
U. S. Department of Housing and Urban Development

Special Attention of: N 011CE PDR-93-02

Regional Administrators, Regional Economists,
Field Office Managers, Field Office Economists, Issued: March 22, 1993
Public & Indian Housing Division Directors, Expires: Effective until superceded
Housing Management Division Directors

Cross References:

Subject:
Transmittal of 1993 Income Limits for Low-Income
and Very Low-Income Families Under the Housing Act
of 1937 (Effective May 5, 1993)

This notice transmits revisions in the income limits used to
define the terms “very low-income” and “low-income” in accordance
with Section 3(b) (2) of the United States Housing Act of 1937, as
amended, and with Title VIII of Cranston-Gonzalez National
Affordable Housing Act of 1990. These income limits, which are
listed by dollar amount and family size, are available for each
Metropolitan Statistical Area (MSA), Primary Metropol-itan
Statistical Area (PMSA), and nonmetropolitan county in the
attached lists. The metropolitan area definitions in effect at
the start of FY 1993 rather than the revised definitions released
by the Office of Management and Budget on December 28, 1992, were
used in developing these income limits and are applicable.

Section 8 income limits are primarily used to determine if
an applicant for the Public Housing, Section 8, or other program
subject to Section 3(b) (2) meets the relevant income eligibility
requirement for admission. The revised income limits are based
on HUD estimates of median family income for Fiscal(Year 1993,
and are the first to make use of 1990 Census data. Use of the
new Census data produces both increases and decreases in the
median family income estimates and income limits. Decreases in
income limits do not affect the eligibility of those already
receiving HtJD housing assistance. To provide for sufficient time
for distribution of income limits to program sponsors, the
effective date of these income limits is 45 days after they have
been signed into effect.
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As required by statute, the definition of “very low-income”
is tied to 50 percent of the median income for the area, and the
definition of “low-income” is tied to 80 percent of the median
income for the area. The term “area” is defined such that the
higher of the local median income or the State nonmetropolitan
median income is used in income limit calculations. Using the
appropriate median, a four-person income limit is calculated, and
adjustments are then made for other family sizes. In accordance
with the statute, additional adjustments are made for areas with
unusually high or low incomes or housing costs.

The first step is to calculate income limits as if there
were no adjustments for unusually high or low incomes or housing
costs. Adjustments are then made only if the resulting income
limits are outside of formula constraints. More specifically,
the very low-income limit for a four-person family is set as the
higher of:

- 50 percent of the area median family income; or,

- 50 percent of the State nonmetropolitan median family
income for the State in which all or most of the area
is located; or,

- the income at which 35 percent of income would pay for
a unit renting at 85 percent of the typical rent for an
existing two-bedroom unit in the area, as measured by
the Section 8 Fair Market Rent (FMR) standard.

The purpose of the last calculation is to adjust for areas
where rental housing costs are unusually high in relation to the
median income level. A parallel adjustment to constrain income
limits is made for a small number of areas where rental housing
costs are unusually low relative to income levels. The guideline
used is that the maximum income limit for a four-person very low-
income family is set such that 30 percent of that amount will
permit a family to afford a unit renting at 120 percent of the
FMR (the statutory rent limit in the Section 8 Certificate and
Voucher programs) . In no instance, however, are adjustments made
that reduce income limits below those based on the State
nonmetropolitan median income level.

Most low-income limits are based on 80 percent of the
appropriate area median family income estimate. For areas where
very low-income limits were adjusted because of unusually high or
low income-to-housing-cost ratios, the low-income limits also
were proportionately adjusted. As in previous years, the U.S.
median family income estimate ($39,700 for FY 1993) is used as a
“cap” on the four-person limit.

The family size adjustment factors required by statute are
intended to provide higher income limits for larger families and
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lower income limits for smaller families. The factors used are
as follows:

Number of Persons in Family and Percentage Adjustments

1 2 3 4 5 6 7 8

70 80 90 Base l08 116% l24 132

Income limits for families with more than eight persons are
not included in the printed lists because of space limitations.
For each person in excess of eight, 8 percent of the four-person
base should be added to the eight-person income limit. (E.g.,
the nine-person limit equals 140 percent [132 ÷ 81 of the
relevant four-person income limit.) All income limits are
rounded to the nearest $50 to reduce administrative burden.

For purposes of HUD programs, income limits approved for
Indian Trust Lands remain in effect unless superseded by higher
FY 1993 income limits.

HIJD Field Offices are responsible for maintaining complete
and up-to-date records of all current income limits established
for areas within their jurisdiction. Notice of all income limit
revisions should be promptly distributed to program participants,
and Field Offices should be prepared to make income limits
available to the public upon request.

