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U.S. DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT

* * WASHINGTON, D.C. 20410

January 18, 1989

,ISTANT SECRETARY
FOR POLICY DEVELOPMENT AND RESEARCH

MEMORANDUM FOR: Regional Administrators
Regional Economists
Field Office Managers
Field Office Economists

FROM: Kenneth J. Beirne, Assistant Secretary
Policy Development and Research, T

SUBJECT: Estimated Median Family Incomes for Fiscal Year 1989

This memorandum transmits updated median family income (MFI)
estimates and income distributions for Fiscal Year 1989 (FY 89) covering
all Metropolitan Statistical Areas (MSAs), Primary Metropolitan
Statistical Areas (PMSAs), and nonmetropolitan counties in each Field
Office jurisdiction. A separate list is attached which provides median
income estimates for States and for the metropolitan and nonmetropolitan
parts of each State in the United States.

The FY 89 MFI estimates have been developed by updating the 1979
median family incomes obtained from the 1980 Census. The latest
available wage data from County Business Patterns and median family
income data from the Bureau of Census Current Population Reports, P—6O
Series, have been used to develop these estimates as follows:

— The 1979 to 1986 change was estimated by using MSA and non-MSA
county group wage data from County Business Patterns combined
with Census Division median family income data from the P—60
Series. The P-6O Series data, which are reliable down to the
Census Division level, are used to determine the increase in
median family incomes for the nine Census Divisions. An index is
then developed which distributes the P—60 based estimates of
changes in family incomes to the county level using County
Business Patterns data. In effect, the amount of change is
determined by the P-60 data, and the distribution of that change
within a Census Division is determined by the County Business
Patterns data.

— An estimated average annual projected increase of 4.7 percent in
MFI is used for 1987 based on preliminary March 1988 P—60 data.
Based on trending of P-60 data, an average increase of 5.0 percent
is used for 1988 and an increase of 3.75 percent used for the
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period between mid—1988 and the middle of FY 1989. Use of
predictive factors for the 1987 through March 1989 period is
necessary because of the lag in County Business Patterns and P-60
Series data, which are not available in detailed form beyond 1986.

The estimated median family income for the United States for FY 1989
is $34,000. The step by step description of the methodology used to
develop the median family income estimates is attached.

Please note that the use of the median family income for various HUD
program applications, including income limits for subsidized housing, is
subject to individual program guidelines covering definition of income and
family, family size, effective dates and other factors. If there are any
questions concerning the income estimates, please request your Office’s
economist to contact their Headquarters counterparts. Public inquiries may
be referred to HUD USER, whose toll-free number is 1-800-245—2691 (use 251—
5154 in the Washington metropolitan area).

Attachment





HUD METHODOLOGY FOR ESTIMATING FY 1988 MEDIAN FAMILY INCOMES
(ECONOMIC AND MARKET ANALYSIS DIVISION, OFFICE OF ECONOMIC AFFAIRS, PD&R)

The methodology used for estimating the FY 1989 median family Incomes
(MFIs) for all Metropolitan Statistical Areas (MSAs), Primary Metropolitan
Statistical Areas (PMSAs), and nonmetropolitan counties is based on
development of income adjustment factors for each metropolitan area and
nonmetropolitan Census County Group which are used to update 1979 MFIs
obtained from the 1980 Census.

The income adjustment factors ate developed in several steps based on
the use of individual wage earner data from County Business Patterns fCBP)
which are available for 1979 through 1985, Census Division MEIs from the
Current Population Reports P-60 Series which are available for 1979 through
1986, a preliminary P-60 estimate for 1987, and HUD estimates for 1988 and
the first part of 1989. The 1988 and 1989 estimates ate based on a
regression-derived trend of P-6O family median income data. The step by
step procedure is as follows:

(1) The increase factors for wage increases are calculated for each Census
Division for the 1979-1985 period.

Census Division CBP Wages (1985)
Census Division CBP Employees (1985)

= 6—year increase factor for
Census Division CBP Wages

Census Division CBP Wages (1979)
Census Division CBP Employees (1979)

(2) The increase factors for the P-60 Series median family incomes are
calculated for Census Divisions for the 1979—1986 period.

Census Division P-60 MFI (1986) = 7—year increase factor for Census
Census Division !‘—60 MFI (1979) Division P—60 MFI

(3) The indices relating the County Business Patterns data to the P—60
Series data are calculated for the Census Divisions by deriving the
ratios of the P-60 Series factors to the County Business Patterns
factors.

7-year increase factor for
Census Division P-60 MFI = 7-year to 6—year ratio of Census
6—year increase factor for Division P—60 MFI to Census
Census Division CEP Wages Division CBP wages
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(4) The increase factors for the individual metropolitan areas and
nonmetropolitan counties are calculated by applying the index factors
developed for the Census Division to the County Business Patterns
data.

MSA CBP Wages (1985)
MSA CBP Employees (1985) 7- to 6-year ratio 7—year income

______________________________

x of Census Division = adjustment
P-60 MFI to Census factor for MSA

MSA CBP Wages (1979) Division CBP wages or County Group
MSA CBP Employees (1979)

(5) An average annual increase of 4.7 percent is used for 1987, based on
P-60 data. A projected increase of 5.0 percent in MFI is used for
calendar year 1988, and an average increase of 3.75 percent (3/4 of the
5 percent estimate) is used for the following nine months to obtain a
mid-FY 1989 estimate. Use of projected increases for the 1987 through
March 1989 period is necessary because of the lag in County Business
Patterns and P—60 Series data.

(7-year income adj..) 9-year 9-month income
(factor for MSA ) x 1.047 x 1.05 x 1.0375 = adjustment factor for
(or County Group ) MSA or Non-MSA county

(6) Calculation of the median family incomes for FY 1989 is completed by
multiplying the 1979 median family income obtained from the 1980 census
by the income adjustment factor derived in step (5).

