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Hello, and welcome to Quarters Rents Training, designed specifically for tenants or occupants of government housing.  My name is Doug Pokorney; I’m the Quarters Program Manager for the Department of Interior National Business Center’s Quarters Program.  This training is designed to give tenants some more information about how their rental rates are established, and answer some of the questions they might have as far as how rents are implemented and what their rights are as tenants.
I’d first like to start by addressing some common misconceptions that exist among tenants about their rents.  We hear a lot of these misconceptions through our interactions with housing officials at various government agencies, in our training classes, and through phone calls we receive on our Help Desk.  So I just want to go through a few of the common misconceptions that exist out there.

Like, for instance, I shouldn’t have to pay rent.  Housing should be included as a perk or as part of the job I’m performing at this particular installation. That would be false.  Rents are established in accordance with federal regulations and laws.  Providing free rent would be considered a pay subsidy, and strictly forbidden by law.
You may think that rent is based on your pay grade.  That would also be false.  Rents are based upon the private rental market and what’s happening in that private rental market in the town nearest to you.  Employee pay is not a consideration as part of your rent.

You may think that rent is unfair or too high because your housing is isolated, or in bad condition, or is really old, or doesn’t have good water quality, or whatever the factor is.  That would be false too.  Your rental rate is adjusted for many variables, including the type, the size, condition, age, isolation, or general lack of amenities.  
You may not think you have to pay for utilities or government-provided appliances, like a microwave or a dishwasher, or services like snow removal or lawn care, or furnishings that the government might be providing.  Again, this is false because tenants are to be charged for everything they are provided at the housing unit.  Not charging for something, again, would be considered a pay subsidy and forbidden by law.
You may think that your rent never changes.  You may have taken a job at a particular installation, been told that you could live in government housing, and even told what the price of that housing was at the time that you took the job, and you may have thought that rent would never change.  But that’s false.  Federal regulation requires rents to be updated every year for inflation (that inflation is a Consumer Price Index) and at least every five years with a new private rental market assessment.  So your rents will change every year.
You may think that there is a limit to how much your rent can increase, again, this is false.  There is nothing within the federal regulations that limits how much rents can increase, just as there is nothing that limits the increases in the private rental market.
You may think that your housing officer or manager or supervisor can change your rent if you don’t like it.  Again, this is false.  Housing officers and managers and supervisors are not authorized to alter the rent.  They can review the housing data that’s entered into the software that calculates your rent to ensure it is correct, but the law prohibits them from arbitrarily lowering the rent.
And this one’s fairly new, now that the federal pay has been frozen.  You may think that when there’s a pay freeze, that your rent won’t be adjusted.  Again, rent is based on the private rental market, not an employee’s pay, so rent will continue to be adjusted even if there is a pay freeze in place. 

Those are just a few of the common misconceptions that we hear about.  I know there are others, but I wanted to kind of start off by clearing some of those misconceptions up and starting off on the same foot.

Now we can talk about the laws and regulations and the background about how rents are established.  So let’s talk about the laws and regulations.  The law that Congress passed to provide housing was 5 U.S.C. 5911, and it doesn’t say a whole lot about quarters, other than it gives the authority to government agencies to provide quarters to their employees under certain circumstances.  And that they should charge rent for those quarters, and the rent must be based upon the “reasonable value” to the employee.  

The law, 5 U.S.C. 5911, does not really go into too much detail about how to set rental rates; that’s where the regulation comes into play.  The regulation drafted by the Office of Management and Budget (OMB), Circular A-45.  A-45 sets forth the policies and administrative guidance in establishing rental rates for housing according to the law 5 U.S.C. 5911.  A-45 applies to all civilian government-owned or –leased housing within the United States, Washington D.C., and all U.S. territories, including Guam, Puerto Rico, Virgin Islands, and American Samoa.  A-45 defines what “reasonable value” is.  The law didn’t really say what it was, but A-45 defines it, in that rent should be set at levels equal to those prevailing in the private housing market, or “what an employee would pay for comparable housing in the open market.”  So, if you picked up your housing unit and moved it to the nearest town, what would it rent for?  That’s really where A-45 is telling us to start our rent establishment.  

