Hello and welcome to a recorded WebEx training designed specifically for tenants or occupants of Government housing.  My name is Doug Pokorney.  I’m the Quarters Program Manager.  I run the Quarters program out of an office here in Denver.  Our office is part of the US Department of the Interior, specifically I work for the Interior Business Center.  We put together this training to discuss how rental rates are set for your housing unit.  So we hope the information provided here is helpful and useful and addresses some of the questions you might have about your rent.  If at the end of this training you have questions there are plenty of contacts you can call to ask; there is your Housing officer, your National housing officer within your agency or even my office; we’d be glad to answer your questions.
So I want to start the training off by covering some common misconceptions.  These are things we’ve heard from your housing officers via our training classes we provide or thru our help desk or even direct calls from tenants, people like yourself, that are calling questioning the rent and addressing rent issues.  So I want to clear these up so that we are all on the same page moving forward.  So some of these you may have heard of or thought yourself so hopefully this will be helpful in addressing these.  The first one is maybe you’ve had the thought or heard somebody say we shouldn’t even have to pay rent it should be included as part of the job we do.  So do I even have to pay rent?  Yes!  You have to pay rent.  It specifically says that in the law and I’ll be talking about the laws and regulations here shortly.  So yes rents are to be established and collected from tenants that are occupying government housing, and the reason is providing free rent or altering that rent in any way to artificially lower it could be considered a pay subsidy and your pay is established under Federal laws and regulations as well.  So we can’t alter your pay in anyway.  So free rent or altering your rent would be considered a pay subsidy.  The biggest reason for this is an equality issue.  It goes to all those government employees that don’t live in government housing.  The government is not providing individuals not occupying government housing with a subsidy to help pay for their water or help pay for their mortgage or help pay their rent out in the private rental market.  So they want an equality for those occupying government housing as well and like I said before we can’t alter pay that is established under other Federal laws and regulations.
So you may think your rent should be based upon your pay grade and it is not.  I’m here to clarify that.  Employee pay is not a consideration and as we go through this training you’ll see rents are really based upon the private rental market and I’m going to describe what a private rental market survey is in detailed so you fully understand that because that is really the crux of how we establish the rental rate for your housing unit.

You may think the rent that you’re paying is unfair because of some unique condition of your housing unit that it’s isolated, or historic or super old or doesn’t have good water quality.  Well when we establish rents we take into consideration all factors about your housing unit.  So all those things are factored in.  There are some deductions to allow for houses that are severely isolated or that are in poor condition, so those are all factors in your rent.

You may be under the belief or have heard that you don’t need to pay or shouldn’t pay for all the things the government is providing to you at that housing unit; utilities; appliances.  Again this is false.  It gets back to that pay subsidy thing that I already talked about.  By not charging you for these services or utilities we would be altering your pay; we would be giving you a break by not charging for these things and that is again forbidden by federal law.
You may think your rent never changes until you leave that position and this would be false.  The laws and regulations state that we establish new rental rates every year and those rates are reflective of an inflationary adjustment done thru a Consumer Price Index or CPI and at least every five years with a private rental market assessment and again I’ll be talking about what that assessment looks like here shortly.

You may think that there is a cap as to how much your rent can increase at one time and there is nothing in the laws and regulations that caps how much rents can go up at any one time.  There things within the law that if you go over a certain threshold we can spread the new increase out over the course of a year but there is nothing that caps the overall increase to your rent.  Just as there is nothing in the private rental market that would cap rents increasing there.

You think that if you ask your housing officer or supervisor or manager to change your rent, to lower it, that they can do that and they simply can’t.  So I would ask that you don’t ask them to do that.  They are bound by these laws and regulations that I’m going to discuss and the rent is already established in accordance with those so they’re in no position to change or alter the rent.  But they can sit down with you and review the data being used to calculate the rent and in fact you should be ensuring that the data is reflective of the housing unit you’re living in.  So for instance, you’ll be handed an inventory when you are given your rent documents and that inventory is an inventory of your housing unit.  So if the inventory said that you have a fireplace but your unit doesn’t then you should bring that to the attention of your housing officer so they can make that change.