(7) If the estimated median family income for FY 1989 is less than the
estimate published for FY 1988, the median published for FY 1989 is
the same as that published in 1988. Increases are capped at
10 percent, unless there is multi-year evidence of a significant
differential.

NOTE: In step (4) use MSA or Census County Group data as appropriate for
1979 and 1985.
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OFFICE OF THE ASSISTANT SECRETARY FOR HOUSING-
FEDERAL HOUSING COMMISSIONER

february 6, 1989

MEMORANDUM FOR: Regional Administrators
Regional Economists
Field Office Managers
Field Office Economists

SUBJECT: 1989 Income Limits for Lower Income and Very Low-Income
Families under the Housing Act of 1937

This memorandum transmits revised income limits for determination of
family eligibility for programs subject to definitions of “lower income” or
“very low-income” developed in accordance with Section 3fb)(2) of the
United States Housing Act of 1937, as amended. These income limits, which
are listed by dollar amount and family size, are available for each
Metropolitan Statistical Area (MSA), Primary Metropolitan Statistical Area
CPMSA), and nonmetropolitan county in the attached lists. The two largest
programs subject to these income limits are the Section 8 and Public
Housing programs. The revised limits are effective as of the date of this
memorandum.

These income limits are based on the HUD estimates of median family
income for Fiscal Year 1989. As required by statute, the definition of
“lower income family” is based on 80 percent of the median income for the
area, with adjustments for smaller and larger families, and the “very low—
income family” income limits are based on 50 percent of the median, with
adjustments for family size. A 1987 Housing and Community Development Act
amendment to the U.S. Housing Act of 1937 established a minimum income
limit standard based on the State nonmetropolitan median family income
level. This provision increases income limits for over 60 percent of all
nonmetropolitan counties, and has also been applied to the small number of
metropolitan areas which had lower income limits than those based on the
nonmetropolitan median family income for the State in which most or all of
each area was located. As authorized by legislation and has been done in
previous years, income limits have also been adjusted for a small number of
areas with unusually high or low housing costs in relationship to income.
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The minimum income limit for a very low-income four-person family has
been set at the higher of:

- 50 percent of the area median family income;

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

- the level at which 35 percent of income would pay the rent for a
unit tenting at 85 percent of the estimated typical tent for an
existing two-bedroom unit, as measured by the Section 8 Fair
Market Rent standard.

A 35 percent tent-to-income ratio was selected for use in setting minimum
income limits because many nonsubsidized low-income families pay this
amount or more for housing, and because households tend not to participate
in assisted housing programs unless they are eligible for a significant
subsidy. Eighty-five percent of the Fair Market Rent standard represents
the lowest rent range at which a supply of standard quality units is
normally available.

In establishing lower income limit schedules, which by statute are
based on 80 percent of local median family income, the same guidelines as
referenced above are applied using an 80 percent standard. For purposes of
HUD programs, income limits approved for Indian Trust Lands remain in
effect unless superseded by higher FY 1989 income limits.

As in the past, a maximum income limit for lower income four-person
families has been established. Instead of being set at the national median
family income level as was done prior to the 1987 HCD Act’s passage, it is
set at the higher of the national median family income level of $34,000 or
80 percent of the State nonmetropolitan median family income level.
(Alaska is the only State where 80 percent of the State nonmetropolitan
family income level exceeds the national median.)

There continues to be a small number of areas with unusually low
rental housing costs in relationship to area median family incomes. To
adjust for these situations, the maximum income limit for a very low-income
four-person family has been set at the level at which 30 percent of income
would pay for a unit tenting at the maximum exception rent permitted by the
Section 8 Existing Housing program. This guideline, however, is superseded
in instances where income limits would otherwise be lower than those based
on State nonmetropolitan median family incomes.
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As required by statute, adjustments have been made in the income
limits for smaller and larger families by using the four-person family as
a base and applying percentage adjustments for various size families as
follows:

Income Number of Persons in Family and Percentage Adjustments
Limits 1 2 3 4 5 6 7 8

Lower income 70 80 90 Base 106.25 112.5 118.75 125

Very low-income 70 80 90 Base 108 116 124 132

Higher income limits apply to families with mote than eight persons,
although they are not included in the printed State lists because of space
limitations. The lower income limits for families larger than eight
persons ate determined by adding 6.25 percent of the four-person income
limit base to the eight—person limit for each person in excess of eight.
For very low-income limits, 8 percent of the four-person base is added to
the eight-person limit for each person in excess of eight (e.g., the nine-
person very low limit equals 1.4 (1.32 + .08) times the four-person limit).
The limits developed by the use of these factors ate to be rounded to the
nearest $50.

HUD Field Offices are responsible for maintaining complete and up-to-
date records of all current income limit ceilings 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 (if in the Washington metropolitan area, dial 252-5154).
Questions related to how these income limits apply to tax code provisions
should be referred to Mark Scott at the Department of the Treasury (202-
566-3064). Questions concerning the methodology used to develop these
income limits are addressed in the briefing material supplied to all HUD
Field Office economists and also available through HUD User.

James E. Schoenberger ‘Jmes E. Baugh
General Deputy Assistant Secretary General Deputy Assistant Secretary

for Housing-Federal Housing for Public and Indian Housing
Comissioner

Attachment
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Attac)irent 1

Oervie of

MUD Section 8 & Public Housing Irxxzie Limits

By law, the Departirent of Ibusing and Urban £ve1cçrtnt (Nil)) is
required to establish ixxxxie limits for use in detennining the
eligibility of families and persons seeking to participate in the
Departilent’s assisted tXDusing progran. ¶ft najor active assisted
Ixxising prograIt are the Public Ibusing program, the Section 8
certificate and vc*icher progre, and the Section 202 elderly/handicaçed
program.