So how is “reasonable value” determined?  A-45 says “reasonable value” will be based upon a study of the private rental market.  That it must be studied at least every five years, and that there’s two ways of studying it:  individual appraisals or regional survey.  A-45 does prefer the regional survey methodology because appraisals are very costly and administratively burdensome.  The DOI Quarters Program uses the survey methodology.  
Here’s a map of the Quarters Survey Regions.  There are fifteen different regions – there are a few that are not shown – Hawaii, American Samoa, and Guam, are all individual regions as well.  These regions more than likely differ from your agency regional boundaries.  So please make note of where your housing is located for the Quarters Survey Region.  Your rent will be based upon these regional boundaries.  Some of these regional boundaries are divided by state lines; others divide states in half.  Those that divide states in half, or cut into states, are represented by the red lines.  These regional boundaries follow major landmarks, like interstates, highways, county lines.  I would encourage you, if you are close to one of those borders, to go to our web site (I’ll give you the website address in a minute,) and download the regional survey report, which has detailed maps showing where the regional boundaries exist.   Your rent should be established upon the survey region in which your housing is physically located.
This is the survey schedule.  OMB A-45 says that there should be an impartial study of the private rental market at least every five years.  The National Housing Council (which I’ll describe here in just a minute), voted some years ago to do the survey sooner, every four years.  The reason they wanted to do them sooner is because waiting five years resulted in rather large increases in the rent, and thus were very burdensome to the tenants.  So to minimize that burden on the tenants, they chose to do the surveys more frequently.  Doing all 15 regions every year is cost prohibitive.  Every four years seems to be a good fit for minimizing the impact on tenants as well as the affordability of the cost to agencies to do the surveys.  So you can see here the survey schedule for all 15 regions.  In 2015, this survey schedule will repeat itself, beginning again with Arizona/Nevada, Oregon/Washington, North Central, Northeast.  The last column shows when these surveys will go into effect.  So pay particular attention on when your survey is being done and when it will go into effect.
When a survey is conducted, we travel to many towns within that region to collect data from the private rental market.  OMB tells us which towns to go to.  They define “nearest established community” (or NEC) as the community closest to the government unit, with a population of 1,500 (or 5,000 in Alaska) as of the last Census.  And we are using 2010 Census data.  That town must also have a doctor and a dentist available on a non-emergency basis to the general public.  Part-time doctors, or transient doctors and dentists, do qualify.  So if you have a doctor in your town that holds office hours a couple days a week, and then goes on to another town to occupy office hours, they do meet this requirement.  And last, but not least, it must have a private market available to the general public.  Because it needs to be a market available to the general public, we must exclude many communities on Indian Reservations, as their rental markets are closed to the public.  Also an important note is that the town doesn’t have to have vacant rental units, just rental units in which we can gather data about their rents.  So vacancies are not a factor in us surveying a particular town.  Another note about nearest established community is it may not be the town in which you are going get services, such as gas for your car, groceries, or where your kids may be attending school.  So just note there may be a difference.
Once we gather all the data from these towns, we start checking it for outliers, removing those from the analysis.  Then we conduct a statistical regression on the market data.  The statistical regression produces new rent formulas for us.  We then test those formulas against the private rental market data that was collected to make sure it is meeting the “reasonable value” test outlined in A-45.  Once the test is successful, we publish the results of the survey in the Survey Report, we program the new formulas into the QMIS (Quarters Management Information System) software, and distribute that to housing officers within your agency.  These are the folks that install the software and calculate rents for you.  
This chart is a graphical representation of what is trying to be accomplished with a survey.  This particular chart is showing the rental market for four different towns.  When we do a survey, we’re surveying upwards of 30 towns in a particular region, so there would be many more lines on this graph to be realistic.  Each town’s rental market is unique to that town.  So you can see here these four towns have distinctly different rental markets.  In the survey, we’re trying to establish a “base survey” rate, looking for the most significant factors in determining rent in all towns.  We do adjust the rents accordingly to reflect the true market rent in each town.  So if you look at the dot with the word “survey” on it, in 2011, the third dot out, and you compare that line – the “base survey” line – with the town of Redtown (the red line).  You can see Redtown’s rents are significantly below the “base survey” line.  We therefore would adjust our rents downward, and apply a “community adjustment” – a “negative community adjustment” – thus lowering the rent to reflect the true Redtown market rents.   So Redtown would receive a “negative community adjustment.”  So would Greenville.  
Towns above the survey line we would actually have to add dollars to the rent in order to bring them up to true market rents.  But in this program, we do not apply what we call “positive community adjustments.”  Rents are “capped” at the survey line.  So in this particular chart, Blueburg and Orange Grove would not receive any community adjustment – their community adjustment would be zero (0.)  If you wanted to relate some of these towns to kind of get a feel for what it would be like in a real survey region, Orange Grove would be reflective of something like San Francisco, or New York City, or even Jackson, Wyoming – places that are very expensive to live.  So just know you’re not paying true market rents in those communities; the rent is capped at the survey line.  
The other thing about a survey is it can produce some rather large swings in your rent.  This is a comparison of one particular town’s rent.  The blue line represents the true market rent.  The red line is the DOI Quarters Program rent.  You can see that we start with a survey in 2003 and we match up the rents with the private rental market.  Because we are on a four-year survey cycle, the next three years the rent is only adjusted with a CPI (Consumer Price Index), or inflation.  That CPI is a national CPI – not related to your nearest established community.  You can see from the blue line that your nearest establish community rents are far outpacing our CPI rate.  So in the fourth year, 2007, because we are on a four-year cycle, we do a new survey.  A-45 tells us we’ve got to bring the rents back in line with the private rental market.  And because your NEC was outpacing the CPI that was being applied, it results in a rather large increase to your rent.  You may have received one of these large increases and wondered “How can it go up so much in one year?” – “What is causing that?”  And this is why; because a new survey was implemented, and your NEC was outpacing the CPI that was being applied to your rent the previous three years.  In reality, those previous three years, you were underpaying for what was happening compared to the true market rent.  
Continuing on, 2007 through 2011, you can see we’re going to have another three years of CPI.  And again, we get out of balance with the true private rental market.   It first goes up a little bit and then comes down hard.  Then, in 2011, another survey is done.  Again, we’re on a four-year cycle.  And this time, the rent drops dramatically.  And this is just reflective of the private rental market.  Obviously, we don’t know what’s going to happen beyond 2011, but this chart continues out as a projection just to kind of show you the cyclical nature of rents and the surveys.

