U.S.DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT
WASHINGTON,D.C. 20410-8000

February 16, 1990

OFFICE OF THE ASSISTANT SECRETARY FOR HOUSING-
FEDERAL HOUSING COMMISSIONER

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

SUBJECT: 1990 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 3(b)(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
(PMSA), and nonmetropolitan county in the attached lists. The two largest
programs subject to these income 1imits 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 1990. As required by statute, the definition of
"Tower 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 1imits 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
1imit 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 1imits 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 as 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.

In calculating income limits, the first step is to calculate what the
income 1imit would be if there were no upward constraints. The Very Low-
Income limits for a four-person family are normally set at the higher of:

- 50 percent of the area median family income;
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- 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 renting at 85 percent of the estimated typical rent for an
existing two-bedroom unit, as measured by the Section 8 Fair
Market Rent standard.

The purpose of the last calculation is to ensure that consideration is
given to areas where rental housing costs are unusually high in relation to
median family incomes. A 35 percent rent-to-income ratio was selected for
use in setting minimum income limits for high cost areas 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 was selected because significant numbers of standard
rental units are available in most markets at and above this level.

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 1imit 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 renting 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.

In establishing Lower Income 1imit 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 except that there
is no maximum income 1imit constraint based on low housing costs relative
to income levels. As in the past, however, a maximum income 1imit 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 $35,700 or at 80 percent of the State
nonmetropolitan median family income level. For FY 1990, there were no
instances where 80 percent of the State nonmetropolitan family income level
exceeded the national median.)

For purposes of HUD programs, income limits approved for Indian Trust
Lands remain in effect unless superseded by higher FY 1990 income limits.






As required by statute, adjustments have been made in the income
1imits 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 1imits apply to families with more 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 are determined by adding 6.25 percent of the four-person income
1imit base to the eight-person 1imit 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 Timit 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
1imit.) 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 1imit 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
1imits 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-
566-3054). Questions concerning the methodology used to develop these
income limits are addressed in the briefing material supplied to all HUD
Field Office economistg~and also available through HUD USER.
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. _Aus Q! T Michael B. Janis/

Assistant Secretary for Housing- General Deputy A%si tant Secretary
Federal Housing Commissioner for Public and\Indian Housing
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Regional Economists
Field Office Managers

é{l 11/Fie1d Office Economists
FROM:fyﬂ%%; . We

ichér

SUBJECT: Estimated Median Family Incomes for
Fiscal Year 1990

This memorandum transmits updated median family income
(MFI) estimates and income distributions for Fiscal Year 1990
(FY 1990) covering all Metropolitan Statistical Areas (MSAs),
Primary Metropolitan Statistical Areas (PMSAs) and nonmetro-
politan counties. 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 1990 - 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-60 Series, have been used to
develop these estimates as follows:

- The 1979 to 1987 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-60 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. 1In
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
4.3 percent in MFI is used for 1988 based on
preliminary March 1989 P-60 data. Based on trending
of P-60 data, an average increase of 5.0 percent is
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used for 1989 and an increase of 3.75 percent used for
the period between mid-1989 and the middle of FY 1990.
Use of projections for the 1988 through March 1990
period is necessary because of the lag in County
Business Patterns and P-60 Series data, which are not
available in detailed form beyond 1987.

With the exception of one nonmetropolitan county where a
special adjustment was made based on County Business Patterns
data for the surrounding counties, and six metropolitan areas
where adjustments were made using American Housing Survey
data, the median family income estimates were developed using
the updating procedures described above. A detailed step-by-
step description of the methodology used is attached which
-explains how all of the estimates were calculated. The
estimated median family income for the United States for FY
1990 is $35,700. ‘

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 his or her 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 1990 MEDIAN FAMILY INCOMES
(ECONOMIC AND MARKET ANALYSIS DIVISION, OFFICE OF ECONOMIC AFFAIRS, PD&R)

The methodology used for estimating the FY 1990 median family incomes
(MFIs) for all Metropolitan Statistical Areas (MSAs), Primary Metropolitan
Statistical Areas (PMSAs), and nonmetropolitan counties is based on
development of income update factors for each metropolitan area and
nonmetropolitan Census County Group. These factors generally are then
applied to 1980 Census median family income levels. For a small number of
metropolitan areas where recent American Housing Surveys provide estimates
of median family income that measurably differ from updated 1980 Census
estimates, the AHS estimates are used as the basis for updating.

The income adjustment factors are developed in several steps based on
the use of individual wage earner data from County Business Patterns (CBP)
which are available for 1979 through 1986, Census Division MFIs from the
Current Population Reports P-60 Series which are available for 1979 through
1987, a preliminary P-60 estimate for 1988, and HUD estimates for 1989 and
the first part of 1990. The 1989 and 1990 estimates are based on trending
P-60 family median income data. The step by step normal procedures as well
as the exception procedures used are as follows:

(1) The increase factors for wage increases are calculated for each Census
Division for the 1979-1986 period.

Census Division CBP Wages (1986)
Census Division CBP EmpToyees (19386)

= J-year increase factor for
Census Division CBP Wages

Census Division CBP Wages (1979)
Census Division CBP EmpToyees (1979)

(2) The increase factors for the P-60 Series median family incomes are
calculated for Census Divisions for the 1979-1987 period.

Census Division P-60 MFI (1987) = 8-year increase factor for Census
Census Division P-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
ragios of the P-60 Series factors to the County Business Patterns
faétors.

8-year Increase factor for :

Census Division P-60 M1 = 8-year to 7-year ratio of Census
/-year increase factor for Division P-60 MFI to Census
Census Division CBP Wages Division CBP wages







(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 (1986)
MSA CBP EmpToyees (1986) 8- to 7-year ratio 8-year income
x of Census Division adjustment

(5)

(6)

(7)

(8)

(9)

P-60 MFI to Census factor for MSA
MSA CBP Wages (1979) Division CBP wages or County Group
MSA CBP EmpToyees (1979)

An average annual increase of 4.3 percent is used for 1988, based on
P-60 data. A projected increase of 5.0 percent in MFI is used for
calendar year 1989, 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 1990 estimate. Use of projected increases for the 1988 through
March 1990 period is necessary because of the lag in County Business
Patterns and P-60 Series data.

