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Executive Summary
City of Carrollton, Analysis of Impediments to
Fair Housing Choice

This report is the 2015 Analysis of Impediments to Fair Housing Choice (AI) for the City ofCarrollton (city). This AI was prepared by BBC Research & Consulting (BBC) of Denver. BBC is aneconomic research and consulting firm with a specialty in housing studies, including fairhousing. BBC prepared the city’s Five-year Consolidated Plan in 2014.
Analysis of Impediments BackgroundAn Analysis of Impediments to Fair Housing Choice, or AI, is a U.S. Department of Housing andUrban Development (HUD) mandated review of impediments to fair housing choice in the publicand private sector. The AI is required for the City of Carrollton to receive federal housing andcommunity development block grant funding1.In general, the AI involves:
 A review of a city’s laws, regulations, actions and practices concerning housing;
 An assessment of how those laws, policies and practices affect the location, availability andaccessibility of housing; and
 An assessment of public and private sector conditions affecting fair housing choice.According to HUD, impediments to fair housing choice are:
 Any actions, omissions, or decisions taken because of race, color, religion, sex, disability,familial status or national origin that restrict housing choices or the availability of housingchoices.
 Any actions, omissions or decisions that have the effect of restricting housing choices or theavailability of housing choices on the basis of race, color, religion, sex, disability, familialstatus or national origin.HUD’s recent strategic plan notes that an inclusive community is one in which all people haveaccess to quality housing, education, employment opportunities, health care, andtransportation.2 HUD seeks, through its strategies to affirmatively further fair housing choice,
1 The city is also required to submit a Consolidated Plan for Housing and Community Development and an annual performancereport to receive funding each year. These reports were prepared separately from the AI and are available athttp://cityofcarrollton.com/modules/showdocument.aspx?documentid=12513.
2 http://portal.hud.gov/hudportal/HUD?src=/program_offices/cfo/stratplan.
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that jurisdictions ensure open, diverse, and equitable communities, as well as expand families’choice of affordable rental homes located in a broad range of communities.
Fair Housing ActsThe Federal Fair Housing Act (FFHA), passed in 1968 and amended in 1988, prohibitsdiscrimination in housing on the basis of race, color, national origin, religion, gender, familialstatus and disability. The FFHA covers most types of housing including rental housing, homesales, mortgage and home improvement lending, and land use and zoning. Excluded from the Actare owner-occupied buildings with no more than four units, single family housing sold or rentedwithout the use of a real estate agent or broker, housing operated by organizations and privateclubs that limit occupancy to members, and housing for older persons.3 HUD has recently addedprotection from discrimination based on sexual orientation or gender status to federally fundedhousing programs, including loans.HUD has the primary authority for enforcing the Fair Housing Act. HUD investigates thecomplaints it receives and determines if there is a “reasonable cause” to believe thatdiscrimination occurred. If reasonable cause is established, HUD brings the complaint before anAdministrative Law Judge. Parties to the action can also elect to have the trial held in a federalcourt (in which case the Department of Justice brings the claim on behalf of the plaintiff).4The Texas Fair Housing Act prohibits discrimination on the basis of race, religion, color, sex,national origin, disability and familial status. The Act mirrors the FFHA.Texas residents who feel that they might have experienced a violation of the FFHA or state fairhousing laws can contact HUD’s Office of Fair Housing and Opportunity in Fort Worth (FHEO) orthe Texas Workforce Commission (TWC). The North Texas Fair Housing Center, located in Dallasand serving 12 counties in the northern part of the Metroplex, is the closet local fair housingresource for Carrollton residents.
AI MethodologyBBC’s approach to the City of Carrollton AI was based on the methodologies recommended inHUD’s Fair Housing Planning Guide, Vol. I; HUD’s draft Assessment of Fair Housing template; ourexperience conducting AIs for other cities; and the specific needs of the City according to projectmanagers. The work scope consisted of the following:
Community participation. The Carrollton AI community participation process includedresident focus groups and meetings with stakeholders involved in housing and real estate todiscuss barriers to housing choice.
3 This is a very general description of the Fair Housing Act and the actions and properties covered by the Act. For more detailed
information on the Fair Housing Act, please see the full text, which can be found on the U.S. Department of Justice’s website,
www.usdoj.gov/crt/housing/title8.htm.
4 “How Much Do We Know? Public Awareness of the Nation’s Fair Housing Laws”, The U.S. Department of Housing and Urban
Development, Office of Policy and Research, April 2002.
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Demographic and housing profile. In this task, analyses of income, household composition,race and ethnicity, disability status, and English proficiency were used to identify areas ofconcentrations of protected classes and concentrated areas of poverty. Using a checklistdistributed by a HUD regional office, BBC also evaluated Carrollton’s zoning code and ordinancesfrom a fair housing perspective.
Fair housing environment. The analysis of the fair housing environment included a review offair housing complaints filed by or against residents and businesses in Carrollton; a review anddiscussion of trends in fair housing litigation; and an analysis of Home Mortgage Disclosure Act(HMDA) data for differences in loan denials and subprime lending among borrowers of differentraces and ethnicities.
Impediments and Fair Housing Action Plan. The AI concludes with a discussion of currentimpediments to fair housing choice identified through public participation, data analysis andreview of land use policies into impediments to fair housing choice. A five-year Fair HousingAction Plan is recommended for addressing the impediments.
2015 Barriers to Fair Housing ChoiceThe preliminary fair housing impediments found in this AI update are discussed below. Note:
These impediments will be supplemented with findings from the citizen and stakeholder
participation process once it is complete.

Impediment 1. Residential credit—particularly home improvement loans—can be
difficult for minority households in Carrollton to access. This may adversely affect
conditions of Carrollton’s neighborhoods with high proportions of minority
residents.

 Residential loans are denied between 20 and 30 percent of the time for most minorityapplicants, compared to between 13 and 14 percent for non-Hispanic white and Asianapplicants (Figure II-3 in Section II).
 Middle-income African American loan applicants are denied residential loans at almosttwice the rate of white applicants (Figure II-4).
 For the majority of borrower groups (whites excepted), home improvement loans aredenied more than 70 percent of the time (Figure II-5). The high rates of denials haveimplications for the condition of homes—and spillover effects in neighborhoods—of thecity’s minority residents.
 Although not perfectly correlated, many areas of high denials and high subprime lendingare also neighborhoods where minority residents are concentrated.



BBC RESEARCH & CONSULTING EXECUTIVE SUMMARY, PAGE 4

Impediment 2. Lack of affordable rental housing in Carrollton may
disproportionately impact Hispanic residents and children.Carrollton’s Hispanic residents have a poverty rate that is twice as high as other racial groups.Children have the highest poverty rate of any age cohort. As such, these two groups of residentsare disproportionately affected by limited affordable housing in the city.The limited number of affordable rentals in Carrollton relative to low income household growth,coupled with rising housing costs, has increased the need for affordable rentals during the pastdecade. The shortage of affordable rentals may disproportionately impact residents of Hispanicdescent and children, who have the highest rates of poverty in Carrollton.
Impediment 3. Fair housing information may be difficult for residents to find.Although city staff have a standard process for referring residents with questions about their fairhousing rights to appropriate organizations in the greater Dallas area, city websites do notcontain information about fair housing. When faced with fair housing questions, residents wouldneed to contact city staff directly and then be referred to the appropriate department ororganization outside of Carrollton.
2015 Recommended Fair Housing Action PlanIt is recommended that the City of Carrollton consider the following Fair Housing Action Plan(FHAP) and activities for reducing fair housing impediments.
Action Item 1. Improve the personal credit and financial literacy of certain
Carrollton residents.

