
US.DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT
$ 1 ‘ WASHINGTON,D,C. 20410-8000

February 16, 1990

OFFICE OF THE ASSISTANI SECRETARY FOR HOUSING-
FEDERAL HOUSING COMMISSIONER

MEMORANDUM FOR: Regional Administrators
Regional Economi sts
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)t2) 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 limits are the Section 8 and Public
Housing programs. The revised limits are effective as of the date of this
memorandum.

These income limits ate based on the HUD estimates of median family
income for Fiscal Year 1990. 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 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 limit 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 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.

The purpose of the last calculation is to ensure that consideration is
given to areas where rental housing Costs ate 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 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 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 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 except that there
is no maximum income limit constraint based on low housing costs relative
to income levels. As in the past, however, 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 $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.
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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 Petsons in Family and Petcentage Adjustments
Limits 1 2 3 4 5 6 7 8

Lower income 70 83 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 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
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 are to be rounded
to the neatest $50.

HUD Field Offices are responsible for maintaining complete and up-to-
date recotds 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—3054). Questions concerning the methodology used to develop these
income limits are addressed in the briefing material supplied to all HUD
Field Office economist-and also available through HUD USER.

tant Secretary
an Housing

Assistant Secretary for
Federal Housing Commissioner

Michael B. Jani
General Deputy

for Public an

Attachment





U.S. DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT
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February 1, 1990

ASSISTANT SECRETARY
FOR POLICY DEVELOPMENT AND RESEARCH

MEMORANDUM FOR: Regional Administrators
Regional Economists
Field Office Managers

- Field Office Economists“/4%--FROM:,oorin . Weicher

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 NFl 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 NSA and
non-MSA county group wage data from County Business
Patterns combined with Census Division median family
income data from the ?-60 Series. The ?-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. 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
4.3 percent in NFl 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 198$ 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 MUD 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 tEDIAN FAMILY INCOtES
(ECONOMIC AND MARKET ANALYSIS DIVISIONS OFFICE OF ECONOMIC AFFAIRS, PD&R)

The methodology used for estimating the FY 1990 median family incomestMFIs) for all Metropolitan Statistical Areas (MSAs), Primary Metropolitan
Statistical Areas tPMSAs), 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 ARS 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 ate available for 1979 through1987, a preliminary P-60 estimate for 1988, and HUD estimates for 1989 andthe 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 ate 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 WI (1987) = 8-year increase factor for Census
Census Divtsion 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
fato.

8—year tncrease factor for
-

Census Division P-60 WI = 8-year to 7-year ratio of Census
7-year Increase factor for Division P—60 WI to Census
Census Division CBP 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 factorsdeveloped 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
P-60 MFI to Census factor for MSAMSA CBP Wages (1979) Division CBP wages or County GroupMSA CBP Employees (1979)

(5) An average annual increase of 4.3 percent is used for 1988, based onP-60 data. A projected increase of 5.0 percent in tci is used for
calendar year 1989, and an average increase of 3.75 percent (3/4 of the5 percent estimate) is used for the following nine months to obtain amid-FY 1990 estimate. Use of projected increases for the 1988 throughMarch 1990 perIod is necessary because of the lag in County Business
Patterns and P-60 Series data.

(8-year income adj.) 10-year9-month income
(factor for MSA ) x 1.043 x 1.05 x 1.0375 = adjustment factor forf or County Group ) MSA or Non—MSA county

(6) 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).

(7) 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.

(8) 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
&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 tS-based estimate.

(9) 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.





