13. Total Development Cost  

Purpose and Methodology

1. Who collects the data and for what purpose(s)?  How do they collect the data (from a survey or through program administration)?

According to HUD documentation, the TDC factor currently used in the formula “is calculated by averaging the current construction costs for a moderately designed house as listed in not less than two nationally recognized residential construction cost indices.” These two proprietary cost indices are from RS Means and Marshal and Swift/ Boeckh. “These indices draw their data from surveys of construction costs in a geographic area. Multipliers for each area are applied against these basic numbers to provide costs that are specific to a geographic location. A second multiplier is then applied to account for non-construction costs (administration, planning, site acquisition, financing, etc.) Site-based utility costs are included. Off-site costs such as water, sewer, roads, etc., are excluded.”

2. Which IHBG formula variables in 24 CFR Part 1000 can the data source measure?

None, but the data source is created for the total development factor as described in 24 CFR 1000.325.
3. What other aspects of Indian Housing need can the data source measure?

None. 

4. What questions are used to collect the data? Please attach a copy of questionnaires and/or forms and any associated instructions/training materials and definitions.

Unknown. RS Means uses a proprietary review of construction costs in large cities in every state.  They use a proprietary computer model for developing location indices and national construction cost data.
5. For what population(s) or sub-population(s) is the data collection program designed to collect data?

Both data sets are designed to collect data from a variety of builders that are generally in non-tribal areas. For RS Means, for example, 731 US and Canadian cities and the average of 30 major US cities serves as the national average.   
6. For what population(s) or sub-populations does the collection program collect data? 

See 5.
7. For what geographic levels(s) is the program designed to estimate data values?  Can the data source produce estimates/figures based upon the formula areas described in 25 CFR 1000.302? What, if any, strategies are used to ensure sufficient and equitable coverage of all Indian areas?

Both data sets provide estimates for some cities across the US. However, they do not provide estimates for tribal areas. HUD estimates a TDC for each tribal area by first estimating two different base construction costs (one from each data source) using assumptions for what is a “moderately” designed home. Then, HUD tweaks each of these base estimates based on climate differences. Finally, HUD assigns the closest local cost estimate from each of the two data sources, then averages the two estimates to produce a final TDC. These estimates are tweaked over the years as tribes go through the challenge process. 

8. How are the individuals or units chosen to participate (i.e., what is the sampling strategy)? Are there any segments of the eligible population not being reached?
Unknown.

9. How often is data collected? Is the data collected at a single point in time sample or as a rolling sample? What time period does the data reflect? 

HUD updates this analysis every year with new construction cost data from the two data sources. 

10. What procedures (for example follow up visits, incentives, marketing, etc.) are in place to encourage participation and completeness of the dataset?

None. 

11. What other entities utilize this data source and for what purpose(s)? 

Housing industry professionals and insurance companies primarily use the RS Means and Marshal and Swift data sets as base-line cost estimates for development budget projections.  

Accuracy and Precision

12. What is the confidence limit used to calculate the published margin of error? If no confidence limits or margins of error are provided, confirm there was no sampling or extrapolation involved.

Unknown.

13. What methods are in place to deal with total and partial nonresponse among the individuals recording this data? What are the rates of total and partial nonresponse?

Unknown.

14. Is the relative margin of error consistent across all tribes/tribal areas (e.g., small, large, rural, urban, off-reservation, on-reservation, etc.)? If not, describe the variation.

Unknown.

15. Overall, what design issues (e.g., phrasing of questions, incentives for participating, imputation methods, number of attempts to collect data for each selected participant, real or perceived conflicts of interest, etc.) could introduce biases for all or a certain subgroups of tribes (e.g., small, large, rural, urban, etc.) or certain types of data (e.g., financial, population, etc.)? Please provide examples to support your determination. 

Unknown.
Implementation and Funding

16. What organization(s) (e.g., Census, other federal agencies, tribes, TDHE) are responsible for implementing and administering data collection and/or analysis (including recruiting, hiring, training, and monitoring field staff, supplying necessary equipment, and compiling the results)?

Both of the underlying surveys are paid for by for-profit, private companies that administer the surveys themselves. HUD purchases the resulting data set and is therefore responsible for the underlying cost. HUD is also responsible for the staff work necessary to estimate tribal level TDCs. 