 The city should support the availability of financial counseling to households wanting tobuy a home. Such counseling should be targeted to African American and Hispanic residentswho live in Census tracts where loan denials are the highest.
 The city should consider working with credit counseling agencies and nonprofit housingpartners to offer Public Service Announcements (PSAs) and other forms of outreach andeducation about good lending decisions and how to be aware of predatory lendingpractices.
Action Item 2. Continue city funding of home improvement and modification
programs. Carrollton should continue to help low income residents with home improvementsand accessibility modifications that they cannot afford and/or for which they cannot accessresidential credit from the private sector. The city should monitor the race, ethnicity and familialand disability status of program recipients to ensure that protected classes withdisproportionate needs are adequately served by the program. The city should also ensure thatthe program assists households located in neighborhoods with high rates of loan denials, towork against neighborhood disinvestment.
Action Item 3. Increase the inventory of deeply affordable rentals in Carrollton. Thecity should continue to support the development of subsidized rental units that are affordable to
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residents earning less than $20,000 per year and accommodate a range of unit sizes to ensurethat the families living in poverty with children have access to stable and affordable housing.
Action Item 4. Modify some aspects of the city’s land use code to mitigate
discriminatory treatment of persons with disabilities. The zoning code and land useregulatory review in Section I of this AI found several areas for improvement. These include:
 Adjust the definition of “family” to clarify that unrelated individuals with disabilities whoreside together in a congregate or group living arrangement are excepted from theoccupancy limit.
 Include a less restrictive definition of disability. The city’s current definition appears torestrict disability to a physical or mental impairment that substantially affects theiractivities of daily life. Not only is this a dated definition (the range of care persons withdisabilities need is wide-ranging and can change over time), this definition could beinterpreted to exclude persons with HIV/AIDS and recovering substance abusers.5
 Remove the restriction that a community home cannot be established within one-half mileof an existing community home. A number of courts have found that spacing/dispersalrequirements for group homes are discriminatory and do not serve a legitimategovernment purpose.
 Include personal care homes and residential facilities for persons with developmentaldisabilities, mental health challenges and recovering substance abusers in single family(personal care homes only) and multifamily districts by right.
 Incorporate a reasonable accommodation policy into the zoning code to increase awarenessand understanding of the policy; and
 Incorporate a discussion of fair housing law into the zoning ordinance.
Action Item 5. Improve access to fair housing information. Carrollton’s apartmentinspection program presents a unique opportunity for one-to-one fair housing education fromthe city to landlords and, by extension from landlords, to tenants. Rental housing inspectorsshould provide landlords with fair housing education materials for both the landlord and theunit’s tenant(s). Communication of fair housing information should also be distributed throughthe license and registration system.Carrolton should also provide information on fair housing rights on its website, with links toorganizations in the greater Dallas area that engage in fair housing education, conduct fairhousing investigation and accept complaints. Finally, as a part of routine training, frontline staffshould receive training in fair housing basics and be provided with appropriate referralinformation for landlord or tenant inquiries.
5 Although current users of addictive or controlled substances are not protected by the FFHA, recovering substance abusers are
generally considered as persons with disabilities. District courts have uniformly held that recovering substance abusers are protected
by federal fair housing laws.
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SECTION I. 
Demographic and Housing Profile 

An important starting point for the Analysis of Impediments to Fair Housing Choice (AI) is a 
review of demographic and economic conditions. This is not only a required component of AIs 
by HUD; the analysis also helps determine if protected classes are more likely to experience 
barriers to fair housing choice (“disproportionate impact”).  

In addition to an analysis of racial, ethnic, disability and poverty concentrations, this section also 
reviews the supply and location of affordable housing in Carrollton. It concludes with an 
analysis of the city land use regulations and ordinances that affect housing development and 
choice.  

Demographic Summary 

The latest U.S. Census population (from the American Community Survey, or ACS) estimates 
place the population of the City of Carrollton at 126,700. This is an increase of 17,124 people 
since 2000—almost 16 percent. On average, the city grew by 1,300 people per month between 
2000 and 2013.  

Carrollton experienced slower growth than the Metroplex region overall (23% increase between 
2000 and 2010) and much slower growth than Collin County (59%) and Denton County 
(53%)—but not Dallas County (just 7% growth). The Metroplex region is unique in that it is only 
one of two state regions in which all counties experienced positive population growth between 
2000 and 2010.  

Race and ethnicity. Figure I-1 presents the racial and ethnic composition of city residents and 
how the composition has changed since 2000.1 Between 2000and 2013, Carrollton experienced 
strong growth in its Hispanic (78% increase) and African American (68%) residents.2  The racial 
and ethnic diversity of the city increased overall.  

The city’s growth in Hispanic residents exceeded that of Dallas County (37% increase), but was 
less than Collin County (128%) and Denton County (130%). Similarly, Carrollton’s African 
American population increased at a higher rate than Dallas County overall (17%) but much 
slower than Collin County (182%) and Dallas County (119%). These Metroplex counties 
experienced some of the largest increases in Hispanic and African American residents in the 
entire region. 

                                                                    
1 It should be noted that Census data on race and ethnic identification vary with how people choose to identify themselves. 
The U.S. Census Bureau treats race and ethnicity separately: the Bureau does not classify Hispanic/Latino as a race, but rather 
as an identification of origin and ethnicity. In 2010 the U.S. Census Bureau changed the race question slightly, which may have 
encouraged respondents to check more than one racial category. 
2 The population of American Indian/Alaskan Native residents nearly doubled; however, these residents make up a very small 
proportion of residents overall (1%).  
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Figure I-1. 
Race and Ethnicity, City of Carrollton, Texas, 2000 and 2013 

 
Note: The ACS question on Hispanic origin was revised in 2008 to make it consistent with the 2010 Census Hispanic origin question. As 

such, there are slight differences in how respondents identified their origin between the 2000 Census and 2013 ACS. 

 Excludes “Some Other Race” category due to inconsistency of reporting between 2000 Census and 2013 ACS. 

Source: 2000 U.S. Census, 2013 ACS. 

Racial and ethnic concentrations. As shown in Figure I-2, areas within Carrollton with minority 
populations exceeding 50 percent are mostly located in central and south Carrollton.  

There are no concentrations of African American residents in Carrollton. Concentrations of 
Asian (Figure I-3) and Hispanic (I-4) residents occur in only a few Census tracts.   

Concentrations are based on the following HUD definitions:  

█ A minority concentrated area is any neighborhood or Census tract in which: 1) The 
percentage of households in a particular racial or ethnic minority group is at least 20 
percentage points higher than the percentage of that minority group for the housing 
market areas; 2) The total percentage of minority persons is at least 20 percentage points 
higher than the total percentage of all minorities in the housing market areas as a whole; or 
3) If a metropolitan area, the total percentage of minority persons exceeds 50 percent of its 
population.  

█ The “housing market area” is the region where it is likely that renters and purchasers 
would be drawn for a particular housing project. Generally the housing market area is the 
county.

Total population 118,652    122,613   3%

Race  
American Indian and Alaska Native 503            0% 971           1% 93%
Asian 11,944      11% 17,186     14% 44%
Black or African American 6,862         6% 11,512     9% 68%
Native Hawaiian and Other Pacific Islander 75              0% 72             0% -4%
White 78,758      72% 83,557     68% 6%
Some other race 8,451         8% 5,544       5% -34%
Two or more races 2,983         3% 3,771       3% 26%

Ethnicity
Hispanic or Latino 21,400      20% 38,176     31% 78%
Non-Hispanic White 88,176      80% 84,437     69% -4%

2000 2013
Number Percent Number Percent

2000-2013 
Percent 
Change
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Figure I-2. 
Areas in Carrollton with Minority Concentrations, 2010 

 
Source: 2010 Census and BBC Research & Consulting. 
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Figure I-3. 
Areas in Carrollton with Asian Resident Concentrations, 2010 

 
Source: 2010 Census and BBC Research & Consulting. 
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Figure I-4. 
Areas in Carrollton with Hispanic Resident Concentrations, 2010 

 
Source: 2010 Census and BBC Research & Consulting. 
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The map in Figure I-5 shows how Carrollton’s concentrations compare with minority concentrations in the Metroplex overall.  

Figure I-5. 
Census Tracts Greater Than 50 Percent Minority Concentration, Region 3, 
Metroplex, 2010 

 
Census Tracts Greater than 50 Percent Minority Concentration, Dallas, 
Carrollton, and Surrounding Communities, 2010 

  
Note: HUD’s definition of a minority area is a metropolitan area in which more than 50% of the residents are minorities. This map shows all Census tracts in the region with greater than 50% minority concentration. 
Source: 2010 Census and BBC Research & Consulting. 
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National origin and limited English proficiency (LEP). According the 2013 ACS, about 
32,000 of Carrollton’s residents are foreign-born. Of these, 38 percent are U.S. citizens—or 
12,000 residents. The remainder, 62 percent or 20,000 residents, are not U.S. citizens.  

