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PREFACE

This working note was prepared for the Office of Policy Develop-

ment and Research, U.S. Department of Housing and Urban Development

(HUD). It reports on recent work that ls part of a continulng task of
the Houslng AssisEance Supply Experiment (HASE): constructl-ng indexes

of the cost of producing housing services ln Bror^m County, Wisconsin;

St. Joseph County, Indiana: and the five-state reglon that contains
L

those counties.

Both counties are the sites of experimental housing allowance

programs that may affect local demand for housing services. To mea-

sure market response to the allowance programs, we need productlon cost

indexes for each site and for the region.

This note presents 1974-75 price and index data for St. Joseph

County and for the region, providing the basic data an analyst r^rould

need to construct a 1974-75 index of the cost of producing housing

servLces. The data were compiled by the author, with advice from mem-

bers of the HASE Design and Analysis Group. Doris Dong prepared the

figure. Charlotte Cox edited the typescript and supervised production

of final copy.

This note ri/as prepared pursuant to HUD Contract H-1789, Task

2.to.t.

*
Theoretical background for the cost indexes r^ras presented ln an

earlier note in this series: 'Charles I^1. Noland, fndexing| the Cost of
Producinq tlousing Seruices: Site II, 1974, The Rand Corporation, llN-
9736-HUD, May L977.

Unless otherwise indicated, Working Notes are intended only to transmit preliminary results to a-Rand sponsor.
Unlike Rand Reports, they are not subiect to standard Rand peer-reviewandeditorial processes.Jaewsorconclu'
sions expressed' herein may be tentative; they do not necessbrily represent the opinions of Rand or the sponsor'
ing agenby. Working Notes-may not be distributed without the approval of the sponsoring agency.
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SI.]MMARY

Suppliers of housing combine varLous inputs to produce an annual

flow of housing servlces. The design for the Housing Assistance Sup-

ply Experiment cal1s for measuring the real annual cost of those Ln-

puts, background inflatlon ln their costs (inflatlon not caused by

1ocal events ln the experi-mental sites), and locaIIy caused inflation
in factor cosEs. An index of the cost of producing housing servlces
is necessary for all the tasks.

We use the terms index and cost inder to refer to a set of annual

index numbers: local and regional indexes for each major group of
factor inputs. We calculate cost lndexes for lnterest rates, land,
improvements, property services, maintenance and repair, and property

taxes. The loca1 indexes measure inflation rates in the experlmental

sites and are used to deflate actual factor input costs to obtain real
costs. The difference beEween the local and regional indexes is an

approximate measure of program-induced lnflation--inflation attribut-
able to the increased demand for housing caused by the allowance

program.

This note provides data necessary to construct the two most com-

mon types of lndex--the Laspeyres and the Paasche--for each major lnput
group. Laspeyres and Paasche indexes are ratios of quantlty-weighted
prices of the component goods at the beginning and end of the perlod
being indexed. The Laspeyres lndex uses Lnitlal quantitLes, and the
Paasche uses terminal quantities.

Alternatlvely, both lndexes can be formulated as expenditure-
weighted price relatives. The expenditure weight for an lnput ls the
proportion of total cost attributable to that lnput. The Laspeyres

lndex is the sum of initial-expenditure-weighted price relatives, and

the Paasche lndex uses terminal expenditure welghts.
To measure program-induced inflatlon, we will compare indexes for

each experimental site with similar indexes for the five-state region--
I11lnols, Indiana, Michigan, Ohio, and Wlsconsin--that contains both

sites. The St. Joseph County prlce relatives and indexes for the first
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year of program operatlon (1974-75) presented in this note can be

weighted with the approprlate expenditure data to construct an lndex

of local lnflatlon (either Laspeyres or Paasche). Similarly, the re-
gional population-welghted relatives and lndexes can be used to con-

struct a first approxlmatlon to the inflation rate that would have

prevailed in the absence of the experlment (caIled backgnound inflati-on).
Since the average reglonal prlce changes are estimates of price

changes in our sltes ln the absence of both local demand disturbances
(including the allowance program) and random errors, the regional in-
dex is only an approxlmatlon of background lnflation for the site.
The dlfference between the local and regional indexes is, then, an

approximation of the rate of program-lnduced inflation.

a
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I. INTRODUCTION

A previous note reported baseline (L974) sources and data for the

construction of a housing service cost index in St. Joseph County,

Indiana, Site II of the Housing Assistance Supply Experiment (HASE).*

Here, we conElnue the series of cost index working notes by presentlng

the componenE price relatives and indexes necessary to construct the

local and regional housing service cost indexes for 1974-75, the first
experimental year in St. Joseph County.

HASE needs such an index for three related but separate steps in
measuring the supply elasticity of housing services. First, we use

annual factor input costs in constant dollars as an estimator of the
quantity of housing service" prod,r""d.oo The percentage change in the

real value of factor inputs equals the percentage change in the quantity
of factor inputs. Assuming that the quantity of output is proportional
to the quantity of inputs, the percentage change in output equals the

percentage change in inputs. Given real value of the annual cost of
factor inputs, we can thus calculate the percentage change in the quan-

tity of housing services produced.

Second, we decompose observed rent changes into changes in the

quantity of housing services (estimated as described above), changes

in producer markup, and changes in the cost of producing; housing ser-
vices. The last component is provided by our housing servi-ce produc-

tion cost i-ndex.

Third, we want to measure progr.an-induced infLation, which is the

pure price inflation attributable to Ehe increased demand for housing

caused by the housing allowance program. The difference between the

Charles W. Noland, fndex'Lng the Cost of Productng Housing Ser-
uices: Site fI, 1974, The Rand Corporation, WN-9736-HUD, May L977.
That report gives the theoretical development of the cost index and
fu1ly describes its components.

**
See Ira S. Lowry (ed.), General Design Report: Fir.st Draft,

The Rand Corporation, WN-8198-HUD, May L973, Appendix B.
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actual inflation rate in the experl-mental site (called Local infla-
tion) and the rate that would have prevailed in the absence of the

experiment is program-induced inflation. Unfortunately we can measure

onLy baekground Lnflation--prlce changes that would have occurred in
the absence of aLL 1.oca1- events affecting prlces. A reglonal cost
lndex, simllar to those constructed for each site, estimates back-

ground lnflation. The difference between the local and regional in-
dexes is a flrst approximation to program-induced lnflation.

The above three steps w111 decompose the rent change between two

years into four additlve components:

Change ln the quantlty of housing services produced (as rnea-

sured by the real factor costs of producing the services).
Background inflation in factor prices (lnflation not caused

by housing allowances or other locaI events).

Locally caused inflation in factor prices (reflecting the

effects of housing allowances and other local events).
Change in producer markup.

COMPONENTS OF THE INDEX

The first two uses determine rvhich components are indexed. To-

gether, the plans for the input accounting and production function
analysis define seven input categories: (a) opportunity cost of land

and improvements, (b) cost of land, (c) cost of improvements, (d) cost

of additions to improvements, (e) cost of property_servicesr (f) cost

of maintenance and repalr, and (g) property taxes. We either use

existing indexes or construct our orun for each category.

The opportunity cost of residential land and improvements is the

effective market rate of interest on conventlonal residentlal mort-

gages rnultiplled by the base-year value of resldential real estat..**

a

a

a

a

*
Our earller note called for indexlng only six components'

have since added property taxes.
**""SLnce completion of the General Design Report, we have devel-

oped an alternatlve theory that the opportunity cost of capltal equals
the annual real rate of return tlmes capltal value. (See C. Peter

but we
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Although the effective market rate may be higher or lower than the mort-

gage rate an owner actually pays, it measures rrhat an lnvestor must

pay for the use of residential land and lmprovements, i.e., thelr op-

porEunlty cosE. Interest rate data are presented in Sec. II.
The value of residential land will be lndexed by the national

rate of growth in consumer prices, modified within the experimental

slte by a model of the effects of differential changes in neighborhood

amenities. This noEe is concerned only with the general element of
the index--the national inflation rate--which is reported in Sec. III.

Changes in the value of existing improvernents will be measured

with an index of residential construction costs. Our procedure as-

sumcs a longrun equilibrium in the housing market such that existing
improvements are valued at their replacement cost. Section IV pre-
sents the data for the improvement component.

We should stress that neither the land value index nor the con-

struction cost index is expected to be a true measure of the change in
market value for specific properties. Rather, each is a benchmark

against which the slgnificance of actual changes can be assessed.

Because additions to improvements are a smalI portion of annual

factor costs, the total input costs are quite insensitive to changes

in the cost of such additions. We estimate that a 10 percent increase

in the cost of additions to improvements causes an overall increase in
factor costs of only 0.46 to 0.54 perc.rrt.* Because our results are

so insensitive to such changes, it is unnecessary to construct an

index that measures changes in the specific costs of rehabllltating or

altering residential structures. Instead, we measure inflation for
the component for additions to improvements with the same general

index of residential construction costs used to measure lmprovement

cost inflation.

Ryde11, Measuring the Sup:ply Response to HousLng Allouances, The Rand
Corporation, P-5564, January L976, Appendix A.) That approach requires
only an estimate of the (presumably constant) real rate of return to
property va1ue. Changes in the mortgage interest rate become relevant
only in discussions of equity yleld.

I

For the underlying assumptions and supporting calculations, see
General Desiqn Report, pp. 266-269.
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Property services are indexed using wages, costs of utllities,
and insurance rates, data for which appear in Sec. V. Prl-ce relatlves
for those components are weighted by relatlve expendltures to form

the lndex. A similar procedure is followed for maintenance and repalr
costs, a category that lncludes \^rages, supply prlces, and repalr costs;
Sec. VI presents the relevant data. Appendlx A shows expenditure

weights for the components and uses them to form maintenance and re-
placement cost indexes and capltal addition cost lndexes for renters
and homeowners.

Property taxes are indexed with the weighted average net tax

rate for St. Joseph County. The procedure and index are described in
Sec. VII.

FORMULATING THE INDEX

The cost index is a collection of indexes, one for each of the

seven input categories described above. Each index is calculated as
*

the sum of the component prlce relatives, welghted accordlng to their
proportion of total expenditures. Weighting wfth baseline expendi-

tures yields a Laspeyres index:

^:I(,
P

t1 P
it

t

where

i7'
i1

i.

1

+

= the component,

= baseline,

= the current period,

= the baseline expenditure weight for component i,
= the basellne and current prices of component i.

E

P P

Using current expendlture weights and the inverse of the above

price relatives, a Paasche index can be constructed as follows:

*"Throughout this note, "price" refers elther to the prlce of a

eonunodity or service or to the wage rate for labor. A price relative
is the ratio of prl-ces for the same Ltem at two different tlmes. In
practice, we sometimes approximate prlce relatlves wlth index numbers
for components.
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Pit

Elther of the above equations yields a regional index lf we use

regional prlces--defined as the mean of the prlce distribution for
each ltem throughout the reglon--fo, Pt1 and P.r. The maxLmum llkeli-
hood estlmator of that mean is the population-weighted average of the

prices for cities in the region, if two assumptions hold: (a) the
prices are all from the same, normally distributed population. (b) The

number of observations used to estimate the average price for a city
is proportional to its populaEion. This note reports regional in-
dexes that are either our o\^rn calculations or have been calculated by

the U.S. Bureau of Labor Statisti-cs (BLS) in the same manner.

The regional indexes are only estimates of background inflation,
inasmuch as the regional prices are estimates of the price-distribu-
tion means. Even if we could measure the means exactly, the resulting
index would measure inflation in the absence of all local demand

stimuli, not just the allowance program. The difference between our

local and regional indexes thus approximates program-induced inflation.