(8-year income adj.) 10-year 9-month income
(factor for MSA ) x 1.043 x 1.05 x 1.0375 = adjustment factor for
(or County Group ) MSA or Non-MSA county

Calculation 6f the median family incomes for FY 1990 is completed by
multiplying the 1979 median family income obtained from the 1980 census
by the income adjustment factor derived in step (5).

If the estimated median family income for FY 1990 is less than the
estimate published for FY 1989, the median published for FY 1990 is
the same as that published in 1989. Increases are capped at ten
percent, unless there is multi-year evidence of a significant

&differential.

For areas where estimates based on the above procedures differ
significantly from those based on current metropolitan American Housing
Survey-based estimates updated using CBP and P-60 data, the estimates
developed using the above procedures were modified so that they did not
differ by more than 6 percent from the AHS-based estimates. A
‘6-percent range was selected because the true median family income

" level for an area is unlikely to be outside of a 6 percent range from

‘an AHS-based estimate.

For one nonmetropolitan county, Saunders County, Nebraska, the median
family income estimate was revised based on the rate of change in

wages for the two adjoining metropolitan areas where a large portion of
the county's work force is employed.

NOTE: In step (4) use MSA or Census County Group data as appropriate for

1979 and 1986.






£ 1 ABAMA

ASKA
ARIZONA
ARKANSAS
CALIFORNIA
COLORADO
CONNECTICUT
DELAHARE
FLORIDA
GEOREIA
HANATI

IDAHO
ILLINOIS
INDIANA

108A
KANSAS
KENTUCKY
LOUISTANA
MAINE
HARYLAND
MASSACHUSETTS
RICHIGAN
- MINNESOTA
" SSISSIPPI
KISSOUR!
HONTANA
NEBRASKA
NEVADA
NEK HAMPSHIRE
NEM JERSEY
NEM MEXICO
NEM YORK
NORTH CARTLINA
NORTH DAKOTA
0410
OKLAHOHA
OREGON
PENNSYLVANIA
RHODE ISLAND
SOUTH CAROLINA
SOUTH DAKOTA
TENNESSEE
TEXAS
UTAH
VERMONT
~*RGINIA
. SHINGTON
KEST VIRGINIA
RISCONSIN
KYOHING

29400
35700
34400

FYS0 AND 1979 WEDIAN FAMILY INCOMES
FOR STATES AND THEIR METRO/NONMETRO PARTS

- --FY”. ...........
METRO NON-METRO
30400 24200
49900 43100
33400 24000
30500 23000
40300 29400
31800 27200
47800 39900
40000 30600
34300 26600
33200 21800
41200 34500
X700 26000
42800 31900
35700 31700
35500 29700
33900 25200
33000 23500
2800 24600
34800 29000
45100 33300
43100 35100
39900 29100
42700 28900
30000 22500
37500 24900
31200 21300
37100 27400
36300 32300
43500 36300
42300 0
33000 24100
38500 29200
36100 28100
33300 28300
35%00 32200
34300 25200
34400 28500
35100 28300
31400 39000
33500 28400
32300 25200
31200 24300
36900 26300
3700 30300
39600 30400
42000 30600
37100 28300
31900 21900
38400 30200
36500 33500

........

21536
21219
23148
20817
17280
17413
22751
17492
22746
20535
20051
19706
16444
18088
16167
2341
21166
22107
21184
14591
18783
18413
19121
21310
19723
22906
16928
20180
16791
18023
20909
17668
20026
19995
19447
16978
15992
16563
19618
20024
17205

- 20018

21696
17307
20915
22430

193%5 -

17973
20662
20552
20855
21923
22319

19548

22434
23340

----------

NOTES: DEFINITIONS OF METROPOLITAN AREAS ARE CURRENT AS OF OCTOBER 1989

FY 1990 U.S. MEDIAN FAMILY INCOME ESTIRATE IS $35,700
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OFFICE OF THE ASSISTANT SECRETARY FOR HOUSING-
FEDERAL HOUSING COMMISSIONER

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

FROM: C. Austin Fitts, Assistant Secretary f&§ Housing-
Federal Housing Commissioner, Hgﬁikf

SUBJECT: Approval of Revised FY 1990 Income Limits for
the Section 221(d)(3) BMIR, Section 235, and
Section 236 programs

This memorandum transmits revised income limits for
determination of family eligibility under Section 221(d)(3)
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
(PMSA), and nonmetropolitan county. The revised income limits
are effective as of the date of this memorandum.

These revised income limits are based on the HUD
estimates of median family income for Fiscal Year 1990. They
are developed consistent with the requirements of :
Section 3(b)(2) 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 221(d)(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 coéunties 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.
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There will continue to be a small number of areas where
minimum income limits based on previously approved guidelines
will remain in effect. 1In 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 incomne
level of $35,700. . The maximums for the Section 221(d4)(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 eighth 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 1limit revisions should be promptly
distributed to program participants and Field Offices should
be prepared to make income limits available to the public upon
request.

I1f you have any questions concerning these new incone
limit approvals or the procedures for requesting special
revisions, please contact your HUD Field or Regional Office
economist.

Attachment
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Incame Limits Briefing Material

Attachments:

1. Overview of HUD Section 8 and Public Housing Incame Limits

2. Excerpts Fram the Housing Act of 1937 Related to Incame Limits
3. Methodology for Median Incame Estimates

4. MAccuracy Test

5. List of Metropolitan Areas with Very Low Incare Limits Not
Based on 50 Percent of the Area Median Family Incame Level

6. List of Metropolitan Areas with Lower Incame Limits Not
Based on 80 Percent of the Area Median Family Incame lLevel

7. Distribution of FY 1989-90 Changes in Median Incane

8. List of Areas Where Median Incare Estimates Are Revised With
Metropolitan American Housing Survey Data






Attachment 1

Overview of

HUD Section 8 & Public Housing Income Limits

By law, the Department of Housing and Urban Development (HUD) is
required to establish incame limits for use in detemining the
eligibility of families and persons seeking to participate in the
Department's assisted housing programs. The major active assisted
housing programs are the Public Housing program, the Section 8
certificate and voucher programs, and the Section 202 elderly/handicapped

program.