You may think, and this is a common one since we’ve been under some pay freezes lately that your rent won’t change as long as we are under a pay freeze and simply is not true as well.  There is nothing in the regulations that say rents don’t adjust when pay has been frozen.  So rents continue to adjust in accordance with the laws and regulations.  Again, just as every other government employee who’s renting in the private rental market or has other utility bills, their bills continue to adjust even though they are not receiving pay increases or their pay has been frozen as well.

So I hope that addressing some of these and you may have questions on more and again feel free to give us a call, but I hope at least addressing those few misconceptions and giving a reason as to why helps.  So let’s talk about how we do establish rental rates.  I want to first cover the laws and regulations that are in place telling us how to go about establishing rental rates.
The law, USC 5911 is very short, very brief, it is a very short paragraph that addresses housing and basically all it says in the law that agencies have the authority to provide housing to their employees under certain circumstances and that if they are going to provide housing they have to collect rent and that the rent should be based upon the reasonable value to the employee.  That is all the law says.  It doesn’t provide any other detail.  It doesn’t even define what reasonable value is.  So as with most laws there are other Federal agencies, namely Office of Management and Budget (OMB) that draft the formal federal regulations or policies to implement those laws and in this case specifically for rents OMB has drafted Circular A-45 and there is a web link if you want to go download the circular yourself.  I would recommend if you have further questions you download the circular and read it.  It is a very short regulation; it is only about 20 pages.  So A-45 provides us with the details in establishing rental rates and other charges for government housing in accordance with the law.  So that is the purpose of A-45.  It applies to all civilian housing in the United States.  So Department of Defense housing set aside for military uniformed personnel have a different set of regulations when it comes to rents and any housing that the United States owns outside of the United States, so international housing – State Department or even military housing outside of the United States – have their own set of regulations as well.  But any civilian housing within the United States and the territories, so that includes Guam, Puerto Rico, Virgin Islands, American Samoa, any civilian housing would fall under A-45 and their rents would be set accordingly.  Again I’m just hitting some of the highlights of A-45.  So I’m just pointing out some of the key points that are key to understanding how rents are established.  So in the misconceptions I addressed this pay subsidy and why we can’t alter the rent and A-45 clearly states that for us.  “…rents cannot be set as to provide a housing subsidy…” so right there it is very black and white “…serve as inducement in the recruitment or retention of employees or encourage occupancy of housing…” so we can’t alter the rent, we can’t lower the rent to just get people to come work at this facility or encourage people to occupy housing that would otherwise sit vacant.  All that would be considered a housing subsidy and is strictly forbidden.
A-45 also defines what reasonable value is.  Again, if you recall the law does not so A-45 defines that and it basically says “…that rent should be set at levels equal to those prevailing in the private rental market in the same area…” or “…what an employee would pay for housing in the open market…”.  So if we picked up your government housing unit and moved it to the nearest town what would it rent for and that is really our starting point for establishing your rental rate.  You can see in these paragraphs nowhere does it state or address an employee’s pay or the implementation of pay freezes, none of that language is included in this circular A-45.  It is simply what would you pay for the same type of housing in the open market and that is our starting point.  When we go to establish a rental formula that is our starting point; that is our apples to apples comparison in establishing your rental rate.  So I just wanted to briefly cover the laws and regulations that are in place so you can read both of those documents if you have further questions, I just wanted to hit some of the highlights.  So let’s dig a little deeper into how we go about establishing your rent and specifically I want to talk about the private rental market surveys.  Thru these private rental market surveys is how we come to a reasonable value for rent so we’re in compliance with circular A-45. 
So A-45 says that we have to do these impartial studies of the private rental market and that they need to be done at least every five years and I’m going to show you that our program, the DOI Quarters program, is on a four-year cycle.  So once every four years we’ll be through your area to do a new private rental market survey and I’m going to talk about that in detail here in just a minute.  There are two ways to establish rental rates, the appraisal method or the regional survey method.  We use the survey method.  OMB prefers the survey method mostly due to costs.  We can establish rents for thousands of housing units with the survey method where the appraisal method would be much more costly to do individual appraisals on each of those housing units and we have thousands of government housing units throughout the United States.  Any agency that participates in our program, the DOI Quarters program, will use the survey method so the appraisal method is not even an option for any agency that participates in our program.  This is the survey boundaries for our program.  We have 15 different survey regions and these are obviously different from your agency’s regional boundaries.  So these are quarters specific survey regions.  What is important to note is that some states are divided in half with a red line on this map.  Your housing manage will pick what region your housing is in based upon where it is physically located.  So if you are in the western part of Texas, if your housing is physically located in the western part of Texas you would be included in what we call the New Mexico survey region and your rent would be establish in accordance with the rents in that region.