CHOOSING THE REGIOI\i

We sought an area that included both experimental sites, was large
enough to escape influence by elther of them, and had some economic

reason for being considered a slngle unit. We comblned seven major
*

trading areas in the East North Central U.S. to form a region that
met those requirements. It consists of nearly all of Illinois, Indi-
ana, Michigan, Ohio, and Wlscor"irr.oo We defined that five-state area,

7972 Commercial Atlas and Matketing Guide, Rand McNally and Com-
pany, Chicago, L972. The trading areas deflned in the atlas were
"determined after an intensive study of such factors as physiography,
population, newspaper circulation, economic activities, highway facili-
ties, railroad services, suburban transportation, and field reports of
experienced sales analysts" (p. 65).

**
For a comparison of the boundaries of the trading areas and the

five-state region, see General Design Report, p. 2BO.

r:ll(',, D
L!

)l'
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shown in the figure, as the region of interest for cost-lndexlng
purposes.

Regional data collection was constrained by the geographlc cov-
erage of the available sources. The geographic areas do not always

coincide wlth each other or with our defined region, but thls noEe

carefully documents the areas (or cltles) covered by each source.

Most of the sources report data only for standard metropolitan
statisti-cal areas (SMSAs) in the region. The figure lllustrates the

SMSAs for which we collect data and calculate average prlces. Those

wlth boundaries that do not lie entlrely hrithin the reglon are in-
cluded only if the central city or cLties that designate the SI,ISA are

within the five states. Table I lists the metropolltan areas shoum

in the figure and presents populatlon estlmates as of 1 July L975.

Table 1

ESTII'IATED SMSA POPULATIONS IN FIVE-STATE REGION
AS OF 1 JULY 1975

State and SMSA Population

ILLi.noi.s
Chicago
Peor ia
Rockford
Spr ingf ield

Indiana
Evansville
Fort Wayne
Gary-Hammond-East Chicago
Ind ianapol is

Michigan
Detroit
Flint
Grand Rapids
Kalamazoo-Por tage
Lansing-East Lansing
Saginaw

SOURCE: U.S. Bureau of the Census, Current Popu
Series P-26, Nos. 76-13, 76-L4, 76-17, 76-22, 76-35,
U.S. Goverrunent Printing Office, July-December 1977.

1

1

1

677,7O0
403,500

,370,100
,97 4 ,900
,07 3 ,000
839,900
781,800
536,600

286,300
r23 ,7 OO

86,600
302,900

1 ,411,000
L7 7 ,I-OO

epor

State and SI"ISAPopulat ion

7 ,0og ,500
355,600
270,800
181,700

287 ,900
37 3 ,2OO
642 ,7 0O

1 , 140,300

4,420,30O
518 ,000
565,2OO
263,200
446 ,000
226,300

Ohio
Akron
Canton
Cincinnati
Cleveland
Columbus
Dayton
Toledo
Youngs town-Warren

Wt',sconsin
Appleton-Oshkosh
Kenosha
La Crosse
Mad ison
Milwaukee
Racine

and 76-49,
,
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Some sources provlde regional indexes, while others give prlce
data for a subset of all metropolltan areas wlthin our region. From

the latter we calculate reglonal prlces with 1975 population estimates

for SMSAs compiled by the Census Bureau.

Data for Green Bay, WLsconsin, and South Bend, Indiana (our two

experlmental sltes), are not l-ncluded in the weighted reglonal aver-
ages. We are estlmatlng what prlces in those two SMSAs would be ab-

sent the al-lowance program and do not want actual prices, which the

program nay influence, to affect the estimate.

COMPILING THE DATA

The remainder of this note provides the 1975 prlces and lndexes

for the region as a whole and for St. Joseph County. In addition, tt
summarizes the 1-974 data presented in our prevlous note and presents

the L974-75 price relatlves and indexes for each index component. The

final index depends on expenditure weights obtained fron HASE surveys.

Each analyst who needs cost indexes will compile hls own set of ex-

penditure welghts, which will depend on the populatlon being analyzed.

Such weights, together with the data presented here, will allow con-

struction of a reglonal and a local housLng service cost index for
L974 to L975.

Consistent with our procedure for compillng L974 d.ata, we have

sought price data for the mldpoint of 1975 or as near thereto as

sources permit. The reference date for each prl-ce is given as pre-
cisely as the source reports it.

D
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II. INDEX OF OPPORTI]NITY COST

Changes ln interest rates lndex the opportunity cost of residen-
tlal land and improvements. That cost is the effectlve market rate
of lnterest on conventional residential first mortgages multiplled by

the base-year value of residential real estate. For both the local
and background indexes we use effective market interest rates obtained

from surveys of major lendlng institutlons.
The effective interest rate ls the rate a borror,rer acEually pays,

taking lnto account the contract rate specified by the mortgage, ini-
tial fees and points, term, and life of the mortgage. A lender can

change the effective rate without altering the contract rate by vary-
ing either the term or the poinEs. We want to capture all such changes

in the effective borrowing rafe.
Residential mortgage data are published monthly in the Federal

Home Loan Bank Board (FHLBB) Neus. The series covers fully amortized,

conventional firsE-mortgage loans for purchasing newly bullt or pre-
viously occupied single-family homes. Lenders that originated approxi-
maEely 90 percent of all conventional home mortgages ia L972 are

surveyed.

The published data cover three SMSAs in our region: Chicago,

Cleveland, and Detroit. Table 2 presents the July 1974 and July 1975

effective interest rates in the three metropolitan areas and the
populatlon-weighted averages.

We obtain comparable local data from mortgage lenders interviewed
as part of the HASE market intermediaries study. In Table 3, we re-
port the JuLy 1974 and July 1975 ef.fective interest rates and support-
ing data for the five responding institutions. Weightlng each insti-
tutionrs effective rate by its proportlon of the total dollar volume

of mortgages written each year, we obtain the average St. Joseph County

effective interest rate for residential first mortgages.

Table 4 summarizes the regional and local lnterest raEe data and

gives the 1974-75 opportunity cost indexes.

See Appendix B for a detailed description of the FHLBB survey and
content.
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Table 2

REGTONAL MORTGAGE TNTEREST RATES, 7974-75

Effective Interest Ratea

SMSA July 1975

Chicago
Cleveland
Detrolt

9.00
8 .86
8 .88

Weighted average 8.94

SOURCE' Federal Home Loan Bank Board
Neus, September 1974 and September 1975.

aEffective rate including points and
term for conventional first mortgages,
assuming a ten-year mortgage life. Rates
for newly built and previously occupied
homes are averaged.

July 1974

8
8
8

38
60
86

8.s7
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Table 3

I"IORTGAGE DATA FOR MAJOR LENDERS IN
sr. J0SEPH couNTY, TNDTANA, L974-75

Date and
LenderC

Ef fec t ive
Int erest

Ratec
(7")

197 4Ly,Iu
A
B

C

l)
1l

A
B

C

D

E

00
50
t7
50
84

10
9
9

7

9

Ju Ly 1975
9.7s
9.25
9.L7
8.00
9.4L

SOURCE: Obtained by Rand staff in interviews conducted
during December 1976 and February and March 1977.

NOTE: Data are for residential first mortgages written
during July of each year for 1- to 4-unit structures.

oNo*." of financial institutions are on file at Rand and
are available only for purposes of future survey work.

7,"Volume of mortgages (defined in the note above) written
during the entire year.

clncluding points and term and assuming a ten-year
mortgage life.

Contract
Interest

Rate
(%) Points

Term
(years)

Volume of
Mor t gages
Wr it tenb
($ million)

.00

.50

.00

.50

.00

9.75
9.25
9 .00
8.00
8.75

10
9

9
7

9

0
0
1

0
5

0
0
I
0
4

25
22
20
25
30

25
22
20
25
30

.00

.50

.00

.35

.19

.50

.80

.25

.00

T7
7

7

2

10

15
8
3

1

13

.00
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Table 4

REGIONAL AND LOCAL MORTGAGE INTEREST RATES AND

oPPORTUNITY COST INDEXES, 1974-75

Item
St. Joseph

County

Effective interest ratec (%):
July 1974
July 1975

Opportunity cost indexb

8.57
8.94

104.3

9.6r
9.44
98.2

SOURCE: Tables 2 arrd 3 above.
oEffective rate for residential first mortgages

including poi-nts and term and assuming a ten-year
mortgage 1ife.

"J.rly 1974 = 100.

Region
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III. INDEX OF LAND COST

Lpnd ls an input to the productlon of housing, and lf lts prlce
lncreases, the prlce of houslng w111 rise to cover lt. The allowance

program may contribute to changes ln land prices. For example, if
allowance recipients prefer a certaln neighborhood, thelr attempts to
obtain housing there could cause a localTzed increase in land prlces.
llost changes ln land prlces, however, w111 come from nonallowance

sources: better roads, new schools, new shopping centers, and general

prlce inflation. Because neighborhoods change sIowly, the most impor-

tant source of land price change durlng the experiment will be changes

in the general value of the dollar, which we measure with the consumer

price index (CPI).

We plan to use the CPI, modifled by a function whose arguments

are neighborhood characteristlcs, to estlmate changes in nelghborhood

land value. lrle will check the CPI!s validity as the general lnflator
for land value by doing cross-sectional studies similar Eo the one done

at baseline in Site I. The JuLy L974 CPI value ls 148.3;* for July 1975
**

it is L62.3. The resulrlng L974-75 index (luty 1974 = 100) is 109.4.

The local index will be constructed from annual estlmates of St.

Joseph County land prices. The proeedure is descrlbed .l""rh"t.;*oo
because it uses no outslde data, none are reported here. Actual land

prlces wlll be reported in a separate working note.

&
U.S. Bureau of Labor Statistics, CPf DetaiLed Report for JuLy

L974, U.S. Government Printlng Office, October L974, p. 7. The figure
reported above is the unadjusLed index (L967 = 100) for all ltems,
U.S. city average.

**
U.S. Bureau of Labor Statistics, CPf Detailed Report for JuLy

1975, U.S. Government Printing Office, September 1975, p. 8. The fig-
ure reported above is the unadjusted lndex (L967 = 100) for all ltems,
U.S. city average.

sJf

C. Peter Rydell, Rental Housing in Site I: Chmracteristics of
the Capital Stock at Baseline, The Rand Corporatlon, trlN-8978-HUD,
August 1975, pp. 24-26. For a brief description of the procedure, see
Noland, trndering the Cost of ProducLng Housing Sev,uices: Site ff,
1974, p. 20.
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IV. INDEX OF IMPROVEMENT COST

Improvement cost is indexed wtth American Appraisal Assoclates'
Boeckh butlding cost modlfiers for resldentlal structures of slding
or stucco. The modiflers are Laspeyres lndexes with expenditure

weights calculated from basellne cost studies of standard building
types. The weights reflect factor shares and construction costs gen-

erally encountered in the North Central U.S. in L967, the basellne
period for the modifiers. At that time, the lndex for Milwaukee was

set to 1.00, and the lndexes for all other cities reflected the base-

line cost of the standard building type in any city divided by its
cost in Ml-lwaukee. The modifl-ers are thus also geographic indexes.