Incame linits are calculated by family size for each metropolitan
area and normmetropolitan county in the United States and its territories.
They are based on the Department's estimates of median family incame,
with adjustments for areas which have unusually high or low incawe to
housing cost relationships.

The statutory basis for HUD's incame limit policies is found in
Section 3 of the U.S. Housing Act of 1937, as amended, which contains the
following provisions related to incame limits:

- "“Iower income families" are defined as families whose incames do
not exceed 80 percent of the median family incame for the area.

- "Wery low-incame families" are defined as families whose incames
do not exceed 50 percent of the median family incame for the
area.

- Incame limits for nonmetropolitan areas may not be less than
limits based on the State nommetropolitan median family incame
level.

- Incame limits must be adjusted for family size.

- Incame limits may be adjusted for areas with unusually high or
low family incame or housing-cost-to-incame relationships.

- The Secretary of Agriculture must be consulted prior to
establishing income limits for rural areas, since these limits
also apply to certain Farmers Hame Administration programs.
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wWhile Section 3 of the U.S. Housing Act defines how incame limits are
to be established, Section 16 of the Act specifies how incame limit
standards are to be applied for use with the Public Housing and Section 8
programs. Section 16 provides the following provisions applicable to
these two programs:

- At least 95 percent of the dwelling units which first became
available for occupancy on or after October 1, 1981, must be
leased to very low-incame families.

- At least 75 percent of the units first available for occupancy
prior to October 1981 must be leased to very low-incame families.

Incare Limit Calculations:

The process of developing incame limits involves a number of
calculations, startmg with the developwent of estimates of median family
incame. The major parts of this process are as follows:

- HUD calculates area median family incame estimates (one-person
households and households consisting of unrelated individuals are
excluded fram these calculations) for 341 metropolitan areas and
for 2415 normetropolitan counties within the United States, and
for 9 areas in U.S. territories with assisted housing programs.

- Median family incare estimates are based on 1980 decennial Census
data updated with Bureau of the Census P-60 income data and
Department of Cammerce County Business Patterns employment and
earnings data, except in six areas where metropolitan American
Housing Survey data showed sizeable differentials from the 1980-
based estimates.

- Two procedures are used to minimize year-to-year fluctuations in
median incame estimates and incame limits. One is to maintain
incame limits at the previous year's levels for areas where they
would decrease if based solely on the most current data. The
other is to cap increases at ten percent.

Cawparisons of HUD estimates of median area incames with 1980 Census
data provide an indication on estimation accuracy over the 1970-80

period, during which incames changed by over 100 percent:

- The population-weighted average standard error was six
percent.

- Seven percent of metro areas and about 30 percent of
non-metropolitan areas had estimate errors in excess of

10 percent.
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- Errors were highest for nommetro counties with populations of
less than 5,000 persons and of unusually low incame, for
which wage data are a poor indicator of median incames.

American Housing Survey metropolitan surveys provide a more current
reference standard as to the accuracy of HUD estimates. Camparison of
median family incame estimates for FY 1990 based on updated 1980 Census
data with estimates based on updated 1987 AHS surveys showed that the
median difference in estimates was less than 1.5 percent.

Family Size Adjustments:

There is a statutory requirement that income limits be adjusted for
family size. The starting point for all adjustments is the four-person
family incame limit. Once the four-person incame limit is established,
standard factors are applied as follows:

Number Persons in Family

i 2 3 4 2 [ 1 8
Very low-incame limit: 70% 80% 90% 100% 108% 116%  124%  132%
(50% of median or
adj. median=100%)

Lower incame limit: 70% 80% 90% 100% 106.25% 112.5% 118.75% 125%
(80% of median or
adj. median=100%)

Adjustments for Areas With Unusual Incames or Housing Costs:

HUD has always adjusted incame limits for areas of unusually high or
low incame. The revised FY 1990 incame limits contain caps and floors
based on U.S. median family incame and the State non-metropolitan median
family incame levels. In addition, HUD continues to revise incame limits
for areas with unusually high or low housing-cost-to-incame
relationships. Most areas previously affected by the housing cost
adjustments, however, now have incame limits set based on State
nonmetropolitan incame levels.

The procedures used to develop FY 1990 incame limits, and the outcome
of these procedures, are as follows:
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# MSAs
Affected

# Non-Metro
Counties Affected

For Very Low Incame Limits based
on 50% of area median income:

- A minimum is set based on 23
the State nonmetropolitan
redian family incame

- The incare limit is increased 30
if it would otherwise be less
than the incame level at which
35 percent of a 4-person family's
incave would pay for a unit
renting at 85 percent of the
2-bedroam Sec. 8 Existing FMR

- The incare limit is decreased to 6
the level at which 30 percent of
a 4-person family's incame would
pay for a unit renting at 120
percent of the 2-bedroam FMR

For lower Incame Limits based on
on 80% of area median incame:

- A minimum is set based on 25
the State normetropolitan
median family incave

1,481

92

77

1,526

- The minirmum is set at the Very 6 (all are in 5
Low Incare Limit level if it U.S. terri-

would otherwise be lower tories)

- The maximum for a 4-person 22

family is set at the higher of
the U.S. median family incame
level of of $35,700 or the State
non-metro median income level.

11

In inmplementing the 1987 HCD Act amendment that directed the
Department to establish minimum incame limits for nommetropolitan areas
based on the State normetropolitan median family incame level, the
Department used its discretion to apply this standard to metropolitan
areas. It did so because the new provision effectively redefined what
the Congress had determined was an acceptable minimum Very Low-Income
level, and to not apply this definition to the few metropolitan areas
affected would have been inconsistent with the logic of the new

provision.






Prior to passage of the 1987 HCD Act, the housing-cost-to-incame
adjustments outlined above produced higher incame limits for about 400
normetropolitan counties. Most of these areas now have incame limits
based on the respective State nonmetropolitan median family incame
level.

