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OFFICE OF THE ASSISTANT SECRETARY FOR
HOUSING-FEDERAL HOUSING COMMISSIONER

Apr17 21, 1988

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

FROM: Tho s . Deme y, Assistant Secretary for Housing-Federal Housing
Commissioner H

SUBJECT: Approval of Revised FY 1988 Income Limits for
the Section 221(d)(3) BMIR, Section Th, and
Section 236 Programs

This memorandum transmits revised FY 1988 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
were developed in accordance with a provision in the 1987 HCD Act, which
primarily affects nonmetropolitan counties with median family incomes
lower than the State average nonmetropolitan level. These income limits
replace those issued on January 15, 1988, and 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 1988. As required by legislation, the limits
for the Section 236program are based on 80 percent of the median fc.ome
for the area, with adjustments for smaller and larger families, and the
limits for the Section 235 and Section 221(d)(3) programs are based on
95 percent of the median, with adjustments for family size. As authorized
by legislation, adjustments also have been made for areas of unusually high
or low income in the same manner as last year. In accordance with the 1987
HCD Act, income limits for areas which 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 almost half of all nonmetropolitan areas, and has also been
applied to the small number of metropolitan areas with lower income limits
than based on the nonmetropolitan median family income for the State in
which all or most of the metropolitan area is located.

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.
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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 $32,400. The maximums for the Section 221(d)(3)

BMIR and Section 235 programs have been calculated so as to maintain the 80

to 95 percent statutory relationship. For areas where Section 235 income

limits have been approved on the basis of local cost data, the maximum

limits may be higher.

As required by statute, adjustments have been made in the income

limits for smaller and larger families by using the four—person family as a

base and applying percentage adjustments for various size families as

follows:

Number of Persons in Family and Percentage Adjustments

1 2 3 4 5 6 7 8

70 80 90 Base 106.25 112.5 118.75 125

Higher income limits apply to families larger than eight persons,

although they are not included in the printed State lists because of space

limitations. The limits for families larger than eight persons are

determined by using an adjustment of 6.25 percentage points more for each

person beyond the eight person. For example, the nine—person income limit

is determined by multiplying the 4—person income limit by 1.3125 (i.e., the

eight—person limit of 125 percent plus 6.25 percent for an additional

family member. The limits developed by the use of these factors are to be

rounded to the nearest $50.

HUD Field Offices are responsible for maintaining complete and up-to—

date records of all current income limit ceilings established for areas

within their jurisdiction. Notice of all income limit revisions should be

promptly distributed to program participants and Field Offices should be

prepared to make, income limits available to the public upon request.

If you have any questions concerning these new income limit approvals

or the procedures for requesting special revisions, please contact

Joseph Riley of the Headquarters Economic and Market Analysis Division,

telephone 755—5590.

Attachment
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January 19, 1988

MEMORANDUM FOR: Regional Economists
Field Office Economists

FROM: David E. Shenk, Director Econo ic and Market Analysis
Division,

SUBJECT: Transmittal of FY 1988 Income Limits and Estimates of
Median Income

Revised income limits for Public Housing and the Section 2 and
Section 235, Section 236, and Section 221(d)(3)(BMIR) programs were
approved on January 15, 1988. Attached with this memo you will find:

— Revised lower and very low income limits
— Revised estimates of median family income for states and

areas
— Revised Section 235, Section 236, and Section 221(d)(3)fBMIR)

income limits
— Signed and dated copies of the associated transmittal

memoranda
— Income limit area definitions with listings of metropolitan

area county components by State
— An income limits methodology and briefing paper

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.

As you may be aware, the Housing and CorTrnunity Development Act of 1987
contains a provision that will increase income limits for some nonmetro—
politan counties when it is implemented. The provision establishes a
nonmetropolitan income limit 11floor” based on the State nonmetropolitan
median family income, and will increase income limits for about one-fourth
of all nonmetropolitan areas. As of the date the attached income limits
were approved, this provision had not been signed by the President. There
are some legal and policy questions that will need to be resolved, but we
anticipate re—issuing FY 1988 income limits to implement this provision in
about two months. We decided to release the revised income limits now so
that the vast majority of areas not affected by the new provision will be
able to use higher income limits immediately.





U.S. Department of Housing and Urban Development

llQDdllll Region III
* iilihi * Baltimore Office

luuip
0

4N DEJ€

Special Attention of: Notice PHIL-BALT GEN-88-02

All Persons Doing Business With
the HUD Baltimore Office Issued: May 13, 1988

Expires: May 12, 1989

Cross References:

Subject: 1987 HCD Act Modification of Fiscal Year 1988 Income Limits for
Metropolitan Statistical Areas (NSA) and Normetropolitan Counties

This notice contains revised Fiscal Year 1928 incorte limits to
replace the incone limits transmitted by Notice PHIL-BALT GEN-88-01,
dated February 24, 1988. That notice indicated that new income limits
would be issued to inplerrent the provisions of the Housing and Cortmunity
Development Act of 1987, which permits the use of a nonmetropolitan income
limit “floor” based on the State nonnetropolitan median family incone.
The income limits are accompanied by cover letters which explain the
necessity of the change in the income limits.

The income limits apply to all HUE) programs which make use of
Section 8 definitions of lower (80 percent rredian) and very low incone
(50 percent), including Low Rent Public Housing and Cormnmity Development
Block Grant, and are effective as of April 21, 1988.

Income limits are increased for the Cunerland NSA (including
Allegany County) and for Caroline, Dorchester, Garrett, Kent, Somerset,
and Worcester Counties. Section 236, Section 235, and Section 221(d) (3)
BMIR income limits for these areas are also increased, and limits for
these programs are enclosed. Income limits for all other areas of Maryland
are unaffected.