Excludlng our two sites, American Appraisal publishes modlfiers
for 27 SMSAs in our cost lndex region. Table 5 presents the July-
August 1975 modifiers for those cities as well as the unweighted re-
glonal average, which is used to construct the regional lndex.*

The July-August modifier for South Bend ls used to index improve-

ment cost ln St. Joseph County. Table 5 presents the regional and

local modiflers and indexes.

s
For a description of the methodology and derivation of this pro-

cedure, see the Appendlx to Noland, fnderLng the Cost of ProdueingJ
Housing Seruiees: Site ff, 1974.



State and
SMSA

tLLtnois
Ch icago
Peoria
Rockford
Sp r ingf ie ld

Indiryta
Evansvi 1le
l'ort Wayne
G;:ry
l ndianapo l is

l4ichigan
Det roit
l'1 in t
Grand l(apids
K;r.[ ermaz oo
Lans ing
Saginaw
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Table 5

BOECKH I,IODIFIERS l'OR SI6As lN COST
rNDEX REGTON, JULY-AUGUST 1975

StaEe and
SMSA

OhLo
Akron
Cincinnati
Cleveland
Co lumb us
Dayton
To ledo
Youngs Eown

[,/Lsconsin
Kenosha
La Crosse
Madison
Milwaukee
Oshkosh
Racine

Unweighted
average

Boeckh Modifier
for R.esidential

Cons t ructiond

.90

.88

.97

.81

.80

.89

I
I
I
1

I
1

1

I
I
1
1

1
1

83

.81

.66

.74

.85
67
81

1. 80

SOURCE: Boeakh BuiLding Cost Modtfier, American
Appraisal Associates, Pub. 8, No. 4, July-August 1975.

NoTE: L967 100.
osidir,g or stucco exEeriors.

Boeckh l,lodifier
for Residential

Cons tructiond

1

1

I
1

.72

.77

.82

.81

I
1

I
1
1

1

1.93
1. 80
t.7 L

1. 70

.97

.80
6B
70
87
B1
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Table 6

REGIONAL AND LOCAL BOECKH MODIFIERS AND
I"IPROVEMENT COST TNDEXES, 197 4-75

Item
St. Joseph

County

1 .68
r.7 4

103.6

Boeckh modifiers:
July-August 1974
July-August 1975

Improvement cost indexa

SOURCE: Boeckh Buildirq Cost Modifier',
American Appraisal Associates, Pub. 8, No.
4, July-Augus t 197 5; Charles l.I. Noland ,
Indering the Cost of Producing Houstng
Seruices: Si,te fI, L974, The Rand Corpora-
tion, WN-9736-HUD, May L977, p. 23; and
Table 5 above.

oJ,r1y-A.rgust 1974 = 100.

Region

L.7 2

1 .80
L04.7
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V. INDEX OF PROPERTY SERVICE COST

The property service cost lndex has three components: costs of

employees, costs of utllltles, and lnsurance rates. The first two

have subcomponents, the sources and data for whlch are documented

separately for each component. The price relatlve or index for each

component w111 be welghted by its share of the baseline cost of ser-
vices based on information obtained from the HASE surveys. Summing

these expenditure-weighted price relatives yields the property service
cost index.

EMPLOYEES

Most employees who provide servi-ces for residential properties in
St. Joseph County are elther managers or janitors. Area Wage Survey

(AWS) publications provide data for (a) offlce and clerical workers

and (b) janitors, porters, and clean"t".o Changes in the wage rates
for those two categories, weighted equally, form the employee cost
component of the property service cost index.

Table 7 presents L975 reglonal wage rates for the above occupa-

tional groups by SMSA. Table 8 surnrnarizes the reglonal and Iocal wage

rates and presents the L974-75 price relatives. Weighting the rela-
tives equally and averaging them yields the regional and local indexes

for the employee cost component of the property service cost index,
given on the last line of Table 8.

J

In preceding notes we used the AWS mean wage rate for janitors,
porters, and cleaners in all industries. Between 1974 atd L975, the
percentage of nonmanufacturing employees surveyed in that category
increased significantly in both experlmental sites. The average qrage

rate in all industries then decreased, because the rate for janitors,
porters, and cleaners is lower in nonmanufacturlng than in manufactur-
ing industrles. To resolve that problem, we declded to price the
groupts wage rate in manufacturing industries on1y, a classiflcatlon
that is comparable for both sites over the relevant period. The
change affects L974 data reported below ln Tables 7, 8, 18, 22, 23,
and 24.
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Table 7

WAGE RATES FOR SMSAs IN COST INDEX REGION, L975

Office and
ClericaI
WorkersD

( $/wk)State and SMSA

fLltnois
Chicago

Ind.iarw
Indianapolis

Miehigan
Detroit

)hio
Akron
Canton
Cincinnati
Cleveland
Columbus
Dayton
Toledo

161 .63

753 .42

191.15

165 .81
748.02
t4!.99
r57 .87
r48.37
161 .95
161 .98

Wiseonsin
Milwaukee 149.25

tr'leighted regional
average 764.34

SOURCE: U.S. Bureau of Labor Statistics, Area Wage
Suruey (AWS), U.S. Government Printlng Office; specific
sources are listed in Appendix C.

'ltu.r, wage rate for men and women in all-size manufac-
turlng establlshments.

h"Weighted average of mean rrrages for men and women (a11
industries and all-slze establishments) in 13 occupation-
al groups frorn AWS Table A-1 ("Office Occupations:
Weekly Earnings"): (1) accounting clerks, class A; (2)
accounting clerks, class B; (3) file clerks, class B;
(4) order clerks; (5) payroll clerks; (6) keypunch oper-
ators, class A; (.7) keypunch operators, class B1 (8)
secretariesl (9) gener:al stenographers; (10) senior
stenographers; (11) switchboard operator-receptionists;
(12) typists, class A; (13) typists, class B.

I,Ionth of
Publication

(197 s )

Janitors,
Porters, and
Cleanersa

($/hr)

October

December
May
February
September
October
December
May

March

April

May

4.9L
4.48
4.16
4.76
4.r2
4.85
4.76

4.2r

4.47

5. 35

4 .47

4.60
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Table 8

EMPLOYEE COMPONENT OF PROPERTY SERVICE COST INDEX:
REGTONAL AND LOCAL WAGE RATES AND TNDEXES, 1974-75

Item
St. Joseph

County

3. 91
L27 .73

4.L5
136 .96

LO6.LP
w.2?
LO6.6b

1974 Wage Rate
Janitors, porters, and cleaners ($/hr)
Office and clerical workers ($/wk)

1975 Wage Rate
Janitors, porters, and cleaners ($/hr)
Office and clerical workers ($/wk)

Employee Cost fnd.eu
Janitors, porters, and cleaners
Office and clerical workers
Arithmetic average

SOURCE: U.S. Bureau of Labor Statlstics (BLS), Area
Wage Sunuey (AwS), Bulletln 1795-18 and Supplement 1 to
Bulletin l-795-18, U.S. Government Prlntlng Office, March
1974 and March L975, Tables A-1 and A-5; BLS, Area Wage
Suz.oey, varlous 1974 bulletlns--speciflc sources are
listed in Appendix C; Charles W. Noland, fndering the
Cost of Producing Housing Serutces: Site fI, 7974, The
Rand Corporation, I,IN-9736-HUD, May 1977, pp. 25-26; and
Table 7 above.

NOTE: St. Joseph County wage rates are frorn AI,IS Bull-e-
ttn 1795-18 and Supplement 1 to that bulletln. Regional
rates for office and clerical workers are from Table 7

above and pp. 25-26 of I,IN-9736-HUD. Regional rates for
janltors, porters, and cleaners are population-weighted
averages of SMSA rates from 1974 and 1975 AtrlS publica-
tions llsted in Appendix C (see note on p. L7).

otg|4 = 1oo.
h"March 1974 = 100.

UTILITIES

The Federal Power Commission (FPC) annually publlshes typlcal
residential electric bills for all U.S. cities with populatlons of at
least 2,500. The bills are computed for various consumption levels
using rate schedules appllcable to the majority of each areats cus-

tomers. We lndex the cost of 500 kWh per month, which is close to
the average monthly usage level of. 487 kWh during L974 in the East

Region

4.L5
150.63

4.60
L64.34

110.84
LOg.La
110.0d
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North Central U.S.* For January 1975, the typlcal resldential b111

for 500 kWtr of electrlcity was $15.20 ln the East North Central U.S.

and $13.88 ln St. Joseph Co,rrty.**
The BLS provldes us w-lth an annual l-ndex for the Reglon V CPI

***
gas component. It ls based on three gas bll1s prlced at the pre-
valllng rates for each clty ln which the BLS collects gas rate data.
Wlth July 1972 as the base, the July 1975 lndex is 148.14.

Loeally, we calculate the cost of I-LO.42 therms of resldentlal
gas per month, the average North Central U.S. household consumptlon

****level in 1970. Table 9 glves the gas rates for the predominant

Table 9

RATE SCHEDI]LE FOR RESIDENTIAI
GAS SERVICE: ST. JOSEPII COUNTY,

INDTANA, JULY 1975

Quantity
Consumed
(therms)

First 10
Next 40
All additional

Price
($ per therm)

.3459

.1831

.1357

SOURCE: Compiled by Rand
site office and housing a11ow-
ance office staff, South Bend,
Indiana.

NOTE: Rates are for Indiana
Public Service Company residen-
tial gas service, Rate 11, in-
cluding a purchased gas adjust-
ment factor of $.0145 per therm.

*
Federal Power Conunisslon, Typi-eal Eleetrie BiLLs' FPC R 85, U.S.

Government Prl-nting Offlce, December 1975, p. L74.
**

Typical Eleetrie BiLLs, pp. xll and 38.
*:t*

BLS Region V lncludes Mlnnesota ln addltlon to the flve states
composlng our reglon.

****
Kent P. Andersot, Residential Enengy Use: An Eeonotnet?ie

Analysi.s, The Rand Corporatlon, R-1297-NSF, October 1973, p. 53. The
consumption flgures ln thls publlcatlon are for the entire U.S. The
figures in the text above are for the North Central U.S., obtained
from the primary data complled for Andersonrs study.
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type of resldentlal servlce ln SE. Joseph County during July 1975.

Applylng those rates to the average consumption figure of 110.42

therms per month yields a typical residential gas bill of $18.98 for
July 1975.

The BLS bases lts annual lndex for the Region V CPI fuel o11 com-

ponent on the price of fuel oiJ. No. 2, sampllng outlets ln 10 metro-
polltan areas. Wlth JuLy L972 as the base, the July 1975 index is
L99.57. Table 10 lists the retall prices of fuel oi1 No. 2 at 12 St.
Joseph County outlets. The average price per gal1on ln July 1975 was

$.342.

Table 10

RETAIL PRICES OF FUEL OIL NO. 2 AT
SELECTED OUTLETS: ST. JOSEPH
couNTY, TNDTANA, JULY 1975

Out let
Price

( $/galton)

A
B

C

D

E

F
G

.339

.3s4

.343

.349

.354

.342

SOURCE: Compiled by Rand slte office
staff, South Bend, Indi-ana. Names and
addresses of the twelve outlets are on
file at Rand for survey purposes only.

Table 11 summarizes L974 and 1975 utillty data and presents the

L974-75 utility price indexes for the region and St. Joseph County.

INSURANCE

The BLS collects homeowner lnsurance premium data for 1-4 Region V

metropolitan areas and provldes us wlth an annual index for thls CPI

component. I^Iith JuLy L972 as the base, the July 1975 index ls 114.62.

