
U. S. Department of Housing and Urban Development
WashIngton, DC. 20410-6000

N

May 7, 1992
OFFICE OF WE ASSISTANT SECRETARY
FOR POLICY DEVELOPMENT AND RESEARCH

MEMORANDUM FOR: Regional Economists
Field Office Economists

FROM: David E. Shenk, Director, Economic and Market
Analysis Division, TEFf\j

SUBJECT: Transmittal of FY 1992 Income Limits and
Estimates of Median Income

Revised income limits for Public Housing and the
Section 8 and Section 235, Section 236, and Section
221 fd) (3) (BMIR) programs were approved on May 7, 1992.
Attached with this memo you will find:

- Revised Low-Income and Very Low-Income limits
- Revised estimates of median family income for

states and areas (Regional economists should
already have these)

- Revised Section 235, Section 236, and Section
221(d) (3) (BMIR) income limits

- Signed and dated copies of the associated
transmittal memoranda

- Income limit area definitions with listings of
metropolitan area county components byState

- An income limits methodology statement and
briefing paper that explains how income limits are
calculated

You are responsible for providing copies of the income
limits, the transmittal memoranda, and the area definitions
for your jurisdiction to your CPD and Housing staffs. They,
in turn, are responsible for distributions to client
organizations.

This year’s income limits were calculated in a manner
similar to last year’s. As was done last year, FY 1992 Low-
Income limits are cost-adjusted in the same manner as Very
Low-Income limits. This affects a relatively small number
of areas where rental housing costs are unusually high or
low relative to area median incomes and income limits are,
therefore, tied to an affordability measure that uses FMRs.
The enclosed income limits briefing package explains the
calculations used to set income limits.
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You should advise your Housing and CPD program staffs
to be certain that income limits sent clients should be
accompanied by the dated transmittal memorandum and the
geographic definitions of income limit areas. As in the
past, you should continue to provide income limits and
median incomes requested for HtJD programs for areas within
your jurisdiction. If numbers for an area outside your
jurisdiction are requested, you should refer the caller to
HUD USER. HUD USER will answer telephone inquiries on
income data, and sell income limits or estimates of median
income for all counties in a State or the Nation. HUD
USER’s toll-free number is 1-800-245-2691 (their Washington,
D.C., area number is 301-251-5154 ).

There are now several non-HUD programs with income
limits that are in some manner tied to HUD income limits or
estimates of median family income. Some of these income
limits differ from anything HUD uses. Many of the inquiries
we receive are not for HtJD programs, and are made by callers
who don’t know for what they should be asking. Our advice
is that such inquiries should be directed to staff at the
appropriate agency who are familiar with related program
issues.