17. How much do the data collection and analysis phases cost, and how are they funded? If there is a specific cost to HUD or IHBG recipients, specify that cost. If this is a proposed new data source, please provide information used to estimate the cost of data collection.

HUD spends less than $1,000 to purchase the underlying proprietary data sets. 
18. What additional resources are needed to apply the data in the IHBG formula, and from which sources?

Minimal staff time from HUD is necessary to update data every year.  

19. How long after data collection will it take for the data to be aggregated and available for use?

Unknown. 

Transparency and Potential for Challenge

20. How transparent is the proposed data source? For instance, for which of the above questions was it difficult or impossible to find an answer? What prevented answering those questions? 

The underlying data sets are not transparent, since the initial cost data, aggregated cost data, and locational index algorithm are all proprietary information.

21. What procedures would be recommended for a tribe/TDHE to challenge inaccurate data with HUD as applied in the formula? How does the cost of formula challenges differ from the status quo?

The procedures for challenging this data source in the formula is located here: http://portal.hud.gov/hudportal/documents/huddoc?id=DOC_8616.pdf : “A tribe/TDHE can request a variance for an individual project or overall adjustment to their current cost limits. If the variance is 110% or less than the published TDC, a tribe/TDHE must provide relevant information and request approval from the Area Office of Native American Programs (ONAP). If the variance is greater than 110%, a tribe/TDHE must provide relevant information and request approval from the Headquarters ONAP. Relevant information to support a variance, can include, but is not limited to documentation demonstrating: 

· Material costs have significantly increased since last publication of TDCs.

· Unusual site acquisition costs. 

· Transportation costs of materials have increased since the last 

· Publication of TDCs. 

· Natural disasters occurring after the last TDC publication date have caused an increase in material, labor and other construction costs. 

· Special local conditions exist that result in higher construction costs as verified by historical cost data for building affordable housing in their community. 

· Evidence the tribe/TDHE has worked with the AONAP to lower the costs of the project, etc.”

22. How can a tribe/TDHE challenge inaccurate data with the entity that collected the data? What are the costs for challenging data with the entity that collected the data?

The underlying surveys cannot be challenged with the private entities that administer the surveys. 

23. Could the data collection procedures be modified to deal with future modifications of the formula and/or formula areas? How? What opportunities exist to improve the accuracy and/or precision of the data source?

The underlying surveys cannot be modified, but HUD’s use of the data to calculate different TDC estimates for individual tribes can be changed at any time. 

24. How has the data collection methodology changed over the last few data collection cycles?

Unknown.

25. How stable has the data been over the last few data collection cycles?

Unknown, but changes are assumed to represent actual change in the cost of labor and materials.  
For future consideration, Pat Boydston asks. “Does HUD compare the changes to any of the price indices that are available for labor or materials?”
Other Potential Concerns

26. What other factors not addressed above could impact the suitability of this data source for use the IHBG formula? In what way(s)? Please provide examples to support your determination.

Recommendation
27. Should this data source move on to the evaluation stage? If no, please provide examples to support your determination.

Yes. While these data are not necessarily appropriate as a formula variable, they are currently used in both the FCAS and Needs portion of the formula and therefore should be fully evaluated.  
Jim Anderson says “Yes, the formula requires a value for TDC in the calculation of housing shortage component of the NEED portion of the IHBG formula.  In 24CFR100 Appendix B  (0.15 * HOUSHOR / NHOUSHOR)] * NEED FUNDS * (TDC/NATDC).  This provides Tribes/TDHEs with higher “current” construction costs a proportionately larger portion of the NEED funds left after funding for Formula Current Assisted Stock is accommodated.  However, TDC does not provide any information about the demand side of housing need, only the supply side.” Jim also notes that “if the study group were to keep this (and I see no reason not to keep it in the Formula), what would we be evaluating?  And what would be the criteria for evaluation”
Pat Boydston says yes, “further evaluation of the data is advisable.”
Big Water Consulting says “Yes, but only if there is some assurance that we will have access to information about the proprietary data involved. We need more information about how the data making up the two or more nationally recognized surveys is collected and how the decisions are made about what components of those data sources are averaged in order to evaluate this. If we don’t have that information, the evaluation will largely be ‘unknown.’”
� http://portal.hud.gov/hudportal/documents/huddoc?id=DOC_8616.pdf
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