Hello and welcome to Housing Rental Rates training designed for managers and supervisors, specifically those that have housing, are in charge of housing, assign tenants to housing or manage the housing officer that is producing the rental rates.  This training is ideal for park superintendents, forestry supervisors, wardens at prisons, that sort of audience.  My name is Doug Pokorney.  I’m the Department of Interior Quarters Program Manager and I hope this class helps to provide some information about how your housing rental rates get established, the rules and regulations behind those rental rates and what you can do to make this process as rents get implemented and assigned to your tenants, to make this process goes as smoothly as possible.
So begin the training I’d first like to cover some misconceptions that are widespread throughout the field in various agencies that have housing.  We hear these misconceptions from the training classes we provide to your housing managers, from phone calls we get on the help desk and just in general we’ve heard a number of these misconceptions.  So while you might think they are funny or outrageous these are actually real life examples or misconceptions we’ve heard from the field.  So I just want to clear some of these misconceptions up to begin with and then we’ll get into how rents are established.

So you might think that as a manager or supervisor you have the ability to change the rent if you don’t like it, tenants will often come to you to ask you to change the rent, help them out, lower the rent because it is too expensive.  But really this is a false misconception, and obviously since these are all misconceptions they are all going to be false, but this one here is false.  The rents that are produced by our iQMIS system, Internet Quarters Management Information System, are established specifically in accordance with Federal laws and regulations that are published telling us how rental rates are to be established.  So any alteration to those rents are illegal because lowering the rents would be considered a pay subsidy and Federal employees whose pay is established in accordance with other pay laws cannot be altered in any way and reducing rent would be considered a pay subsidy which is forbidden by law.
You may also think or be under the belief that rents have something to do with the cost to the Government to maintain that housing or an employee’s pay grade.  Both of those factors are not a consideration when establishing rental rates.  Rental rates are based upon the private rental market and I’ll be explaining in detail how we go about measuring the private rental market and establishing our own rental formulas.

You may think that the rents are too expensive or unfair in some way because your housing is unique in some way because it is out in the middle of the woods, or it is very old, it is historic or it has bad water quality , or its in poor shape, something unique about your house or the condition it is in you may think the rents do not reflect that condition.  Again that would be false.  The rents that we’re establishing take into account all those factors such as age and whether or not it does have good water quality or where it is located; so those are all variables and factor when establishing rental rates.

A couple of other misconceptions, you may think that employees shouldn’t have to pay for all services the Government is providing to the housing unit such as utilities, water, sewer, trash pickup, lawn care if you are providing it, things like that.  Again this is false.  Tenants need to be charged for every service that’s provided to them at the housing unit.  We get this question quite a bit, because tenants feel that, for instance, if they have to carry their trash down to the end of the block and throw it into a large dumpster that that is not trash service, when in fact it is a service the government is providing because the government is paying to have that dumpster picked up and the trash hauled away, so it is a service to the tenant and they need to be charged for that.
You may think that rents don’t have to be collected for certain types of occupants such as volunteers, people on travel, VIPs.  Again this is false.  For every night that the unit is occupied, rent needs to be collected.  Rent needs to be put into the housing fund for the operation and maintenance of that housing unit.  So even though you might not have a federal employee or somebody there that is long term that you can begin a payroll deduction, there are other tools for collecting the rent and so for each night that the unit is occupied, rent does need to be collected.  So one common example is volunteers.  Many think that because it is a volunteer we’re not charging the volunteer, we’re not making the volunteer pay rent, they are there providing a service to us for free, that no rent needs to be collected.  Well it’s true that we’re not going to collect rent from the volunteer themselves, but rent does need to be collected and how that’s done is the benefitting account; the benefitting program, the program that is benefitting by having that volunteer work for them, needs to reimburse the housing fund for the rent of that unit.  So money gets transferred from the benefitting program’s funds, the appropriated funds that they have, into the housing maintenance fund which it then becomes no-year money, you can carry that money over from year to year, and it goes into the operations and maintenance of the house.  There are other tools out there depending upon the types of occupants occupying your housing, MOUs, contracts, obviously if a person is on travel you can withhold the lodging portion of their per diem, so a number of different vehicles for collecting rents but the bottom line is to remember every night the unit is occupied, rent needs to be collected.