Attachments





ATTACHMENT 1

FY92 AND 1979 MEDIAN FAMILY INCOMES
FOR STATES AND THEIR METRO/NONNETRO PARTS

FY92
------------ 1979

TOTAL METRO NON-METRO TOTAL METRO NON-METRO
ALABAMA 30400 32700 26000 16347 17571 14072
ALASKA 46200 49900 43100 28395 30846 26520
ARIZONA 33200 35700 25600 19017 20123 15745
ARKANSAS 26900 31400 24200 14640 16955 13343
CALIFORNIA 43000 43500 31500 21536 21740 17265
COLORADO 38400 40800 29000 21279 22138 17643
CONNECTICUT 51500 52000 43900 23148 23392 20654
DELAWARE 38400 41700 32000 20817 22703 17107
FLORIDA 36300 37000 28800 17280 17631 14157
GEORGIA 36600 40900 29600 17413 19517 14739
HAWAII 43800 46000 36000 22751 23553 20607
IDAHO 29300 36600 27600 17492 20773 16902
ILLINOIS 45000 47600 34000 22746 23821 19140
INDIANA 37200 38600 34400 20535 21482 18620
IOWA 35900 39800 33200 20051 22174 18492
KANSAS 37400 43000 32000 19706 22206 17235
KENTUCKY 29400 35300 24500 16444 19432 14100
LOUISIANA 32200 35000 26100 18088 19610 15011
MAINE 33600 37400 31500 16167 17718 15352
MARYLAND 48200 49000 37300 23111 23631 17705
MASSACHUSETTS 46700 47500 38300 21166 21447 18441
MICHIGAN 40800 43100 31500 22107 23471 17421
MINNESOTA 42200 48300 31600 21184 23705 17038
MISSISSIPPI 26400 31900 24200 14591 17701 13421
MISSOURI 36500 41400 27400 18783 21203 14695
MONTANA 29900 32900 28900 18413 19988 17902
NEBRASKA 34300 40000 29900 19121 21466 17312
NEVADA 37300 38000 34600 21310 21713 19658
NEW HAMPSHIRE 43700 47400 39100 19723 21194 17939
NEW JERSEY 47200 47200 0 22906 22906 0
NEW MEXICO 30500 35400 26100 16928 18829 15520
NEW YORK 41500 42500 31400 20180 20512 17147
NORTH CAROLINA 34400 38000 30100 16791 18411 15091
NORTH DAKOTA 32600 36700 30400 18023 20669 16688
OHIO 38100 39100 34400 20909 21516 18747
OKLAHOMA 31700 35700 26400 17668 19774 15259
OREGON 34300 36500 30100 20026 20913 18172
PENNSYLVANIA 36800 37900 31100 19995 20448 17653
RHODE ISLAND 40600 40500 41700 19447 19448 19437
SOUTH CAROLINA 33400 35500 30300 16978 18157 15397
SOUTH DAKOTA 29800 35200 27900 15992 19395 14935
TENNESSEE 31200 33800 26200 16563 17973 14284
TEXAS 36400 38900 27300 19618 20662 15932
UTAH 35200 36200 31700 20024 20552 18119
VERMONT 34700 41400 32900 17205 20855 16432
VIRGINIA 41400 45300 32500 20018 21923 16338
WASHINGTON 37500 39400 30000 21696 22379 18964
WEST VIRGINIA 30900 33500 29400 17307 19548 16076
WISCONSIN 38500 41500 32800 20915 22434 17837
WYOMING 35100 36800 34300 22430 23340 22135

NOTES: DEFINITIONS OF METROPOLITAN AREAS ARE CURRENT AS OF OCTOBER 1991;
FY 1992 U.S. MEDIAN FAMILY INCOME ESTIMATE IS $38,600





U S DEOARTMENT OF HOUSING AND URBAN DEVELOPMENT
WASHINGTON, DC. 20410
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DE May 7 , 1992

SISTANT SECRETARY
R POLICY DEVELOPMENT AND RESEARCH

MEMORANDUM FOR: Regional Administrators
Regional Economists
Field Office Managers

— Fi,eld Office Economists

%
- %FROM: 4oin C. Weicher

SUBJECT: Estimated Median Family Incomes for
Fiscal Year 1992

This memorandum transmits median family income (NFl) and
income distribution estimates for Fiscal Year 1992
(FY 1992) for all Metropolitan Statistical Areas (MSAs), Primary
Metropolitan Statistical Areas (PMSAs) and nonmetropolitan
counties. The estimated median family income for the United
States for FY 1992 is $38,600. Attachment 1 provides median
income estimates for States and for the metropolitan and
nonmetropolitan parts of each State in the United States.

The FY 1992 NFl estimates were developed for most areas by
updating the 1979 median family incomes obtained from the 1980
Census. In seventeen areas where recent merican Housing Survey
(AIlS) data provided statistically significant differences in
median family income estimates, the AHS data were used to
rebenchmark the estimates. The latest available County Business
Patterns earnings data and Bureau of Census Current Population
Reports median income data were used to update the 1980 Census or
AHS median family income “base” estimates. Attachment 2 provides
an explanation of the methodogy used to develop these estimates.
Attachment 3 provides local estimates of median family incomes.

Please note that the use of the HUD median family income
estimates and income limits 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 that cannot be answered with the
information provided, please request your Office’s economist to
contact his or her Headquarters’ counterparts. Public requests
for copies of these estimates may be referred to HUD USER, whose
toll—free number is 1—800—245—2691 (use 301—251—5154 in the
Washington metropolitan area).

