
U. S. Department of Housing and Urban Development
Washington, D.C. 20410

April 17, 1991

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

SUBJECT: 1991 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 1997. 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 statute, 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
4gmade 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 35 percent rent-to-income ratio is used
as an upper limit because many nonsubsidized low-income families
pay this amount or more for housing, and because households tend
not to participate in assisted housing programs unless they are
eligible for a significant subsidy. Eighty-five percent of the
FMR was selected for use because it is difficult to find
significant numbers of standard rental units below this level in
most markets.

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. Prior to this year, Low-Income
limits were set at 80 percent of area median income except when:
(1) the four-person limit was “capped”; or, (2) they would
otherwise be less than the Very Low-Income limits. This year’s
changes were a result of the Cranston-Gonzalez Housing Act of
1990, which added a number of new income limit categories that
assume an interval between each category. These intervals would
be small or non-existent if prior year calculation procedures
were used. To maintain intervals, the Low-Income limits are now
adjusted in a manner similar to the adjustment process applied to
the Very Low-Income limits (i.e., the adjustment to the Low
Income limits is 160 percent [80/50] of the Very Low-Income limit
adjustment). The U.S. median family income level of $38,000
remains as a “cap” on the four-person limit.
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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%

Prior to this year, Low-Income limits were calculated with
slightly smaller adjustments for families of five or more
persons. The previously noted concerns about the affect of the
income limit categories added by the Cranston-Gonzalez Act led to
use of the Very Low-Income intervals for all MUD income limits.

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-person
base 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 to
the nearest $50 to reduce administrative burden.

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Indian Trust Lands remain in effect unless superseded by higher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

MUD 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 MUD 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 tax, code
provisions should be referred to the Department of the Treasury
(202—377-4336 or -6349). 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 USER.
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U.S. D’ ‘ 9’MENT OF HOUSING AND URBAN DEVELOPMENT

* *
WASHINGTON, DC. 2041 0-6000

ftI
March 7 , 1991

.5ISTANT SECREtARY
FOR POLICY DEVELOPMENT AND RESEARCH

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

FROM: /lohn C. Weicher

SUBJECT: Estimated Median Family Incomes for
fiscal Year 1991

This memorandum transmits median family income (MFI) and
income distribution estimates for Fiscal Year 1991 (FY 1991) for
all Metropolitan Statistical Areas (MSAs), Primary Metropolitan
Statistical Areas (PMSAs) and nonmetropolitan counties. A
separate list is attached which provides median income estimates
for States and for the metropolitan and nonmetropolitan parts of
each State in the United States.

The FY 1991 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 through 1988 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.
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- The preliminary March 1990 P-60 data were used to
calculate the national change in YFI’s between 1988
and 1989. This 6.3 percent increase was applied to
the 1988 HUD estimates described above to obtain a
1989 MFI estimate. Based on trending of P-60 data,
an average increase of 5.0 percent was used for the
mid-1989 to mid-1990 period, and an increase of 3.75
percent was used for the mid-1990 to mid-FY 1991
period (9 months). Use of projections for the mid-
1989 through March 1991 period is necessary because
of lags in the availability of County Business
Patterns and P-60 Series data.

With the exception of 11 metropolitan areas where
adjustments were made using American Housing Survey data and
one nonmetropolitan county where a special adjustment was
made based on County Business Patterns data for the
surrounding counties, the HUD FY 1991 median family income
estimates were developed using the updating procedures
described above. A detailed step-by-step description of the
methodology used is attached which explains all calculations.

The estimated median family income for the United
States for FY 1991 is $38,000. This and the related State
numbers are shown on a one-page attachment.

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, please request
your Office’s economist to contact his or her Headquarters’
counterparts. Public inquiries may be referred to HUD USER,
whose toll-free number is 1-800-245-2691 (use 301—251-5154 in
the Washington metropolitan area).

Attachments





BUD METHODOLOGY FOR ESTIMATING FY 1990 MEDIAN FAMILY INCOMES
(ECONOMIC AND MARKET ANALYSIS DIVISION,

OFFICE OF ECONOMIC AFFAIRS, PD&R)

The methodology used for estimating the FY 1991 median family incomes (MFI5)
for au Metropolitan Statistical Areas (MSA5), 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 generally are then applied to 1980 Census median family
income levels. For a small number of metropolitan areas where recent American
Housing Surveys provide estimates of median family income that measurably differ
from updated 1980 Census estimates, the ABS estimates are used as the basis for
updating.

The income adjustment factors are developed in several steps based on the
use of individual wage earner data from County Business Patterns (CBP) which are
available for 1979 through 1987, Census Division MFI5 from the Current
Population Reports P—60 Series which are available for 1979 through 1988, a
preliminary P-60 estimate for 1989, and BUD estimates for 1990 and the first
part of 1991. The 1990 and 1991 estimates are based on trending P—60 family
median income data. The step—by—step normal procedures as well as the exception
procedures used are as follows:

(1) The increase factors for wage increases are calculated for each Census
Division for the 1979—1987 period.

Census Division CBP Wages (1987)
Census Division CBP Employees (1987)

= 8—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—60 series median family incomes are
calculated for Census Divisions for the 1979-1988 period.

Census Division P—60 MFI (1988) = 9—year increase factor for Census
Census Division P—60 MF1 (1979) Division P—60 Median Family Income

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

9—year increase factor for
Census Division P—60 MFI = 9-year to 8—year ratio Census
8—year increase factor for Division P-60 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 the County Business Patterns data.

NSA CBP Wages (1987)
NSA CBP Employees (1987) 9— to 8-year ratio 9—year income

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

_________________________

Division CBP wages MSA or CountyNSA CBP Wages (1979)
NSA CBP Employees (1979)
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(5) An average annual increase of 6.3 percent is used for 1989, based on P—60
data. A projected increase of 5.0 percent in MFI is used for the mid-1989
to mid—1990 period, and an average increase of 3.75 percent (3/4 of the 5
percent estimate) is used for the following nine months to obtain a mid-FY
1990 estimate. Use of projected increases for the 1989 through March 1991
period is necessary because of the lag in County Business Patterns and
P—60 Series data.

(8-year income adj.) 10—year 9—month income
(factor for MSA or ) * (1.063*1.05*1.0375) = adjustment factor for
(County Group ) MSA or Non-MSA county

(6) Calculation of the median family incomes for FY 1991 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 1991 is less than the estimate
published for FY 1990, the median published for FY 1991 is the same as that
published in 1990. 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.)

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

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

NOTE: In step (4) use MSA or Census County Group data as appropriate for
1979 and 1987.