A few more that we hear quite often, a lot of people think rents don’t change or shouldn’t change, that would be false.  The regulations that I’m about to talk to in later slides requires that rents be updated every year with an inflation adjustment which is based upon a Consumer Price Index and a new private rental market survey or assessment done at least every five years and I’m going to talk about the private rental survey in just a minute.

You may think that there should be a cap in place on how much rents can go up at any one time.  Again this is false, there is nothing in the federal regulations that caps rents, just as there is nothing in the private rental markets that would drive rents up.  So government employees do not see their rents capped at a certain level.

Last but not least, I think we’ve kind of covered this before, but you may think you want to change the rents to help with recruiting at your facility, to encourage occupancy of your housing so it doesn’t sit vacant, again this falls into that pay subsidy category; any alteration to the rents, especially reducing them, would be considered a pay subsidy and is forbidden by law.
So I just wanted to go through some of the misconceptions that we hear quite often and kind of clear those up so we are all on the same page going forward.  So now I’d like to give you a little bit of the rules and regulations that we have to follow when establishing these rents.  So this is the boundaries or framework within which we have to work with.  I’m not going to spend a lot of time with the laws and regulations; I just want to hit some of the highlights for you.  First the law that was passed, 5 USC 5911, allows government agencies to provide housing to their employees under certain circumstances.  That if you are providing housing, you have to collect rent based upon the “reasonable value” to the tenant but it does not go into detail as to what reasonable is, so it doesn’t tell us about the rental establishment or what’s involved with how to calculate rents, so it doesn’t provide any of that detail.  Last but not least, if you work in the DOI, US Forest Service or Indian Health Service any money you collect in rent has to go into a special fund that is strictly used for the operation and maintenance of that housing.  Again this is no year money; you can carry the money over from year to year.  Even other agencies that participate in our program have found this to be a best practice and usually follow this practice as well in their agency even though they are not required to by law.
So as with most laws, not a lot of detail and another organization, in this case Office of Management and Budget (OMB), has drafted the regulations; more specific guidance on how we go about establishing rents and a little bit more detail on how we manage our housing in general.  So I want to talk about this regulation OMB Circular A-45 and there’s a web link if you want to read the document yourself.  So as I said this is the official policy, regulation, administrative guidance for establishing rental rates and any other charges associated with housing in accordance with the law 5 USC 5911.  This regulation applies to all civilian housing, so it does not apply to military housing occupied by uniformed personnel or international housing owned by the State department.  But it applies to all civilian housing within the United States and its territories, so that includes Guam, Puerto Rico, Virgin Islands and American Samoa.  It is the federal policy to rely on the private rental market as much as possible to house your employees.  So you want to encourage you employees to live in town as much as possible.  If you don’t have to be in the housing business the federal government does not want you to be in it, especially in the era of austerity with federal budgets, money is tight, especially when it comes to space and buildings, so if you don’t have to have the housing and there’s no need for it then you shouldn’t have it.  The reason is because it is very expensive to have housing; it is a losing cost program.  As you’ll see and as I’ve talked about rents are not based on your cost, it is based on the private rental markets.  So it is expensive to build new housing, if you’re thinking about building new housing, and once you have the housing it is expensive to maintain it and keep it in good condition and usually rents that we charge do not cover all your costs so it does usually cost you more money to provide the housing than you’ll collect in rent.  So thus A-45 encourages the use of the private market.  And I mentioned this in the misconceptions that any reduction to the rent, we can’t artificially lower the rent to serve as a inducement for recruitment or retention of employees or encourage the occupancy of the housing so all of that would be considered a pay subsidy to the employee and that is strictly forbidden by the law and A-45 spells that out for us.
A-45 also goes ahead and defines reasonable value is for us.  Again the law said that rents should be based upon the reasonable value to the employee but it didn’t define what reasonable value is, so A-45 does define that here.  It says charges for rent and related facilities, such as utilities, should be set at levels equal to those in the private rental market.  Or what an employee would pay for the same type of housing in the private rental market.  So if we picked up your housing unit, moved it to the nearest town, what would it rent for?  That’s really our starting point in establishing rental rates; that is our apples to apples comparison.