The vast majority of Carrollton residents (even those foreign-born) speak English. Ten percent 
of residents have limited English proficiency. Of these, most speak Spanish (33%) or Asian or 
Pacific Islander languages (28%).  

Age. According to the 2013 ACS, the median age of residents in Carrollton is 34.4 years. Eight 
percent of the city’s population is made up of seniors (age 65 and older). This is similar to Collin 
(8%), Dallas (9%) and Denton (7%) Counties. The largest age cohort in the city is residents 
between the ages of 40 and 46, who make up 8.6 percent of all residents.  

Household composition. According to the 2013 ACS, there are approximately 43,000 
households in Carrollton. Nearly three-fourths of households in Carrollton are comprised of 
families (72%) and 36 percent of households have children.  About one-fifth of households are 
single persons living alone and 10 percent are single-parent families, mostly female-headed 
(7%). The single parent population is Carrollton is similar to that of Collin and Denton Counties 
and lower than the 14percent of households who are single parents in Dallas County.  

Disability. Currently, about 6 percent of Carrollton's residents have some type of disability. 
This is the same as Collin County, but lower than Dallas (9%) and Denton (8%) counties. One-
third of the City's seniors have a disability. The most common types of disabilities are physical 
and inability to live independently (self-care disability).  An estimated 14 percent of 3 to 17 year 
olds in Carrollton have been diagnosed with a developmental disability.   

As specified in federal regulations: “The most integrated setting is one that enables individuals 
with disabilities to interact with nondisabled persons to the fullest extent possible, consistent 
with the requirements of the Americans with Disabilities Act, 42 USC. 12101, et seq., and Section 
504 of the Rehabilitation Act of 1973, 29 USC 794. See 28 CFR. Part. 35, App. A (2010) 
(addressing 25 CFR 35.130).” Under this principle, derived from the Supreme Court’s decision in 
Olmstead vs. L.C., institutionalized settings are to be avoided to the maximum possible extent in 
favor of settings in which persons with disabilities are integrated with nondisabled persons. 

Different types of accommodations and/or services may be needed to allow individuals with 
disabilities to live in integrated settings. For example, persons with physical disabilities may 
need units with universal design or accessibility features, both within the public and assisted 
housing stock, specific to their needs. Persons with other types of disabilities may require access 
to services and support—e.g., transportation assistance, specific health services—they need to 
live independently. Many persons with disabilities need housing that is affordable, as well as 
accessible.    

Figure I-6 shows where persons with disabilities reside in Carrollton. One Census tract—located 
in southwest Carrollton—has a relatively high proportion of persons with disabilities (more 
than twice the citywide rate). This is not a low income or high poverty Census tract.  
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Figure I-6. 
Proportions of Persons with a Disability by Census Tract, City of Carrollton, Texas, 2012 

 
Source: 2008-2012 ACS. 
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Low income areas. The Carrollton 2014-2018 Consolidated Plan identified and analyzed the 
location of low and moderate income (LMI) areas in Carrollton. These were identified based on 
the 2008-2012 and 2012 American Community Survey (ACS) and the 2014 HUD LMI categories. 
The calculation used to identify LMI areas was: 

1) Determine average household size by Census tract using 2012 ACS;  

2) Determine the LMI ceiling by tract, which is 80 percent of the median family income limit 
closest to the tract-level average family size; 

3) Using household income distribution data from the ACS, determine the number of households 
in the tract that earn less than the LMI ceiling; 

4) Calculate the proportion of the tract's households that the LMI households represent. If 42.5 
percent or more (Carrollton’s threshold for LMI households), the tract is a LMI tract. 

Figure I-7 shows LMI areas in Carrollton. Figure I-8 shows the range of LMI proportion by 
Census tract.  

Lower and moderate households mostly live below State Highway 190. Figure I-8, which shows 
where high concentrations exist, demonstrates that low and moderate income households are 
generally dispersed throughout Carrollton except for a handful of Census tracts along the city’s 
southern boundary.  
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Figure I-7. 
Low Moderate Income Areas by Census Tract, City of Carrollton, Texas, 2014 

 
Source: 2008-2012 and 2012 ACS, HUD, and BBC Research & Consulting. 
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Figure I-8. 
Low Moderate Income Proportions by Census Tract, City of Carrollton, Texas, 2014 

 
Source: 2008-2012 and 2012 ACS, HUD, and BBC Research & Consulting. 
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Poverty. Of the low and moderate income households shown above, some earn so little that they 
meet the federal definition of poverty (roughly earning less than $25,000 for a family of four). In 
Carrollton, 9.5 percent of residents live below this poverty line. This is much lower than in Dallas 
County (18%) and slightly higher  than in Collin (7%) and Denton (8%) Counties.  

Poverty is highest for Carrollton’s children: 16 percent live in households that are poor. Seniors 
have the lowest poverty rate of any age cohort at 5.5 percent.  

By race and ethnicity, poverty is highest for persons of Hispanic descent (18%).  The differences 
in poverty rates among races is relatively small: Whites, for example, have poverty rates of 8.7 
percent compared to 9.6 percent for African Americans.  

HUD recommends jurisdictions examine the intersection of minority concentrations and poverty 
to identify areas where minority populations are concentrated in high poverty areas—and, thus, 
have limited opportunity (HUD calls these Racial or Ethnic Concentrated Areas of Poverty or 
R/ECAPs).  

Figure I-9 overlays Census tracts that have family poverty rates exceeding 40 percent with tracts 
that have more than 50 percent minority concentration to show racially concentrated areas of 
poverty, of which there are many in Region 3. Only one neighborhood in Carrollton (shown in 
blue) has both a high poverty and a minority concentration. 
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Figure I-9. 
Poverty by Census Tract, Region 3, Metroplex, 2006-2010 ACS 

 
Poverty by Census Tract, Dallas, Carrollton, and Surrounding Communities, 
2006-2010 ACS 

  
Note: HUD’s definition of a minority area is a metropolitan area in which more than 50% of the residents are minorities. This map shows all Census tracts in the region with greater than 50% minority concentration. 
Source: 2006-2010 ACS and BBC Research & Consulting. 
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Housing Overview 
Like many communities in Texas, housing costs have increased in Carrollton during the past five 
years, yet remain relatively affordable by national standards. The increase in housing costs was 
greater than increases in income, which means that it is relatively more difficult to buy or rent 
today than it was five years ago. For example, the median home price in Carrollton increased by 
35 percent between 2000 and 2012—or by an annual average of almost 3 percent per year. 
During the same period, owner incomes increased from a median of $75,901 to $86,068—or by 
13 percent, about 1 percent per year.   

This means that purchasing power has decreased for the city's renters and owners. For those 
Carrollton residents with high incomes relative to housing costs, this decrease in purchasing 
power could be managed. But, new residents—especially younger workers with modest 
earnings looking to buy a starter home—may now have trouble affording housing in Carrollton.    

The impact of reduced affordability has been greatest for the city’s lowest income renters, 
earning less than $20,000 per year (poverty-level households).  

In 2012, an estimated 2,950 renters earned less than $20,000. 3These renters needed rental 
units priced at less than $500/month. In 2012, fewer than 50 affordable rentals were available in 
Carrollton. This means that 2,900 renters could not find housing they could afford.  

Most of the rental units very low income renters can find are much more expensive than they 
can afford. This is because nearly 75 percent of Carrollton’s rental units are priced between $625 
and $1,250. A renter earning less than $10,000 who can’t find an affordable unit would need to 
pay 75 percent of their monthly income to rent a unit priced at $625 per month.  

Renters in this situation must cut back on other household expenses that can benefit them and 
their families economically in the future (e.g., job training, early childhood education). Stabilizing 
low income households, especially those with children, with affordable housing can facilitate 
longer term personal and economic growth.   

