iQMIS Training Module

Reviewing Data
Hello and welcome to another iQMIS training module.  My name is Laura Walters, I’m the Quarters Program Specialist located in Denver and today’s module is reviewing iQMIS data.  If you are a regional housing manager or a national housing manager, you in particular should be reviewing your user’s data to ensure that it is complying with OMB Circular A-45.  Now some of the main issues that I see when I’m reviewing iQMIS data are problems with validity and consistency.  The major areas that I want to cover in this module are administrative adjustments.  We often see invalid administrative adjustments being applied.  You should refer to OMB Circular A-45 that specifies when these are allowed.  We also have Government Inventory Instructions or the iQMIS Housing Managers User’s Guide to discuss each administrative adjustment and when they can be applied or not.  It is part of your responsibility to understand these because they are dictated by federal regulation.  The number of planned tenants is also problematic and the reason is because iQMIS will divide the unit’s rent by the number of planned tenant that are entered into the system.  So if this number is erroneous the rents will be erroneous.  Planned tenants really should be the number of individuals that you plan to have share a housing unit and the numbers that actually do share the housing unit and so you need to be monitoring this in case the situation changes at that site and planned tenants need to be changed.  Other inventory errors that I see quite frequently are errors in the rent classification.  Dormitories are very specific rent class and they have certain requirements and you cannot use the dormitory class without meeting those requirements.  Also plexes versus apartments; Plexes have two exits and entrances and apartments only have one, but because they use completely different rent formulas it crucial that you establish the correct rent class in iQMIS.  One way miles to the established community is another area that can provide serious changes to the rent if it is erroneous.  Utilities being provided by the government are often erroneous.  Bedrooms used and locking off bedrooms can be problematic primarily because users must also enter the square footage of the unused finished space in iQMIS.  
So let’s take a look at some of the data reports and I’d like to walk you through how I review information when I’m looking at iQMIS data.  So let’s assume you’re logged onto iQMIS and you are a regional housing manager.  You may be a national housing manager.  This particular sample we are using today is a forest service region and there are several different forests in this region.  Now you can look at each individual housing unit if you’d like to but that’s not really the most efficient way to review data.  What I’d like you to do is go to the reports area in iQMIS because reports will allow you to see specific data fields, side by side for each unit in that forest or at that installation.  So as I said earlier one of the major issues I see are inconsistencies and validity issues but the major report that I think will help you get started with reviewing data is inventory.  If we look at the inventory report here we first select whether we want to see the entire region, all the installations in our region, or if you just one to select one, I think we’ll just pick one for this exercise.  Let’s look at forest Y, click view report.  Now I’m just going to scroll down so we can see this report clearer.  Alright, the first thing I’d like you to check is the isolation points because this indicates to me how many miles it is from the nearest established community and it also indicates whether the housing is all at one location or it is widely scattered.  This housing here is all 40 points away so it is all located at the same subdivision basically.  The first row of each housing unit indicates the square footage, actual bedrooms and bedrooms used, actual bathrooms and bathrooms used.  So if we scan down this column we can see this unit number 21316 has one bedroom locked off and a half of bathroom locked off but notice they have no square footage in the unused square feet column.  You should have the square footage of that one bedroom and half of bathroom entered here or the tenant is not receiving full credit for having that room locked off.  I don’t see any others on this first page that have locked off bedrooms, let’s go to the second page and just look at that one piece.  Let’s look at bedrooms and beds used.  Alright on the second page here is a one-bedroom dorm.  We don’t normally have 1-bedroom dormitories so that is catching my eye right away.  Unless it is a large bunkhouse type of cabin then that might be appropriate to be a dormitory.  Looking further down we see a zero bedroom cabin, zero bedroom house; here is a 3-bedroom house, one used, two bathrooms, one used and notice they do have the square footage entered there so that is the correct entry when locking off bedrooms.  That is one thing I’d be looking at on this report, let’s go back to page one.  Next let’s address the deductions.  Now these are the administrative deductions being applied here and the amount of isolation is being indicated.  They are getting an inadequate police and as I scroll down these last two are getting lack of streets, sidewalks and street lights.  Let’s go to page two and again I’m just looking at the deductions.  