So how is reasonable value determined?  Now that we’ve covered laws and regulations that should give you some idea of the framework with which we’re working within and the boundaries for establishing rental rates.  Now I want to delve into specifically how we go about constructing our rental formulas; how we measure those private rental markets; so this is determining that reasonable value.  First of all A-45 tells us that we have to assess the private rental market at least every five years and that there are two ways of studying the market:  the appraisal method or the survey method.  OMB prefers the survey method, mostly because of cost; it is far cheaper to do the survey method versus the appraisal method and the administrative burden that the appraisal method comes with in picking out two or three comparables for each housing unit.  It is much more efficient to do a survey of the whole region and come up with rental formulas and to calculate rents for many housing units within that region based on one survey.  Our Quarters program uses the survey method and just to give you an idea on cost an appraisal with run about $250 on nationwide on average for each housing unit, whereas the service we provide to your agency costs about $60 per quarter so there is a significant savings using our service versus using an individual appraisal.  In fact if you are participating in this program as an agency, you will use the survey method, the appraisal method is not an option.
So to study these rental markets we’ve divided the country into survey regions.  These are the Quarters program survey regions.  There are 15 survey regions and obviously these regional boundaries are different from your agency’s regional boundaries.  The key here is that you want to identify what region you’re in, and make sure that in the iQMIS system, and I’ll be talking a little bit more about that in future slides, that the data that is in there which you have control over, you’ve identified the right survey region.  Each of these regions has a different rental formula and the rents are different.  So it’s important that your housing manager has picked the correct survey region for you housing.  You can see some of these states are divided in half with the red lines, for instance, western California is its own region and eastern California is part of the Arizona/Nevada region.  You want to pick the region where your housing if physically located.  There are more detailed maps available if you have housing near one of these red lines, I’d recommend calling our office or even your housing manager to get a detailed map of where those boundaries are.
This is our survey schedule, if you recall A-45 says we need to assess the private rental market at least every five years, our program is currently on a four year cycle.  So we’ll do three or four surveys per year and within a four year timeframe we’ll have done all 15 regions and then we just simply repeat this cycle.  So in 2016 we’ll start over with Southeast, Midsouth and New Mexico.  What’s important to note as a manager on this slide is the effective date, when we’re going to be in your area performing a survey, but more importantly when the results of that survey are going to go into effect.  Surveys can cause some rather large swings in the rent, especially up, and this when your tenants will have the most questions is when their rents go up quite a bit.  So it’s important to know when we’re going to be doing a survey and more importantly when it is going into effect so that you are prepared to answer tenant’s questions and be proactive in discussing this with your tenants.
So how do we know what private rental markets to survey?  A-45 defines that for us.  It defines what a Nearest Established Community is, an NEC.  It is the closest community from your housing unit that has a population of at least 1500 people, 5,000 in Alaska, as of the last census data and we are using 2010 census data.  It must also have a doctor and dentist.  That doctor and dentist must be available on a non-emergency basis so they don’t have to be there 24/7; they can be transient or part-time doctors who maybe only hold office hours a couple of days a week and then travel to another town to hold office hours there.  That does meet the requirement of an NEC.  It must also have a private rental market available to the general public.  This last statement “available to the general public” means that we have to exclude many towns on Indian reservations that have closed markets available only to tribal members.  The other thing about the rental market within the NEC, when we go to measure the market there doesn’t have to be enough vacancies, so the units that we’re measuring, the comps we’re gathering don’t have to be vacant they just have to be arms-length transactions; rentals that have a yearly lease that we can gather that information.  Also there doesn’t have to be enough vacancies to house all your employees, so if you have 100 people working at your facility there doesn’t have to be 100 rentals within the NEC.  We just have to be able to get a sampling of what is happening in that private rental market.