FY90 AND 1979 DIAN FAMILY INCOS
FOR STATES AND D€IR TRO/N0tTRO PARTS

-FY90-- -1979-
TOTAL (TRt) NON-PETRO TOTAL ETRO NON-€TRO

ABAMA 28300 30400 24200 16347 17571 14072
.ASKA 46200 49900 43100 28395 30846 265Z0

ARIZONA 31100 33400 Z4000 19017 20123 15745
A(ANSAS 25900 30500 23000 14640 169 13343
CALIFORNIA 39800 40300 29400 21536 21740 17265
COLORADO 35700 37800 27200 21279 22138 17643
COt€CTICUT 47200 47800 39900 23148 23392 20654
DELAMA 36800 40000 30600 20817 22703 17107
FLORIDA 33600 34 26600 17280 17621 14157
ORGIA 34300 38200 27800 17413 19517 14739
HANAII 39800 41Z00 34500 22751 Z33 20607
IDAHO 27200 32700 26000 17492 20773 16902
ILLINOIS 40700 42800 31900 22746 23821 19140
INDIANA 34400 35700 31700 20535 Z1482 18620
IONA 32300 35900 29700 Z0051 22174 18492
KANSAS 34000 38900 29200 19706 22206 17235
KENTUC)(Y Zfl00 33000 23500 16444 19432 14100
LOUISIANA 30300 32800 24600 18088 19610 15011
NAIPE 31100 34800 29000 16167 17718 15352
MARM( 44200 45100 33300 23111 23631 17705
MASSAC)1JSETTS 42300 43100 35100 21166 21447 12441
MICHIGAN 37800 39900 29100 22107 23471 174Z1
‘fllESOTA 37600 42700 22900 21184 23705 17038

SSISSIPPI 24600 30000 22500 14591 17701 13421
NISSOLFI 33000 37500 24900 18783 21203 14695
MONTANA 28200 31200 27300 18413 19988 17902
PEBRASKA 31600 37100 27400 19121 21466 17312
EVRDA 34200 35300 32300 Z1310 Z1713 19658
EM KAWSHIRE 40300 43500 36300 19723 21194 17939
lEN JERSEY 42300 42300 0 22906 22906 0
lEN lEXICO 28300 33000 24100 16928 18829 iZO
tEN YOl( 37800 38600 29200 Z0180 2051Z 17147
NORTH CAROLINA 32400 36100 28100 16791 18411 15091
NORTH DAKOTA 30100 33300 28300 18023 20669 16688
OHIO 35100 35900 32200 20909 21516 18747
OKLAHOMA 30300 34300 25200 17668 19774 15259

32400 34400 28500 20026 20913 18172
PEttSVLVANIA 34200 35100 28800 19995 20448 17653
F*10DE ISLAND 37500 37400 39000 19447 19442 19437
SOUTH CAROLINA 31500 33600 28400 16978 18157 - 15397
SOUTH DAKOTA 27100 32300 25200 15992 19395 14935
TDIESSEE 28200 31200 24300 16563 17973 14224
TEXAS 34600 36900 26300 19618 20662 15932
UTAH 32900 33700 30300 20024 2OZ 18119
VERMONT 32300 39600 30400 17205 2O8 16432
‘RGINIA 32500 42000 30600 Z0018 Z1923 16338

.SHINGTON 35400 37100 28900 Z1696 22379 12964
ST VIRGINIA 29400 31900 Z7900 17307 19548 16076
WISCONSIN 35700 38400 30200 20915 22434 17837
WYOMING 34400 36500 33500 22430 23340 22135
NOTES: DEFINITIONS OF tETROPOLITAN AREAS ARE C.NT AS OF OCTOBER 1989

FY 1990 U.S. DIAN FAMILY INCO ESTIMATE IS $35,700





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 GOIMISSIONER

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

FROM: C. Austin Fitts, Assistant Secretary fo Housing-
Federal Housing Commissioner, fi?1t’

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 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.
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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. 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 $35,700. The maximums for the Section 221(d)(3) BMIR
and Section 235 prëgrams 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

__

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 members). The limits
developed by the use of these factors are to he rounded to the
nearest $50.





3

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 your HUD Field or Regional Office
economist.

Attachment
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Attachnt 1

Overview’ of

HUT) Section 2 & Public Housing IrKxzre Limits

By law, the Departnent of Housing and Urban Develorxrent (HUT)) is
required to establish incane limits for use in determining the
eligibility of families and persons seeking to participate in the
Depaxtrent’s assisted housing programs. The major active assisted
housing programs are the Public Housing program, the Section 2
certificate and voucher programs, and the Section 202 elderly/handicapped
program.

Incare limits are calculated by family size for each netropDlitan
area and noruretropolitan county in the United States and its territories.
They are based on the Departent’s estiites of idian family irccire,
with adjustrtents for areas which have unusually high or lc.i incare to
housing cost relationships.

The statutory basis for WJD s inccxre limit policies is found in
Section 3 of the U.S. Housing Pt of 1937, as anended, which contains the
follcMing provisions related to inccne limits:

- “Ix,wer inccire families” are defined as families whose incares do
not exceed 80 percent of the iredian family incare for the area.