FY 1991 U.S. DEPT. OF HUD ESTIMATES OF
MEDIAN FAMILY iNCOME

FY91 AND 1979 MEDIAN FAMILY INCOMES
FOR STATES AND THEIR METRO/NONMETRO PARTS

Fy91-- 1979
TOTAL METRO NON-METRO TOTAL METRO NON-METRO

ALABAMA 29500 31500 25300 16347 17571 14072
ALASKA 46200 49900 43100 28395 30846 26520
ARIZONA 32000 34300 24600 19017 20123 15745
ARKANSAS 26700 31200 24000 14640 16955 13343
CALIFORNIA 42700 43200 31400 21536 21740 17265
COLORADO 36900 39200 27600 21279 22138 17643
CONNECTICUT 50800 61400 43000 23148 23392 20654
DELAWARE 38300 41500 32000 20817 22703 17107
FLORIDA 35900 36600 28500 17280 17631 14157
GEORGIA 36400 40600 29500 17413 19517 14739
HAWAII 42000 43700 35800 22751 23553 20607
IDAHO 27500 33300 26200 17492 20773 16902
ILLINOIS 43900 46300 33800 22746 23821 19140
INDIANA 36900 38500 33800 20535 21482 18620
IOWA 34500 38500 31800 20051 22174 18492
KANSAS 36200 41300 31100 19706 22206 17235
KENTUCKY 28600 34100 24000 16444 19432 14100
LOUISIANA 31700 34400 25800 18088 19610 15011
MAINE 33600 37400 31500 16167 17718 15352
MARYLAND 47100 48000 36100 23111 23631 17705
MASSACHUSETTS 46000 46800 38100 21166 21447 18441
MICHIGAN 40300 42600 31000 22107 23471 17421
MINNESOTA 40100 45600 30600 21184 23705 17038
MISSISSIPPI 25600 31100 23500 14591 17701 13421
MISSOURI 34800 39600 26200 18783 21203 14695
MONTANA 28500 31200 27700 18413 19988 17902
NEBRASKA 33400 38800 29200 19121 21466 17312
NEVADA 35300 35800 33300 21310 21713 19658
NEW HAMPSHIRE 43300 46900 38800 19723 21194 17939
NEW JERSEY 46300 46300 0 22906 22906 0
NEW MEXICO 29400 34300 25100 16928 18829 15520
NEW YORK 41100 42000 31200 20180 20512 17147
NORTH CAROLINA 34000 37600 29800 16791 18411 15091
NORTH DAKOTA 31800 35200 30000 18023 20669 16688
OHIO 37800 38800 34100 20909 21516 18747
OKLAHOMA 31600 35700 26200 17668 19774 15259
OREGON 34100 36300 29900 20026 20913 18172
PENNSYLVANIA 36700 37800 31000 19995 20448 17653
RHODE ISLAND 40600 40500 41700 19447 19448 19437
SOUTH CAROLINA 33100 35100 30100 16978 18157 15397
SOUTH DAKOTA 28500 33600 26700 15992 19395 14935
TENNESSEE 29900 32200 25500 16563 17973 14284
TEXAS 35600 37900 27200 19618 20662 15932
UTAH 33300 34000 31000 20024 20552 18119
VERMONT 34400 41400 32600 17205 20855 16432
VIRGINIA 40800 44600 32200 20018 21923 16338
WASHINGTON 37300 39200 29900 21696 22379 18964
WEST VIRGINIA 30700 33200 29200 17307 19548 16076WISCONSIN 38400 41200 32800 20915 22434 17837WYOMING 34500 36500 33600 22430 23340 22135

* The U.S. median family income estimate for FY 1991 is $38,000.
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April 17, 1991
OFFICE OF THE ASSISTANT SECRETARY FOR HOUSING-
FEDERAL HOUSING COMMISSIONER

MEMORANDUM FOR: Regional Administrators
Regional Economist

/
FROM: Arthur J. Hill, t s n Se tary for Housing-

Federal Housin er,

SUBJECT: Approval of Revised FY 199 I ome imits for
the Section 221 (d)(3)BMI , ection 235, and
Section 236 programs

This memorandum transmits 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 (MSA), 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 1991. They are developed
in accordance with the requirements of Section 3(b)(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 is less specific, referring
only to a requirement to serve “individuals and families of
low- and moderate-income.” For the sake of consistency, the
Department elected to use adjustments similar to those used to
develop Section 8 Low-Income limits in establishing income limits
for these two latter programs.

The most significant adjustment to these income limits
results from a 1987 Housing and Community 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 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. 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

established at the higher of the State nonmetropolitan median

family income or the national median family income level of

$38,000. The maximums for the Section 221(d)(3)BMIR and Section

235 programs have been calculated so as to maintain the 80 to 95

percent statutory relationship.

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 108 116 124 132

Prior to this year, Low-Income limits were calculated with

slightly smaller adjustments for families of five or more

persons. The Cranston-Gonzalez Housing Act of 1990, however,

added new income limit categories that assume intervals between

each income limit category, and maintenance of such intervals is

complicated by use of differing family size adjustments. To

address these concerns, all HUD income limits now use the family

size ratio adjustments previously used only for Very Low-Income

limits.
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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 $ 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

limits, please contact your HUD Field or Regional Office

economist.

Attachments
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Income Limits Briefing Material

Attaci-unents:

1. Overview of BUD Section 8 and Public Bousing Income Limits

2. Excerpts From the Bousing Act of 1937 Related to Income

Limits

3. Methodology for Median Income Estimates

4. Accuracy Test

5. List of Metropolitan Areas with Very Low Income Limits Not

Based on 50 Percent of the Area Median Family Income Level

6. List of Metropolitan Areas with Low-Income Limits Not Based

on 80 Percent of the Area Median Family Income Level

7. Distribution of FY 1990—91 Changes in Median Income

8. List of Areas Where Median Income Estimates Were Revised

Based on American Bousing Survey Data





Attachment 1

Overview of

fflJD Section 8 & Public Housing Income Limits

Overview:

By law, the Department of Housing and Urban Development

(HUD) is required to establish income limits for use in determin

ing the eligibility of families and persons seeking to partic

ipate in the Department’s assisted housing programs. The major

active BUD-assisted housing programs are the Public Housing

program, the Section 8 certificate and voucher programs, and the

Section 202 elderly/handicapped program.

Income limits are calculated by family size for each metrop

olitan area and nonmetropolitan county in the United States and

its territories. They are based on the Department’s estimates of

median family income, with adjustments for areas which have

unusually high or low income to housing cost relationships.

The statutory basis for BUD’s income limit policies is found

in Section 3 of the U.S. Housing Act as amended, which

contains the following provisions related to income limits:

— “Low 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 for nonmetropolitan areas may not be less

than limits based on the State nonmetropolitan median

family income level.

— 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 Adininistra

tion programs.
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While Section 3 of the U.S. Housing Act defines how income

limits are to be established, Section 16 of the Act specifies how

income limit standards are to be applied for use with the Public

Housing and Section 8 programs. Section 16 provides the follow

ing provisions applicable to these two programs:

- No more than 5 percent of the dwelling units which

first became available for occupancy on or after

October 1, 1981, may be leased to Low Income families

who are not Very Low—Income families.

- Not more than 25 percent of the units first available

for occupancy prior to October 1981 may be leased to

Low-Income families who are not Very Low-Income

families.

The Cranston-Gonzalez Act of 1990 modified Section 16 to

replace the 5 percent limit constraint on families not of Very

Low-Income with a 15 percent constraint. It also added a

project—level constraint on non-Very-Low-Income families of

25 percent. These provisions must be issued as proposed and

final Federal Regulations, and neither was in effect as of the

date 1991 income limits were released.

Median Income Estimates:

The process of developing income limits involves a number of

calculations, starting with the development of estimates of

median family income. The major parts of this process are as

follows:

— BUD calculates area median family* income estimates for

341 metropolitan areas and for 2415 nonmetropolitan

counties within the United States, and for 9 areas in

U.S. territories with assisted housing programs.

— Median family income estimates normally are based on

1980 decennial Census data updated with Bureau of the

Census P—60 income data and Department of Commerce

County Business Patterns employment and earnings data.

* “Family” is defined using the Census definition of two

or more persons related by blood or marriage who reside

in the same household.
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Attachment 1

Overview of

BUD Section 8 & Public Housing Income Limits

Overview:

By law, the Department of Housing and Urban Development

(BUD) is required to establish income limits for use in determin

ing the eligibility of families and persons seeking to partic

ipate in the Department’s assisted housing programs. The major

active BUD-assisted housing programs are the Public Housing

program, the Section 8 certificate and voucher programs, and the

Section 202 elderly/handicapped program.

Income limits are calculated by family size for each metrop

olitan area and nonmetropolitan county in the United States and

its territories. They are based on the Department’s estimates of

median family income, with adjustments for areas which have

unusually high or low income to housing cost relationships.

The statutory basis for BUD’s income limit policies is found

in Section 3 of the U.S. Housing Act of 1937, as amended, which

contains the following provisions related to income limits:

— “Low 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 for noninetropolitan areas may not be less

than limits based on the State noninetropolitan median

family income level.

- 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 Administra

tion programs.
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— For areas covered by American Housing Survey (ABS)

metropolitan surveys, Census—based estimates which are

more than 6 percent different than the ABS-based

estimates are reduced to the top or increased to the

bottom of the 6 percent range. The 11 areas for which

such changes were made are identified in Attachment 8.

— Two procedures are used to minimize year-to—year

fluctuations in median income estimates and income

limits. One is to maintain 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 Census Divisional increases at recent

highest trend levels (currently 8 percent) and to cap

local increases at ten percent. Both types of adjust

ments are reviewed each year to ensure that no

cumulative bias results.