Lack of police and now we see on this cabin quite a few more administrative adjustments and notice here on the isolation points that it is not located near the other units which are 40 points away, it is quite a bit further away and uses a different NEC so it is perfectly acceptable that it is receiving different administrative adjustments.  This one is getting lack of water, electricity, lack of fuel, police, fire and sanitation so the cabin is getting quite a few of them.  I don’t see anything on this report that raises a red flag for me in that arena.  Let’s go back to the first page again and look at utilities.  Electricity, fuel oil, sewer and water, the same for the second unit, the third unit, the fourth unit…now the fifth unit has propane instead of fuel oil so that means the heating system has a  completely different design as the houses.  But I’m wondering why trash removal is not showing up here as a utility.  Normally on federal property the government is providing trash removal so that is something I would investigate as to why the tenants are not being charged for trash removal.  Finally look at the appliances and services.  I’ll scroll over a bit so we can see here and again I’m looking for consistency or anything that might stand out.  For example this unit has a range and refrigerator, all units have a range and refrigerators that would be something we would expect.  This unit has snow removal, snow removal, snow removal, but this does not even though it is a 40 point away unit, it’s possible the tenant is shoveling their own snow you’d have to investigate that to see, but normally if the government is providing it for some of the units, they’re providing it for all the units so that is a consistency issue that I would look for.  These dormitories as well should have trash removal, even though it is not going to change the rent in a dorm it’s important that you document everything that is being provided by the government.  Here on the second page, again we have some units that are in different locations within this forest.  This cabin apparently has no central heating system but it does have a free standing stove and we just scan down looking at appliances and services and all these have free standing stoves, ranges and refrigerators, water heaters and that all looks good.  So this report for forest Y looks pretty good.
Let’s take a look at another inventory report for a different forest, so I’m going to pick the inventory report and select a different installation.  Let’s pick forest Y, no let’s pick forest W.  Now looking right off at the isolation points you can see that this housing is fairly well scattered throughout the forest.  We have some 12 points away, some 19, some two, and that can make it a little difficult when analyzing consistency because you can have different deductions at this site at a closer site.  First of all let’s scan and see if there are any bedrooms being locked off.  On the first page I don’t see any bedrooms locked off at all.  On the second page we have quite a few trailer pads, so bedrooms locked off is not an issue at this site.  Let’s look at administrative deductions.  This cabin is getting inadequate water, inadequate electricity, fuel, sanitation and so forth, but notice that electricity is included in the rent.  Now I normally don’t question inadequate electricity at a cabin because they may be running on a generator or some other source, but it is showing here that they do have electricity so why then are they getting a deduction for inadequate electricity?  It would have to be very poor power system to be eligible for that.  They also have propane at this cabin but they are receiving a deduction of 3% for inadequate fuel now it could be that this propane tank is very, very small and incapable of providing sufficient energy to heat and cook and that would be a qualification for that deduction but it is worth checking out. Many cabins don’t have any fuel at all and the tenants are running a wood stove for heating and cooking.  Let’s look at the second unit which is six points away from South Lake Tahoe.  Electricity, propane, water and sewer and trash are included in the rent and they do have washers and dryers, ranges and refrigerators so all that looks good.  This next house which is 19 points away does not have propane or any type of heating fuel so that indicates to me that it is an electrically heated unit.  This house that is two points away does have water, sewer, trash electricity and propane so that looks good.  The administrative adjustments though are worth questioning.  Loss of privacy for example has very specific requirements according to circular A-45.  Tenants must have their personal quarters disturbed in some way by members of the public.  So members of the public are coming up and knocking on that personal quarter during off duty hours asking for information or something to that effect.  That would be loss of privacy.  Now I think it is very rare to see it in every single housing unit in an installation and I frequently find that, but if there is a true loss of privacy it has to be documented and an explanation entered into iQMIS as to why they are eligible for that.  Here are a couple of trailer pads, notice again they have inadequate electricity but yet it indicates they are receiving electricity.  That is an inconsistency to me.  There would have to be something wrong with the electric grid or electric supplier in order to be eligible for that 3% deduction.  