Incare Linit Applications:

HUD incame limits apply to the following programs:

__Program Incare Limit Standard

HUD: ‘
All Section 8 programs, Very Low or Lower Incame standards *
including Section 202

Elderly and Handicapped

units receiving Sec.8

assistance.

Public Housing Very Low or Lower Incame standards *

Section 235 Hameownership 95 percent of area median family
program incame or higher cost-based number,
adjusted for family size

Section 236 rental Lower Incare standard

Section 221(d)(3) (BMIR) 95 percent of area median fam.Lly
below market interest rate incame, adjusted for family size
rental assistance program

Cammunity Planning and Very low or lLower Incare standards,
Development programs depending on program.

Farmers Hame Administration:

Rental and ownership Most assistance based on Lower or

assistance programs with Very low incame standards, incame
incare limits based on limits the same as HUD's except for
Section 8 incame limits the Virgin Islands, which have a

statutory exception.

* Section 16 of the 1937 Act governs which incame limit standard
applies.






Dept. of Treasury:

Low Incame Rental Tax
Credits and Tax-exempt
Rental Housing Bords

Tax-exempt Mortgage
Revenue Bonds for

ownership financing

Resolution Trust Corporation:

Disposition of Multifamily
Housing to Non-profit and
Public Agencies

Disposition of Single
Housing

Current standard for 50% of median
family incame is the Very Low Incame
definition, and the current standard

for 60% of median family income is 120%

of the Very Low Incame standard.

Generally set at 115% of median family
incame, with adjustments up to 140%
of median for high cost areas.

Not less than 35 percent of all
dwelling units must be made available
for occupancy by and affordable for
"lower incame families" and at least
20 percent must be made available for
occupancy by and affordable for

"“very low incame families." The
affordability standard used is the rent
amount that would be paid by a family
paying 30 percent of incawe for rent
whose incame is 65 percent of median.
The Resolution Trust Corporation has
not yet defined how 65 percent of
median is to be calculated.

Priority is given to non-profit Family
and public agencies that agree to make
the dwellings available for occupancy
by and affordable for Lower Incave
households; households who intend to
occupy a dwelling as their primary
residence whose adjusted incame does
not exceed 115 percent of the median
incame for the area, as determined by
the Secretary of HUD, are given a
purchase preference priority for the
first 3-month period a property is made
available for sale. The Resolution
Trust Corporation has not yet defined
how 115% of median is to be calculated.






Attachment 2

EXCERPTS FROM THE
HOUSING ACT OF 1937
(As Amended through 1987)

Section 3:
(b) When used in this Act:

(2) The term "lower 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 "very low-income families" 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 are 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 Urban 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 area is located;
or

(2) the median income of the entire non-metropolitan area of
the State.






Section 16:

(a) Not more than 25 per 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
Community 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.

(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 Community
Development Amendments of 1981 shall be available for leasing by lower
income families other than very low income families.

(c) 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 community
Development Act of 1987.

(d) (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 ameliorating 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 1990 MEDIAN FAMILY INCOMES
(ECONOMIC AND MARKET ANALYSIS DIVISION, OFFICE OF ECONOMIC AFFAIRS, PD&R)

The methodology used for estimating the FY 1990 median family incomes
(MFIs) for all Metropolitan Statistical Areas (MSAs), Primary Metropolitan
Statistical Areas (PMSAs), and normetropolitan counties is based on
development of income update factors for each metropolitan area and
normetropolitan Census County Group. These factors generally are then
applied to 1980 Census median family income levels. For a small number of
metropolitan areas where recent American Housing Surveys provide estimates
of median family income that measurably differ from updated 1980 Census
estimates, the AHS estimates are used as the basis for updating.

The income adjustment factors are developed in several steps based on
the use of individual wage earner data from County Business Patterns (CBP)
which are available for 1979 through 1986, Census Division MFIs from the
Current Population Reports P-60 Series which are available for 1979 through
1987, a preliminary P-60 estimate for 1988, and HUD estimates for 1989 and
the first part of 1990. The 1989 and 1990 estimates are based on trending
P-60 family median income data. The step by step normal procedures as well
as the exception procedures used are as follows:

(1) The increase factors for wage increases are calculated for each Census
Division for the 1979-1986 period.

Census Division CBP Wages (1986)
Census Division CBP Employees (1986)

= 7-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 1979-1987 period.

Census Division P-60 MFI (1987) = B-year increase factor for Census
Census Division P-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.

8-year increase factor for

Census Division P-60 MFI = B-year to 7-year ratio of Census
7-year increase factor for Division P-60 MFI to Census
Census Division CBP Wages Division CBP wages







(4)

The increase factors for the individual metropolitan areas and
normetropolitan counties are calculated by applying the index factors
developed for the Census Division to the County Business Patterns
data.

MSA CBP Wages (1986)
MSA CBP Employees (1986) 8- to 7-year ratio 8-year income
x of Census Division = adjustment

(7)

(8)

(9)

P-60 MFI to Census factor for MSA
MSA CBP Wages (1979) Division CBP wages or County Group
MSA CBP Employees (1979)

An average annual increase of 4.3 percent is used for 1988, based on
P-60 data. A projected increase of 5.0 percent in MFI is used for
calendar year 1989, 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 1990 estimate. Use of projected increases for the 1988 through
March 1990 period is necessary because of the lag in County Business
Patterns and P-60 Series data.

(8-year income adj.) 10-year 9-month income
(factor for MSA ) x 1.043 x 1.05 x 1.0375 = adjustment factor for
(or County Group ) MSA or Non-MSA county

Calculation of the median family incomes for FY 1990 is completed by
multiplying the 1979 median family income obtained from the 1980 census
by the income adjustment factor derived in step (5).

If the estimated median family income for FY 1990 is less than the
estimate published for FY 1989, the median published for FY 1990 is
the same as that published in 1989. Increases are capped at ten
percent, unless there is multi-year evidence of a significant
differential.