So what happens during a survey?  First we’re going to develop some sampling plans.  We know that based on iQMIS what housing you have and what NEC you are using so based on that data we will develop a sample plan and visit these towns and gather the appropriate number of comps from each town.  Once we collect all that data we review it and throw out any outliers and then we start our statistical regression.  A statistical regression will help us predict or produce a new rent formula.  We include in the regression a number of variables such as bedrooms, square feet, bathrooms, the age of the unit, the condition of the unit, whether or not it has a garage, air conditioner, fireplace so a number of variables are included in the regression.  Once we have run the statistical regression we can then construct a rental formula, once we’re done constructing rental formula, we test it against the comps we collected against the private rental market, so if the comps we collect say a 3-bedroom house in Page, AZ should rent for $600, well, if we plug in all the data, does our new rent formula say that a house in Page, AZ is $600?  If it doesn’t we make some tweaks to our formula until we are accurately predicting the rent for each community.  This test against the comps is really meeting that reasonable value test that both the law, 5 USC 5911 as well as OMB Circular A-45 says we have to meet.  So once we are satisfied that the rent formula is accurately predicting the rent we know we are now in compliance with those laws and regulations.  Once we’re done with the rental formula we publish it in Regional Survey report and code it in the iQMIS system to make it available to your housing officers to run the new rents.  So we go thru this process three times for each survey region because we separate out houses from apartments from mobile homes.  So we will construct three rent formulas: one for houses; one for apartments; one for mobile homes.  So you may get the question from one of your tenants who is living in an apartment, whose garage is $57 as to why he his paying $57 for a garage versus another employee who’s paying only $42 for their garage living in a house.  It is a completely separate formula from a house to an apartment, so it is an apples to oranges comparison and thus the reason they are paying different amounts.

This is the basic construct of our overall rental formula.  We start off by calculating a monthly base rental rate (MBRR).  The MBRR is going to take into account all the physical attributes of that housing unit; those variables I discussed earlier – bedrooms, sqft, the condition, the age, garages, fireplace – all those things are a factor in the MBRR and all those variables are a result of the survey.  So the formula we construct thru the survey will generate the MBRR for us.  The MBRR will not change for four years until we come and do a new survey and we have a whole new formula.  Once we know the MBRR, we adjust it every year with Consumer Price Index (CPI) again this is an OMB Circular A-45 mandate and the CPI changes every single year and I’ll talk a little bit more about that here in just a minute.  Once we adjust the MBRR with a CPI, we come up with the CPI adjusted MBRR.  Once we know that number we deduct for any administrative adjustments allowed for in A-45 and I would recommend reading A-45 to identify those administrative adjustments specifically and what needs to be met in order to provide that to your housing unit.  Any administrative adjustments that are being applied to the rent need justification and documentation.  Our iQMIS system will not allow that administrative adjustment to be implemented without an appropriate justification and documentation.  We add in for any utilities and services and furnishings that the Government is providing, those things I’ve talked about, any service you are providing to the housing unit get added in.  We add those numbers up and we get to the Net Rent which is what’s going to be charged to the tenant.
So every year we adjust the rent with a CPI and this is a cumulative CPI because we never change the MBRR until we do a new survey.  So this chart shows we start off with a new survey, $500, the first year after implementation of a new survey we have to adjust it with a CPI, that first year in this example is $19.  The second year we have to do another CPI, so we still have a MBRR of $500 because we haven’t done a new survey, we haven’t changed the formula, we know have to take into account the first year’s CPI and now our second year’s CPI; it’s a cumulative running total.  So we have $19 plus the new CPI of $24 get us $543 and you can see the running total.  In the fourth year out we do a new survey.  So a completely new rental formula; a recalculation of your rent in this case, in this example in 2006 the implementation of a new survey made the rent go up to $700 and then we start the process over of implementing CPIs for the next three years until there is a new survey and we start the process over.
A-45 tells us we have to implement new rents the first full pay period in March so here are some upcoming March implementation dates.  Keep in mind that by regulation we have to give tenants at least 30 days notice prior changing their rents, so really rents for the upcoming year need to run by the first week of February and distributed to your tenants.  So they need to be in your tenants hands by the first week of February.  So that is something to keep in mind as a manager to make sure you are meeting these dates.

