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Sign up today for FREE 1031 property 
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 WWW.KPI1031.COM
Or Call (855)899-4597

BY DaViD PiCKRon

Recently I was at a birthday party 
where young children were participating 
in some old-fashioned games.  One that 
struck me particularly was musical chairs.  

As an adult, I now realize the anxiety 
that was generated by that game; will I get 
a seat or will I be the last one standing?

As each round progressed and more 
players and chairs were removed, I could 
see that unique mixture of fear and fun 
fi ll the faces of these children as they 
competed to be the last person with a 
chair to call home. 

Over the past year in meeting with 
landlords across the country, I have come 
to know that look all too well as we have 
tried to navigate the eviction moratoriums 
that have affected our industry.  You may 
have even seen that face in your mirror 

this morning. 
As March 2021 ended, once again the 

eviction moratorium was continued to 
June 30.  For most of us, I don’t think this 
came as any great surprise.  Even though 
the legislature approved rental relief 
for affected landlords, there just wasn’t 
enough time to get that money out to 
landlords (these are the same people who 
were able to get PPP business loans out 
and funded within weeks).  

I predict that this will be the last 
extension and I’m already prepared for 

Urban Living Holds 
Strong Pull for Renters

Page 10

Portland Rents Up Sharply 
Over the Past Month

Page 11

5 Trends Shaping Rental 
Housing After Pandemic

Page 4

BY Justin BeCKeR

As a landlord or building manager, 
there are several responsibilities that 
will take you on the path to success. 
It’s not just about collecting rent from 
tenants, being fi rm, and making sure 
the rules are always followed. If you 
want your business of being a landlord 
and property manager to be lucrative 
and thriving, it’s only logical to hold 
on to great tenants when you fi nd them. 

Good tenants are great to work with; 
they’ll call you up for any issue, pay 
the rent on time, and respect the rental 
property. These might come around 
only once in a blue moon. So, you 
should be proactive in order to retain 
these good residents. 

Whether you’re thinking about 
considering mobile homes for lease or 
renting out apartments, keeping your 
property tenants happy should be on 
the list of priorities. Not sure how to 

7 Maintenance 
Tips to Keep 
Tenants Happy

See ‘7’ on Page 12

Rental Housing JouRnal

Multifamily performance has 
rebounded quickly from the pandemic 
slowdown, with the exception of 
occupancy declines in properties in urban 
gateway metro submarkets, Yardi Matrix 
says in a recent report.

“According to a study of 78,000 
properties in Yardi Matrix’s database, 
large occupancy declines in the last year 
have been concentrated in a handful of 
cities that may take years to recover,” the 
report says.

However, the multifamily industry 
overall “is surviving COVID-19 without 
too much disruption,” the report says. 
“Nationally, rent and occupancy levels 
fell only slightly in 2020 before turning 
positive again in the fi rst quarter of 2021, 
while acquisition yields barely budged.” 
However, problems in the struggling 
urban submarkets show “problems that 
must be addressed in the wake of the 

pandemic.”

Some key points in the report:

• Roughly one out of every 14 
multifamily properties in the 
United States has seen occupancy 
rates drop by fi ve percent or more 
over the last 12 months. 

• However, the loss is concentrated 
in urban assets in gateway metros, 
which limits the potential for 
distress. The study shows a large 
split in market performance and 
recovery period. Some markets are 
back to pre-pandemic performance 
levels already, while it could take 
fi ve years or more for rents to 
recover in the most affected urban 
submarkets.

“While the data demonstrates the 
troubles some segments of the market 
face, the industry can take solace in the 
fi nding that the poor performance in 
demand and occupancy is limited. 

“The results show that the amount of 
distress anticipated by some is likely to 
remain limited, and whatever does occur 
will almost certainly be concentrated in 
high-cost gateway centers that will have 
a much bigger hill to climb to get back 
to pre-pandemic revenue levels when 
normality returns,” Yardi Matrix says in 
the report.

“We forecast that it will take at least 
fi ve years to return to fi rst-quarter 2020 
occupancy levels in gateway cities such 
as New York, San Francisco (and San 
Jose), Los Angeles and Chicago, and in 
secondary metros such as Orlando, Miami 
and the Twin Cities,” the report says.

“The upshot is that the pandemic has 
created a list of challenges and changes 
that the industry will wrestle with for 
some time. Our review of property-level 
performance indicates that potential 
distress might not be as widespread as 
fi rst imagined, and that it might be an 
urban phenomenon.”

Declining Multifamily Occupancy 
Seen as an Urban Phenomenon

Will You Be Ready for Moratorium End?

See ‘Will’ on Page 8
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IF YOU’RE CONSIDERING 
A 1031 EXCHANGE, THE TIME 

TO ACT IS NOW!