Attachments





ATTACHMENT 1

FY92 AND 1979 MEDIAN FAMILY INCOMES
FOR STATES AND THEIR METRO/NONMETRO PARTS

FY92 1979
TOTAL METRO NON-METRO TOTAL METRO NON-METRO

ALAEAN 30400 32700 26000 16347 17571 14072
ALASKA 46200 49900 43100 28395 30846 26520
ARIZONA 33200 35700 25600 19017 20123 15745
ARKANSAS 26900 31400 24200 14640 16955 13343
CALIFORNIA 43000 43500 31500 21536 21740 17265
COLORADO 38400 40800 29000 21279 22138 17643
CONNECTICUT 51500 52000 43900 23148 23392 20654
DELAWARE 38400 41700 32000 20817 22703 17107
FLORIDA 36300 37000 28800 17280 17631 14157
GEORGIA 36600 40900 29600 17413 19517 14739
HAWAII 43800 46000 36000 22751 23553 20607
IDAHO 29300 36600 27600 17492 20773 16902
ILLINOIS 45000 47600 34000 22746 23821 19140
INDIANA 37200 38600 34400 20535 21482 18620
IOWA 35900 39800 33200 20051 22174 18492
KANSAS 37400 43000 32000 19706 22206 17235
KENTUCKY 29400 35300 24500 16444 19432 14100
LOUISIANA 32200 35000 26100 18088 19610 15011
MAINE 33600 37400 31500 16167 17718 15352
MARYLAND 48200 49000 37300 23111 23631 17705
MASSACHUSETTS 46700 47500 38300 21166 21447 18441
MICHIGAN 40800 43100 31500 22107 23471 17421
MINNESOTA 42200 48300 31600 21184 23705 17038
MISSISSIPPI 26400 31900 24200 14591 17701 13421
MISSOURI 36500 41400 27400 18783 21203 14695
MONTANA 29900 32900 28900 18413 19988 17902
NEBRASKA 34300 40000 29900 19121 21466 17312
NEVADA 37300 38000 34600 21310 21713 19658
NEW HAMPSHIRE 43700 47400 39100 19723 21194 17939
NEW JERSEY 47200 47200 0 22906 22906 0
NEW MEXICO 30500 35400 26100 16928 18829 15520
NEW YORK 41500 42500 31400 20180 20512 17147
NORTH CAROLINA 34400 38000 30100 16791 18411 15091
NORTH DAKOTA 32600 36700 30400 18023 20669 16688
OHIO 38100 39100 34400 20909 21516 18747
OKLAHOMA 31700 35700 26400 17668 19774 15259
OREGON 34300 36500 30100 20026 20913 18172
PENNSYLVANIA 36800 37900 31100 19995 20448 17653
RHODE ISLAND 40600 40500 41700 19447 19448 13437
SOUTH CAROLINA 33400 35500 30300 16978 18157 15397
SOUTH DAKOTA 23800 35200 27900 15992 13395 14935
TENNESSEE 31200 33800 26200 16563 17973 14284
TEXAS 36400 38900 27300 19618 20662 15932
UTAH 35200 36200 31700 20024 20552 18119
VERMONT 34700 41400 32900 17205 20855 16432
VIRGINIA 41400 45300 32500 20018 21923 16338
WASHINGTON 37500 39400 30000 21696 22379 18964
WEST VIRGINIA 30900 33500 29400 17307 19542 16076
WISCONSIN 38500 41500 32800 20915 22434 17837
WYOMING 35100 36800 34300 22430 23340 22135

NOTES: DEFINITIONS OF METROPOLITAN AREAS APE CURRENT AS OF OCTOBER 1991;
FY 1992 U.S. MEDIAN FAMILY INCOME ESTIMATE IS $38,600





Attacbment 2

HDD METHODOLOGY FOR ESTIMATING FY 1992 MEDIAN FAMILY INCOMES

(ECONOMIC AND MARKET ANALYSIS DIVISION,

OFFICE OF ECONOMIC AFFAIRS, PD&R)

The methodology used for estimating the FY 1992 median family incomes
(MFI5) for all Metropolitan Statistical Areas (MSAs), Primary Metropolitan
Statistical Areas (PMSA5), and nonmetropolitan counties is based on development
of income update factors for each metropolitan area and nonmetropolitan Census
County Group. These factors are then applied to 1980 Census median family
income estimates or more current estimates based on Census 1merican Housing
Surveys.