Just to summarize what can happen during a survey.  The black dotted line is what we’re accomplishing with a survey.  All these other colored lines represent the private rental markets of individual communities.  This chart only shows four, made-up communities but in reality when we do a survey we’re survey upwards of 50 different communities within a particular survey region, so there might be 50 different lines on this chart.  We’re trying to develop a baseline regional average for the whole region and that is what this black dotted line represents and again we only do a survey once every four years thus that is why you have these dots at 2003, 2007, 2011 and on out.  What I want you to notice is how each community’s rental market is doing its own thing independent of all the other markets and how they can change over time when we do surveys.  That is why you can see some different results from survey to survey because we just can’t predict what is going to happen in the private rental market until we come and do a new survey and bring the rents back in line with that community’s rents.  For example, look at the dot at 2007.  So we’ve established a rent and you can see our overall rents went up from the 2003 survey about $125 on average, so we’re establishing a new baseline average and as the last adjustment to the MBRR we localize our overall regional survey, we localize the rent to the community – what is happening in that community.  We call that a community adjustment either up or down.  So as our very last adjustment we either apply positive or negative community adjustment.  So any line below our black dotted line, such as Blueberg or Greenville, if I’m looking at the 2007 dot would receive a negative community adjustment.  Those communities economically are cheaper to live in and thus we have to lower our rental formula down to meet what is happening in those private rental markets; we would apply a negative community adjustment.  Now in our program any line at or above our line which would call for a positive community adjustment, raising our rent formula up to meet what is happening in those communities, in our program we do not apply what we call positive community adjustments.  So again looking at the 2007 dot, Red Town and Orangegrove would not receive any community adjustments; they are at or above our regional average line and their rents would be capped at our regional average line.  So it is a somewhat controversial point in our program but just know if you are in a very high cost living, or you’re living near a town that is high cost such as San Francisco, New York City, Jackson, WY, you’re not paying those true market rents; your rents are being capped at the overall regional survey average.  Now going out to 2011 you can see that some of these communities had some drastic changes in their private rental markets.  For instance, Blueberg’s private rental market exploded and this pretty typical.  Rents within each individual community do their own thing based on economic conditions; supply and demand.  For instance, Blueberg, at the time of this recording there is a huge oil boom going on in North Dakota.  A town like Williston, ND is experiencing very large rental increases at this time so Blueberg would represent something like that.  Red Town, you see the rents we down, so maybe a factory closed or manufacturing jobs have left that town and now there is more supply than there is demand for rental units and the rents have dropped.  What I really want you to notice is when we come and do a new survey in 2011, Blueberg who received a negative community adjustment in 2007, because their rents have exploded they are now above our line and now that we are going to implement a brand new rental formula based on the new survey, the Blueberg community adjustment would go from about $-150 to zero and this is a very common question for tenants.  “I got my new rents, I was receiving a community adjustment and now it is zero, what happened?”  So hopefully this chart helps explain and/or provide an answer to your tenants as to why, from survey to survey, things can change and how their rents can change and how the individual line items that they are seeing on their rent computation can change.  Consequently, Red Town, their rents dropped.  They did not receive a community adjustment in 2007 but in 2011 they are now below our survey average so they would get a small community adjustment to their rents.  So again things can change over time from survey to survey and we’re only surveying only once every four years so I hopefully this chart helps explain that.
One other thing I want to point out is what can happen in an individual community and how you can see some rather large swings in the rent when we implement a new survey.  So I’ll quickly go over this chart.  This is one particular community’s rent compared to our iQMIS rent.  So we do a survey in 2003 and each time we do a survey we are bringing the rents back in line with the private rental market so they should be an exact match which is shown in 2003.  The blue line is what is actually happening in the private rental market and our rents, again we only apply a CPI in the next three years because we’re on a four year cycle.  So in the fourth year we’re going to do a new survey.  The CPI we’re applying is a National CPI not localized to any one community.  So in this case the private rental market has far outpaced our Iqmis rents.  In 2007 we do a new survey which is to bring the rents back in line with the private rental market and there has been some growth so we have to bring the Government housing units back in line and you can see the rents are going to go up almost 20%.  This is where tenants really start asking a lot of hard questions.  “How can my rents go up so much in one year?”  And this is what can happen during a survey and this is why it is important as a manager to know when we are going to do a survey and when it will be implemented.  We can provide the results of the survey to you, in fact we do produce reports, provide those to your National Housing officers and you can know to the housing unit what is going to happen with each individual housing unit’s rent once the survey is implemented the following March.  So I suggest you contact your National Housing officer, and I’ll provide the number here in just a minute, to get those reports and be proactive especially if you are going to experience a large upswing in your rents.  Have tenant meetings, meet with your tenants, educate them about the survey and prepare them for the rental increase.  Now again looking at this chart again we’re only measuring the market once every four years so after 2007 we continue on applying next three years of a CPI and in actuality the private rental market has dropped so four years later in 2011 we come and bring the rents back in line with the private rental market and in this case rents are actually going to go down and that can happen as well, rents can go down.  Another common question that we get from tenants especially when you look between the years of 2007 and 2011 is “aren’t I entitled to a refund because I’m overpaying the Government rate versus what I would be paying in town; don’t I get a refund for those year in between?”  The answer is no.  We survey as part of our cycle once every four years and it is just the normal ebb and flow; they’re on the negative side of it this time but the four year prior to that they were benefitting by us not surveying.  This is just the natural ebb and flow of the program, they’re not entitled to a refund, nor would we go and charge them extra from 2003 to 2007 where they were underpaying.