Securities offered through Growth Capital Services, member FINRA, SIPC, Office of Supervisory Jurisdiction located at 582 Market Street, 
Suite 300, San Francisco, CA 94104. Potential returns and appreciation are never guaranteed and loss of principal is possible.  Please speak 
with your CPA and attorney for tax and legal advice.

Find out How to Avoid Capital Gains Taxes, and More!

✔ Management Free - No More Tenants, Toilets and Trash!

✔
Cash Out Refinance - Defer Your Taxes and Receive 
Liquidity Potential

✔ Monthly Income Potential

✔ Close your 1031 in 2-3 Days

✔ All-Cash/Debt-Free Offerings

✔ Multifamily, Self Storage, Industrial and Mobile Homes

✔
Tenants include Amazon, FedEx, Dollar General, 
Walgreens, CVS, Fresenius and More

✔ Non-Recourse Financing from 40-85% Loan to Value

Get FREE DST, TIC and NNN 1031 Exchange 
Listings Delivered to Your Inbox! PLUS

Get FREE DST, TIC and NNN 1031 Exchange Get FREE DST, TIC and NNN 1031 Exchange 

SIGN UP FOR FREE at kayrhj.com.com
or call 1 (855) 875-2781

CALL TODAY FOR
A FREE BOOK ON 
1031 EXCHANGES

YOU WILL ALSO 
GET FREE 1031 

EXCHANGE LISTINGS!
+
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About Kay Properties and www.kpi1031.com

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 spon-
sor 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 over $21 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 confidential Private 
Placement Memorandum (the “Memorandum”). Please read the entire Memo-

randum 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 situ-
ation.  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 com-
mercial and multifamily properties, financing risks, potential adverse tax con-
sequences, 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 Growth Capital Services, member FINRA, SIPC, 
Office of Supervisory Jurisdiction located at 582 Market Street, Suite 300, San 
Francisco, CA 94104. 

BY STEVE HASKELL, VICE PRESIDENT 
AT KAY PROPERTIES AND INVESTMENTS

There are various strategies when using 
DSTs (Delaware Statutory Trusts) in a 1031 
exchange. Some investments are as easy 
as a simple exchange from one proper-
ty into a single DST. Other times DST’s 
are used to invest leftover equity from an 
exchange so the investor is not taxed on 
leftover funds, called “boot”. Investors will 
routinely use DSTs as a backup ID in case 
their target replacement property doesn’t 
work out. And occasionally, Kay Properties 
will assist an exchanger to utilize all said 
strategies in one sophisticated effort to mit-
igate risk and defer as much tax as possi-
ble. Read on for the experience of a highly 
skilled 1031 DST specialist.
A real estate investor sold an investment 
property for approximately $2M.  Roughly 
25% of his property was leveraged. There-
fore, $1.5M was sitting in his qualified 
intermediary account. He then contacted 
Kay Properties to pursue a partial 1031 
DST exchange. The exchanger wanted to 
purchase a property on his own, but some-
thing smaller and easier to manage than 
the property he recently sold. He wanted to 
put part of his exchange into a completely 
passive DST option that would require no 

management on his part. The DST part was 
relatively easy. However, he was having a 
hard time finding a replacement property 
to own outright, and the 45-day clock was 
ticking. Kay Properties created a multifac-
eted strategy that supported the investor 
from a variety of angles.
First, the exchanger used the debt built into 
the DST to replace his mortgage. The Kay 
Properties representative created a DST 
portfolio for the investor with a loan-to-value 
of approximately 50% to match the exact 
debt required to satisfy the 1031 exchange 
regulation. The debt was non-recourse, 
meaning the investor did not need to apply 
or sign for the loan, nor did it show up on 
his personal balance sheet. This freed him 
up to purchase a smaller property to own 
outright without taking out a mortgage, 
which increased his probability of closing.
Next, the exchanger used a DST as a 
backup ID in case the target property did 
not work out. The due diligence period on 
the replacement property extended past 
the 45-day period. If inspections exposed 
an issue that compromised the deal, the 
exchanger would be vulnerable to over 
hundreds of thousands of dollars in taxes. 
However, since the Kay Properties repre-
sentative advised the client to use a DST 
as a backup ID, the exchangers risk of a 

failed exchange was significantly mitigated. 
Finally, Kay Properties assisted the inves-
tor to ensure there was no leftover equity 
by using the DST to invest the leftover 
boot. After the exchanger and the seller 
agreed on a price, he realized there was 
approximately $50,300 of exchange funds 
left over. Kay Properties found a DST to 
invest that exact amount to finish up the 
exchange. 
When one has the knowledge and the 
assistance of a skilled DST 1031 specialist, 
an investor can mitigate risk and protect 
themselves from a failed exchange in a va-
riety of ways. Through the assistance and 
guidance of Kay Properties, the exchang-
er in this case split funds into both DSTs 
and his own property, replaced his debt 
with a non-recourse loan, protected his 
exchange with a backup ID, and took care 
of the leftover boot. These high level DST 
skills often are not available to investors 
who choose to work with unaware financial 
planners with little-to-no understanding of 
real estate, 1031 exchange strategies and 
DST investments. Fortunately, the client 
was working with Kay Properties. If you are 
interested in learning more on how to use a 
DST to mitigate risk and defer taxes in your 
1031 exchange, contact Kay Properties by 
registering at www.kpi1031.com.