Anne Arundel, Baltimore, Carroll, Harford, Howard, and Queen Anne’s
Counties and Baltimore City are included in the Balthrore NSA. Allegany
County is included in the Cunerland MSA. Washington County is included
in the Hagerstown NSA. Calvert, Charles, Frederick, Montgomery, and
Prince George’s Counties are included in the Washington, D.C. NSA. Cecil
County is included in the Wilmington NSA.

±!riclosures

3.1SM : Distribution: w-3-1, Special

If you have any questions concerning this notice, please call
James Kelly, Economist, at (301) 962—3701

Manager

Previous Editions Are Obsolete HUD 21 B13801
GPO S7 902
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OfflCE OF THE ASSISTANT SECRETARY
FOR POJC% DEVELOPMENT AND RESEARCH

April 21, 1988

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

SUBJECT: 1987 HCD Act Modification of FY 1988 Income Limits
for Lower Income and Very LowIncome Families under
the Housing Act of 1937

This memorandum transmits revised FY 1988 income limits to replace the
income limits issued on January 15, 1988w The Housing and Corwnunity
Development Act of 1987 added a provision that permits use of a
nonmetropolitan Income limit ‘floor’ based on the State nonmetropolitan
median family income level0 The attached income limits implement this
provision

Income limits for lower Income and very lowlncome families are
developed in accordance with Section 3(b)(2) of the United States Housing
Act of 1937, as amended0 These income limits, which are listed by dollar
amount and family size, are available for each Metropolitan Statistical
Area (MSA), Primary Metropolitan Statistical Area fPMSA), and nonmetro
politan county In the attached lists0 The Income limits apply to all HUD
programs which make use of Section 8 definitions of lower and very low
income, and are effective as of the date of this memorandum0

These income limits are based on the HUD estimates of median family
income for Fiscal Year 1988 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 law
income family’ Income limits are based on 50 percent of the median, with
adjustments for family size, As authorized by the legislation, adjustments
also have been made for areas of unusually high or low income or housing
costs in the same manner as last year0 Maximum income limit standards were
used to constrain Income limits in areas with unusually high incomes0
Minimum income limit standards were used to 1ncreae income limits in areas
ilth unusually high rental housing cost to income relationships0 The 1987
HCD Act provision, in effect, established an additional minimum income
limit standard bsed on the State nonmetropolitan median family income
vel. This provision Increases income limits forover half 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,
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April 21, 1988

MEMORANDUM FOR: Regional Economists
Field Office Economists

FROM: David E. Shenk, Director, Econ Ic and Market Analysis
Division, TEE

SUBJECT: Transmittal of FY 1988 Income Limits and Estimates of
Median Income

Revised income limits for Public Housing and the Section 8 and
Section 235, Section 236, and Section 221fd)(3)(BMIR) programs that
implement Section 567 of the 1987 HCD Act were approved and became
effective on April 21, 1988. Attached with this memo you will find:

— Revised lower and very low income limits

— Revised Section 235, Section 236, and Section 221(d)(3)fBMIR)
income limits

— Signed and dated copies of the associated transmittal
memoranda

— Income limit area definitions with listings of metropolitan
area county components by State

You re responsible for providing copies of the income limits, the
transmittal memoranda, and the area definitions fo.r your jurisdiction to
your CPD and Housing staffs. They, in turn, arecesponsible for
distributions to subordinate Field Offices and client organizations.

Section 567 of the Housing and Community Development Act of 1987
contains a provision that establishes a nonmetropolitan income limit
ufloorK based on the State nonmetropolitan median family income, and
iftcreases income limits for over one-half of all nonmetropolitan areas. In
addition, income limits for twenty—two metropolitan counties with incomes
below the respective State nonmetropolitan median income level were also
increased to reflect the fact that the 1987 Act provision effectively
established a new definition of Hareas of unusually low income.”
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You should advise your Housing and CPD program staffs to be certain
that the copies of income limits that they send to clients be accompanied
by the dated transmittal memorandum and the cover sheet expi al ning the new
law change This will minimize any confusion associated with there having
been two sets of FY 1988 income limits.

As in the past, you should continue to provide income limits and
median incomes requested 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 for income
data for one area, and sell income limits or estimates of median income for
all counties in a State or the Nation. Credit card sales will be accepted.
HUD USER’s toll—free number is 1—800—245—2691 (use 301—251—5154 in the
Washington metropolitan area).

Please call Sue Miller on 755—5577 or Joe Riley on 755—5590 if you
have any questions on these matters.

Attachments
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• U.S. DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT
WASHINGTON, D.C. 20410-6000

, , ,

CE O THE ASSS1%NT SECRETARY
POLIC DEUELOPLENT AND RESEARCH

April 21, 1988

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

SUBJECT: 1987 HCD Act Modification of FY 1988 Income Limits
for Lower Income and Very Low—Income Families under
the Housing Act of 1937

This memorandum transmits revised FY 1988 income limits to replace the
income limits issued on January 15, 1988. The Housing and Comunity
Development Act of 1987 added a provision that permits use of a
nonmetropolitan income limit “floor” based on the State nonmetropolitan
median family income level. The attached income limits implement this
provision.

Income limits for lower income and very low-income families are
developed in accordance with Section 3fb)(2) of the United States Housing
Act of 1937, as amended. These income limits, which are listed by dollar
amount a,d family size, are available for each Metropolitan Statistical
Area (MSA), Primary Metropolitan Statistical Area (PMSA), and nonmetro—
politan county in the attached lists. The income limits apply to all HUD
programs which make use of Section 8 definitions of lower and very low
income, and 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 1988. As requited 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. As authorized by the legislation, adjustments
also have been made for areas of unusually high or low income or housing
costs in the same manner as last year. Maximum income limit standards were
used to constrain income limits in areas with unusually high incomes.
Minimum income limit standards were used to increase income limits in areas
with unusually high rental housing cost to income relationships.j. 1987
HCD Act provision, in effect, established an additional minimum income
limit standard based on the State nonmetropolitan median famijy incme
level. This provision increases income limits for over half of all
nonmetropolitan counties, anc tas also been applject to th sinai] nwnber. of
metropolitan areas which had lower income limits than those based on the
nonmetropolitan median family income for the State in whict most r all of
each area was located.
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The minimum income limit for a very low-income four-person family has
been set at the higher of:

— 50 percent of the area median family income;

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

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

A 35 percent rent—to-income ratio was selected for use in setting minimum
income lfmits because many nonsubsidlzed lqw-inc9rpe families pay this
amount or more for housing, and bcus. hQqseho1ds tend not to participate
in assisted housing programs unless they are eligible for a significant
sul5sfdy. The 85 percent figure represents the lowest tent range at which a
suppy of standard quality units is normally available.