IrKxETe limits are calculated by family size for each netropolitan
area and rowetrolitan ccxmty in the United States and its territories.
They are based on the Deparbient’ s estimates of nedian family irxie,
with adjust2lents for areas which have unusually high or low izzare to
tising cost relationships.

The statutory basis for MUD’ s iixxzie limit plicies is found in
Section 3 of the U.S. Ibusing kt of 1937, as aneixied, which contains the
following provisions related to iixare limits:

- “Ijr inxue families” are deflied as families wlx,se irxxites cb
rt exceed 80 percent of the nedian family irxzie for the area.

- “very low-irxDaie families” are defixed as families wtxse ixares
do rxt exceed 50 percent of the nedian family iixare for the
area.

- Inccne limits for rrrretropolitan areas nay rxt be less than
limits based on the State rmetroplitan nedian family ixxare
level.

- Incare limits mist be adjusted for family size.

- Irare limits nay be adjusted for areas with urnisually high or
low family irxxxte or tising-cost-to-liie relationships.

- The Secretary of Agriculture mist be consulted prior to
establishing iiare limits for rural areas, siixe these limits
also aly to certain Frwrs Ikxe kEdnisfration prograEe.
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1zi1e Section 3 of the U.S. ising ?ct defines k*ti ircae limits are

to be established, Section 16 of the t specifies t lmczre limit

standards axe to be applied for use with the Public Wxising and Section 8

progr. Section 16 provides the fo1lcing provisions applicable to

these t progr:

- At least 95 percent of the dl1ü units which first becane
available for occupary on or after C)tober 1, 1981, itust be
leased to very 1cw-irate families.

- At least 75 percent of the units first available for occupary

prior to Gtober 1981 mist be leased to very -iTxxite families.

Irxxne Limit Calculations:

‘fle process of developing irxae limits involves a nimter of

calculations, starting with the thvelopit of estimates of nedian family

ixate. l’te major parts of this process are as follcs:

- Wi) calculates area nedian family iixxzte estimates (one-person
tK)usex)lds and t]seJx)lds consistix of unrelated individuals are

excluded frcin these calculations) for 340 netropoiltan areas and
for 2416 rwjrmetxto1itan counties within the United States, and

for 9 areas in U.S. territories with assisted frising progrrE.

- )dian family inxrie estimates are based on decennial Census data

updated with &reau of the Census P-60 irKale data and tpartment

of Camerce County simss Patterns etployuent and earnings data.

- J_ procedures axe used to minimize year-to-year fluctuations in

nedian hxxite estimates and ixare lisits. (e is to maintain

iiare limits at tie previous year’s levels for areas where they
wzuld decrease if based solely on the nost current data. Lte
other is to cap iireases at ten percent.

- Cciparisons of HUE) estimates of nedian area mines with 1980
Census data provide an indication on estimation accuracy over tie
1970-80 period, during which ixcnes changed try over 100 percent:

- Ite pcçulation-ighted avere standard error s six
percent.

- Seven percent of netro areas arxi about 30 percent of
• rn-netxoolftan areas ted estimate errors in ezuss of

10 percent.
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- Eriors ware highast for ix,iiietxo counties with pcçilaUons of
less than 5,000 persons ar of waisuaily 1i imcxte, for
which wage data axe a poor iixlicator of nedian 1ixxzes.

Family Size Mjustnts:

There is a statutory xequiraient that irae limits be adjusted for
family size. The starting point for all adjustnents is tba four-person
family irxxrie limit. Cre U four-person izte limit is establisbad,
starard factors are applied as fo1ls:

Nizraer Persons in Family

2

Very lci—imxrte limit: 70% 80% 90% 100% 108% 116% 124% 132%
(50% of itedian or
adj. nedian=l00%)

I.cr iraie limit: 70% 80% 90% 100% 106.25% 112.5% 118.75% 125%
80% of itedian or
adj. nedian=100%)

Mfustsents for Areas With Unusual Iraies or 1isinq Costs:

JD has always adjusted iraie limits for areas of unusually high or
1cM irxxire. ‘It revised FY 1988 and the Fl 1989 iraie limits contain
caps and floors based on U.S. nedian family irizare aixi the State ron
netrcpolitan nedian family iixate levels. In a1iUon, 1W continues to
revise ijxate limits for areas with wnisuaUy high or 1c tmsing-cost
to-izxate relationships. MDst areas previously affected by the tmsing
cost adjustrrents, tever, ri have irate Thnits set based on State
rxtmetropolitan iraie levels.

The procedures used to develop Fl 1989 izxxxre limits, and the outccxte
of these procedures, are as follcMs:
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• As # Non—)tro
Affected Counties Affected

For Very k.i Irxe Limits based
on 50% of area nedian inxm:

- A miniucmi is set based on 21 1,475
the State rxxiret.roolitan
nedian family iixare

- fle irxxre limit is iroreased 29 82
if it wcild otherwise be less
than the irxxzre level at which
35 percent of a 4-person family’s
iJxxITe uld pay for a unit
renting at 85 percent of the
2—bedrxrn Sec. 8 Existing flR

- ¶te irocrie iimit is decreased to 3 62
the level at which 30 percent of
a 4-person family’s irm ‘ould
pay for a unit renting at 120
percent of the 2-bedrocm F’NR

For Lcr Irixne Limits based on
on 80% of area nlian irxme:

- A minijaun is set based on 24 1,529
the State rometrcçolitan
nedian family iixxzTe

- ‘Ii miniirun is set at the Very 6 (all are in 7
L Iroate Limit level if it U.S. tern
wDuld otherwise be lower tories)

- ndztin for a 4-person 21 4
family is set at the higher of
the U.S. nedian family ixaie
level of of $34,000 or the State
ron-tietro nedian izocme level.

