iQMIS Training Module

Regulations & Program Management
Hello and welcome to another iQMIS training module.  My name is Doug Pokorney and unlike the other training modules where we are showing you how to do something in iQMIS this one is going to talk about the program regulations, the federal law and the program participants surrounding the Quarters program and particularly how rents get established.  So while we’re not showing you anything in iQMIS this one is just as important of a training module as the others because not only housing managers, but national users, regional users and even tenant managers should understand the program and the laws and regulations we’re following in establishing that you are seeing that iQMIS is producing for you.  So we encourage everybody to watch this training module. 

Alright so here is a brief overview of everything we are going to talk about.  We’re going to talk about the law 5 USC 5911 that was passed by Congress and the subsequent circular that OMB drafted that is really the guts of this program; the regulation we have to follow when we establish rental rates and we’re going to talk about all the offices involved in this program, the Department of Interior and the role they play, you as federal agencies that have the housing and the role you play and the National Housing Council.  So jumping right in we’re going to talk about the law 5 USC 5911 that was passed by Congress first.  You can see here that there is a web address if you want to go read the law and I should make a note now that these slides will be made available on our web site so that you can reference them later.  They will be located in the same area that you started this WebEx viewing and next to that there should be a link for the Powerpoint slides that I’m using during this training if you want to reference them later.
So going forward, 5 USC 5911 is the law that was passed by Congress that actually mentioned government housing and providing housing to employees.  It is actually the law that allowed agencies or gave agencies the authority to provide housing to their employees.  It is a very short section, only a paragraph or two, that even discusses housing so it doesn’t go into a whole lot of depth about this housing that we can provide other than it gave agencies and it also said that if you do provide housing you need to collect rents and rents should be based upon the reasonable value to the employee but it didn’t tell us what reasonable value is; it didn’t define what it was.  So A-45 will do that for us and we’ll talk about that in a minute.  The last thing it discusses is any rent you do collect from your housing should be deposited into a special fund that you used for the operation and maintenance of the housing that you have.  This applies to the Department of Interior, Forest Service and Indian Health Service, but I know a lot of other agencies follow this same practice and this same business procedure within their agency.  So this is no-year money; money that can be carried over from year to year and it’s simply that, any money you collect in rents, you would put back into the housing unit to replace the roof or to paint or to replace the windows or buy a new water heater.  So those types of things are what you would be using your rental money on.  Like I said there wasn’t a whole lot of detail provided to us within the law so as with any law we have OPM or OMB or some other agency draft the official policy to implement that law for us as federal agencies.  In this case OMB drafted A-45, Circular A-45 to define in detail how we go about establishing rental rates and how they get implement and applied to the housing you own.  So again here is a web link to A-45 and it is not a very long document.  It is very short as far as federal regulations are concerned so I would encourage, especially housing managers, you should have definitely read this document at least to familiarize yourself with what is in it.  We’re just going to cover the highlights in this training but again I encourage you to read the full document.  It is just easier to pull out some of the blurbs of A-45 when discussing it rather than talking to bullets.  I think it is good to actually see the actual language from the document in some of these highlights we’re going to cover, so that’s why you see a lot of text on these next few slides.  So jumping into A-45 obviously the purpose is to set forth the policy and guidance in establishing rental rates for government in accordance with the law, 5 USC 5911, so again we’re following with what the law said to do and we’re just expanding and creating the policy that goes along with that.  A-45 applies to all civilian housing that’s located in the United States, the 50 United States, including Washington, DC and all US territories, so that would encompass Guam, American Samoa, Virgin Islands, Puerto Rico, so those areas are included as well.  So any agency that has housing or provides housing to their employees must follow A-45 and this is civilian housing.  So Department of Defense or military housing, housing set aside for uniformed personnel, they fall under a different set of regulations that they have to follow as far as rents are concerned.  Also the State Department that is providing housing to their employees outside of the United States, so internationally, they have a different set of regulations that they follow for rents and whatnot.  But any other housing that is located in the United States that is provided to civilian federal employees or is used by federal agencies the rents that go along with those housing units have to be established in accordance with A-45.  Whether or not you are in an agency that participates in the Department of Interior’s Quarters program or you’re outside the service we provide you still have to follow A-45 and the regulations set forth.  
