JULY 2020

Seattle Area Rents

Continue to Decline
Page 12

25% of Renters Say They

Will Never Buy a Home
Page 4

Can Landlord Replace Flooring

With a Tenant in Place?
Page 9

RENTAL
HOUSING

OURNAL

INSIGHT FOR RENTAL HOUSING PROFESSIONALS

el
QI A N S

www.rentalhousingjournal.com * Rental Housing Journal, LLC

Mailed Monthly To Puget Sound Apartment Owners, Property Managers & Maintenance Personnel
Published in association with Washington Association, IREM & Washington Multifamily Housing Association

Greater Seattle Mid-Year Update
on Residential Rental Housing

6 Signs
Your AC

Needs
Repair Now

KEEPE

Air conditioner repair is not a surprise
you want when tenants call so this
month’s maintenance tip from Keepe
focuses on 6 signs you may need a repair.

The summer heat is here already, in
many places, so are the air conditioning
systems in your rental properties ready
for the heat?

If the answer to that question is a
cautious, “I don’t know,” then you might
want to call your local air conditioner
repair company for an inspection.

When the heat arrives in full force,
those rusty appliances could cost you
thousands in emergency repairs and lead
to miserable, sweat-filled days come July.
But how do you know when it’s time to
call your local AC repair guy?

Here is a short list of warning signs to

See ‘Indicators’ on Page 14
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By Cory BREWER

While the world has been all but flipped
on its axis during the first half of 2020 in
reaction to the COVID-19 pandemic, let’s
take a look at what has been going on in
the single-family rental market throughout
King and Snohomish Counties.

For context, we review data published by
ourlocal Northwest Multiple Listing Service
(NWMLS) which includes primarily single-
family rental houses and condominium
units. There are some apartment units
mixed in with the condominium category,
but the vast majority of apartments in the
region are not listed by NWMLS member
brokerages.

With that in mind...

The total number of homes rented
decreased by about 15 percent from the
same period last year.

Like the real-estate sales industry, our
ability to tour homes with prospective
renters was (and to some degree still is)
affected by health-protection measures. We
also attribute this drop-off to the reality that
people didn’t move as much as they normally

do this spring compared to previous years.
Mobility has been restricted and a lot more
people have chosen to renew their leases
instead. Compared to the first half of last
year, renewals increased by 10.9 percent
among our portfolio (1,500+ homes), and
looking back two years, renewals spiked by

29.4 percent comparatively.

We have also executed lots of short-term
lease extensions for residents who had
planned to move, but put their plans on hold
for the time being.

See ‘Mid-Year’ on Page 14

Rental Payments Slow Down in Early July
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type and average rental price,” the NMHC said in a release.

The National Multifamily Housing Council’s most recent rent

“It is clear that state and federal unemployment assistance

tracker shows a decline in rental payments in early July compared  penefits have served as a lifeline for renters, making it possible for

to previous months.

The most recent July
Rent Payment Tracker
found 77.4 percent of
apartment  households
made a full or partial rent
payment by July 6 in its

NMHC Rent Payment Tracker Finds 77.4 Percent of Apartment

Households Paid Rent as of July 8

JULY 1-6, 2020

them to pay their rent,”
said Doug Bibby, NMHC
President, in the release.

“Unfortunately,
there is a looming July
31 deadline when that

survey of 11.4 million
units of professionally

(eeeeeeee————

) aid ends. Without an

managed apartment units
across the country.

of rent payments made

extension or a direct
renter-assistance

that NMHC

“This is a

2.3-percentage-point decrease from the share who paid rent

through July 6, 2019 and compares to 80.8 percent that had paid by
June 6, 2020. These data encompass a wide variety of market-rate
rental properties across the United States, which can vary by size,

program,
has been calling for since

the start of the pandemic, the U.S. could be headed toward historic
dislocations of renters and business failures among apartment
firms, exacerbating both unemployment and homelessness.”
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listings delivered to your inbox!

DST, TIC, and NNN PROPERTY LISTINGS.

You will also get a free book on 1031 Exchanges!

Sign Up for Free at

Or Call
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Thinking about selling your investment property?

CALL TODAY for a FREE book on 1031

exchanges as well as a FREE list of available
1031 exchange listings:

1.855.899.4597

Login at the Kay Properties 1031 Marketplace at www.kpi1031.com for FREE access to:

1031 Exchange Solutions

Delaware Statutory Trust - DST Properties

Management Free 1031 Options -
No More Tenants, Toilets and Trash!

Triple Net Leased - NNN Properties

721 UPREIT Investments - How to 1031 into a Real Estate Investment Trust (REIT)

AVAILABLE OPPORTUNITIES

ACQUISITION FUND,
LLC - 7% Debentures*
Minimum Investment:
$50k

The Acquisition Fund
LLC was formed to facilitate the acquisition
and inventory of long-term net leased assets,
multifamily assets and private equity real
estate investments. The offering provides in-
vestors with the ability fo participate in the
sponsor’s inventorying of real estate assets
prior to syndication.

*The Debentures will bear non-compounded
inferest at the annual rate of 7.0% per annum
(computed on the basis of a 365-day year) on
the outstanding principal, payable monthly on
between the fifteenth and twentieth day of the
following month. An investment in the Deben-
fures will begin accruing inferest upon accep-
fance and closing of the Investor's Subscription
Agreement. There is a risk Investors may not
receive distributions, along with a risk of loss of
principal invested.

SHREVEPORT PHARMACY DST
Minimum Investment: $50k

Along-term net lease offering with a corporate
Walgreens guarantee. Walgreens has been a
tenant at this location since 1999 and recent-
ly extended their lease an additional 10 years,
showing a strong commitment to the site and
trade area. The offering which is available to
1031 exchange and cash investors also has a
cost segregation report prepared to enhance
investors depreciation write offs and tax shel-
tering of projected monthly income.

ABOUT KAY PROPERTIES and WWW.KPI11031.COM

SEATTLE
MULTIFAMILY DST
Minimum Investment:
$50k

~ An all-cash / debt-free
multifamily apartment community. Located
in the Seattle Metropolitan Area which is
home to a strong workforce with Amazon,
Microsoft, and Expedia. This all-cash/debt-
free 1031 exchange offering is believed to
potentially possess a defensive cash flow
profile with existing and resilient occupan-
cy along with the potential for asset appre-
ciation as the demand from Seattle’s core
central business district supports greater
growth in broader submarket neighbor-
hoods. The offering which is available fo
1031 exchange and cash investors also
has a cost segregation report prepared to
enhance investors depreciation write offs
and tax sheltering of projected monthly in-
come.