The reliability of BUD income estimates can be measured

comparing 1979 BUD estimates with 1980 Census estimates or by

comparing BUD estimates with recent ABS surveys. The 1979 BUD

estimates were based on 1970 Census figures updated with County

Business Patterns and Census Current Population Survey data.

During the 1970’s incomes increased by over 100 percent and

family composition and wage—earner relationships changed

significantly, which is likely to have produced higher estimation

errors than during the 1980’s.

Attachment 4 provides more information on the BUD/Census

estimation comparison. To summarize, it shows the following:

— The population-weighted average standard error was

6 percent.

— Seven percent of metro areas and about 30 percent of

nonmetropolitan 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, for which wage data are a poor indicator of

median incomes.

A more current indication of sampling variance can be

obtained by comparing BUD income estimates with recent

metropolitan ABS-based estimates of median family incomes.

Applying this approach to the 28 areas covered by the 1987 and

1988 ABS surveys indicated a median difference between ABS-based

and BUD CBP-based estimates of 3.4 percent. A comparison of the

ABS estimates for 1980 with 1980 Census median income estimates

found that the largest difference was less than 6 percent, and

that the median difference was in the 1 to 2 percent range. It
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is therefore assumed that 1980 Census-based estimates updated

with CBP data that are not within 6 percent of the ABS-based

estimate are suspect and should be revised. For ABS areas where

BUD estimates would otherwise have been outside of the 6 percent

range, the median adjustment required to place them at the range

was $800.

Income Limit Calculations:

As noted above, the starting point for income limits is to

use BUD estimates of median family income to develop tentative

income limits. 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 nonmetro

politan 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.

As required by statute, BUD has always adjusted income

limits for areas of unusually high or low income. The statutory

guidance and related adjustments, however, have changed over

time. The 1987 Housing Act added the requirement that income

limits in nomnetropolitan areas should not be less than if based

on the State nonmetropolitan median income amount, which

increased income limits in over one-half of all counties in the

nation. The other adjustment made to income limits is for areas

with unusually high or low housing—cost—to—income relationships.

Since passage of the nomnetropolitan income limit “floor”

provision of the 1987 Act, a relatively small number of areas

continue to have income— or housing cost—based adjustments.

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. For instance, 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 nonmetro

politan median family income for the State in which all or most

of the area is located. This number then becomes the four—

person Very Low-Income limit unless it is outside of formula

based income—to—housing-cost constraints.

The specific procedures used to develop FY 1991 income

limits, and the outcome of these procedures, are as follows:
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# Metro # Non-Metro
Areas Counties

For Very Low Income Limits:

— Limits based on 50% of
local median income 280 723

- Limits based on State
State nonmetropolitan
median family income 28 1,508

- Limits increased to equal
the income 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 Sec. 8 Existing FMR 19 89

- Limits decreased to the 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 14 95

For Low-Income Limits:

- Limits based on 80% of
local median income 259 714

- Limits based on State
State nonmetropolitan median
family income 28 1,508

-‘ Limits adjusted upward
because of relatively high
housing—cost-to—income ratios 16 88

- Limits adjusted downward
because of relatively low
housing—cost-to—income ratios 14 94

— Four—person Low-Income limit
is capped at U.S. median of
$38,000 24 11

In implementing the 1987 BCD Act amendment that directed the

Department to establish minimum income limits for nonmetropolitan

areas based on the State nomnetropolitan median family income

level, the Department used its discretion to apply this standard

to metropolitan areas. It did so because the new provision
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effectively redefined what the Congress had determined was an

acceptable minimum Very Low-Income level, andto not apply this

definition to the few metropolitan areas affected would have been

inconsistent with the logic of the new provision.

This year’s Low—Income limits are based on Very Low-Income

limits. In practice, most Low-Income limits are still set at 80

percent of area median income. For some areas where the Very

Low-Income limits are based on unusually high housing costs

relative to incomes, however, the Low-Income limits have

increased more than they would have otherwise.

Prior to this year, Low-Income limits were set at 80 percent

of area median income except when: (1) the four-person limit was

“capped”; or, (2) they would otherwise be less than the Very Low

Income limits. This year’s changes were a result of the

Cranston-Gonzalez Housing Act of 1990, which added a number of

new income limit categories that assume intervals between each of

the income limit categories. These intervals would be small or

non-existent if prior year calculation procedures were used. To

maintain intervals, the Low—Income limits are now calculated

using adjustments similar to those used for the Very Low-Income

limits (i.e., the 80 percent limits are adjusted by 160% [the

ratio of 80% to 50%] of the Very Low—Income limit adjustment).

The U.S. median family income level remains as a “cap” on the

four—person limit.

Family Size Adjustments:

There is a statutory requirement that income limits be

adjusted for family size. The starting point for all adjustments

is the four-person family income limit. For the Very Low-Income

limits, the base is usually 50 percent of “area” median income.

For “Low-income” limits, it is usually 1.6 times the Very Low—

Incofne limit unless it has been “capped” by the U.s. 80 percent

of the “area” median income. Once the four-person income limit

is established, standard factors are applied as follows:

Number of Persons in Family and Percentage Adlustments

1 2 3 4 5 6 7 8

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

Prior to this year, Low-Income limits were calculated with

slightly smaller adjustments for families of five or more

persons. The previously noted concerns about the affect of the

income limit categories added by the Cranston-Gonzalez Act, plus

recent analyses showing that larger adjustments were needed for

large families, led to use of the Very Low-Income intervals for

all HUD income limits.
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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—person

base 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 to

the nearest $50 to reduce administrative burden.

Income Limit Applications:

BUD income limits apply to the following programs:

Program Income Limit Standard

Dept. of BUD:

All Section 8 programs Very Low—Income or

f including Section 202 Low-Income standards*

elderly, and Handicapped
units receiving Section 8
assistance)

Public Housing Very Low-Income or
Low—Income standards*

Section 235 “95 percent” of area median

(Homeownership program) income, or higher cost—
based income limits

Section 236 low-Income standard

(Rental program)

Section 221(d)(3)(BMIR) “95 percent” of area median

(Below Market Interest income, defined as 95/B0ths

flate rental program) of Low-Income definition

Community Planning and Very Low—Income or Low—Income

Development programs standards for current programs

under management

Cranston-Gonzalez Act “60 percent of median” and

HOME Investment 65 percent of median” are used

Partnerships Act as income targetting and
qualification requirments; both

limits are tied to Section 8

income limit determinations

* Section 16 of the 1937 Act governs which income limit standard

applies.





8

Cranston—Gonzalez Act

National Homeownership

Trust Demonstration

Cranston—Gonzalez Act

Sec. 229 provision
governing prepayment

of rental project
mortgages insured under

National Housing Act

“95 percent” of median is

referenced as the normal

eligibility standard, with

a “115 percent” of median

standard for high cost areas

Affordability of units for

current occupant of “moderate

income” affects terms under

which mortgage may be prepaid;

“moderate income” is defined

as 80-95 percent of median, with

“80 percent” defined as the

Section 8 Low-Income standard

Farmers Home Administration:

Rental and ownership

assistance programs
Most assistance based on

Sec. 8 Very Low—Income or Low

Income standards

Dept. of Treasury:

Low Income Rental Tax
Credits and Tax-exempt

Rental Housing Bonds

Tax-exempt Mortgage
Revenue Bonds for
homeownership financing

Resolution Trust Corporation:

Current standard is Sec. 8

Very Low-income standard or

120% or that definition (i.e.,

the “60%” of median standard)

Generally set at 115% of

area median income, with

“115%” defined as 230% of the

Sec. 8 Very Low-Income

standard

Disposition of Multifamily

Housing to Non-profit and

Public Agencies

Not less than 35 percent of all

dwelling units must be made

available for occupancy and be

affordable” for Low-Income

families and at least 20 percent

must be made available for

occupancy and be affordable for

Very Low—Income families.

An “affordable rent” is defined

as the rent that would be paid
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by a family paying 30 percent of

income for rent whose income is

“65 percent of median”. The

“65 percent” figure used is

defined in relation to the Very

Low—Income standard (i.e.,

normally 65/50ths of the
standard).

Disposition of Single For rentals, priority is given

Family Housing to non-profits and public

agencies that agree to make the

dwellings available for
occupancy and affordable

by Low—Income households.