Some of the highlights of A-45, first of all the policy of the federal government is to rely on the private rental market as much as possible to provide housing to your employees.  So if you don’t have to be in the housing business, you shouldn’t be.  There are requirements in A-45 in order to provide housing, so the three requirements are, if there is a requirement of service that needs to be provided to the agency, there is a requirement of protection that needs to be provided, or there is a lack of available housing so there is no town nearby that people can go and live in, then federal agencies are permitted to provide housing to their employees.  The reason that the government does not want us in the housing business is because it is expensive.  It is expensive to acquire or build and once you have the housing it is expensive to maintain it.  It is expensive to replace the roof, it is expensive to replace the windows and keep it in good, safe conditions for your employees and generally rents do not cover all your costs.  This is not a cost recovery program and A-45 is written in such a way that costs are not a consideration when establishing the rents.  So costs and rents do not go hand in hand and so I think the founders or writers of A-45 knew this and encouraged agencies to take advantage of private rental markets rather than be in the housing business themselves.  So the law, if you recall, referenced rents should be based upon the reasonable value to the employee but that’s all it said.  It didn’t define what reasonable value is so A-45 is going to do that for us and in a nutshell it says what an employee would pay for comparable housing in the open market.  So we are evaluating the private rental markets, gathering data from that, and seeing – hey – if we picked up this government housing unit and moved it to the nearest town what would it rent for?  That is really our starting point in establishing rental rates.  We do make some adjustments, which I’ll cover in a minute, to that starting point but that is basically our base rent.  So when we go to the private rental markets and we do a survey or we gather data from these rental markets we are gathering comparable housing to the government housing unit so we know, based on the data you’ve provided to us, what kind of housing you have in that area and we’re going to town and gathering comparable data from the private rental market that is generally equivalent in the same size and the same number of bedrooms and about the same amenities as close as we can match it to the government housing unit.  A-45 defines comparable housing for us.  So how do we know which towns to go to?  A-45 defines nearest established community for us so you’re going to see this referenced in our program quite a bit and in our documentation, this nearest established community or NEC, so you’ll hear that acronym quite a bit.  NEC is the closest town to the government housing unit, with a population of 1,500, as you can see 5,000 in Alaska as of the last census data so we are using 2010 census as of today.  The town must also have a doctor and dentist available to treat people on a non-emergency basis.  So if you can schedule an appointment with this doctor and dentist, they hold regular office hours that does qualify.  The doctor and/or dentist might be transient type doctors or dentists, transient in that they might hold office hours in a particular community a couple of days a week and then travel to another community to hold office hours in that community for the remainder of the week that does meet this definition of nearest established community and this requirement of a doctor and dentist so they can be part time doctors and dentists.  As long as they are available and you can schedule an appointment with them, whether it be next week or even a month from now that service is available.  Last but not least, the requirement for a nearest established community must have a private rental market available to the general public.  So a lot of times we have to eliminate towns on Indian reservations which their markets are closed to the general public; they only rent to tribal members.  The other thing about having a private rental market is that we just have to have some way of measuring what is going on with rental rates in that town.  So that doesn’t mean that there has to be vacant units available to government employees, it just means there have to be some kind of rental units that we can gather data on to measure what is happening with their particular rents.  So it is important to understand the definition of nearest established community because everything about the rent that we’re going to establish for a government housing unit is based on the nearest established community.  All the data about the rental market is coming from this NEC, even utility data is coming from this NEC so it’s important that you have picked the right NEC for your housing unit.  Again this is pretty black and white; it’s not like you can pick whatever community you want, it is the closest one to the government housing unit that meets these definitions and these requirement.  Another note to make on this slide, the NEC that we’re basing the rent on might not be the same NEC that tenants get their services from.  So maybe their kids go to school in a different community or they go and get groceries or gas for their car in a different community but we’re not considering that we have to follow the definition of what A-45 tells us is an NEC and that is what we have to base our rents on, not necessarily where the tenant is going and getting their services for groceries or basic needs.  Another bullet to pay attention to and A-45 defines for us it that subsidies or inducements, changing the rent in any way to lower to give the tenants a break is strictly forbidden; it’s illegal to do that.  So we can’t lower the rent or adjust the rent in any way to encourage people to come work at our facility or to give the people that are already working there a break on their rent.  Their pay is established in accordance with other federal regulations and laws and any subsidy to the rent could be considered a pay subsidy and thus be in conflict with that other federal regulation.  So any altering of the rent that is not allowed for in A-45, again we’ll talk about some legal adjustments to the rent, but any other adjustments to the rent is strictly forbidden and illegal to do that.  A-45 also tells us we have to update the rents once a year.  So once a year we are updating the rents for all the units and that goes into effect the first full pay period in March so that actual day differs from year to year depending upon how the pay periods fall.  So that was a very brief overview of the law and regulations in place to establish rental rates and those are the documents that DOI, this Quarters program, has to follow in establishing our rental rates so we are really bound by those documents in how we go about establishing rental rates so I hope that gives you a good overview.  Again I encourage you to read the document, A-45, the whole document so you get a good overview of what else in included in there.