- “Very lcM-incare families” are defined as families whose incares
do not exceed 50 percent of the uedian family inccxre for the
area.

- Incare limits for noruretropolitan areas may not be less than
li.mits based on the State nometropolitan itedian family mnccrre
level.

- Incare limits mist be adjusted for family size.

- Incare limits may be adjusted for areas with unusually high or
low’ family iixDare or housing-cost-to-irxxzre relationships.

- The Secretary of Agriculture mist be consulted prior to
establishing incare limits for rural areas, since these limits
also apply to certain Farrrers Wire A&ninistration programs.
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While Section 3 of the U. S. Housing t defines hc iriccxre limits are
to be established, Section 16 of the t specifies how incclTe 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 t programs:

- At least 95 percent of the dwelling units which first becarte
available for occupancy on or after October 1, 1981, xrust be
leased to very lc,i-incare families.

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

Inccire Limit Calculations:

The process of developing inccxre U.rnits involves a nurter of
calculations, starting with the developrent of esthrtes of median family
incczte. The rtjor parts of this process are as follows:

- HUt) calculates area median family incaie estimates (one-person
households arid households consisting of unrelated individuals are
excluded fran these calculations) for 341 metropolitan areas arid
for 2415 noriretropolitan counties within the United States, arid
for 9 areas in U. S. territories with assisted housing prograrts.

- dian family bare estiittes are based on 1980 decennial Census
data updated with Bureau of the Census P-GO incate data arid
Department of Ccrttterce County Business Patterns tloyrrent arid
earnings data, except in six areas where metropolitan .rterican
Housing Survey data showed sizeable differentials fran the 1980-
based estiirtes.

- procedures are used to minimize year-to-year fluctuations in
median bare estJ.rttes arid incaie limits. Cie is to maintain
incate limits at the previous year’s levels for areas where they
wDuld decrease if based solely on the mast current data. The
other is to cap increases at ten percent.

Carparisons of HUt) estiirtes of median area incanes with 1920 Census
data provide an indication on estiition accuracy over the 197 0-20
period, during which incczres changed by over 100 percent:

- The popilation-waighted average standard error was six
percent.

- Seven percent of metro areas arid about 30 percent of
non-metropolitan areas had estiirte errors in excess of
10 percent.
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- Errors were highest for nometro counties with popilations of
less than 5,000 persons and of unusually lcii irxxre, for
which wage data are a poor indicator of rtedian incares.

1zterican Wuslng Survey rretropolitan surveys provide a rrcre current
reference standard as to the accuracy of HUT) estimates. Caparison of
nedian family inccxre estimates for FY 1990 based on updated 1980 Census
data with estlittes based on updated 1987 AHS surveys showed that the
itedian difference in estiirtes was less than 1.5 percent.

Family Size ?djustrtents:

There is a statuto:tzy requirtent that incate Ui’nits be adjusted for
family size. The starting point for all adjustnents is the four-person
family incczre limit. Cce the four-person incare limit is established,
standard factors are applied as follows:

Nurrer Persons In Family

I 2

Very lcw—incate Uinit: 70% 80% 90% 100% 108% 116% 124% 132%
(50% of iredian or
adj. iredian=100%)

Ijj,jer inccrre limit: 70% 80% 90% 100% 106.25% 112.5% 118.75% 125%
80% of redian or
adj. iredian=100%)

kijustnents for reas With Unusual Iricates or Housing Costs:

HUT) has always adjusted inccne limits for areas of unusually high or
low’ incate. The revised FY 1990 iriccire limits contain caps and floors
based on U.S. iredian family incate and the State non-iretropolitan rtedian
family inocire levels. In addition, HUT) continues to revise inccxre limits
for areas with unusually high or low’ housing-cost-to-incare
relationships. MDst areas previously affected by the housing cost
adjustirents, however, rz have incare limits set based on State
noriretropolitan incare levels.