Households who intend to

occupy a dwelling as their

primary residence whose adjusted

income does not exceed 115

percent of the median income for

the area, as determined by the

the Secretary of BUD, are given

a purchase preference priority

for the first 3-month period a

property is made available for

sale.

Federal Housing Finance Bank:

Rental program funding Very Low-Income, “60% of median”

priorities based on 120% of Very Low-Income,

and Low-Income standards used.

Homeownership funding 115% and 140% of median figures

priorities used that parallel those used by

the Treasury Department





Attachment 2

EXCERPTS FROM THE
HOUSING ACT OF 1937

(As Amended through 1990)

Section 3:

(a)(1) Dwelling units assisted under this Act shall be rented

only to families who are low-income families at the time of their

initial occupancy of such units.....

(5) When used in this Act:

(1) The term “low—income housing” means decent, safe, and

sanitary dwellings assisted under this Act....

(2) The term “low-income families means those families whose

incomes do not exceed 80 per centum of the median income for the

area, as determined by the Secretary with adjustments for smaller

and larger families, except that the Secretary may establish

income ceiling higher or lower than 80 per centum of the median

for the area on the basis of the Secretary’s findings that such

variations are necessary because of prevailing levels of

construction costs or unusually high or low family incomes. The

term “very low-income families” means lower income families whose

incomes do not exceed 50 per centum of the median family income

for the area, as determined by the Secretary with adjustments for

smaller and larger families, except that the Secretary may

establish income ceilings higher or lower than 50 per centum of

the median for the area on the basis of the Secretary’s findings

that such variations are necessary because of unusually high or

low family incomes. Such ceilings shall be established in

consultation with the Secretary of Agriculture for any rural

area, as defined in section 520 of the Housing Act of 1949,

takihg into account the subsidy characteristics and types of

programs to which such ceilings apply. In determining median

incomes (of persons, families, or households) for an area or

establishing any ceilings or limits based on income under this

Act, the Secretary shall determine or establish area median

incomes and income ceilings and limits for Westchester County, in

the State of New York, as if such county were an area not

contained within the metropolitan statistical area in which it is

located. In determining such area median incomes or establishing

such income ceilings or limits for the portion of such

metropolitan statistical area that does not include Westchester

County, the Secretary shall determine or establish area median

incomes and income ceilings and limits as if such portion

included Westchester County.
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HCD Act of 1987 Amendment Affecting Section 3:
(Section 567. Median Area Income)

“For purposes of calculating the median income for any area

that is not within a metropolitan statistical area (as

established by the Office of Management and Budget) for programs

under title I of the Housing and Community Development Act of

1974, the United States Housing Act of 1937, the National Housing

Act, or title V of the Housing Act of 1949, the Secretary of

Housing and Urban Development or the Secretary of Agriculture (as

appropriate) shall use whichever of the following is higher:

(1) the median income of the county in which the area is

located; or,

(2) the median income of the entire non—metropolitan area of

the State.

Section 16, as Revised by the Housing Act of 1987 and the

Cranston-Gonzalez Housing Act of 1990:

Sec. 16. (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 housing assistance

payments contracts under this Act before the effective date of

the Housing and Community Development Amendments of 1981, and

which will be leased on or after such effective date shall be

available for leasing by lower income families other than very

low-income families.

fb)(1) Not more than 15 per centum of the dwelling units

which became available for occupancy under public housing annual

contributions contracts and section 8 housing assistance payments

contracts under this Act on or after the effective date of the

Housing and Community Development Amendments of 1981 shall be

available for leasing by lower income families other than very

low income families.

(2) Not more than 25 percent of the dwelling units in any

project of any agency shall be available for occupancy by low-

income families other than very low-income families. The

limitation shall not apply in the case of any project in which,

before the date of the enactment of the Cranston—Gonzalez

National Affordable Housing Act, such low-income families occupy

more than 25 percent of the dwelling units.

(c) In developing admission procedures implementing

subsection (5), the Secretary may not totally prohibit admission

of lower income families other than very low-income families, and

shall establish, as appropriate, differing percentage limitations
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on admission of lower income families in separate assisted

housing programs that, when aggregated, will achieve the overall

percentage limitation contained in subsection (b). The Secretary

shall issue regulations to carry out this subsection not later

than 60 days after the date of the enactment of the abusing and

community Development Act of 1987, and shall prohibit project

owners from selecting families for residence in an order

different from the waiting list for purpose of selecting

relatively higher income families for residence.

(d)(1) The limitations established in subsection (5) shall

not apply to dwelling units made available under section 8

housing assistance contracts for the purpose of preventing

displacement, or ameliorating the effects of displacement,

including displacement caused by rents exceeding 30 percent of

monthly adjusted family income, of lower income families from

projects being rehabilitated with assistance from rehabilitation

grants under section 17 and the Secretary shall not otherwise

unduly restrict the use of payments under section 8 housing

assistance contracts for this purpose.

(2) The limitations established in subsections (a) and (5)

shall not apply to dwelling units assisted by Indian public

housing agencies.
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Attachment 3

EUD METhODOLOGY FOR ESTIMATING FY 1991 MEDIAN FAMILY INCOMES

(ECONOMIC AND MARKET ANALYSIS DIVISION,

OFFICE OF ECONOMIC AFFAIRS, PD&R)

The methodology used for estimating the FY 1991 median family incomes (NFIB)

for all Metropolitan Statistical Areas (MSA5), 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 generally are then applied to 1980 Census median family

income levels. For a small number of metropolitan areas where recent American

Sousing surveys provide estimates of median family income that measurably differ

from updated 1980 Census estimates, the ARs estimates are used as the basis for

updating.

The income adjustment factors are developed in several steps based on

the use of individual wage earner data from County Business Patterns (CBP) which

are available for 1979 through 1987, Census Division HFIs from the Current

Population Reports P-60 Series which are available for 1979 through 1988, a

preliminary P—60 estimate for 1989, and BUD estimates for 1990 and the first

part of 1991. The 1990 and 1991 estimates are based on trending P—60 family

median income data. The step—by-step normal procedures as well as the exception

procedures used are as follows:

(1) The increase factors for wage increases are calculated for each Census

Division for the 1979—1987 period.

Census Division CBP Wages (1987)

Census Division CS? Employees (1987)
= 8—year increase

factor for Census

Census Division CS? Wages (1979) Division CS? Wages

Census Division CBP Employees (1979)

(2) The increase factors for the P-60 Series median family incomes are

calculated for Census Divisions for the 1979-1988 period.

Census Division P-60 MFI (1988) = 9—year increase factor for Census

Census Division P-60 NFl (1979) Division P-60 Median Family Income

(3) The indices relating the County Business Patterns data to the P-60 Series

data are calculated for the Census Divisions by deriving the ratios of the

P-60 Series factors to the County Business Patterns factors.

9-year increase factor for

Census Division P-60 NFl = 9-year to 8-year ratio of Census

8-year increase factor for Division P-60 NFl to Census

Census Division CBP Wages Division CS? wages

(4) The increase factors for the individual metropolitan areas and

nonmetropolitan counties are calculated by applying the index factors

developed for the Census Division to the County Business Patterns data.

MSA CS? Wages (1987)
NSA CBP Employees (1987) 9— to 8—year ratio 9—year income

* of Census Division = adjustment

P—60 NFl to Census factor for

NSA CS? Wages (1979) Division CBP wages NSA or County

NSA CBP Employees (1979)
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(5) An average annual increase of 6.3 percent is used for 1989, based on P—CO

data. A projected increase of 5.0 percent in Nfl isused for the mid-1989

to mid—1990 period, and an average increase of 3.75 percent (3/4 of the 5

percent estimate) is used for the following nine months to obtain a mid-FY

1990 estimate. Use of projected increases for the 1989 through March 1991

period is necessary because of the lag in County Business Patterns and

P—60 Series data.

(9—year income adj.)
11-year 9-month income

(factor for MSA or ) * (1.063*1.05*1.0375) = adjustment factor for

(County Group )
NSA or Non-NSA county

(6) Calculation of the median family incomes for FY 1991 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 1991 is less than the estimate

published for FY 1990, the median published for FY 1991 is the same as that

published in 1990. 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.)