This is our survey schedule.  I did mention that we are on a four-year cycle and we do about three or four surveys per year and then after four years we will have completed all 15 regions and then we simply repeat this cycle.  So in 2016 we will repeat this cycle with Southeast, Mid South and New Mexico.  You should probably keep this chart handy.  What is important to note is not only when we are going to be doing a survey but that last column on the right tells you when the new survey will go into effect.  So when it will actually impact you as far as you paying the new rent. 
So how do we go about doing a private rental market survey?  First we develop sample plans.  Where are we going to go?  What markets are we going to go to, to collect data from the private rental market?  So first we look at where the government has housing and again we’re only doing three or four surveys per year.  For instance, let’s say we’re going to do the California survey.  So what are all the towns nearest to government housing?  We can get that data from our quarters system call iQMIS (Internet Quarters Management Information System).  So we run reports from that and from that data we know where the government has housing and we know then what nearest established communities (NEC) are being used.  A-45 defines what an NEC is:  it is the closest community to your government housing unit that has a population of 1500 or 5000 in Alaska as of the last census; we’re using 2010 census data.  It must have a doctor and dentist available on a non-emergency basis so part-time or transient doctors or dentists do qualify.  So maybe your doctor only holds office hours two days a week and then goes onto another town and holds office hours there for a few day a week.  That does meet the requirements of OMB’s definition.  It must have a private rental market available to the general public.  We do have to exclude many towns on Indian reservations because their markets are closed to only tribal members.  Now a note about the private rental market:  there do not have to be vacancies within that market, just rental units that we can sample from.  They can be occupied at the time we do the survey just as long as there is a lease in place that we can gather data about the cost of that lease.  There doesn’t have to be enough vacancies in the community to house all the government employees; just a sampling of the private rental market and again it is the closest town, and it may not be the town where you are getting your services so it’s an important note to make.  You may be getting your groceries or gas for your car or taking your kids to school in a different community than your NEC.  Your NEC will print on that inventory that I mentioned earlier that your provided when you are notified of your rent.  So understand that your rent is going to be based upon your NEC.  If you have a question what community your rent is based upon you can simply ask your housing officer and they will be able to tell you.  So it is very important to understand the definition of NEC.  These are the communities we are going to and collecting data and that we’re going to be basing your rent upon.

Once we have the sample plans and we know what types of comparables, we call them comps, we’re going to collect from the NEC, we go and collect all that data and start reviewing it.  We’re looking outliers; so anything that does not meet a general rental unit we throw out and we get to the point where we prepare the data for a statistical regression and we’re using the statistical regression to predict something in this case rent.  We include a number of variables in the statistical regression.  We include variables like age, square feet, bedrooms, bathrooms, whether or not there is a garage, fireplaces, air conditioning, all these variables – I didn’t mention them all, but there are a lot of variables included in the statistical regression and when that process runs it assigns a value based on the data we collected from the NEC, it assigns a value, how valuable is a garage in this region?  It assigns a value to all those variables and once we have those values we can construct a rental formula.  So garages might be more valuable in one region than another.  Air conditioning is more valuable Arizona/Nevada region than it is in the Alaska region.  Once we start constructing the rental formula we then test it against the data we collected from the NEC.  So if collected a 3-bedroom house from Page, AZ that is renting for $700, so now does our formula after we get it all constructed say does that same house is going to come out at $700.  Once we’re done tweaking the formula to make sure it is reflective of the data we collected, the comps, we know now that it has met this reasonable value outlined in both the law, 5 USC 5911 as well as OMB Circular A-45; we know now that our rents are in compliance with the laws and regulations.  Once we get the formulas established and we’ve met this test, we then publish all those formulas in the rental survey report and we code them into our iQMIS system and make them available to your housing officers to implement.  We go thru that process, on the previous slide three times.  So we establish a rental formula for houses, a rental formula for apartments and a rental formula for mobile homes.  So we analyze those rental classes separately.  So if you are living in an apartment don’t be comparing your rent to someone living in a house.  Your rents are established in two completely different ways using two completely different formulas.