In addition this one is getting a lack of police but this one is not and they’re both located in the same complex.  So why isn’t this second trailer pad receiving the police deduction, they both should be because they are both served by the same police force.  Finally this no phone, we have modified the qualification for that to be if no cell phone service can be received at this location then a 3% deduction applies.  So even if the government has not installed a telephone line to that trailer pad, if the tenant can receive cellular they should not be receiving that deduction.  Let’s look at the second page just briefly.  Again we have more trailer pads at this seven point isolation level.  We want to look for consistency; again it is that electric deduction but they are receiving electricity - that is being applied across the board and no phone service being applied across the board.  I also don’t see any type of propane which is normal for trailer pads because they come with their own propane tank.  So this inventory report has raised some questions and your responsibility would be to contact that forest and talk to them about those issues and see if you can figure out where those administrative adjustments should be applying and not applying.
Let’s look at the administrative adjustments report.  This provides a little bit more detail and it provides the explanations your housing managers have provided for each of those administrative adjustments.  It doesn’t really help in terms of inconsistencies because it doesn’t show the isolation points so in forest W we really can’t tell whether all these housing units are adjacent to each other or not but it does explain each administrative adjustment which is a valuable thing you should be reviewing.  So this cabin has a lack of adequate water because water is hauled from the well.  It says an electric generator is used; a wood stove is used for cooking and an outhouse is available.  Loss of privacy, its saying the unit is close to the forest entrance and it receives daily visitors so that would be a legitimate reason for loss of privacy.  This unit is close to the trailhead and receives daily visitors during the season so again that is a legitimate reason for applying this deduction.  When looking at police and fire the explanation should explain why the police response time is greater than what it would be in the NEC and that is what it states here that state troopers are the first responders to the forest and it normally takes them 15 minutes.  You can find out the response time by contacting the appropriate first responder.  They keep statistics on their response times.  For these trailer pads it is stating that there is no electric service to this pad which would be unusual to place someone for the season on a trailer pad if they had no electricity – that is pretty tough living.  In addition, if you recall from our previous report that there is electricity according to the utilities entry in iQMIS there is electricity for these pads so again something worth following up on.  Let’s take a look at this report again for a different installation.  Let’s pick forest W – that’s the one we just looked at.  Let’s pick forest X, I apologize.  So this is a different forest.  First off, look at the noise and odors deduction.  They stated the noise is from the RV park; the noise from cars and children.  That would not be an eligible noise deduction.  In many, many neighborhoods across the country there is noise from cars and children that is a typical noise in our modern culture.  It would therefore also be a noise applying in the nearest established community.  It would have to be an unusual type of noise that you would typically not see in order to be eligible for that.  Loss of privacy, again just having visitors in proximity to the trailer pad is not sufficient to warrant loss of privacy deduction.  You would need to have visitors knocking on the tenant’s RV daily in order to be eligible for that and this is dictated by A-45.  Here they have adequately documented what a police and fire deduction would be.  The first responders response time at the forest versus the nearest established community’s response time if you were to live in the community.  There are several loss of privacy in here.  We’re seeing one, two, three, four, five, six, seven units that are getting loss of privacy, some 5%, some 8%, some 10, again it has to be a disruption at that personal quarter by members of the public and it is very rare to see every single housing unit being disrupted.  So I would question that, follow up and see exactly if they are eligible for that.  Now as I scroll down you can see that some of these explanations have been “xxx’d” in and the housing officer may have gotten tired of entering the explanation and just wanted to eliminate that issues error in the system.  This is not acceptable.  You have to explain why they are eligible for that deduction and your role as the regional or national housing manager would be to contact the individual responsible for this data and have them correct it.  So administrative adjustments can be very problematic because many of our users have not gone through training or read the documentation and they don’t understand that these are dictated by regulation.  Planned tenants are another area that is problematic within this system and we have a new report in iQMIS called planned tenant and utilization.  Again you can look at every single installation in your region by picking this option but let’s just view one at a time for this exercise; let’s take a look at forest X.  