In inplrenting the 1987 IED t teixhient that directed the
Departitent to establish mininz.nn iraie limits for xicetrcolitan areas
based on the State rxwmetrcçolitan nedian family ircaie level, the
-tparbIent used fts discretion to açly this stazIard to netrcçolitan
areas. It did so because the rew provision effectively redefined what
the Congress had detennined s an ceptable LinhJlun Very I-IraTe
level, ar1 to rot ap1y this definition to the fi netrt*o1itan areas
affected w,iild have been ironsistent with the logic of the ri
provision.
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Prior to passa of the 1987 ) Act, the lixising-cost-to-irare
adjustsents outlired akx,ve produced higher irxaie limits for about 400
riEetropolitan counties. Jbst of these areas ri have irExxIe limits
based on the resrtive State mcmetroplitan nedian family iixare
level.

Irare Limit Ajplications:

HUE) izxaie limits aç1y to the follcMing progran:

HUE):

Proqram

All Section 8 progranE,
irxluding Section 202
Elderly ar1 Haix1icaed
units receiviz Sec.8
assistarEe.

Public liDusing

Section 235 WxiecMrership
program

Section 236 rental

Section 22lfd)(3)f1IR)
IlcM market interest rate
rental assistae program

Ccmmity Planning aixl
£velopient progran

Iirare Limit Starxard

Very Ii or I.arer IrxaTe sta!xlards *

Very LCM or Ir Ir Stds *

95 percent of area nedian family
iixare or higher cost-based muter,
adjusted for family size

LcMer Ir&aie starKiard

95 percent of area nedian family
iixm, adjusted for family size

Very 1 or Lcr Iiaie stamiards,
deperKling on program.

Faniers Wne
kIninistration:

Rental amd crership
assistare prograne with
ijxaie limits based on
Section 8 izxxzie limits

MDst assistare based on Ler or
Very Ix irxare starards, irm
limits tie sane as RED’s except for
tie Virgin Islarxis, which have a
statutory exception.

* Section 16 of the 1937 Act gYverns which imcne limit stardard
applies.
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t. of Treasury:

I Iixxe Inta1 Tax Current stamErd is tue Very Lcr Iixaie
Credits and Tax-expt definition (based on 50% of nedian
fnta1 Wising Bonds family irxziie) or on 120% of standard

(i.e., 60% of nedian family irare)

Tax-exeipt )brtgage Geirally set at 115% of nedian family
Jvenue Bonds for irxare, with adjustnents up to 140%
rership finaring of nedian for high cost areas.





Attachment 2

EXCERPTS FROM THE
HOUSING ACT OF 1937

(As Amended through 1987)

Section 3:

(b) When used in this Act:

(2) The tern 1ower Income families means those families whose
incomes do not exceed 80 per centum of the median income for the area, as
determined by the Secretary with adjustments for smaller and larger
families, except that the Secretary may establish income ceiling higher
or lower than 80 per centum of the median for the area on the basis of
the Secretary’s findings that such variations are necessary because of
prevailing levels of construction costs or unusually high or low family
incomes. The term uvery low-Income fanilies means lower income families
whose Incomes do not exceed 50 per centum of the median family Income for
the area, as determined by the Secretary with adjustments for smaller and
larger families, except that the Secretary may establish income ceilings
higher or lower than 50 per centum of the median for the area on the
basis of the Secretary’s findings that such variations ate necessary
because of unusually high or low family incomes. Such ceilings shall be
established in consultation with the Secretary of Agriculture for any
rural area, as defined in section 520 of the Housing Act of 1949, taking
into account the subsidy characteristics and types of programs to which
such ceilings apply.

HCD Act of 1987 Amendment Affecting Section 3:

Section 567. Median Area Income

For purposes of calculating the median income for any area that is not
within a metropolitan statistical area (as established by the Office of
Management and Budget) for programs under title I of the Housing and
Community Development Act of 1974, the United States Housing Act of 1937,
the National Housing Act, or title V of the Housing Act of 1949, the
Secretary of Housing and Utban Development or the Secretary of Agricul
ture (as appropriate) shall use whichever of the following Is higher:

(1) the median income of the county in which the atea Is located;
or

(2) the median Income of the entire non-metropolitan area of
the State.
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Section 16:

f a) Not more than 25 pet centum of the dwelling units which were

available for occupancy under public housing annual contributions

contracts under this Act before the effective date of the Housing and

Connunity Development Amendments of 1981, and which will be leased on or

after such effective date shall be available for leasing by lower income

families other than very low-income families.

C b) Not more than 5 per centum of the dwelling units which became

available for occupancy under public housing annual contributions

contracts and section 8 housing assistance payments contracts under this

Act on or after the effective date of the Housing and Cownunity

Development Amendments of 1981 shall be available for leasing by lower

income families other than very low income families.

Cc) In developing admission procedures implementing subsection (b),

the Secretary may not totally prohibit admission of lower income families

other than very low-income families, and shall establish, as appropriate,

differing percentage limitations on admission of lower income families in

separate assisted housing programs that, when aggregated, will achieve

the overall percentage limitation contained in subsection (b). The

Secretary shall issue regulations to carry out this subsection not later

than 60 days after the date of the enactment of the Housing and comunity

Development Act of 1987.

(d)f 1) The limitations established in subsection (b) shall not apply

to dwelling units made available under section 8 housing assistance

contracts for the purpose of preventing displacement, or liorating the

effects of displacement, including displacement caused by rents exceeding

30 percent of monthly adjusted family income, of lower income families

from projects being rehabilitated with assistance from rehabilitation

grants under section 17 and the Secretary shall not otherwise unduly

restrict the use of payments under section 8 housing assistance contracts

for this purpose.

(2) The limitations established in subsections (a) and (b) shall not

apply to dwelling units assisted by Indian public housing agencies.