Kay Properties is a national Delaware Statutory Trust (DST) investment firm. The www.kpi1031.com platform provides access to
the marketplace of DSTs from over 25 different sponsor companies, custom DSTs only available to Kay clients, independent advice
on DST sponsor companies, full due diligence and vetting on each DST (typically 20-40 DSTs) and a DST secondary market. Kay
Properties team members collectively have over 115 years of real estate experience, are licensed in all 50 states, and have par-
ticipated in over 15 Billion of DST 1031 investments.

LEARN MORE: () Www.KPI1031.COM % 855.899.4597

**All offerings shown are Regulation D, Rule 506(c) offerings. This material does not constitute an offer to sell nor a solicitation of an offer to buy any security. Such offers can
be made only by the confidential Private Placement Memorandum (the “Memorandum®™). Please read the entire Memorandum paying special attention to the risk section prior
investing. IRC Section 1031, IRC Section 1033 and IRC Section 721 are complex tax codes therefore you should consult your tax or legal professional for details regarding your
situation. There are material risks associated with investing in real estate securities including illiquidity, vacancies, general market conditions and competition, lack of operating
history, interest rate risks, general risks of owning/operating commercial and multifamily properties, financing risks, potential adverse tax consequences, general economic risks,
development risks and long hold periods.There is a risk of loss of the entire investment principal. Past performance is not a guarantee of future results. Potential cash flow, poten-
tial returns and potential appreciation are not guaranteed. Securities offered through WealthForge Securities, LLC. Member FINRA/SIPC. Kay Properties and Investments, LLC and
WealthForge Securities, LLC are separate entities.These testimonials may not be representative of the experience of other clients. Past performance does not guarantee or indicate
the likelihood of future results.These clients were not compensated for their testimonials. Please speak with your attorney and CPA before considering an investment.
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Kay Properties Online Real Estate Marketplace Platform

By DwiGHT Kay,
CEO anp Founper, Kay PRopPERTIES AND INVESTMENTS, LLC

AND CHAY LAPIN,
SeNIoR Vice PResIDENT, KAy PROPERTIES AND INVESTMENTS, LLC

At Kay Properties we have created an online real estate platform and
marketplace at www.kpi1031.com that provides investors the opportunity
to explore various 1031 exchange investment opportunities across the
entire country and across multiple real estate asset classes.

More importantly, we have created an extensive real estate and 1031
exchange educational platform. Over the years, investors from across
the world have used the Kay Properties Platform to educate themselves
and learn about the various categories within the 1031 exchange and real
estate investing industry.

Every investor learns in their own way and we have been able to accom-
modate various options for people within our educational platform, a few
examples are: a published book, live updated blog, case studies, press
center, video content, podcasts, weekly educational conference calls,
an audiobook, free Subscription to the DST industry magazine and a free
subscription to the 1031 Exchange Times newspaper (Sign up for free

at www.kpi1031.com or email info@kpi1031.com to sign up for your free
subscriptions).

The Kay Properties Marketplace Platform has provided investors access
to over 25 different real estate sponsor companies that put together vari-
ous opportunities for investors primarily within the asset classes such as
Multifamily/Residential, various Commercial Assets, Net Lease Properties,
Industrial, Medical and Self-Storage.

Within the marketplace, investors can review offering documents that
include the business plan, due diligence materials and the risk factors of
each 1031 investment. This is where the www.kpi1031.com marketplace

About Kay Properties and www.kpi1031.com

Kay Properties is a national Delaware Statutory Trust (DST) invest-
ment firm. The www.kpi1031.com platform provides access to the

marketplace of DSTs from over 25 different sponsor
m I ] ]

PROPERTIES &
INVESTMENTS LLC

over 15 Billion of DST 1031 investments.

This material does not constitute an offer to sell nor a solicitation of an
offer to buy any security. Such offers can be made only by the confiden-
tial Private Placement Memorandum (the “Memorandum?”). Please read

companies, custom DSTs only available to Kay clients,
independent advice on DST sponsor companies, full
due diligence and vetting on each DST (typically 20-40
DSTs) and a DST secondary market. Kay Properties
team members collectively have over 115 years of real
estate experience, are licensed in all 50 states, and have participated in

platform really sets itself apart from others.

If an investor were to go out on their own to purchase real estate, they
may have to potentially spend thousands of dollars on legal fees and due
diligence reports (property condition report, appraisal, environmental
report, survey, zoning report, etc) in order to confirm that there are no
major issues with the property, and these due diligence reports can take
weeks to be completed as well as are very costly. On the Kay Properties
marketplace, this information has already been completed and provided
for investors to review.

The typical investor that has invested in the Kay Properties Marketplace
has looked to complete a 1031 exchange, diversify their real estate hold-
ings by making cash investments, or utilizing various other investment
options such as Opportunity Zone Fund investments.

These investment options can be great for investors who have very real
capital gains tax problems due to selling appreciated assets, for those in-
vestors who no longer want to manage their property and deal with tenant
headaches, as well as for investors who have a full-time job and dont
have time to manage real estate on top of their full schedule.

One potential advantage that the Kay Properties Platform provides to
investors is access to nationwide data; we work and partner with some of
the largest real estate companies in the country that provide us with their
research and give an overview of their assets and performance. This can
potentially help to set investors on the www.kpi1031.com marketplace
ahead of others.

The Kay Properties Platform has had clients from across the country
invest into over $20 billion worth of real estate offerings that were both for
1031 exchange investors via Delaware Statutory Trust - DST offerings,
Opportunity Zone Fund investors and direct cash investors seeking a way
to diversify away from stock market volatility.

the entire Memorandum paying special attention to the risk section prior
investing. IRC Section 1031, IRC Section 1033 and IRC Section 721
are complex tax codes therefore you should consult your tax or legal
professional for details regarding your situation. There are material
risks associated with investing in real estate securities including illiquid-
ity, vacancies, general market conditions and competition, lack of oper-
ating history, interest rate risks, general risks of owning/operating com-
mercial and multifamily properties, financing risks, potential adverse tax
consequences, general economic risks, development risks and long
hold periods. There is a risk of loss of the entire investment principal.
Past performance is not a guarantee of future results. Potential cash
flow, potential returns and potential appreciation are not guaranteed.

