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January 18, 1989

"L SISTANT SECRETARY
FOR POLICY DEVELOPMENT AND RESEARCH

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

FROM: Kenneth J. Beirne, Assistant Secretary for
Policy Development and Research, T

SUBJECT: Estimated Median Family Incomes for Fiscal Year 1989

This memorandum transmits updated median family income (MFI)
estimates and income distributions for Fiscal Year 1989 (FY 89) covering
all Metropolitan Statistical Areas (MSAs), Primary Metropolitan
Statistical Areas (PMSAs), 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 89 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 1986 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. i

- An estimated average annual projected increase of 4.7 percent in
MFI is used for 1987 based on preliminary March 1988 P-60 data.
Based on trending of P-60 data, an average increase of 5.0 percent
is used for 1988 and an increase of 3.75 percent used for the






period between mid-1988 and the middle of FY 1989. Use of
predictive factors for the 1987 through March 1989 period is
necessary because of the lag in County Business Patterns and P-60
Series data, which are not available in detailed form beyond 1986.

The estimated median family income for the United States for FY 1989
is $34,000. 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 1imits for subsidized housing, is
subject to individual program guidelines covering definition of income and
family, family size, effective dates and other factors. If there are any
questions concerning the income estimates, please request your Office's
economist to contact their Headquarters counterparts. Public inquiries may
be referred to HUD USER, whose toll-free number is 1-800-245-2691 (use 251-
5154 in the Washington metropolitan area).

Attachment






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

The methodology used for estimating the FY 1989 median family incomes
(MFIs) for all Metropolitan Statistical Areas (MSAs), Primary Metropolitan
Statistical Areas (PMSAs), and nonmetropolitan counties is based on
development of income adjustment factors for each metropolitan area and
nonmetropolitan 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 1985, Census Division MFIs from the
Current Population Reports P-60 Series which are available for 1979 through
1986, a preliminary P-60 estimate for 1987, and HUD estimates for 1988 and
the first part of 1989. The 1988 and 1989 estimates are based on a
regression-derived trend 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 each Census
Division for the 1979-1985 period.

Census Division CBP Wages (1985)
Census Division CBP Employees (1985)

= 6-year increase factor for
Census Division CBP Wages

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

(2) The increase factors for the P-60 Series median family incomes are
calculated for Census Divisions for the 1979-1986 period.

Census Division P-60 MFI (1986) = 7-year increase factor for Census
Census Division P-60 MFI (1979) Division P-60 MFI

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

7-year increase factor for

Census Division P-60 MFI = 7-year to 6-year ratio of Census
b-year increase tactor for Division P-60 MFI to Census
Census Division CBP Wages Division CBP wages







(4) The increase factors for the individual metropolitan areas and
nonmetropolitan counties are calculated by applying the index factors
developed for the Census Division to the County Business Patterns

data.
MSA CBP Wages (1985)
MSA CBP Employees (1985) 7- to 6-year ratio 7-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
mployees

(5) An average annual increase of 4.7 percent is used for 1987, based on
P-60 data. A projected increase of 5.0 percent in MFI is used for
calendar year 1988, 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 1989 estimate. Use of projected increases for the 1987 through
March 1989 period is necessary because of the lag in County Business
Patterns and P-60 Series data.

(7-year income adj.) 9-year 9-month income
(factor for MSA ) x 1.047 x 1.05 x 1.0375 = adjustment factor for
(or County Group ) MSA or Non-MSA county

(6) Calculation of the median family incomes for FY 1989 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 1989 is less than the
estimate published for FY 1988, the median published for FY 1989 is
the same as that published in 1988. Increases are capped at
10 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 1985.






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

OFFICE OF THE ASSISTANT SECRETARY FOR HOUSING-
FEDERAL HOUSING COMMISSIONER

February 6, 1989

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

SUBJECT: 1989 Income Limits for Lower Income and Very Low-Income
Families under the Housing Act of 1937

This memorandum transmits revised income 1imits for determination of
family eligibility for programs subject to definitions of "lower income" or
“very lTow-income" developed in accordance with Section 3(b)(2) of the
United States Housing Act of 1937, as amended. These income limits, which
are listed by dollar amount and family size, are available for each
Metropolitan Statistical Area (MSA), Primary Metropolitan Statistical Area
(PMSA), and nonmetropolitan county in the attached lists. The two largest
programs subject to these income Timits are the Section 8 and Public
Housing programs. The revised 1imits are effective as of the date of this
memorandum.

These income 1imits are based on the HUD estimates of median family
income for Fiscal Year 1989. As required by statute, the definition of
“Tower income family" is based on 80 percent of the median income for the
area, with adjustments for smaller and larger families, and the "very low-
income family" income limits are based on 50 percent of the median, with
adjustments for family size. A 1987 Housing and Community Development Act
amendment to the U.S. Housing Act of 1937 established a minimum income
Timit standard based on the State nonmetropolitan median family income
Tevel. This provision increases income 1imits for over 60 percent of all
nonmetropolitan counties, and has also been applied to the small number of
metropolitan areas which had lower income 1imits than those based on the
nonmetropolitan median family income for the State in which most or all of
each area was located. As authorized by legislation and has been done in
previous years, income 1imits have also been adjusted for a small number of
areas with unusually high or low housing costs in relationship to income.
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The minimum income 1imit 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 more for housing, and because households tend not to participate
in assisted housing programs unless they are eligible for a significant
subsidy. Eighty-five percent of the Fair Market Rent standard represents
the Towest 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. For purposes of
HUD programs, income limits approved for Indian Trust Lands remain in
effect unless superseded by higher FY 1989 income limits.

As in the past, a maximum income limit for lower income four-person
families has been established. Instead of being set at the national median
family income level as was done prior to the 1987 HCD Act's passage, it is
set at the higher of the national median family income level of $34,000 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.)

There continues to be a small number of areas with unusually Tow
rental housing costs in relationship to area median family incomes. To
adjust for these situations, the maximum income 1imit for a very low-income
four-person family has been set at the level at which 30 percent of income
would pay for a unit renting at the maximum exception rent permitted by the
Section 8 Existing Housing program. This guideline, however, is superseded
in instances where income limits would otherwise be lower than those based
on State nonmetropolitan median family incomes.






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

Income Number of Persons in Family and Percentage Adjustments
Limits 1 2 3 4 5 6 7 8
Lower income 70 80 90 Base 106.25 112.5 118.75 125

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

Higher income 1imits apply to families with more than eight persons,
although they are not included in the printed State lists because of space
Timitations. The lower income 1imits for families larger than eight
persons are determined by adding 6.25 percent of the four-person income
Timit base to the eight-person 1imit for each person in excess of eight.
For very low-income 1imits, 8 percent of the four-person base is added to
the eight-person 1imit 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 1imits developed by the use of these factors are to be rounded to the
nearest $50.

HUD Field Offices are responsible for maintaining complete and up-to-
date records of all current income limit ceilings established for areas
within their jurisdiction. Notice of all income 1imit revisions should be
promptly distributed to program participants, and Field Offices should be
prepared to make income limits available to the public upon request.