Attachment 3

HUD METHODOLOGY FOR ESTIMATING FY 1988 MEDIAN FAMILY INCOICS
(ECONOMIC AND MARXET ANALYSIS DIVISION, OFFICE OF ECONOMIC AFFAIRS, PD&R)

The methodology used for estimating the FY 1989 median family incomes
(MFIs) for all Metropolitan Statistical Areas (MSAs), Primary Metropolitan
Statistical Areas (PMSAs), and nonmetropolitan counties is based on
development of Income adjustment factors for each metropolitan area and
nonmetropolitan Census County Group which are used to update 1979 MFIs
obtained from the 1980 Census.

The income adjustment factors are developed in several steps based on
the use of individual wage earner data from County Business Patterns tC8P)
which are available for 1979 through 1985, Census Division MFIs from the
Current Population Reports P—60 Series which are available for 1979 through
1986, a preliminary P40 estimate for 1987, and HUD estimates for 1988 and
the first part of 1989. The 1988 and 1989 estimates are based on a
regression-derived trend of P-60 family median income data. The step by
step procedure is as follows:

(1) The increase factots for wage increases are calculated for each Census
Division for the 1979-1985 period.

Census Division CBP Wages (1985)
Census Division CBP Employees (1985)

____________________________________________

6-year increase factor for
Census Division CBP Wages

Census Division CBP Wages (1979)
Census Division CBP Employees (1979)

(2) The increase factors for the P—60 Series median family incomes are
calculated for Census Divisions for the 1979-1986 period.

Census Division P-60 NFl (1986) 7—year increase factor for Census
Census Division P-CO MEl (1979) Division P-60 NFl

(3) The indices relating the County Business Patterns data to the P—60
Series data are calculated for the Census Divisions by deriving the
ratios of the P—60 Series factors to the County Business Patterns
factors.

7-year Increase factor for
Census Division P-60 NFl 7-year to 6-year ratio of Census
6-year increase factor for Division P-60 NFl to Census
Census Division CBP Wages Division CBP wages
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(4) The increase factors fot
nonmetropol Stan counties
developed fot the Census
data.

the individual metropolitan areas and
are calculated by applying the Index factors
Division to the County Business Patterns

t4SA CBP Wages (1985)
NSA CBP Employees (1985)

NSA CBP Wages (1979)

7- to 6-year ratio
x of Census Division

P-60 NFl to Census
Division CBP wages

7—year income
adjustment
factor for NSA
or County Group

NSA CBPtmpióyees (1979)

(5) An average annual increase of 4.7 percent Is used for 1987, based on
P-60 data. A projected increase of 5.0 percent In NFl is used for
calendar year 1988, and an average Increase of 3.75 percent (3/4 of the
5 percent estimate) is used for the following nine months to obtain a
mid-FY 1989 estimate. Use of projected increases for the 1987 through
March 1989 period is necessary because of the lag in County Business
Patterns and P-GO Series data.

(7—year income adj.
(factor for NSA
(or County Group

) 9-year 9—month Income
) x 1.04? x 1.05 x 1.0375 = adjustment factor for
) NSA or Non-NSA county

(6) CalculatIon of the median family incomes for FY 1989 Is completed by
multiplying the 1979 median family Income obtained from the 1980 census
by the income adjustment factor derived In step (5).

(7) If the estimated median family income for FY 1989 is less than the
estimate published for FY 1988, the median published for FT 1989 Is
the same as that published in 1988. Increases are capped at ten
percent, unless there Is multi—year evidence of a significant
differential.

NOTE: In step (4) use NSA or Census County Group data as appropriate for
1979 and 1985.





Attachment 4

tvaluation of Method Used to tstimate 1983 Median Family Incomes

Procedure:

7) The 1969 median incomes from the 1970 Census were updated to 1979 and
matched with 1980 Census median Incomes.

2) Date from 1969 and 1979 County 9usIness Patterns end Income estimates
from March 1970 and 1980 current population surveys were used to update

median incomes iron 1970 Census in the same manner that current estimates
are Calculated.

3) The only difference In the updating procedure used is that data are
available for the entire 1969-1979 period; we estimated the most recent
two yeats because data are not yet available.

Find ings:

7) The national standard error is $1,826 on a base of $20,000 during a period

when family income changed by more than 100 percent. When incomes are
weighted by number of families In an SMSA or non-metro County, the standard
error is r-educed to $1,279.

Standard Error Estimates

U.S. and Weighted by
Census Divisions No. Families jjhted

U.S. $1,279 $1,826

New England — 1,335 1,617
Middle atlantic 1,58? 1,406
East Worth Central 931 1,331
West Worth Central 1,085 7,569
South t1antic 1,198 1,681
East South Central 1,344 7,665
West South Central 1,482 1,998
Mountain 1,664 2,722
Pacific 1,063 2,646

2) 94 percent of all 5115k estimates were withIn 10 percent of the 1980 Census

medians and all but one (Melbourne, florida) of the SHSAs were within 20

percent. For non-SMSA counties, the range of errors were 67 percent of the

counties within 10 percent and 92 percent of the counties within 20 percent.

Areas which had the largest errors have one of two characteristics:

a) A very small count of families. Approximately 55 percent f all
counties have a Count ef families below 5,000; and 177 gQuntIes have

less than 1,000 families. The smallest are Loving, Texas and e1low-

stone National Park with 26 and 66 families; our estimates for both

of the areas were off by more than 20 percent.

b) Areas of unusually low Income as reported in the 1970 Census. 260
counties had Incomes In 1969 below $5,000. In all of these counties.