Alright so let’s talk about what can happen to your rent during a survey.  So this chart shows us what we are trying to do with a survey.  We are trying to come up with an average for all the NECs we’re going to.  When we do a survey for a particular region we are going to maybe 50 different towns and collecting over 1000 different comps.  We looking at all that data and each town has its own rental market.  It is doing its own thing independent of all the other towns.  So we’re trying to come up with an overall average for the whole survey region and that’s what this black dotted line on this slide represents; it’s our overall average.  So you can see these dots; 2003 there is a survey dot and remember we don’t do a survey for four more years so in 2007 there is another dot, four more years after that, 2011 we’ll have one out in 2015.  So you can see even our average will change from year to year, the overall average, but that might not be reflective of what is happening at your particular unit and in your particular NEC.  So you can see from 2003 to 2007 the overall average went up about $125, but that doesn’t mean your rents automatically are going to go up $125.  Your rent is localized to your NEC and how do we localize it?  Well as part of that statistical regression one of the last variables that we adjust for is called a community adjustment.  We adjust our rent, our overall rent, after we’ve made all the other adjustments, either up or down to reflect the true rents in your NEC.  So we’re taking our overall average and now we’re lowering it or increasing it to be reflective you’re your NEC, so we’re localizing it to your community.  So if I’m looking at the dot on 2007 and you live in Blueberg which is the blue line, your actual Blueberg rents are below our overall average so our community adjustment would be a negative number.  We would lower your rent down to be reflective of true Blueberg rents.  Same for Greenville, they would both get negative community adjustments.  We would have to lower our rent down to be reflective of those communities.  Now for any town that is at our regional average or above, so if I’m still looking at the 2007 dot, Red Town or Orange Grove, we do not apply a positive community adjustment.  We do not increase our overall average rent to be reflective of those communities.  We cap the rent at the survey average.  So if you live in Red Town or Orange Grove your rent would be capped, your community adjustment would be zero, it would be capped at our regional average.  So many of you, many times we hear questions from tenant that are living near very expensive communities, Jackson, WY, Aspen, CO, San Francisco, New York City, and they are questioning their rent.  Questioning whether or not their rent is fair or whether or not they are paying a fair amount for their rent, well just know you are not paying true San Francisco rents, you’re not paying true New York rents, your rent is being capped at the overall survey regional average.  So I think that is an important point to make and understand so I hope I’ve done so.  Now the other thing I want to point out on this slide is how your rent can change from survey to survey.  So if we’re looking at the 2007 dot and we go out to 2011, let’s say you live in or your NEC is Blueberg.  Well in four years Blueberg rents have gone sky high, they’ve gone through the roof.  Now we come thru and we do a survey, once every four years, you used to get a negative community adjustment.  You used to get about $150 off your rent in 2007, 2008, 2009, 2010, 2011 comes and a whole new formula is implemented based on new survey.  Everything about your rent is going to change; all the variables are going to change because it is a brand new formula.  Now your community adjustment is zero.  You may think what happened?  My community adjustment was -$150 now it went to zero why am I not getting $150 off my rent?  Well a) it is a brand new formula and all the variables have changed; and b) Blueberg’s rents have increased over four years and now they are at or above our survey regional average, so your rent is being capped and you’re not paying true Blueberg rents.  If you were we would have to increase what you are currently paying; we’d have to apply a positive community adjustment.  Same thing can happen in the opposite way like Red Town in 2007 got a zero community adjustment and in four years their rents went down and now they would get a negative community adjustment in 2011 to lower our overall regional average down to reflect true Red Town rents at that time.  So I hope this chart helps explain community adjustments and what can happen from survey to survey and how those community adjustments can change as well as how rents are capped at our survey regional average for expensive towns.