Requests from the public for sets of national or regional
income limits may be referred to HUD USER, whose toll-free number
is 1-800-245-2691 (301-251-5154 in the Washington, DC area)
Questions related to how these income limits apply to the
programs of State and other Federal agencies should be referred
to those agencies. Questions concerning the methodology used to
develop these income limits are addressed in the briefing
material supplied to all HIJO Field Office economists and also
available through HUD USER.

James E. Schoenberger
Associate General Deputy

Assistant Secretary For Housing

Michael 3. J
General Deputy lAsstant

Secretary for\NPubl±c
and Indian Houig

Attachment





U. S. Department of Housing and Urban Deveiopment

Special Attention of: N O’T’ I C E PDR-93-O1

Regional Administrators, Regional Economists,
Field Office Managers, Field Office Economists, Issued: March 22, 1993
Housing Management Division Directors Expires: Effective until superceded

Cross References:

Subject:
Estimated Median Family Incomes for Fiscal Year 1993

This memorandum transmits median family income (MFI) and
income distribution estimates for Fiscal Year 1993 (FY 1993) for
all Metropolitan Statistical Areas (MSA5), Primary Metropolitan
Statistical Areas (PMSA5) and nonmetropolitan counties. These
estimates are the first to incorporate 1990 Census data and, as a
result, some areas have median incomes that are significantly
higher or lower than last year’s estimates. The estimated median
family income for the United States for FY 1993 is $39,700, which
is 3 percent higher than last year’s estimate.

The FY 1993 MFI estimates are based on 1990 Census
information on median family incomes. Because county level data
on income changes were not yet available for the post-1990
period, local 1990 Census data updated with Census Divisional
P-60 data were used to estimate FY 1993 median family income
levels for metropolitan areas and nonmetropolitan counties.
Attachment 1 provides an explanation of the methodology used to
develop these estimates. Attachment 2 provides median income
estimates for States, and Attachment 3 provides local estimates
of median family incomes. All estimates are based on
metropolitan definitions in effect at the start of FY 1993,
rather than the revised definitions released by the Office of
Management and Budget on December 28, 1992.

Please note that the use of the HUD median family income
estimates and income limits is subject to individual program
guidelines covering definitions of income and family, family
size, effective dates and other factors. If there are any
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questions concerning the income estimates, pleaseplease request
your Office’s economist to contact his or her Head- quarters’
counterparts. Public inquiries may be referred to HUD USER,
whose toll-free number is 1-800-245-2691 (use 301-251-5154 in
the Washington metropolitan area).

Attachments
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For Policy Development and Research, T





Attachment 1

HUD METHODOLOGY FOR ESTIMATING FY 1993 MEDIAN FAMILY INCOMES
(ECONOMIC AND MARKET ANALYSIS DIVISION,

OFFICE OF ECONOMIC AFFAIRS, PD&R)

FY 1993 median family income (MFI5) estimates are developed for all
Metropolitan Statistical Areas (MSA5), Primary Metropolitan Statistical Areas
(PMSA5), and nonmetropolitan counties. The starting point for these estimates
is 1990 Census data. These data are aggregated to the metropolitan area and
nonmetropolitan county level to produce estimates of median family incomes.
Census Divisional P-GO survey data are then used to update these estimates from
mid-189 to mid-1991, and the resulting estimates then trended forward to the
start of the second quarter of 1993 (i.e., mid-FY 1993). The Federal
metropolitan area definitions used were those in force at the start of FY 1993
(i.e.. October 1, 1992)

Because post-1990 county-level data were not yet available, the income
estimation process is simpler than that used in previous years. Past income
estimates were developed in several steps using average wage information from
County Business Patterns (CB?) data, from Census Division MFIs from the Current
Population Reports (CPS) P-GO Series, and from HUD projections from the most
recent actual data point to the mid-point of the Fiscal Year for which an
estimate is provided. For the FY 1993 estimates, the most current data
available were the 1990 Census and 1989-91 CPS income data. CBP and Bureau of
Labor Statistics data were available on average wage incomes, but only through
1990 It therefore was decided to use only 1990 Census and Census CPS data to
prepare the FY 1993 income estimates, and to introduce use of local data in the
FY 1994 estimates.

FY 1993 estimates are the first to be based on 1990 Census data. The
Census income data question produces answers which yield a mid-1989 income
figure, so incomes are adjusted with a mid-1989 starting point. The income
estimation methodology used to produce the FY 1993 HtJD median family income
estimates was as follows:

(1) Increase factors for the P-GO Series median family incomes are calculated
for Census Divisions for the 1989-1991 period.