Securities offered through WealthForge Securities, LLC. Member
FINRA/SIPC. Kay Properties and Investments, LLC and WealthForge
Securities, LLC are separate entities.
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25 Percent of Renters Say They Will Never Buy a Home

RENTAL HOUSING JOURNAL

A significant share of current renters
now say they will never be homeowners,
according to a survey of 7,000 renters from
RentCafe.

Also, one in 10 renters were ready to
buy a home this year, but the pandemic
forced 43 percent of them to delay their
homeownership plans.

Some survey highlights:

e Things were finally looking up for
Gen X and older millennial renters,
of whom 15 percent and 14 percent,
respectively, were confident they’d
become homeowners by the end of
the year.

* As 43 percent of would-be home
buyers changed their plans due to the
pandemic, “economic uncertainty”
and “loss of income” were the
most cited reasons for delaying
homeownership.

e As many as 50 percent of older
millennials were forced by the crisis
to let go of their dream, followed by
younger millennials (43 percent) and
Gen Xers (42 percent).

e Considering the current market
conditions, “We asked renters about
when they would finally be able to
buy a home; while 56 percent were
optimistic about becoming owners
in the next 5 years, a significant
23 percent said that they’re never
buying,” the survey says.

*  Millennials were most eager to buy
a home soon, particularly the older
cohort, with 68 percent of older
millennials planning to become
homeowners in the next 5 years.
Long-considered  renters-at-heart,
this cohort is now set on making the
transition.

e On the other side, half of baby-
boomer renters expressed no

Mever

G When do you plan o buy » home?
RENTCale May 2000 Surey ol & 163 Beadivy

A Quarter of Renters Now Say They Will Never Buy a Home
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intention of ever buying again, as
they seem to be getting more and
more comfortable with renting.

Doug Ressler, manager of business
intelligence at Yardi Matrix, had these
answers to questions posed about the
survey:

Q: What one piece of advice would you
give to Gen Zers and younger millennials
who want to become homeowners sooner?

A: The buy vs. rent analysis is partially
financial and partially emotional. The
financial part of the analysis is difficult to
work out because of future assumptions.
However, one also needs to understand
the level of risk and flexibility that come
with each option, as well as individual
desires, before making a purchase-vs-rental
decision.

Q: There’s a large share of renters who
think they’ll never become homeowners.
Why is that?

A: When it comes to the complexities of
real-estate investment, personal finances,
and future economic time horizons, the

conventional wisdom of buying being better
than renting does not always hold true.

Many renters don’t think that they’ll ever
own a home because they might not be able
to afford the additional expenses that come
with this decision, such as interest, property
taxes, insurance, and maintenance for
the entire ownership period. On the other
hand, renting consists only of monthly rent
and a possible one-time deposit; therefore,
economically, renting might make more
sense than buying a home.

Q: In your opinion, what is the No.
1 reason millennials, Gen Xers, and
boomers do not purchase a home, renting
instead?

A: As more millennials are moving
up the earnings ladder, get married, and
start families, housing is increasingly
taking center stage. Although they have a
higher number of graduates than Gen Xers
and baby boomers, they are less likely
to own a home. Some of the barriers to
homeownership could be delayed marriage,
student debt, and choosing to live in high-
cost cities.

Q: Is it a good idea to buy a home now?
In which cities?

A: This would depend on financial
considerations and the targeted area of
purchase. In more than half (59 percent) of
housing markets nationwide — 442 of 755
U.S. counties — renting a three-bedroom
property is now more affordable than
buying a median-priced home.

The lowest median home prices would
be in the Houston metro area, Orlando
metro area, or Chicago metro area, all
three of which boast a high percentage of
millennials.

Doug Ressler is the director of business
intelligence at Yardi Matrix, where he
is responsible for the creation of busi-
ness and statistical research models
for the commercial real estate industry.
Previously, he was an analyst at the
multifamily market research compa-
ny Pierce-Eislen. He holds a master’s
degree in business administration from
Arizona State University and a bache-
lor’s degree in business administration
from Pennsylvania State University.

Re n egrclhon com

1. Access - Rentegration.com is a
web based, multi-user software offer-
ing cus- tomers 24/7 access to forms
generation, archives, property man-
agement data- base, basic accounting,
vendor ordering and other services.

2. Rental and Lease Forms - Unlimit-
ed use of a full line of state specific rental
and lease forms. All Rentegration.com
forms are created by attorneys and/or
local rental housing associations.

3. Simplified Accounting - Owners _ jre

and managers can track income and

ex- pense for each unit, property and

compa- ny. Perfect for mid and small
size property managers and indepen-
dent rental own- ers, who neither have
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4. Management Database - Rente-
gration.com is an easy to use, database
driv- en software. Most form fields are
auto populated from the database. The
mod- ules are all integrated and work
together. For example, a customer can
use the rent- roll function to identify
all delinquencies, apply fees, and cre-
ate eviction forms with a few simple
clicks of the mouse.

can manage their
at a fraction of the c

sales@rentegration.com

COIN METER

BETTER THROUGH SIMPLICITY

Multi-Family Laundry Room Services

EXCEPTIONALLY

Better Technology. Better Ecology.
Better Service. Better Equipment.

We provide local service for what you
need. Its that simple.

10630 SW Barbur Blvd., Portland, OR 97219
coinmeter.com
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New
Windows
are a
GREAT
Investment!
T—

Energy-efficient windows will give you thé‘cnmpetitive edge to improve
occupancy rates.

Beautiful new windows from Milgard windows will increase tenant satisfaction
by lowering their utility bills, increasing their comfort and reducing outside
noise.

Milgard windows are virtually maintenance-free to save you time and money.

If you have an electrically-heated 5+ unit building in Tacoma Power or Seattle
City Light's service area, be sure to ask us about new window rebates!

New Energy-Efficient
Windows Attract
New Tenants!

MEWII!
Rebates now avallable

IFoam

@) Seattle City Light

TACOMA ¥ FOWER

“We were very pleazed with their work and
would definitely use them again.”
— Ed and Sharon Bezy via Angies List

SRC WINDOWS

A SOLID ROCK COMPANY

FOR A FREE, NO OBLIGATION ESTIMATE Call or

293-569-2488 E-MAIL

srcwindows@msn.com TODAY

LICENSED, BONDED, INSURED « REGISTERED UTILITIES CONTRACTOR » MEMBER: RHA, MBA, BBB
WA Contractors Lic. #SRC#+981KM
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On a Flooring

Budget? ...