The Case Study of a 1031 DST Specialist

The go-to periodical for property management 
professionals and multifamily investors doing  

business in Portland and Oregon
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RENTAL HOUSING JOURNAL

Property managers are at the center 

of the collision between rising rental 

demand, declining profi tability, changing 

regulations, and the nationwide shortage 

of affordable places to live, according to 

the fi fth annual survey of 1,738 property 

managers by Buildium and the National 

Association of Residential Property 

Managers.

In addition to the property managers, 

the report also surveyed 1,118 renters, 

603 rental property owners and 217 

association board members in 340 metro 

areas.

Chris Litster, CEO of Buildium, and 

Gail Phillips, CEO of the National 

Association of Residential Property 

Managers (NARPM), presented The 

2020 State of the Property Management 

Industry Report in a recent webinar 

focusing on key macro trends.

The report said property managers who 

“are prepared to refocus their businesses 

on the rapidly evolving preferences of 

their residents and clients will be best 

positioned for success as the industry 

enters a new chapter.”

Still, the report makes the point that 

relationships remain at the heart of 

effective property management.

“Property managers have found 

themselves at the center of the collision 

between rising rental demand, declining 

profi tability, changing regulations, and 

the nationwide shortage of affordable 

places to live,”  the report says.

“It’s evident that these socioeconomic 

forces, along with the very real and 

immediate demands of their owners and 

residents, are changing the role of the 

property manager for good.”

Portland Rents Stop 

Decline and Hold Steady
Page 4

How Technology is Changing Property 

Management ... and Why You Should Care
Page 8

Is Renting to College 

Students A Good Idea?
Page 17

Portland’s 

New F.A.I.R. 

Housing 
Ordinance
BY RON GARCIA

The City Council of Portland is now 

slated to pass its Fair Access in Rentals 

(F.A.I.R.) Act to become law on March 

1, 2020. 

However, Portland landlords should 

instead understand this new ordinance 

to read as: “Forcibly Accepting 

Increased Risk.”

This new statute restricts and 

governs:

• How tenant screening must be 

conducted, as well as how vacancies 

must be advertised and fi lled, and

• How much landlords can collect 

for tenant security deposits and 

how those funds must be allocated 

towards damages upon termination, 

as well as new mandates on handling 

termination notices (including 72-hour 

late notifi cations).

See ‘Ordinance’ on Page 15

Property Managers Face 

Unprecedented Change In 2020

Chart from the Buildium report, The 2020 State of the Property 

Management Industry Report.

See ‘Change’ on Page 10

KEEPE

Have you been thinking about adding 

a trash valet service at your property? In 

the race to attract renters, properties are 

continually trying to fi nd new ways to 

make life easier for renters and improve 

the condition of the property. 

Trash valet service is one of the most 

requested services by renters, and it has 

some serious benefi ts for properties as well.

ABOUT TRASH VALET SERVICE?

Trash valet service eliminates the need 

for big dumpsters placed all over the 

3 Reasons Why You Should Consider 

Trash Valet Service at Your Property

See ‘Valet’ on Page 12
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To learn more, visit www.energytrust.org/mfcashincentives  
or email multifamily@energytrust.org.

Serving customers of Portland General Electric, Pacific Power,  
NW Natural, Cascade Natural Gas and Avista.

+

FREE ENERGY-EFFICIENCY SERVICES

Energy Trust of Oregon remains committed to serving  
multifamily customers through our incentives and services.

As you adjust to new operating standards, Energy Advisors are 
available by phone, video chat or email to assist with project 
consulting, applications, safety concerns, capital planning and 
other operational improvements.

Rental Housing JouRnal

There are five trends witnessed during the pandemic 
that will continue to shape apartments for years to come, 
according to National Apartment Association (NAA) 
President and CEI Bob Pinnegar.

“The world continues to change as vaccines roll 
out. During the past year, businesses have adapted, 
consumers have altered purchasing habits and industries 
are adjusting to a new normal. The rental housing 
industry is no different, and apartments will continue 
evolving in response to the pandemic,” Pinnegar said in 
a release.

Here is what Pinnegar said about the five trends he 
sees, in a recent Washington Post column.