Loca11y, we price two types of property lnsurance--homeowner and

"multlple peril." The first provides comprehensive coverage to home-

OutIet

H

I
J
K
L

Price
( $/ea1lon)

.309

.336

.334

.325

.364

.349

.34s Average



-22-

Table 11

UTILITY COST INDEX: REGIONAL DATA
AND TNDEXES, Lg74-75

Item
St. Joseph

CounEy

11.18
17 .10

.330

13.88
18.98

.342

L24.2
111 .0
103 .6

L974
Electricitva
Gasb
Fuel oilc

1.97 5
Electricitya
Gasb
Fuel oilc

Uttltty fndere
Electricity
Gas
Fuel oil

SOURCE: Charles Noland , Ird.eaing
tlp Cost of h,oductng Housing Senuices:
Site, ff, 1974, The Rand Corporation,
I^rN-9736-HUD, May 1977, Table 7, p. 29;
and pp. L9-2L above.

'Doll"r" per month.
h"For the region, an index with JuIy

1972 = LOO; for St. Joseph CounEy,
dollars per month.

cFor the region, an i-ndex with July
1972 = 100; for St. Joseph County,
dollars per gallon.

s*L974 = 1oo.

owners and resident landlords of sma1l rnultlunlt bulldings. Other

residential propertles are lnsured under comblned coverages called
multiple-peril lnsurance. Slnce rate schedules dlffer by area, type

of butlding, and lnsurance company, our method of obtalning typical
lnsurance bllIs was eomplex. Flrst, we ldentlfted four of the larg-
est homeowner lnsurance wrlters ln Indlana: Allstate, Indlana Insur-
ance Companles, State Farm, and Unlted Farm Bureau. Investlgatlon
indlcated that all four wrLte slgnlficant amounts of homeor.mer insur-
ance in St. Joseph County. Allstate wrltes few multlple-perll policies,

Region

L2.28
L16 .7 4
L9t.44

L5.20
148.14
L99.57

L23.8
t26.9
r04.2
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and we rrere unable to obtain Indiana Insurance Companlest nultlple-
peril schedules. [,Ie used rate schedules of all four suppllers to
prlce homeowner insurance; to prlce nultiple-perll insurance, we used

State Farm and United Farm Bureau schedules.

Next we ldentifled four property types and priced pollcles for
each: (a) slngle-family owner-occupied, (b) single-famlly rental,
(c) duplex with a resident landlord, and (d) duplex wlthout a resl-
dent landlord or buildings wlth three or more unlts. The first and

third types are insured by homeowner policles; multlple-perll- policies
cover the second and fourth.

Insurance rates depend on the protectlon class of the area in
which a property is located. Protection classes are based on ratlngs
of an area's water supply, fire department, fire alarm system, fire
prevention program, and building department, and on the condltion of
lts buildings. The lower the protection cIass, the less risk to
property, and hence the lower the rate schedule. Table 12 presents

the July 1975 protection classes for the 20 minor civil divisions
(MCDs) in St. Joseph County.

Tables 13 through 16 present July 1975 lnsurance preml-um data

for the countyts I"1CDs. For each property type and area the tables
give the number of properties and average baseline (L974) value of
lmprovements (rounded to the nearest thousand). Premiums are aver-
aged across all companies priced.

Each combination of property type and MCD has an average insur-
ance premium. When weighted by the number of propertl-es and averaged,

they yield a July 1975 average annual premium of $69.09 based on baseline
property value for all St. Joseph County residential properties.

Table 17 summarizes the insurance data and presents the L974-75

regional and local insurance rate lndexes.
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Table 12

RESIDENTIAL PROPERTY INSIJRANCE PROTECTION CI,ASSES:
MINOR CIVIL DIVISIONS IN ST. JOSEPH COUNTY,

INDIANA, JULY 1975

Minor Civil
Division

Protection
Class

10
9

10
10
10
10

9
10

9

10

South Bend
Mishawaka
Lakeville
New Carlisle
North Liberty
Osceola
I.Ialkerton
Centre township
Clay townshipa
German tovrnship

SOURCE: Provided by Insurance Services Office of
Indianapolis, Indiana.

4lncludes Indian Village and Roseland.

Protection
Class

Mlnor Civll
Division

3

4
8
7

8
9
8
9
9

10

Green township
Harris township
Liberty township
Lincoln township
Madison township
Olive township
Penn township
Portage tovmship
Uqion township
Warren township
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Table 13

HOMEOWNER INSURANCE PREMIIN,IS FOR SINGLE-FA},IILY OWNER-OCCUPIED RESIDENCES:
MINOR CIVIL DIVISIONS IN ST. JOSEPH COUNTY, INDIANA, JULY 1975

Annual ?rernlum (9)

Minor Civil
Divislona Average

Sourh Bend
Mishawaka
Lakeville
New Carlisle
Norrh Liberry
Osceola
Walkerton
CenEre township
Clay township?
German Eownship
Green township
Harris township
LiberEy township
Madison Eounship
Olive Eownship
Penn township
Portage townshlp
Union township
warren Eownship

68 .50
128.25
t07 .25

54.75
58.25
72.50
75.00
65 .50
76.50

151.50
L34.7 5
86.50
95.25
99.7s
7 5.25
90.25
75.25
83. s0
85 .50

SOURCE: at IIASE st the ine homeowner survey or St
Joseph CounEy, Indiana; and homeowner lnsurance prernium schedules published by the
indicated companies.

aOnly minor civil divisions (MCDs) wlth sampled properties of the designated type
are included.

blrstimated number of properties ln each MCD with only a s1ng1e-family or,,rrer-
occupied residence, excluding moblIe homes and farm properties.

'Ar.rrg. of July 1974 market values of improvements. This ls Ehe same value as
EhaE reporEed Ln Ind.e*ing tlte Cost of Pro&rci,rq Housing Setui.ces: Site II, 1974,
The Rand Corporat.ion, WN-9736-HUD' ltay 1977, Table 9, naking Ehe last columnrs
premiums Ehe inpuEs Eo an lnsurance rate Lndex.

dPt".irr" are for the following insurance Eype: honeowner standard poticy, $50
deductibLe, for frame constructlon. They are compuEed frour AllstaEe Insurance Com-
pany's Indiana rate schedule t.hat was effectlve 3 October 1972. That schedule was
in effecE ln SE. Joseph County on I July 1975.

€Premiums are for the following lnsurance Eype: homeowner form 1, coverage A,
$50 all-peril deductible (Loss Ded. No.3), for frame construcElon. They are com-
puted from Indlana Insurance Companiest Indiana raEe schedule thaE was effective
June 1975. ThaE schedule was in effect 1n St. Joseph CounEy on 1 July 1975.

fPt.rir*" are for the follordlng lnsurance type: homeowaer form 2, $50 all-per11
deductible, for frame consEruct.ion. .They are compuEed from SEate I'arm Flre and
CasualEy Companyrs Indiana raEe schedule that was effectlve 1 October 1973. That
schedule was ln effect ln St. Joseph County on 1 July 1975.

9Prernlums are for the following lnsurance type: homeowner coverage A, $50 all-
peril deductible, for frame construction. They are compuEed from Unlted Farm Bureau
Mutual Insurance Companyrs Indiana rate schedule thaE was effecEive 1 Novernber 1974.
That schedule was in effecE ln St.. Joseph County on 1 July 1975,

ftPr"*i.r, was lnterpolated becween those for coverages of $12,000 and $l-4,000.
ilncludes Indian Village and Rose1and.
iP..*i.r, was interpolaEed beEween premlums for coverages of $30,000 and $35,000.

Number of
Propert lesb

Average
Valuec

($)
Compqny

gd.
Company

Be
ComoanvU' Conpany

DS

4,161
604
661
53s
t79
119
t79

4,331
581
357
773

)22
I

844
642

20
262
180
5t4
278
896

13 ,000
15 ,000
16,000
r7 ,000
13 ,000
15 ,000
14 ,000
28 ,000
24,OOO
31,000
28 ,000
19 ,000
20, 000
21,000
l3 ,000
20,000
13,000
18,000
17 ,000

42
45
62
65
55
64
57

rt2
94

130
115

76
82
86
61
79
61
73
73

69
72
85
89
78
90
80

154
t29
184
t64
r05
116
r2l
90

109
90

702
103

52h
56
69
70
64h
73
66

tr7
98

139
124

79
88
92
72h
82
72h
75
80

56
60
74
76
69
79
7l

130
108 .
T53J
136

86
95

100
78
91
78
84
86
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Table 14

MULTIPLE-PERIL INSURANCE PREMIIJMS FOR SINGLE.FAMILY
RENTAL RESIDENCES: MINOR CIVIL DIVISIONS IN

ST. JOSEPH COUNTY, INDIANA, JULY 1975

Annual Premlum ($)

Minor Civil
D lv ls iona Average

South Bend
Mlshawaka
Lakevllle
New Carlisle
North Liberty
0sceola
Walkerton
Cent.re tomshlp
Clay townshlpJ
Gernan tomship
Green townshlp
Llberty township
Ollve tomship
Penn tomship
Portage torrnship
Unlon tosnship
Warren township

35.00
44 .50

SOURCE: Tabulatlons by HASE staff from the baseline landlord
survey for St. Joseph Councy, Indiana; and multlple-peril lnsurance
prenrim schedules publlshed by the lndicated cmpanies.

NOTE: A nonresldent landlord cannot cover his rental properEles
wlth an extenslon of hls homeomer pollcy. Such properties must l)e
lnsured with multiple-perll po1lcies. Companles A and B are not
included in Ehe table: Because Allstate writes almost no multiple-
peril lnsurance 1n St, Joseph County and we were unable Eo obtain
Ehe necessary rate schedules from Indiana Insurance Companies,
schedules for these Ewo companies were not included in the average
premium calculations.

4On1y minor civil divlsions (MCDs) with sampled propertles of thc
designated Eype are lncluded.

bEstimated number of properties ln each MCD with only a single-
family rental resldence, excludlng moblle homes and farm proper:ties.

'Ar.r.g. of July 1974 market values of lmprovements. This is the
same value as that reported La fru7entry1 the Cost of l'noduci.n1l tlous'i.tt1y
Seruices: Site IL, 1974, The Rand CorporaElon, WN-9736-HUD, Ilay
1977, Table I0, making the last column's premlums the lnputs to an
insurance rate Lndex.

dP.u.iur" are for the followlng lnsurance type: (a) nulrlple-
perll coverage for frame constructlon; (b) baslc coveraBe (coverage
A) from Table I (includlng the special apartment form) for $50 flat
deductible; (c) loss of rents coverage (Table V) assuming monlhly
rent equals $120 tlmes the nunber of units and repalr or rebullding
ls estimated to take ten months; and (d) increased lirnits of liabll-
1ty and medlcal payments coverage (Table II)--5100'000 for ltabiltty'
and $I,000 per person and $10,000 per accldent for nedical Payments.
Premlums were calculated by SEate Farm Fire and Casualty Company and
reflect rate schedules in effect on I July 1975 in St. JosePh County'
Ind iana.

ePremlums are for Ehe follorrlng lnsurance type: (a) "home de-
fender" coverage for frame construction; (b) coverage A (dwelllngs)
assuming eigh! premlum points for ratlng facEors other than flre
protectlon class; (c) $50 all-perlt deductlble; and (d) increased
limits of llablltty and medical payments coverage for the inlt.la1
one-famlly resldcnce--$50,000 per person and $100'000 Per occurrence
for liabIllty, and $1,000.per person and $10'000 per accldenE for
medlcal paymenEs. Premluns are computed frrm Unlted Farm Bureau
Mutual Insurance Companyrs Indiana rate schedule that was effectlve
I November 1974. That schedule was ln effect in St. Joseph County
on I July 1975.

flncludes Indian V11lage and Roseland.