Availability of affordable housing in Carrollton. According to the National Low Income Housing 
Coalition’s preservation database, there are nine affordable housing developments in Carrollton. 
Altogether, these developments provide 1,300 affordable rental units in Carrollton. Three are 
mixed-income developments, funded through the federal Low Income Housing Tax Credit 
(LIHTC) program. Three provide affordable senior housing, two with on-site care.   

Recent lawsuits in Texas have challenged the state’s criteria for awarding and distributing LIHTC 
properties. Analysis of the location of LIHTC relative to minority-concentrated areas has found 
that most of the development are located in concentrated areas. Figure I-10 shows the location 
of LIHTC units relative to racial and ethnic concentrations in the Dallas area.  

                                                                    
3 Of these, 307 earn less than $10,000 per year. 
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Figure I-10. 
LIHTC Properties and Racial and Ethnic Concentration, Dallas, Carrollton, and Surrounding 
Communities, 2009-2011 

 
Source: 2010 Census, LIHTC, and BBC Research & Consulting. 
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Deconcentration programs. One of the most significant policies for deconcentrating very low 
income households is the allowance and encouragement of Housing Choice Voucher use outside 
of poverty-concentrated areas. Recent research has found significant, long term public benefits 
for low income children who move from high-poverty areas into moderate- and high-income 
areas. The economic benefits for these children—and for the public overall—increase the 
younger the children are when they move.  

The Inclusive Communities Project (ICP) has been successful in implementing a small area, or 
“micro” Fair Market Rent (FMR) program in the Dallas area.4   

Under the micro-FMR program, FMRs used by the Dallas Housing Authority are set at the ZIP 
code level. This means that voucher holders can receive higher levels of subsidies to cover the 
rent in higher-cost ZIP codes.  

Figure I-11 shows the small area FMRs for Dallas and Carrollton. Carrollton mostly has moderate 
FMR levels and, according to the online program that is used to place Housing Choice Voucher 
holders in higher opportunity areas (http://opportunitymoves.org/), offers a moderate and high 
opportunity neighborhood—which is an ideal combination.  

                                                                    
4 ICP provides mobility and financial assistance to Section 8 voucher holders, which includes helping them locate rental units 
in high opportunity areas that accept Section 8 vouchers. In its complaint against HUD that led to the micro-rent program, ICP 
alleged that HUD’s practice of using a single FMR for multi-county market areas steers voucher participants to minority areas. 
ICP alleged that this occurs because the formula used to establish the FMR is weighted toward units in low income and 
minority concentrated areas.  
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Figure I-11. 
Dallas, Texas HUD Metro FMR Area Small Area FY 2012 Fair Market Rents 

 
Source: www.huduser.org; Fair Market Rent database. 

http://www.huduser.org/
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Policy Review 
This section provides an overview of policies and practices related to the provision of housing 
choice vouchers and assisted housing, as well as the city’s zoning and land use regulations 
related to housing choice.  

Public housing authority. The City of Carrollton does not have a public housing authority 
(PHA), nor are there any public housing developments within city limits. Carrollton residents 
can apply for Housing Choice Vouchers (“Section 8”) through the Dallas County Public Housing 
Authority (Dallas County PHA) and the Denton County Public Housing Authority (Denton County 
Public Housing Authority).   

According to HUD data from the public housing information system database, approximately 
5,000 Carrollton residents have Housing Choice Vouchers. Much of Carrollton is considered a 
high opportunity relocation area by the Dallas Housing Authority (DHA). This means that Dallas 
residents with special Housing Choice Vouchers who are eligible for relocation under the 
“Walker settlement” (a legal agreement with the housing authority to decrease concentrations of 
voucher holders in high poverty areas) can choose Carrollton as their home.5   

In preparation of this AI, the City of Carrollton consulted with the PHAs that serve Carrollton 
residents through the Housing Choice Voucher program about the number and characteristics of 
Carrollton families on their wait lists. None of the PHAs had the ability to provide household 
information specific to Carrollton residents. The Dallas County PHA reported that 21 Carrollton 
families are on their waiting list for Housing Choice Vouchers; the Denton County Housing 
Authority reported that 123 Carrollton families are on their waiting list.   

Zoning code review. To evaluate potential fair housing concerns within the city’s zoning code, 
BBC utilized a HUD-developed checklist—the “Review of Public Policies and Practices (Zoning 
and Planning Code)” form produced by the Los Angeles office—that focuses on the most 
common regulatory barriers. This section poses the questions from this checklist, along with 
responses about the city’s zoning ordinance, which was updated in January 2015. 

1. Does the code definition of “family” have the effect of discriminating against unrelated 
individuals with disabilities who reside together in a congregate or group living 
arrangement? The City of Carrollton’s code defines family as, “Any number of individuals 
living together as a single housekeeping unit, in which not more than four (4) individuals are 
unrelated by blood, marriage or adoption.” 

Though this definition does not have the explicit effect of discriminating against a group of 
individuals with disabilities living together, the language could be improved by including 
such a use. 

2. Is the Code definition of “disability” the same as the Fair Housing Act? Carrollton’s code 
defines disability as a handicapped person, which is, “A person who has a physical or mental 
impairment, or both, which substantially limits one or more of such person's life activities; 
who has a record of having such impairment; or who is regarded as having such impairment. 

                                                                    
5 See http://opportunitymoves.org/ for a map of relocation areas 
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Such term does not include current illegal use of, or addiction to, a controlled substance, as 
defined in Section 102 of the Controlled Substance Act, as amended.”  

This city could improve this section by clarifying that although current users of addictive or 
controlled substances are not protected by the FFHA, recovering substance abusers are 
generally considered as persons with disabilities. District courts have uniformly held that 
recovering substance abusers are protected by federal fair housing laws.6 

3. Does the zoning ordinance restrict housing opportunities for individuals with 
disabilities and mischaracterize such housing as a “boarding or rooming house” or 
“hotel”?  The code’s definition of community home does not appear to restrict housing 
opportunities for individuals with disabilities, provided it complies with the maximum 
occupancy and location restrictions in the definition below.  

The code defines a community home as, “A facility meeting the requirements and licensed 
under Chapter 123 of the Texas Human Resources Code, providing food, shelter, personal 
guidance, care, habilitation, and supervision to persons with disabilities who reside in the 
home, not housing more than six persons with disabilities and two supervisors at the same 
time, regardless of the legal relationship of those persons to one another. A community 
home may not be established within one-half mile of an existing community home, and the 
number of vehicles that may be kept at the home may not exceed the number of bedrooms in 
the home.” 

Personal care homes provide similar residential services and do not include maximum 
occupancy limits. Personal care homes provide, “room, board, and one or more services of a 
personal care or protective nature, such as ambulatory assistance, hygienic assistance or 
supervision of a meal regimen, to five or more elderly or handicapped persons who are not 
related by blood, marriage or adoption to the owner of the establishment.”  

These housing types appear to be correctly characterized for the intended use and not 
mischaracterized as a boarding or rooming house or hotel.  

4. Does the zoning ordinance deny housing opportunities for disability individuals with on-
site housing supporting services? Community homes, which are considered healthcare and 
social assistance uses, are permitted uses by right in all single family detached and attached 
districts, duplex residential districts, all multifamily districts and mobile home park 
residential district. Although community homes limit occupancy to no more than six persons 
with disabilities, larger groups can be accommodated in personal care homes.  

The code does not allow a community home to be established within one-half mile of an 
existing community home and restricts the number of cars to not exceed the number of 
bedrooms in the community home. These restrictions may be limiting the availability of 
community homes and housing opportunities for individuals with disabilities. Furthermore, 
a number of courts have found that spacing/dispersal requirements for group homes are 
discriminatory and do not serve a legitimate government purpose.7 The definition could be 
improved by removing these restrictions.  

                                                                    
6 Group Homes: Strategies for Effective and Defensible Planning and Regulation; Connolly, Brian and Merriam, Dwight.  
7 Ibid.  
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The code also defines respite care facilities, which provide room, board and care to 5 or 
more elderly or handicapped persons for a maximum of two weeks. These facilities require a 
special use permit in all districts where they are permitted (all multifamily, office, light 
commercial districts, the neighborhood service district and the local retail district).  