Price!

Ask About ~
Our O
Stimulus ; Ask About

Package

* Limited Time /
A 5

per yard installed
* Carpet with pad
* Vinyl

Buy Rite Carpet
your support 1402 Auburn Way N. #455
auring these Auburn, WA 98002

unprecedented / | (253) 874-4518

times/ ,

Thank you for

Limited Stock e Select Colors & Patterns e Subject to Change ® Net 30 Days e Additional Charges May Apply

6 . RENTAL Housing JOURNAL ON-SITE - JULY 2020



RENTAL HOUSING JOURNAL ON-SITE

711 Powell Ave. SW, Suite 101
Renton, WA 98057
Ph. 425-656-9077

Fax. 425-656-9087

Executive Director — Jim Wiard, CAPS
Board President — Mike Simons, CAPS
Vice President - Shar Eller, CAM
Treasurer — Natasha Amira, CAPS

- Tali Reiner

The Impacts of Rent Control

We must work together to address the
urgent need for affordable housing in
Washington state.

WMFHA has joined Partnership for
Affordable Housing, a 501(c)4 nonprofit,
formed out of a strong and shared interest to
come together to provide effective solutions
to housing affordability in Washington.

The statewide coalition made up of
community organizations, housing
providers, and members of organized
labor promotes solutions. Formed amidst
a housing crisis that was acute prior to the
COVID-19 outbreak, the coalition will be
even more critical in the future.

The coalition takes a proactive approach
to address housing affordability and is
focused on the following principles:

e Support the creation of all types
of housing that meets the needs of
every Washington resident

*  Enactnew policies that help residents
to stay in quality, affordable housing
for the near and long term

e Give local communities more tools
to keep housing affordable

Combatting housing affordability issues
will require solutions that address the needs
of all Washington residents. Examples
include:

e Provide rental assistance for
residents in need: A community

fund that helps residents remain in
their homes in both short and long-
term instances.

* Create a multifamily tax aid:
Property tax exemptions for housing
providers who keep rents below
market rates to maintain quality,
affordable housing.

e Build public/private partnerships:
Partnerships between government
and the private sector that create a
range of housing that fits needs of
more people.

* Increase and expand the Washington
Housing Trust Fund: State created
program to fund affordable housing
projects through a competitive
process.

* Support Local Housing Levies:
Jurisdictional programs that develop
and preserve affordable housing
and/or provide direct assistance
to families at immediate risk of
eviction and homelessness.

Rent control, rent caps, and other
policies when the government controls the
rental rates charged to residents lead to
less affordable housing and fewer homes
created.

The economic fallout from COVID-19
has been staggering. Stay-at-home orders
have disrupted commerce and pushed many
Washingtonians into unemployment. These

changes have led to housing insecurity for
many in a state that’s already in the middle
of a housing crisis.

Despite federal, state, and local responses
that expanded unemployment benefits and
business funding programs to support
those afffected, further action by decision-
makers will certainly be necessary.

In a recently released comprehensive
research study published by economic
consulting firm  ECONorthwest on
behalf of Partnership for Affordable
Housing, available at WWW.
partnershipforaffordablehousing.com, it is
clear that a statewide rent control policy is
the wrong solution.

RenT ConTROL WouLD SLASH
Housing CREATION

According to the research report, a
statewide cap on rents would reduce
housing creation in Washington by 15,000
homes over the next 10 years. The impact
would be felt greatest where housing is
needed most; 78 percent of the lost homes
would be located in King, Pierce, and
Snohomish Counties.

Washington’s population has grown by
12 percent over the last decade. However,
between 2000 and 2015, we underproduced
225,000 homes — everything from
apartments to ADUs to single family
houses.

For every three jobs created in King
County, we only created one new home.
Looking ahead, Washington needs to create
about 10,000 new apartments every year by
2030 just to keep up with demand for rental
housing. Rent control would take us even
further away from the 10,000-apartment
home goal and would make our housing
affordability challenges worse.

The report also considers places like New
York, California, and Washington, D.C. All
have rent control, yet they are among the
most expensive places to live in the United
States. Part of the reason is that rent control
reduces the creation of new housing, further
exacerbating the housing crunch. Nearly all
economists agree rent control doesn’t help
housing supply.

The vast majority of New York’s rent-
stabilized apartments are in buildings well
over 70 years old and in constant need of
maintenance, repairs, and upgrades. Yet
housing providers are limited by rent
control and unable to pay for the cost of
these repairs.

Take ErFrecTive AcTioN TO HELP

Appress THE HousiNG CRisis

Now, more than ever, we must rally
around solutions that help residents remain
in their homes while supporting the creation
of new housing that meets the needs of

See ‘Statewide’ on Page 15

9/30/2020

WASHINGTON
APARTMENT

OUTLOOK

Perspectives and Projections
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growing
homes
together

 IWashington

Like many other parts of the country, Washington’s rapid growth has
resulted in significant housing affordability challenges. Combatting
housing affordability issues in the state will require holistic solutions
that address the needs of all Washington residents.

Washington has seen More than 977,900 71% of extremely low- Between now and
a sharp population Washingtonians callan  income renters spend 2030, Washington will
increase, with 12.1% apartment home, with ~ more than half of their = need to add 9,787 new
growth since 2010. demand on the rise. income on housing. apartment homes each
year to keep up with
demand.

Legal Landscape

The state of Washington preempts residential rent control. According to Washington
legislation, “No city or town of any class may enact, maintain, or enforce ordinances

or other provisions which regulate the amount of rent to be charged for single-family

or multiple-unit residential rental structures or sites other than properties in public
ownership, under public management, or properties providing low-income rental
housing under joint public-private agreements for the financing or provision of such low-
income rental housing.”

CONTINUE PREEMPTION REJECT PRICE CONTROLS

Lawmakers should reject price controls
and, instead, pursue alternatives such
as voucher-based rental assistance for
those in greatest need to better address

housing affordability.

Growing Homes Together (GHT), a project of the National Multitamily Housing
Council INMHC), is a resource center designed to spark discussions at the
state and local levels about policy solutions to improve America’s housing
crisis. NMHC is a national organization of more than 1,700 member firms
involved in the multitfamily housing industry.
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Rent control is an outdated concept.
It benefits the very few—and not
necessarily those in greatest need.
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Can I Replace Flooring With a Tenant in Place?