In establishing lower income limit schedules, which by statute are
based on 80 percent of local median family income, the same guidelines as
referenced above are applied using an 80 percent standard. Minimum income
limits previously approved for lower income and very low—income families
based on Regional income and renter household income standards will
continue to apply to a small number of areas until increases in area income
levels produce higher income limits using current procedures. In addition,
income limits approved for Indian Trust Lands remain in effect unless
superseded by higher FY 1988 income limits.

As in the past, a maximum income limit for lower income four—person
families has been established. However, instead of being set at the
national median family income level , which is $32,400 for Fiscal Year 1988,
as a result of the 198? HCD Act change it is set at the higher of the
national median family income level or 80 percent of the State
nonmetropolitan median family income level. (Alaska is the only State
where 80 percent of the State nonmetropolitan family income level exceeds
the national mcdian.) Use of this procedure resulted in constraining
income limits for lower income families in 22 metropolitan areas and 10
nonmetropol itan areas.

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.
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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
fol lows:

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

Lower income 70 80 90 Base 106.25 112.5 118.75 125

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

Higher income limits apply to families with mote than eight persons,
although they are not included in the printed State lists because of space
limitations. The lower income limits for families larger than eight
persons are determined b adding 6.25 percent of the four—person income
li<mit base to the eight—person limit for each person in excess of eight.
or very 1ow-iinie Jiinit. ,a prntf the. four-persan. hase is added to
the eight—person limit for each person in excess of etght (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 tl,e nearest $50.

HUD Field Offices ate responsible for maintaining complete and up-to—
date records of all current incnme 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, which has a toll-free nuiither (1-800-
245—2691). Questions related to how these income limits apply to tax code
provisions should be referred to Mark Scott at the Department of the
Treasury (202—566-3064). Questions concerning the iuathadcilogy usejtto
develop these income limits or requests for special revisions should be
referred to Joseph Riley of the Headquarters Office of Economic Affairs
(FTS 755—5590),

Thomas I. Demery ._/,, James E. Baugh
Assistant Secreta for Housing-n General Deputy Assistant Secretary

Federal Housing Commissioner for Public and Indian Housing

Attachment
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US. DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT
WASHINGTON, D.C. 20410-6000
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OFFiCE OF THE ASSISTANT SECRETARY
FOR POLICY DEVELOPMENT AND RESEARCH

April 21, 1982

MEMORANDUM FOR: Regional Economists
Field Office Economists

FROM: David E. Shenk, Director, Econ Ic and Market Analysis
Division, TEE

SUBJECT: Transmittal of FY 1988 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(d)(3)fBMIR) programs that
implement Section 567 of the 1987 HCD Act were approved and became
effective on April 21, 1988. Attached with this memo you will find:

— Revised lower and very low income limits

— 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 by State

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 subordinate Field Offices and client organizations.

Section 567 of the Housing and Community Development Act of 1987
contains a provision that establishes a nonmetropolitan income limit
floor” based on the State nonmetropolitan median family income, and
increases income limits for over one—half of all nonmetropolitan areas. In
addition, income limits for twenty—two metropolitan counties with incomes
below the respective State nonmetropolitan median income level were also
increased to reflect the fact that the 1987 Act provision effectively
established a new definition of “areas of unusually low income.”





2

You should advise your Housing and CPD program staffs to be certain
that the copies of income limits that they send to clients be accompanied
by the dated transmittal memorandum and the cover sheet explaining the new
law change. This will minimize any confusion associated with there having

been two sets of FY 1988 income limits.

As in the past, you should continue to provide income limits and
median incomes requested 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 for income

data for one area, and sell income limits or estimates of median income for

all counties in a State or the Nation. Credit card sales will be accepted.

HUD USER’s toll—free number is 1—800—245—2691 (use 301—251—5154 in the

Washington metropolitan area).

Please call Sue Miller on 755—5577 or Joe Riley on 755—5590 if you

have any questions on these matters.

Attachments
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US DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT
t WASHINGTON DC. 204104000
, * k*
‘

OFCE Of THE ASSISTANT SECRETARY FOR

HCx.G-FEDE HOvSNG co+M,SSJONER

April 21, 1988

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

FROM: Tho s . Deme y, Assistant Secretary for Housing—Federal Housing
Conifssfoner H

SUBJECT: Approval of Revised FY 1988 Income Limits for
the Section 221(d)f3) BMIR, Section 235, and
Section 236 Programs

This memorandum transmits revised FY 198$ income limits for
determination of family eligibility under Section 221(d)f3) BMIR, Section
235, and Section 236 of the National Housing Act, These income limits,
which are listed by dollar amount and family size, are available for each
Metropolitan Statistical Area fMSA), Primary Metropolitan Statistical
Area (PMSA), and nonmetropolitan county, The revised income limits
were developed in accordance with a provision in the 1987 HCD Act, which
primarily affects nonmetropolitan counties with median family incomes
lower than the State average nonmetropolitan level, These income limits
replace those issued on January 15, 1988, and 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 1988, As required by legislation, the limits
for the Section 236 program are based on 80 percent of the median income
for the area, with adjustments for smaller and larger families, and the
limits for the SectIon 235 and Section 221(d)(3) programs are based on
95 percent of the median, with adjustments for family size. As authorized
by legislation, adjustments also have been made for areas of unusually high
or low income in the same manner as last year, In accordance with the 1987
HCD Act, Income limits for areas which 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 almost half of all nonmetropolitan areas, and has also been
applied to the small rninbér of metropolitan areas with lower income limits
than based on the rnnmetropolitan median family income for the State in
which all or most o the metropolitan area is located,

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,
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For areas of unusually high income, the four—person family maximij,,
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 $32,400. The maximums for the Section 221(d)(3)
BlUR and Section 235 programs have been calculated so as to maintain the 80
to 95 percent statutory relationship. For areas where Section 235 inca
limits have been approved on the basis of local cost data, the maximum
limits may be higher.