The next slide I want to touch on is reflective of just one community and there is another point I want to make about the implementation of a survey.  So every time we do a survey we are bringing your rent back in line with the private rental market, specifically with your NEC.  In 2003 you can see how we match up our rent with the true NEC’s rent.  Now for the next three years you’re only going to experience an inflationary adjustment to your rent, a CPI (Consumer Price Index).  This is a national CPI not localized to your NEC and the reason for this is we only do the survey once every four years.  Well this national CPI may not be keeping pace or outpacing your private rental market, we don’t know until we do a new survey.  So in this case if you look at the dot at 2003, the next three dots on the red line are the government adjustments in rents, three years of CPI.  Well the blue line is the actual private rental market and it is increasing far greater than our adjustments.  Four years later when we come and analyze what is happening in the private rental market we do a private rental market survey which always brings your rent back in line with the private rental market, you can see that in 2007 your rent would jump up almost 20%.  I know that can be a shock to see such a large increase in your rent and you may think how can it go up so much in one year and this is the reason why.  We haven’t been in your area for four years.  Your private rental market went sky rocket high and now we have to bring it back in line with what is happening in that market.  Hopefully you get some advanced notice of this.  We provide reports to your agency as to the results of a survey.  You should also be paying attention to our survey schedule so you know when we’ll be in your area and when that is going to take effect.  So at least you should be receiving some advance notice, 3, 4 months in advance, knowing what your rent is going to increase by and it helps to prepare for that increase.  So looking at 2007 we bring the rents back in line, a rather large jump in the rents and we’re just implementing those rents based on the new survey.  For the next three years we adjust the rents with a CPI but now in the private rental market the rents are going down.  Maybe a factory closed, something happened in that town, jobs left and now there are more rental units on the market than renters.  Simple supply and demand.  Now four years later in 2011 we do a new survey and we bring the rents back in line with the private rental market.  So now the rents decrease almost 15%.  So you can see decreases to your rent as well during a survey.  It just depends what has been happening in your NEC in the past four years when we haven’t been analyzing it.  So the point of this slide is just to show you how you can see some rather large swings in the rent with the implementation of a new survey.  Generally the inflationary CPIs numbers are not going to change your rents that much so those three years in between surveys you’re not going to see very drastic changes to your rents at all, but when you have an implementation of a new survey we can see some rather swings in the rent.
So who determines all these rents and what are their roles?  So I’m going to talk about the DOI Quarters program as well as some of the responsibilities within your agency.  So DOI created the Quarters program back in the early 80s to be in compliance with A-45 and they required all their bureaus to utilize this centralized service within the department and it was a success because it brought some standardization to the rental establishment process and it cut down on rental appeals.  So because it was such a success, DOI began offering it to other agencies and we now have 19 clients that participate in this program and the more people that participate in the program it brings down the cost to everybody.  Within DOI we divided the program up into two offices:  a policy office and an operations office and here is the information about the policy office.  Currently the policy officer is Michael Wright, that is his information, and he handles most things that deal with DOI housing policy.  But he is also the chairperson of the National Housing Council which I’ll talk about in just a minute and he is a central point of contact for all agencies with OMB.  So if we need clarification on A-45 or we want to ask for a special exemption to A-45, all those requests would filter thru this office.  The operations office is my officer here in Denver, along with Laura Walters and here is our information and again you can download these slides from the web site.  The operations office goes about implementing the rental rates, constructing the rental formulas, conducting the rental surveys that I just talked about.  So we’re the ones that are establishing these new rental formulas, adjusting all the rents for every region with a CPI every year, providing the iQMIS system, updating that system every year to be reflective of the new rents, providing all the help desk support, training and helping in defending the rental rates.  So those are the two offices within DOI and the roles that we play.  Here is a list of all the clients that participate in our program, again there are 19 different agencies and the program establishes rents for just over 18,000 housing units.  Within your agency, they have some responsibilities as well.  Each agency has appointed National Housing Officer and I’ll show you a list here in just a minute as to who your National Housing officer is and that National Housing officer has some responsibilities as far as making sure within that agency A-45 is being met.  They may draft and implement some additional housing policies and procedures, provide a process for rent appeals.  DOI has very specific procedures, but each agency outside of DOI has their own process.  So if you work for Forest Service or Indian Health Service, or the Bureau of Prisons, each of your agencies has their own rental appeal process and I would refer you back to your agency to identify what that is.
Each National Housing Officer holds a seat on the National Housing Council.  The council gets together a couple of times a year to discuss housing issues, not just rents, but just in general housing.  It is a great group to get together to discuss common issues or if an agency has questions about how to handle certain situations in housing they can bring it to this group.  What is also nice about this group is we ensure that rents are established the same across all agencies so we have that standardization no matter what agency you’re in.  So your rent should be established the same way no matter what agency you’re in as long as you are participating in the program.  So here is a list of the National Housing officers.  Their names and telephone numbers as of the date of this recording, this is current, and I’ll give you just a moment to identify your agency and your National Housing officer.  I’m going to move on and like I said you can download these slides from the web page where you started this recording.
