to live;
Supporting public services for low- and moderate-income residents including those with special
needs and those at-risk of homelessness offered by nonprofit organizations.

In addition to these local efforts, mainstream state and federal resources also contribute to reducing the
number of individuals and families in poverty. Federal programs such as the Earned Income Tax Credit
and Head Start provide pathways out of poverty for families who are ready to pursue employment and
educational opportunities. Together, these programs provide individuals and families with employment
assistance, subsidy for food, medical care, childcare, and cash payments to meet basic needs such as
housing, nutrition, and transportation. Other services are available to assist persons suffering from
substance abuse, domestic violence, and mental illness.

Actions planned to develop institutional structure
The institutional delivery system in Sherman is high-functioning and collaborative, particularly the
relationship between local government and the nonprofit sector. A network of capable non-profit
organizations are delivering a full range of services to residents. Strong city departments anchor the
administration of HUD grant programs and the housing, community, and economic development
activities that are implemented by the City. To support and enhance this existing institutional structure,
the City of Sherman will collaborate with nonprofit agencies receiving CDBG funds through the 2020
Action Plan to ensure that the needs of low- and moderate-income residents are met.

Actions planned to enhance coordination between public and private housing and social
service agencies
To enhance coordination between public and private housing and social service agencies, the City will
continue consulting with and inviting the participation of a wide variety of agencies and organizations
involved in the delivery of housing and supportive services to low- and moderate-income residents in
Sherman, particularly the LMI Target Area.
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Program Specific Requirements
AP-90 Program Specific Requirements – 91.220(l)(1,2,4)
Introduction:
In the implementation of programs and activities under the 2020 annual Action Plan, the City of
Sherman will follow all HUD regulations concerning the administration of CDBG funding to meet the
needs of low and moderate income residents.

Community Development Block Grant Program (CDBG)
Reference 24 CFR 91.220(l)(1)
Projects planned with all CDBG funds expected to be available during the year are identified in the
Projects Table. The following identifies program income that is available for use that is included in
projects to be carried out.

1. The total amount of program income that will have been received before the start of the next
program year and that has not yet been reprogrammed
2. The amount of proceeds from section 108 loan guarantees that will be used during the year to
address the priority needs and specific objectives identified in the grantee's strategic plan.
3. The amount of surplus funds from urban renewal settlements
4. The amount of any grant funds returned to the line of credit for which the planned use has not
been included in a prior statement or plan
5. The amount of income from float-funded activities
Total Program Income:

0
0
0
0
0
0

Other CDBG Requirements
1. The amount of urgent need activities

0

2. The estimated percentage of CDBG funds that will be used for activities that
benefit persons of low and moderate income. Overall Benefit - A consecutive
period of one, two or three years may be used to determine that a minimum
overall benefit of 70% of CDBG funds is used to benefit persons of low and
moderate income. Specify the years covered that include this Annual Action Plan.
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Attachments
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Citizen Participation Comments
City of Sherman
2020-2024 Consolidated Plan
Citizen Participation Comments

In outlining their vision for the development of the 2020-2024 Consolidated Plan, the City of
Sherman’s 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 from April
29, 2020, through June 19, 2020; however, the survey received minimal input, in part due to
COVID-19 impacts. Public Hearings were held March 3, 2020, and August 17, 2020, but no one
appeared to discuss the Plan. In addition, two virtual informational meetings were held on May
12 and May 14, 2020, to educate the public and stakeholders on the Analysis of Impediments to
Fair Housing Choice (AI) process and to gather comments that were used to develop the AI.
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Grantee Unique Appendices
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Grantee SF-424's and Certification(s)
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Appendixx - Alternate/Local Data Sources
1 Data Source Name
Community Needs Questionnaire
List the name of the organization or individual who originated the data set.

Civitas, LLC
www.civitassc.com
(843) 573-7825
Provide a brief summary of the data set.

A Community Needs Questionnaire was sent to various local agencies to gather data on services
provided and to help identify gaps in our service delivery system. Surveys were also made
available to the general public on the City of Sherman's website. This data was requested to assist
us in determining priority needs. Interaction with these agencies has increased our
comprehension of their needs in the face of reduced support and our awareness of how
important it is that we coordinate our efforts to provide a level of service that will continue to
impact the lives of our residents. The survey received minimal response, in part due to COVID-19
impacts.
What was the purpose for developing this data set?

The City of Sherman has to rely solely on various agencies to address specific needs within this
jurisdiction due to limited staff and funding. In order to work in conjunction with these agencies
to coordinate and improve the service delivery system and address specific objectives, the City
depends on the agencies' input to determine the priority needs of our community.
Provide the year (and optionally month, or month and day) for when the data was collected.

2020
Briefly describe the methodology for the data collection.

A primary goal of the Community Development Block Grant Program carried out in the City of
Sherman is to help provide decent housing. To properly assess current needs and services related
to housing and homelessness issues the City relies on local service providers' input to determine
the priority needs of our community.
Describe the total population from which the sample was taken.

NA
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Describe the demographics of the respondents or characteristics of the unit of measure, and the number
of respondents or units surveyed.

Thirteen local service providers and agencies were sent the Community Needs Questionnaires by
email. The questionnaire was also made available on the City of Sherman’s website for
stakeholders and community comment. Minimal responses were received due to the COVID-19
pandemic.
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