As requi red 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:

lumber of Persons in Family and Percentage Mjustments
1 2 3 4 5 6 7

__

70 80 90 Base 106.25 112.5 118.75 125

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

HUD Field Offices are responsible for maintaining couçlete and up-to-

date records of all current income limit ceilings established for areas
within their jurisdiction. Notice of all income limit revisions should be
promptly distributed to program participants and Field Offices should be
prepared to make. income limits available to the public upon request.

If you have any questions concerning these new income limit approvals

or the procedures for requesting special revisions, please contact

Joseph Riley of the Headquarters Economic and Market Analysis Division,

telephone 755—5590.

Attachment
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The minimum income limit for a very lowincome fourperson family has
been set at the higher of:

50 percent of the area median family income;

50 percent of the State nonmetropolitan median family Income
for the State In which all or most of the area Is located; or,

the level at which 35 percent of income would pay the rent for a
unit 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.

A 35 percent rent—to—income ratio was selected for use in setting minimum
Income limits because many nonsubsidized low—Income families pay this
amount or more for housing, and because households tend not to participate
in assisted housing programs unless they are eligible for a significant
subsidy. The 85 percent figure represents the lowest rent range at which a
supply of standard quality units is normally available,

In establishing lower income limit schedules, which by statute are
based on 80 percent of local median family Income, the same guidelines as
referenced above are applied using an 80 percent standard, Minimum income
limits previously approved for lower income and very low-Income families
based on Regional income and renter household income standards will
continue to apply to a small number of areas until increases in area income
levels produce higher Income limits using current procedures In addition,
Income limits approved for Indian Trust Lands remain in effect unless
superseded by higher FY 1988 income limits.

As In the past, a maximum income limit for lower income four—person
families has been established, However, instead of being set at the
national median family Income level, which is $32,400 for Fiscal Year 1988,
as a result of the 1987 HCD Act change It Is set at the higher of the
national median family income level or 80 percent of the State
nonmetrapolitan median family Income leveL (Alaska Is the only State
where 80 percent of the State nonmetropolitan family Income level exceeds
the national median.) Use of this procedure resulted in constraining
income limits for lower income families in 22 metropolItan areas and 10
nonrrietropoiitan aras,

There continucs 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 pemitted 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 nonmetropoiitan median family incomes.
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As required by statute, adjustments have been made In the income
limits for smaller and larger families by using the four—person family as a
base and applying percentage adjustments for various size families as
follows:

income

_____ro!ersonsinFa1landPercentaetments

Lower income 70 80 90 Base 106.25 112.5 118.75 125

Very lowlncome 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, $ 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 nearest $50.

HUD Field Offices are responsible for maintaining complete and up—to—
date records of all current Income limit ceilings established for areas
within their jurisdiction. Notice of all income limit revisions should be
prnptly 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 Users which has a toll—free number (1—800—
245—2691), Questions related to how these income limits apply to tax code
provisions should be referred to Mark Scott at the Department of the
Treasury (202—566-3064). Questions concerning the methodology used to
develop these income limits or requests for special revisions should be
referred to Joseph Riley of the Headquarters Office of Economic Affairs
(FTS 755—5590).

Themes T. Demery ._/, James E. Baugh
Assistant Secretary for Housing-n General Deputy Assistant Secretary

Federal Housing Connissioner D for Public and Indian Housing

Attachment



US. Department of Houshig and Urban Deveopment

* Richmond Ofcr Region ill
701 East Franklin Street
Richmond, Virginia 23219-2591

SPECIAL ATTENTION OF: NOTICE PHIL—RICH 88-2 CM)
All People Doing Business

with the Virginia HUD Office Issued: April 21, 1988

SUBJECT: REVISED INCOME LIMITS FOR HUD-SUBSIDIZED PROGRAMS

t/’2/AJ/A

This Notice transmits revised Income Limits for several
assisted housing programs administered through the Virginia HUD
Office. The Income Limits are listed for each city and county
in our jurisdiction. Programs affected by this revision are:

BMIR: Section 221Cd)(3), Below—Market Interest Rate

HDC 235: Section 234, Home Ownership

HUD 236: Section 236

HCD 8: Section 8, Low/Moderate Income

HCDVLI: Very Low Income

The attached Income Limits became effective April 21, 1988
and supersede those contained in Notice 88—1 dated January 15,
1988. This change was necessitated by the Housing & Community
Development Act of 1987 which permits the use of a non-
metropolitan income limit “floor” based on the State’s
nonmetropolitan median family income level of $26,700.
Recipients of Income Limits for subsidized housing will continue
to be advised of any changes in those limits as they occur.