For areas where estimates based on the above procedures differ
significantly from those based on current metropolitan American Housing
Survey-based estimates updated using CBP and P-60 data, the estimates
developed using the above procedures were modified so that they did not
differ by more than 6 percent from the AHS-based estimates. A

6 percent range was selected because the true median family income
level for an area is unlikely to be outside of a 6 percent range from
an AHS-based estimate.

For one nonmetropolitan county, Saunders County, Nebraska, the median
family income estimate was revised based on the rate of change in
wages for the two adjoining metropolitan areas where a large portion of
the county's work force is employed.

NOTE: 1In step (4) use MSA or Census County Group data as appropriate for

1979 and 1986.






Attachment 4

Evaluation of Method Used to Estimate 1983 Median Family Incomes

Procedure:

1)

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

2) -Data from 1969 and 1979 County Business Patterns and income estimates

from March 1970 and 1980 current population surveys were used to update
median incomes from 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 years because data are not yet available.

Findings:

1) 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 reduced to $1,279.

§§9ndard Error Estimates
U.S. and weighted by
Census Divisions No. Families Unweighted
u.s. $1,279 $1,826
New England 1,335 1,617
Middle Atlantic 1,587 1,406
East North Central 931 1,331
West North Central 1,085 1,569
South Atlantic 1,198 1,681
East South Central 1,344 1,665
West South Central 1,482 1,998
Mountain 1,664 2,722
pacific - 1,083 2,646
2) 94 percent of all SMSA estimates were within 10 percent of the 1980 Census

medians and all but one (Melbourne, Florida) of the SMSAs 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 of all
counties have a count of families below 5,000; and 177 counties have
less than 1,000 families. The smallest are Loving, Texas and Yellow-
stone National Park with 28 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,
our estimates understated incomes by more than 20 percent.






ATTACHMENT 5

AREAS MiTH ADJUSTED FY 1990 VERY LOW INCOME LIKWITS

EETROPOLITAN AREA FYS0 MEDIAN 50X OF  4-PERSON 50% OF TYPE OF VLI

INCOME  HEDIAN LIKIT VLI LIMIT STATE KEDIAN LIMIT ADJUSTRENT
Tugson, AZ 30900 15450 15950 12000 HIGH HOUSING CCST
Palersfield, CA 31100 15550 16300 14700 HIGH HOUSING COST
Chico, CA 27300 13650 14700 14700 STATE MEDIAN BASED
Los Angeles-Long Beach, CA 38900 19450 20850 14700 HIBH HOUSING COST
Herced, CA 28800 14400 14700 14700 STATE MEDIAN BASED
Oakiand, CA 44100 22050 22500 14700 HIBH HOUSING COST
Redding, CA 28400 14200 14850 14700 HIGH HOUSING COST
Salinas-Seaside-Honterey, CA 35400 17700 11750 14700 HIGH ROUSING COST
San Diego, CA 371900 18950 19450 14700 HIGH HOUSING COST
San Francisco, CA 45600 22800 25850 14700 HIGH HOUSING COST
Santa Cruz, CA 39700 19850 23050 14700 HIGH HOUSING COST
Santa Rosa-Petalums, CA 40300 20150 20300 14700 HIGH HOUSING COST
Visalia-Tulare-Portervilie, CA 28100 14050 14700 14700 STATE MEDIAN BASED
Yuba City, CA 26500 13250 14700 14700 STATE MEDIAN BASED
Pueblo, CO ) 25300 12650 13600 13600 STATE HEDIAN BASED
Ocaia, FL ’ 24400 12200 13300 13300 STATE MEDIAN BASED
Clarksville-Hopkinsville, TN-KY 24600 12300 12550 11750 HIGH HOUSING COST
Portland, KE 37300 18450 18900 14500 HIGH HOUSING COST
Cusberiand, MD-RV 27300 13450 16650 16650 STATE MEDIAN BASED
Boston, A 46300 23150 23650 17550 HIGH HOUSING COST
Fall River, HA-RI 32300 16150 17550 17550 STATE MEDIAN BASED
New Bedford, WA 100 16050 17550 17550 STATE MEDIAK BASED
Pavtucket-Koonsocket-Attleboro, RI-MA 31200 18600 19500 17550 RIGH HOUSING COST
Flint, Ml 41800 20900 19800 14550 LOW HOUSING COST
Rochester, BN 44500 2250 22150 14450 LOW HOUSING COST
Las Vegas, NV 33900 16950 18000 16150 H16H HOUSING COST
Reno, NY 38800 19400 22200 16150 HIGH HOUSING COST
ktlantic City, N 32500 16250 16650 0 HIEGH HOUSING COST
Jersey City, NJ 32100 16050 16600 0 HIGH HOUSING COST
Vineland-Millviile-Bridgeton, NJ 30800 15400 15500 0 HIGH HOUSING COST
Elmira, WY 28300 14400 14600 14600 STATE HEDIAN BASED
Jamestown-Dunkirk, NY 284600 14300 14600 14600 STATE KEDIAN BASED
Hestchester, NY 35900 18450 20650 14600 HIGH HOUSING COST
Fayettevilie, NC 27100 13850 14050 14050 STATE MEDIAN BASED
Hickory, NC 34300 17150 16500 14050 LOW HOUSING COST
Jacksonville, NC 22900 11450 14050 14050 STATE MEDIAN BASED
Canton, OH 31300 15450 16100 16100 STATE MEDIAN BASED
Youngstown-Harren, OH 32200 16100 16100 16100 STATE MEDIAN BASED
Eugene-Springfield, OR 30600 15300 15700 14250 HIGH HOUSING COST
“edford, OR 29300 14650 15600 14250 HIGH HOUSING COST
Sulem, OR 29300 14650 14700 14250 HIGH HOUSING COST
Jetinstown, PA s (vy] 13550 14400 14400 STATE MEDIAN BASED
Providence, RI 37500 18750 19500 19500 STATE MEDIAN BASED
Brazoria, T™X 41600 20800 20750 13150 LOW HOUSING COST
Brownsville-Hariingen, TX 21100 10550 13150 13150 STATE MEDIAN BASED
Bryan-College Station, TX 30000 15000 15300 - 13150 HIGR HOUSING COST
Houston, TX 41000 20500 19200 13150 LOW HOUSING COST
tarede, TX 19900 9950 13150 13150 STATE MEDIAN BASED
#c Allen-Edinburg-Kission, TX 19100 9550 13150 13150 STATE MEDIAN BASED
Provo-Ores, UT 5700 12850 15150 15150 STATE MEDIAN BASED
Banville, VA 29800 14300 15300 15300 STATE MEDIAN BASED
Richland-Kennewick-Pasco, WA 40500 20250 20100 14450 LOK HOUSING COST
Yakimi, KA 28800 14400 14450 14450 STATE MEDIAN BASED
fquadilla, PR 9100 4550 12950 0 K164 HOUSING COST
Arecibo, PR 8300 4150 13700 0 HIBH HOUSING COST
Caguas, PR 10600 5300 13450 0 HIGH HOUSING COST
Kayaguez, PR 13400 6700 13450 0 HIGH HOUSING COST
Ponce, PR 9300 4650 13450 0 HIed HOUSING COST
San Juan, PR 13600 6800 13450 0 HIGH HOUSING COST