45.50
56.50
56 .50
46 .50
49,50
46.50
51.00
63.50
49 .50
68 .50
49.50
55.00
49 .50
55.00.
57 .50

Number of
Proper r lesb

Average
Valuec

(s)
Company

Ca
Conpany

Dc

515
o22

24
15
J9
46

101
39

188
44
24

8
8

16r
186

10
52

3
1

5, 000
8 ,000
7 ,000

r0,000
10 ,000

6 ,000
8 ,000
6 ,000
7 ,000
9 ,000
6, 000

10,000
6 ,000
8 ,000
5 ,000

10,000
8,000

31
4l
4L
52
52
43
45
43
47
58
45
63
45
51
45
6I
53

39
1+8

50
61
61
50
54
50
5s
69
54
74
54
59
54
69
62
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Table 15

HOMEOWNER INSURANCE PREMIUMS FOR DUPLEXES WITH RESIDENT LANDLORDS:
MINOR CIVIL DIVISIONS IN ST. JOSEPH COUNTY, INDIANA, JULY 1975

Annual Premium ($)

Minor Civil
Divis iona Average

South Bend
Mishawzrka
North Liberty
Centre cownship
Clay townshipz

SOURCE: Tarbulations by HASE staff from the baseline landlord survey for St.
Joseplr County, Indlana; and homeowner insurance premium schedules published by the
indicaced companies.

NOTII: A landlord may insure an enEire duplex with his homeowner comprehensive
cover:rge if l-re lives in Ehe building. We assume that all landlords in this situa-
tion opt for homeowner rather than multiple*peri1 coverage.

aOnly minor civil- divisions (MCDs) with sampled properties of the designated
ty[)e are inc luded.

'Estimated number of properEies in each MCD with only a duplex wlLh a residenE
Iandlord, excLuding farm properEies.

t-'A.r.."g. of July 1974 market values of improvements. This is the same value as
tlrat reported in lru7e:ting the Cost of Producing Housing Seruices: Site I'1, 1974,
Tlre Rand Corporation, WN-9736-HUD, May 1977, Table 11, making Ehe last column's
premiums the inpufs to an insurance rate index.

'-Premiums are for rhe following insurance type: homeowner standard policy,
$50 deductible, for frame construction. They are computed from Allstate Insurance
Company's Indiana rate schedule that was effective 3 October 1972, That schedule
wzrs i.n ef f ecr in St. Joseph Count.y on 1 July 1975.

ePremiums are for the following insurance type: homeowner form 1, coverage A,
$50 all-peri1 deductible (Loss Ded. No. 3), for frame construcLion. They are com-
puted from Indiana Insurance Companiest lndiana rate schedule that was effective
June l-975. That schedule was in effect in St. Joseph County on 1 July 1975.

JPremiums are for rhe following insurance Eype: homeowner form 2, $50 all-
peril deductible, for frame construction. They are compuEed from St.ate Farm Fire
and Casualty Cornpanyts Indiana raEe schedule that was effective 1 October 1973.
That schedule was in effect in St. Joseph County on 1 July 1975.

9Premiums are for the following insurance Eype: homeowner coverage A, $50
all-peril deductible, for frame construction. They are computed from United
Farm IJureau l,lutual .Insurance Companyts Indiana rate schedule that was ef f eccive
1 November 1975. That schedule was in effect in St, Joseph County on 1 July 1975.

h'-Premium is that reported for $10,000 coverage.
iIn.lrdes lndian Village and Roseland.

49 .00
56 .50
62.7 5

98.25
83 .50

Number of
Proper t iesb

Average
Va Iuec

($)
Comn;ny Company

gc
Company

C)

Company
ng

60
70
74

119
r02

51
,58

65
99
84

505
249

10
10
15

000
000
000
000
000

o,
T4,
11,
))
18,

37
44
52
86
73

48
54
60h
89
75



-28-
a

Table 16

I.IULTIPLE-PERIL INSURANCE PREMIUMS FOR DUPI,EXES WITHOUT
RESIDENT LANDLORDS AND ALL RESIDENTIAL BUILDINGS I,{ITH

MORE THAN TI,TO UNITS: MINOR CIVIL DIVISIONS IN
sT. JOSEPH COUNTY, TNDTANA, JULY 1975

Annual Premium (S)

Minor Civll
Dlvis lond Average

South Bend
Mlshawaka
Lakeville
New Carlisle
North Liberty
Osceola
Walkerton
Centre townshlp
Clay tomshlp9
Green townshlp
Penn townshlp

124.00
168 .50
198.50
53.50
92.00

132.50
298.50
140.50
121.00

97 .00
236,50

SOURCE: Tabulatlons by HASE staff from the basellne landlord survey for
St. Joseph County, Indiana; and multiple-peril insurance premi.um schedules
publlshed by the lndlcaEed companies.

NOTE: A landlord cannot cover a residential property on whlch he does
not resi-de wlth an extenslon of his homeowner policy. Although 3- and 4-
unit properties could be covered by such an extension if the landlord
resldes on the property, nearly al1 propertles wlth t.hree or more units
are covered with multiple-peril policles. Companies A and B are not in-
cluded in the table: Because Allstate wrltes almost no multiple-perll iil-
surance ln St, Joseph County and we were unable Eo obtaln the necessary raEe
schedules from Indiana Insurance Companles, schedules for these two compan-
les were not included ln the average premium calculaEions.

donly minor civil dlvlsions (MCDs) with sampled properEies of the deslg-
nated type are lncluded.

h"Estimated number of properties either with two unlEs and no resident
landlord or with more than two units, excluding farm properties.

'Ar".rg" of July 1974 market values of lmprovements. This is the same
value as t.lrat report.ed i-n Indeaing the Cost of Producing HousLrn {;craices:
Site II, 1974, The Rand Corporation, WN-9736-HUD, May 1977, Table 12, making
lhe last column's premlums the inputs to an insurance rate index.

s
''Premiums are for the following insurance type: (a) mulciple-peri1

coverage for frame constructlon; (b) baslc coverage (coverage A) from Table
I (including Ehe special aparEment form) for $50 flat deductible; (c) I.oss
of rents coverage (Table V) assuming monthly renE equals $120 tlmes the
number of unlls and repair or rebuildlng is estimated to take ten months;
and (d) increased limits of liabtlity and medical payments coverage (Table
II)--$100,000 for 1iablllt.y, and $1,000 per person and $10,000 per accident
for medical pa)ments. Premiums were calculated by State Farm Fire and
Casualty Company and reflect rate schedules ln effect on 1 July I975 1n
St. Joseph County, Indlana.

@Premlums are for the following lnsurance type: (a) multiple-perll
coverage for frame construction; (b) apartnent raEes wlth 80 percent. co-
insurance (Rate Table 7); (c) $100 deducttble; and (d) bullding rate only
with no extended covetage. Premlums are computed from UnlEed f'arm Bureau
Mutual Insurance Company's Indlana rate schedule that was effectlve 1 June
1974. That schedule was in effect ln St. Joseph County on 1 JuJy 1975,

fDrpl.*." must be covered with Unlted Farm Bureauts 'rhome defender"
coverage. Such premlums are for the followlng insurance type: (a)
"home defender" coverage for frame constructlon; (b) coverage A (dwelllngs)
assuming elght premium polnts for rating factors other than fire protectlon
class; (c) $50 all-per11 deductlble; and (d) lncreased l1mits of 1tab111ty
and medical payments coverage for the lnltlal two-famlly resldence--
$50,000 per person and $100,000 per occurrence for liablllty, and 51,000
per person and $10,000 per accidenE for medlcal payments. Premiums are
computed from Unlted Farm Bureau Mutual Insurance Companyts Indlana rate
schedule Ehat was effective 1 November 1974. That schedule was ln effect
in St. Joseph County on I July 1975.

9lncludes Indian Village and Roaeland,

Number of
Propertiesb

Average
Valuec

(s)

Average
Number

of Unlts
Comp4ny

cd
Company

De

I,677
493

5
5
5
7

52
7

23
4
6

22,000
31,000
30 ,000
1l,000
13,000
15 ,000
36 ,000
16 ,000
19 ,000
15 ,000
28 ,000

4
4
4
2

3
3
7

3
2

2

3

tL2
145
157
57
80

105
2fo
110
124
87

173

136
192
240
7d

104
160
367
I7I 4'r t8J
1 07J

300
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Table 17

INSURANCE RATE INDEX: REGIONAL AND

LOCAL DATA AI'ID INDEXES , L97 4-7 5

Item
St. Joseph

County

Insurance datazd
197 4
t97 5

Insurance indexD

SOURCE: Charles I,J. Noland. fnder-
ing the Cost of tuoducing Housing
Serutces: Site ff, 1974, The Rand
Corporation, trIN-9736-HUD, May L977,
p. 36; and pp. 2I and 23 above.

olrrd.*"" for the regi-on with July
7972 = 100, and dollars per year for
St. Joseph County.

A"Juty l9l4 = Loo.

62.7r
69.09

LLO.2

Region

105 .10
LL4.62
109.1
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VI. INDEX OF },IAIMENANCE AND REPAIR COST

The component costs of malntenance and repalr--for employees, sup-

plles and repalrs--are lndexed wlth wage rates and materlal prlces.
trIages are obtained prlmarlly from AtrlS publicatlons, but for some occu-

patlons and ci-ties we use unlon wage scales from other sources. Whole-

sale prlce index (I,IPI) components lndex material prices.
Because the WPI is a natlonal index, all citles ln the reglon have

the same lndex; we cannot dlstlnguish 1ocal or reglonal prLce changes

from natlonal ones. However, the commodities lndexed for the WPI are

generally supplled ln a natlonal market. A 1ocal increase in demand

for them could result ln either shortages or price increases, but only

briefly until loca1 stocks were replenished. There would be at most a

temporary dlvergence between the 1oca1 and reglonal lndexes.

EMPLOYEES

The wage rate change for janitors, porters, and cleaners, as re-
ported in the AWS, forms the prlce relative for the employee component.

Table 18 glves the wage rate data and the L974-75 employee cost Lndex.

Table 18

EMPLOYEE COMPONENT OF MAINTENANCE AND REPA]R COST

INDEX: REGIONAL AND LOCAL WAGE RATES
AND TNDEXES, t974-75

Item

Janitors, porters, and cleaners:d
L974 wage rate
1975 wage rate

Employee cost index

SOURCE: Table 8 above.
oDoll.r" per hour
b1974 = 100.

March 1974 = 100.

t. Josep
County

3.91
4.L5

LO6.tc

Region

4.
4.

110.

15
60
sb
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SUPPLIES

Nine commodity groups--commonly used malntenance supplles--make

up the component for supplles. Table 19 presents the July 1974 and

July 1975 I,IPI data and the Lg74-75 lndex for each group. Because we

have no expendlture data for these detalled categorles, the groups

are welghted equally. By averaglng the prlce relatlves in the last
column of Table 19, we obtaln the supply cost component (both reglonal
and 1ocal lndexes) of the malntenance and repalr cost tndex.

REPAIRS

Table 20 llsts nine repalr lndex components. Because cost break-
downs are not available, the total cost of each repair type is
apporti.oned between labor and material. Wage rate and material
price relatlves are weighted with those proportions--which are, ln
effect, expenditure weights.* vile treat the resulting indexes as

repair-type price relatlves and weight them with HASE basellne expendi-

ture data to compute the repair index. The items to be indexed (both

labor and materials) as well as the weights within each repair cate-
gory are indlcated in the last two columns of Table 20. We prlce nl-ne

commodi.ties and nine occupations.