Now this report indicates the bedrooms and bathrooms in the unit, the number of planned tenants and it computes the number of tenants that are actually living there now.  In addition, looking at historic data from QMIS and iQMIS, it adds up the maximum number of concurrent tenants that have lived there over the last 12 months.  How many tenants have actually lived there over the last 12 months simultaneously and then that same figure computed over the past three years.  Over the past three years how many tenants have lived there concurrently and then it indicates whether the planned number is really too high when compared to the actual and all this is indicating no, so the planned tenant numbers are fine.  The report also indicates how many days per year over the past year the unit has been occupied.  So this is really dependent upon your housing manager entering tenant data.  Without good tenant data this report is useless.  As I scroll down this one catches my eye because it’s indicating that yes the planned tenants is much higher than the actual number of tenants entered and if I look at this specific record this is a 7500 square foot dorm that has nine bedrooms and one bathroom.  The planned tenants is 28 so they are planning on putting three tenants per bedroom in this dormitory.  According the historical data they have only had two tenants living there simultaneously over the past year and two tenants living there simultaneously over the past three years and there are two tenants living there now.  So this indicates to me either the tenant data has not been entered for this dormitory or there have never been more than two tenants actually living in the dorm.  So this is worth following up on especially since it is such a large facility, it would really be nice to accurate tenant data because then you would know what the true occupancy is of that nine bedroom dormitory.  Let’s take a look at another installation.  Again we are looking at the planned tenants and utilization report.  Let’s pick forest Z and this has a little more variation.  You can see some of the units have five planned tenants, four planned tenants, three so again the rent is divided by the number of planned tenants regardless of how many people are actually living there iQMIS will divide the rent by this number.  Now the current tenants for many of these units are zero, now we’re running this class in June, so you would expect to see some of the seasonals at least living in this unit.  This indicates to me that they are not entering the tenants or there are no tenants actually living in this housing.  The historic data shows that no tenants have been entered into this unit in the past year and for many of the units no tenants have been entered in the past three years.  So again without accurate tenant data you won’t know what your utilization of your housing is.  None of these are throwing up a red flag in terms of the planned tenants being much higher than the actual but again there isn’t much to go on because we have a lot of zeros in this report.  Let’s pick one more planned tenants and utilization.  Let’s look at forest Y.  This one has more variation as well.  We have some units with four tenants, three tenants, here are some dorms with eight planned tenants and this column, this planned versus greater than actual, is flagging some of these units.  So, for example, this dorm has four planned tenants, there is currently on one person living there; the data shows that only one person has ever lived there the past year and only one person has lived there in the past three years.  If this were a seasonal unit and tenants were actually being entered you’d want to see at least four in the last 12 months and four in the last three years.  The same thing here, this dormitory has three planned tenants, only has one current occupant and only one has ever lived there simultaneously over the past three years.  I suspect these units are not in fact dormitories.  A three bedroom dormitory would be very rare.  Remember dorms have to be designed and constructed for group living, which means they have a bathroom with more than toilet, more than one shower, and/or a kitchen with more than one range, more than one refrigerator.  It is not simply a unit that is being shared by four people.  That could be a house that has four planned tenants rather than a dorm considering only one person has been entered into this unit, I suspect it is not a dorm.  It is not being used for group living so I would follow up on this and see what is really going on there; if there are tenants not being entered or if in fact there is one person living there and he has been the only one there for the past three years then I would change that to a house.  So each of these here that are flagged as yes, planned tenants are greater than actual really need to be followed up.  Here is a four bedroom dorm with eight planned tenants, again they are not entering the tenants into the system.  So errors in planned tenants particularly for houses, plexes, and apartments can be very problematic because it does reduce the rent considerably.  In dormitories it really does not matter how many planned tenants you have because it doesn’t affect the rent, but it is an indicator to me that they have misclassified the unit as a dormitory when it really should be a house.  Dormitories typically don’t have one person living in them year round.