NO. 1: A NEW OUTLOOK ON AMENITIES

“There has been a shift in the amenity world—shareable 
areas to individual spaces. Shared spaces such as fitness 
centers and pools are still important, but communities 
have shifted their focus to in-home amenities like larger 
kitchens and high-speed Wi-Fi.”

NO. 2: VIRTUAL TOURS & DECISION MAKING

“For obvious reasons, there’s now a larger number 
of prospective residents virtually searching for new 
homes.”

While it was previously only part of the process of 
selecting a new community, virtual touring has been 
a catalyst to “invest in new technology, high-quality 
videos and specialized training to give prospects a more 
complete picture of the community.”

NO. 3: CHANGING RELATIONSHIP BETWEEN 
PROPERTY MANAGERS AND RESIDENTS

“Communication between community managers and 
residents is vital, and could impact resident retention and 
even new apartment searches.”

Interactions between the two parties has “significantly 
increased” compared to pre-pandemic relationships.

NO. 4: NEW PERSPECTIVE ON LOCATION

“Remote work has caused residents to re-think where 
and how they live.”

Residents who don’t need to be close to the office can 
now search for other options—a two-bedroom in the 
suburbs vs. a one-bedroom in the city—to accommodate 
the work-from-home lifestyle.

NO. 5: A NEW GENERATION. NEW VALUES

“The younger generations—millennials and 
Generation Z—favor renting, which leads to higher 

demand for apartments, more competition and new 
development.

“One of the greatest hallmarks of the apartment 
industry is its propensity for choice, flexibility and 
adaptability,” Pinnegar says. 

“This means that the current demand for apartments 
is only going to increase, creating steeper competition, 
prompting innovations and spurring new development.”

Pinnegar writes in his column that, “One of the greatest 
hallmarks of the apartment industry is its propensity 
for choice, flexibility and adaptability. As we witness a 
seismic shift in our society and economy, the apartment 
industry is racing to identify and respond to its residents’ 
changing lifestyles. 

“For residents, it’s a critical time to communicate 
your needs to your property manager or leasing agent. 
In this way, housing providers and residents can come 
together to shape and influence the apartment market of 
the future,” Pinnegar says.

5 Trends Shaping 
Rental Housing 
After Pandemic
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Multifamily Growth Overall Starts Strong
Rental Housing JouRnal

While some weakness remains, the 
multifamily market is coming out of one 
of the strongest fi rst quarters in years 
with rents nationally up 0.8 percent for 
the quarter, according to the March Yardi 
Matrix National Multifamily Report.

The report says affordable metros in the 
West continued to thrive in March, with 
these areas leading the way in the year-
over-year rent growth:

• California Inland Empire — 8.3  
percent

• Sacramento — 7.3 percent
• Phoenix  — 6.9 percent

“The strong demand for housing in 
these metros has enabled this trend. Even 

expensive coastal markets and gateway 
cities are beginning to bounce back, albeit 
slowly,” Yardi Matrix says in the report.

On a year-over-year basis, multifamily 
market rents increased by 0.6 percent 
year-over-year in March, “a sign that the 
multifamily market has turned a corner.”

• Overall rents increased by $6 
in March to $1,407. Nationally, 
multifamily rents had one of the 
strongest fi rst quarters in a few 
years, with rents up 0.8 percent 
from the previous quarter. In the 
fi rst quarter of 2020, the effects of 
the pandemic were just beginning 
to set in, and rents were up only 0.1 
percent.

• Outside of the gateways and a 

select few other top 30 markets, 
most other metros had positive 
year-over-year rent growth. Out 
of our 134 markets surveyed this 
month, 114 had fl at or positive year-
over-year rent growth.

“As the pace of vaccinations continues 
to ramp up and cities continue to reopen, 
the multifamily market is poised for a 
strong 2021,” Yardi Matrix says. “As 
the spring leasing season picks up, most 
metros will likely continue to enjoy 
strong short-term rent growth.”

 “Jobless claims fell to 684,000 in the 
week ending March 20, the fewest since 
the beginning of the pandemic, the report 
says. “As the recovery gains momentum, 
the number of jobless claims will likely 

continue to recede.

“As the labor market recovers, one 
metric we will be following is the labor-
force participation rate. The rate dropped 
when the pandemic hit, especially 
among older workers who were forced 
into retirement. Some economists are 
projecting that labor force participation 
won’t recover until the end of 2022.”

Yardi Matrix also points out in the 
report that the supply of new apartments 
in some metros coming online will make 
rent recovery challenging.

For more information, email Yardi 
Matrix at matrix@yardi.com, call 480-
663-1149 or visit yardimatrix.com. 