OK I want to move on to talk about some of the offices involved in this program.  Now we’re going to focus more on the DOI Quarters program and their roles and responsibilities.  The Department of Interior started this program back in the early eighties to be in compliance with A-45.  Prior to that bureaus within the Department of Interior could establish their rental rates using appraisals, individual appraisals, and that lead to some problems within bureaus or across bureaus because a lot of the housing is co-located with other bureaus we found some inconsistencies with the appraisals or inconsistencies in the rents that were established and that lead to a number of appeals within DOI.  So not only to be in compliance with A-45 but also help resolve those inconsistencies DOI decided to centralize the rent setting function and create this Quarters program and this service to service all the bureaus.  So it did require the bureaus to use this service and it did help with eliminating the inconsistencies in rents and reduce the number of appeals drastically.  Because of the success DOI experienced it started offering the service outside DOI to other federal agencies and know we are up to 19 agencies that participate in the program.  Obviously the more agencies that participate in our program it reduces the cost for everybody involved because when we go and do a survey, for instance in the Northeast, well we’re gathering data from a number of towns and whether one agency is paying for that service or 20 the cost is the same to us, it’s just that if you’re splitting the cost between 20 agencies obviously it is going to be cheaper.  Within the DOI housing program we have two offices: a policy office and an operations office.  The policy is currently run be Michael Wright, he is the Housing Policy manager and he manages internally within DOI we have a handbook and official DOI housing policy and you can see another web link there to that document.  He makes decisions on obviously all DOI housing policy issues.  He also acts, because this is a DOI program that services other federal agencies, he also acts as a central point of contact with OMB if there is the case where we need to go to OMB to ask for clarification on A-45 or ask for a special exemption, those requests would filter thru the policy office in DOI.  Within DOI any appeals that go internally to our office of hearings and appeals would then contact our policy office for a response to the appeal.  The operations office is the office I manage and I’m joined with Laura Walters.  We’re located here in Denver; you can see our contact information.  Our responsibilities are more in line with establishing the rental rates that are in compliance with A-45.  So we’re the ones that are analyzing and survey and gathering data from the private rental markets.  We do about 3-4 regions per year and I’ll talk about the surveys here later on in this training module in depth and we analyze those markets and establish new rental formulas for you that are in compliance with A-45.   We also compute the annual adjustments for inflation or the Consumer Price Index is what we are using to adjust those rents.  A-45 tells us we have update the rents every year – the first full pay period in March – so we’re providing all those updated rents to you.  We put all this data together in a software package.  It is call iQMIS, Internet Quarters Management Information System.  Obviously if you are watching this training module you are aware of all the other iQMIS training modules about how to use this system.  So if you have questions about how to use this system I would encourage you to watch those other training modules we’ve created for you.  We are the help desk support, not only for iQMIS, but anything really related to housing and we conduct training not only through WebEx, but also out in the field, classroom style, and we help defend rental rates we’ve established.  So if your tenants do have questions about their rental rates certainly call our office and get us involved to help you out in replying and responding to their appeals.  Obviously we wouldn’t be in business and providing this service if we didn’t have housing out there or federal agencies that have housing out there.  So here is a list of all the agencies currently participating in our program, again it is currently 19 different federal agencies and here is a list of quarters as of 2011.  Obviously these numbers fluctuate from year to year so we hover right around 18,000 – 20,000 housing units in the program thus far.  