OK, let’s talk about how to decipher the rent documents you’re going to receive.  First of all, you should know that your rent will change every year.  And A-45 tells us that new rates go into effect the first full pay period in March.  Every year, you will receive a CPI adjustment, and every four years, the implementation of a new survey.  And here you can see some of the future effective dates.  Your agency should be providing you at least 30 days notice before your rent goes into effect, so expect to receive your new rent notices sometime in early February of each year.
Each agency has their own procedures for notifying tenants, but most agencies follow this basic procedure and give out these types of documents:  a “Base Rent Computation Schedule,” a “Net Rent Computation Schedule,” a “Tenant Rent Notice,” a “Quarters Assignment Agreement” (or a lease), along with your housing inventory data that was used to calculate your rent.  You should be receiving this type of documentation every time your rent is updated.  And you will be asked to sign the lease agreement and the “Tenant Rent Notice.”  Not signing these documents does not stop the rent from taking effect, and within DOI, not signing the documents is grounds for eviction.  
Here’s the basic construct of the rent formula.  We first start off by calculating the “Monthly Base Rental Rate.”  The “Monthly Base Rental Rate” takes into account the physical attributes of your housing unit, such as, what type of housing unit is it?  It is a house, an apartment, a mobile home, a dormitory?  Also how big is it – How many square feet is it?  How many bedrooms does it have?  How many bathrooms does it have?  Does it have a garage?  Do you have air conditioning?  Those types of physical attributes calculate the “Monthly Base Rental Rate. “ The “Monthly Base Rental Rate” is the results of the survey, and will not change for four years.  Every four years, your “Monthly Base Rental Rate” will change drastically based on the new survey.  Once we know the “Base Rental Rate,” we then adjust it with a Consumer Price Index, the CPI.  A-45 tells us we have to do this annually.  So this will change every year.  Those two numbers are reflected on your “Base Rent Computation Schedule.”  Once we know the “CPI-Adjusted Monthly Base Rental Rate,” we deduct for any “Administrative Adjustments” that are allowed for in A-45, such as isolation, lack of police protection, lack of privacy, those sorts of things.  We add in utilities, electricity, water, sewer, that the government might be providing, and also appliances, services and furnishings.  Put that all together and you end up with the “Net Rent,” which is what is going to be deducted from your payroll check.  The bottom half of this formula, the numbers are reflected on the “Net Rent Computation Schedule.”  So let’s look at those documents.
The “Base Rent Computation Schedule” – here’s an example of one for a quarter at Mount Rainier National Park.  In the upper left-hand corner, you can see what survey is being applied – what survey formula is being applied to this rent.  Mount Rainier falls in the Oregon/Washington Survey Region; the latest survey for that region was done in 2007.  You can see below that what Consumer Price Index is being applied; and in this case, it indicates that the 2011 CPI is being applied to this rent.  Over in the top right, you can see the Effective Date that this rent will go into effect.  Sort of in the middle, right below the quarter number, you’ll see a small summary of your housing unit:  the number of bedrooms, bathrooms, square feet, when it was built, the age, and the condition.  Then you start to see the rent calculation.  The first number you’ll see is the “Chart Rent,” in this case, $799.  The “Chart Rent,” in this case, includes 3 full bedrooms, 1 full bathroom, for a house that has 1,558 square feet, that is 85 years old, and it assumes it is in “Good” condition.  Because this unit is not in “Good” condition, we are going to adjust the “Chart Rent” to reflect the “Fair” exterior and “Poor” interior conditions.  So there are deductions to the rent to reflect the poor condition.  You’ll see other adjustments to the “Chart Rent” if you had items such as a garage, you’ll see an addition for a garage.  Or if you have an extra full bath, you’ll see an additional charge to the “Chart Rent” for your extra bath.  You’ll also see an adjustment for your “nearest establish community.”  In this particular instance, the “nearest established community” for this quarter is Eatonville, Washington.  Because Eatonville is receiving a zero (0) dollar amount community adjustment, it tells me that it is at or above the survey line in that chart I showed you earlier.  Eatonville is more expensive that our base survey line, therefore it does not receive a community adjustment.  If you were in a town that was below the survey line, you would see a negative dollar amount listed here.  Add all those up, and you get the “Monthly Base Rental Rate,” again this number will not change for four years, until the new survey is done.  The next line is the CPI adjustment, 7.2%.  Again, this number will change every year.  The CPI adjustment changes every year according to A-45.  That is applied to the “Monthly Base Rental Rate” and we end up with the “CPI-Adjusted Monthly Base Rental Rate” of $830.
The CPI of 7.2% is not reflective of just one year’s CPI.  It is always reflective to the date that the survey was performed, so it’s a cumulative CPI.  It adds on to each other every year.  So you can see here that the last Oregon/Washington Survey was done in 2007.  During that year it had a small CPI of 1.9%.  That is applied to the “Monthly Base Rental Rate” of $774.  The next year, 2009, the one-year CPI was 3.6.  Add that to our previous year’s CPI, you get 5.5.  Because the “Monthly Base Rental Rate” never changes, now we’re going to apply the 5.5% to the “Monthly Base Rental Rate” of $774.  The next year, another 1.7% single-year CPI, but added to our cumulative, gives us 7.2%.  Again, because we’re not changing the “Monthly Base Rental Rate,” we’re applying 7.2% to our $774 original “Monthly Base Rental Rate.”  And in 2011, your CPI was zero (0.)  