By HANK RossI
Dear Landlord Hank,

I have had a good tenant for more than
10 years. Is my responsibility to replace
flooring and painting while he is living
there?

-Sharon
Dear Landlord Sharon,

I would check the laws in your area to see
if this is addressed?

The Department of Housing and Urban
development guidelines are that carpeting
should be replaced after 7 years. A paint job
usually lasts 3 to 5 years.

I typically paint between tenants, and
that is when flooring is dealt with as well.

It’s easier to work in an empty unit than
one where furniture would need to be
moved.

I have replaced carpeting for a good
tenant, during a lease.

We agreed that tenant would be
responsible for moving all furniture so the
job could be done and the tenant would
pay for any delays or increased costs, if
furniture was not moved as required.

So to answer your question, I don’t know
if the law in your area requires flooring
or painting while a tenant is still living
in the unit, but if the carpet is in need of
replacement, I would definitely consider
this to keep such a good, long-term tenant.

Dear Landlord Hank,

I am interested in buying a duplex, can
you tell me the requirements I should have?

-Melanie

Dear Landlord Melanie,

When I'm buying any rental property, |
want to make sure that it will really produce
income.

I look at all fixed expenses — taxes, HOA
fees if any, insurance, lawn/pool care,
mortgage monthly payment, etc. — and add
those all up.

Then I determine what I need to do to
have the rentals rent-ready, such as painting
the units, maybe changing out flooring, etc.

Then I check the rental rates those units
will command. Then, I subtract fixed
expenses from monthly rents and I know
how much I’ll net every month.

If that is a number that works for me and
the upfront costs to make the rentals rent-
ready are not too high, then I'm ready to
move forward.

It’s best to be a little conservative on
market rents and a little high on renovation
costs, as renovations often cost more than
expected.

Dear Landlord Hank,

We have a 13-year tenant, on month-
to-month, with three children, no father
involved. She can hardly afford the rent,
which I have kept low as she is a good
tenant. The state and an uncle help with the
rent. She runs a small day care in the unit.
Business has been very slow the last couple
of years. I need to sell, but what options do
I have?

-Don
Dear Landlord Don,

It sounds like you’ve been very generous
with this tenant for 13 years to allow her to

raise her family in your rental.

The property is your rental though, and
you have no obligation to continue to allow
a tenant to rent from you forever.

If you had a current lease, you would
simply let this tenant know that you are
selling the unit at the end of her lease and
she would not be able to renew. You’d put
it in writing and send it to her by certified
mail, return receipt requested, so you’d
have proof of delivery.

Since you have no lease and your tenant
has a month-to-month tenancy, [ would talk
to her and tell her the same thing, which is
you have no choice but to sell the property
and she must vacate. Since she has been
a good long-term tenant, I would give her
some extra time to find a new place.

Ultimately, you may have to evict the
tenant if she won’t leave voluntarily. If the
property looks good you could also try to
sell it with the tenant in place.

All of this above advice is dependent
upon compliance with your state’s current
laws regarding eviction protection due to
the pandemic, and whether your property
falls under the Cares Act.

Hank Rossi started in real estate as a
child watching his father take care of
the family rental maintenance business
and was occasionally his assistant. In
the mid-"90s he got into the rental busi-
ness on his own, as a sideline. After he
retired, Hank only managed his own
investments, for the next 10 years.
A few years ago Hank and his sister
started their own real estate brokerage
focusing on property management and
leasing, and he continues to manage
his real estate portfolio in Florida and
Atlanta. Visit Landlord Hank’s website:
https.//rentsrg.com

Where strength and stability meet.
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Successful Landlords
Know Screening
Firms Not the Same

By Davip PicKRON

When you’re shopping for a shirt, it’s
easy to compare the quality of two options
by looking at them side by side. You ask
yourself questions like: Do I like the style?
How is the stitching? Is the material going
to last after one wash? How does it fit my
build? This physical, tactile data gives you
the necessary information to purchase the
right shirt for your particular need.

Unfortunately, when it comes to
backgrounds and  screening  your
prospective tenants, you don’t have the
same luxury. As a landlord, the tenant-
background research process and results
are invisible, seeming like smoke and
mirrors. You’ve probably asked yourself,
“How do I quickly get a reliable background
on an applicant that allows me to make an
intelligent and informed decision, and
protects my investment?” This is THE
essential question for you, because the
wrong background will cost you time,
money, headache, and heartache.

As a licensed private investigator, I've
had a front-row seat to the deterioration
of reliable information generated through
tenant  screening/background  check
processes, and the resulting misguided
decisions by landlords over the years.

In the past, investigators went to the
courts in the jurisdictions where rental
applicants lived and worked to obtain
current and accurate data, at the source.
Contrast that with today’s “high-speed”
approach to everything, where quickly
delivered results are king, regardless of

whether they are backed by inferior and
useless data.

A New York Times article titled,
“How Automated Background Checks
Freeze Out Renters” does a fantastic
job explaining how the growth in data-
mining in relation to tenant screening
has become such a lucrative market over
the last 10 years; all to the detriment of
the tenant. Most of the biggest players
in the industry are sourcing their tenant
applications through these well-known,
large data providers. As noted in the
article, these large companies often
employ rogue screening techniques that
saddle landlords with maintaining their
investment while also trying to sort
through a list of applicants with limited,
often inaccurate data as their source
material.

AvoID THE PITFALLS

To add to all of this, the government
requires landlords and  screening
companies to have systems in place to
report accurate Fair Credit Reporting
Act (FCRA)-compliant records. In
other words, false or misleading records
can result in a FCRA violation, which
can lead to lawsuits. Denny Dobbins,
attorney for Rent Perfect, reminds us that
the top three pitfalls to look out for with
screening-company instant results are:

1) RECORDS ARE THOSE OF MY
APPLICANT. Do the records on the
report represent the right applicant, and
how does the screening company know?

Being correct about the data you are
using to determine an applicant’s status is
critical. Recent case law shows evidence
that many background companies simply
do not have good or adequate processes
in place to ensure that a criminal history
really belongs to the applicant. Consider
all the information that is needed to make
sure your screening company is reporting
accurate results for your applicant: date
of birth, Social Security number (if
it can be found), full address history
of the applicant since age 18, maiden
names, alias names, etc. Most screening
companies that provide instant products
do not obtain all this vital information, or
lack the experienced personnel to analyze
it properly for clues and anomalies.