(8) For areas where estimates based on the above procedures differ significantly

from those based on current metropolitan American lousing Survey-based

estimates updated using CBP and P-60 data, the estimates developed using the

above procedures were modified so that they did not differ by more than 6

percent from the Ai!s—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.

(9) For one nonmetropolitan county, Saunders County, Nebraska, the median family

income estimate was revised based on the rate of change in wages for the two

adjoining metropolitan areas where a large portion of the county’s work

force is employed.

NOTE: In step (4) use NSA or census County Group data as appropriate for

1979 and 1987.





Attachment 4

Evaluation of Method Used to Estimate 1983 Median Family Incomes

Procedure:

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

matched with 7980 Census median incomes.

2) Data from 7969 and 1979 County Business Patterns and income estimates

from March 1970 and 7980 current population surveys were used to update

median incomes from 7970 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 1969-7979 period; we estimated the most recent

two years because data are not yet available.

Findings:

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

when family income changed by more than 700 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 $7,826

New England — 1,335 3,677

Middle Atlantic 7,587 7,406

East North Central 931 1 ,331

West North Central 7,085 1,569

South Atlantic 7,198 1,681

past South Central 7,344 1,665

West South Central 1,482 7,998

Mountain 7,664 2,722

Pacific 1,083 2,646

2) 94 percent of all SMSA estimates were within 70 percent of the 1980 Census

medians and all but one (Melbourne, Florida) of the SMSAs were within 20

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

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

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

a) A very small count of families. Approximately 55 percent of all

counties have a count of families below 5,000; and 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 7970 Census. 260

counties had incomes in 1969 below $5,000. In all of these counties,

our estimates understated Incomes by mote than 20 percent.



0



A
tt

ac
hm

en
t

5
A

R
E

A
S

W
IT

H
A

D
dU

S
T

E
D

FY
1
9
9
1

V
E

R
Y

LO
W

IN
C

O
M

E
L

IM
IT

S

M
E

T
R

O
P

O
L

IT
A

N
A

R
E

A
F

Y
91

M
E

D
IA

N
50

%
O

F
4
-P

E
R

S
O

N
T

Y
P

E
O

F
V

L
I

IN
C

O
M

E
M

E
D

IA
N

V
L

I
L

IM
IT

L
IM

IT
A

D
dU

S
T

M
E

N
T

H
u
n
ts

v
il

le
,

A
L

4
1
1
0
0

2
0
5
5
0

1
9
5
5
0

LO
W

H
O

U
S

IN
G

C
O

S
T

T
u
c
s
o
n
,

A
Z

3
0
9
0
0

1
5
4
5
0

1
6
4
5
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

B
a
k
e
r
s
f
ie

ld
,

C
A

3
3
3
0
0

1
6
6
5
0

1
6
8
0
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

C
h
ic

o
,

C
A

2
8
9
0
0

1
4
4
5
0

1
5
7
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

L
o
s

A
n
g
e
le

s
-L

o
n
g

B
e
a
c
h
,

C
A

4
2
0
0
0

2
1
0
0
0

2
1
7
5
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

M
e
rc

e
d
.

C
A

2
9
9
0
0

1
4
9
5
0

1
5
7
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

R
e
d
d
in

g
,

C
A

2
9
3
0
0

1
4
6
5
0

1
5
7
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

S
a
n

F
ra

n
c
is

c
o
,

C
A

4
9
9
0
0

2
4
9
5
0

2
6
8
0
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

S
a
n
ta

C
ru

z
,

C
A

4
3
4
0
0

2
1
7
0
0

2
3
8
5
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

V
is

a
li

a
-
T

u
la

r
e
-
P

o
r
te

r
v
ll

le
,

C
A

2
9
1
0
0

1
4
5
5
0

1
5
7
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

Y
u
b
a

C
it

y
,

C
A

2
7
8
0
0

1
3
9
0
0

1
5
7
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

P
u
e
b
lo

,
C

O
2
5
3
0
0

1
2
6
5
0

1
3
8
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

F
o
rt

W
a
lt

o
n

B
e
a
c
h
,

FL
3
4
2
0
0

1
7
1
0
0

1
6
8
5
0

LO
W

H
O

U
S

IN
G

C
O

S
T

O
c
a
la

,
F

L
2
6
4
0
0

1
3
2
0
0

1
4
2
5
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

E
lk

h
a
rt

-G
o
s
h
e
n
,

IN
4
0
3
0
0

2
0
1
5
0

1
9
5
0
0

LO
W

H
O

U
S

IN
G

C
O

S
T

k
o
k
o
m

o
,

IN
4
1
6
0
0

2
0
8
0
0

2
0
3
0
0

LO
W

H
O

U
S

IN
G

C
O

S
T

C
u
m

b
e
rl

a
n
d
,

M
D

-W
V

2
8
0
0
0

1
4
0
0
0

1
8
0
5
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

H
a
g
e
rs

to
w

n
.

