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ACS
Data X   CPI Factor     =     HUD AMI

2017 X   CPI Factor =     2020 AMI

2018 X   CPI Factor =     2021 AMI

2019 X   CPI Factor =     2022 AMI

2020 X   CPI Factor =     2023 AMI

For areas without reliable one-year American Community Survey (ACS) Data an 

average of previous years may be used.

Historical ACS Data is Used

When is this 
pandemic going 

to impact 
income limits?
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ACS
Data X   CPI Factor =     HUD AMI

2017 X   (2020 CPI/2017 CPI) =     2020 AMI

2018 X   (2021 CPI/2018 CPI) =     2021 AMI

2019 X   (2022 CPI/2019 CPI) =     2022 AMI

2020 X   (2023 CPI/2020 CPI) =     2023 AMI

For areas without reliable one-year American Community Survey (ACS) Data an 

average of previous years may be used.

Historical ACS Data is Used

When is this 
pandemic going 

to impact 
income limits?

12/8/2020 www.novoco.com



© 2020

National Median
National Median Income ACS Data

2017 72,891 (3.98%)

2018 76,401 (3.40%)

2019 80,944 (5.95%)

2020 To be published Sept. 2021

Historical ACS Data is Used

When is this 
pandemic going 

to impact 
income limits?
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2021 CPI Equal to CBO Estimate from January 2020

2021 CPI Equal to CBO Estimate from July 2020

2018 ACS   

76,401          CPI Factor*  1.061  = 2021 AMI   81,100 (+3.31% from ‘20)

CPI Factor*  1.036  = 2021 AMI    79,200 (+0.88% from ‘20)

2021 CPI÷2018 CPI

Unknown and 

impacted by COVID

2021 Impact of COVID-19
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© 2020

2021 CPI Equal to CBO Estimate from January 2020

2021 CPI Equal to CBO Estimate from July 2020

2018 ACS   

76,401          CPI Factor*  1.061  = 2021 AMI   81,100 (+3.31% from ‘20)

CPI Factor*  1.036  = 2021 AMI    79,200 (+0.88% from ‘20)

2021 CPI÷2018 CPI

Unknown and 

impacted by COVID

2021 Impact of COVID-19
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So 2021 limits will be 
impacted by 2021 CPI
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2022 CPI Equal to CBO Estimate from July 2020

2019 ACS   

80,944          CPI Factor  1.035  = 2022 AMI   83,800 (+5.81% from ‘21)

2022 CPI÷2019 CPI

Unknown and 

impacted by COVID

2022 Impact of COVID-19
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2022 CPI Equal to CBO Estimate from July 2020

2019 ACS   

80,944          CPI Factor  1.035  = 2022 AMI   83,800 (+5.81% from ‘21)

2022 CPI÷2019 CPI

Unknown and 

impacted by COVID

2022 Impact of COVID-19
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So 2022 limits will be 
impacted by 2022 CPI
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2020 ACS   

Will know this amount 

in September 2021 

for most areas.

2023 Impact of COVID-19

2023 CPI÷2020 CPI

Unknown and HEAVILY 

impacted by COVID
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National Median
National Median Income ACS Data

2017 72,891 (3.98%)

2018 76,401 (3.40%)

2019 80,944 (5.95%)

2020 80,944 (0%)

Historical ACS Data is Used

When is this 
pandemic going 

to impact 
income limits?

12/8/2020 www.novoco.com



© 2020

2020 ACS

$80,944*          CPI Factor  1.04  = 2023 AMI   $84,100 (0.36)****

Will know this amount 

in September 2021 

for most areas.

2023 Impact of COVID-19

2023 CPI**÷2020 CPI***

Unknown and HEAVILY 

impacted by COVID

*Assumed a flat ACS data

**2023 CPI equal to CBO Estimate from July 2020 

***2020 CPI equal to CBO Estimate from July 2020 

****When compared to updated 2022 estimate
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National Median
National Median Income ACS Data

2017 72,891 (3.98%)

2018 76,401 (3.40%)

2019 80,944 (5.95%)

2020 78,111 (-3.5)

Historical ACS Data is Used

When is this 
pandemic going 

to impact 
income limits?
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2020 ACS

$78,111*          CPI Factor  1.04  = 2023 AMI   $81,100 (-3.22%)****

2023 Impact of COVID-19

2023 CPI**÷2020 CPI***

Unknown and HEAVILY 

impacted by COVID

*Assumed a 3.5% decrease in ACS data

**2023 CPI equal to CBO Estimate from July 2020 

***2020 CPI equal to CBO Estimate from July 2020 

****When compared to updated 2022 estimate
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2020 ACS

$72,850*          CPI Factor  1.04  = 2023 AMI   $75,600 (-9.79%)****

Will know this amount 

in September 2021 

for most areas.

2023 Impact of COVID-19

2023 CPI**÷2020 CPI***

Unknown and HEAVILY 

impacted by COVID

*Assumed a 10% decrease in ACS data

**2023 CPI equal to CBO Estimate from July 2020 

***2020 CPI equal to CBO Estimate from July 2020 

****When compared to updated 2022 estimate FY 2020 Methodology for Determining 
Section 8 Income Limits
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ACS
Data X   CPI Factor     =     HUD AMI
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5-year ACS estimates 
of 2-bedroom adjusted 
standard quality gross 
rent

x Recent mover 
adjustment factor

CPI Factor 
(1 Year)

Trend 
factor

=   HUD FMR

AMI

FMR

x x

(2015-2018) (2018) (2018-2019) (2019-2021)
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When is this 
pandemic going 

to impact 
FMRs?
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5-year ACS estimates 
of 2-bedroom adjusted 
standard quality gross 
rent

x Recent mover 
adjustment factor

CPI Factor 
(1 Year)

Trend 
factor

=   HUD FMR

FMR

x x

(2015-2018) (2018) (2018-2019) (2019-2021)
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National Median
Change in VLI Maps (2011-2020)

Bonus Material
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Change in HUD-

Published MTSP Limits
2017 to 2018
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11.8%

0.8%

Counties with No Change

Counties with 

Increase

87.4%

Counties with 

Decrease
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