Requests from the public for sets of national or regional income
Timits may be referred to HUD User, whose toll-free number is 1-800-
245-2691 (if in the Washington metropolitan area, dial 252-5154).
Questions related to how these income limits apply to tax code provisions
should be referred to Mark Scott at the Department of the Treasury (202-
566-3064). Questions concerning the methodology used to develop these
income limits are addressed in the briefing material supplied to all HUD
Field Office economists and also available through HUD User.

>l — arfoE . O ey |
James E. Schoenberger mes E. Baugh
General Deputy Assistant Secretary General Deputy Assistant Secretary
for Housing-Federal Housing for Public and Indian Housing
Commissioner

Attachment
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Incame Limits Briefing Material

Attachments:

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

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

4. MAccuracy Test

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

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

7. Distribution of FY 1988-89 Changes in Median Incame






Attachment 1

Overview of

HUD Section 8 & Public Housing Incame Limits

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

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

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

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

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

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

- Incame limits must be adjusted for family size.

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

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






while Section 3 of the U.S. Housing Act defines how incame limits are
to be established, Section 16 of the Act specifies how incame limit
standards are to be applied for use with the Public Housing and Section 8
programs. Section 16 provides the following provisions applicable to
these two programs:

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

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

Incame Limit Calculations:

The process of developing incame limits involves a mmber of
calculations, starting with the development of estimates of median family
incame. The major parts of this process are as follows:

- HUD calculates area median family incame estimates (one-person
households and households consisting of unrelated individuals are
excluded fram these calculations) for 340 metropolitan areas and
for 2416 nommetropolitan counties within the United States, and
for 9 areas in U.S. territories with assisted housing programs.

- Medianfamilyimane&stimatesarebasedmdecennialCensusdata
updatedwith&xreauoftheCensusP-GOi:mtedataarﬂDeparment
of Cammerce County Business Patterns employment and earnings data.

- 'I'woprocedur%areusedtominimizeyear—to—yearﬂuctuaticnsin
median incame estimates and incame limits. One is to maintain
incame limits at the previous year's levels for areas where they
would decrease if based solely on the most current data. The
other is to cap increases at ten percent.

- Comparisons of HUD estimates of median area incames with 1980
Census data provide an indication on estimation accuraCy over the
1970-80 period, during which incames changed by over 100 percent:

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

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






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

Family Size Adjustments:

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

Number Persons in Family

i 2 3 4 5 & 1 8

Very low-incame limit: 708 80% 90% 100% 108% 116%  124%  132%
(50% of median or

adj. median=100%)

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

adj. median=100%)

Adjustments for Areas With Unusual Incames or Housing Costs:

HUD has always adjusted incame limits for areas of urnusually high or
low incame. The revised FY 1988 and the FY 1989 income limits contain
caps and floors based on U.S. median family incame and the State non-
metropolitan median family incame levels. In addition, HUD continues to
revise incame limits for areas with unusually high or low housing-cost-
to-incame relationships. Most areas previously affected by the housing
cost adjustments, however, now have incame limits set based on State
nonmetropolitan incame levels.

The procedures used to develop FY 1989 incame limits, and the outcame
of these procedures, are as follows:






# MShAs

Af fected

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

- A minimum is set based on 21
the State nommetropolitan
median family income

- The incame limit is increased 29
if it would otherwise be less
than the incame level at which
35 percent of a 4-person family's
incame would pay for a unit
renting at 85 percent of the
2-bedroam Sec. 8 Existing FMR

- The incame limit is decreased to 3
the level at which 30 percent of
a 4-person family's incame would
pay for a unit renting at 120
percent of the 2-bedroam FMR

For lower Incame Limits based on
on B80% of area median incame:

- A minimumm is set based on 24
the State nonmetropolitan
median family income

# Non-Metro

Counties Affected

1,475

82

62

1,529

- The minimum is set at the Very 6 (all are in 7
low Incame Limit level if it U.S. terri-

would otherwise be lower tories)

- The maximum for a 4-person 21
family is set at the higher of
the U.S. median family income
level of of $34,000 or the State
non-metro median incame level.

In implementing the 1987 HCD Act amendment that directed the
t to establish minimum income limits for normetropolitan areas

based on the State nommetropolitan median family incame level, the
- tusedltsdlscretlcmtoapplytlusstamrdtomtmpohtan
areas. It did so because the new provision effectively redefined what
the Congress had determined was an acceptable minimmm Very Low-Incame
level, and to not apply this definition to the few metropolitan areas
affected would have been inconsistent with the logic of the new

provision.



|




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

Incame Limit Applications:

HUD incame limits apply to the following programs:

_Program Incame Limit Standard

All Section 8 programs,
including Section 202
Elderly and Handicapped
units receiving Sec.8
assistarnce.

Public Housing

Section 235 Hameownership
program

Section 236 rental
Section 221(d)(3)(BMIR)
below market interest rate

rental assistance program

Community Planning and
Development programs

Farmers Home
Administration:

Rental and ownership
assistance programs with
incame limits based on
Section 8 incame limits

applies.

Very Low or Lower Incame standards *

Very Low or Lower Incame standards *

95 percent of area median family
incame or higher cost-based mumber,
adjusted for family size

Lower Incame standard

95 percent of area median family
incame, adjusted for family size

Very Low or Lower Incame standards,
depending on program.

Most assistance based on Lower or
Very Low incame standards, incame
limits the same as HUD's except for
the Virgin Islands, which have a
statutory exception.

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






Dept. of Treasury:

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

Tax-exempt Mortgage
Revenue Bonds for
ownership financing

Current standard is the Very Low Incame
definition (based on 50% of median
family incame) or on 120% of standard
(i.e., 60% of median family incame)

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






Attachment 2

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

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

(2) The term "lower income families means those families whose
incomes do not exceed 80 per centum of the median income for the area, as
determined by the Secretary with adjustments for smaller and larger
families, except that the Secretary may establish income ce{ling 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 varifations are necessary
because of unusually high or low family incomes. Such ceilings shall be
established in consultation with the Secretary of Agriculture for any
rural area, as defined in section 520 of the Housing Act of 1949, taking
into account the subsidy characteristics and types of programs to which
such ceilings apply.

HCD Act of 1987 Amendment Affecting Section 3:

Section 567. Median Area Income

For purposes of calculating the median income for any area that is not
within a metropolitan statistical area (as established by the Office of
Management and Budget) for programs under title I of the Housing and
Community Development Act of 1974, the United States Housing Act of 1937,
the National Housing Act, or title Y of the Housing Act of 1949, the
Secretary of Housing and Urban Development or the Secretary of Agricul-
ture (as appropriate) shall use whichever of the following is higher:

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

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






Section 16:

(a) Not more than 25 per centum of the dwelling units which were
available for occupancy under public housing annual contributions
contracts under this Act before the effective date of the Housing and
Community Development Amendments of 1981, and which wi1l be leased on or
after such effective date shall be available for leasing by lower income
families other than very low-income families.

(b) Not more than 5 per centum of the dwelling units which became
available for occupancy under public housing annual contributions
contracts and section 8 housing assistance payments contracts under this
Act on or after the effective date of the Housing and Community
Development Amendments of 1981 shall be available for leasing by lower
income families other than very low income families.