The procedures used to develop FY 1990 incczte limits, and the outccne
of these procedures, are as follows:
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# As # n-)tro
Affected Counties Affected

For Very Lai Incare Limits based
on 50% of area itedian incare:

- A mini.rmim is set based on 23 1,481
the State norrtetropolitan
nedian family incate

— The incate limit is increased 30 92
if it wDuld otherwise be less
than the incate level at which
35 percent of a 4-person family’s
inccine xuld pay for a unit
renting at 85 percent of the
2—bedrocrn Sec. 8 Existing f’MR

- The incate Uinit is decreased to 6 77
the level at which 30 percent of
a 4-person family’s incare would
pay for a unit renting at 120
percent of the 2-bedroan F4R

For kwer Incare Limits based on
on 80% of area nedian incane:

- A miniinirrt is set based on 25 1,526
the State noriretropolitan
median family irxxne

- The ininhum is set at the Very 6 fail are in 5
Lii Incate Limit level if it U.S. tern
would otherwise be kr tories)

- The irxiirirn for a 4-person 22 11
family is set at the higher of
the U.S. median family incare
level of of $35,700 or the State
non-metro median incczte level.

In iirlerenting the 1987 WD Act alTenckrent that directed the
Departrrent to establish minliturn incczre limits for nometropolitan areas
based on the State noriretropolitan rtedian family incate level, the
Depaxtrrent used its discretion to açly this standard to metropolitan
areas. It did so because the new provision effectively redefined what
the Congress had determined was an acceptable mininum Very Ii-Incare
level, arid to not apply this definition to the few metropolitan areas
affected would have been inconsistent with the logic of the new
provision.
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Prior to passage of the 1987 IDD ?ct, the housing-cost-to-inccxte
adjustifents outlined above produced higher incare limits for about 400
noriretropolitan counties. st of these areas rii have incare limits
based on the respective State nometropolitan iredian family incczre
level.

Incare Limit lications:

HUT) incare limits apply to the follciing programs:

Proqram Inccne Limit Standard

HUT):
JUl Section 8 programs,

including Section 202
Elderly and Handicapped
units receiving Sec .8
assistance.

Public Ibusing

Section 235 Harecmnership
program

Section 236 rental

Section 221(d)f3)fBMIR)
belcr nrket interest rate
rental assistance program

Catnnmfty Planning and
Developent programs

Faxrrers Hare NInirdstration:

Very I, or Iter Incare standards *

95 percent of area iredian family
irkcare or higher cost-based nuither,

family size

Lower Incare standard

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

Very Ii.w or Lower Incci standards,
depending on program.

ntal and cMnership
assistance programs with

incare limits based on
Section 8 inccxre limits

W)st assistance based on Ijer or
Very L bare standards, bare

limits the sane as HtJIY5 except for
the Virgin Islands, which have a

statutory exception.

* Section 16 of the 1937 ct governs which inccue limit standard
applies.

Very It or ber Inocire standards *

adjusted for
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Dept. of Treasury:

Iiyi Incae Rental Tax Current standard for 50% of iredian
Credits and Tax-ext family inccze is the Very I InccEre
Rental Housing Bonds definition, and the current standard

for 60% of nedian family incare is 120%
of the Very Ii Inccue standard.

Tax-exrpt Hortgage Generaily set at 115% of rtedian family
Revenue Bonds for incxxte, with adjustnents up to 140%
ownership financing of nedian for high cost areas.

Resolution Thist Corporation:

Disposition of Multifamily Hot less than 35 percent of all
Housing to Hon-profit arid dwelling units rmist be irede available
Public Agencies for occupancy by arid affordable for

“lower incare families” arid at least
20 percent rmist be niade available for
occupancy by arid affordable for
“very 1CM inccire families.” The
affordability standard used is the rent
anount that would be paid by a family
paying 30 percent of incane for rent
whose inccxre is 65 percent of nedian.
The Resolution Trust Corporation has
riot yet defined hoc..i 65 percent of
iredian is to be calculated.

Disposition of Single Priority is given to non-profit Family
Housing arid p.iblic agencies that agree to neke

the dwellings available for occupancy
by arid affordable for Lcwer Incare
households; households who intend to
occupy a dwelling as their priirry
residence whose adjusted incare does
not exceed 115 percent of the iredian
iriccire for the area, as determined by
the Secretary of HUD, are given a
prchase preference priority for the
first 3-mDnth period a property is rtde
available for sale. The Resolution
Trust Corporation Ms not yet defined
hCM 115% of nedian is to be calculated.
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Attachnnt 2

EXCERPI’S FROM E
HOUSING ACI’ OF 1937

(As ended through 1987)

Section 3:

(b) When used in this Act:

(2) The term “lower incane families nans those families whose
incanes do not exceed 80 per centum of the median incane for the area, as
determined by the Secretary with adjustnents for smaller and larger
families, except that the Secretary may establish incane 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
incanes. The term “very low-incane families” means lower incare families
whose inccxnes do not exceed 50 per centurn of the median family incar for
the area, as determined by the Secretary with adjustments for smaller and
larger families, except that the Secretary may establish incane ceilings
higher or lar 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 incanes. 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. dian Area IncaTe

For purposes of calculating the median inccxte for any area that is not
within a metrotolitan statistical area (as established by the Office of
Managient and Budget) for programs under title I of the Housing and
Carnunity Developrent 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 ampriate) shall use whichever of the following is higher:

(1) the median incane of the county in which the area is located;
or

(2) the median incare of the entire non-netropDlitan area of
the State.
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Section 16:

(a) Not nore than 25 per centurn of the dwelling units which re
available for occupancy under public housing annual contributions
contracts under this Act before the effective date of the Housing and
Carniunity tveloprent Arten&nents of 1981, and which will be leased on or
after such effective date shall be available for leasing by lcr incaTe
families other than very lc-inccire families.

(b) Not itore than 5 per centuin 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 Catnunity
DevelopTent Amenärents of 1981 shall be available for leasing by lower
incaiie families other than very la.i inccxre families.

(c) In developing admission procedures i.nplenting subsection (b),
the Secretary mey not totally prohibit admission of lower incate families
other than very lc.i-incare families, and shall establish, as appropriate,
differing percentage lirrdtations on admission of lower incaie 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 carinunity
DevelopTent Act of 1987.

(d)(l) 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 thsplacient, or ameliorating the
effects of displacent, including displaceient caused by rents exceeding
30 percent of nonthly adjusted family incaie, of lower incaie families
fran projects being rehabilitated with assistance fran 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.





AITrAcHMENr 3

HUD ME’fliO[OIXXY FOR ESTIN?TING 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 inccxrs
(MFI5) for all ?tropolitan Statistical Areas (MSAs), Primary Ftropolitan
Statistical Areas (PNSA5), and norurtropolitan counties is based on
developient of inccxre urxlate factors for each metropolitan area and
nonmetropolitan Census County Group. These factors generally are then
applied to 1980 Census median family incane levels. For a small number of
metropolitan areas where recent American Housing Surveys provide estimates
of median family incane that measurably differ frau updated 1980 Census
estimates, the AHS .estimates are used as the basis for updating.

The incane adjustment factors are developed in several steps based on
the use of individual wage earner data frau County Business Patterns (CBP)
which are available for 1979 through 1986, Census Division MFI5 fran the
Current Population Reports P-60 Series which are available for 1979 through
1987, a preliminary P-60 estimate for 1988, and HUT) estimates for 1989 and
the first part of 1990. The 1989 and 1990 estimates are based on trending
P-60 family median incane data. The step by step normal procedures as ll
as the exception procedures used are as fol1as:

(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 Eiployees (1986)

= 7-year increase factor for
Census Division CBP Wages

Census Division CBP Wages (1979)
Census Division CBP Enployees (1979)

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

Census Division P-60 NFl (1987) = 8-year increase factor for Census
Census Division P-60 NFl (1979) Division P-60 NFl

(3) The indices relating the County Business Patterns data to the P-CO
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 NFl = 8-year to 7-year ratio of Census
7-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 for the individual iretropolitan areas and
nornretrofx)litan counties are calculated by applying the index factors
developed for the Census Division to the County Business Patterns
data.

NSA CBP Wages (1986)
NSA CBP Fnployees (1986) 8- to 7-year ratio 8-year inccxne

_____________________________

x of Census Division = adjustnent
P-60 MFI to Census factor for NSA

NSA CBP Wages (1979) Division CBP wages or County Group
NSA CBP Employees f 1979)

(5) 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 nonths to obtain a
mid-FY 1990 estimate. Use of projected increases for the 1988 through
Narch 1990 period is necessary because of the lag in County Business
Patterns and P-60 Series data.

(8-year incane adj.) 10-year 9-nnth incce
(factor for NSA ) x 1.043 x 1.05 x 1.0375 = adjustnent factor for
(or County Group ) NSA or Non-NSA county

(6) Calculation of the nedian family incares for FY 1990 is canpieted by
multiplying the 1979 irethan family incare obtained fran the 1980 census
by the incare adjustirent factor derived in step (5).