Alright I want to dig into the documents that you’re going to get.  I want to break it down a little bit; things that you should be looking at; how to decipher the rent that you’re going to be given.  First of all know that, and I already mentioned this, that your rent is going to change every year and A-45 tells us we have to implement new rents the first full pay period in March and here are some upcoming rental effective dates.  Your agency should be giving you 30 days prior notice to these implementation dates so you should be receiving new rental rates at the beginning of February each year.  So here are some of the common documents that you will be given when your rent is implemented.  You may not get all of these documents, it depends on your agency’s process, but you will definitely get a rent computation schedule.  You should get one every time your rent changes.  The tenant rent notice notifies you what your old rent was and what it will be changing to.  Some agencies require the signing of a new lease every year, other don’t.  You should be getting the housing inventory.  So from this list you should definitely be getting the rent computation schedule and the inventory, all these other documents are optional.  The lead based paint disclosure is mostly for new tenants.  If you’re already living in the unit you should have already gotten that disclosure and the government is only responsible for providing it when you move in.  They don’t have to provide it to you each year.  So our basic rent formula is we develop a monthly base rental rate and that is going to be based upon the survey.  We adjust that with a CPI every year and we end up a CPI adjusted monthly base rental rate.  From that amount we can legally deduct administrative adjustments that are outlined in A-45.  We add in utilities the government might be providing and any other service or appliances or furnishings the government might be providing and we get to the net rent and that is the rent you’re going to be paying.  All this is indicated on the rent computation schedule so I want to take a look at that.  These next few slides are going to be kind of busy so I’ll try and break it down for you here.  So we’re looking at the top half, I can’t fit the whole document in one slide, so we’re going to look at this rent computation schedule in two slides.  So I want to look at the top half of this document first and it should provide you with a brief description of your housing unit, the quarter number and all that, and again you should be verifying and looking at this and making sure it is all accurate and reflective of the housing unit you’re occupying.  Over there on the right you can see what CPI is being applied and the last survey that we did in that area.  So this particular rent is from the Southeast.  When I ran this rent the survey that was in effect was the 2008 Southeast survey; the 2012 was about to go into effect, and the 2012 CPI is being applied and down there you can see the box there with the arrow the effective date; when the rent going into effect.  So that is the top half, now the bottom half let’s look at all the numbers, all the calculations and again this is kind of busy but I’ll walk through each section.  So you have a section on the rent computation schedule called base rent.  So that is the start of our formula that I just went through.  We’re going to start with calculating our base rent and that’s the A-45 apples to apples comparison if we picked up your housing unit what would it rent for in the private rental market, that’s our starting point.  So again the base rent, chart rent, carport, air conditioner, any of the variables that are included on your unit will be calculated here.  So if you have a garage you’ll see that, if you have A/C you’ll see that, if you have more than one bathroom you’ll see that and all these base rental charges are based on the survey results.  So these are those variables I was talking about that are included in the statistical regression.  Each of these gets assigned a value.  These values don’t change until four years when we do a new survey at which time all these values will be different.  Your chart rent will be different, your carport value will be different, your refrigerated A/C adjustment will be different, even your community adjustment will be different.  So all these values will change when we implement a new survey.  Once we know the monthly base rental rate, that’s the MBRR, we adjust it with a CPI.  So even the numbers above won’t change for four years, every year your CPI will be different and it is a cumulative CPI which I’ll talk about on the next slide.  So we adjust your MBRR with a CPI and we get a CPI adjusted MBRR and that is the first blue arrow at the top there.  The next section are administrative adjustments and again I would refer you back to A-45 to see what legal administrative adjustments the government can provide to you at your housing unit.  This particular unit, they are getting a 9% deduction for administrative adjustments.  So it is 9% coming off the CPI adjusted MBRR up above, the $555.00.  So there are some calculations taking place because there are some caps; there are some maximum administrative adjustments that we can deduct from the rent.  If you exceed those then we have to figure out whether or not which number to apply.  We always apply the lesser of the two whether it is your actual or if you exceed the max.  So for this particular unit did not exceed its max so we would be applying the lesser of the actual computed amount of the adjustments so that is the second blue arrow.  So we’re going to start with our CPI adjusted MBRR the first blue arrow, and we’re going to deduct the second blue arrow, $49.95.  The third section down are related facilities.  This is where you’re going to see all the government provided appliances, services, furnishings and utilities.  So all those items will be combined in this related facilities section.  So this is where you’ll see line items for electricity, or trash removal or in this case a microwave oven.  All those total related facilities are the third blue arrow and we’re going to add that amount into your rent.  So you start with the first blue arrow, you deduct if applicable, the second blue arrow, you may not get any administrative adjustments based on your unit, it just depends, you add in the third blue arrow if any apply and we end up with the net monthly rent which is down there at the fourth blue arrow.  So that is how this is all calculated and put together.  Then from the net monthly amount we break it out biweekly and daily.  If you are paying through payroll deduction and you’re being paid on a biweekly amount you’ll looking at the biweekly amount being deducted from your paycheck.  So that’s a breakout of the rent computation schedule and of your rent so hopefully that helps.