Federal agencies also have responsibilities and A-45 outlines some of these responsibilities, for instance they are to appoint a National Housing officer and that housing officer is to ensure that A-45 is being implemented and being met within that agency.  In conjunction with A-45 they should be drafting and documenting each agency’s policies and procedures.  Those policy and procedures should include a process to appeal the rent.  Tenants have the right to appeal the rent and each agency should have their process in place on how they go about appealing the rent.  A-45 also says that tenants that are living in housing units should not be setting their own rental rates so again this is something the policy within an agency should cover, A-45 covers it and the National Housing officer and all the other parties involved working on housing should ensure that this is not occurring.  So each agency that participates in our program has appointed a National Housing officer and each National Housing officer has a seat on the National Housing council.  So the National Housing council is made up of all those agencies and they get together once or twice a year and they look at the survey schedule, they approve the survey schedule, how often the surveys are being done and for what regions.  They look at the iQMIS software, the system we provide to you, and what changes need to be made; prioritize the changes.  They also get together and talk about the program issues.  Maybe one agency is having a problem with another agency or a particular agency has an issue they want to bring up to the council and discuss on how they go about resolving it.  So it really a great clearing house, a great group to get together to discuss these issues as a group and also to come to some kind of general agreement on how to go about setting rents in a similar fashion so it provides consistency not only within the Department of Interior but even beyond that to all agencies that participate in our program we have some consistencies with how the rents are being established.  So I’ve covered the law, the regulation and a lot of the offices that are involved and their roles and responsibilities in this program.  I next want to talk about the private rental surveys that we perform because this is the key to establishing rental rates.
First of all I want to show you our regional boundaries and these are the iQMIS survey regional boundaries.  So these regional areas are going to be different than your agency regional boundaries.  So we have 15 different regions and you can see Hawaii at the bottom is its own region along with American Samoa and Caribbean those are all their own separate regions.  Many of the regions are divided by state boundaries but there are a few regions where we cut states in half and they are indicated by red lines on this map.  So you can see Tennessee and Kentucky get cut up and Texas and Oklahoma and so forth. The key to picking the right survey region and you as the housing manager will ensure that your housing is in the right survey region, the key to picking the right survey region is where the housing is physically located.  So if you have housing near one of these borders with a red line I would encourage you download the survey report for that region.  For instance, you can see that California is cut in half, you can either download the California survey report or the Arizona/Nevada report and in the front of that report we have detailed maps as to where that red line boundary is and we tried to follow major landmarks such as highways, interstates, county lines that sort of thing.  Here is the survey schedule; we are currently on a four year cycle.  So after four years we will have surveyed all 15 regions and then this schedule just repeats itself.  So you can see that in 2017 we will start this over again with Southeast, Mid South and New Mexico.  What is important about this schedule and we make is available to download as well, is it tells you when we’re going to be in your area performing a survey and more importantly, that last column on the right, it tells you when the survey goes into effect.  So I would pay very close attention to this schedule because you will want to start preparing your tenants, maybe have tenant meetings, consult with them, maybe produce some memos informing them that a survey is going to be done this year and it will take effect on this date, and just prepare them as to what can happen during a survey.  That their rents can change, that it is a brand new formula, that we are re-evaluating the private rental market, all those things, cover all those things about what is being done with a survey and really communicate with your tenants and give them as much notice as possible.  If ever you need help drafting or communicating such things with your tenants please call our office, we are here to help you out with that.