Census Division P-CO MFI (1991) = 2-year increase factor for Census
Census Division P-CO NFl (1989) Division P-GO Median Family Income

(2) Income adjustment factors from Step 1 were trended forward at the rate of
4 percent per year for the June 1992 to June 1993 period, and an average
increase of three-fourths of that amount was used for the following nine
months (June 1992 to Jpril 1993) to obtain mid-FY 1993 update factors.
Use of projected increases is necessary because of data availability
lags.

(Step 2 Factors) * 1.04 * 1.03 = mid-1989 to mid-1993 adj. factor

(3) Calculation of median family incomes for FY 1993 is completed by
multiplying the 1989 median family incomes obtained from the 1990 Census
by the income adjustment factors derived in Step 2.

1989 Census Median Family Income * Step 2 factor = FY 1993 MFI est.





In some instances the estimated median family income for FY 1993 was less
than the estimate published for FY 1992. The FY 1993 estimates were not held
constant in such instances, as was done during the intercensal period, because
the 1990 Census-based estimates are more statistically reliable than the FY 1992
estimates.





ATTACHMENT 2

FY 1993 MEDIAN FAMILY INCOMES
FOR STATES, METROPOLITAN AND NONNETROPOLITAN

PORTIONS OF STATES

FY 1993 1989
TOTAL METRO NONMETRO TOTAL METRO NONMETRO

AIJBANA 31500 33800 27100 28688 30805 24740
51300 55200 48500 46580 50109 44045

ARIZONA 37000 39700 28900 32177 34453 25123
ARKANSAS 29200 34000 26400 25395 29577 22971
CALIFORNIA 44600 45200 34200 40558 41038 31044
COLORADO 41400 43600 32400 35929 37883 28158
CONNECTICUT 51100 51700 45100 49198 49766 43412
DELAWARE 45000 50500 36000 40251 45216 32204
FLORIDA 36000 36800 29600 32211 32918 26543
GEORGIA 37400 42300 30100 33529 37902 26925
HAWAII 47500 49900 41800 43176 45313 37990
IDAHO 33900 41200 32100 29472 35813 27898
ILLINOIS 44000 46700 34300 38663 41012 30144
INDIANA 38800 40800 35100 34082 35864 30888
IOWA 36200 40700 33500 31658 35555 29251
KANSAS 37700 43900 32100 32965 38356 28067
KENTUCKY 29700 35900 24800 27028 32743 22604
LOUISIANA 30200 33300 24400 26313 28928 21203
MAINE 33700 38300 31800 32421 36917 30609
MARYLAND 50300 51400 37600 45033 45988 33695
MASSACHUSETTS 46100 47000 39300 44366 45250 37859
MICHIGAN 41700 44700 32600 36651 39300 28662
MINNESOTA 42300 47600 33100 36915 41619 28951
MISSISSIPPI 26800 33100 24200 24447 30123 22104
MISSOURI 36400 41700 28200 31837 36472 24642
MONTANA 32300 34700 31500 28044 30151 27351
NEBRASKA 36200 42100 31800 31634 36796 27759
NEVADA 41200 41300 40400 35793 35923 35090
NEW HAMPSHIRE 43200 47400 38500 41628 45588 37078
NEW JERSEY 52900 52900 0 47589 47589 0
NEW MEXICO 31800 36700 27800 27623 31915 24158
NEW YORK 44100 45200 35100 39740 40708 31634
NORTH CAROLINA 35200 39100 30800 31548 35047 27575
NORTH DAKOTA 32800 37400 30000 28707 32677 26194
OHIO 39100 40600 34400 34350 35692 30210
OKLAHOMA 32800 36600 27700 28553 31805 24139
OREGON 35600 38100 31200 32336 34613 28364
PENNSYLVANIA 38700 40200 32000 34856 36162 28802
RHODE ISLAND 40700 40600 42300 39172 39046 40734
SOUTH CAROLINA 34400 37100 30200 30797 33195 27083
SOUTH DAKOTA 31600 37000 29500 27601 32325 25778
TENNESSEE 32400 35200 27500 29546 32042 25060
TEXAS 36300 38400 28700 31553 33378 24951
UTAH 38300 39600 34700 33245 34369 30123
VERMONT 36100 45600 33800 34779 43926 32499
VIRGINIA 42900 47200 33400 38428 42214 29871
WASHINGTON 40500 42500 32800 36794 38629 29844
WEST VIRGINIA 28600 32700 26300 25602 29320 23521
WISCONSIN 39900 42900 34600 35081 37681 30380
WYOMING 37100 37400 36900 32215 32529 32096

UNITED STATES 39700 42700 31100 35225 37896 27590

NOTE: DEFINITIONS OF METROPOLITAN AREAS ARE CURRENT AS OF OCTOBER 1992
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