Any questions concerning these Income Limits should be
directed to Ms. Frances Kenney, Economist, at 804/771—2194.

tnn
G, William Thomas, Jr.
Manager

Attachments





US. DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT
WASHINGTON, DC. 2O41O6OOO

ot

OFFICE OF THE ASSISTANT SECRETARY
FOR POLICY DEVELOPMENT AND RESEARCH

April 21, 1988

MEMORANDUM FOR: Regional Mministrators
Regional Economi sts
Field Office Managers
Field Office Economists

SUBJECT: 1987 HCD Act Modification of FY 1988 Income Limits
for Lower Income and Very Low—Income Families under
the Housing Act of 1937

This memorandum transmits revised FY 1988 income limits to replace the
income limits issued on January 15, 1988. The Housing and Comunity
Development Act of 1987 added a provision that permits use of a
nonmetropolitan income limit “floor” based on the State nonmetropolitan
median family income leveL The attached income limits implement this
provision

Income limits for lower income and very low—income families are
developed in accordance with Section 3fb)(2) of the United States Housing
Act of 1937, as amended. These income limits, which are listed by dollar
amount and family size, are available for each Metropolitan Statistical
Area (MSA), Primary Metropolitan Statistical Area (PMSA), and nonmetro—
politan county in the attached lists. The income limits apply to all HUD
programs which make use of Section 8 definitions of lower and very low
income, and 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 1988, 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. As authorized by the legislation, adjustments
also have been made for areas of unusually high or low income or housing
costs in the same manner as last year. Maximum income limit standards were
used to constrain income limits in areas with unusually high incomes,
Minimum income limit standards were used to increase Income limits in areas
With unusually high rental housing cost to Income relationships. The 1987
HCD Act provision, in effect, established an additional minimum income
limit standard based on the State nonmetropolitan median family income
level, This provision increases income limits for over half 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.
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The minimum income limit for a very low—income four-person family has
been set at the higher of:

— 50 percent of the area median family income;

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

— the level at which 35 percent of income would pay the rent for a
unit 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.

A 35 percent rent—to-income ratio was selected for use in setting minimum
income limits because many nonsubsidized low—income families pay this
amount or mote for housing, and because households tend not to participate
in assisted housing programs unless they are eligible for a significant
subsidy. The 85 percent figure represents the lowest rent range at which a
supply of standard quality units is normally available.

In establishing lower income limit schedules, which by statute are
based on 80 percent of local median family income, the same guidelines as

referenced above are applied using an 30 percent standard, Minimum income

limits previousy approved for lower income and very low—income families
based on Regional income and renter household income standards will
continue to apply to a small number of areas until increases in area income

levels produce higher income limits using current procedures. In addition,
income limits approved for Indian Trust Lands remain in effect unless
superseded by higher FY 1988 income limits.

As in the past, a maximum income limit for lower income four—person
families has been established, However, instead of being set at the
national median family income level , which is $32,400 for Fiscal Year 1988,

aS a result of the 1987 HCD Act change it is set at the higher of the
national median family income level or 80 percent of the State
nonmetropolitan median family income level. (Alaska is the only State

where 80 percent of the State nonmetropolitan family income level exceeds

the national median.) Use of this procedure resulted in constraining

income limits for lower income families in 22 metropolitan areas and 10

nonmetropolitan areas,

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

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

___

1 8

Lower income 70 80 90 Base 106.25 112.5 118.75 125

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

Higher income limits apply to families with 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 nearest $50.

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

Requests trom the public for sets of national or regional income
limits may be referred to HUD User, which has a toll—free number (1—800—
245—2691). Questions related to how these income limits apply to tax code
provisions should be referred to Mark Scott at the Department of the
Treasury (202—566—3064). Questions concerning the methodology used to
develop these income limits or requests for special revisions should be
referred to Joseph Riley of the Headquarters Office of Economic Affairs
(FTS 755—5590).

Jf3
James E. Baugh
General Deputy Assistant Secretary

for Public and Indian Housing

Thomas T. Demery
Assistant Secret

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

* *

OFFICE OF THE ASSISTANT SECRETARY FOR
HOUSING-FEDERAL HOUSING COMMISSIONER

April 21, 1988

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

FROM: Tho s . Deme y, Assistant Secretary for Housing-Federal Housing
Commissioner H

SUBJECT: Approval of Revised FY 1988 Income Limits for
the Section 221fd)(3) BMIR, Section 235, and
Section 236 Programs

This memorandum transmits revised FY 1988 income limits for
determination of family eligibility under Section 221fd)(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
were developed in accordance with a provision in the 1987 HCD Act, which
primarily affects nonmetropolitan counties with median family incomes
lower than the State average nonmetropolitan level. These income limits
replace those issued on January 15, 1988, and 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 1988. As required by legislation, the limits
for the Section 236 program are based on 80 percent of the median income
for the area, with adjustments for smaller and larger families, and the
limits for the Section 235 and Section 221(d)(3) programs are based on
95 percent of the median, with adjustments for family size. As authorized
by legislation, adjustments also have been made for areas of unusually high
or low income in the same manner as last year. In accordance with the 1987
HCD Act, income limits for areas which 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 almost half of all nonmetropolitan areas, and has also been

applied to the small number of metropolitan areas with lower income limits

than based on the nonmetropolitan median family income for the State in
which all or most of the metropolitan area is located.

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 ac-rs where warranted by
local construction costs.
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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 $32,400. The maximums for the Section 221fd)(3)
BMIR and Section 235 programs have been calculated so as to maintain the 80
to 95 percent statutory relationship. For areas where Section 235 income
limits have been approved on the basis of local cost data, the maximum
limits may be higher,

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

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

70 80 90 Base 106.25 112,5 118,75 125

Higher income limits apply to families larger than eight persons,
although they are not included in the printed State lists because of space
limitations. The limits for families larger than eight persons are
determined by using an adjustment of 6.25 percentage points more for each
person beyond the eight person. For example, the nine—person income limit
is determined by multiplying the 4—person income limit by 1,3125 (i.e., the
eight-person limit of 125 percent plus 6.25 percent for an additional
family member. The limits developed by the use of these factors are to be

rounded to the nearest $50,

HUD Field Offices are responsible for maintaining complete and up—to—

date records of all current income limit ceilings established for areas
within their jurisdiction. Notice of all income limit revisions should be

promptly distributed to program participants and Field Offices should be

prepared to make income limits available to the public upon request.