BY BRaDleY s. KRaus

Dear Brad: My tenant has been in my rental for a 
couple of years. It's a mobile home and I'd like to move 
it to another property that is within a mile. The tenant 
is aware that the home may move and he is OK with 
relocating to the same house, once it's moved. How might 
the 90-day notice fi gure into this arrangement? With our 
verbal agreement and the house simply going to another 
lot, it's a unique situation. — Gary

Hello, Gary: Quite a unique situation indeed! 

The good thing about your particular situation is that 

(a) you don’t seem to want to get rid of your tenant, and 
(b) he’s okay moving to the new location. 

Because of that, it may be as easy as working 
something out with the tenant in the form of a hotel 
stay or compensation for couch surfi ng while the mobile 
home is being moved. The particulars of this situation 
may not be fully apparent in your question, so if I’m 
missing something, let me know.

 A 90-day no-cause notice for a qualifying landlord 
exemption (assuming that’s what you meant) is really 
only necessary if you want to remove the tenant. That 
doesn’t seem to be the case here. 

So, a simple conversation with your tenant (and a well-
crafted document refl ecting the parties’ arrangement) 
will likely go a long way.

As adversarial as the landlord/tenant relationship has 
become recently, sometimes we forget that’s still an 
option.
Bradley S. Kraus is an attorney at Warren Allen LLP. 
His primary practice area is landlord/tenant law, but 
he also assists clients with various litigation matters, 
probate matters, real estate disputes, and family law 
matters. You can reach him at kraus@warrenallen.
com or at 503-255-8795.

Does a 90-Day No-Cause Notice Apply if Tenant is OK 
With Landlord’s Plans to Move Mobile-Home Rental?

Ask The Attorney:  
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Senate Bill 282 – Oregon’s Newest 
COVID-19 Landlord/Tenant Changes

To advertise in Rental Housing Journal, 
call Vice President/Sales Terry Hokenson at 480-720-4385 

or email him at Terry@rentalhousingjournal.com

BY BRaDleY s. KRaus

As the old saying goes, the more things change, the 
more they stay the same. As we continue into year two of 
COVID-19 related rules, restrictions, and issues, landlords 
and tenants are still struggling. Unpaid mortgages, rent, 
and bills continue to accumulate. Assistance is still 
lagging, failing to reach those landlords and tenants who 
felt the most impact.  As of this writing, the Landlord 
Compensation Fund still has not commenced round two 
of its funding application process. Even still, the Oregon 
legislature is in the process of passing new legislation 
that  will affect landlord/tenant relations—this time in 
the form of Senate Bill 282. 

While SB 282 has yet to pass, in its current form—and 
much in line with the statement above—SB 282 contains 
more of the same. It extends the grace period for the 
repayment of amounts that accrued during the applicable 
grace period of April 1, 2020 through June 30, 2021 until 
February 28, 2022. This means that unpaid amounts that 
accrued over the past year will not be actionable until 
next year. 

SB 282 further restricts a prospective landlord’s ability 
to screen applicants for these unpaid amounts. It states 
that when considering an applicant, landlords cannot 
consider an applicant’s unpaid rent, including rent 

refl ected in judgments or referrals of debt to a collection 
agency that accrued on or after April 1, 2020 and before 
March 1, 2022. It also contains the vague and concerning 
language that landlords cannot consider eviction actions 
if they are based on “claims” that arose on or after April 
1, 2020 and before March 1, 2022. The reason that this 
is concerning is because even evictions related to violent 
conduct are technically “claims” that would fall subject 
to this broad standard. To suggest that a landlord could 
not consider the fact that an applicant stabbed someone 
within the above timeframe would be absurd. 

SB 282 also contains additional required disclosures 
that will require landlords to update their forms. More 
specifi cally, notices for non-payment of rent will need 
a disclosure related to the extended grace period and 
an additional disclosure related to a website containing 
information on tenant resources. Balance-due notices 
will also need an update due to the changing grace 
period. Should SB 282 pass in its current form, landlords 
should review their materials and procure updates where 
needed. 

Finally, SB 282 also contains prohibitions on a 
landlord’s enforcement of rules related to unauthorized 
guests. SB 282 states that a landlord may not enforce 
a restriction by any means, including terminating the 

tenancy, if the restriction is based on “the maximum 
duration of a guest’s stay in the tenancy.” The bill does 
allow a landlord to screen the guest, if the guest resides 
in the premises more than 15 days in any 12-month 
period. The screening may not be based on credit 
reports or income. Finally, landlords can enter into 
temporary occupancy agreements with the guests, but 
that agreement cannot have an ending date earlier than 
February 28, 2022. 