M
D

3
4
5
0
0

1
7
2
5
0

1
8
0
5
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

B
o
s
to

n
,

M
A

5
0
2
0
0

2
5
1
0
0

2
5
3
5
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

F
a
ll

R
iv

e
r,

M
A

-R
I

3
5
5
0
0

1
7
7
5
0

1
9
0
5
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

N
ew

B
e
d
fo

rd
,

M
A

3
5
3
0
0

1
7
6
5
0

1
9
0
5
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

P
a
w

tu
c
k
e
t-

W
o
o
n
s
o
c
k
e
t-

A
tt

le
b
o
ro

,
R

I-
M

A
4
0
3
0
0

2
0
1
5
0

2
0
8
5
0

S
T

A
lE

M
E

D
IA

N
B

A
S

E
D

F
li

n
t,

M
I

4
1
8
0
0

2
0
9
0
0

2
0
4
0
0

LO
W

H
O

U
S

IN
G

C
O

S
T

R
o
c
h
e
s
te

r,
M

N
4
6
2
0
0

2
3
1
0
0

2
2
8
0
0

LO
W

H
O

U
S

IN
G

C
O

S
T

C
o
lu

m
b
ia

,
M

O
3
7
6
0
0

1
8
8
0
0

1
8
7
0
0

LO
W

H
O

U
S

IN
G

C
O

S
T

L
a
s

V
e
g
a
s,

N
V

3
4
2
0
0

1
7
1
0
0

1
8
5
5
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

R
e
n
o
,

N
V

3
9
5
0
0

1
9
7
5
0

2
2
9
0
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

A
tl

a
n
ti

c
C

it
y
,

N
d

3
4
1
0
0

1
7
0
5
0

1
7
5
0
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

V
in

e
la

n
d
-
M

il
lv

f
ll

e
-
B

r
ld

g
e
to

n
,

N
d

3
1
3
0
0

1
5
6
5
0

1
6
7
0
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

d
a
m

e
s
to

w
n
-D

u
n
k
ir

k
,

N
Y

3
0
3
0
0

1
5
1
5
0

1
5
6
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

W
e
s
tc

h
e
s
te

r,
N

Y
4
0
5
0
0

2
0
2
5
0

2
1
7
0
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

F
a
y
e
tt

e
v
il

le
,

N
C

2
8
9
0
0

1
4
4
5
0

1
4
9
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

H
ic

k
o
ry

-M
o
rg

a
n
to

n
,

N
C

3
6
2
0
0

1
8
1
0
0

1
6
9
5
0

LO
W

H
O

U
S

IN
G

C
O

S
T

d
a
c
k
s
o
n
v
i

li
e
,

N
C

2
3
9
0
0

1
1
9
5
0

1
4
9
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

S
te

u
b
e
n
v
il

le
-W

e
ir

to
n
,

O
H

-W
V

3
3
3
0
0

1
6
6
5
0

1
7
0
5
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

E
u
g
e
n
e
-S

p
ri

n
g
fi

e
ld

,
O

R
3
2
2
0
0

1
6
1
0
0

1
6
2
0
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

M
e
d
fo

rd
,

O
R

3
1
5
0
0

1
5
7
5
0

1
6
1
0
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

B
e
a
v
e
r

C
o
u
n
ty

,
PA

3
0
8
0
0

1
5
4
0
0

1
5
5
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

J
o
h
n
s
to

w
n
,

PA
2
8
4
0
0

1
4
2
0
0

1
5
5
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

P
ro

v
id

e
n
c
e
,

R
I

4
0
6
0
0

2
0
3
0
0

2
0
8
5
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

A
n
d
e
rs

o
n
,

SC
3
3
7
0
0

1
6
8
5
0

1
6
7
5
0

LO
W

H
O

U
S

IN
G

C
O

S
T

F
lo

re
n
c
e
,

S
C

2
9
8
0
0

1
4
9
0
0

1
5
0
5
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

B
ro

w
n
s
v
il

le
-H

a
rl

in
g
e
n
,

TX
2
1
3
0
0

1
0
6
5
0

1
3
6
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

E
l

P
a
s
o
,

T
X

2
6
4
0
0

1
3
2
0
0

1
3
6
0
0

S
lA

T
E

M
E

D
IA

N
B

A
S

E
D

H
o
u
s
to

n
,

T
X

4
2
4
0
0

2
1
2
0
0

2
0
6
0
0

LO
W

H
O

U
S

IN
G

C
O

S
T

K
il

le
e
n
-T

e
m

p
le

,
T

X
2
6
6
0
0

1
3
3
0
0

1
3
6
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

L
a
re

d
o
,

T
X

2
0
6
0
0

1
0
3
0
0

1
3
6
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

M
c

A
tl

e
n
-E

d
ln

b
u
rg

-M
is

s
io

n
,

TX
2
0
3
0
0

1
0
1
5
0

1
3
6
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

P
ro

v
o
-O

re
m

,
U

T
2
5
7
0
0

1
2
8
5
0

1
5
5
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

D
a
n
v
il

le
,

V
A

3
1
8
0
0

1
5
9
0
0

1
6
1
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

R
ic

h
m

o
n
d
-P

e
te

rs
b
u
rg

,
V

A
4
4
8
0
0

2
2
4
0
0

2
1
6
0
0

LO
W

H
O

U
S

IN
G

C
O

S
T

R
o
a
n
o
k
e
,

V
A

3
8
7
0
0

1
9
3
5
0

1
9
3
0
0

LO
W

H
O

U
S

IN
G

C
O

S
T

R
ic

h
ia

n
d
-k

e
n
n
e
w

ic
k
-P

a
s
c
o

W
A

4
3
3
0
0

2
1
6
5
0

2
0
9
5
0

LO
W

H
O

U
S

IN
G

C
O

S
T

Y
ak

im
a
,

W
A

2
9
8
0
0

1
4
9
0
0

1
4
9
5
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

A
p
p
le

to
n
-O

s
h
k
o
s
h
-N

e
e
n
a
h

W
I

4
0
5
0
0

2
0
2
5
0

1
9
6
0
0

LO
W

H
O

U
S

IN
G

C
O

S
T

A
g
u
a
d
il

la
.

P
R

9
1
0
0

4
5
5
0

1
2
9
5
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

A
re

c
ib

o
,

P
R

8
7
0
0

4
3
5
0

1
3
7
0
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

C
a
g
u
a
s
,

P
R

1
0
9
0
0

5
4
5
0

1
3
4
5
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

M
a
y
a
g
u
e
z
,

P
R

1
3
4
0
0

6
7
0
0

1
3
4
5
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

P
o
n
c
e
,

P
R

9
8
0
0

4
9
0
0

1
3
4
5
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

S
a
n

J
u
a
n
,

P
R

1
4
2
0
0

7
1
0
0

1
3
4
5
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T





A
tt

ac
hm

en
t

6

A
R

E
A

S
W

IT
H

A
D

JU
S

T
E

D
FY

1
9
9
1

L
O

W
E

R
IN

C
O

M
E

L
IM

IT
S

M
E

T
R

O
P

O
L

IT
A

N
A

R
E

A
F

Y
91

M
E

D
IA

N
80

%
O

F
4
-P

E
R

S
O

N
T

Y
P

E
O

F
L

O
W

E
R

IN
C

.

IN
C

O
M

E
M

E
D

IA
N

L
I

L
IM

IT
L

IM
1

T
A

D
JU

S
T

M
E

N
T

H
u
n
ts

v
il

le
,

A
L

4
1
1
0
0

3
2
9
0
0

3
1
3
0
0

LO
W

H
O

U
S

iN
G

C
O

S
T

A
n

c
h
o
ra

g
e
,

A
K

4
9

9
0

0
3
9
9
0
0

3
8
0
0
0

C
A

P
P

E
D

B
Y

U
S

M
E

D
IA

N

T
u

c
s
o

n
.