If you have any questions concerning these new income limit approvals

or the procedures for requesting special revisions, please contact
Joseph Riley of the Headquarters Economic and Market Analysis Division,
telephone 755—5590.
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Overview of

HUD Section 8 & Public Housing Income Limits

— Section 3 of the U.S. Housing Act of 1937 contains the following
provisions related to income limits:

— “Lower income families” are defined as families whose incomes do not
exceed 80 percent of the median family income for the area.

— “Very low—income families” are defined as families whose incomes do
not exceed 50 percent of the median family income for the area.

— Income limits must be adjusted for family size.

— Income limits may be adjusted for areas with unusually high or low
family income or housing cost to income relationships.

— The Secretary of Agriculture must be consulted prior to establishing
income limits for rural areas, since these limits also apply to
certain Farmers Home Administration programs.

— Section 16 of the U.S. Housing Act of 1937 contains the following
additional provisions:

— At least 95 percent of the dwelling units which first became
available for occupancy under either program on or after October 1,
1981, must be leased to very low—income families, and at least 75
percent of the units available prior to October 1981 must be leased
to very low—income families.

— HUD calculates area median family income levels (one—person households
and households consisting of unrelated individuals are excluded from
these calculations) for 339 metropolitan areas and 2418 nonmetropolitan
areas.

— Median family income estimates are based on decennial Census data updated
with Bureau of the Census P—60 income data and Department of Commerce
County Business Patterns employment and earnings data.

— Two procedures are used to minimize year—to—year fluctuations in
estimates. One is to maintain median income estimates and income 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. The cap is exceeded only if two or more years of data show
that a higher increase is warranted.
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— Comparisons of HUD estimates of median area incomes with 1980 Census data

provide an indication on estimation accuracy over the 1970—80 period,

during which incomes changed by over 100 percent:

— The population—weighted average standard error was 6 percent.

— Seven percent of metro areas and about 30 percent of nonmetro

areas had estimate errors in excess of 10 percent.

— Errors were highest for nonmetro counties with populations of less

than 5,000 persons and of unusually low income.

Family Size Adjustments:

— Income limits for very—low and lower income 4—person families are

normally calculated by taking 50 percent and 80 percent, respectively,

of the area median income.

— Income Limit Adjustments for varying family sizes are made as follows:

Number Persons in Family

L

Very low—income limit: 70% 80% 90% 100% 108% 116% 124% 132%

(50% of median or
adj. median=100%)

Lower income limit: 70% 80% 90% 100% 106.25% 112.5% 118.75% 125%

(80% of median or
adj. median=100%)

Adjustments for Areas With Unusual Incomes or Housing Costs:

— HUD has always adjusted income limits for areas of unusually high or low

income; since 1983 the 4—person lower income limit for an area has been

“capped” at the U.S. median family income level, and in 1983 and 1984 a

4—person Very Low Income Limit “floor” was set at 80 percent of the U.S.

median renter household income level.

— Consistent with current legislation, income limits calculations for the

past two years and for FY 1988 take into consideration income to housing

cost relationships to define areas of unusually high or low income. The

method used has almost no affect on lower income limits, but modifies how

very low—income limits are set in a manner more consistent with program

objecti yes.
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— The methods used to calculate minimum and maximum income limits for areas
of unusually high or low income or housing costs are as follows:

# MSAs # Non-Metro
Affected Counties Affected

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

— The minimum is set at the income 41 391
level at which 35 percent of a
4—person family’s income would
pay for a unit renting at
85 percent of the 2-bedroom FMR*

— The maximum is set at the income 2 60
level at which 30 percent of a
4—person family’s income would
pay for a unit renting at 120
percent of the 2-bedroom FMR**

For Lower Income Limits based on
on 80% of area median income:

— The minimum is set at the Very 6 (all are in 7
Low Income Limit level if it U.S. tern—
would otherwise be lower tories)

— The maximum for a 4-person 22 15
family is set at the U.S.
median family income level
of $32,400

— These methods of calculating limits for areas with unusually
high or low incomes or housing costs have the following effects:

— Less than 10 percent of the population resides in areas
in which income limit minimums or maximums apply.

— Forty—one of 339 metro areas have higher Very Low—Income
Limits than would otherwise occur because rental housing
costs are unusually high relative to income levels.

* 85 percent of the Section 8 Existing FMR is the lowest rent range
at which a reasonable supply of standard units is normally available.

** There is a statutory constraint that adjustments may not result
in FMRs in excess of 120 percent of published FMRs.
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— Seven non—metro areas, three of which are in Alaska and one of which

is in Puerto Rico, have higher Lower Income Limits as a result of the

new policy, because their Very Low—Income Limits would otherwise
exceed their Lower Income Limits.

— For HUD housing programs, Very Low Income Limits ate much more relevant

than Lower Income Limits because:

— The 30 percent cent to income ratio makes assisted housing
unattractive to most households with incomes above 65 percent
of area median family income.

— There are strict statutory limits on program participation by
those not of Very Low Income; the net effect of the 1981 and
1983 Amendments is to restrict most program participation
to households of Very Low Income.

— The Farmers Home Administration and several State housing finance

agencies are directed by legislation to use HUDs Lower Income
Limits, but the relevant HUD legislation governing income limit
adjustments related only to factors influencing the Public Housing

and Section 8 programs.
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EXCERPTS FROM
HOUSING ACT OF 1937

Section 3 (2) The term 1ower income families” means those families whose

incomes do not exceed 80 pet 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 ceilings 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 adjusb’iients 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.

Sec. 16 f a) Not more than 25 per centum of the dwelling units which were

available for occupancy under public housing annual contributions contracts

and section 8 public housing assistance payments contracts under this Act

befnre the effective date of the Hoiiing 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 become

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.
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MEMORANDUM FOR: Regional Administrators
Regional Economists
Field Office Manayers
Field Office Economists

FROM: C. Duncan MacRae

SUBJECT: Estimated median family incomes for Fiscal Year 1988

This memorandum transmits updated median family income fMFI) estimates

and income distributions for Fiscal Year 1988 (FY 8$) covering all

Metropolitan Statistical Areas (MSAs), Primary Metropolitan Statistical

Areas fPMSAs), and nonmetropolitan counties in each Field Office

jurisdiction. A separate list is attached which provides median income

estimates for States and for the metropolitan and nonmetropolitan parts of

each State in the United States.