So what happens during a survey?  My office will go out and collect private rental data from the nearest established communities and we know that based on the data you have in the iQMIS system.  We know what kind of housing you have and what NECs you’re using.  So if all you have at a particular installation are houses we’re not going to an NEC and collect apartments and mobile homes it doesn’t make sense to review that data.  We’re going to go to that town and collect houses that are similar to the housing you have.  So we collect 1,000 – approximately 1,000 – 1,500 comps per survey region and that covers 30 – 50 towns per region.  We go through all that data and look for outliers, things that are anomalies within the private rental market, and throw those out before we begin our analysis and then we run a statistical regression on all that data.  We separate the data, again, by houses, apartments and mobile homes so we would do the statistical regression three times; once on houses; once on apartments; and once on mobile homes.  The statistical regression evaluates all the variables that make up a rent so things like square feet, bedrooms, bathrooms, garages, air conditioners, fireplaces, all sorts of variables and it assigns a value to all those variables and once we are done with the regression we can construct a formula based on those variables.  Once we have the new formula we can test it against the data we collected so we rerun it, we program the formula and run it as if we own the private rental market data and we see if it passes this reasonable value test.  So again this ensures that – hey – this formula that we just established does reflect the private rental market; that is reasonable value test that A-45 outlines for us.  Once we are satisfied that we’ve met the reasonable value test, we publish those results in the survey report and we code all those formulas into the iQMIS system and make if available to you.  We publish those rental formulas as rent charts in the survey report.  So these charts are depicting the base rent, again, if you recall at the beginning of this training module I referenced what would your housing unit rent for in the private rental market, that is our starting point in A-45, that is what we refer to as the base rent.  The base rent includes things like one full bathroom, a range, refrigerator, and it assumes your unit is in good condition.  The base rent, again, is just our starting point, it is not the net rent, it is not the final rent the tenant is going to pay; we do make some adjustments along the way to get to the net rent.  The base rent does not include things like appliances, services or utilities, so if the government is providing electricity to the unit, the base rent does not include electricity, we would add that onto the base rent later.  So we publish charts for houses, apartments and mobile homes and they are broken out by bedroom size.  Here is an example of a rent chart.  You can see at the top this is for an apartment – a two bedroom apartment in the Northeast region.  So this gives you an idea – this is basically the rental formula displayed for you in a chart and it is obviously broken out by square feet and age – you can see all the variable here – square feet, age, going across the top, the number of bathrooms, the condition, the garage, the air conditioner and even underneath the chart we have some things like carport, fireplace and evaporated cooling and down at the very bottom we list some communities.  So as our last adjustment to the rent we localize – we take this general formula established for the whole region and then we’re adjusting it for the local economics in your NEC.  So we can see community adjustments listed here and that really localizes the rent to what is happening in your private rental market.
So what are we trying to do with a survey?  Well, this chart, there a number of things this chart is displaying.  I first want you to focus in on the black dotted survey line.  So we are measuring the market every four years, we are on a four year cycle so we are going to do a survey every four years that is why you see a survey 2003, 2007, 2011 and again 2015 going out into the future and when we survey we’re gathering data from, like I said, 30, 40, 50 different towns so this chart is obviously simplified for discussion but normally if this were realistic you’d see 50 different lines on this chart and the lines represent what is happening individual private rental markets and so we’re trying to come up with a measurement of all those markets consolidated into one rental formula.  So the other thing I want to point out on this chart are what each community is doing and how that can affect your rents and how we adjust the rents after we develop this base survey formula, how we adjust the rents with a community adjustment to reflect your true private rental market rates.  So if you look at the third dot out in 2011 on the survey black dotted line you can see we setup the rents and the towns of Red Town and Greenville are below the line so their economic conditions in those towns are such that they’re lower than our regional survey average so we would apply a negative community adjustment to Red Town and Greenville.  We would lower our survey rental formula down to bring the rent formula in line with those true private rental markets.  So if I go back a slide and we look at this rental chart you can see down in community adjustments, Red Town and Greenville obviously are made up names but they would be reminiscent of the towns listed here like Augusta, ME or Gettysburg, PA, those are both receiving negative community adjustments, they are below that line.  The towns of Blueburg and Orange Grove are above our line and in order to have our rents reflective of their private rental markets we would apply a positive community adjustment.  Now within our program we don’t apply any positive community adjustments.  That decision was made 30 odd years ago to not apply positive community adjustments and rather just cap the rents are the survey line.  So just know if you live in Blueburg or Orange Grove, you are not paying true market rents, your rents are capped at the survey line.  So if we were to relate that to, keeping with the Northeast, those towns would be like Washington, DC, Beltsville, MD, New York City those towns would obviously be above our survey line.  Those towns would have a positive community adjustment if we applied it.  So if you are living in New York City in government housing you are not paying true New York City rent.  So it’s important to understand how rents are capped at that survey line.  