OK, continuing on with the documents you’ll receive, let’s move on to the “Net Monthly Computation Schedule.”  Again, this is the same quarter as we were looking at before, it’s carried forward the “CPI-Adjusted Base Rental Rate” of $830 from the previous paper.  The next section is the “Administrative Adjustments” that are allowed for in A-45 if you qualify.  The first line there is “Isolation.”  This particular quarter does receive an isolation adjustment.  And then there are other things that you can receive Administrative Adjustments for if you qualify.  The QMIS software then will calculate the total amount of Administrative Adjustments, and compare it to a maximum allowable amount.  The maximum allowable amount that we can take off of the “CPI-Adjusted Base Rent” is 50% if there is no isolation being received.  In this particular quarter, they do qualify for isolation, so the most that can be taken off of the CPI-Adjusted Base Rent is 60%.  QMIS is doing that calculation for us, so $498 is 60% of $830.  Because this particular quarter’s actual Administrative Adjustments do not exceed the maximum allowed, it applies the actual calculated amount of $152.90.  If the calculated Administrative Adjustments did exceed the maximum allowed, then QMIS would apply the maximum allowable amount.
The next section is called “Related Facilities,” and that is where you’ll find all of the utilities, appliances, services and furnishings being provided by the government.  So you can see the items that this particular unit is paying for:  electricity, fuel oil, sewer, water, etc.  All those “Related Facilities” total $331.61.  
So, to calculate the “Net Rent,” we start with the “CPI-Adjusted Base Rent” ($830,) subtract out any “Administrative Adjustments,” in this case -$152.90, add in any “Related Facilities” ($331.61), and we get our “Net Monthly Rent” of $1,008.71, which, calculated bi-weekly, is $465.52.  This is the amount that will be deducted from your paycheck.