So hopefully that gives you some idea how we measure the private rental market; how we come up with these rental formulas because the survey of the private rental market is really the guts of this program.  Everything is driven off of that and that is how these rental formulas are constructed and your housing rents are calculated.  So I want to talk about who determines these rents.  I want to talk about the Department of Interior (DOI) Quarters Program as well as your role as an agency that has housing.  The DOI Quarters Program was started in the early 80s to be in compliance with A-45; they centralized the service within the Department and required all bureaus to utilize the service and it really did work well.  It uniformly standardized rent setting across the bureaus whereas before they were doing them individually and it worked so well DOI started offering the service outside DOI to other agencies to take advantage of economies of scale and bring the cost down for everybody and that is really why we can offer this service for about $60/quarter and be so much cheaper than an appraisal.  Within DOI we’ve split the program into two offices – the policy and the operations.  Currently the policy office resides within the Office of Acquisitions and Property Management at the department level and currently the Housing Policy Manager is Michael Wright.  He is in charge of maintaining DOI Housing policy again if you are outside of DOI, if you’re in a different agency, your agency should have additional policy as far as housing management.  He provides decisions on DOI housing policy issues; is also a central point of contact for all agencies, not just DOI, is a chairperson of this program, and acts as a central point of contact with OMB.  If we have an issue with the rents, if we need clarification on A-45, if we need to ask for an exemption for some reason, he would funnel that request to OMB.  Within DOI as far as our appeal process he is a central point of contact with our Office of Hearings and Appeals for any rental appeals within DOI.  The Operations office is my office along with my co-worker Laura Walters here is our contact information.  We’re more of the implementation of the rental rates.  So we’re the ones that are establishing the rental rates, the rental formulas that I talked about that are going to be in compliance with A-45.  You can be assured that any rental rate that is produced from iQMIS is A-45 compliant.  We are the ones that are surveying the private rental markets and constructing the new rental formulas based on the data that we collect from those rental markets.  We’re recalculating and adjusting and implementing the CPI for all regions every year and providing all that data to you in our iQMIS system.  We provide the help desk support not only for that system but for any housing management questions you might have.  Conduct training not only in this environment such as a WebEx but also classroom training; we go out into the field and provide classroom training as well.  We help defend rental rates so if you’re tenants really have questions and you need answers to help answer their questions please take advantage of our service.  Obviously we wouldn’t be providing this service or be in business without you the agencies that have housing so here are the agencies that currently participate in our program and the number of quarters that they are managing.  So you can see just over 18,000 units within our program.  So you as federal agencies also have responsibilities.  You need to appoint a National Housing officer.  You need to have additional policy within our agency to implement A-45.  There needs to be controls in place to make sure A-45 is being met and that rents are being implemented in accordance with that.  There needs to be process outlined for any rental appeals; a process that your tenants can take to appeal the rent.   DOI has very specific policy and I would refer you to that Departmental Manual 400 that Michael Wright manages.  Even beyond that if you are in a bureau within DOI such as Park Service there is even additional guidance on rental appeals in addition to the DOI handbook.  If you are outside DOI you agency should have already drafted a policy and specifically outlined how to appeal the rent.  Last but not least A-45 does say that people living in housing should not be your housing managers and setting their own rents.  We do realize that there are situations in the field where that is just not possible and that you do have to have a housing manager that sets their own rent.  If you are in that situation you should be in contact with your National Housing officer to put into place some controls so that their specific rental rate has an extra review step to make sure it is in compliance with A-45 and no additional deductions or alterations to the rent have been granted just because they are the housing officer.  Each National Housing officer sits on the National Housing Council.  The council meets a couple times a year to discuss in general housing issues, not just particular to our program such as the surveys, but in general how to handle various housing issues.  For instance, maybe an agency has a question about how to handle pets – do you have a pet policy?  Then other agencies can chime and help that agency out.  What is nice about this program is that there are occasionally some questions about how to go about establishing rental rates and because many of the housing is co-located with other agencies we want to ensure each agency is doing it the same so the council is a great place to resolve these common housing issues and ensure each agency is establishing the rental rates the same way.  So I did promise I would provide you with the name and phone number of your National Housing officer so here is a chart of each of our agencies and their National Housing officer.  I’ll move on, if you need to download these slides, they’re available on the same web site that you started this WebEx from so they are available if you need them.