•ur estimates understated incomes by more than 20 percent.
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Attaclinent 5

OPOLITAN A

FY 1989 SECTION 8 INCOIE LIHITS:
AAS WITh ADJUSTED VERY LOW INCOE LINITS

FY89 DIAN SOX OF 4-PERSON 50X OF
INWE DIAN LINIT VU LIMIT STATE IAM

TVPEOFVLI
UNIT AD3US1J€Kt

Tucson, AZ 29400 14700 15450 11800 IUGH WJUSING COST

Bakersfield, CA 31000 15500 15750 14250 HIGH HOUSING COST

Ch i to, CA Z6600 13300 14250 14250 StATE DIAN BASED

Los Angeles-Long Beach, CA 38000 19000 19950 14250 HIGH HOUSING COST

Nerced, CA 28200 14100 14250 14250 STATE IAN BASED

Oakland, CA 42400 21200 22500 14250 HIGH HOUSING COST

Redd I ng, CA 27500 13750 14400 14250 HIGH HOUSING COST

San Diego, CA 36700 18350 18900 14250 HIGH HOUSING COST

San Francisco, CA 44000 22000 24750 14250 HIGH HOUSING COST

Santa Cruz, CA 38100 19050 22050 14250 HIGH HOUSING COST

Visalia-Tulare-Porterville, CA Z7500 13750 14250 14250 STATE DIAN BASED

Yuba City, CA 25300 12650 14250 14250 STATE €IAN BASED

Pueblo, CO 25300 12650 13350 13350 STATE WLIAN BASED

Bradenton, FL 28500 14250 14 12500 HIGH HOUSING COST

Daytona Beach, FL 27000 13500 13800 12500 HIGH HOUSING COST

Ocala, ft 23100 11550 12500 12500 STATE DIAN BASED

ICankakee, IL 30000 15000 15300 15300 STATE DIAN BAS])

Kokoo, IN 38600 19300 19200 15000 LOW HOUS .G COST

Clarksville-Hopkinsville, TN-KY 23200 11600 12300 11150 HIGH HOUSING COST

Port land, 35200 17600 18050 14200 HIGH HOUSING COST

ttber and, ND-WV 25900 12950 15650 15650 STATE DIAN BASED

ton, NA 45000 22500 23450 16950 HIGH HOUSING COST

1a11 River, NA-RI 31200 15600 16950 16950 STATE DIAN BASED

*ew Bedford, NA 31000 15500 16950 16950 STATE DIAN BASED

Pawtutket—Noonsotket-Attleboro, RI-NA 36400 18200 19000 16950 HIGH HOUSING COST

Fl I nt, MI 41800 20900 19250 14000 LOW HOUSING COST

Las Vegas, WV 32200 16100 17400 1700 HIGH HOUSING COST

Reno, WV 36700 18350 21450 15700 HIGH HOUSING COST

Atlantic City, NJ 31200 15600 15850 0 HIGH HOUSING COST

Bergen-Passaic, NJ 44300 22150 22450 0 HIGH HOUSING COST

Jersey City, NJ 29900 14950 15800 0 HIGH HOUSING COST

Vineland-Nillville-Bridgeton, NJ 29300 14650 15200 0 HIGH HOUSING COST

Jacksonville, NC Z1500 10750 13050 13050 STATE DIAN BASED

£ugene-Springfield, OR 29900 14950 15200 14050 HIGH HOUSING COST

Nedord, OR 28500 14250 15100 14050 HIGH HOUSING COST

Johnstown, PA 26600 13300 13900 13900 STATE DIAN BASED

Providence, RI 36700 18350 19000 19000 STATE DIAN BASED

Brownsville-Harlingen, IX 20300 10150 IZTSO 12750 STATE DIAN BASED

Bryan-Cot I ege Station, TX 29300 14.650 15000 12750 HIGH HOUSING COST

El Paso, TX 25100 10 12750 12750 STATE DIAN BASED

Houston, TX 41000 20500 19200 12750 LOW HOUSING COST

Killeen-Teiple, TX 25100 12550 12750 12750 StATE DIAN BASED

Laredo, TX 19300 9650 12750 12750 STAlE WDIAN BASED

Mc Allen-Edimbrg-ission, TX 19100 9550 1Z750 12750 STATE DIAN BASED

Provo-Orn, UT Z5700 12850 14850 14850 STATE DIAN BASED

Danvi I Ic, VA 27700 13850 14250 14250 STATE €DIAN BASED

ikiRa, NA 27500 13750 14250 14250 STATE DIAN BASED

Aguadilla, PR 9100 4550 12950 0 HIGH HOUSING COST

Arecibo, PR 6700 3350 13700 0 HIGH HOUSING COST

CAguas, PR 9700 4850 13450 0 HIGH HOUSING COST

ayaguez, PR 3400 6700 13450 0 HIGH HOUSING COST

Ponce, FR 9100 4550 13450 0 HIGH HOUSING COST

San Juan, PR 10800 5400 13450 0 HIGH HOUSING COST





Attadnent 6

FY 1989 SECTICB4 8 INC0E LIMITS:
A)AS WITh ADJUSTED 1.01CR II( LIMITS

1R0P0Lflm A FY89 1CDIM 802 CF 4-0N Box CF
INIE 1CDIAN LIMIT U LIMIT STATE WDIM

TWE CF 1.01CR HC.
UNIT USff

Anchorage, AK 49900 39900 34500 34500 STATE 1CDIAN BASED

Anahe is-Santa Ana, CA 46900 37500 34000 72800 - CAPPED BY US 1CDIAN

Chico, CA 26600 21300 22800 22800 STATE 1CDIAN BASED

Herced, CA 28200 U0 72800 72800 STATE 1CDI BARD

Oxnard-Vtnturt, CA 43600 34900 34000 22800 CAPPED BY US 1CDIAN

Reddin, CA 27500 22000 22800 22800 STATE 1CDI?Al BASED

San Francisco, CA 44000 35200 34000 72800 CAPPED BY LB 1CDIAN

San Jose, CA 51100 40900 34000 72800 CAPPED F115 MEDIAN

Santa Barbara-Santa Mar ia-Lonpot, CA 44900 35900 34000 22800 CAPPED BY LB 1CDIAN