(c) In developing admission procedures implementing subsection (b),
the Secretary may not totally prohibit admission of lower imcome families
other than very low-income families, and shall establish, as appropriate,
differing percentage limitations on admission of lower income families in
separate assisted housing programs that, when aggregated, will achieve
the overall percentage 1imitation contained in subsection {b). The
Secretary shall issue regulations to carry out this subsection not later
than 60 days after the date of the enactment of the Housing and community
Development Act of 1987.

(d)(1) The limitations established in subsection (b) shall not apply
to dwelling units made available under section 8 housing assistance
contracts for the purpose of preventing displacement, or ameliorating the
effects of displacement, {ncluding displacement caused by rents exceeding
30 percent of monthly adjusted family {ncome, of lower income families
from projects being rehabilitated with assistance from rehabilitation
grants under section 17 and the Secretary shall not otherwise unduly

restrict the use of payments under section 8 housing assistance contracts
for this purpose.

(2) The limitations established in subsections (a) and {b) shall not
apply to dwelling units assisted by Indian public housing agencies.






Attachment 3

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

The methodology used for estimating the FY 1989 median family incomes
(MFIs) for all Metropolitan Statistical Areas (MSAs), Primary Metropolitan
Statistical Areas (PMSAs), and nonmetropolitan counties is based on
development of income adjustment factors for each metropolitan area and
nonmetropolitan Census County Group which are used to update 1979 MFls
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 1985, Census Division MFIs from the
Current Population Reports P-60 Series which are available for 1979 through
1986, a preliminary P-60 estimate for 1987, and HUD estimates for 1988 and
the first part of 1989. The 1988 and 1989 estimates are based on a
regression-derived trend of P-60 family median income data. The step by
step procedure 1s as follows:

(1) The increase factors for wage increases are calculated for each Census
Division for the 1979-1985 period.

Census Divisfon CBP Wages (1985)
ensus Division mpTloyees )

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 1979-1986 period.

= 6-year increase factor for
Census Division CBP Wages

Census Division P-60 MF1 (1986) = 7-year increase factor for Census
Census Division P-60 MFT (1979) Division P-60 MFI

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

factors.

7-year increase factor for

Census Division P-60 MFI = J-year to 6-year ratio of Census
6-year increase factor for Division P-60 MFI1 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
:eveIoped for the Census Division to the County Business Patterns

ata.

MSA CBP Wages (1985)
WSA CBP EmpToyees (1985) 7- to 6-year ratio 7-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
WSK CBP EmpToyees (1979)

(5) An average annual increase of 4.7 percent is used for 1987, based on
P-60 data. A projected increase of 5.0 percent in MFI {s used for
calendar year 1988, 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 1989 estimate. Use of projected increases for the 1987 through
March 1989 period is necessary because of the lag in County Business
Patterns and P-60 Series data.

(7-year income adj.) 9-year 9-month income
(factor for MSA ) x 1.047 x 1.05 x 1.0375 = adjustment factor for
(or County Group ) MSA or Non-MSA county

(6) Calculation of the median family incomes for FY 1989 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 1989 is less than the
estimate published for FY 1988, the median published for FY 1989 is
the same as that published in 1988. Increases &re capped at ten
percent, unless there is multi-year evidence of a significant
differential.

NOTE: 1In step (4) use MSA or Census County Group data as appropriate for
1979 and 1985. :






Attechment 4

Evaluation of Method Used to Estimate 1983 Median Family Incomes

Procedure:

1)

The 1969 median tncomes from the 1570 Census were updated 2o 1879 and
matched with 1980 Census median fncomes. ~

2) Data from 1969 and 1979 County Business Patterns and income estimates
from March 1970 and 1980 current population surveys were used to update
wedian incomes from 1870 Census {n the same manner that current estimates
sre 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 date are mot yet available.

Findings:

1)  The national standard error s $1,826 on 8 base of $20,000 during @ period
when family income changed by more than 100 percent. When incomes are
weighted by number of families 4n an SMSA or mon-metro county, the standard
error §s reduced to $1,279.

Standard Error Estimates
u.S. and Weighted by
Census Divisfons No. Families Unweighted
u.s. $1,279 $).826
-
Wew England 1,335 1,617
Middle Atlantic . 1,587 1,406
East Worth Central $31 1,33
West North Central 1,085 1,569
South Atlantic 1,188 1,681
East South Central 1,344 1,665
West South Central 1,482 1,998
#Mountain . 1,664 2,722
pacific T 1,083 ; 2,646
2) 94 percent of all SMSA estimates were within 10 percent of the 1980 Census

medians and all but one (Melbourne, Florida) of the SMSAs were within 20
percent. For non-SMSA counties, the range of errors were 67 percent of the
counties within 10 percent and S2 percent of the counties within 20 percent.
Areas which had the largest errors have one of two Characteristics:

a) A very small gount of femilies. Approximately 55 percent of all

. counties have a count of families below 5,000; and 177 counties have
Tess than 1,000 families. The smallest are Loving, Texas and Yellow-
gtone Natfonal 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 ncome as reported dn the 1970 Census. 260
counties had fncomes in 1969 below $5,000. In 311 of these counties,
our estimates understated incomes by more than 20 percent.






Attachment 5

FY 1989 SECTION 8 INCOWE LIMITS:
AREAS WITH ADJUSTED VERY LON INCOME LIMITS

Tucson, AZ
Bikersfield, CA
Chico, CA
Los Angeles-Leng Beach, CA
Herced, CA
Gakland, CA
Redding, CA
San Diego, CA
San Francisco, CA
Santa Cruz, CA
Visatia-Tulare-Porterville, CA
Yuba City, CA
Puebleo, €O
Bradenton, FL
Daytona Beach, FL
Ocals, FL
Kankakee, IL
Kokomo, IN
Clarksvifle-Hopkinsvilie, TN-KY
Portland, KE
Tumber and, WD-WV
"~ ton, WA
Fall River, WA-RI
fev Bedford, MA
Pavtucket-Hoonsocket-Attieboro, RI-HA
Flint, HI
Las Vegas, WV
Reno, WV
Atlantic City, K
Bergen-Passaic, NJ
Jersey City, Kl
Vineland-#illville-Bridgeton, NJ
Jacksonville, KC
Eugene-Springfield, OR
fiedford, OR
Johnstown, PA
Providence, RI
Brownsville-Hariingen, TX
Bryan-College Station, TX
El Paso, TX
Houston, TX
Killeen-Tesple, TX
Laredo, TX )
Hc AllenEdinberg-Hission, TX
Provo-Ores, UT
Danville, VA
; wkima, HA