So just to kind of wrap up, we’ve done thru the misconceptions that are out there and cleared those up.  I’ve talked about the law and regulations surrounding how we establish rental rates.  I’ve talked about the private rental market surveys and how that is the guts of this program and how that drives rental rates.  I’ve talked about who all is involved in this program and what their role is.  So to wrap up I want talk about what your role is a manager and what you can do.  First of all please support your housing manager.  They by far have the toughest job within this program.  They are the person that is in control of the iQMIS data; they have access to change data that determines the rent and they have to ensure that that data is accurate so that they are establishing rents in accordance with the law.  They also have to deal with tenants and that can be a tough situation to be in.  To establish rents in accordance with the law knowing that maybe the rents aren’t going to be what somebody likes, getting the proper documentation to the tenants and then having the tenants complain to them or ask them questions – it really puts them in a tough spot.  So you as a manager we would encourage you to really support your housing managers to help them out in doing their job in this difficult task.  Whatever you do please don’t ask them to change the rent; to alter the iQMIS data unless it is inaccurate in some way, but if you know it is accurate and you are asking them to change it just to lower the rent please don’t ask them to do that; they can’t, by law they can’t so don’t put them in that position.  What you can do is ensure that the inventory in the iQMIS system is accurate.  You can sit down with your housing manager and review it or get access to iQMIS yourself and have a read-only role so that you can review the data at anytime.  Don’t assume the data is correct.  We have a number of housing officers that change jobs fairly frequently; we have a high amount of turnover in that position and the next housing manager is always inheriting the data from a previous user.  They may have just assumed that the data is correct.  There should be inventory or inspections done on your housing and the iQMIS data annually but don’t assume it is correct, go in there or sit down with you housing manager and review it and make sure it is correct.  There may be errors in the data that are providing a housing subsidy to your tenants which would then be out of compliance with A-45.  Familiarize yourself with A-45.  It is not a very long document; it’s only about 20 pages; again I provided that web link to you in an earlier slide and you can download these slides if you need to.  Again familiarize yourself with A-45 especially the administrative adjustments section.  Familiarize yourself with your agency’s policy, especially your appeals process.  Appeals are very time sensitive, for instance the implementation of a new survey can only be appealed within the first 30 days.  It cannot be appealed two years later when we’re in the middle of a four-year cycle so it’s within that first 30 days that an appeal to the new survey has to be filed.  So there are some very strict timelines to appeal these rents and it is good for you as a manager to know what those timeframes are and the proper procedures to inform your tenants.  Familiarize yourself with our survey schedule.  I provided those dates to you and the importance of knowing those dates.  Help in educating your tenants.  Set the expectations for how rents are established and how they will change.  We hear many times tenants take a job at a particular installation thinking the rent that they were quoted will never change and they are very surprised when the next year when their rent goes up.  So educate tenants.  Educate them in how rents are going to change every year, what a survey is; how rents can swing upwards drastically every four years.  So prepare them.  Again I mentioned that report that we produce after every survey and provide to your National Housing officer; I would get a copy of that report to know when an upcoming survey is about to be implemented what each housing unit’s rent is going to do.  Have tenant meetings and review the survey with them.  The more proactive you are, the more notice you give them about an impending rental increase the more time they have to prepare for that rent increase.  Last but not least take advantage of all the housing expertise we have available.  Ask questions of your National Housing officer, contact my office, visit our website; we have more resources/documents especially documents that educate the tenants available at our web site.  We have a schedule of our training classes so take advantage of all the other tools we have available.
So that about wraps up this training.  I hope it was useful and informative about how your rental rates get established for your housing.  Again if you have any questions contact your National Housing office or my office and I thank you for your time.