Visalia—Tulare-Porterville, CA 27500 72000 72800 72800 STATE 1CDIN BA

Yuba City, CA 25300 20250 72800 22800 STATE IAN BASED

Pueblo, CD 25300 20250 Z1350 21350 STATE 1CDIAN BASED

fridgeport-Milford, CT 46200 36950 34000 30900 CAPPED BY (B 1CDIAN

i sto I, CT 43200 340 34000 30900 CAPPED B’( (15 1CDIAN

Danbury, CT 54700 43750 34000 30900 CAPPED BY US 1CDIAN

Hartford, CT 400 36400 34000 30900 CAPPED BY US 1CDIAN

Mi4dletom, CT 43600 34900 34000 30900 CAPPED BY US WDIAN

Norwalk, CT 63100 50500 34000 30900 CAPPED B US 1CDIAN

Stford, CT 64800 51850 34000 30900 CAPPED BY US 1CDIAN

Nashinton, DC-C-VA 51000 40800 34000 0 CAPPED I 115 WDIIN

icala, ft 23100 18500 20000 20000 STATE 1CDIAN BASED

kankakee, IL 30000 Z4000 24500 Z4500 STATE 1CDIAN BASED

Like County, IL 49000 39200 34000 24500 CAPPED BY US 1CDIAN

Cber land, )-MV 25900 20700 25050 25050 STATE 1CDIAN BASED

Boston, WA 45000 36000 34000 27100 CAPPED BY lB 1CDIAN

Fal I River, NA-RI 31200 Z4950 27100 27100 STATE 1CDIAM BASED

Lowe I I, PA-MI 44600 35700 34000 27100 CAPPED BY LB 1CDIAN

New Bedford, MA 31000 24800 27100 27100 STAlE 1CDIAI( BASED

Paitutket—$oonsocket-Attleboro, RI-MA 36400 29100 30400 30400 STATE IAN BASED

Sales-Gloucester, MA 45800 36650 34000 27100 CAPPED BY US 1CDIIN

Nashua, MI 46200 36950 34000 27700 CAPPED BY US 1CDIAN

Bergen-Passaic, NJ 44300 35450 34000 0 CAPPED BY US MEDIAN

Middlesex-So.erset-Hanterdon, NJ 45800 36650 34000 0 CAPPED BY US 1CDIAN

Nassau-Suffolk, WY 46300 37050 34000 72150 CAPPED BY US 1CDIAN

Jacksonville, MC Z1500 17200 20900 20900 STATE 1CDIAN BASED

Johnstown, PA 26600 21300 72250 22250 STATE 1CDIAM BASED

Providence, RI 36700 29350 30400 30400 STATE 1CDIAR BASED

Brownsvi I It-Hat I itigen, TX 20300 16250 20400 20400 STATE 1CDIM BASED

El Paso, TX 25100 20100 20400 20400 STATE 1CDIAN BASED

Killeen-T.sple,TX 25100 20100 20400 20400 STA1EDIAN BASED

Lareds, TX 19300 15450 20400 20400 STATE IEDIAN BASED

Mc Allen-Ediibwg-Niss ion, TX 19100 15300 20400 20400 STATE Iø BASED

Preve-Orai, ITT 25700 200 23750 23750 STATE IAN BASED

Danvi I I., VA 27700 22150 72800 72800 STATE 1CDIAN BASED

Yakisa, MA 27500 22000 22800 22800 STATE IAN BASED

Auadilla, PR 9100 7300 12950 0 flSI HOUSING COST

Arecibo, PR 6700 5350 13700 0 H184 HOUSING COST

Ceuas, PR 9700 7750 13450 0 44191 HOUSING COST

Mayaguez, PR 13400 10700 13450 0 44191 HOUSING COST

Ponce, PR 9100 7300 13450 0 44194 HOUSING COST

San Juan, PR 10800 8650 13450 0 44191 HOUSING COST





Attachoent 7

-- ry DISThiWTION (F DW&S IN A DIAN Iucc --

(100 PERCENT: FY 1988 INCE LEVEl.)

ATE 100 101 102 103 104 105 106 107 1 109 110 D1AId

lB 564 234 294 368 333 279 194 191 188 168 389 4
0 0 0 0 0 2 3 1 Z 9 5 9
0 0 0 0 0 0 Z 0 0 0 17 10

VT 0 0 0 0 0 0 3 3 7 0 4 8
0 0 0 0 0 0 0 1 5 22 7 9

RI 0 0 0 0 0 0 0 0 3 7 1 9
CT 0 0 0 0 0 0 0 0 9 7 11 9
WY 11 6 6 4 ZI 0 3 1 10 0 0 4
NJ 2 0 1 1 0 11 3 1 2 0 0 5
PA 16 10 17 8 8 7 1 0 0 0 0 2
OH 5 8 4 12 1Z 21 14 5 6 0 1 5
IN 11 19 10 9 19 8 1 5 3 Z 5 3
IL 6 6 18 22 10 18 11 4 0 0 7 3
NI 2 2 14 13 11 7 21 5 5 1 2 4
MI 1 3 2 8 9 27 9 9 1 3 0 5

8 10 10 25 15 16 3 0 0 0 0 3
IA 20 11 20 16 27 5 0 0 0 0 0 Z
NO 17 12 29 21 27 5 3 0 0 0 1 Z
MD 0 0 22 22 0 1 0 0 0 0 8 3
SD 1 9 15 22 13 0 0 0 0 0 0 3