ATTACHMENT 6

AREAS WITH ADJUSTED FY 1990 LOWER INCOME LIMITS

. FETROPOLITAN AREA

Anchorage, AK

Anaheim-Santa Anaz, CA

Chico, CA

Ysrced, CA

Oxnard-Ventura, CA

Redding, CA .
San Francisco, CA
San Jose, CA
Santa Barbara-Santa Maria-Lompot, CA
Visalia-Tulare-Porterville, CA
Yuba City, CA

=yehie, CO
Bridgeport-Niiford, CT
Danbury, CT

Hartford, CT
¥iddietown, CT

Norwalk, CT
Siznfordy CT
Mashington, DC-MD-VA
Ocala, FL

Lake County, IL
Cunber land, MD-WV

__Boston, WA
© Il River, MA-RI

CLowell, MA-MH
New Bedford, MA
Pawtucket-Hoonsocket-Attleboro, RI-NA
Salem-Gloucester, WA
Hinneapolis-St. Paul, MM-KI
tashua, NH

Bergen-Passaic, NJ
Midglesex-Somerset-Hunterdon, KJ
Elmira, NY
Jamestown-Dunkirk, NY
Kassau-Suffelk, NY
Fayetteville, NC
Jacksonville, NC
Canton, OH

Youngstown-Harren, OH
Johnstown, PA

Providence, RI
Brownsville-Harlingen, TX
Laredo, TX
Kc Allen-Edinburg-Hission, TX
Provo-Ores, UT
Danville, VA

Yakipa, HA

Aguadiilz, PR

& -ecibo, PR

“ooaguas, PR
Kayaguez, PR
Punce, PR
San Juan, PR

FY90 KEDIAN
INCOME

49900
49100
27300
28800
45200
28400
45600
54000
46100
28100
26500
25300
48000
54700
46700
44800
65600
67300
51000
24400
52700
27300

45%00
2100
37200
47200
45000
49100

49100

49500
21700

31300
32200
21100
37500
21100
15900
19100
25100

9100

10600
13400

13600

80X OF  4-PERSON 8o OF
KEDIAN LIMIT LI LIMIT STATE WEDIAN
39300 35700 34500
39300 35700 23500
21850 23500 23500
23050 23500 23500
36150 35700 23500
2700 3500 23500
36500 35700 23500
43200 35700 23500
36900 35700 23500
22500 23500 23500
21200 23500 23500
20250 21750 21750
38400 35700 31900
45350 35700 31900
370 35700 31900
36850 3BT00 31900
52500 35700 31900
53850 3B700 31900
40800 35700 0
19500 21300 21300
42150 35700 25500
218%0 26650 26650
37050 3BT 28100
25850 28100 28100
3700 35100 28100
25700 28100 28100
290 31200 31200
31T 35700 28100
36000 35700 23100
39300 35100 29050
35400 35700 0
39300 35100 0
23050 23350 23350
2Z3%0 23350 3330
35700 35700 23350
2150 22500 22500
18300 22500 22500
25050 25150 510
25T%0 25750 25750
2700 23050 23050
30000 31200 31200
16900 21050 21050
15900 21050 21050
15300 21050 21050
20550 24250 24250
23850 24500 24500
23050 23100 23100
1300 12950 0
6650 13700 0
8500 13450 0
10700 13450 0
7450 13450 0
10900 13450 0

TYPE OF LOWER INC.
LIMIT ADJUSTMENT

CAPPED BY US KEDIAN
CAPPED BY US MEDIAN
STATE KEDIAN BASED
STATE MEDIAN BASED
CAPPED BY US MEDIAN
STATE MEDIAN BASED
CAPPED BY US MEDIAN
CAFPED BY US MEDIAN
CAPPED BY US MEDIAN
STATE MEDIAK BASED
STATE MEDIAN BASED
STATE WEDIAN BASED
CAPPED BY US MEDIAN
CAPPED BY US MEDIAN
CAPPED BY US MEDIAN
CAPPED BY US MEDIAN
CAPPED BY US MEDIAN
CAPPED BY US MEDIAN
CAPPED BY US REDIAN
STATE WEDIAN BASED
CAPPED BY US MEDIAN
STATE MEDIAN BASED
CAPPED BY US MEDIAN
STATE MEDIAN BASED
CAPPED BY US MEDIAN
STATE MEDIAN BASED
STATE MEDIAN BASED
CAPPED BY US MEDIAN
CAPPED BY US MEDIAN
CAPPED BY US MEDIAN
CAPPED BY US MEDIAN
CAPPED BY US MEDIAN
STATE MEDIAN BASED
STATE KEDIAN BASED
CAPPED BY US KEDIAN
STATE MEDIAN BASED
STATE MEDIAN BASED
STATE MEDIAN BASED
STATE MEDIAN BASED
STATE HEDIAN BASED
STATE MEDIAN BASED
STATE HEDIAN BASED
STATE MEDIAN BASED
STATE MEDIAN BASED
STATE MEDIAN BASED
STATE KEDIAN BASED
STATE MEDIAN BASED
HIGH ROUSING COST
HIGH HOUSING COST
HIEBH HOUSING COST
HIGH HOUSING COST
HIGH HOUSING COST
HIGH HOUSING COST