‘aguadilia, PR
Arecibo, PR
Caguas, PR
Hayagquez, PR
Ponce, PR
San Juan, PR

FY8? MEDIAN
INCOE

29400
31000
26600
38000
28200
42400
270
36700
44000
38100
27500

9100

9100
10800

50X OF  4-PERSON 50X OF
MEDIAN LINIT VLI LIMIT STATE WEDIMN
14700 15450 11800
15500 15750 14250
13300 14250 14250
15000 19950 14250
14100 14250 14250
21200 22500 14250
13750 14400 14250
18350 16900 14250
22000 24750 14250
19050 22050 14250
13750 14250 14250
12650 14250 14250
12650 13350 13350
14250 14300 12500
13500 13800 12500
11550 12500 12500
15000 16300 15300
19300 19200 15000
11600 12300 11150
17600 18050 14200
12950 15650 15650
22500 23450 16950
15600 16950 16950
15500 16950 16950
18200 19000 16950
20900 19250 14000
16100 17400 15700
18350 21450 15700
15600 15850 0
22150 245 0
14950 15800 0
14650 15200 0
10750 13050 13050
14950 15200 14050
14250 15100 14050
13300 13900 13900
18350 19000 19000
10150 12750 12750
14650 15000 12750
12550 12750 12750
20500 19200 12750
12550 12750 12750
9650 12750 12750
9550 12750 12150
12850 14850 14850
13850 14250 14250
13750 14250 14250
4550 12950 0
3350 13700 0
4850 13450 0
6100 13450 0
4550 13450 0
5400 13450 0

TYPE OF VLI
LIMIT ADJUSTMEXT

HIEH HOUSING COST
HIGH HOUSING COST
ETATE FEDIAN BASED
HIGH HOUSING COST
STATE HEDIAN BASED
HIGH HOUSING COST
HIGH HOUSING COST
HIGH HOUSING COST
HIGH HOUSING COST
HIGH HOUSING COST
STATE MEDIAN BASED
STATE MEDIAN BASED
STATE MEDIAN BASED
HIGH HOUSING COST
HIGH HOUSING COST
STATE MEDIAN BASED
STATE MEDIAN BASZD
LOW HOUS™ .€ COST
HIGH HOUSING COST
HIGH HOUSING COST
STATE MEDIAN BASED
HIGH HOUSING COST
STATE MEDIAN BASED
STATE MEDIAN BASED
HIGH HOUSING COST
LOW HOUSING COST
HIGH HOUSING COST
HIGH HOUSING COST
HIGH HOUSING COST
HIGH HOUSING COST
HIGH HOUSING COST
HIGH HOUSING COST
STATE MEDIAN BASED
HIGH HOUSING COST
HIGH HOUSING COST
STATE MEDIAN BASED
STATE MEDIAN BASED
STATE MEDIAN BASED
HIGH HOUSING COST
STATE MEDIAN BASED
Lo HOUSING COST
STATE MEDIAN BASED
STATE $EDIAN BASED
STATE MEDIAN BASED
STATE MEDIAN BASED
STATE MEDIAN BASED
GTATE MEDIAN BASED
HIGH HOUSING COST
HIGH HOUSING COST
HIGH HOUSING COST
HIGH HOUSING COST
HIGH HOUSING COST
HIGH HOUSING COST






" METROPOLITAN AREA

Anchorage, AKX

Anzheim-Santa Anz, CA

Chico, CA

fierced, CA

Oxnard-Ventura, CA

Redding, CA

San Francisce, CA

San Jose, CA

Santa Barbara-Santa Maria-lompor, CA
Visalia-Tulare-Porterville, CA
Yuba City, CA

Pueblo, CO
Bridgeport-Hiiford, CT
Bristol, CT

Danbury, CT

Hartford, CT

Hiddletown, CT

Norwalk, CT

Stanford, CT

-Mashington, DC-HD-VA

L okl A

~ Kankakee y IL

Lake County, IL

Cumber land, WD-KY

Boston, WA

Fall River, WA-RI

Lowell, RA-HH

Nev Bedford, WA
Pavtucket-Koonsocket-Attieboro, RI-MA
Salep-Gloucester, WA

Kashua, W

Bergen-Passaic, N
Hiddlesex-Somerset-Hunterdon, N
Massau-Suffolk, WY
Jacksonville, K

Johnstown, PA

Providente, RI
Brownsville-Harlingen, TX

El Paso, TX

Killeen-Temple, TX

Larede, TX

He Atlen-Edinburg-Mission, TX
Prevo-Orea, UT

Danville, VA |

Yakima, WA

Aguadiily, PR

frecibo, PR

Caguas, PR

fayaguez, PR

Ponce, PR

San Juan, PR

Attachment 6

FY 1989 SECTION 8 INCOME LIWITS:
AREAS WITH ADJUSTED LOSER INCOME LIMITS

FY89 KEDIAN
INCORE

49900
46900

54700

43600
63100

51000
23100

49000

45000
31200

31000

21500
36700

25100
5100
19300
19100
25100
Zroo

9100
6700
9700
13400
9100
10800

80X OF  4-PERSON 80X OF
MEDIAN LIMIT LI LINIT STATE MEDIAN
37900 34500 U500
31500 34000 22600
2190 2800 22800
%0 22800 2Z800
34900 34000 2800
22000 2800 800
3200 34000 22800
4500 34000 2800
35900 34000 22800
22000 2800 22800
20250 2500 2800
202%0 FAKSY U0
36950 34000 30900
3450 34000 30500
370 34000 30900
36400 4000 30900
34900 34000 30700
50500 34000 30900
51850 34000 30900
40300 34000 0
18500 20000 20000
24000 24500 24500
35200 34000 24500
20700 25050 25050
36000 34000 21100
U0 Z1100 rply
35700 34000 1100
24800 21100 oo
29100 30400 30400
356650 34000 7100
36950 34000 21700
35450 34000 0
36650 34000 0
31050 34000 1%
17200 20900 20900
A0 774y 2%
Fagal 30400 30400
16250 20400 20400
20100 20400 20400
20100 20400 20400
15450 20400 20400
15300 20400 20400
20550 30 23150
1% 2800 22800
22000 2800 22800
7300 12950 Y
530 13100 0
50 13450 0
10700 13450 0
7300 13450 0
8450 13450 0

TYPE OF LOWER INC.
. LTHIT ADJUSTHENT

STATE WEDIAN BASED

- CAPPED BY US MEDIMN

STATE REDIAN BASED
STATE FEDIAN BASED
CAPPED BY US MEDIAN
STATE FEDIMN BASED

~ CAPPED BY US MEDIAN
_ CAPPED BY, LS MEDIAN
* CAPPED BY US MEDIAN

STATE WEDIAN BASED
STATE MEDIAN BASED

~ STATE MEDIAN BASED

CAPPED BY US MEDIAN

. CAPPED BY US MEDIN

CAPPED BY IS MEDIMNN

_ CAPPED BY, US MEDIMN

CAPPED BY US MEDIAN
CAPPED BY US MEDIM
CAPPED BY US MEDIAN
CAPPED BY, US MEDIMN

- STATE NEDIAN BASED

STATE MEDIAN BASED

. CAPPED BY S MEDIAN

STATE MEDIAN BASED
CAPPED BY US MEDIAN

. STATE MEDIAN BASED

CAPPED BY US MEDIAN
STATE MEDIAN BASED
STATE MEDIAN BASED

CAPPED BY US MEDIMN

CAPPED BY US MEDIAN

CAPPED BY US MEDIMN

CAPPED BY US MEDIMN

CAPPED BY US MEDIN
STATE MEDIAN BASED
STATE KEDIAN BASED
STATE MEDIAN BASED
STATE MEDIAN BASED
STATE MEDIAN BASED
STATE MEDIAN BASED
STATE WEDIAN BASED
STATE MEDIAN BASED
STATE MEDIAN BASED
STATE PMEDIAN BASED
STATE MEDIAN BASED
HI6H HOUSING COST