You may be wondering, since we’re going through all this talk about surveys, and the laws and regulations, who determines these rents?  The Department of Interior has a Quarters Program, but also your agency plays a big role in your rent calculation as well.  The Department of Interior started the Quarters Program in the early 80s.  Prior to this, all the Bureaus within the Department of Interior set their own rental rates through individual appraisals.  These individual appraisals caused many inconsistencies in the rents.  Because Bureau housing was closely located to other Bureau housing, there were many problems and appeals and tenant complaints within the Department of Interior.  So they started a centralized Quarters Program, not only to be in compliance with A-45, but also to address the uniformity of rental rates across the bureaus.  They forced the bureaus to use this centralized service, and it worked very well and eliminated the problems that existed and it did provide uniformity across bureaus, as well as being in compliance with A-45.  DOI then offered this service to other agencies outside of the Department of Interior to take advantage of economies of scale and lower the costs for all.
The Quarters Program within the Department of Interior has two offices – the Operations Office and the Policy Office.  The Operations Office provides rental rate formulas that comply with A-45.  We conduct the surveys that I talked about earlier, we calculate the CPI adjustments, and we plug those all into the QMIS software, and distribute that to users every year.  We also provide Help Desk support for all of the users, conduct training, and defend the rental rates if there are tenant complaints or appeals.