Table 21 presents July 1974 and July 1975 WPI data for the com-

modity groups and the 1974-75 index for each. Table 22 gives rates
for the wage categories listed in Table 20. For the flrst seven cate-
gorles, irage rates are presented for all SMSAs ln the region that had

AWS data. I'Iage rates for plumbers and roofers are from t}:re Engtneerirlg

Neus Record, a construction industry weekly; rates for those categories
do not appear in any AWS publicatlon.

Every rate was not available for every clty. That inconsistency
ls a consequence of uslng dlfferent sources, each havlng dlfferent
characteristics. The last row of Table 22 shows the populatlon-welghted

*
The welghts are from a study for the New York City Houslng and

Development Admlnistration (see the note to Table 20). The data are
for L967 to 1969 and are directly applicable to large, rent-controlled
bulldlngs in New York. We have been unable to find a seE of welghts
based on properties Ilke those in our experlmental sites.



Table 19

SUPPLY COST INDEX: COMMODITY PRICE INDEXES, JULY 1974 AllD JIILY 1975

Cormodity Group
L97 4-7 5
IrtdexD

Soap and synthetic detergent
Builders hardware
Furniture hardware
Metal doors, sash, and trim
Lighting fixtures, residential, incandes-

cent, ceiling, enclosed bowl
Insect screening, galvanized
Electric lanps/bulbs, incandescent, 100

rratts, i.nside f rosted
Palnt brush
Household melntenance brushes

LL3.2
LL3.2
113.8
107 .1

LO9.7
109.9

I(,
l\)
I

LzL.I
111.2
113 .6

Supply cost i-ndex LLz.5

SOURCE: U.S. Bureau of Labor Statistics, Wltolesale Pniees and. Pnice fnd.eres, Data
fot, JuLy L974 ar.d WlolesaLe Prices andPtiee fndeaes, Data for JuLy 1975, U.S. Govern-
uent Printing Office, October 1.974 and September 1975.

otgoT = 1oo.
A
"Both regional and local index. July 1974 = 100.

'L1"t"d in July 1975 as code 10830103.06.
dti"t.d in July L975 as code 11770101.03.
elisted ln July 1975 as code 15970141.07.

WPI Indexa
I{?I Code

Number July 1974 July 1975

067t
104101
r04104
1071

10830103 .05c
10890126.01

LL77 }LOL.O2d
L5}70L4L.Ose
159703

t32.L
140 .5
L77 .0
149 .8

L47 .7
L26.9
151 .6

L52.5
153 .1

l.49.s
159 .1
20L.5
160.5

178 .8
141 .1
L7 2.2

L67 .3
168.3

'-;,
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Table 20

COMPONENT WEIGHTS FOR THE REPAIR COST INDEX, BY TYPE OF REPAIR

Type of Repalr

Carpentry

Electrlcal work

Flooring work

Glass work

Masonry work

Paintlng

Plumbing and heatlng work

Rooflng work

l'@ wages t'oo

,rt Wages l'o

>--- comnodities l'oo

.. l-00

Comnodltles loo

-. ttb
wages

Comoditles too

,, ,oo
waSes

Comodltles l'o

CarpenEers

Electrlclans

Electrical nachlnery and

Carpenters

Floor coverings

Helpers, maintenance tradea

Flat glass

Helpers, maintenance trades

Concret.e products

Miscellaneous repairs t.6

- 

wages
Janitors, portera, cleaners

Helpers, malntenance trades

wages loo palnters

Commodlties l'oo prepared palnt

Boiler tenders

Wages Firenen, staEionary boilers

Conmodlties

Plunbers

Hardware

Heatlng equlpment

Plmbing fixtures

RoofersWages

Cor@odltles lJ'o Prepared asphalt rooflng

t.o0

CoElponent
Welghr

1.00

,75

.25

.60

.40

.75

.25

.75

.25

.50

.50

.80

.20

.06

.L2

.42

.o4

.08

.28

.60

.40

SOITRCE: Ira S. Lowry (ed,.), General Desdgn Report: Fiz,et Draft, The Rand Corporacion, !nl-8198-HUD,
May 1973, Table D-5, p, 275.

NOTE: Most of the categorles, lndexed ltems, and weLghts are given ln George SEernlLeb, Ihe Urban
Housing Diletma, Department of RenE and Housing Malntenance, Houslng and DevelopmenE Adnlnlscration,
New York, L972, pp. 245-259.

Index Components
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Table 21

REPAIR COST INDEX: COMMODITY PRICE INDEXES,
JULY 1974 AND JI]LY 1975

Cormnodity Group
5
b

L97 4-7
Index

111.6
117 .0

Prepared paint
Hardware
Plumbing fixtures and

brass fittings
Heating equipment
Electrical machinery

and equi-pment
Floor coverings
Flat glass
Concrete products
Prepared asphalt

roof ing

105 .8
109.6

111.5
106 .9
109.0
110 .3

111.0

SOURCE: U.S. Bureau of Labor Statistics, Wlnlesale Ptices
and. Py,ice fnd,eres, Data foz' JuLy 1974 arrd Wholesale Priees and
Priee Ind.eees, Data for JuLy 1975, U.S. Government Printing
Office, October 1974 arrd September L975.

otg6t = 1oo.
L
"Both regional and local lndex. July 1974 = lOO.

average of each wage cateBory, based on the cities for which wage data

were available
Table 23 surnmarizes the L974 and, 1975 regTonal and 1oca1 wage

rate data for the nine wage categories in Table 20. In addition' lt
presents the reglonal and loca1 prlce relatlves. When those relatlves
and the indexes from Tabl-e 2L are r,reighted with Table 20 welghts' the

resulting flgures are the L974-75 indexes for the nlne repalr lndex

components. Table 24 presents the reglonal and loca1 lndexes.

WPI Indexd
WPI Code

Number Ju1-y L974 July 1975

LL7
L23
1311
133

1361

062L
LO4

105
105

L26.3
115.9
L28.6
t55.2

r98.7

L49.7
r39.7

L52.L
L37 .L

r40.
\23.
140.
171 .

220

8
9
2

2

5

16
16

7.L
3.5

160.9
L50.2



Table 22

REPAIR COST INDEX: REGIONAL WAGE RATES, 1975

llourly WaBe ($)

StaEe and SMSA Roofers?

t2.20

r1 .90

10 ,63
L2.25
tt:1t

ILLinois
Chicago
Peoria

Indiarw
Evansville
Indianapolis

Michigan
De troit
Grand Rapids
Lansing-East Lansing

Ohi.o
Akron
Canton
Cincinnatl
Cleveland
Columbus
Dayton
Toledo
Youngs town-Warren

Hisconsin
Uadison
Milwaukee

I(,
9l

I

Weighted reglonal
average IL.9Z

SOURCE: U.S. Bureau of Labor Statistics, Area Hage &truey, U.S. Governnent Prlntlng Offtce; specific sources are list.ed in Appendlx C. Wages
for plumbers and roofers are from t}:.e Ettgineetirtg Neua Record, Vol. I95, No. 12, 18 September 1975, pp. 71-75.

NOTE: The wage rates in colunns 3 through 9 were obtalned from the AI'IS. Dashes Ln those columns indicate either that no AWS was publLshed for
the SUSA or that the wage for a trade 1n a part.lcular SMSA was suppressed. Dashes in Ehe last trc columns lndlcate thaE the wage rate for the SMSA
was not published in the EngineerLng Nans Reeord.

aAWS collection dates for the lndicated SMSA. Ttrese dates do not apply Eo vage rates Ln the last Ewo columns.
h
"Mean wage rate for nen only ln all industries and all-size establishments. Thls trade was fomerly reported ae "flrenen, stationary boilers."
'M"., ,.g" rate for men only in all industries and all-slze establislmenEs.
dr.rr, ,.g" rate for men and women ln all-size Eanufacturl.ng establlshnent.s.

'U.io., ,.g" rate, lncluding frlnge benefits, as reported ln the Engineering Nans Reeotd.. All rates are those ln effect on 1 August 1975 except
those for plunbers in Peoria, Evansvll1e, Indianapolls, Grand Rapids, LansLng-East Lansing, Dayton, Toledo, Youngstown-Warren, Madison, and
Milwaukee, which are the rates ln effect on 2 July 1975.

fDates i. coluon 2 refer only to Alrls data, and no AWS publlcatlon is available for these SHSAs.

Month of
Publicat i.on4

(197s ) Tendersb
Boiler Painters,

Itaintenanc ec Plumberse
Carpent.ers,
Maintenancec

Electricians,
Maintenancec

Engineers,
S tarionarye

Helpers,
Maintenance

TradesO

Janitors,
Porters, q,rd

Cleaner sd

--

.02

.30

.72

.67

.92

.78

:1'

.34

7 ,L6

6 ,85

6
6
5
6
5
6
6

6 54

6

L2.60
L2.43
t2.52
t1 .90
12 .85
11.94

11
9

11
11

13
11
11

62
05

112

19
55

92
82

LL.44
11 .98

May
(f)

(f)
0ctober

March
(f)
(f)

Decenber
May
February
Septenber
October
Decenber
May

(f)

(f)
Aprll

6.L6

5
5
5
5
4
5
5

82
25
94
57
74
37
43

5.28

4 .8r

u_t_,

::o

.84

::'

.97

.09

.26

.6I

.77

.75

::'

5
6
6
6
5
6
6

5 .11

7

6

6

6 .9s

6
6
6
6
6
6
6

6

,L4
.15
.11
.84
.34
.89

:1'

.93

6 .89

, 
-1,

.09

.44

.33

.48

.05

.72

.-:,

.94

1 .21

5

s.95

r_1t

s.L7

5
5

t7
36

5.27

5.64

5.26

5 .10
5.25

4.88

4.21

4.47

a-.it

'_l'

4.9L
4.48
4.15
4.76
4.L2
4. 85
h.76

5. 95 6.66 6.87 6.7L 5.32 4.60 6.70 t2.25
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Table 23

REPAIR COST INDEX: REGIONAL AND LOCAL WAGE RATES

AND PRICE RELATIVES, L974_75

L97 4-7 5
Relative

(1974 = 100)

Trade

sBoller tenders*
Carpenters, maintenance
Electriclans, malntenance
Engineers, staclonary
Helpers, malntenance trades
Janitors, porters, and cleaners
Palnt.ers, malntenance
Plumbers
Roofers

St. Joseph
County

111. 2

106.5
109 .5
109.5
108 .6
105. 1
100.0
110 .8
107 .0

SoURCE: U.S. Bureau of Labor Statistics (BLS), Area llage Suruey (Aws), SupplemenE 1 to
Bulletin 1795-18, U.S. Government Prlntlng Offlce, March 1975, Tables A-5 and A-5; BLS, pre-
llmlnary tabulatlons of rates and hours for bulldlng trades, October 1975; Charles W. Noland,
Inde*ing tlte Cost of Produeing Housing Sertsices: Stte fI, L974, The Rand Corporatlon, I{N-
9736-HlrD, l(ay 1977, Table 17, p.43; and Tables 8 and 22 above.