The income adjustment factors are developed in several steps based on
the use of average wage information from County Business Patterns (CBP) data
(available for 1979 through 1988), of Census Division MFIs from the Current
Population Reports P-GO Series (available for 1979 through 1989), of preliminary
P-60 estimates for 1990, and of HUD projections for 1991 and the first part of
1992 based on past P-GO Series trends. 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 1979-1988 period.

Census Division CBP Wages (1988)
Census Division CBP Employees (1988)

________________________________________

= 9-year increase
factor for Census

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

2) The increase factors for the P-6O Series median family incomes are
calculated for Census Divisions for the 1979-1989 period.

Census Division P-GO MFI (1989) = 10-year increase factor for Census
Census Division P-GO NFl (1979) Division P-GO Median Family Income

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

10-year increase factor for
Census Division P-GO NFl = 10-year to 9-year ratio of Census
9-year increase factor for Division P-GO NFl 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 local County Business Patterns data.

Local CBP Wages (1988)
Local CBP Employees (1988) 10- to 9-year ratio 10-year income

* of Census Division = adjustment
P-GO NFl to Census factor for

Local CB? Wages (1979) Division CBP wages MSA or County
Local CBP Employees (1979)

= 1979 to mid
1989 NFl
adj. factor
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(5) March 1991 CPS P-GO survey data on changes in Census Divisional level
household incomes between 1989 and 1990 are used to update the “Step 4”
1989 median family income estimates to 1990. (During the 1980’s, family
and household income changes have been very similar, and data on changes
in family incomes for this period have not been released when these
estimates are prepared.)

Step 4 adj. factor * (Census Division 1989- = l979-to-mid-l990
1990 changes in median adj. factor
household incomes)

(6) A projected increase of 4.0 percent in MFI is used for the mid-1990 to
mid-1991 period, and an average increase of three-fourths of that amount
is used for the following nine months to obtain a mid-FY 1992 estimate.
Use of projected increases for the mid-1990 through March 1992 period is
necessary because of lags in County Business Patterns and P-GO Series
data availability.

(Step 5 adj. factor) * 1.04 * 1.03 = 1979-to-mid-1992 adj. factor

(7) Calculation of median family incomes for FY 1992 is completed by
multiplying the 1979 median family incomes obtained from the 1980 Census
by the income adjustment factor derived in Step 6.

1979 Census Median Family Income * Step 6 factor = FY 1992 NFl est.

(8) If the estimated median family income for FY 1992 is less than the
estimate published for FY 1991, the median published for FY 1992 is the
same as that published in 1991. Overall Census Divisional increases are
capped at 8 percent, and area increases are capped at 10 percent. (Data
for areas subject to caps are reviewed each year to ensure that this
process does not incorrectly limit legitimate increases, as evidenced by
multi-year data patterns.)

(9) For areas where estimates based on the above procedures differ
significantly from those based on current metropolitan ?merican Housing
Survey-based estimates updated using CBP and P-GO data, the estimates
developed using the above procedures are modified so that they do not
differ by more than 6 percent from the .HS-based estimates. A 6 percent
range was selected because the true median family income level has a less
than 5 percent likelihood of being outside this range.

(10) 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.





U. S. Department of Housing and Urban Development
Washington, D.C. 20470

May 7, 1992

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

SUBJECT: 1992 Income Limits for Low-Income and Very Low
Income Families Under the Housing Act of 1937

This memorandum transmits revisions in the income limits
used to define the terms “Very Low—Income” and “Low—Income”
(formerly “Lower Income”) 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. They are primarily used to determine if
an applicant for the Public Housing, Section 8, or other program
subject to Section 3(b)(2) meets the relevant income eligibility
requirement for admission. The revised 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 1992. As required by statute, the
definition of “Very Low-Income” is tied to 50 percent of the
median income for the area, and the definition of “Low-Income” is
tied to 80 percent of the median income for the area. The term
“area” is defined such that the higher of the local median income
or the State nonmetropolitan median income is used in income
limit calculations. Using the appropriate median, a four—person
income limit is calculated, and adjustments then made for other
family sizes. Also, in accordance with the statue, adjustments
are made for areas with unusually high or low incomes or housing
costs.