2) RECORDS MATCH EXACTLY
WITH THE COURT: Are the records
reported to the landlord identical to what is
in court records? Landlords are expected
to make informed, professional decisions
and, without court-verified and matched
records, you may be subjected to making
unskilled interpretations and conclusions.
Every time data is transferred from one
source to another, it loses its original

integrity, similar to a copy machine. The
more copies of copies you make, the less
quality you have versus the original. So,
a case in an instant database might show
as dismissed — as if they never created the
crime — but the actual court file will show
a guilty plea that was dismissed two years
later because of good behavior. One says
the person was guilty, the other infers he
or she was not.

3) RECORDS ARE COMPLETE
AND UPDATED: Are all the records
complete and up to date? As a landlord,
you deserve to see the case in its entirety.
Things to look for are (a) do the records
show the actual final disposition of the
case, i.e. did the record start as a felony but
was later reduced to a misdemeanor; (b)
was the case dismissed after the applicant
successfully completed probation, or did
the matter go through some kind of a
diversion process as opposed to ending in
a conviction? Keep in mind that criminal
records are constantly being updated at
the court, and it is critical to the have most
recently updated records in your report.
Also, of note, states deal with these issues

See ‘Not’ on Page 11
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Not All Screenlng Companles Are Alike

Continued from Page 10

differently and there is no standard by
which they all report or update records.
Please note, information typically found
in instant-database searches is not always
complete and/or updated.

Instant searches often provide faulty
data, which, when used by a landlord, can
result in getting sued by applicants. There
is both greater safety and protection
for you and your investments using a
licensed private investigator to perform
your tenant screening. Although this
sounds expensive and possibly time-
consuming, the exact opposite is true.
Over the years, court data has become
more accessible, and trained private
investigators have paid-subscription
access that allows them to quickly gather
court data at a minimal cost to you. When
an investigator accesses court records
at their original source, whether it is for
evictions or criminal history, they get
current, accurate, and complete results,
which protects all parties involved in the
transaction.

CUSTOMER SERVICE IS KEY

Having the correct data is the first
step in finding the right person, but
you should also look to lean on your
screening company for additional
policies, procedures, and simple answers
to questions you might have.

Large companies who want to get into
the screening business might offer an
online application or background check,
but when you pick up the phone to call
them, the line keeps ringing. Technology
can only get us so far, but it cannot
replace a human being on the other end
of the line.

An application and background check
are nice and convenient, but there is so
much more to providing you the service

and protection you deserve.

“Landlords get in trouble when they
do not follow the Fair Credit Reporting
Act,” Denny Dobbins continues. “One
of the biggest, and most easily corrected,
mistakes landlords seem to make is the
complying with sending the required
Adverse Action letter to the applicant.
This letter is required if the applicant
does not qualify for or meet the landlord’s
rental criteria. It is very easy to do,
but landlords must make it a habit. A
good screening company should have a
procedure/process in place to help you
meet your obligations for this requirement
and consult you through this process, but
the landlord has to send the actual letter.”

Another area many landlords do not
realize they have to comply with is to
perform a HUD-type of “individualized
assessment” for any report that comes
back with negative information resulting
in the landlord deciding not to rent to
the applicant, based in part or in whole
on information found in the background
report.

Dobbins indicates that the way to
perform this individualized assessment is
to ask yourself these questions:

1. Looking at the nature and
gravity of the criminal history, does the
particular criminal history in the report
constitute a risk that I am not willing to
take based on my substantial, legitimate,
and non-discriminatory interests to
protect my property, my staff and other
residents? In other words, what kind of
criminal history is it and how bad was it?
Is it an unacceptable risk to take?

2. How long has it been since the
applicant was involved with the criminal
activity?

3. How long has it been since the
applicant has been released from prison
or parole for that criminal activity?

4. Have I analyzed all information
that the applicant has provided me about
mitigating factors regarding the criminal
activity and rehabilitation for the criminal
activity?

To help guide the analysis above, Fair
Housing suggests investigating back o
more than seven years, and determining
if any prior crimes cause a threat to your
property or other people. However, some
felonies may create enough risk that you
may want to include a longer research
period, such as sex crimes, crimes against
children, and violent crimes. These
should be discussed with your attorney.

Landlords have a duty to properly
screen tenants as outlined above, and may
be held liable for the criminal acts of a
bad tenant upon others. What might seem
like a “no-win” situation can easily be
remedied by having a legally sound rental
criteria that is strictly enforced, fair and
respectful treatment of tenant applicants,
employing a quality background-check
company that ensures they are delivering
accurate and complete results, and giving
you the proper tools and resources to
manage applicants that do not meet your
criteria.

So, compare your current tenant
applicant background process with the
actions that are prescribed above. If
you find them lacking in one or more
areas, you owe it to yourself and your
investments to find a screening company
that understands your needs for quick
(less than 6 hours), accurate, and up-to-
date information on your applicants while
supporting you every step of the way.
With the right questions and diligent
comparisons, you will soon find out that
not all screening companies are the same.

David Pickron is a private investiga-
tor licensed in Arizona. He owns and
manages residential and commercial
properties and is the founder and
president of Rent Perfect, an investi-
gative screening company. He wants
landlords to find the right renter the
first time.
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Indicators Your AC System May Need Repair

Continued from Page 1

watch for that signal your air conditioning
system may be in need of quick repair.

No. 1- Obb Noises

While humming and rushing air are
usually not a concern, any knocking,
growling, squealing or rattling could
indicate serious trouble with the compressor
or the condenser.

It is advisable that you get a professional
air conditioner repair company to assess
your system before your tenants start
calling.

No. 2 — UnusuaL OpoRr
SMELL

An air conditioner should never give
off peculiar smells.If yours does, it could
be a sign of mold, damaged ductwork or
malfunctioning components. All these
issues require immediate repair if you do
not want to end up replacing the unit.

OR

No. 3 — DECREASED AIRFLOW

The primary sign of an air conditioning
system that is working well is air flow.

Airflow can become restricted in several
ways; there can be a problem with the duct
work or fan, or a blockage or leak elsewhere

in the system. Air ducts blocked by debris
can pose a health risk, especially if the
debris includes decomposing insects or

the droppings of small animals. Polluted
air flow can cause the onset of respiratory
disease or worsen an existing breathing
problem.