Again, my name is Doug Pokorney; I’m the Quarters Rental Program Manager.  I’m in charge of the Operations Office.  Here is a way that you could contact me if you had questions.  Or my counterpart, Laura Walters, who is the Program Specialist.  You can also contact her to answer questions.  She’s the primary contact for Help Desk support as well.
The Quarters Program also has a Policy Office side that’s responsible for maintaining the DOI Housing Management Handbook (400 DM); they make decisions on DOI housing policy issues.  They are a central point of contact with OMB for all agencies, so sometimes we go to OMB for clarification on A-45 or maybe to ask for a special exemption from OMB.  Those types of requests would filter through the DOI Housing Policy Office.  They act as a clearing house for rental appeals within DOI, so if an appeal does make its way to the Office of Hearings and Appeals, then the DOI Housing Policy Office will be consulted and asked for information about those rents.  They’re the chairperson of the National Housing Council, and the owner of the QMIS system.  Currently that position is occupied by Michael Wright, and here is his contact information.
You, as federal agencies, the ones that actually own the housing, also have a big role in rent establishment as well.  Here is a current list of the agencies that are using the DOI Quarters Program.  Presumably, if you’re listening to this training session, you are part of one of these agencies.  So federal agencies have a responsibility to input and ensure that the housing inventory data is entered correctly into the QMIS software.  Incorrect data will produce incorrect rents.  They also are responsible for ensuring that they calculate the new rents and provide documentation to the tenants – the documentation I just went over.  They also appoint a national housing officer responsible for your agency’s housing program, and that person also sits on the National Housing Council.  They develop their own policy and procedures in addition to A-45 that are specific to your agency for additional guidance, including your rental appeal process.  They supervise and monitor that A-45 is being met by your agency; they centralize their record-keeping and documentation of rent implementations, as well as justifications for any Administrative Adjustments that are being applied to the rents.  And they are to avoid (or make sure your agency is avoiding) conflicts of interest and ethical violations, such as supervisors or managers artificially lowering rents, or housing officers that are responsible for setting rents also occupying housing, which is illegal.

The National Housing Council is made up of one representative from each participating agency – your national housing officer.  That Council meets at least a couple times a year to discuss issues in the housing and rental business that they’re in.  Sometimes they have issues that cross agency boundaries.  Because many of our housing is co-located with other agencies, we want to ensure that the rents are calculated in the same way.  And sometimes an agency may interpret policy differently than another, and that can cause conflict.  Those issues can be brought to the Council and discussed as a group, evaluated, and a decision can be made on who’s doing it correctly, or if changes need to be made.  Then, it is up to those Council members to make sure that those decisions made by the Council are implemented in your agency, so that all agencies are calculating the rent in the same way.  No matter if you work for the Bureau of Indian Affairs, the National Park Service, Indian Health Service, Bureau of Prisons, or any of the agencies listed in the participating agency slide, you can be assured that your rent is being calculated in same manner as other agencies.  These are currently the National Housing Council members.  I’ll let you take a minute to identify who your national officer is and their phone number.
These slides will be made available on our website, in a similar location as where you went to start this WebEx training.  You can download these slides to reference in the future.