The other thing that is important to understand or look at on this chart is how individual private rental markets can change from survey to survey.  So if you look at the second survey dot in 2007, in particular look at Blueburg, so for that particular survey when we published the results, Blueburg would have received a community adjustment.  Four years later when we’re establishing a new survey in 2011, well Blueburg’s rental market has grown significantly and now when we come and do a survey they are above our line so we would not apply a positive community adjustment thus when you see the new rental formula Blueburg would not get a community adjustment.  So many times you might get the question from your tenants what happened to my rent, last time I had a community adjustment of $176 and now I’m not getting any community adjustment.  Well this is what has happened that particular NEC’s market has gone up above our survey line and they no longer get a community adjustment and if they did it would be a positive dollar amount not a negative.  So that is how these things can change from time to time you can see given the same example, Red Town was right at our line in 2007 they would not get a community adjustment, but then in 2011 they suddenly are below the line and they would get a community adjustment so these things can change every four years.  The other thing to know about a survey is your rents can have big swings when a survey is implemented and this is showing one particular housing market and the volatility that can occur.  The blue line is representative of an NEC’s true private rental market and the red line is the iQMIS rental rates that we are applying to the government housing unit.  So in 2003 we do a survey and every time we do a survey we’re bringing the government housing unit rents in line with the private rental market so they’re matched up exactly.  So remember we are on a four year cycle so every year in between surveys we are applying a national CPI, a national Consumer Price Index that is not localized to any rental market.  It is a national number provided to us by the Bureau of Labor Statistics.  So you can see here going out 2004, 2005, 2006 we are applying a CPI and in actuality the town’s private rental market is growing a lot faster.  In the fourth year, in 2007 when we do a survey we are bringing the rents back in line with private rental market and you can see a really large jump in the rent, almost 20% in this case.  So this is normal.  This is what can happen when we do surveys and tenants, generally that gets their attention when the rent goes up 20% they want to know why.  So it is important to communicate to them as to when a survey is going to happen – it happens every four years – and what a survey is and why it has to be done.  It is outlined in A-45 why we do these surveys; we have to keep bringing the rents back in line with the private rental market.  So continuing out on this chart after 2007 again we have three more years of CPIs and this particular town’s private rental market took a nose dive during that time so we come back in 2011 and do a new survey bringing the rents back in line with the private rental market and this time we see a drop in the rent, almost 15%.  So this is pretty typical of individual communities.  Maybe not big swings, but some communities have even bigger swings.  So it is not something that we can predict but we do know it is a cyclical nature that communities have a natural ebb and flow.  They grow bigger and rents go up or a major manufacturing plant might have closed and they suddenly have a drop in the rental market.  So there are these economic conditions that ebb and flow that have an impact on the rental market and you are going to see these ups and downs and you can see these rather large ups and downs when a survey is implemented.  Again I touched on this every year in between surveys we’re applying a CPI and the CPI is always cumulative so you can see here is a chart.  Start off with a new survey and the rent is $500 and year one or 2003 the one year CPI is $19 and we apply that to the $500 and we get $519.  Year two, 2004, the one year CPI is $24 – pardon me for the technical glitch – so we’re going to keep adding it on as a cumulative so the total is $543.  That continues on out; year four we have a new survey and start all over. So that is CPI.
Here is the basic rental formula.  We start off with a chart rent – I’m sorry we start off with a base rent and then we adjust it with a CPI.  The monthly base rent doesn’t change for four years that is the result of the survey.  The CPI changes every year.  We get a monthly CPI adjusted monthly base rent and from that number we can deduct for administrative adjustments allowed for in A-45, add in any utilities, appliances, services and furnishings the government is providing and we get to our net rent.  So here is a sample print out again sticking with the Northeast of an iQMIS rent.  You can see the section here the base rent and it is calculating the chart rent, adjusting the chart rent for bathrooms; there you can see the nearest established community is Beltsville, MD has a zero which tells me that Beltsville is above our line and we end up with a monthly base rental rate, we adjust it with a CPI and we get the monthly CPI adjusted base rent.  Once we know that number we have the administrative adjustments and these adjustments are coming off of the monthly CPI adjusted base rent.  Then we continue on down then we add in related facilities that is all the utilities, appliances, services and furnishings the government is providing so you can see they’re providing sewer, water, trash, storage shed and whatnot; all that totals $125 and we get down to the bottom and where we have the net monthly rent broken out by biweekly and daily so the tenant knows exactly what they are going to pay.  The non-Federal column is for people living in the housing that are not Federal employees so they would not be entitled to administrative adjustments.
So that wraps up this training module.  I wanted to give you an overview of the regulations that we have to follow in establishing these rental rates and the laws we’re following and who exactly plays a role in this program and their responsibilities so I hope that was helpful.  Obviously we do have more training; we have the iQMIS training modules and we also have this same sort of WebEx training for managers and tenants to describe the laws and regulations we’re following in establishing the rental rates and giving them some background information on this program as well.  So I hope this was helpful and I thank you for your time.