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

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

- 50 percent of the State nonmetropolitan median family
income for the State in which all or most of the area
is located; or,
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— the income at which 35 percent of income would pay for
a unit renting at 85 percent of the typical rent for an
existing two-bedroom unit in the area, as measured by
the Section 8 Existing Fair Market Rent (FMR) standard.

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

Most Low-Income limits are based on 80 percent of the
appropriate area median family income estimate. For areas where
Very Low-Income limits were adjusted because of unusually high or
low income—to—housing-cost ratios, the Low-Income limits also
were proportionately adjusted. The U.S. median family income
level of $38,600 is, as in past years, a “cap” on the four-person
limit.

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

Number of Persons in Family and Percentage Adjustments

1 2 3 4 5 6 7 8

70% 80% 90% Base 108% 116% 124% 132%

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

For purposes of HUD programs, income limits approved forIndian Trust Lands remain in effect unless superseded by higherFY 1992 income limits.
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HUD Field Offices are responsible for maintaining complete
and up—to-date records of all current income limits established
for areas within their jurisdiction. Notice of all income limit
revisions should be promptly distributed to program participants,
and Field Offices should be prepared to make income limits
available to the public upon request.

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

—Athur J. Hill
Assistant Secretary for

Housing-Federal Housing
Coxnmiss ioner

Assistant Secret
for Public and
Housing

Attachment
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May 7, 1992
OFFICE OF THE ASSISTANT SECRETARY FOR HOUSING-
FEDERAL HOUSING COMMISSIONER

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

FROM: Artrnar J. Hill, Assistant Secretary for Housing-
Federal Housing Commissioner, H

SUBJECT: Approval of Revised FY 1992 Income Limits for
the Section 221fd)(3)BMIR, Section 235, and
Section 236 programs

This memorandum LLnsmits revised income limits used to
determine the income eligibility of applicants for projects
assisted by HUD 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 provided
for each Metropolitan Statistical Area fMSA), Primary Metropol
itan 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 1992. They are developed
in accordance with the requirements of Section 3fb)(2) of the
United States Housing Act of 1937, as amended, which establishes
the Very Low-Income and Low-Income limits used in the Public
Housing and Section 8 programs. By legislation, the income
limits for the Section 236 program are the same as the Section 8
Low-Income limits. The legislation governing the Section 235
program states that income limits are to be defined as “95 per
centum of the median income for the area, as determined by the
Secretary with adjustments for larger and smaller families. ..“

The Section 221(d)(3)BMIR program income limits, which are
intended to serve “individuals and families of low- and moderate-
income,” are also set at 95 percent of median, adjusted for
family size. In instances where “80 percent of median” is not
based on the local median family income estimate, “95 percent of
median” is defined in relationship to the “80 percent” number.

The most significant adjustment to these income limits
results from a 1987 Housing and Coimnunity Development Act amend
ment to the U.S. Housing Act of 1937. As a result of the
amendment, areas which would otherwise have income limits lower
than those based on the State nonmetropolitan median family
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income level are increased to that level. Income limits for over
half of all nonmetropolitan areas are based on the State non
metropolitan median income level. This State—level 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 States in which all or most of
the metropolitan areas are located.

There will continue to be a small number of areas where
minimum income limits based on previously approved guidelines
will remain in effect. Higher Section 235 income limits based on
relatively high local construction costs, for instance, still
remain in effect in many areas.

For areas of unusually high income, the four—person family
maximum income limit for the Section 236 program has been set at
the national median family income level of $38,600 or, if higher,
at the State nonmetropolitan median family income level. The
maximums for the Section 221(d)f3)BMIR and Section 235 programs
have been calculated so as to maintain the 80 to 95 percent
statutory relationship.

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 Adiustments

1 2 3 4 5 6 7 8

70 80 90 Base 108 116 124 132

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 8 percentage points more for each person beyond the eighth
person. For example, the nine—person income limit equals
140 percent of the four-person income limit (i.e., the eight
person limit of 132 percent plus 8 percent for an additional
family member). The limits developed by the use of these factors
are to be rounded to the nearest $50.

MUD 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
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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
limits, please contact your HUD Field or Regional Office
economist.

Attachments
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