A
Z

3
0
9
0
0

2
4
7
0
0

2
6
3
0
0

H
IG

H
H

D
U

S
IN

G
C

O
S

T

A
n

a
h
e
im

-S
a
n
ta

A
n
a
,

C
A

5
2
2
0
0

4
1
7
5
0

3
8
0
0
0

C
A

P
P

E
D

B
Y

U
S

M
E

D
IA

N

B
a
k
e
r
s
f
ie

ld
,

C
A

3
3
3
0
0

2
6
6
5
0

2
6
9
0
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

C
h
ic

o
,

C
A

2
8
9
0
0

2
3
1
0
0

2
5
1
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

L
o
s

A
n
g
e
le

s
-L

o
n
g

B
e
a
c
h

,
C

A
4
2
0
0
0

3
3
6
0
0

3
4
8
0
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

M
e
rc

e
d
,

C
A

2
9
9
0
0

2
3
9
0
0

2
5
1
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

O
x

n
a
rd

-V
e
n

tu
ra

,
C

A
4
8
4
0
0

3
8
7
0
0

3
8
0
0
0

C
A

P
P

E
D

B
Y

U
S

M
E

D
IA

N

R
e
d
d
in

g
,

C
A

2
9
3
0
0

2
3
4
5
0

2
5
1
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

S
a
n

F
ra

n
c
is

c
o
,

C
A

4
9
9
0
0

3
9
9
0
0

3
8
0
0
0

C
A

P
P

E
D

B
Y

U
S

M
E

D
IA

N

S
a
n

J
o
s
e
,

C
A

5
7
7
0
0

4
6
1
5
0

3
8
0
0
0

C
A

P
P

E
D

B
Y

U
S

M
E

D
IA

N

S
a
n

ta
B

a
rb

a
ra

-S
a
n
ta

M
a
ti

a
-L

o
m

p
o
c
,

C
A

4
8
5
0
0

3
8
8
0
0

3
8
0
0
0

C
A

P
P

E
D

B
Y

U
S

M
E

D
IA

N

S
a
n

ta
C

ru
z
,

C
A

4
3
4
0
0

3
4
7
0
0

3
8
0
0
0

C
A

P
P

E
D

B
Y

U
S

M
E

D
IA

N

V
is

a
li

a
-
T

u
la

r
e
-
P

o
r
te

r
v
il

le
,

C
A

2
9
1
0
0

2
3
3
0
0

2
5
1
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

Y
u

b
a

C
it

y
,

C
A

2
7
8
0
0

2
2
2
5
0

2
5
1
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

P
u

e
b

lo
,

C
O

2
5
3
0
0

2
0
2
5
0

2
2
1
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

B
ri

d
g
e
p
o
rt

-M
il

fo
rd

,
C

T
5
2
2
0
0

4
1
7
5
0

3
8
0
0
0

C
A

P
P

E
D

B
Y

U
S

M
E

D
IA

N

D
a
n

b
u

ry
,

C
T

6
1

7
0

0
4
9
3
5
0

3
8
0
0
0

C
A

P
P

E
D

B
Y

U
S

M
E

D
IA

N

H
a
rt

fo
rd

,
C

T
4
9
3
0
0

3
9
4
5
0

3
8
0
0
0

C
A

P
P

E
D

B
Y

U
S

M
E

D
IA

N

N
o

rw
a
lk

,
C

T
7
1
4
0
0

5
7
1
0
0

3
8
0
0
0

C
A

P
P

E
D

B
Y

U
S

M
E

D
IA

N

S
ta

m
fo

rd
,

C
T

7
3
3
0
0

5
8
6
5
0

3
8
0
0
0

C
A

P
P

E
D

B
Y

U
S

M
E

D
IA

N

W
a
s
h
in

g
to

n
,

D
C

-M
D

-V
A

5
7
3
0
0

4
5

8
5

0
3
8
0
0
0

C
A

P
P

E
D

B
Y

U
S

M
E

D
IA

N

F
o

rt
W

a
lt

o
n

B
e
a
c
h

,
F

L
3
4
2
0
0

2
7
3
5
0

2
6
9
5
0

LO
W

H
O

U
S

IN
G

C
O

S
T

O
c
a
la

,
F

L
2
6
4
0
0

2
1
1
0
0

2
2
8
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

L
a
k
e

C
o

u
n

ty
,

IL
5
8
0
0
0

4
6

4
0

0
3
8
0
0
0

C
A

P
P

E
D

B
Y

U
S

M
E

D
IA

N

E
lk

h
a
rt

-G
o

s
h

e
n

,
IN

4
0
3
0
0

3
2
2
5
0

3
1
2
0
0

LO
W

H
O

U
S

IN
G

C
O

S
T

k
o

k
o
m

o
,

IN
4
1
6
0
0

3
3
3
0
0

3
2
5
0
0

LO
W

H
O

U
S

IN
G

C
O

S
T

C
u
m

b
e
rl

a
n
d
,

M
D

-W
V

2
8
0
0
0

2
2
4
0
0

2
8
9
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

H
a
g
e
rs

to
w

n
,

M
D

3
4
5
0
0

2
7
6
0
0

2
8
9
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

B
o
s
to

n
,

M
A

5
0
2
0
0

4
0

1
5

0
3
8
0
0
0

C
A

P
P

E
D

B
Y

U
S

M
E

D
IA

N

F
a
ll

R
iv

e
r,

M
A

-R
I

3
5
5
0
0

2
8
4
0
0

3
0
5
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

L
o
w

e
ll

,
M

A
-N

H
4
9
8
0
0

3
9
8
5
0

3
8
0
0
0

C
A

P
P

E
D

B
Y

U
S

M
E

D
IA

N

N
ew

B
e
d
fo

rd
.