5.  Does the jurisdiction policy allow any number of unrelated persons to reside together, 
but restrict such occupancy, if the residents are disabled? No. 

6.  Does the jurisdiction policy not allow disabled persons to make reasonable 
modifications or provide reasonable accommodation for disabled people who live in 
municipal-supplied or managed residential housing? The city’s zoning code does not 
specifically address reasonable modification for residents with disabilities living in 
municipal-supplied or managed housing.   

7.  Does the jurisdiction require a public hearing to obtain public input for specific 
exceptions to zoning and land-use rules for disabled applicants and is the hearing 
only for disabled applicants rather than for all applicants. No.  

8.  Does the zoning ordinance address mixed uses? The code addresses mixed-uses through 
a Planned Development District (PD). 

The PD is intended to provide for, “Combining and mixing uses into integral land use units 
such as industrial parks; industrial, office and commercial centers; residential 
developments with multiple or mixed housing types; or any appropriate combination of 
uses which may be planned, developed or operated as integral land use units, whether by a 
single owner or a combination of owners.”  

The creation of a PD requires a public hearing, a recommendation by the Planning and 
Zoning Commission and City Council authorization. 

The Neighborhood Service District, while not specifically a mixed-use district, provides 
small scale retail in close proximity to residential neighborhoods for the purpose of, 
“supplying the day-to-day retail needs of the residents in the areas, such as food, drugs, 
and personal services.” 

9.  How are the residential land uses discussed? Carrollton’s code has 18 residential zones 
with varying densities, locations and requirements:  

 

Single-Family Residential District 12/20 Single-Family Attached Residential District
Single-Family Residential District 10/18 Single-Family Townhouse Residential District
Single-Family Residential District 8.4/16 Duplex Residential District
Single-Family Residential District 8.4/18 Triplex Residential District
Single-Family Residential District 8.4/16 Fourplex Residential District
Single-Family Residential District 7/16 Multi-Family Residential District 12
Single-Family Residential District 7/14 Multi-Family Residential District 15
Single-Family Residential District 6.5/12 Multi-Family Residential District 18
Single-Family Patio Home District Mobile Home Park Residential District

Residential Land Uses
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What standards apply? Carrollton’s code outlines permitted, accessory, special and 
prohibited uses for each district. It includes lot and development standards, setbacks, 
parking and other general requirements.  

Each residential district includes a discussion of the purpose of the district, which relates 
to the type of housing unit and density, from low-density, single family detached to high-
density multifamily.  

Residential districts allow for a variety of uses. Community homes are permitted uses in all 
single family detached and attached districts, duplex districts and all multifamily districts. 
Personal care homes are not included in the use chart; as such, it is unclear if they require 
special use permits. Residential intellectual and developmental disability and mental 
health and substance abuse facilities require a special use permit in all multifamily and 
office districts and the local retail district.  

The standards could be improved by including personal care homes and residential 
facilities for persons with developmental disabilities, mental health challenges and 
recovering substance abusers in single family (personal care homes only) and multifamily 
districts by right.  

10.  Does the zoning ordinance describe any areas in this jurisdiction as exclusive? No. 

11.  Are there any restrictions for Senior Housing in the zoning ordinance?  If yes, do the 
restrictions comply with Federal law on housing for older persons (i.e., solely occupied 
by persons 62 years of age or older or at least one person 55 years of age and has 
significant facilities or services to meet the physical or social needs of older people)? 
No, there are no restrictions specifically applied to Senior Housing.  

The code defines an “elder” as a person 65 years of age or older. Continuing Care 
Retirement Communities & Assisted Living Facilities for the Elderly are permitted uses in 
all multifamily and office districts and do not require special use permits or site approvals. 

12.  Does the zoning ordinance contain any special provisions for making housing 
accessible to persons with disabilities? No. 

13.  Does the zoning ordinance establish occupancy standards or maximum occupancy 
limits? A maximum of four individuals unrelated by blood, marriage or adoption may 
reside together as a single housekeeping unit.  

A maximum of six persons with disabilities and two supervisors may reside together, 
regardless of their legal relationship, in a community home. However, larger groups of 
disabled persons (five or more persons) can be accommodated by personal care homes.  

14.  Does the zoning ordinance include a discussion of fair housing? No.  

15.  Describe the minimum standards and amenities required by the ordinance for a 
multiple family project with respect to handicap parking. The code provides minimum 
parking space requirements for multifamily projects, however there is no discussion of 
handicap parking in the code.  
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16.  Does the Zoning Code distinguish senior citizen housing from other single family 
residential and multifamily residential uses by the application of a conditional use 
permit? No. The zoning code does not require a special or conditional use permit in any of 
the zone districts that allow retirement and assisted living facilities for the elderly.  

17.  Does the Zoning Code distinguish handicapped housing from other single family 
residential and multifamily residential uses by the application of a conditional use 
permit? No, community homes are permitted uses by right in all single family and 
multifamily residential districts. However, residential intellectual & developmental 
disability, mental health & substance abuse facilities require a special use permit in all of 
the districts where they are permitted. The code is unclear on where personal care homes 
are permitted.  

18.  How is “special group residential housing” defined in the jurisdiction Zoning Code? 
The code defines community home as, “A facility meeting the requirements and licensed 
under Chapter 123 of the Texas Human Resources Code, providing food, shelter, personal 
guidance, care, habilitation, and supervision to persons with disabilities who reside in the 
home, not housing more than six persons with disabilities and two supervisors at the same 
time, regardless of the legal relationship of those persons to one another. A community 
home may not be established within one-half mile of an existing community home, and the 
number of vehicles that may be kept at the home may not exceed the number of bedrooms 
in the home.” 

Personal care home is defined as, “An establishment that provides room, board, and one 
(1) or more services of a personal care or protective nature, such as ambulatory 
assistance, hygienic assistance or supervision of a meal regimen, to five (5) or more elderly 
or handicapped persons who are not related by blood, marriage or adoption to the owner 
of the establishment. Residents of a personal care home shall not require 
institutionalization in a hospital; nursing or convalescent home; respite or custodial care 
home; or similar specialized facility since a personal care home is not equipped or licensed 
to provide all acts of a protective or restorative nature, and does not provide the nursing 
care or degree of staff supervision required for a respite or custodial care home, nursing 
home or similar facility.” 

19.  Does the jurisdiction’s planning and building codes presently make specific reference 
to the accessibility requirements contained in the 1988 amendment to the Fair 
Housing Act? No.  

Summary of zoning code review. The zoning code review found several areas where the 
City of Carrollton’s land use regulations could be improved to mitigate claims of discriminatory 
treatment of persons with disabilities. These include:  

█ Adjust the definition of “family” to clarify that unrelated individuals with disabilities who 
reside together in a congregate or group living arrangement are accepted from the 
occupancy limit. Cities are increasingly removing definitions of family to avoid 
discriminatory interpretations and to reflect changes in living arrangements.  

█ Include a less restrictive definition of disability. The city’s current definition appears to 
restrict disability to a physical or mental impairment that substantially affects their 
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activities of daily life. Not only is this a dated definition (the range of care persons with 
disabilities need is wide-ranging and can change over time), this definition could be 
interpreted to exclude persons with HIV/AIDS and recovering substance abusers. Although 
current users of addictive or controlled substances are not protected by the FFHA, 
recovering substance abusers are generally considered as persons with disabilities. District 
courts have uniformly held that recovering substance abusers are protected by federal fair 
housing laws.8 

█ The code does not allow a community home to be established within one-half mile of an 
existing community home and restricts the number of cars to not exceed the number of 
bedrooms in the community home. These restrictions may be limiting the availability of 
community homes and housing opportunities for individuals with disabilities. Furthermore, 
a number of courts have found that spacing/dispersal requirements for group homes are 
discriminatory and do not serve a legitimate government purpose.9 The definition could be 
improved by removing these restrictions.  

█ Include personal care homes and residential facilities for persons with developmental 
disabilities, mental health challenges and recovering substance abusers in single family 
(personal care homes only) and multifamily districts by right.  

█ Incorporate a reasonable accommodation policy into the zoning code to increase awareness 
and understanding of the policy; and 

█ Incorporate a discussion of fair housing law into the zoning ordinance.  