I did say CPI is cumulative and I just want to show you what I mean by that.  So in the first year we’re implementing a new survey, so for instance in this example in 2002 we have a new survey, we implement the results of that; the first year after that in 2003 we’re going to adjust your previous rent with a CPI.  The single year CPI is $19 so we going to add that on to the previous MBRR.  2004, now we have two years of CPI we have to apply; the first year and the second year.  In one year it went up another $24 so now we have the first year, $19 plus the additional $24 added to our original base rental rate, remember that base rental rate is not going to change for four years until we do a new survey.  In 2005 now we have three CPIs we have to apply to that original base rental rate, so that’s what I mean by cumulative running total.  2006 we do a new survey; it has been four years.  The new survey results in a rather large increase in the rent, $700, and now we start the process over again, first year after that we have a CPI we’re going to apply and so on and so forth.  So hopefully that explains the CPI.  We get the CPI data from the Bureau of Labor Statistics they’re the ones that track all this CPI and gather all this CPI information.
So we’ve covered misconceptions, laws and regulations, I’ve covered the private rental market surveys and I’ve broken down the documents you’re going to see so you may think about what role you play in this.  So let’s talk about some of the things you can do or should be doing as a tenant.  I kind of touched on this earlier but I’ll go into more detail here, make sure that your inventory is correct.  You will be given an inventory of all the data that is being used to calculate your rent and you need to be sure it is correct and bring anything that is an error to your housing officer’s attention immediately.  By not doing so the government has the right to go back and collect for underpayment of rent so it is in your best interest to make sure all the inventory is correct.  Familiarize yourself with A-45, I kind of mentioned that throughout this training, as well as your agency’s housing policies.  Get familiar with you appeals process and I’m going to talk about appeals here in just a minute so just familiarize yourself with those documents that set the boundaries and guidelines for establishing rents.  I already mentioned this throughout the training, familiarize yourself with our survey schedule.  Know when we’re going to be in your area and when those new surveys are going to take effect because we can see some rather large swings in the rent when we implement new surveys.  Take advantage of all the housing expertise available to you.  Your housing officer, your National Housing officer, there is more information on our web site and I also provided our contact information as well.
OK let’s talk about appeals and I can only talk in generalities about appeals because as I mentioned before your agency has a specific process for appealing the rent.  But when it comes to appeals obviously that is your right, but in my mind it is the last resort.  It’s a failure on our part and everyone involved to properly answer your questions or maybe you did get your questions answered and you still feel your rents are wrong and you want to appeal, that is certainly your right.  So you need to be clear on what your agency’s policies and procedures are.  Many appeals are on very strict timelines, generally 30 days, but your agency may have a different timelines, so it is important for you to be aware of these timelines so you can file your appeal within your timelines and still have it be considered.  When filing an appeal you need to be specific to A-45.  So in some way your rent is not meeting A-45 or it is not in compliance with A-45.  Simply filing an appeal based on lack of maintenance those are two separate issues.  I can empathize with not getting maintenance done especially if you’ve filed to have a broken window fixed and then receiving a rental increase.  I understand those are related to you occupying the housing unit but unfortunately they’re not related when it comes to rent and appealing your rent.  Lack of maintenance is something you need to be addressing with your supervisor and/or facilities staff.  The implementation of new survey can only be appealed in the year it is implemented in fact it can only be appealed within the first 30 days after implementation.  So remember we’re only surveying once every four years so you can’t appeal the survey the third year into that survey.  You cannot appeal the CPI adjustment.  We have to apply those CPI adjustments according to A-45; they’re not appealable.  Just know that the burden of proof falls on you to provide proof that something about your rent is incorrect.  It is out of compliance with A-45 or not representative of your NEC.  You have to provide the proof and usually that is done by you going to the NEC and again make sure you are going to the right town, and collecting comparables or data from that town that shows that your rent is not reflective of that NEC’s rents.  So some guidelines on doing that:  make sure you are going to the right NEC; make sure you are collecting data or comps that is the same type of housing you are living in.  So if you are living in a house don’t go to the NEC and collect mobile home comps, it won’t do you any good.  There are some forms we can provide that will help you with the data collection.  We have a couple of forms that information you need to gather for each comparable from the NEC.  