The third and final area I want to cover with you are utilities because the lack of documenting the utilities provided by the government has a serious affect on the rent and it serves as a subsidy to the rent which is specifically prohibited by A-45.  We have a utilities report which is going to be on the second page so when we go to page two of the reports there is a utilities report here.  And again you can look at all the utilities for each installation in your region or you can just pick one at a time.  Let’s pick forest Z.  This report indicates how each of the major utilities are being classified in iQMIS so in this forest water is being billed in the rent, sewer is being billed in the rent across the board you can see that.  Electricity we have a combination of some billed in the rent and some where the tenant is paying directly.  Normally the tenant will pay the bill directly if they are a permanent full time occupant; seasonals typically you’ll see billed in rent, no meter.  Natural gas doesn’t exist there and there are a couple of units that have propane which is being provided by the government.  There are also some units with fuel oil; many of these the tenant is paying for their own fuel oil.  Here we have trash removal; a few of them are billed in the rent and a few of them it says does not exist.  Now that I would question because every occupied housing has the need for trash removal and typically the government is providing that.  So I would expect to see billed in rent across the board for all these housing units and that is worth following up on.  Let’s look at this report again for a different installation.  So we’re seeing water and sewer billed in the rent for all the housing units and that is good, that indicates the government are providing those.  Electricity in this installation is setup so the tenant pays their own electricity.   Now I would follow up on that if I were you, because in seasonal situations or shared housing situations the tenant is rarely paying their own electric bill.  The government is usually paying it and billing the tenants through rent in those situations because it’s just not practical for seasonal or shared roommates to undertake paying their electric bill on their own.  This is interesting, they do have natural gas which is a piped system provided by a utility and normally if they have piped natural gas into installation it would exist at every location or at least most of the major housing units would have natural gas.  We can see that this unit has natural gas and many of the units have propane.  I suspect this should be propane instead of natural gas and so should this.  It is very rare to have a piped system just coming into a couple housing units and everyone else is using a tank system.  I see three on this first page that have natural gas so those three would be worth following up to see if it is really natural gas or is it propane.  We have quite a bit of variation here in the propane column.  We have several cases where the tenant is paying their own, a couple where it doesn’t exist and this one unit here where it is being billed at 16 gallons, and average of 16 gallons per month.  So why one has a meter and the others don’t have meters is surprising to me.  Again it is consistency, normally if you are doing things one way for one unit they should apply to all the units.  Usually there are differences between the permanents and the seasonal but other than that there should be more consistency in this column.  Looking now at fuel oil it does not exist and in trash we have billed in rent in many of the cases which is good but we’ve got a couple of units where it says it doesn’t exist.  Now these may be remote cabins where the employees have to bring their own trash out when they hike out from working at that remote site.  That would be a valid reason for not providing trash removal there, but other than that I don’t see other reasons why trash should not be applied to these housing units as well.

So these reports, if you have gone through the training module on doing reports can be sent directly to the printer or you can export them to Excel using this export function here.  You can always select export, pick Excel, and then it asks you where you want to save it – I can save it out to my desktop.  So you can keep these in an Excel format, maybe use highlighting that you want to follow up on, make comments to yourself, etc.; there are several things you can do here.
Well I hope that I’ve been able to provide a brief overview of reviewing data so that you have a better idea of what the ramifications are of inaccurate data.  If you have any other questions please give us a call.  Thank you.