                                                                    
8 Group Homes: Strategies for Effective and Defensible Planning and Regulation; Connolly, Brian and Merriam, Dwight.  
9 Ibid.  
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SECTION II.
Fair Housing Environment

This section of the Carrollton AI examines complaint data, fair housing testing and legal casesrelated to fair housing violations. It also contains an analysis of fair lending practices based onmortgage loan data.
Texas Fair Housing Law and EnforcementThe Texas Fair Housing Act prohibits discrimination on the basis of race, religion, color, sex,national origin, disability and familial status. The Act mirrors the Federal Fair Housing Act(FFHA).Texas residents who feel that they might have experienced a violation of the FFHA or state fairhousing laws can contact one or more of the following organizations: HUD’s Office of FairHousing and Opportunity in Fort Worth (FHEO) or the Texas Workforce Commission (TWC).The City of Carrollton does not have a local fair housing ordinance; as such, the city does nothave the legal authority to enforce fair housing violations locally. City staff refers residents withfair housing complaints and/or questions to one of three organizations, depending upon theissue:

If residents have a question about physical upkeep problems or poor maintenance of properties,Community Development staff refer them to the Code Enforcement Department. The city has anapartment and single family rental inspection program, and any complaints dealing with upkeepor maintenance issues go to them.
Complaints filed with the State of Texas. The Texas Workforce Commission (TWC) isresponsible for overseeing and providing workforce development services to employers andcitizens. The Civil Rights Division (TWCCRD) provides programs for housing discrimination andcomplaint resolution. The TWCCRD provides a webpage with information on how to file acomplaint.1 The website provides several ways to file a complaint, including filing in person atthe Division office in Austin, calling by phone or writing the Division a letter. The site also has afair housing fact sheet to help the person identify housing discrimination as well as the stepswhich will follow after a complaint is filed.
1 http://www.twc.state.tx.us/crd/file_hsg.html.

Organization Websites Phone Number

Dallas Housing Crisis Center www.hccdallas.org 214-828-4244
Apartment Asssociation of Greater Dallas www.aagdallas.com 972-385-9019
Legal Aid of Northwest Texas www.lanwt.org 214-748-1234
Texas Workforce Commission www.texasworkforcecommission/civilrights 512-463-2222
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Residents may also write a letter to or call TWCCRD directly at (888) 452-4778, (512) 463–2642or (800) 735-2989 (TDD) and 711 (voice).Upon TWCCRD’s receiving the complaint, they will notify the alleged violator of the complaintand allow the person to submit a response. An assigned investigator will then proceed todetermine if there is reasonable cause to believe the law had been violated. The TWCCRD will tryto reach a conciliation agreement between the complainant and respondent. If such anagreement is reached there will be no further action unless the conciliation agreement has beenbreached. In that case, the TWCCRD may request that the Texas Attorney General file suit.
Complaints filed with HUD. Housing discrimination complaints filed with HUD may be doneonline at (http://www.hud.gov/complaints/housediscrim.cfm), toll free at (800) 669-9777, orby contacting HUD’s FHEO headquarters in Washington D.C. or HUD’s Fair Housing RegionalOffice, which serves Texas residents and is located in Fort Worth (817-978-5900 or 5595 TDD).According to HUD, when a complaint is received, HUD will notify the person who filed thecomplaint along with the alleged violator and allow the alleged violator to submit a response.The complaint will then be investigated to determine whether there has been a violation of theFFHA.A complaint may be resolved in a number of ways. First, HUD is required to try to reach anagreement between the two parties involved. A conciliation agreement must protect both thefiler of the complaint and the public interest. If an agreement is approved, HUD will take nofurther action unless the agreement has been breached.If HUD has determined that a state or local agency has the same housing powers (“substantialequivalency”) as HUD, they may refer the complaint to that agency and will notify thecomplainant of the referral.If during the investigative, review and legal process HUD finds that discrimination has occurred,the case will be heard in an administrative hearing within 120 days, unless either party prefersthe case to be heard in Federal district court.
North Texas Fair Housing Center. The North Texas Fair Housing Center accepts andinvestigates fair housing complaints. The Center has a form on their website(http://www.northtexasfairhousing.org/file-a-complaint.html), offers a toll fee (877-471-1022)and can be contacted through email (info@northtexasfairhousing.org). The organizationprovides assistance in both English and Spanish.
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Accessing fair housing information. A Google search of “fair housing discriminationCarrollton”—language a resident may use when concerned about their fair housing rights—returned very few websites other than links to the North Texas Fair Housing Center and newreports of the Texas fair housing Supreme Court case currently under review.
Complaint and Legal ReviewFair housing complaints were reviewed for trends in Carrollton and Collin, Dallas and DentonCounties for the 2007-2011 five-year period. This time period was chosen because it allowscomparison of state and surrounding counties’ trends using data collected from HUD for theState of Texas Phase II AI.Overall, 104 complaints were filed in Collin County during this time period; 52 were filed inDenton and 950 were filed in Dallas. Dallas had the second highest number of complaints of allTexas counties; Collin, the seventh; and Denton, the tenth. The Metroplex had the highestnumber of complaints and the second highest complaints per capita.Collin County had one of the highest proportions of race-based complaints as shown in the figurebelow; Dallas County had the tenth highest. Denton had the tenth highest proportion ofdisability-related complaints.
Figure II-1.
Top Race Based Complaint Counties,
State of Texas, 2007-2011

Source: HUD—Fort Worth FHEO.

Complaints in Carrollton. Between 2002 and 2007, 19 fair housing complaints were filedconcerning Carrollton residents or businesses.2 This compares to eight complaints between2008 and 2011.Between 2002 and 2007, the top reasons for the complaints included race-based discrimination(37% of cases), followed by national origin and disability (both 18.5%). Between 2008 and 2011,the top reasons for complaints were similar: race (37.5%) and disability (37.5%). Twocomplaints (25%) were based on familial status.

2 City of Carrollton 2009 AI.

County

Bowie 9 10 90%
Ellis 10 14 71%
Midland 10 18 56%
Fort Bend 15 28 54%
Collin 52 104 50%
Kaufman 5 10 50%
Lubbock 12 25 48%
Bell 18 39 46%
Orange 5 11 45%
Dallas 426 950 45%

Total
Complaints Percent

Race Based
Complaints
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Three of the complaints were found to have cause and were resolved. All of these weredisability-based and involved discriminatory treatment in services or facilities; two alsoincluded the failure of housing providers to make reasonable accommodations.
Fair housing legal cases. A review of fair housing legal cases in Carrollton and Collin, Dallasand Denton Counties found no cases occurring in Carrollton. The cases that occurred in thebroader Metroplex are discussed below. These cases highlight trends in fair housing complaintsand litigation—providing policymakers with examples of how public policies can create fairhousing barriers, in addition to private sectors actions to monitor.
Cases involving city zoning decisions for group homes
United States v. City of Fort Worth (2015). This ongoing litigation concerns the City of FortWorth’s treatment of a group home for men recovering from drug and alcohol addiction (Ebby’sPlace). The latest complaint—filed by the United States in April 2015—alleges that the city hasdiscriminated against Ebby’s Place by refusing to grant a reasonable accommodation to allowthe group home provider to operate in a single family residential zone with up to eight unrelatedresidents. The April 2015 complaint is available online at:http://www.justice.gov/crt/about/hce/documents/fortworthcomp.pdf
Avalon Residential Care, Homes, Inc. v. City of Dallas (2015). This case also involves allegationsthat a city (in this case, Dallas) failed to make reasonable accommodations to persons withdisabilities. This litigation is also ongoing. The United States argues that the City of Dallasviolated the Fair Housing Act by improperly denying a reasonable accommodation when itrefused to grant a variance to the city’s 1,000 foot spacing requirement and six personoccupancy limit for group homes serving people with disabilities.
Cases concerning non-compliance with the Americans with Disabilities Act (ADA)