ATTACHMENT 7

FY 1989-90 DISTRIBUTION OF CHANGES IN AREA MEDIAN INCOME

(100 PERCENT = FY 1989 INCOME LEVEL)

101 102 103 104 105 106 107 108 109 110 MEDIAN

100

STATE

283
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ATTACHMENT 8

AREAS WHERE MEDIAN FAMILY INCOME ESTIMATES
HAVE BEEN ADJUSTED WITH AMERICAN HOUSING SURVEY DATA

AHS-MODIFIED 1980 CENSUS-BASED

FY 1989 MEDIAN FY 1990 MEDIAN FY 1990 MEDIAN
AREA FAMILY INCOME FAMILY INCOME* FAMILY INCOME
Chicago, IL $41,700 $43,400 $44,100
St. Louis, MO $37,200 $37,300 $39,000
Bergen-Passiac,NJ $44,300 $48,000 $47,200
Jersey City, NJ $29,900 $32,100 $31,500
Columbus, OH $34,900 $36,100 $36,500
Houston, TX $41,000 $41,000 $42,200

*

It was assumed that the FY 1990 estimates based on 1980 Census
data updated with County Business Patterns and Census P-60 data
would be used unless they differed by more than 6 percent fram
American Housing Survey-based estimates for 1990. 1In the six
cases where the estimates varied by more than 6 percent, the

FY 1990 medians were revised so that they did not differ by more
than 6 percent fram the 1980 Census based estimates. Use of a

6 percent range was based on a camparison of 1980 Census and 1980
American Housing Survey median family incame estimates, which
indicated that the median differential was less than 1.5 percent
in 1980 and that the maximum differential was less than 6 percent.
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1979 & ESTIMATED FYSO DECILE DISTRIBUTIONS OF FAMILY INCOME BY METROPOLITAN STATISTICAL AREAS AND NON METROPOLITAN COUNTIES

YR 1sT 2ND 3RD 4TH MEDIAN 6TH 7TH 8TH 9TH 9.5TH ADJ.
STATE: FLORIDA

MSA : Bradenton, FL 1979 6076 89389 11275 13681 16190 18931 22105 26752 35467 47194
FYo0 11371 168729 21101 25604 30300 35429 41370 50067 66377 88324 1.872

MSA : Daytona Beach, FL 1979 5591 8152 10351 124839 15088 17945 21295 25995 33997 44144
FYS0 10635 15506 19689 23756 28700 34134 40506 49447 64668 83969 1.902

PMSA: Fort Lauderdale-Hollywood-Pompano Beach, FL 1979 7041 10408 13399 16392 19591 22980 27115 32962 43711 59768
FYS0 13944 20613 26536 32464 38800 45511 53701 65281 86569 118370 1.981

MSA : Fort Myers-Cape Coral, FL 1979 6200 9227 11653 14095 16757 19918 23210 27947 37492 49487
FY90 12024 17835 22600 27337 32500 38630 45015 54202 72715 985979 1.939

MSA : Fort Pierce, FL 1979 5705 8734 11466 14205 16814 19915 23616 28812 38019 49508
FY90 10993 16830 22094 27372 32400 38375 45507 55519 73261 95400 1.927

MSA : Fort Walton Beach, FL 1979 6168 8899 11345 14040 16955 20391 23906 28769 36690 45987
FYS0 11568 16690 21278 26332 31800 38244 44836 53957 68814 86251 1.876

MSA : Gainesville, FL 1979 4337 75896 10500 13455 16722 20125 23746 28490 37876 48605
FYSO 8273 14490 20030 25667 31900 38391 45299 54349 72254 92722 1.908

MSA : Jacksonville, FL 1979 5176 8616 11588 14755 17912 21293 25054 30123 38186 47711
FYQ0 9738 16210 21801 27760 33700 40061 47137 56674 71843 89764 1.881

MSA : Lakeland-Winter Haven, FL 1879 5586 8539 11133 13770 16511 19375 22731 27177 34874 45535
FY90 9743 14894 19419 24018 28800 33795 39649 47404 60830 79426 1{.744

MSA : Melbourne-Titusville-Palm Bay, FL 1879 6712 10161 13103 16175 19388 22631 26701 31810 39037 48279
FYS0 12047 18238 23518 29032 34800 40620 47326 57096 70068 86657 1.795

PMSA: Miami-Hialeah, FL 1979 5124 8718 11914 15243 18641 22289 26776 33092 44924 62784
FYSO 10005 17023 23264 29764 36400 43523 52285 64618 87722 122597 1.953

MSA : Naples, FL 1979 6098 9474 12783 16002 19173 22422 27306 35195 50656 75280
FYS0 11672 18134 24468 30630 36700 42919 52267 67368 96963 144097 1.914

MSA : QOcala, FL 1879 4580 7064 9190 11206 13440 16190 19345 23451 31604 41401
FYSO 8314.12824 16684 20344 24400 29392 35120 42574 57376 75162 1.815

MSA : Orlando, FL 1979 6112 9527 12336 15355 18288 21523 25415 30483 39071 49558
. FYS0 12532 19535 25295 31485 37500 44133 52114 62506 80116 101618 2.051

MSA : Panama City, FL 1979 5096 7825 10351 12654 15374 18251 21847 26471 34300 43590
FYSO 9281 14251 18851 23046 28000 33239 39788 48210 62469 79388 1.821

MSA : Pensacola, FL 1979 4742 7975 10799 13606 16624 19961 23415 28042 35462 43835
FY90 8586 14439 19553 24635 30100 36142 42396 50773 64208 79369 1.811