4From Noland, Table 17, p, 43, except the rate for Janitors, porters, and cleaners, whlch
Ls from Table 8 above.

bFrom Table 22 above.
cMarch 1975 AWS rrage rates for boller tenders, carpenters, and electrlclana, and Janltors,

porters, and cleaners; see notes to TabLe 22 above for coverage. July 1975 unlon wage rates
including frlnge beneflts publlshed by the BLS for. painters, plumbers, and carpentere. No

source could be found for engLneere and helpers. Llnear regreaslon analysLs lndlcated that
wage rates for boller tenders, electrlclana, Eaintenance mechanics, and tool and dlenakers
are good predlctors of the rrage rate for stationary englneers. lfe uged the avera8e L974-75
prtcl rektives for those four trades as the eBtlmated prlce relative for statlonary engln-
L..". I,{age dara since 1960 lndlcate that wage rate changes for carpenters' electrlclans,
and plpefitters closely paralleled those for helpers. We used the average 1974-75 prlce rela-
tlve; for those three tradee as the estlmated prl,ce relatlve for helpers, the data belng ln-
adequate for regression analysLs. A11 wages are frm the South Bend AUS.

)4Formerly reporEed as t'flrenen' statlonary bollers.t'

Hourly Wage Rate ($)

L97 4 r97 5

Reglona
St. Joseph

Countf Regionb
St. Joseph

Countye Reglon

5.42
5.13
6.2t
5.L4
4.75
4.L5
5.30

11.32
tL.27

5.36
5.56
5.50
5.61
4.43
3.91
7 .83
9.37
I .83

5
6
6
6
5

4
6

t2
11

96
66
87
77
32
50
70
25
92

5.96
5.92
5.02
6.15
4.81
4.15
7 .83

10.38
9 .45

110.0
108 .5
110.5
109.3
112 .0
r-10.8
l_06.3
108. 2

105 .8
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Table 24

REPAIR COST INDEX: REGIONAI AND LOCAL INDEXES, L974-75

1974-75 Index
(1974 = 100)

Type of Repalr

Carpentry

Electrlcal work

Floorlng work

Glass work

Masonry work

Mlscellaneous

Palntlng

Plunblng and heating work

Rooflng work

SOURCE: Tables 20, 21, arrd 23 above.

St. Joseph
County

105 .5

109.5
111.5
110.0

106 .5
105.9
105 .7

108
109
108

6

0
7

.6

.3

.0

.0

.0

.6

107
111

08
110
109

1

1

105.1
108.5
L07.4

100.0
111.6
702.3

109.6
rtt.2
110.8
117 .0
109.5
105 .8
109.5

08

Component
I'reight RegionIndex Component

108.6

112.0
110.3
111 .6

106.3
111.6
LO7 .4

109
110
108
117
109
105
108

r-05
111
107

6
5

8

.6

.9

.9

Lt2.
109.
111.

0
0
2

8
0
4

110
111
110

108
106
107

110
L20
111

3

0
2

0
5

8
3

8
0
9

Carpenters, maLntenance

Electrlcians, maintenance
Electrlcal machinery and equipment

Welghted average

Carpenters, malntenance
Floor coverlngs

Welghted average

Helpers, malntenance trades
Flat glass

Welghted average

Helpers, malntenance trades
Concrete products

Welghted average

Janltors, porters, and cleaners'He1pers, malntenance trades
Weighted average

Palnters, malntenance
Prepared palnt

Welghted average

Englneers, stationary
Bo11er tenders
Plumbers
Hardware
Heatlng equipment
Plumbing fixtures and brass flttlngs

Welghted average

Roofer s
Prepared asphalt rooflng

Inlelghted average

1 .00

.80

:?o

.60

i1o

75
25

75
25

50
50

.06

.12

.42

.04

.08

.28

.60

.40

.75

.25
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VII. INDEX OF PROPERTY TA)(ES

The property tax lndex should account for any change ln tax bllls
not caused by physlcal changes i-n a propertyts land or improvements.

The preferred computatlonal procedure, comparlng actual tax bil1s for
quantity-constant properties (those with no physical change), awalts
final public record data flles. Meanwhile, an index of the average

net county tax rate provides a close approxJ-matlon. For each property
in the county,

B = (T) (V), (7.1)

where B = property tax bill,
? = net tax rate,
7 = net assessed value (land and improvenents).

The net tax rate is the published tax rate less a fixed percentage

based on the sales tax rebated to each jurisdlctlon by the state, called
t}ae state reh)rn tas cnedit. Net assessed value is the assessed value

of land and improvements, less exemptlons (mortgage, veteran, old age,

blindness, and nonprofit). We form our index of the tax bill by assum-

ing that the assessed value is constant (for quantlty-constant proper-

ties) and using an index of the net tax rate.
Since L974 there has been no general reassessment ln any St.

Joseph County taxing Jurisdlctlon. Net assessed values have thus

changed for only two reasons--selected reassessment or change in ex-

emption status. Incldence of the latter is so small that we can

neglect iE without affecting the index.

Selected reassessment, whlch we also do not allow for, is lnitlated
upon one of two evenEs: (a) a bulldlng permit ln excess of a certaln
value is issued for the property, or (b) the owner requesLs (and the

state tax board al-lows) an indivldual reassessment. The first occur-

rence reflects an actual change in the quantity of caplEal that we would

not hTant to bulld into our lndex. Because the second almost always

reduces assessed value, our lgnoring it irnparts a sma1l upward bias to
the index.
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Each year we collect tax rates and state tax credlt rates for all
29 jurtsdicElons in St. Joseph County, and we calculate the weighted

average net tax raLe for the county (see Table 25). Each jurisdlctionrs
weight is its total net assessed value of resldential property, The

rati.o of the resulting average rates gives a local L974-75.index of

98.4 (I97 4 = 100) .

For our regional index we use the property tax componenE of the

Region V CPI, sent to us annually by the Bureau of Labor Statistics.
During L974-75 the regional index rose 5.5 percent, whl1e our Iocal
index for St. Joseph County felt 1.6 percent (see Table 26).
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Table 25

AND STATE RETURN TAX CREDIT BY TAXING JURISDICTION:
JOSEPH COUNTY, INDIANA, L974_75

Net Tax
Ra tec

Taxing Jurlsdiction

Centre cownship (excludlng South Bend)
Clay township (excluding Roseland, Indlan

Village, Mishawaka, and Soulh Bend)
Ros eland
Germn Eounship (excluding South Bend)
Green Eownship
Harris township
LlberEy township (excludlng North Liberty)
Norlh Liberty
Llncoln township (excludlng Walkerton)
Walkerton
Mad lson tomship
olive tomship (excluding New Carllsle)
New Carlisle
Penn townshi.p (excludlng Osceola,

Mi-shawaka, and South Bend)
osceola
Mishawaka (Penn townshlp)
Portage township (excludlng South Bend)
South Bend (Portage townshlp)
Unlon Eomship (excludlng Lakeville)
LakevllIe
llarren townshiP
lndian village
South Bend (centre tomsh lp )
South Bend (Clay tomship)
SouEh Bend (German tomship)
South Bend (Penn comshlp)
Mishawaka (Penn tomshlp,

Penn-Harr is-Mad lson)
Mlshawaka (Penn tomship,

Penn-Mlshawaka School)
.Mlshawaka (Clay tomship)

t97 5e

6.155

6.393
7.407
6. 288
6. 106
6.174
5.168
8.247
6 .896
9.280
6.6s6
5.632
7 .896

6
7

9
6
0
5

7

6
6

750
752
048
261
172
6t7
3 5tr
L94
448
164
22]

10, 1 99
o.799

9.592

6.216
8.887

Welghted I.7 )4

SOURCE: Tabulatlons by IIASE sEaff fron che public records file, Slte 1I, baseline; and publislred
tax rates for SE. Joseph County, Indiana.

aAssessed value of 1and.p1us assessed value of inprovemenEs less tlte following cxemptlons: n()rtgagc,
veteran, old age, blindness, nonprofi-c.

bPer 
$1oo assessed value.

cper 
$100 assessed value. Calculated as foll.ows:

tar rate - (Lm ratu: x atate return Lffi eredit).
duo. ,."." levled ln -t974, payable in 1975.
eFor taxes levied in 1975, payable tn 1976.
JNat a""".""d values are used as weights.

Tax Rateb
State Return
Tax Credit

t97 5e 874d

Assessed
valuea (S)

]'974d

Net

7g7 4d L97 5e Lg7 4d

5,959,812

23 ,L35 ,27 4
L,tL7 ,243
4 ,630 ,67 L

5,881,418
3,46L,2L9
1 , 960 ,8I8
1,011,250
1,140,173
1,910,195
5,003 ,980
3,265,988
1,327 ,t86

20,449
1 ,941

3s,981
3,f57

LzO ,7 96

2L3,407
6 ,7 63 ,O93
I ,s26,659
9 ,81 6 ,2r2
2 ,O45 ,27 3

644 ,7 26
3 .67 6 ,303

4 ,27 3 ,290

1603

666
686
001
348
884
876

)o,649
17,135

7 .830

8.195
9.465
8.07 5

7 .825
8.602
7 .845

10. 445
7 .L35

10. 085
8.472
7.r55
9.935

8,632
9.862

11. 370
8.095

t2.96r
7.O75
o 2?s
7.9t5
8.305

12.966
13.04r
13.011
13. 758

12.t82

820
315

7

11

7.704

7 .993
9.282
7.874
7 .634
8.477
7.1t0

10.309
8.620

I1.600
8.327
7 .040
9.810

8 .450
9 .690

11.310
7 .826

12.7 75
7 .O52
9.253
7.744
8 .062

12 .7 t5
12.781-
12.7 63
t3.499

11.990

7.770
rl . 112

.20060

.20000

. 20681

.20L27

.20022

.20023

. 20000

.20000

.20000

.20000

.20194

.20046

. 20033

.20000

.20000

.20000

.20000

.20000

.2028f

.20215

.2007 6

.20000

. 20036

.20000

.2007 9

.20000

20000

.20000

.20000

20to(

.20023

.20L96

.20748

.2002t

.20088

.20000

.20003

. 20004

. 20003

.2007 2

.20000

.20000

20000
20000
20004
20000
20000
20345
2047 9
20018
20022
20064
2001 5
20092
20001

20003

20000
20('J20

6.259

556
508
450
258
880
276
356
708
068
76L
721
945

6. 906
7 .890
9 .096
6,476

to. 369
5,640
7 .36\)
6.326
6.644

10 .368
I0.431
10.399
I I .005

9.746

6
7

6
6
6

5
8
5
8
6

5
7

256
o52

6
9

I 1.162 10.984 200t7 20077 8.876
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Table 26

PROPERTY TAX INDEX: REGIONAL
AND LOCA], DATA AND INDEXES,

L97 4-7 5

Year St. Joseph County

Data

L97 4
L97 5

8.87 6?
I .7 34D

fnd.es

L97 4
L97 5

100.0
98 .4

SOURCE: Special tabulatlons by
the BLS and Table 25 above.

aBLS t"b,r1ations. July L972 =
100.

h"Weighted average neE Eax rate
for St. Joseph County from Table
25 above.
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Appendix A

INDEXES OF MAINTENANCE AND REPI^A,CEMENT COSTS

AND CAPITAL ADDITION COSTS

Some of our analyses requlre comblning the components glven ln
Secs. IV and V lnto expenditure-welghted lndexes. Thls appendlx pre-
sents such indexes for two major expendlture groups analyzed by HASE--

(a) maintenance and replacements and (b) capltal additions.
I,Ie calculate separate lndexes for rental and owner-occupied units

using expenditure welghts constructed from the baseline surveys of
landlords and homeor^rners. For renters, we use Site I basellne (1973)

data; for homeorr,ners, Site II basellne (L974) data. Tables A.1 through

A.3 present the components, expenditure weights, and flnal indexes.
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Table A.1

MAINTENANCE AND REPLACE},IENT COST INDEX: REGIONAL A}iID
LOCAL DATA AND INDEXES FOR RENTAL INITS, t974-75

Expenditure-Weighted
Price Relative

Category
St. Joseph

County

Air condltlonlng work
Carpentry
Contracts
Electrical work
Employee 

"*p"rr"""uFloori.ng work
Glass work
Landscaping and paving
Masonry work
Miscellaneous repairs
Painting
Plumbing and heating ruork
Roofing work
Supplies

197 4-7 5 maintenance and
replacement cost indexh

SOURCE: Survey of landlords, Site I, baseline; and Tables 18, 19, and 24
above.