United States v. JPI Construction, LP (2009). JPI Construction is a developer of multifamilyhousing with offices in Collin County. The complaint, filed by the DOJ, alleged that the defendantdesigned and constructed multifamily housing in violation of the FFHA and the ADA. The courtrequired JPI to pay $10.25 million to establish an accessibility fund to increase the stock ofaccessible housing in the communities where defendants' properties are located, includingproviding retrofits at defendants' properties. This was the DOJ’s largest disability-based housingdiscrimination settlement fund. JPI was also required to pay a $250,000 civil penalty and toconstruct all future housing in compliance with the FFHA and ADA and comply with training andreporting requirements.
Cases involving HOA covenants

United States v. Henry Billingsley (2010). This case involves the wrongful enforcement of arestrictive covenant. In April 2008, a complaint was filed that alleged that the members of thezoning committee and property owners of Air Park Estates, in Collin County, Texas, violated theFFHA by refusing to grant a reasonable accommodation allowing the complainant to keep afootbridge in front of her house that was a violation of the restrictive covenant on the property.The homeowner, who has a mobility disability, needed to use the bridge to reach the streetwithout risk of injury. On June 30, 2009, the Court issued an order granting a motion for
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preliminary injunction prohibiting the defendants from removing the bridge or causing it to beremoved. The Court concluded that the homeowner would "almost certainly suffer personalinjuries" if the bridge were removed. In August 2010, the United States Court of Appeals, FifthCircuit ruled that the United States did not have authority to file a preliminary injunctionbecause of the Anti-Injunction Act. However, on January 13, 2011, the parties in the lawsuitagreed to settle the dispute without further court action. The homeowners were allowed toretain the footbridge or replace it with another design previously approved by the zoningcommittee.
Mortgage Loan Data AnalysisHome Mortgage Disclosure Act, or HMDA, data are widely used to examine potentialdiscrimination in mortgage lending. Financial institutions have been required to report HMDAdata since the 1970s, when civil rights laws prompted higher scrutiny of lending activity. Thevariables contained in the HMDA dataset have expanded over time, allowing for morecomprehensive analyses and better results. However, despite expansions in the data reported,public HMDA data remain limited because of the information that is not reported. As such,studies of lending disparities that use HMDA data carry a similar caveat: HMDA data can be usedto determine disparities in loan originations and interest rates among borrowers of differentraces, ethnicities, genders, and location of the property they hope to own. The data can also beused to explain many of the reasons for any lending disparities (e.g., poor credit history).Violations of fair lending, practices, however, generally originate with federal regulators whohave access to a broader set of information (e.g., borrower loan files) of lending practices.In recent years, the U.S. Department of Justice (DOJ), HUD and several cities have broughtlawsuits against lenders based on HMDA data analyses that show disparities in lending to racialand ethnic minorities.One recent DOJ case involved a bank doing business in Texas (United States v. First UnitedBank). This case was referred to the DOJ from the Federal Deposit Insurance Corporation (FDIC).The complaint alleged that from 2008 to 2012, First United Bank charged higher prices onunsecured consumer loans made to Hispanic borrowers than to similarly-situated non-Hispanicwhite borrowers. The consent order, approved by the court on January 28, 2015, requires FirstUnited Bank to continue to use uniform policies to price unsecured consumer and other loansoffered by the bank, in order to ensure that the price charged for its loans is set in a non-discriminatory manner. The settlement also requires the bank to pay $140,000 to Hispanicvictims of discrimination, monitor its loans for potential disparities based on national origin, andprovide equal credit opportunity training to its employees. The agreement also prohibits thebank from discriminating on the basis of national origin in any aspect of a credit transaction.A 2010 case against a lender in the Metroplex (PrimeLending) alleged a pattern or practice ofdiscrimination against African American borrowers nationwide between 2006 and 2009. Thiscase resulted from a referral by the Board of Governors of the Federal Reserve to DOJ.Specifically, the case alleged that African American borrowers were charged higher interestrates for prime rate loans and for loans guaranteed by the Federal Housing Administration(FHA) and the U.S. Department of Veterans Affairs (VA). The case revealed that PrimeLendingdid not have monitoring in place to ensure that it complied with fair lending laws, even as it
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grew to originate more than $5.5 billion in loans per year. The institution had a policy of givingemployees wide discretion to increase their commissions by adding "overages" to loans, whichincreased the interest rates paid by borrowers and had a disparate impact on African-Americanborrowers. The consent order requires the defendants to pay $2 million to the effectedconsumers and to have in place loan pricing policies, monitoring and employee training thatensures discrimination does not occur in the future.This section uses the analysis of HMDA data to determine if disparities in loan approvals andterms exist for loan applicants in Carrollton with different races and ethnicity. The HMDA dataanalyzed in this section reflect loans applied for by Carrollton residents in 2013, the latest yearfor which HMDA were publicly available at the time this document was prepared. Loan
applications in Carrollton. During 2013, Carrollton households submitted 7,824 loanapplications for home purchases, loan refinances and home improvements. A slight majority—55 percent of the loan application—was for refinancing; 42 percent were for home purchases;and the remaining 3 percent were for home improvements. Eighty percent of the loans wereconventional, 17 percent were Federal Housing Administration-insured and 4 percent wereVeterans Administration-guaranteed.Almost two-thirds (64%) of all loan applications were approved and originated. Fifteen percentof all loan applications in Carrollton were denied and 13 percent were withdrawn by theapplicant. Figure II-2 displays the actions taken on Carrollton loan applications in 2013.
Figure II-2.
Loan Applications and
Action Taken, City of
Carrollton, Texas,
2013

Note:

Does not include loans for
multifamily properties or non-
owner occupants.

Source:

FFIEC HMDA Raw Data, 2013. And
BBC Research & Consulting.

Outcome of loan applications. Figure II-3 presents more detail on the outcomes of loanapplications, focusing on differences in race and ethnicity.Loan origination rates were lowest for Native Hawaiian or Pacific Islander applicants (50%); 19of the 38 Native Hawaiian or Pacific Islander loan applicants received loans. Low originationrates were also found for African American applicants (54%) and Hispanic or Latino applicants(56%). These two groups had their loans denied 21 percent of the time. Asian and whiteapplicants had the highest origination rates—and the lowest denial rates—with around two-thirds of loans originated and 14 percent of loans denied.Originations of loans are dependent upon the loan application being submitted in a completeform to the lending officer. Loans that are withdrawn, incomplete or not accepted by theborrower affect borrower origination rates. Figure II-3 also includes these outcomes for
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borrowers by race and ethnicity. In most cases, there was either a small difference or nodifference between racial and ethnic minority applicants and white applicants, suggesting theeffect of withdrawals, incomplete loan applications and non-approvals on the origination ratewas minimal. However, higher levels of withdrawals among African Americans and incompleteloans among American Indian or Alaska Natives and Hispanic or Latinos did affect theorigination rates for these groups.The last two rows in the figure compare the application outcomes of potential minorityborrowers with potential white borrowers. Both African American and Hispanic applicants hadloan denial rates 7 percentage points higher than whites.
Figure II-3.
Outcome of Mortgage Loan Applications by Race and Ethnicity, City of Carrollton, Texas, 2013

Note: There is a statistically significant difference between white and African American denial rates and non-Hispanic and Hispanic denial rates at
a 95 percent confidence interval.

Does not include loans for multifamily properties or non-owner occupants.

Source: FFIEC HMDA Raw Data, 2013 and BBC Research & Consulting.As displayed in Figure II-4, disparities in denials persist even at high income levels. Theexception is loans for African Americans earning less than $25,000 per year: in this case, whitesare denied at a rate which is 10 percentages point higher rate than African Americans.3 Hispanicor Latino applicants had higher denial rates compared to non-Hispanic or Latinos in all incomecategories.The greatest gap occurs in the middle income category, where African American applicants weredenied at a rate 14 percentage points higher than whites.

3 It is important to note that there were only 12 applications from African Americans earning less than 50 percent AMI—a verysmall sample of loans for comparison.