. HI6H HOUSING COST

HIGH HOUSING COST
HIGH HOUSING COST
RIEH HOUSING COST
HIGH HOUSING COST






Attachment 7

(100 PERCENT = FY {983 INCOME LEVEL)

== FY 1988-89 DISTRIBUTION OF CHANGES IN AREA MEDIAN INCOE --

HEDIAN
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1979 & ESTIMATED FY89 DECILE DISTRIBUTIONS OF FAMILY INCOME BY METROPOLITAN STATISTICAL AREAS AND NON METROPOLITAN COUNTIES
YR 1ST 2ND 3RD 4TH MEDIAN 6TH 7TH 8TH 9TH 9.5TH ADJ.
STATE: DELAWARE

PMSA: Wilmington, DE-NJ-MD 1979 6961 11277 15270 18871 22017 25496 29550 34828 45349 58698
FY89 12140 19668 26632 323813 38400 44467 51538 60743 79093 102375 1.744

COUNTY : DE KENT 1979 5536 8668 11485 14464 17334 20677 24297 28480 35527 44399
FY89 9357 14651 19413 24448 29300 34950 41069 48140 60051 75048 1.690

COUNTY : DE DE SUSSEX 1979 5890 8954 11613 14259 16907 18912 23220 27423 34723 44631
FY89 9963 15146 19644 24120 28600 33683 39279 46388 58737 75498 1.692

PREPARED BY HUD OFFICE OF ECONOMIC AFFAIRS, ECONOMIC AND MARKET ANALYSIS DIVISION (CO) OCTOBER 1, 1988
020289 162409




1979 & ESTIMATED FY89 DECILE DISTRIBUTIONS OF FAMILY INCOME BY METROPOLITAN STATISTICAL AREAS AND NON METROPOLITAN COUNTIES
YR i1ST 2ND 3RD 4TH MEDIAN 6TH 7TH 8TH 9TH 9.5TH ADdJ.
STATE: CONNECTICUT

NON MSA PART: CT WINDHAM 1979 6794 10262 13342 16174 18884 21578 24576 28781 34647 42053
FY89 12340 18639 24233 29377 34300 39193 44638 52276 62931 76383 1.816

PREPARED BY HUD OFFICE OF ECONOMIC AFFAIRS, ECONOMIC AND MARKET ANALYSIS DIVISION (CO) OCTOBER 1, 1988
020289 162409
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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

February 6, 1989

MEMORANDUM FOR: Regional Administrators
Regional Economists
Field Office Managers
Field Office Economists
T
FROM: James E. Schoenberger, General Deputy Assistant Secretary
for Housing-Federal Housing Commissioner, H

SUBJECT: Approval of Revised FY 1989 Income Limits for
the Section 221(d)(3) BMIR, Section 235, and
Section 236 programs

This memorandum transmits revised income limits for determination of
family eligibility under Section 221(d)(3) BMIR, Section 235, and
Section 236 of the National Housing Act. These income limits, which are
1isted 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 1imits 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 1989. They are developed consistent with
the requirements of Section 3(b)(2) of the United States Housing Act of
1937, as amended. As required by legislation, the 1imits for the
Section 236 program are based on 80 percent of the median income for the
area and the limits for the Section 235 and Section 221(d)(3) programs
are based on 95 percent of the median. As is also required, these income
limits are then adjusted for family size. In compliance with a 1987
Housing and Community Development Act amendment to the U.S. Housing Act
of 1937, income limits for areas which would otherwise have income limits
Jower than those based on the State nonmetropolitan median family income
Jevel will be increased to that level. This latter provision results in
higher income 1imits for over half of all nonmetropolitan areas. This
same adjustment also has been applied to the small number of metropolitan
areas which otherwise would have lower income limits than those of
nonmetropolitan counties in the State in which all or most of the
metropolitan area is located. As permitted by statute, additional
adjustments to income Timits have been made for areas with unusually high
housing costs, but use of the State nonmetropolitan median income
calculation already adjusts for most of the areas that would otherwise
have been affected.






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 1imits for specific market areas
where warranted by local construction costs.

For areas of unusually high income, the four-person family maximum
income 1imit 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 $34,000. 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. For areas where
Section 235 income 1imits have been approved on the basis of local cost
data, the maximum 1imits may be higher.

As required by statute, adjustments have been made in the income
1imits for smaller and larger families by using the four-person family as
a base and applying percentage adjustments for various size families as
follows:

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 1limits apply to families larger than eight persons,
although they are not included in the printed State 1ists 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
1imit is determined by multiplying the 4-person income limit by 1.3125
(i.e., the eight-person 1imit 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 1imit revisions
should be promptly distributed to program participants, and Field Offices
should be prepared to make income 1imits 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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STATE: VIRGINIA

PREPARED: 12-1-88

COUNTY i VA HENRY
FY 1989 MEDIAN FAMILY
INCOME : 28700

COUNTY : VA HIGHLAND
FY 1989 MEDIAN FAMILY
INCOME : 27700

COUNTY VA ISLE OFWIGHT
FY 1989 MEDIAN FAMILY
INCOME: 33600

COUNTY : VA KING + QUEEN
FY 1989 MEDIAN FAMILY
INCOME : 25600

COUNTY : VA KING GEORGE
FY 1989 MEDIAN FAMILY
INCOME : 37000

COUNTY VA KING WILLIAM
FY 1989 MEDIAN FAMILY
INCOME : 33200

COUNTY VA LANCASTER
FY 1989 MEDIAN FAMILY
INCOME : 27900

COUNTY : VA LEE
FY 1989 MEDIAN FAMILY
INCOME : 20900

COUNTY : VA LDUISA
FY 1989 MEDIAN FAMILY
INCOME : 29400

COUNTY : VA LUNENBURG
FY 1989 MEDIAN FAMILY
INCOME : 24200

COUNTY VA MADISON
FY 19838 MEDIAN FAMILY
INCOME : 27500

COUNTY : VA MATHEWS
FY 1989 MEDIAN FAMILY
INCOME : 31700

PROGRAM

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LLOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