(7) If the estimated iredian family incare for FY 1990 is less than the
estimate published for FY 1989, the nedian published for FY 1990 is
the sane as that published in 1989. Increases are capped at ten
percent, unless there is multi-year evidence of a significant
differential.

(8) For areas where estimates based on the above procedures differ
significantly fran those based on current netropolitan Arterican Housing
Survey-based estimates updated using CBP and P-60 data, the estimates
developed using the above procedures vre nodified so that they did not
differ by nore than 6 percent fran the MS-based estites. A
6 percent range was selected because the true nedian family incare
level for an area is unlikely to be outside of a 6 percent range Iran
an MS-based estimate.

(9) For one nonnetropolitan county, Saunders County, Nebraska, the median
family incare estimate was revised based on the rate of change in
wages for the tw adjoining metropolitan areas where a large portion of
the county’ s rk force is aployed.

NaTE: In step (4) use NSA 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 7979 and

matched with 1980 Census median incomes.

2) Data from 1969 and 7979 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:

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 reduced to $1,279.

Standard Error Estimates

U.S. and Weighted by

Census Divisions No. Families Unweighted

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

New England — 1,335

Middle Atlantic 1,587 7,406

East North Central 931 1,331

West North Central 1,085 7,569

South Atlantic 1,198 1,681

East South Central 1,344 1,665

West South Central 1,482 7,998

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 7970 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 WITh ADJUSTED FY 1990 VERY LOW INCOtE LiMITS

METROPITAN AREA FY90 MEDIAN 5OXOF 4-PERSC
INl MEDIAN LIMIT VLI LIMIT

5OXOF IVPEOFVLI
STATE MEDiAN LIMIT ADJUSTh.ENT

Tucson, AZ 30900 15450 15950 12000 HIGH HOUSING COST
PLersfeld, CA 31100 15550 16300 14700 HIGH HOUSING COST
Chico, CA Z7300 13650 14700 14700 SlATE MEDIAN BASED
Los Angeles-Long Beach, CA 32900 19450 Z0850 14700 HIGH HOUSING COST
Merced, CA 28800 14400 14700 14700 STATE IAN BASED
Oakland, CA 44100 22050 22500 14700 HIGH HOUSING COST
Reddiig, CA 28400 14200 14850 14700 HIGH HOUSING COST
Salinas-Seaside-Monterey, CA 35400 17700 17750 14700 HIGH HOUSING COST
San Diego, CA 37900 18950 19450 14700 HIGH HftIN6 COST
San Franc isto, CA 45600 22800 25850 14700 HIGH HOUSING COST
Santa Cruz, CA 39700 19850 23050 14700 HIGH HOUSING COST
Santa Rosa-Petaluaa, CA 40300 20150 20300 14700 HIGH HOUSING COST
Visalia-Tulare-Porterville, 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 MEDIAN BASED
Ocala,FL Z4400 12200 13300 13300 STATEMEDIANBASEO
Clarksville-Hopkinsville, TX-KY 24600 1à300 12550 11750 HIGH HOUSING COST
Portland, ME 37300 18650 18900 14500 HIGH HOUSING COST
Cuaber land, PID-WV Z7300 13650 16650 16650 STATE MEDIAN BASED
Boston, MA 46300 23150 23650 17550 HIGH HOUSING COST
Fall River, MA-RI 32300 16150 17550 17550 SlATE MEDIAN BASED
N Bedford, MA 32100 16050 17550 17550 STATE MEDIAN BASED
Pawtucket—Noonsocket-Attleboro, RI-MA 37200 18600 19500 17550 HIGH fOJSING COST
Flint, MI 41800 20900 19200 14550 LOW HOUSING COST
Rochester, MN 44500 22250 22150 14450 LOW HOUSING COST
Las Vegas, NV 33900 16950 18000 16150 HIGH HOUSING COST
Reno, NV 38800 19400 22200 16150 HIGH HOUSING COST
Atlantic City, NJ 32500 16250 16650 0 HIGH HOUSING COST
Jersey City, NJ 32100 16050 16600 0 HIGH HOUSING COST
Vinelind-Milleille—Bridgeton, NJ 30800 15400 15900 0 HIGH HOUSING COST
El.ira, NV 28800 14400 14600 14600 STATE MEDIAN BASED
Jaestown-Dunkirk, NY 28600 14300 14600 14600 STATE MEDIAN BASED
Westchester, WY 36900 18450 20650 14600 HIGH HOUSING COST
Fayetteville, MC 27700 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, 1 31300 15650 16100 16100 STATE MEDIAN BASED
Youngstown-Warren, 1 32200 16100 16100 16100 STATE MEDIAN BASED
Eugene-Springfield, OR 30600 15300 15700 14250 HIGH JSING COST
edford, OR 29300 14650 15600 14250 HIGH HOUSING COST
Sale., OR 29300 14650 14700 14250 HIGH HOUSING COST
Jlustown, PA 27100 13550 14400 14400 STATE MEDIAN BASED
Providence, RI 37500 18750 19500 19500 STATE MEDIAN BASED
Brazoria, TX 41600 20800 20750 13150 LOW HOUSING COST
kownsville-Harlingen, TX Z1f00 10550 13150 13150 STATE MEDIAN BASED
Bryan-College Station, TX 30000 15000 15300 13150 HIGH HOUSING COST
Houston, TX 41000 20500 19200 13150 LOW HOLING COST
Lared,, TX 19900 9950 13150 13150 STATE MEDIAN BASED
Mc AlIen-Edinburg-Mission, TX 19100 9550 13150 13150 STATE MEDIAN BASED
Provo-Orea, UT 25700 12850 15150 15150 STATE IAN BASED
Danvi II e, VA 29800 14900 15300 15300 STATE MEDIAN BASED
Richiand-Kennewick-Pasco, WA 40500 20250 20100 14450 LOW HOUSING COST
Yakima, WA 22800 14400 14450 14450 STATE MEDIAN BASED
Auadilla, PR 9100 4550 12950 0 HIGH HOUSING COST
Arecibo, PR 8300 4150 13700 0 HIGH HOUSING COST
Caguas, PR 10600 5300 13450 0 HIGH HOUSING COST
Mayaguez, PR 13400 6700 13450 0 HIGH HOUSING COST
Ponce, PR 9300 4650 13450 0 HIGH HOUSING COST
San Juan, PR 13600 6200 13450 0 HIGH HOUSING COST
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ATTACHMENT 6