So you may be wondering “What can I do as a tenant.  What’s my responsibility, or what are my rights when it comes to rents?”   First of all, I would encourage you to ensure that your inventory that has been entered into the QMIS system is correct; don’t assume that it is correct.  You should be provided a copy of your inventory every time your rent changes.  If you’ve not received a copy, you can contact your housing officer and they should provide you with a printout of your housing inventory.  Not all housing officers have attended our training, or your housing officer may be new, as that position tends to have a lot of turnover.  They would have inherited the data from the previous user and they may not have reviewed it, or just assumed it was correct from the previous user.  So I would encourage you to check it yourself.  You should familiarize yourself with A-45; it is not a very long document and would not take that long to read through.  You should also familiarize yourself with any agency-specific policies, especially the appeal procedures.  There are specific steps that you need to take in order to have a successful appeal.  You should familiarize yourself with the survey schedule and the effective dates of when those surveys will take effect.  It is important to know (or prepare yourself) that the implementation of a new survey could result in a large increase to your rent.  You should take advantage of all the housing expertise that exists.  Ask questions; consult with your housing officer.  Contact your national housing officer if you have questions.  I would also encourage you to visit our website, at the address listed here on the slide, where we have other information, such as a Tenant Brochure, a tenant flyer, that you are free to download and print if need be.  We also publish the Rental Survey Reports, so you can review those as well.  You can also call our office with the contact information that I provided earlier.  
What else can you do?  The last thing is you can appeal; you do have the right to do so.  But we view that as the last resort.  And, quite frankly, we view an appeal as a breakdown in communication between housing officers and tenants, or your agency and yourself, or anywhere along the line you did not receive the correct information that you were requesting and thus feel that an appeal is in order.   
So let’s talk about appeals.  Each agency will have their own appeal process, so it’s important to familiarize yourself with your agency’s particular procedures.  Within DOI, you first must file a “Request for Reconsideration.”  Only after that has been denied can you then file an “Appeal” with the Office of Hearings and Appeals.  Almost all agencies that I know of have a 30 day deadline to file an appeal.  So the clock starts ticking when you receive your rental notice of change.  So it’s important to realize the deadlines here that you are working with have a tight timeline to file your appeal.  Your appeal must be related to A-45, and tie back to A-45.  It must be something appealable about your rent – lack of maintenance, unfortunately, is not a valid reason to appeal your rent.  I understand the frustration you must feel if you have a broken window, and you’ve asked to have it repaired and it doesn’t get repaired and yet your rent changes.  But, unfortunately, the two aren’t related, and your appeal would be strictly focused on just how the rent was established, not on the lack of maintenance.  
You can only appeal the results of a survey in the year it was implemented.  Keep in mind, we are on a four-year cycle, so in year three of a survey, you cannot appeal the survey results because something has changed in your NEC.  You have 30 days to appeal the results of a survey in the year it was implemented.  You cannot appeal the implementation of the CPI; A-45 requires that the CPI adjustment occur annually.   And last, but not least, the burden of proof in an appeal falls to you, as the tenant.  You must prove that somehow your rent is not typical or reflective of your “nearest established community.”  You should go to your “nearest established community,” and be sure that you know what town it is that is being used to establish your rent.  Make sure you go to that town – the NEC – do not go to a different town to gather data about rents.  You should gather data (we call them “comps” or “comparables”) from your NEC.  You should gather those comps that are similar to your housing unit.  So if you are living in a house, do not go to your NEC and gather data on apartments or mobile homes – they will not be considered.  So it should be a comp that is similar to yours, with generally the same number of bedrooms.  Remember, the unit does not have to be vacant in order for it to be considered as a comp.  You can download our market survey form from our website, and use it as a guide.  You’ll not be able to answer all the data fields on that form, but it will be a good guide when you are talking to realty managers or rental managers in the private rental market on the type of data you need.  Specifically, we need to know what type of housing unit it is, the age, the size, the number of bedrooms, bathrooms, and so forth.  We especially need to know what amenities the landlord is including in the rent, such as utilities.
Here’s an example of some comps that were provided by a tenant that may lead to a successful appeal or may not.  So you can see at the top is the actual unit – the government unit – and the cost that they’re paying for rent, $861.  In the first set of data that’s been provided by the tenant, at first glance, the average of those comps is $825 and you may think “They’re justified – the rent is lower based on the $861 that the government unit is paying.”  But when we start to evaluate the comps that were submitted, we may see a difference.  For instance, all the comps provided are smaller, older, and have more amenities provided.  Smaller units generally rent for less; older units generally rent for less.  So when we break down the data further, which we will do in an appeal that is submitted to us, we start to see that the government unit is appropriately priced for its size and age and amenities being provided.  So don’t just look at the rent; look at all the other factors as well – square feet, age, bedrooms, baths being the most important.

The comps listed below give a good indication of the possibility of a successful appeal.  You can see that most all of the comps provided are larger than our government unit, are older, but generally rent for less than what the government unit is paying.  A quick reference of these comps would indicate that there is a problem with the rent and that would result in a change in the rent formula.
So this concludes the training.  I hope that the information provided here was helpful, educational and useful.  And I hope that we’ve provided some documentation and some resources available to you to help answer your questions in the future.  Thank you for your time.
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