1 PERSON

16650
10400

15950
10000

18850
10300

15950
10000

20700
12950

18600
11600

15950
10000

15950
10000

16450
10300

15950
10000

15950
10000

17750
11100

2 PERSON

13000
11900

18250
11400

21500
11750

18250
11400

23700
14800

21250
13300

18250
11400

18250
11400

18800
11750

18250
11400

18250
11400

20300
12700

3 PERSON

21350
13350

20500
12800

24200
13250

20500
12800

26650
16650

23800
14950

20500
12800

20500
12800

21150
13250

20500
12800

20500
12800

22800
14250

4 PERSON

23750
14850

22800
14250

263900
14700

22800
14250

29600
18500

26550
16600

22800
14250

22800
14250

23500
14700

22800
14250

22800
14250

25350
15850

25250
16050

24250
15400

28600
15900

24250
15400

31450
20000

28200
17950

24250
15400

24250
15400

24950
15900

24250
15400

24250
15400

26850
17100

5 PERSON 6 PERSON 7 PERSON 8 PERSON

26700
17250

25650
16550

30250
17050

25650
16550

33300
21450

29850
18250

25650
16550

25650
16550

26450
17050

25650
16550

25650
16550

28500
18400

28250
18400

27100
17650

31950
18250

27100
17650

35200
22950

31550
20600

27100
17650

27100
17650

27950
18250

27100
17650

27100
17650

30150
19650

020289

29700
18600

28500
18800

33650
19400

28500
18800

37000
24400

33200
21900

28500
18800

28500
18800

29400
19400

28500
18800

28500
18800

31700
20800

165305



STATE: VIRGINIA
PREPARED: 12-1-88

COUNTY VA CULPEPER
FY 1989 MEDIAN FAMILY
INCOME : 32700

COUNTY i VA CUMBERLAND
FY 19839 MEDIAN FAMILY
INCOME : 21800

COUNTY : VA DICKENSON
FY 1989 MEDIAN FAMILY
INCOME: 26500

COUNTY VA ESSEX
FY 1989 MEDIAN FAMILY
INCOME : 28200

COUNTY : VA FAUQUIER
FY 1989 MEDIAN FAMILY
INCOME . 38800

COUNTY VA FLOYD
FY 1989 MEDIAN FAMILY
INCOME : 25500

COUNTY : VA FRANKLIN
FY 1989 MEDIAN FAMILY
INCOME: 27900

COUNTY . VA FREDERICK
FY 1989 MEDIAN FAMILY
INCOME : 32500

COUNTY : VA GILES
FY 1989 MEDIAN FAMILY
INCOME : 26700

COUNTY : VA GRAYSON
FY 1989 MEDIAN FAMILY
INCOME : 23400

COUNTY : VA GREENSVILLE
FY 1989 MEDIAN FAMILY
INCOME : 24500

COUNTY : VA HALIFAX
FY 1989 MEDIAN FAMILY
INCOME : 24200

PROGRAM

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

1 PERSON 2 PERSON
18300 20800 23550
11450 131C0 14700
15950 18250 20500
10000 11400 12800
15950 18250 20500
10000 11400 12800
15950 18250 20500
10000 11400 12800
21750 24800 28000
13450 15350 17300
15950 18250 20500
10000 11400 12800
15950 18250 20500
10000 11400 12800
18200 20800 23400
11400 13000 14600
15950 18250 20500
10000 11400 12800
15950 18250 20500
10000 11400 12800
15950 18250 20500
10000 11400 12800
15950 18250 20500
10000 11400 12800

26150
16350

22800
14250

22800
14250

22800
14250

31100
19200

22800
14250

22800
14250

26000
16250

22800
14250

22800
14250

22800
14250

22800
14250

LIMITS

27800
17650

24250
15400

24250
15400

24250
15400

33050
20750

24250
15400

24250
15400

27650
17550

24250
15400

24250
15400

24250
15400

24250
15400

3 PERSON 4 PERSON 5 PERSON 6 PERSON 7 PERSON 8 PERSON

29400 31100 32700
18950 20250 21600
25650 27100 28500
16550 17650 18800
25650 27100 28500
16550 17650 18800
25650 27100 28500
16550 17650 18800
35000 36950 38800
22250 23800 25350
25650 27100 28500
16550 17650 18800
25650 27100 28500
16550 17650 18800
29250 30900 32500
18850 20150 21450
25650 27100 28500
16550 17650 18800
25650 27100 28500
16550 17650 18800
25650 27100 28500
16550 17650 18800
25650 27100 28800
16550 17650 18800
020289 165305



STATE: VIRGINIA

PREPARED: 12-1-88

COUNTY : VA RAPPAHANNOCK
FY 1989 MEDIAN FAMILY
INCOME : 31000

COUNTY : VA RICHMOND
FY 1989 MEDIAN FAMILY
INCOME : 28700

COUNTY : VA ROCKBRIDGE
FY 1989 MEDIAN FAMILY
INCOME : 27200

COUNTY : VA ROCKINGHAM
FY 1989 MEDIAN FAMILY
INCOME : 30100

COUNTY : VA RUSSELL
FY 1989 MEDIAN FAMILY
INCOME : 25900

COUNTY ¢ VA SHENANDOAH
FY 1989 MEDIAN FAMILY
INCOME : 27000

COUNTY VA SMYTH
FY 1989 MEDIAN FAMILY
INCOME : 24600

COUNTY VA SOUTHAMPTON
FY 1989 MEDIAN FAMILY
INCOME : 28500

COUNTY : VA SPOTSLYVANIA
FY 1989 MEDIAN FAMILY
INCOME : 37000

COUNTY VA SURRY
FY 1989 MEDIAN FAMILY
INCOME : 26600

COUNTY : VA SUSSEX
FY 1989 MEDIAN FAMILY
INCOME : 27700

COUNTY VA TAZEWELL

FY 1989 MEDIAN FAMILY
INCOME : 27200

PROGRAM

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

1 PERSON 2 PERSON

17350
10850

16050
10050

15950
10000

16850
10550

15950
10000

15850
10000

159850
10000

15950
10000

20700
12950

15950
10000

15850
10000

15850
10000

19850
12400

18350
11500

18250
11400

19300
12050

18250
11400

18250
11400

18250
11400

18250
11400

23700
14800

18250
11400

18250
11400

18250
11400

3 PERSON

22300
13950

20650
12900

20500
12800

21700
13550

20500
12800

20500
12800

20500
12800

20500
12800

26650
16650

20500
12800

20500
12800

20500
12800

INCOME
4 PERSON 5 PERSON 6 PERSON

24800
15500

22850
14350

22800
14250

24100
15050

22800
14250

22800
14250

22800
14250

22800
14250

29600
18500

22800
14250

22800
14250

22800
14250

LIMITS

26350
16750

24400
15500

24250
15400

25600
16250

24250
15400

24250
15400

24250
15400

24250
15400

31450
20000

24250
15400

24250
15400

24250
15400

7 PERSON 8 PERSON

27800 29450 31000
18000 19200 20450
25800 27300 28700
16650 17800 18950
25650 27100 28500
16550 17650 18800
27100 28650 30150
17450 18650 19850
25650 27100 28500
16550 17650 18800
25650 27100 28500
16550 17650 18800
25650 27100 28500
16550 17650 18800
25650 27100 28500
16550 17650 18800
33300 35200 37000
21450 22950 24400
25650 27100 28500
16550 17650 18800
25650 27100 28500
16550 17650 18800
25650 27100 28500
16550 17650 18800
020289 165305