AREAS WITH ADJUSTED FY 1990 LOWER INCOME LIMITS

METROPITAN AREA FY90 MEDIAN BOX OF 4-PERSON 80% OF
INCOME MEDIAN LIMIT LI LIMIT STATE MEDIAN

TYPE OF LCR INC.
UNiT ADJUSTMENT

Anchorage, AX 49900 39900 35700 34500 CAPPED BY US MEDIAN
Anahe in-Santa Ana, CA 49100 39300 35700 23500 CAPPED BY US MEDIAN

Chico, CA 27300 21850 23500 23500 STATE MEDIAN BASED
ced, CA 28800 23050 23500 23500 STATE MEDIAN BASED
Oxnard-Ventura, CA 45200 36150 35700 23500 CAPPED BY US MEDIAN
edding, CA 28400 22700 23500 23500 STATE MEDIAN BASED
San Francisco, CA 45600 36500 35700 23500 CAPPED BY US MEDIAN
San Jose, CA 54000 43200 35700 23500 CAPPED BYUS MEDIAN
Santa Barbara-Santa Mar ia-Lompoc, CA 46100 36900 35700 23500 CAPPED BY US MEDIAN
Visalia-Tulare-Porterville, CA 28100 22500 23500 23500 STATE MEDIAN BASED
Vuba City, CA 26500 21200 23500 23500 SlATE MEDIAN BASED
uehlo, CC 25300 20250 21750 21750 STATE MEDIAN BASED

Bridgeport-Milford, CT 48000 38400 35700 31900 CAPPED BY US MEDIAN
Danbury, CT 56700 45350 35700 31900 CAPPED BY US MEDIAN
Hartford, CT 46700 37350 35700 3t900 CAPPED BY US MEDIAN
‘iddletown, CT 44800 35850 35700 31900 CAPPED BY US MEDIAN

Norwalk, CT 65600 52500 35700 31900 CAPPED BY US MEDIAN
‘rford, CT 67300 53850 35700 31900 CAPPED BY US MEDIAN

Washington, DC-MD-VA 51000 40800 35700 0 CAPPED BY US MEDIAN
Ocala, FL 24400 19500 21300 21300 STATE MEDIAN BASED