M
A

3
5
3
0
0

2
8
2
5
0

3
0
5
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

P
a
w

tu
c
k

e
t-

W
o

o
n

s
o

c
k

e
t-

A
tt

le
b

o
ro

,
R

I-
M

A
4
0
3
0
0

3
2
2
5
0

3
3

3
5

0
S

T
A

T
E

M
E

D
IA

N
B

A
S

E
D

S
a
le

m
-G

lo
u

c
e
s
te

r,
M

A
5
1
1
0
0

4
0

9
0

0
3
8
0
0
0

C
A

P
P

E
D

B
Y

U
S

M
E

D
IA

N

F
li

n
t,

M
I

4
1
8
0
0

3
3
4
5
0

3
3
4
5
0

LO
W

H
O

U
S

IN
G

C
O

S
T

M
in

n
e
a
p
o
li

s
-S

t.
P

a
u

l,
M

N
-W

I
4
8
0
0
0

3
8
4
0
0

3
8
0
0
0

C
A

P
P

E
D

B
Y

U
S

M
E

D
IA

N

R
o

c
h

e
s
te

r,
M

N
4
6
2
0
0

3
6
9
5
0

3
6
5
0
0

LO
W

H
O

U
S

IN
G

C
O

S
T

C
o

lu
m

b
ia

,
M

O
3
7
6
0
0

3
0
1
0
0

2
9
9
0
0

LO
W

H
O

U
S

IN
G

C
O

S
T

L
a
s

V
e
g

a
s,

N
V

3
4
2
0
0

2
7
3
5
0

2
9
7
0
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

R
e
n

o
,

N
V

3
9
5
0
0

3
1
6
0
0

3
6
6
5
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

N
a
sh

u
a
,

N
H

5
2
9
0
0

4
2

3
0

0
3
8
0
0
0

C
A

P
P

E
D

B
Y

U
S

M
E

D
IA

N

A
tl

a
n
ti

c
C

it
y
,

N
J

3
4
1
0
0

2
7
3
0
0

2
8
0
0
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

B
e
rg

e
n
-P

a
s
s
a
ic

,
N

J
5
2
7
0
0

4
2

1
5

0
3
8
0
0
0

C
A

P
P

E
D

B
Y

U
S

M
E

D
IA

N

M
id

d
le

s
e
x
-S

o
m

e
rs

e
t-

H
u
n
te

rd
o
n
,

N
J

5
3
4
0
0

4
2
7
0
0

3
8
0
0
0

C
A

P
P

E
D

B
Y

U
S

M
E

D
IA

N

N
e
w

a
rk

,
N

J
4
8
1
0
0

3
8
5
0
0

3
8

0
0

0
C

A
P

P
E

D
B

Y
U

S
M

E
D

IA
N

T
re

n
to

n
,

N
J

4
8
4
0
0

3
8
7
0
0

3
8
0
0
0

C
A

P
P

E
D

B
Y

U
S

M
E

D
IA

N

V
in

e
la

n
d
-
M

il
lv

il
le

-
B

r
ld

g
e
to

n
,

N
J

3
1
3
0
0

2
5
0
5
0

2
6
7
0
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

J
a
m

e
s
to

w
n
-D

u
n
k
ir

k
,

N
Y

3
0
3
0
0

2
4
2
5
0

2
4
9
5
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D





N
a
s
s
a
u
-S

u
ff

o
lk

,
N

Y
5

4
5

0
0

4
3
6
0
0

3
8
0
0
0

C
A

P
P

E
D

B
Y

U
S

M
E

D
IA

N

W
e
s
tc

h
e
s
te

r,
N

Y
4

0
5

0
0

3
2
4
0
0

3
4
7
0
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

F
a
y

e
tt

e
v

il
le

,
N

C
2
8
9
0
0

2
3
1
0
0

2
3
8
5
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

H
ic

k
o
ry

-M
o
rg

a
n
to

n
,

N
C

3
6
2
0
0

2
8
9
5
0

2
7
4
5
0

LO
W

H
O

U
S

IN
G

C
O

S
T

J
a
c
k
s
o
n
v
il

1
e
,

N
C

2
3
9
0
0

1
9
1
0
0

2
3
8
5
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

S
te

u
b
e
n
v
il

le
-W

e
ir

to
n

,
O

H
-W

V
3
3
3
0
0

2
6
6
5
0

2
7
3
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

E
u
g
e
n
e
-S

p
ri

n
g
fi

e
ld

.
O

P
3

2
2

0
0

2
5
7
5
0

2
5
9
0
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

M
e
d

fo
rd

,
O

R
3
1
5
0
0

2
5
2
0
0

2
5
7
5
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

B
e
a
v

e
r

C
o

u
n

ty
,

PA
3
0
8
0
0

2
4
6
5
0

2
4
8
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

J
o
h
n

s
to

w
n

,
PA

2
8
4
0
0

2
2
7
0
0

2
4
8
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

P
ro

v
id

e
n
c
e
,

P
1

4
0
6
0
0

3
2

5
0

0
3
3
3
5
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

A
n
d

e
rs

o
n

,
SC

3
3
7
0
0

2
6
9
5
0

2
6
8
0
0

LO
W

H
O

U
S

IN
G

C
O

S
T

F
lo

re
n
c
e
,

S
C

2
9
8
0
0

2
3
8
5
0

2
4
1
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

B
ro

w
n
s
v
il

le
-H

a
rl

in
g
e
n
,

T
X

2
1
3
0
0

1
7
0
5
0

2
1
7
5
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

E
l

P
a
s
o
,

T
X

2
6
4
0
0

2
1
1
0
0

2
1
7
5
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

H
o
u
s
to

n
,

T
X

4
2
4
0
0

3
3
9
0
0

3
2
9
5
0

LO
W

H
O

U
S

IN
G

C
O

S
T

K
il

le
e
n
-T

e
m

p
le

,
T

X
2
6
6
0
0

2
1
3
0
0

2
1
7
5
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

L
a
re

d
o
,

T
X

2
0
6
0
0

1
6
5
0
0

2
1
7
5
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

M
c

A
ll

e
n

-E
d

ln
b

u
rg

-M
is

s
io

n
,

T
X

2
0
3
0
0

1
6
2
5
0

2
1
7
5
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

P
ro

v
o
-O

re
m

,
U

T
2
5
7
0
0

2
0
5
5
0

2
4
8
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

D
a
n
v
il

le
,

V
A

3
1
8
0
0

2
5
4
5
0

2
5
7
5
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

R
ic

h
m

o
n
d
-P

e
te

rs
b
u
rg

,
V

A
4
4
8
0
0

3
5
8
5
0

3
4
5
5
0

LO
W

H
O

U
S

IN
G

C
O

S
T

R
o
a
n
o
k
e
,

V
A

3
8
7
0
0

3
0
9
5
0

3
0
9
0
0

LO
W

H
O

U
S

IN
G

C
O

S
T

R
ic

h
ia

n
d
-K

e
n
n
e
w

ic
k
-P

a
s
c
o
,

W
A

4
3

3
0

0
3
4
6
5
0

3
3
5
0
0

LO
W

H
O

U
S

IN
G

C
O

S
T

Y
a
k
im

a
,

W
A

2
9
8
0
0

2
3
8
5
0

2
3
9
0
0

S
T

A
T

E
M

E
D

IA
N

B
A

S
E

D

A
p

p
le

to
n

-O
s
h

k
o

s
h

-N
e
e
n

a
h

,
W

I
4
0
5
0
0

3
2
4
0
0

3
1
3
5
0

LO
W

H
O

U
S

IN
G

C
O

S
T

A
g
u
a
d
il

la
,

P
R

9
1
0
0

7
3
0
0

2
0
7
0
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

A
re

c
ib

o
,

P
R

8
7
0
0

6
9
5
0

2
1
9
0
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

C
a
g

u
a
s
,

P
R

1
0
9
0
0

8
7
0
0

2
1
5
0
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

M
a
y
a
g
u
e
z
,

P
R

1
3
4
0
0

1
0

7
0

0
2
1
5
0
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

P
o

n
c
e
,

P
P

9
8
0
0

7
8
5
0

2
1
5
0
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T

S
a
n

J
u
a
n
,

P
R

1
4

2
0

0
1
1
3
5
0

2
1
5
0
0

H
IG

H
H

O
U

S
IN

G
C

O
S

T





A
tt

ac
hm

en
t

7

-
-

FY
1

9
9

0
-9

1
D

IS
T

R
IB

U
T

IO
N

O
F

C
H

A
N

G
E

S
IN

A
R

E
A

M
E

D
IA

N
IN

C
O

M
E

-
-

(1
0
0

P
E

R
C

E
N

T
=

tY
1

9
9

0
IN

C
O

M
E

L
E

V
E

L
)

S
T

A
T

E
1
0
0

10
1

1
0
2

1
0
3

10
4

1
0
5

1
0
6

1
0
7

1
0
8

1
0
9

1
1
0

M
E

D
IA

N

M
E

0
0

0
0

0
0

I
8

6
0

7
8

N
H

0
0

0
0

0
0

4
4

9
2

0
8

V
T

0
0

0
0

0
7

0
1

9
0

0
8

M
A

0
0

0
0

0
0

0
2

16
9

8
8

R
I

0
0

0
0

0
0

0
3

7
0

1
8

C
T

0
0

0
0

0
0

II
0

7
8

1
8

N
Y

5
0

1
I

5
0

4
4

10
6

2
6

9
N

.)
0

0
1

0
1

2
0

0
5

4
8

9
PA

0
0

I
0

0
4

4
2
6

12
14

6
7

O
H

4
0

6
2

10
11

5
2
0

14
II

5
7

IN
8

0
6

1
9

2
1

18
19

14
14

8
IL

19
0

0
0

1
16

2
5

14
3

4
2

8
M

I
I

0
I

II
8

3
2

0
5

19
6

9
6

W
I

0
0

1
0

4
8

1
13

9
16

2
0

8
M

M
0

0
1

12
2

2
3

19
15

7
6

2
6

IA
0

0
0

0
6

9
13

4
1

2
2

2
6

7
M

O
0

1
0

16
15

2
7

2
0

3
1
0

0
2
3

5
N

D
0

0
0

I
18

3
16

5
5

0
5

6
SD

0
0

0
0

21
8

0
0

3
1

6
0

8
N

E
1

0
0

0
9

2
9

19
17

3
7

8
6

K
S

0
0

4
17

3
0

9
4
0

2
1

0
11

7
D

E
0

0
0

0
2

1
0

0
0

0
0

4
M

D
0

1
0

2
I

0
6

7
0

1
6

7
D

C
0

0
0

0
0

0
1

0
0

0
0

6
V

A
3

0
13

12
3

0
2

3
11

2
12

9
2

1
S

W
V

1
3

6
19

8
5

4
0

4
7

0
4

N
C

1
1
0

6
3

17
12

18
9

8
3

13
6

SC
I

0
3

4
15

3
3

8
5

0
4

4
G

A
0

5
-

12
0

9
5

2
5
2

3
5

15
6

6
F

L
1

0
0

5
5

6
7

2
12

7
2
2

8
K

Y
3

6
5

2
3

5
2

4
9

I
2

6
3

6
2

T
N

1
0

11
12

5
9

16
16

5
1

4
8

5
A

L
2

1
7

9
17

14
11

1
4

0
1

4
M

S
1

6
0

9
3
0

2
4

3
7

0
0

2
4

A
R

7
1

2
5

8
10

2
11

1
2

6
2

3
LA

4
1

I
7

13
7

5
16

0
7

3
5

O
K

5
2

5
4

8
15

0
2

0
11

1
6

3
TX

5
3

2
4

3
0

16
21

5
1

2
9

2
5

4
1

0
4

M
T

2
2

0
7

6
0

2
2

0
0

0
0

0
2

ID
2
8

6
1

9
0

0
0

0
0

0
0

0
W

Y
17

6
0

0
0

0
0

0
0

0
0

0
C

O
IS

2
9

1
9

3
5

1
0

0
0

0
N

M
15

2
2

4
0

0
0

I
1

3
5

1
A

Z
9

I
1

0
1

0
0

0
0

0
3

0
U

T
2
2

3
0

0
0

0
4

0
0

0
0

0
N

V
0

1
1

15
0

0
0

0
0

0
o

3
W

A
1

0
8

7
1

12
3

4
3

0
0

5
O

R
0

0
4

0
0

17
8

4
3

0
0

5
C

A
0

0
I

3
2

8
14

11
6

6
7

7
A

K
2
2

0
0

I
0

0
0

0
0

0
0

0
H

I
0

0
0

1
2

0
I

0
0

0
0

4





ATTACHMENT 8

AREAS WHERE MEDIAN FAMILY INCOME ESTIMATES

HAVE BEEN ADJUSTED WITH AMERICAN HOUSING SURVEY DATA

FY 1990 1980 CENSUS-BASED AUS_BASED**

MEDIAN FY 1991 MEDIAN FY 1991 MEDIAN

AREA FAMILY INCOME FAMILY INCOME* FAMILY INCOME

Birmingham,AL $31,400 $32,700 $31,900

Chicago, IL $43,400 $47,700 $46,900

Cleveland,OH $38,000 $41,400 $38,100

Columbus, OH $36,100 $39,100 $38,700

Houston, TX $41,000 $43,600 $42,400

Jersey City, NJ $32,100 $34,600 $35,300

Milwaukee, WI $40,100 $43,000 $41,800

Niagra Falls, NY $33,600 $35,100 $34,300

Oklahoma City,OK $34,000 $36,300 $34,500

St. Louis, MO $37,300 $41,000 $39,200

San Jose, CA $54,000 $58,200 $57,700

*FY 1991 income estimates were based on 1980 Census data

updated with County Business Patterns and Census P-60 data

unless they differed by more than 6 percent from American

Housing Survey—based estimates. In the 11 cases where the

estimates varied by more than 6 percent, the FY 1991 medians

were revised so that they differed by no more than 6

percent. Use of the 6 percent range resulted from an

analysis of 1980 Census and 1980 American Housing Survey

median family income estimates, which indicated that the

median differential was less than 1.5 percent in 1980 and

that the maximum differential was less than 6 percent.

** AES—based medians are used for areas where normal BUD

estimates are more than 6 percent different than the ABS

based median. In such instances, the normal, updated 1980

Census—based estimate is increased or decreased as needed to

produce a median that is within 6 percent of the estimate

derived using AES data.
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