As the calendar turns every month, landlords and 
tenants continue to fall behind on rent, mortgages, and 
other payments they have not been able to make due to 
COVID-related shutdowns. The Landlord Compensation 
Fund is/was intended to resolve those issues, but it 
remains shuttered due to numerous issues. Rather than 
address those issues head-on, the legislature hastily 
crafted—and will likely pass—this bill. SB 282 does 
not solve the issues brought on by COVID-19; it further 
kicks those cans down the road. As the saying goes, the 
more things change, the more they stay the same.  
Bradley S. Kraus is an attorney at Warren Allen LLP. 
His primary practice area is landlord/tenant law, but 
he also assists clients with various litigation matters, 
probate matters, real estate disputes, and family law 
matters. You can reach him at kraus@warrenallen.
com or at 503-255-8795.
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Insight Reporting is proud to serve as your risk 
management partner.
We o�er comprehensive and compliant screening 
solutions for your business. 

• Tenant

• Employment

• Volunteer 

• Business profile

• Mobile friendly apps

• Integrations with 
accounting software

• Over 25 years in business

THINGS AREN’T ALWAYS AS THEY APPEAR

Resident Screening
503.662.6265 • insightreportingllc.com

The insight to get it right.

President: Melinda McClelland • Vice President: Phil Owen 
President Elect:  Jerad Goughnou • Executive Director: Ron Garcia 

Secretary: Lynne Whitney • Treasurer: Sandra Landis • O�  ce Manager: Cari Pierce

From the Desk of the Executive Director
info@rhaoregon.org
www.rhaoregon.org

10520 NE Weidler, Portland, OR 97220 
503-254-4723 • Fax 503-254-4821

BY Ron gaRCia

Over the course of the last few years, I have been one 
among a growing number of voices who have challenged 
landlords in particular, and legislators and housing 
organizations in general, on what changes need to take 
place for us as a community to stay on top of the housing 
industry and remain relevant and become more pro-
actively engaged in this fast-evolving market. Everybody 
wants safe, affordable housing. But the question is: Are 
we using the best building blocks to create and maintain 
this infrastructure, either metaphorically or with actual 
construction plans?

Anyone who has been a rental-housing provider in 
this decade has seen and felt how dramatically our 
business has shifted. These days, it seems that all too 
often landlords show up at the party way too late to have 
much of a presence. Housing policy decisions with huge 
economic impact are now routinely made even before 
the “invitations get sent out.” Rental-property owners 
vie for limited space at the table: not included as part 
of the A-list of attendees, at times unrecognized as true 
stakeholders in the business that they themselves fund 
with their personal liabilities and ownership. 

This last decade we watched as tenants’ rights activists 
found tenants’ rights advocates who founded tenants’ 
rights groups. They found housing-policy legislators 
who now craft housing-policy bills that have become 
the foundation fora new era of tenant-protection policy. 
Much of the spirit of these policies is laudable, with 
reasonable goals. But at the end of the day, as the newest 

regulations pile onto the previous newer ones, we are left 
with laws that we do not like; laws that compound the 
problems instead of fi xing them. 

Yet if we choose not to comply with these new laws, 
we will pay substantial penalties. Or if we attempt to 
challenge them in court to prove our case, we will be 
left with substantial legal costs. So, if we decide to 
accept and adapt to them, they must then become our 
new reality by which to navigate. Oregon landlords are 
justifi ably asking, “Where can we turn for leadership 
and guidance?” 

To address these dynamic times, Rental Housing 
Alliance Oregon has made a remarkable commitment to 
landlords and opted to change its structure for the fi rst 
time in 92 years! On April 1, 2021 the organization hired 
its fi rst executive director, in recognition of the urgent 
need to address the process of providing the best services 
to assist, educate, motivate, and advocate for Oregon 
Rental Property Owners. 

Here is the premise: No matter what happens 
legislatively, rental property owners will not be put out 
of business. As cynical as one may get, rental housing 
in Oregon will not become a socialized government 
product. Tenants need landlords to succeed, and 
landlords need tenants to succeed. Our state, county and 
local governments need the rental industry to succeed. 

The goal for Rental Housing Alliance Oregon is 
to be there for its membership. Landlords need them 
to be provided with the most up-to-date forms, the 

highest quality industry training, the easiest accessible 
helpdesk, the strongest legislative advocacy, and the 
most robust vendor referral directory available in today’s 
marketplace. So it is with great enthusiasm and a hefty 
dose of humility to say that I have been selected to this 
position of responsibility as your new executive director 
for the Rental Housing Alliance Oregon.

I believe that a renewed commitment to our industry 
matters. We cannot keep doing the same things the same 
way. As an illustration, I sat in a friend’s new Tesla the 
other day. I had no idea how to drive it. I assumed there 
would be no gas gauge, but was not prepared for the fact 
that there was no dashboard at all! (Just something that 
looked like an iPad fastened to a bare counter). Can it 
really steer itself?!