Alright I just want to kind of give you a general overview of what might or might not be a successful appeal, so I just want to go over this quickly and give you an idea of what we would be looking at as far as data.  The top item there is your housing unit.  So it is in Page, AZ, that is your NEC, you’re living in a plex, it’s two bedrooms, it’s got two baths , 1,246 square feet, built in 1998 and your current rent is $861 per month.  You may feel it is wrong in some way and you want to appeal it, so what would you do?  You would go to Page, AZ, that is your NEC and you would start gathering data.  I have two sets of data as a comparison so let’s look at the first set of data.  If we just go right to the rent column you can see the first set of data, five comps you provided, the average of those comps is $825 and your paying $861 and you may think “see the rents are about $40 cheaper than what I’m paying so I should file an appeal”.  Well let’s take a little closer look at the data itself.  The data provided is good in that it is the same type of housing unit – you live in a plex and the data provided are all plexes or houses; we do consider plexes as houses so we would accept a house comp as well.  They are all two bedrooms, that is good.  The first one has two bathrooms and all the rest have one bathroom, so there is a little difference there.  You are going to be paying a little bit more in general for an extra bath so that accounts for some of the difference.  Let’s look at square feet.  All these units are smaller than your unit.  Square feet is a big factor in the rent.  The larger the unit the more the rent is going to be.  So we would expect the comps provided here, being that they are smaller would be cheaper.  We would expect comps with less bathrooms than the government unit would be cheaper.  Let’s look at the year built, the age.  Your unit is fairly new, built in 1998 and the comps are all older, considerably older.  Generally in the private rental market age is again a big factor, the older the unit the less it rents for.  So we would expect the government unit to be a little bit more expensive because it is newer.  So when we start breaking down the data there are plenty of factors here to justify the $40 lower average from the comps provided than the government unit.  In this first set of data we would not see any justification to uphold an appeal or adjust the government unit.  It does seem that our iQMIS system is reflective of Page, AZ in this case.
Alright let’s look at something that would probably be a successful appeal; let’s look at that second set of data.  Again they all came from Page, AZ which is good; we wouldn’t accept any comps outside of Page, AZ.  They are all the right type of housing units; houses and plexes.  They are all two and three bedrooms, that’s OK; they all have two bathrooms so that is good; let’s go to the square feet; all of these units are about the same size as the government housing units so they are pretty similar.  If we look at the year built, they are all older so we would expect a little bit of difference in the age adjustment; these comps would probably rent for a little bit less than the government unit based on age.  So let’s look at the rent.  The rent is considerably lower, on average, than what the government unit is reflecting.  So in this case, this set of data, when we look at it further, does tell us that there is something wrong with the iQMIS rent.  That it is not reflective of Page, AZ in this case, 2-bedroom, plex rents.  So this set of data would probably hold up and be a successful appeal.  So I guess the point I want to make is when you are going to town obviously there are some things you need to make sure of – your going to the right town and your collecting the right type of data – but don’t just focus in on the rent.  Look at all these other variables and see how the people looking at your appeal are going to interpret them.
OK so that about wraps it up.  Covered quite a few subjects about your rent and I hope all these topics were useful to you and helped answer some of your questions about your rents.  Again I would take advantage of the people that are managing the housing.  If you have questions certainly give them a call and if you have further questions you can call our office as well.  I would refer you back to our web site.  We have some other documents on there about the rents designed specifically for tenants and I thank you for your time.