No. 4 — Excessive CYCLING

Does your air conditioner turn on and off
in short intervals?

If so, it may be short-cycling. If your
unit seems to cycle on and off more than
typical, it could mean that your thermostat
is malfunctioning. It could also mean that

cold air is escaping; check for leaks and add
some weather stripping if needed.

No. 5 -

A power bill that suddenly shoots up,
especially if the unit is not running that
often, could be another strong indicator
that your system is in need of repair or
replacement.

INCREASE IN ENERGY BILL

There are multiple causes for this
particular issue, including leaks in your
AC’s ductwork, a broken thermostat switch,
or the advanced age of the unit. Regardless
of the source of the trouble, the AC will
need to be repaired.

No. 6 = Leaking WATER

If you notice that your air conditioning
system is leaking water, you need to contact
your local air conditioning repair company
sooner rather than later.

Not only is this a sign that the AC unit
is malfunctioning, but it may also lead to
damage to your rental unit. AC systems
naturally create moisture and condensation,
but in a properly functioning system this
moisture should be flushed out through
drain lines.

IN ConcLUSION

These are just some of the common
warning signs to look for when checking
on the condition of your AC in your rental
properties. If you notice these or any other
issues, contact a reputable HVAC repair
company before the tenants start calling
and the dog days of summer finally arrive.

Keepe is an on-demand maintenance
solution that makes a network of in-
dependent contractors available for
projects at rental properties. Keepe is
available in the Greater Seattle area,
Greater Phoenix area, San Francisco
Bay area, Portland, San Diego and
is coming soon to an area near you.
Learn more about Keepe at https://
www.keepe.com.

Mid-Year Update on Residential Rental Housing

Continued from Page 1

Generally speaking, for the homes that
did hit the market and rent between January
and June, you would barely know that
COVID-19 was a factor (at least on paper).
Average days-on-market slowed from 38 to
40, but this is a minor difference; 40 days
on market is identical to this time in 2018.
Overall rental values are up 2.8 percent
from last year, and price per square foot
jumped even more, by approximately 4.8
percent.

THE MIGRATING-DEMAND TREND

Asyoustarttolook closer, however, you’ll
see where the true impact of COVID-19 hit
the rental-housing market, and that is with
condominium and multifamily units. I am
going to call this a “migrating demand”

trend.

“Migrating demand” is the story of
housing in response to COVID-19.

Around the world, people are fleeing
dense city centers and searching for
housing in suburbs or even in remote areas.
Recently published articles from sources
such as the Wall Street Journal document
this trend around New York City, and in
other parts of the world migrant workers
are leaving crowded cities and making their
way back to the more remote areas from
where their families originate.

Back to our specific region, market times
for condos and multifamily specifically in
the city of Seattle have suffered, slowing
down by a significant 38.8 percent
compared to the same time period last year.
As mentioned earlier, rents across the board

have trended up, but what you can’t see in
the NWMLS data is how often concessions
are being offered on executed leases (such as
“first month free” on a condo or apartment
rental, which is prevalent if you go looking
around the various advertising sites).

We believe there are three key factors
that explain the “migrating-demand” trend.

No. 1 - HEALTH CONCERNS

The term “social distancing” has become
inescapable and this speaks directly to
the proximity of neighbors in condo and
multifamily settings. Shared amenities
such as entryways, elevators, mail rooms,
and other common areas have residents on
edge as they yearn for more private living
spaces.
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No. 2 - SQUARE FOOTAGE

Another familiar term is “sheltering in
place,” which is a lot easier to do when
there is a basement, deck, or back yard to
retreat to. Some local readers may have
seen the TV commercial that our brokerage
ran earlier this year, highlighting one of our
residents who was in a big hurry to move
out of her smaller rental unit and into a two-
story house.

No. 3 - WorkiNng FrRom HomE

If a large number of jobs are moving out
of offices and into a more remote scenario,
then the need to live in close proximity
to downtown office buildings is no more.
Without a commute to worry about, living
further away from the city is not as much of
a concern for many.

When you start to look beyond housing,
there may be even more changes to the way
people live their lives. Crowded restaurants,
concerts, festivals, and sporting events
— are they a thing of the past? At least
temporarily?

Given the non-permanent nature of
renting a home (as opposed to buying),
expect to see this “migrating-demand”
trend intensify for renters as they look to
take a break from in-city living, and maybe
come back in a few years when pandemic
concerns have softened.

We expect this will also give significant
rise to the demand for the Accessory
Dwelling Unit (“ADU”) housing product.
Also known as a “backyard cottage” or
a  “mother-in-law” apartment, whether
attached or detached, this type of housing
unit offers a good mix of affordability and
personal space.

Since the term “essential” also became
a buzzword in reaction to the pandemic,
we have taken the position that housing is
always essential. In relation to some other
industries such as restaurants or airlines,
we are grateful to be involved in an industry
that continues to show resilience, stability,
and strength.

Cory Brewer is the general manager
at Windermere Property Management
/ Lori Gill & Associates. He oversees
a team of property managers in the
greater Seattle area who manage ap-
proximately 1,500 rental properties.
Brewer can be reached via www.wpm-
northwest.com or coryb@windermere.
com.
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Potential Tenants Prefer
Tours Without Agents

RENTCAFE

Self-guided rental-housing tours in
person, without the agent, are growing
in popularity —not virtual tours, which
are everywhere, but actual in-person
tours of the property just without the
agent, according to a new survey.

RentCafe’s survey of 3,500
Americans shows 83 percent would
use self-guided tours, despite having
an array of options to tour virtually.

“As social distancing becomes
the new norm, the pandemic is
fundamentally changing apartment
hunting,” RentCafe says in a release.
“While ‘virtual tours’ are still on
everyone’s lips, there’s another feature

becoming  increasingly  popular:
agentless self-guided tours.”
“Unlike virtual tours, self-

guided tours allow for an in-person
experience, meaning you can tour
the actual apartment all by yourself
and see how spacious it truly is, how
it feels,” said Adrian Rosenberg of
RentCafe.

“You pick a date and time from a
calendar, go through ID verification,
and receive an address and access
code for the smart lock. All units
supporting self-guided tours have

smart locks and thermostats, which
are controlled remotely,” he said.