Change is everywhere. It can cause us old-timers 
to become disoriented. Thankfully, we have younger 
generations who are optimistically focused ahead, and I 
look forward to how they will help us re-imagine our own 
industry. As we proceed to re-boot through this decade, 
Rental Housing Alliance Oregon will begin to re-tool for 
another century of “landlords helping landlords.” But I 
plan on keeping our tag line: “Since 1927, Rental Housing 
Alliance Oregon has set the standard for community 
participation by landlords providing affordable and fair 
housing.”
Ron Garcia is the Executive Director of RHAOregon 
and can be reached by phone at 503-254-4723 Ext 4 
or email at ron@rhahoregon.org

A Renewed Commitment to Our Industry



Rental Housing Journal Metro May 20218

Rental Housing Journal Metro

many of you to let me have it if I am wrong.  
I hope and pray I am right.   Let’s assume 
that I am right, and that the eviction 
moratorium completes its run at the end 
of June.  The rental-housing market will 
immediately be thrust into an unforgiving 
version of adult musical chairs.  

Whether you have been paid every 
month, getting partial payments here 
and there, or have had absolutely have 
no communication with your tenant, 
there are things you should plan for now 
to protect your investments.  I believe it 
is easiest to break down the grouping of 
landlords into three buckets as follows. 

BUCKET 1: RETAIN
You are in bucket 1 if you have received 

all your rent and the pandemic did not 
hurt you personally. Congratulations, 
many of us are jealous.  Your tenants 
weathered the storm and made you a 
priority.  I would caution you to not take 
them for granted.  

A lot of things can change over the 
course of a year (new job, new child, 
new pet) and those changes may prompt 
a move by this valuable tenant.  These 
tenants know their value and will have 
the power to move wherever they want 
because their credit and residential 
history is perfect.  Whether looking for a 
bigger home or a shorter commute, when 
this game of musical chairs starts, they 
may be tempted to vacate your property.  
These are “dream” renters, and you 
cannot afford to let them go.  

I suggest a couple of ideas to help them 
recommit and sign a new lease with you:

1. Give them a discount in rent this 
year.  $100 a month is cheaper 
than a turn. Do you really want to 
play “renter roulette” with an up-
and-coming rental pool filled with 
bucket-3 type applicants?

2. Offer to upgrade your home.  I 
am putting new flooring in one of 
my homes.  It’s a win-win, as my 
property value will increase and 
the tenants will love it.  Consider 
new countertops, appliances, or 
landscaping as an incentive for 
them to stay.

3. Giving them a monthly gift card or 
buying them an annual pass to the 
local zoo or theme park might be 
a better option depending on the 
renter.

By helping this group, you only help 
yourself.  They helped keep you afloat for 
a year…it’s time to say thank you!

BUCKET 2: MANAGE 
If you have been working with your 

tenants and have gotten partial payments 

here and there, then you are in bucket 2, 
the “manage” bucket.  I don’t need to tell 
you, but you have been working hard, 
performing a high level of management 
just trying to get paid.  The only reason 
you are managing like this is because the 
government forced you into it.  

If this moratorium ends in June, I 
suggest these as your next steps:

1. Sit down (face-to-face if possible) 
with your tenants and lay out your 
future expectations.

2. Let them know that the behaviors 
they have shown in the last year 
will not be acceptable in the future.

3. Contact your local government to 
see if there is any stimulus money 
to offset past-due rent.

4. Negotiate any past-due rent and 
then renew the lease with a new 
mindset.  Get creative and say you 
will waive the past due if they sign 
a new lease with a small increase in 
rent.  This will allow you to recoup 
your past-due rent over time and 
take the burden off your tenant.

BUCKET 3: REPLACE 
If your tenant ignores you, won’t take 

your calls and refuses to pay rent because 
of a COVID-related reason, you, my 
friend, are drowning in bucket 3.  We 
feel for you, as covering someone’s 
rent when they are not cooperating 
or communicating is not fun or easy.  
Cutting the cord and cutting it quickly 
may be your best decision.  

If you are in bucket 3, please consider 
these suggestions:

1. If you fail to receive any rental-
assistance money, you should 
contact an attorney immediately.  
Some states have lengthy eviction 
processes and by starting the 
process today, you might be in a 
better situation come the end of 
June.  Establishing and maintaining 
that relationship with legal counsel 
is well worth the money.

2. You could offer the tenant money to 
move if your property is given back 
to you in great shape.  Once they are 
out and the property is inspected 
and meets your standards, you can 
send them their money.

As the world prepares to get back to 
normal, let’s make a commitment and 
not just return to our normal way of 
managing.  This pandemic has afforded 
us the perfect opportunity to review and 
update our processes, policies, criteria, 
applications, and onboarding process.  
The key to your success in this world is 
finding and retaining the right tenants.  
In a time where It will only be harder 
and harder to find the right tenants, it is 
paramount to be ready to hold on to or 
grab the best of the best when the music 
finally stops.
David Pickron is president of Rent 
Perfect, a private investigator, and 
fellow landlord who manages several 
short- and long-term rentals. Subscribe 
to his weekly Rent Perfect podcast 
(available on YouTube, Spotify, and 
Apple Podcasts) to stay up to date on 
the latest industry news and for expert 
tips on how to manage your properties.