PREPARED BY HUD OFFICE OF ECONOMIC AFFAIRS, ECONOMIC AND MARKET ANALYSIS DIVISION (CO) JANUARY 2, 1990
021690 122118




1979 & ESTIMATED FYS0 DECILE DISTRIBUTIONS OF FAMILY INCOME BY METROPOLITAN STATISTICAL AREAS AND NON METROPOLITAN COUNTIES
YR 1ST 2ND 3RD 4TH MEDIAN 6TH TTH 8TH 9TH 9.5TH ADJ.
STATE: DIST. OF COLUMBIA

MSA : Washington, DC-MD-VA 1879 9033 14370 18982 23148 27403 32190 37453 44840 .59265 71076
FYQ0 17833 28369 37474 45699 54100 63550 73941 88524 117003 140320 1.974

PREPARED BY HUD OFFICE OF ECONOMIC AFFAIRS, ECONOMIC AND MARKET ANALYSIS DIVISION (CO) JANUARY 2, 1990
0216980 122119
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1979 & ESTIMATED FYS0 DECILE DISTRIBUTIONS OF FAMILY INCOME BY METROPOLITAN STATISTICAL AREAS AND NON METROPOLITAN COUNTIES

STATE: WEST

COUNTY

COUNTY

COUNTY

PREPARED BY

VIRGINIA

D WV WETZEL

WV WIRT

© WV WYOMING

HUD OFFICE OF ECONOMIC AFFAIRS,

YR

1979
FYQ0

1979
FY9Q0

1979
FYS0

ECONCMIC AND

1ST 2ND 3RD 4TH MEDIAN 6TH TTH

5210 8479 12009 15925 19783
9928 16158 22885 30347 37700

4687 6701 8632 10838 14303
7078 10119 13035 16367 21600

4248 8129 11248 14624 17745
7109 13605 18825 24476 29700

MARKET ANALYSIS DIVISION (CO)

22755 26040
43363 49623

16814 19733
25392 29800

20821 23396
34848 39158

JANUARY 2,

8TH

29678
56556

22286
33655

27013
45211

1990

ITH

35875
68366

28756
43426

33016
55259

9.5TH ADJ.

41833
78720 1.906

33679
50861 1.510

39207
65621 1.674

021690 122119




1979 & ESTIMATED FY90 DECILE DISTRIBUTIONS OF FAMILY INCOME BY METROPOLITAN STATISTICAL AREAS AND NON METROPOLITAN COUNTIES

YR 1ST 2ND 3RD 4TH MEDIAN 6TH 7TH 8TH 9TH 9.5TH ADJ.
STATE: WEST VIRGINIA

COUNTY © WV MORGAN 1979 5090 8013 10533 13476 16072 19347 22720 26252 32248 39575
FYSO 9342 14707 194432 24735 29500 35511 41702 48185 59190 72639 1.835

COUNTY ;. WV NICHOLAS 1979 4797 7215 9744 12584 15397 18489 21397 25429 31731 37574
FY90 7820 11761 15884 20514 25100 30140 34881 41454 54727 61252 1.630

COUNTY © WV PENDLETON 1979 4525 6607 8443 10347 12866 14840 17430 21187 25589 32058
FYso 8300 12149 15486 18979 23600 27220 31971 38863 46937 58803 1.834

COUNTY : WV PLEASANTS 1879 5539 8737 12077 15761 18495 20878 23661 27769 34516 40968
FY90 8385 13227 18283 23860 28000 31607 35820 42040 52254 62022 1.514

COUNTY : WV POCAHONTAS 1978 4904 7390 10023 12182 14978 17418 20435 24302 32043 28666
FYso 8021 12088 16394 19926 24500 28492 33426 39751 52413 63247 1.636

COUNTY : WV PRESTON 1979 4371 7456 9822 12439 15218 18098 20879 24717 31134 39136
FYS0 7783 13277 17480 22151 27100 32228 37181 44015 55442 69692 1.781

COUNTY . WV RALEIGH 1879 5912 9030 11795 14833 17744 20549 23626 27702 34834 45140
' FY90 9895 15114 19742 24827 29700 34395 39545 46367 58305 75555 1.674

COUNTY T WV RANDOLPH 1979 4849 7518 10237 12598 15264 18014 20997 24914 32202 239683
FY90 B073 12264 16699 20550 24900 29386 34252 40641 52530 64734 1.631

COUNTY ¢ WV RITCHIE 1879 4645 7136 9319 11382 13664 16397 19250 23035 29834 36152
FYSO 7036 10810 14117 17242 20700 24840 29162 34896 45196 54767 1.515

COUNTY © WV ROANE 1979 4440 6801 8950 11206 13687 16314 19111 22663 28013 34539
FYQ0 6714 10285 13535 16947 20700 24673 28903 234275 42366 52236 1.512

COUNTY ¢ WV SUMMERS 1979 3772 6156 8103 10306 13276 15994 18988 23222 29046 38034
FYSO 6080 9923 13061 16612 21400 25781 30607 37432 46820 61308 1.612

COUNTY WV TAYLOR 1879 5375 8188 10793 12965 15423 17854 21060 24845 30776 37634
FY90 9374 14281 18824 22612 26900 31140 36731 43333 53677 65639 1.744

COUNTY © WV TUCKER 1979 4712 7244 9438 11381 13855 16592 19422 22183 29457 35266
FYsO 7686 11816 15395 18564 22600 27064 21680 36184 48049 57525 1.631

COUNTY WV TYLER 1979 5462 8308 11694 14989 18520 21332 24183 27786 32236 37548
FY90 8257 12560 17679 22661 28000 32251 36561 42009 48736 56768 1.512

COUNTY T WV UPSHUR 1979 4922 7735 10359 12923 15865 18576 21198 24961 31574 38093
FY90 8035 12627 16911 21097 25900 30325 34606 40749 51545 62187 1.633

COUNTY ¢ WV WEBSTER 1979 3655 5708 7583 9418 11645 14328 16883 20204 24704 30474
* FY80 5963 9313 12372 15366 19000 23377 27546 32964 40307 49721 1.632

PREPARED BY HUD OFFICE OF ECONOMIC AFFAIRS, ECONOMIC AND MARKET ANALYSIS DIVISION (CO) JANUARY 2, 1990
021680 122119
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