The FY 88 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 1985 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. 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 6.2 percent in

MFI is used for 1986 based on preliminary Match 1987 P—60 data.

Based on trending of P-60 data, an average increase of 4.3 percent

is used for 1987 and an increase of 3.4 percent used for the period

between mid—1987 and the middle of FY 1988. Use of predictive

factors for the 1986 through March 196a period is necessary because

of the lag in County Business Patterns and P—60 Series data, which

are not available in detailed form beyond 1985.
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The estimated median family income for the United States for FY 1988
is $32,400. The step by step description of the methodology used to
develop the median family income estimates is attached.

Please note that the use of the median family income for various HUD
program applications, including income limits for subsidized housing, is
subject to individual program guidelines covering definition of income and
family, family size, effective dates and other factors. If there are any
questions concerning the income estimates, please contact Joseph Riley of
the Headquarters Office of Economic Affairs. His telephone number is
755—5590.

Attachment





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

The methodology used for estimatirg the FY 1988 median family incomes
(MFIs) for all Metropolitan Statistical Areas fMSAs), Primary Metropolitan
Statistical Areas (PMSAs), and nonmetropolitan counties is based on
development of income adjustment factors for each metropolitan area and
nonmetropo)itan Census County Group which are used to update 1979 MFIs
obtained from the 1980 Census.

The income adjustment factors are developed in several steps based on
the use of individual wage earner data from County Business Patterns (CBP)
which are available for 1979 through 1984, Census Division MFI from the
Current Population Reports P—60 Series which is available for 1979 through
1986, and HUD income increase estimates for 1987 and up to the middle of FY
198$. The HUD estimate used for 1926 is based on the preliminary 1987 P-60
Series estimate. The 1987 and 1988 estimates are based on a regression-
derived trend—line of P—60 family median income data. The step by step
procedure is as follows:

(1) The increase factors for wage increases are calculated for Census
Division for the 1979—1984 period.

Census Division CBP Wages (1984)
Census Division CBP Employees (1984)

= 5—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—1985 period.

Census Division P-60 MFI 1985) = 6-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 calc’ilatd for the Census Divisions by deriving the
ratios of the P—60 Series factors to the County Business Patterns
factors.

6—year increase factor for
Census Division P—60 MFI = 6- to 5—year ratio of Census
5—year increase factor for Division P—60 MFI to Census
Census Division CBP Wages Division CBP wages
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(4) The increase factors for the individual metropolitan areas cid

nonmetropolitan counties are calculated by applying the index factors

developed for the Census Division to the County Business Patterns

data.

MSA CBP Wages (1984)
MSA CBP Employees (1984) 6— to 5—year ratio 6—year income

______________________________

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

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

MSA CBP Employees (1979)

(5) An average annual increase of 6.2 percent is used for 1986, based on

P—60 data. A projected increase of 4.3 percent in MFI is used for

calendar year 1987, and an average increase of 3.4 percent is to cover

the following nine months to obtain a mid-FY 1988 estimate. Use of

projected increases for the 1986 through March 1988 period is

necessary because of the lag in County Business Patterns and P—60

Series data.

(6—year income adj.) 8—year 9—month income

(factor for MSA ) x 1.062 x 1.043 x 1.034 = adjustment factor for

(or County Group ) MSA or Non—MSA county

(6) Calculation of the median family incomes for FY 1988 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 1988 is less than the

estimate published for FY 1987, the median published for FY 1988 is

the same as that published in 1987. Increases are capped at ten

percent, unless there is multi—year evidence of a significant

differential.

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

1979 and 1984.
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Evaluation of Method Used to Estimate 1983 Median Famiy Incomes

Procedure:

1) The 1969 median incomes from the 1970 Census were updated to 1979 and

matched with 7980 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.

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 1,406

East North Central 931 1 ,33l

West North Central 7,085 7,569

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 70 ptrc.ent 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 777 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,

cur estimates understated incomes by mote than 20 percent.
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METROPOLITAN AREAS WHERE VERY CON INCOME LIMITS HAVE BEEN
ADJUSTED FOR UNUSUALLY HIGH HOUSING COST 10 INCOME RELATIONSHIPS

(Fl 1988)