STATE: VIRGINIA
PREPARED: 12-1-88

COUNTY VA MECKLENBURG
FY 1989 MEDIAN FAMILY
INCOME : 25700

COUNTY VA MIDDLESEX
FY 1989 MEDIAN FAMILY
INCOME : 25300

COUNTY VA MONTGOMERY
FY 1989 MEDIAN FAMILY
INCOME: 29900

COUNTY VA NELSON
FY 1989 MEDIAN FAMILY
INCOME : 24700

COUNTY VA NORTHAMPTON
FY 1989 MEDIAN FAMILY
INCOME : 20800

COUNTY VA NORTHUMBERLD
FY 1989 MEDIAN FAMILY
INCOME : 28000

COUNTY : VA NOTTOWAY
FY 1989 MEDIAN FAMILY
INCOME : 27100

COUNTY : VA ORANGE
FY 1989 MEDIAN FAMILY
INCOME : 30100

COUNTY VA PAGE
FY 1989 MEDIAN FAMILY
INCOME : 25700

COUNTY : VA PATRICK
FY 1989 MEDIAN FAMILY
INCOME : 26000

COUNTY ¢ VA PRINCEEDWARD
FY 1989 MEDIAN FAMILY
INCOME : 24700

COUNTY : VA PULASKI
FY 1989 MEDIAN FAMILY
INCOME : 28400

PROGRAM

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

1 PERSON 2 PERSON 3 PERSON 4 PERSON
15950 18250 20500
10000 11400 12800
15950 18250 20500
10000 11400 12800
16750 19100 21500
10450 11950 13450
15850 18250 20500
10000 11400 12800
15950 18250 20500
10000 11400 12800
15950 18250 20500
10000 11400 12800
15950 18250 20500
10000 11400 12800
16850 12300 21700
10550 12050 13550
15950 18250 20500
10000 11400 12800
15950 18250 20500
10000 11400 12800
15950 18250 20500
10000 11400 12800
15950 18250 20500
10000 11400 12800

22800
14250

22800
14250

233800
14950

22800
14250

22800
14250

22800
14250

22800
14250

24100
15050

22800
14250

22800
14250

22800
14250

22800
14250

5 PERSON 6 PERSON

24250
15400

24250
15400

25400
16150

24250
15400

24250
15400

24250
15400

24250
15400

25600
16250

24250
15400

24250
15400

24250
15400

24250
15400

7 PERSON 8 PERSON

25650 27100 28500
16550 17650 18800
25650 27100 28500
16550 17650 18800
26900 28400 29900
17350 18550 19750
25650 27100 28500
16550 17650 18800
25650 27100 28500
16550 17650 18800
25650 271400 28500
16550 17650 18800
25650 27100 28500
16550 17650 18800
27100 28650 30150
17450 18650 198850
25650 27100 28500
16550 17650 18800
25650 27100 28500
16550 17650 18800
25650 27100 28500
16550 17650 18800
25650 27100 28500
16550 17650 18800
020289 165305
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STATE: WEST VIRGINIA

PREPARED: 12-1-88

COUNTY . WV DODDRIDGE
FY 1989 MEDIAN FAMILY
INCOME : 21400

COUNTY T WV FAYETTE
FY 1988 MEDIAN FAMILY
INCOME: 24500

COUNTY : WV GILMER
FY 1989 MEDIAN FAMILY
INCOME : 19500

COUNTY : WV GRANT
FY 1989 MEDIAN FAMILY
INCOME : 23400

COUNTY : WV GREENBRIER
FY 1989 MEDIAN FAMILY
INCOME : 24200

COUNTY WV HAMPSHIRE
FY 1989 MEDIAN FAMILY
INCOME : 25600

COUNTY : WV HARDY
FY 1989 MEDIAN FAMILY
INCOME : 23200

COUNTY ¢ WV HARRISON
FY 1989 MEDIAN FAMILY
INCOME : 28900

COUNTY : WV JACKSON
FY 1989 MEDIAN FAMILY
INCOME: 29100

COUNTY : WV JEFFERSON
FY 1989 MEDIAN FAMILY
INCOME : 30900

COUNTY WV LEWIS
FY 1989 MEDIAN FAMILY
INCOME : 24100

COUNTY ¢ WV LINCOLN
FY 1989 MEDIAN FAMILY
INCOME : 25100

PROGRAM

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

1 PERSON

15100
9450

15100
9450

15100
9450

15100
9450

15100
9450

15100
9450

15100
9450

16150
10100

16300
10200

17300
10800

15100
9450

15100
9450

2 PERSON

17300
10800

17300
10800

17300
10800

17300
10800

17300
10800

17300
10800

17300
10800

18500
11550

18650
11650

19750
12350

17300
10800

17300
10800

INCOME
3 PERSON 4 PERSON
19450 21600
12150 13500
19450 21600
12180 13500
19450 21600
12150 13500
19450 21600
12150 13500
18450 21600
12150 13500
19450 21600
12150 13500
18450 21600
12150 13500
20800 23100
13000 14450
20950 23300
13100 14550
22250 24700
13800 15450
19450 21600
12150 13500
19450 21600
12150 13500