Race/Ethnicity

Race
American Indian or Alaska Native 57% 5% 20% 11% 7%
Asian 66% 5% 14% 12% 3%

Black or African American 54% 6% 21% 15% 4%

Native Hawaiian or Pacific Islander 50% 5% 32% 11% 3%
White 67% 4% 14% 12% 3%

Ethnicity
Hispanic or Latino 56% 4% 21% 13% 5%
Non-Hispanic or Latino 67% 4% 13% 12% 3%

African American/White Difference -13% 2% 7% 3% 0%
Hispanic/Non-Hispanic Difference -11% 0% 7% 1% 2%

Percent
Originated

Percent Approved
but Not Accepted

by Applicant Percent Denied
Percent

Withdrawn
Percent

Incomplete
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Among applicants earning 100 percent of the Area Median Income (AMI) or greater, the denialrate among African Americans was 7 percentage points higher than whites and the denial ratefor Hispanic applicants was 5 percentage points higher than non-Hispanics.
Figure II-4.
Mortgage Loan Application Denials by Race/Ethnicity and Income, City of Carrollton, Texas, 2013

Note: Does not include loans for multifamily properties or non-owner occupants.

There were only one Native Hawaiian or Pacific Islander applicant, five American Indian or Alaska Native applicants  and 12 African
American applicants in the less than 50 percent AMI category.

Source: FFIEC HMDA Raw Data, 2013 and BBC Research & Consulting.Figure II-5 displays the denial rate by race and ethnicity and loan purpose. The most strikingdata in the figure is the very high denial rates for home improvement loans: For the majority ofborrower groups (whites excepted), home improvement loans are denied more than 70 percentof the time. Although the number of home improvement loans for some racial groups was small(less than 20 applications for all racial applicants except whites), the high rates of denials haveimplications for the condition of homes—and spillover effects in neighborhoods—of the city’sminority residents. The good news is that denial rates for home purchases are low anddifferences in denials among racial and ethnic groups are minimal.

Race/Ethnicity

Overall

Race
American Indian or Alaska Native 20% 60% 29% 9%
Asian 14% 36% 15% 12%
Black or African American 21% 25% 30% 18%
Native Hawaiian or Pacific Islander 32% 100% 43% 19%
White 14% 35% 16% 11%

Ethnicity
Hispanic or Latino 21% 39% 19% 16%
Non-Hispanic or Latino 13% 34% 17% 11%

African American/White Difference 7% -10% 14% 7%
Hispanic/Non-Hispanic Difference 7% 5% 3% 5%

Less than
50% AMI

50%-99%
AMI

Percent of Denials by Area Median Income

100% of AMI or
Greater

Overall
Percent Denials
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Figure II-5.
Denial by Race and Ethnicity and Loan Purpose, City of Carrollton, Texas, 2013

Note: Does not include loans for multifamily properties or non-owner occupants.

The number of home improvement loans for all racial groups except whites was less than 20.

Source: FFIEC HMDA Raw Data, 2013 and BBC Research & Consulting.
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HMDA data contain some information on why loans were denied, which can help to explain differences in denials among racial and ethnicgroups. Figure II-6 shows the reasons for denials in Carrollton. The most common reason for denials for African Americans was credit history,which differed from other racial and ethnic groups except for American Indian Alaskan Natives. A high debt-to-income ratio was the first orsecond most common reason for denials for most borrower groups.
Figure II-6.
Reasons for Denials of Loan Applications by Race and Ethnicity of Applicant, City of Carrollton, Texas, 2013

Note: Does not include loans for multifamily properties or non-owner occupants.

Data on reasons for denials to American Indian or Alaska Native and Native Hawaiian or Pacific Islander were limited (10 and 11 total reasons).

Source: FFIEC HMDA Raw Data and 2013 and BBC Research & Consulting.

Race/Ethnicity

Race
American Indian or Alaska Native 20% 0% 40% 0% 0% 20% 0% 0% 20%
Asian 29% 4% 16% 7% 7% 12% 14% 0% 13%
Black or African American 21% 1% 34% 11% 3% 4% 11% 0% 16%
Native Hawaiian or Pacific Islander 45% 0% 0% 9% 9% 27% 0% 0% 9%
White 19% 3% 20% 15% 3% 8% 15% 0% 17%

Ethnicity
Hispanic or Latino 25% 2% 22% 14% 4% 5% 12% 0% 15%
Non-Hispanic or Latino 20% 3% 19% 4% 9% 15% 0% 16%

Credit
Application
Incomplete

Mortgage
Insurance

Denied Other

Debt-to-
Income
Ratio

Employment
History

Credit
History Collateral

Insufficient
Cash

Unverifiable
Information
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The map in Figure II-7 displays the percent of loan applications that were denied in 2013 byCensus tract. Many of the Census tracts with low denial rates are in the northern sections of theCity in Denton and Collin counties and three of the four high denial rate Census tracts are in thesouthern section of the city in Dallas County.These high-denial areas overlap somewhat with minority concentrations.
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Figure II-7
Mortgage Loan Denials All Races and Ethnicities by Census Tract, City of Carrollton, Texas, 2013

Note: Does not include loans for multifamily properties or non-owner occupants.

Source: FFIEC HMDA Raw Data, 2013 and BBC Research & Consulting.
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Subprime analysis. This section examines how often racial and ethnic minority loanapplicants in Carrollton received subprime loans compared to white applicants. For thepurposes of this section, “subprime” is defined as a loan with an APR of more than threepercentage points above comparable Treasuries. This is consistent with the intent of the FederalReserve in defining “subprime” in the HMDA data.Figure II-7 displays subprime loans by race, ethnicity and income in 2013. Hispanic borrowersreceived the highest proportion of subprime loans at 8 percent; Hispanic borrowers were alsomuch more likely than non-Hispanic borrowers to receive subprime loans across incomecategories.Curiously, middle income borrowers have the highest rates of subprime loans. This could reflectthe extra risk lenders are taking to stretch these borrowers into homeownership.
Figure II-8.
Subprime Loans by Race and Ethnicity and Income, City of Carrollton, Texas, 2013

Note: Does not include loans for multifamily properties or non-owner occupants.

Fewer than 15 subprime loans were issued to all races except for whites.

Source: FFIEC HMDA Raw Data, 2013 and BBC Research & Consulting.The map in Figure II-9 displays the percent of originated loans that were subprime in 2013 byCensus tract. The majority of the Census tracts with low levels of subprime loans are in thenortheast section of the city and many of the Census tracts with high levels of subprime loans arein the southern section of the city. Some of these neighborhoods also have Hispanic andminority resident concentrations.

Race/Ethnicity

Race
American Indian or Alaska Native 7% 0% 25% 7%
Asian 1% 0% 5% 1%
Black or African American 3% 0% 11% 4%
Native Hawaiian or Pacific Islander 3% 0% 20% 0%
White 4% 10% 10% 4%

Ethnicity
Hispanic or Latino 8% 15% 19% 9%
Non-Hispanic or Latino 3% 5% 7% 3%

African American/White Difference -1% -10% 1% 0%
Hispanic/Non-Hispanic Difference 5% 11% 12% 6%

Less Than
50% AMI

 50-99%
AMI

100% AMI
or Greater

Percent SubprimeOverall
Percent

Subprime
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Figure II-9.
Subprime Loans All Races and Ethnicities by Census Tract, City of Carrollton, Texas, 2013

Note: Does not include loans for multifamily properties or non-owner occupants.

Census tracts 137.13, 216.20 and 140.02 not included due to very low levels or no originated loans.

Source: FFIEC HMDA Raw Data, 2013 and BBC Research & Consulting.
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During the public comment period for the Five-year Consolidated Plan conducted in 2014,members of the Mary Immaculate Parish expressed their concern about the large number ofpredatory lenders near the Parish. The Parish had identified 27 predatory lenders operatingwithin the boundary of the Parish (see Figure II-10). These lenders operate within areas inCarrollton that are also areas of high loan denials and high subprime loans.Concerns about the large number of payday or quick cash lenders centered on the perceptionthat residents who rely on these services are being taken advantage of and that the high numberof such businesses crowds out more traditional financial service providers or nonprofits whomay be able to serve these residents’ at a lower cost to the resident. In recent years, the Texaslegislature has attempted to address the issue of payday lenders, but these businesses appear tostill be the primary financial institution serving low income residents of Carrollton near theMary Immaculate Parish.
Figure II-10.
Map of Predatory Lenders Near Mary Immaculate Parish

Source: Mary Immaculate Parish, Carrollton, TX.
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