METROPOLITAN Fl 1982 UNADJUSTED FMR-BASED

AREA MEDIAN INCOME VLI LIMIT VU UNIT

TUCSON, AZ 29100 14550 15050

BAKERSFIELD, CA Z9700 14850 15300

CHICO, CA 25100 12550 13450

LOS ANGELES-LONG B 35500 17750 19150

OAKLAND, CA 40100 20050 21700

REDOING, CA 25900 12950 14000

RIVERSIDE-SAN BERN 30300 15150 15450

SALINAS-SEASIDE-MO 33300 16650 16700

SAN DIEGO, CA 34500 17250 12250

SAN FRANCISCO, CA 42500 Z1250 23350

SANTA CRUZ, CA 35800 17900 21250
SANTA R0SA-PETALII 35900 17950 18700

VISALIA-TULARE-POR 25500 12750 13050

BRADENTON, FL 26400 13200 14050

DAYTONA BEACH, FL 25100 12550 13550

FORT MYERS-CAPE CO 28200 14100 14400

FORT PIERCE, Fi.. Z7700 13850 14400

SARASOTA, FL 29200 14600 15200

CURKSVILLE-HOPKIN 21100 10550 12100

PORTLAND, ME 32200 16100 17300

BOSTON, MA 41100 Z0550 22150

FALL RIVER, MA-RI 28800 14400 14600

LAS VEGAS, NV 32200 16100 16900

RENO, NV 36700 18350 20850

BERGEN-PASSAIC, N] 42100 21050 21250

JERSEY CITY, NJ 29100 14550 14600

VIP€LAND-MILLV1LLE 27300 13650 14600

EUGENE ZiRiNGfIE 870O 14350 14750

MEDFORD, OR 27000 13500 14650

BRONSVILLE-HARLIN 19400 9700 11150

BRYAN-COLLEGE STAT 28700 14350 14750

LAREDO, TX 19200 9600 10250

MC ALLEN-ED1NBURS- 18400 9200 11050

AGUADILC.A, PR 9570 4750 9500

ARECIBO, PR 7200 3600 13700

CAGUAS, PR 9300 4650 11400

MAYAGUEZ, PR 12600 6300 9500

PONCE, PR 8500 4250 13450

SAN JUAN, PR 11550 5750 13450
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METROPOLITAN AREAS WHERE SECTIt* 8 LOWER INCOME LIMITS
FOR A FWR-PERSON FAMILY HAVE BEEN CAPPED

Al IKE FY 1988 MEDiAN U.S. FAMILY INCOME LEVEL

METROPOLITAN FY 1988 LJADJUSTED 4-PERSON
AREA MEDIAN INCOME INCOME LIMIT

ANCHORAGE, AK 42400 38700
ANAfEIM-SANTA ANA, 44400 35500

SAN FRANCISCO, CA 42500 33950

SAN JOSE, CA 47400 37900
SANTA BARBARA-SANT 41100 32250
BOULDER-LONGMONT, 41400 33100
BRIDGEPORT-MILFORD 42000 33550
DAN&JRY, CT 49700 39750
HARTFORD, CT 42000 33550
NORWALK, Cl 57400 45900
STAMFORD, CT 58900 47100
WASHINGTON, DC-MD- 46900 37500

LAKE COUNTY, IL 46300 37000

BOSTON, MA 41100 32850
LOWELL, MA-NH 40600 32450

SALEM-GLOUCESTER, 41800 33400

MINNEAPOLIS-ST. PA 40700 32550
NASHUA, NH 42000 32550
BERGEN-PASSAIC, NJ 42100 33650

MIDDLESEX-SOMERSET 43100 34450
NASSAU-SUFFOLK, NY 44500 35550
MIDLAND, TX 41100 32850
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-- FY 1987-88 DISTRIBUTION OF CHANGES IN AREA MEDIAN INCOME --

(100 PERCENT Pt 1927 INCOME LEVEL)

STATE 100 101 102 103 104 105 106 107 108 109 110 MEDIAN

ME 0 1 0 0 4 0 3 9 2 1 2 7
NH 1 2 0 0 0 0 0 0 0 2 14 10
VT 0 0 0 0 1 0 2 8 3 3 0- 7
MA 0 0 0 0 3 1 0 3 3 1 24 10
RI 0 0 0 0 0 0 0 0 7 0 4 8
CT 0 0 0 0 0 1 0 2 13 4 7 8
NY 0 0 1 1 0 0 11 9 11 7 22 8
NJ 1 0 0 0 0 0 1 8 6 2 3 8
PA 1 0 0 4 4 6 1 15 18 7 11 8
OH 3 1 1 4 2 8 19 4 17 11 18 8
IN 3 0 4 3 4 3 16 20 16 0 23 1
IL 0 1 1 3 18 11 23 7 21 9 8 6
MI 2 2 8 3 17 9 28 10 2 0 Z 6
WI 0 1 4 2 0 29 23 8 0 4 1 5
MN 12 7 8 19 10 14 7 10 0 0 0 3
IA 31 12 22 14 3 14 2 1 0 0 0 2
MO 24 13 6 6 19 21 5 21 0 0 0 4
ND 2 0 1 12 15 10 0 3 2 0 8 4
SD 1 0 5 32 14 8 0 0 0 0 6 3

1 $ 12 45 27 0 0 0 0 0 0 3
0 11 24 16 13 $ 9 12 5 0 7 4
0 0 0 1 1 0 1 0 0 0 0 4

MD 0 0 0 0 3 13 1 1 4 1 1 5
DC 0 0 0 0 0 1 0 0 0 0 0 5
VA 4 0 0 6 18 52 30 10 0 3 13 5
WV 2 0 9 6 2 11 12 9 0 3 1 5
NC 4 1 6 20 4 19 14 23 5 0 4 5
SC 1 0 0 2 12 3 2 18 2 3 3 7
GA 3 5 9 11 14 11 58 18 20 0 10 6
ft 0 0 4 5 22 21 4 5 4 1 1 5
KY 37 19 17 15 8 9 8 7 0 0 0 2
TN 75 12 0 7 1 0 0 0 0 0 0 0
AL 40 0 18 7 1 0 0 1 0 0 0 0
MS 63 14 5 0 0 0 0 0 0 0 0 0

6 14 7 6 5 3 13 14 1 0 0 4
LA 4 5 25 10 7 4 3 3 2 0 1 2
O1( 12 1 22 8 18 5 7 1 3 0 0 3
TX 50 20 3 46 31 29 48 16 2 5 4 4
MT 0 0 0 0 0 0 12 20 2 0 23 7
ID 0 0 0 7 4 0 0 7 9 0 17 8
NY 0 0 0 0 0 0 4 3 1 0 15 10
CC 8 0 0 0 0 0 1 7 16 11 20 8
NM 6 0 0 2 1 0 0 0 1 1 22 10
AZ 3 0 0 0 0 0 0 2 0 9 10

0 C) 8 2 0 0 0 3 0 1 15 10
0 0 0 0 0 1 0 1 15 0 0 8
8 0 0 9 6 4 10 2 0 0 0 4

OR 0 4 4 6 4 6 2 8 2 0 0 4
CA 0 0 0 7 2 6 15 12 5 4 7 6
AK 1? 0 0 0 5 0 0 0 0 0 1 0
Hi 0 0 0 0 0 0 0 1 2 1 0 8
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