LIMITS

5 PERSON 6 PERSON

22850
14600

22950
14600

22950
14600

22950
14600

22950
14600

223950
14600

22850
14600

24550
15600

24750
15700

26250
16700

22950
14600

22950
14600

7 PERSON 8 PERSON

24300
15650

24300
15650

24300
15650

24300
15650

24300
15650

24300
15650

24300
15650

26000
16750

26200
16900

27800
17900

24300
15650

24300
15650

25650
16750

25650
16750

25650
16750

25650
16750

25650
16750

25650
16750

25650
16750

27450
17900

27700
18050

29350
18150

25650
16750

25650
16750

020289

27000
17800

27000
17800

27000
17800

27000
17800

27000
17800

27000
17800

27000
17800

28900
18050

29150
19200

30900
20400

27000
17800

27000
17800

165305



STATE: WEST VIRGINIA
PREPARED: 12-1-88
MSA Charleston, WV

FY 1989 MEDIAN FAMILY
INCOME : 33300

MSA : Cumberiand, MD-WV

FY 1989 MEDIAN FAMILY
INCOME : 25900

MSA
FY 1989 MEDIAN FAMILY
INCOME : 27300

MSA Parkersburg-Marietta,

FY 1989 MEDIAN FAMILY

INGCOME : 32800

MSA : Steubenvillie-Weirton,

FY 1989 MEDIAN FAMILY

INCOME : 30500

MSA : Wheeling, WV-0OH

FY 1989 MEDIAN FAMILY

INCOME : 27200

COUNTY WV BARBOUR
FY 1989 MEDIAN FAMILY
INCOME . 22800

COUNTY ¢ WV BERKELEY
FY 1989 MEDIAN FAMILY
INCOME : 32100

COUNTY WV BOONE
FY 1989 MEDIAN FAMILY
INCOME : 35700

COUNTY : WV BRAXTON
FY 1989 MEDIAN FAMILY
INCOME: 19400

COUNTY : WV CALHOUN
FY 1988 MEDIAN FAMILY
INCOME : 17300

COUNTY : WV CLAY
FY 1989 MEDIAN FAMILY
INCOME . 21800

Huntington-Ashland, WV-KY-0OH

WV-0OH

OH-WV

PROGRAM

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

i PERSON

18650
11650

17550
10950

15300
3550

18400
11500

17100
10700

15250
9500

15100
9450

18000
11250

20000
11900

15100
9450

15100
9450

15100
9450

2 PERSON

21300
13300

20050
12500

17500
10900

21000
13100

19500
12200

17400
10900

17300
10800

20550
12850

22850
13600

17300
10800

17300
10800

17300
10800

24000
15000

22550
14100

19650
12300

23600
14750

21850
13700

19550
12250

19450
12150

23150
14450

25700
15300

19450
12180

19450
12180

19450
12150

INCOME
3 PERSON 4 PERSON 5 PERSON 6 PERSON

26680
16650

25050
15650

21850
13650

26250
16400

24400
15250

21750
18600

21600
13500

25700
16050

28550
17000

21600
13500

21600
13500

21600
13500

LIMITS

28300
18000

26600
16900

23200
14750

27900
17700

25950
16450

23100
14700

22950
14600

27300
17350

30350
18350

22950
14600

22950
14600

22950
14600

7 PERSON 8 PERSON

30000
19300

28200
18150

24600
15850

29550
19000

27450
17700

24450
15800

24300
15650

283800
18600

32100
18700

24300
15650

24300
15650

24300
15650

31650
20650

29750
19400

25950
16850

31200
20350

29000
18900

25850
16850

25650
16750

30550
18900

33950
21100

25650
16750

25650
16750

25650
16750

020289

33300
22000

31300
20650

27300
18000

32800
21650

30500
20150

27200
17950

27000
17800

32150
21200

35700
22450

27000
17800

27000
17800

27000
17800

165305



STATE: WEST VIRGINIA
PREPARED: 12-1-88

COUNTY : WV POCAHONTAS
FY 1989 MEDIAN FAMILY
INCOME : 24100

COUNTY : WV PRESTON
FY 1989 MEDIAN FAMILY
INCOME : 25600

COUNTY WV RALEIGH
FY 1989 MEDIAN FAMILY
INCOME : 27700

COUNTY : WV RANDOLPH
FY 19839 MEDIAN FAMILY
INCOME : 24500

COUNTY : WV RITCHIE
FY 1989 MEDIAN FAMILY
INCOME 20400

COUNTY : WV ROANE
FY 1989 MEDIAN FAMILY
INCOME: 20400

COUNTY : WV SUMMERS
FY 1989 MEDIAN FAMILY
INCOME : 20800

COUNTY WV TAYLOR
FY 1989 MEDIAN FAMILY
INCOME : 26800

COUNTY : WV TUCKER
FY 1989 MEDIAN FAMILY
INCOME : 22300

COUNTY WV TYLER
FY 1989 MEDIAN FAMILY
INCOME: 27600

COUNTY WV UPSHUR
FY 1989 MEDIAN FAMILY
INCOME : 25500

COUNTY WV WEBSTER
FY 1989 MEDIAN FAMILY
INCOME : 18700

PROGRAM

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

1 PERSON 2 PERSON

15100
9450

15100
9450

15500
8700

15100
9450

15100
9450

15100
9450

15100
9450

15100
9450

15100
9450

15450
9650

15100
9450

15100
9450

17300
10800

17300
10800

17700
11100

17300
10800

17300
10800

17300
10800

17300
10800

17300
10800

17300
10800

17700
11050

17300
10800

17300
10800

19450
12150

19450
12150

19950
12450

19450
12150

19450
12150

19450
12150

19450
12150

18450
12150

19450
12150

19900
12400

19450
12150

19450
12150

INCOME
3 PERSON 4 PERSON 5 PERSON 6 PERSON

21600
13500

21600
13500

22150
13850

21600
13500

21600
13500

21600
13500

21600
13500

21600
13500

21600
13500

22100
13800

21600
13500

21600
13500

22950
14600

22950
14600

23550
14950

22950
14600

22950
14600

22950
14600

22950
14600

22950
14600

22950
14600

23500
14900

229850
14600

22950
14600

24300
15650

24300
15650

24900
16050

24300
15650

24300
15650

24300
15650

24300
15650

24300
15650

24300
15650

24850
16000

24300
15650

24300
15650

7 PERSON 8 PERSON

25650 27000
16750 17800
25650 27000
16750 17800
26350 27700
17150 18300
25650 27000
16750 17800
25650 27000
16750 17800
25650 27000
16750 17800
25650 27000
16750 17800
25650 27000
16750 17800
25650 27000
16750 17800
26250 27650
17100 18200
25650 27000
16750 17800
25650 27000
16750 17800
020289 165305



STATE: WEST VIRGINIA

PREPARED: 12-1-88
COUNTY : WV LOGAN
FY 1989 MEDIAN FAMILY
INCOME : 30300
COUNTY WV MCDOWELL
FY 1989 MEDIAN FAMILY
INCOME : 22100
COUNTY T WV MARION
FY 1989 MEDIAN FAMILY
INCOME : 28800
COUNTY : WV MASON
FY 1989 MEDIAN FAMILY
INCOME : 31700
COUNTY : WV MERCER
FY 1989 MEDIAN FAMILY
INCOME : 26100
COUNTY WV MINGO
FY 1989 MEDIAN FAMILY
INCOME : 27200
COUNTY : WV MONONGALIA
FY 1989 MEDIAN FAMILY
INCOME : 31400
COUNTY : WV MONROE
FY 1989 MEDIAN FAMILY
INCOME : 20200
COUNTY : WV MORGAN
FY 1989 MEDIAN FAMILY
INCOME : 28300
COUNTY : WV NICHOLAS
FY 1989 MEDIAN FAMILY
INCOME : 24800
COUNTY : WV PENDLETON
FY 1989 MEDIAN FAMILY
INCOME : 22600
COUNTY WV PLEASANTS

FY awmw.ZmUH>Z FAMILY
INCOME: 27600

PROGRAM

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

LOWER INCOME
VERY LOW INCOME

1 PERSON

17000
10600

15100
9450

16700
10450

17750
11100

15100
9450

15250
9500

17550
11000

15100
9450

15850
9300

15100
9450

15100
9450

15450
9650

2 PERSON

19400
12100

17300
10800

19100
11800

20300
12700

17300
10800

17400
10900

20100
12550

17300
10800

18100
11300

17300
10800

17300
10800

17700
11050

3 PERSON 4 PERSON 5 PERSON 6 PERSON

21800
13650

19450
12150

21450
13400

22800
14250

19450
12150

19550
12250

22600
14150

19450
12180

20400
12750

18450
12150

18450
12150

18900
12400

24250
15150

21600
13500

23850
14800

25350
15850

21600
13500

21750
13600

25100
15700

21600
13500

22650
14150

21600
13500

21600
13500

22100
13800

LIMITS

25750
16350

22950
14600

25350
16100

26950
17100

22950
14600

23100
14700

26650
16950

22950
14600

24050
15300

22950
14600

22950
14600

23500
14900

7 PERSON 8 PERSON

27300
17550

24300
15650

26850
17300

28500
18400

24300
15650

24450
15800

28250
18200

24300
15650

25500
16400

24300
15650

24300
15650

24850
16000

28800
18800

25650
16750

28350
18500

30150
19650

25650
16750

25850
16850

29850
19450

25650
16750

26900
17550

25650
16750

25650
16750

26250
17100

020289

30300
20000

27000
17800

29800
19650

31700
20800

27000
17800

27200
17950

31400
20700

27000
17800

28300
18700

27000
17800

27000
17800

27650
18200

165305
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