21 34 21 17 0 0 0 0 0 0 0 1
KS 19 20 8 28 16 8 5 0 0 0 1 3

0 0 0 0 0 0 0 0 3 0 0 2
MD 0 0 5 1 0 0 0 0 8 2 2 8
ix: o 0 0 0 0 0 0 0 0 1 0 9
VA 0 0 1 4 7 22 6 18 24 17 37 8
MV 4 7 •0 1 10 4 12 1 6 5 5 6

0 0 0 10 6 13 8 20 19 12 12 7
SC 0 1 2 7 12 2 7 3 9 0 3 5

0 0 0 4 30 16 19 60 16 3 11 7
FL 0 0 1 0 0 22 5 8 14 8 9 7
KY 3 0 0 0 4 3 14 11 7 16 62 10
TN 6 0 0 0 0 0 4 11 0 8 66 10
AL 0 0 0 0 1 4 0 1 2 18 41 10

0 0 0 0 2 0 3 8 5 13 51 10
AR 10 13 12 15 11 3 3 3 2 1 2 3
U 26 13 15 0 4 0 1 0 0 0 5 1
OK 21 16 11 21 6 0 1 1 0 0 0 2
TX 118 10 29 21 23 36 6 0 1 Z 8 1
NT 57 0 0 0 0 0 0 0 0 0 0 0
ID 34 1 0 9 0 0 0 0 0 0 0 0
WY 16 0 0 7 0 0 0 0 0 0 0 0
co 51 11 1 0 0 0 0 0 0 0 0 0

- 18 0 9 3 2 0 0 0 0 0 1 0
AZ IZ 1 0 2 0 0 0 0 0 0 0 0
1ff 7 8 0 10 0 0 0 0 0 0 4 1
WY 17 0 0 0 0 0 0 0 0 0 0 0
WA 1 3 6 5 9 6 6 2 1 0 0 4
OR 2 0 Z IZ 9 10 1 0 0 0 0 4
CA 0 0 3 1 9 2 15 8 15 5 0 6
AK 21 0 0 1 0 0 1 0 0 0 0 0
HI 0 0 0 0 0 0 0 1 3 0 0 8
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Eto. U.SDEPARTMENT OF HOUSING AND URBAN DEVELOPMENT
WASHINGTON DC 20410 8000

OFFICE OF THE ASSISTANT SECRETARY FOR HOUSING-
FEDERAL HOUSING COMMISSIONER

February 6, 1989

MEMORANDUM FOR: Regional Administrators
Regional Economists
Field Office Managers
Field Office Economists

_D—
FROM: James E. Schoenberger, General Deputy Assistant Secretary

for Housing-Federal Housing Commissioner, H

SUBJECT: Approval of Revised FY 1989 Income Limits for
the Section 221(d)f3) BMIR, Section 235, and
Section 236 programs

This memorandum transmits revised income limits for determination of
family eligibility under Section 221td)f3) BMIR, Section 235, and
Section 236 of the National Housing Act. These income limits, which are
listed by dollar amount and family size, are available for each
Metropolitan Statistical Area (MSA), Primary Metropolitan Statistical
Area CPMSA), and nonmetropolitan county. The revised income limits ate
effective as of the date of this memorandum.

These revised income limits ate based on the HUD estimates of median
family income for Fiscal Year 1989. They are developed consistent with
the requirements of Section 3(b)f2) of the United States Housing Act of
1937, as amended. As required by legislation, the limits for the
Section 236 program are based on 80 percent of the median income for the
area and the limits for the Section 235 and Section 221fd)(3) programs
are based on 95 percent of the median. As is also required, these income
limits are then adjusted for family size. In compliance with a 1987
Housing and Community Development Act amendment to the U.S. Housing Act
of 1937, income limits for areas which would otherwise have income limits
lower than those based on the State nonmetropolitan median family income
level will be increased to that level. This latter provision results in
higher income limits for over half of all nonmetropolitan areas. This
same adjustment also has been applied to the small number of metropolitan
areas which otherwise would have lower income limits than those of
nonmetropolitan counties in the State in which all or most of the
metropolitan area is located. As permitted by statute, additional
adjustments to income limits have been made for areas with unusually high
housing costs, but use of the State nonmetropolitan median income
calculation already adjusts for most of the areas that would otherwise
have been affected.





2

There will continue to be a small number of areas where minimum
income limits based on previously approved guidelines will remain in
effect. In accordance with established procedures, Field Offices may
request modified Section 235 income limits for specific market areas
where warranted by local construction costs.

For areas of unusually high income, the four—person family maximum
income limit for the Section 236 program has been established at the
higher of the State nonmetropolitan median family income or the national
median family income level of $34,000. The maximums for the Section
221(d)(3) BMIR and Section 235 programs have been calculated so as to
maintain the 80 to 95 percent statutory relationship. For areas where
Section 235 income limits have been approved on the basis of local cost
data, the maximum limits may be higher.

As required by statute, adjustments have been made in the income
limits for smaller and larger families by using the four—person family as
a base and applying percentage adjustments for various size families as
follows:

Number of Persons in Family and Percentage Adjustments
1 2 3 4 5 6 7 8

70 80 90 Base 106.25 112.5 118.75 125

Higher income limits apply to families larger than eight persons,
although they are not included in the printed State lists because of
space limitations. The limits for families larger than eight persons are
determined by using an adjustment of 6.25 percentage points more for each
person beyond the eight person. For example, the nine-person income
limit is determined by multiplying the 4-person income limit by 1.3125
(i.e., the eight—person limit of 125 percent plus 6.25 percent for an
additional family member). The limits developed by the use of these
factors are to be rounded to the nearest $50.

HUD field Offices are responsible for maintaining complete and up-
to—date records of all current Income limit ceilings 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.

If you have any questions concerning these new income limit
approvals or the procedures for requesting special revisions, please
contact Joseph Riley of the Headquarters Economic and Market Analysis
Division, telephone 755-5590.

Attachment
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