Lake County, IL 52700 42150 35700 25500 CAPPED BY US MEDIAN
Cuaber land, MD-WV 27300 Z1850 26650 26650 STATE MEDIAN BASED
Boston, NA 46300 37050 35700 28100 CAPPED BY US MEDIAN

ill River, MA-RI 32300 25850 Z8100 28100 STATE MEDIAN BASED
cowel I, MA-Pu 45900 36700 35700 28100 CAPPED BY 15 MEDIAN
New Bedford, MA 32100 25700 22100 28100 SlATE MEDIAN BASED
Pwtucket-Noonsocket-Attleboro, RI-MA 37200 29750 31200 31200 STATE MEDIAN BASED
Salen-Gloucester, MA 47200 37750 35700 28100 CAPPED BY US MEDIAN

Minneapolis-St. Paul, Pu-WI 45000 36000 35700 23100 CAPPED BY US MEDIAN
tlishua, P11 49100 39300 35700 29050 CAPPED BY US MEDIAN
Bergen-Passaic, NJ 48000 38400 35700 0 CAPPED BY US MEDIAN
Middlesex-Soserset-Runterdon, NJ 49100 39300 35700 0 CAPPED BY US MEDIAN
Elaira, NY 28800 23050 23350 23350 STATE MEDIAN BASED
Jamestown-Dunkirk, NY 28600 22900 23350 23350 STATE MEDIAN BASED

Nassau-Suffolk, NY 49600 39700 35700 23350 CAPPED BY US MEDIAN
nayetteville, NC 27700 22150 22500 22500 STATE MEDIAN BASED

Jacksonville, NC 22900 18300 22500 22500 STATE MEDIAN BASED
Canton, OH 31300 25050 25750 25750 STATENEDIAN BASED

Youngstown-Warren, OH 32200 25750 25750 25750 STATE MEDIAN BASED
Joimstown, PA 27100 21700 23050 23050 STAlE MEDIAN BASED
Providence, RI 37500 30000 31200 31200 SlATE MEDIAN BASED
Brownsville-Harlingen, TX 21100 16900 21050 21050 STATE MEDIAN BASED
Laredo, TX 19900 15900 21050 21050 STATE MEDIAN BASED

Mc Allen-Edinburg-Mission, TX 19100 15300 21050 21050 STATE MEDIAN BASED

Provo-Ores, UT 25700 20550 24250 24250 STATE MEDIAN BASED

Darville, VA 29800 23850 24500 24500 STATE MEDIAN BASED

Yakina, NA 28800 23050 23100 23100 STATE MEDIAN BASED

Aguadilla, PR 9100 7300 12950 0 HIGH HOUSING COST

-ecibo, PR 8300 6650 13700 0 HIGH HOUSING COST

guas, PR 10600 8500 13450 0 HIGH HOUSING COST

Mayaguez, PR 13400 10700 13450 0 HIGH HOUSING COST
P.nce, PR 9300 7450 13450 0 HIGH HOUSING COST
San Juan, PR 13600 10900 13450 0 HIGH HOUSING COST
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MI!ACHMEtT 8

AREAS WHERE MEDIAN FAMILY UU)E ESTIMATES
HAVE BEEN ADJUSTED WIH AMERICAN I-I1Sfl SURVEY DATA

ARS-M1OIFIED 1980 CENS1-BASED
FY 1989 MEDIAN FY 1990 MEDIAN fT 1990 MEDIAN

AREA FAMILY flIXt1E FAMILY IIXtE* FAMILY INXt4E

Chicago, IL $41,700 $43,400 $44,100

St. Louis, 14) $37,200 $37,300 $39,000

rgen—Passiac,NJ $44,300 $48,000 $47,200

Jersey City, WI $29,900 $32,100 $31,500

Colunbis, CM $34,900 $36,100 $36,500

Houston, TX $41,000 $41,000 $42,200

* It was asswred that the FY 1990 estiites based on 1920 Census
data updated with County Business Patterns and Census P-CO data
uld be used unless they differed by Trore than 6 percent fran
Anwrican Housing Survey-based estiites for 1990. In the six
cases where the estiirtes varied by jicre than 6 percent, the
FY 1990 iredians ware revised so that they did not differ by more
than 6 percent fran the 1980 Census based estimates. Use of a
6 percent range was based on a carparison of 1980 Census and 1980
Anerican Housing Survey nedian family inccue estimates, which
indicated that the nedian differential was less than 15 percent
in 1980 and that the maxuirirn differential was less than 6 percent.
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