In the survey, 63 percent of the
renters would take a self-guided tour
because they can view apartments
at their own pace, while 59 percent
picked social distancing as a reason
for using this technology.

What do renters expect from an
agentless tour? Flexible tour durations
(62 percent), online scheduling (61
percent), and digital access system (29
percent) are among the top features.

Coupled with digital resident
services such as rent payments
with Alexa and in-app maintenance
requests, self-guided tours fully
digitalize the renting experience.

“Living in the time of a pandemic
has pushed us into the digital realm
faster than ever before, leading to
an unprecedented boost in new tech
solutions that allow us to continue to
work and live while respecting social-
distancing norms and minimizing
health risks,” RentCafe said in the
release about the survey. “The need for
social distancing is turning self-guided
tours into mainstream apartment-
leasing technology overnight.”

Eviction Moratorium
Extended in Oregon

RENTAL HOUSING JOURNAL

Oregon lawmakers have voted to extend
the state’s evicton moratorium for both
residential and commercial properties
through the end of September and give
renters until March 31, 2021 to pay back rent.

The legislature passed HB 4213, which
extends the renter protections originally
issued by Governor Kate Brown’s Executive
Order preventing evictions for nonpayment
of rent.

After the Oregon eviction moratorium
ends Sept. 30, the bill sets a grace period
through March 31, 2021, for tenants to
pay any rent owed. If they make partial
payments, the money is applied to current
rent first.

Tenants must inform landlords within
two weeks whether they intend to use the
grace period, either by mid-October or
another date set by the landlords. If they do
not, tenants can be charged a penalty equal
to a half-month’s rent. Landlords can send
notices to tenants about the deadlines, but
they cannot send tenants eviction notices
until 90 days after nonpayment on Dec. 31,
according to reports.

House Bill 4204 gives homeowners
and property owners protections from
foreclosures as Oregon’s economy recovers
from the COVID-caused recession,
according to a release.

“Home and property owners are
struggling to pay their bills and prevent
foreclosure as a result of this pandemic.
This bill will help protect those who live
in their own homes, as well as those who
maintain rental housing, or who rent spaces
to small businesses,” Senator Kathleen
Taylor (D-Portland) who chairs the Senate
Committee on Labor and Business, said in
the release.

“By passing House Bill 4204 and
extending foreclosure protections, we help
home and property owners and all who
depend on that property for housing or
income,” Taylor said.

Oregon Senate Republicans said in a
statement, “...the Senate passed HB 4213,
a bill that will force landlords and property
owners to shoulder more debt during the
Governor’s continued COVID-19 economic
shutdown.”

Senate Republican Leader Fred Girod
(R-Stayton) issued the following statement:
“Instead of addressing the utter failure
of the Oregon Employment Department
to distribute unemployment checks to
thousands of suffering Oregonians,
Democrats are stacking debt on people
who cannot afford it and the burden falls
on renters and landlords. The Governor’s
abuse of power and economic policy is a
disaster for this state.”

Statewide Rent-Control Policy is Not the Solution

Continued from Page 7

people from all income levels. Emergency
rental assistance funds like those proposed
in the HEROES Act are vital to helping
people remain in their homes during the
COVID-19 crisis.

This legislative session, the state should
look at increases to the Washington
Housing Trust Fund to expand investment
in affordable housing opportunities. We
can redouble our commitment to affordable
housing by building on last year’s sales tax
rebate for cities that invest it in housing
creation. The state can help increase the
creation of a wide range of housing with
property tax incentives for housing providers
that keep rents below the market rate.

We need to apply a holistic approach that
begins to chip away at our affordability
crisis. All the while, legislators must refuse
to fall for easy “fixes” that could ultimately
make Washington’s housing crisis and
response to the pandemic even worse.

ADDITIONAL IMPACTS
oF RENT CoNTROL

The report makes clear: as decision-
makers consider short- and long-term
solutions to the economic fallout from
COVID-19 and Washington’s existing
housing crisis, a statewide rent control
policy is not the solution. Here’s why:

* Rent control would slash housing
creation. A statewide cap on rents
would reduce housing creation in
Washington by 15,000 homes over
the next 10 years. This is equivalent
to 11 percent of all the multifamily
units produced statewide between
2010-2019. A reduction of 11 percent
in housing creation is equal to a
year’s worth of homes that would
never be built in the next decade.

*  Rent control could reduce property
tax revenue. Washington tax
policy is heavily reliant on housing
investments. Rent control could
reduce property tax revenues by
$200 million over 10 years and
reduce sales tax revenue by $301
million.

e Rent control would reduce economic

activity and jobs. Rent control
would significantly reduce housing
investments to the tune of $3.5
billion over 10 years. This would
also reduce employment in the
skilled construction trades and other
professional services.

* Rent control is failing elsewhere.
San Francisco, New York, and
Washington, D.C. all enacted rent
control and are among the most
expensive cities in the United States.
Part of the reason is that rent control
reduces the creation of new housing,

further exacerbating the housing
crunch.

“Fixes” like rent control would ultimately
make Washington’s housing crisis and
response to the pandemic even worse. That
kind of policymaking takes us backward
and exacerbates the housing crisis for
everyone.

The state can spur housing creation that
meets the needs of all people of all income
levels and help families remain in their
homes by creating a fund for short term
rental assistance. At the same time, we must
avoid policies like rent control that reduce

housing creation and increase costs for all.

WMFHA supports the rental housing
industry by providing quality education-
al opportunities, coordinating network-
ing events for personal growth, and
by advocating for legislation equitable
to our industry and the broader com-
munity. To learn more about member-
ship in this passionate organization,
simply call us at 425.656.9077 or visit
our website at www.wmfha.org. Follow
us on Facebook and our other social
channels for up to date information on
association activities.

Drver Vent Solutions

Specializing in Condominiums and Multi-Unit Apartments

425-398-5001
THE DRYER VENT CLEANING EXPERTS
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Need Staffing?

Don’t take chances with staffing! Our temps are
tested, trained, experienced, and fully insured!

/"t\ Apartment

\W Advantage

©

Hiring, Training, and Placing the Property Management Leaders of Tomorrow

Daily e Weekly ® Monthly ® Permanent
Temporary On-Site Staff

Managers ® Leasing Agents ® Maintenance ® Grounds Keepers

Greater Greater
Seattle-Tacoma Area Portland-Vancouver Area
(425) 456-3663 (503) 644-8233

Fi [} www.apartmentadvantage.com
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