NOTE: Components may not add Eo totals because of roundlng.
4Computed from the survey of landlords, Site I, baseline.
brrrr""" otherwlse noted, the prlce relative is the lndex for the corresponding

repalr group ln Table 24 above. 1974 = 100.

'T"bl. 24 above, plumbing and heating work.
dr^br" 18 above.
e

f
CI

h

0.1
L.2
2.5
2.L

22.9
9.7
5.9
1.3
3.1

13. 1

15 .8
L4.7
7.4
7.4

107.1

Includes unpaid labor and tenant repairs and replacement,s.

Table 24 above, miscellaneous repairs.
Table 19 above.

1974 = 100.

L974-75 Price
Relatlveb

Expendi.ture
tr{eighta Region

St. Joseph
County Region

.001

.011

.024

.019

.2L6

.091

.0s4

.oL2

.028
,L22
.L54
.134
.068
.066

1og .3e
108 .6
110.8d
110.8
110.8d
LO7 .9
LLL.2 _
LLL.4J
111.
111.
107.
108.
to7 .

LLz.

6
4
4
3
9
5g

L}g.5c
106.
106.
110.
106.
106.
108.
107.
109.
107.
L02.
109.
108.
L12.

5

Ld
0
1d
7

'or
0
4
3
5
6
sq

0.1
t.2
2.7
2.t

23.9
9.8
6.0
1.3
3.1

13.6
16.5
L4.5
7.3
7.4

L09.7
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Table A.2

MAINTENANCE AND REPLACEMENT COST INDEX: REGIONAL AND

LOCAL DATA AND INDEXES FOR OI,INER-OCCUPIED UNITS, L974_75

Expend i ture-[']ei ght ed
Price Relative

St. Joseph
CountyCategory

Alr conditioning work
Carpentry
Electrical work
Flooring work
Glass work
Landscaping and paving
Masonry work
Miscellaneous repairs
Painting
Plumbing and heating work
Roofing work

1

3

B

5
5
4
5

9

2
4
8

0.
0.
)

23,
7.
0.
1.

29.
11.
'))
7.

L974-7 5 maintenance and
replacement cost indexe

SOURCE: Survey of homeowners,.Site II, baseline; and Table 24 above.
NOTE: Components may not add to totals because of roundLng.
aFor single-family units only. Computed from the survey of homeowners, Site II,

baseline.
brrrl""" otherwlse noted, the price relati.ve is the index for the corresponding

repair group in Table 24 above. 1974 = 100.

"T"bl. 24 above, plumbing and heating work.
dr^bl" 24 above, miscellaneous repairs.
ntg74 = 1oo.

LO7 .4

L974-75 Price
Relativeb

Region
Expend iture

Lleightd Region
St. Joseph

County

.001

.003

.025

.220

.069

.004

.074

.27 8

. r09

.205

.07 2

108
108
110
to7

3c
6
8
9
2"
4d
6
4
4
3

9

111.
111.
111.
111.
107 .

108.
107 .

109. 5c
106 .5
110.
106.
108.
107.
109.
107.
to2.
109.
108.

0
7

7

4a
0
4
3
5
6

0
0
2

23
l
0
1

1

3

B

7

7

4
6

0
7

2

8

31.
1r.
22.
7.

r09.2



Table A.3

CAPITAI, ADDITION COST INDEX: REGIONAL AND LOCAL DATA AND
INDEXES FOR RENTAL AND OWNER-OCCUPIED UNITS, 1974_75

Category

Air conditioning work
Carpentry
Construction
Landscaping and Paving

L974-75 capital addi-
tion cost index9

Expend iture-[.]eighted Price Relative

Oumer-Occupied Units

St, Joseph
County

105.1

4.2
34.L
56.2

I

F'
o\

I

10. 6

SOURCE: Survey of landlords, Site I, baseline; survey of homeor"mers, Site II,
5 and 24 above.

NOTE: Components may not add to totals because of rounding.
4Computed from the survey of landlords, Site I, baseline.

baseline; and TabIes

bFot 
"irrgle-family units only. Computed from the survey of homeor.rners, Slte II, baseline

'Trbl. 24 above, plumblng and heatlng work. 1974 = 100.
drror" 24 above, carpentry . Lg74 = 100.

"T^bL" 6 above. Lg74 = 100.
fr.tt" 24 above, mlscellaneous repairs. 1974 = 100.
9wl+ = 1oo.

Expendirure
hleight L974-75 Price

Relative Rental Units

Rental
Unitsd

Owner-
Occupied
Units' Region

st. JosePh
County Region

St. Joseph
County Region

.010

.L7 0

.701

.119

.038

.320

.543

.099

1 OB

108
3"
6d

LO4.7e?
111.4j

109.5c
LO6.sd
LO3.6e?
to7.4J

1.1
18 .5
73.4
13 .3

1
1

6
8

1

18
72
L2

4.L
34 .8
s6.9
11 .0

106.2 L04.6 L06.7
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Appendix B

FEDERAL HO},IE LOAN BANK BOARD MORTGAGE SURVEY COVERAGE

Every issue of the Fetleral Home Loan Bank Board Neus contalning

mortgage data lncludes the technl-cal note reProduced below. It de-

scrlbes the content and coverage of their survey and provldes tech-

nLcal definltlons and lnformation on statistical procedures and tlming-

TECHNICAL NOTE

Data are weighteil averages compiled by the Fetleral Home Ioan Barik Boartl in coqreration with
the Federal Dqrosit Insurance Corporation from individual loan statistics reportetl by a sample of
major mortgage lenders.

Coverage The series covers firlly amortized conventional first mortgage loans for purchasi4g ( anil
combinatipn constnrctionlurchase loans where construction financing is combined with permanent
financing in a single transaction) single-famity homes originatetl by savings and loan associatione,
mortgage bankers, commercial banks and mutual savings banks. Such lenilers accounted for approx-
imately 90 percent of all conventional home mortgage originations i8 t972.

Sample lhe sample of lenders rqrorting data consists of savings anil loan associations holding about
70 percent of the assets of all FSllC-insuretl associations, mortgage bankers accormting for
approxirnately 25 percent of all mortgage banker conventional home mortgage originations, com-
ercial banks holtling about 42 percent of all home mortgages helil by FDlC-insureil commercial banks,
and mutual savings banks holtling about 60 percent of all mutual sa'rirgs bank holilings of home mort-
gages. Substantially all of the largest lenders of the covered types are incluileil in the survey, with
small institutions selectetl at rantlom from a number of tlifferent geographic-size strata, the sam-
pling fraction being retluced as size cleclines.

Statistical procedures Loans reported by individual lenilers are assignetl weights based on the
relationship of the assets ( or other measure of size) of the lenders in the sample in each of a
number of strata, which are defined in terms of tl4re of lender, lender size and geographical
location, to the assets of all lenders in a stratum. This provides apprqrriate weight for the
smaller lenders rqrresentetl by reclucecl sampling fractions, which tend to be outside major
metropolitan areas. lhe averages, however, will reflect changes in relative lending volume
among types of lender, among geographic areas, and among sizes of lender.

Geographic area averages are basecl on the location of the property securing loans antl are
subject to more sampling error and more erratic fluctuation than the national averagesg small
month-to-month changes, therefore, should be interpretetl with caution

Timins Ihe series covers all loans closed by participants iluring the first five full working
tlays of a month. During months whem lending terms are in process of change, the averages may
not be rqrresentative of the month as a whole. Most mortgage leniling, moreover, is based on
prior commitments macle by lenders. As a consequence, reportetl terms on loans closed in most
cases reflect the interest rates and terms offered borrowers by lenilers a month, or more,
prior to tfie rqrorting tlate. The serieqas a result, should not be inteqrreted as a measure of
ttmarket rates antl terms"during the reporting pericd.
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Definitions the cost of prirrate (i. e., non-Government) mortgage insurance ie €r(chded from the
avelages. Most lenders make a s?arate charge for errch inanrance which is o<clrdctl from rqrorted
fees antl charges. In the case of the relatively small number of lendere which inclrde such a charge
in the contract rate, horever, a tlorvnwartl adjustnent is maile in the reported contract rate to
eliminate such chargee anil make tihe rate coml,atable to ttat d,.tg.,l by other lenders; the etEect
of this adjustment is mirrr, reilucing the conttact rate by only 1 or 2 baeis pointe.

Fees and charges are tlefineil to incltde all fees, commissiotrs, tliecounte antl lpointefl paiil
by ttre borrower, or seller, in ortler to obtain a loan, incfudtg any geereral chargc f,or making tfie
loan anil qrecific charges matle to offset qrecific l*di"g ecgeaees. Charges f,or mortgage, creilit,
Iife or property insr.uance, property tranefer coete, and title seardr ard inrurance coate ae drd-
etl, but other fees are reported yithout ileilucting palmente naile by the leniler b othere f,or eenrices
renilereil.

lhe effective intereet rate incluiles the contract interest rate plus feee anil chargee amortizeil
over a ten-year period, the latter being a rotrylr estimate of the actual averag€ life of conveartional
mortgages.
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Appendix C

AREA WAGE SURVEY CITATIONS

Data for Tables 7 and 22 tn thls note were obtalned from Area

Wage Surveys publlshed by the U.S. Bureau of Labor Statlstics. Data

for Table 7 are from AWS Tabl-es A-1 and A-5 and data for Table 22 are
f rom AWS Tables A-5 and A-6 of the following AI,IS bulletins:

L974

Chicago, IL
Indlanapolis, IN
Detrolt, MI
Akron, OH ....
Canton, OH

Cincinnatl, OH

Cleveland, OH

Columbus, OH

Dayton, OH ...
Toledo, OH

Milwaukee, WI

Chicago, IL
Indianapolls, IN
Detroit, MI
Akron, OH

Canton, OH

Clnclnnatl, OH

Cleveland, OH .

Columbus, OH .

Dayton, OH

Toledo, OH ...
Mllwaukee, WI

Supplement 2

1795-27
L77 5-27
t77 5-89
1795-10
1795-23
1795-L6
1850-17
L775-23
1850-14
L775-63
l-77 5-83

1850-66
1850-22
1850-80
t795-23
t795-L6
1850-64
1850-78
1850-73
18s0-34
1850-21

Supplement 2

Supplement 1
Supplenent 1

t{ay L97 4
October 1974
l{;rch 1974
Decenber 1974
l"lay L974
February 1974
September 1974
October 1974
Decenber 1974
Aprl1 1974
l,lay L974

t{ay L975
October 1975
March 1975

May 1975
February 1975
September 1975
October 1975
December 1975
l,lay 197 5
Aprll 1975

Supplement I
Supplement 1

L97 5

18s0-33

Supplement 1
Suppleurent 1

.. December L975
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