Will You Be Ready When Moratorium Ends?
Continued from Page 1

Landlord/Tenant Law 1
Part A: 5/3/2021

Part B: 5/10/2021

Landlord/Tenant Law 2
Part A: 5/17/2021
Part B: 5/24/2021

Advanced Landlord/Tenant Law 
6/7/2021

Members: $60/per session
Full Series: $175

Non-Members: $90/per session
Full Series: $250

Earn up to 10 CEUs
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To advertise in Rental Housing Journal, call Vice President/Sales Terry Hokenson 
at 480-720-4385 or email him at Terry@rentalhousingjournal.com

FORM OF 
THE MONTH

Multifamily NW Schedule
MAY 3 WEBINAR: LANDLORD TENANT LAW 1-PART A 10:00 AM - 12:00 PM

MAY 4 SUPPLIER HOUR - HANDLING CHALLENGES WITH YOUR CLIENTS 12:00 PM - 1:00 PM

MAY 5 UNWIND WITH MULTIFAMILY NW: CINCO DE MAYO MARGARITAS 5:00 PM - 6:00 PM

MAY 5 WEBINAR: MAY LANDLORD STUDY HALL - CASH FOR KEYS AGREEMENTS 6:30 PM - 8:00 PM

MAY 6 APPLES TO APPLES BIDS AND ESTIMATING 10:00 AM - 11:00 AM

MAY 10 WEBINAR: LANDLORD TENANT LAW 1-PART B 10:00 AM - 12:00 PM

MAY 12 WEBINAR: GIVING PERFORMANCE FEEDBACK 8:00 AM - 9:00 AM

MAY 12 WEBINAR: UNDERSTANDING ADA 10:00 AM - 12:00 PM

MAY 14 WEBINAR: IT’S THE LAW: HABITABILITY ISSUES 12:00 PM - 1:00 PM

MAY 17 WEBINAR: LANDLORD TENANT LAW 2-PART A 10:00 AM - 12:00 PM

MAY 18 WA IT’S THE LAW: HABITABILITY ISSUES 12:00 PM - 1:00 PM

MAY 24 WEBINAR: LANDLORD TENANT LAW 2-PART B 10:00 AM - 12:00 PM

MAY 25 AFFORDABLE AFTERNOONS WITH ADAM - AFFORDABLE HOUSING 101 12:00 PM - 1:00 PM

JUNE 7 WEBINAR: ADVANCED LANDLORD/TENANT LAW 10:00 AM - 12:00 PM

When a rental housing provider is billing-back 
a utility charge to the resident, a monthly bill 
needs to be sent to the resident. 

This form allows for easy compliance with that 
utility bill-back requirement.

The required legal disclosures, due dates and 
service method options are included. 

The Multifamily NW Forms Collection is avail-
able immediately and electronically at www.
RentalFormsCenter.com, via  electronic subscription 
software through www.tenanttech.com & by mail or 
pick-up of printed triplicate forms at www.multifami-
lynw.org. 

Oregon Resident Utility 

Flat Fee Bill 

– MO53 OR

a utility charge to the resident, a monthly bill 
needs to be sent to the resident. 

This form allows for easy compliance with that 
utility bill-back requirement.

The required legal disclosures, due dates and 
service method options are included. 

The Multifamily NW Forms Collection is avail-
able immediately and electronically at www.
RentalFormsCenter.com, via  electronic subscription 
software through www.tenanttech.com & by mail or 
pick-up of printed triplicate forms at www.multifami-
lynw.org. lynw.org. 
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ON SITE       RESIDENT       MAIN OFFICE (IF REQUIRED)

DATE __________________________________________ PROPERTY NAME / NUMBER ___________________________________________________________________________________________________________________________________________________________________

RESIDENT NAME(S) ___________________________________________________________________________       ___________________________________________________________________________       ___________________________________________________________________________

                                                                          ___________________________________________________________________________       ___________________________________________________________________________       ___________________________________________________________________________

UNIT NUMBER ___________________________________ STREET ADDRESS ___________________________________________________________________________________________________________________________________________________________________________ 

CITY ___________________________________________________________________________________________________________________________________________________ STATE ___________________________________ ZIP _____________________________________________________________

OREGON
RESIDENT UTILITY FLAT FEE BILL

Dear Resident,
Your monthly flat fee for utilities is now due. Utilities include:

Current Utility Charges Due $_____________________________________ Due Date ___________________________________________
� Pay with monthly rent
� Send payment to _________________________________________________________________________________________________________________________________________________________________________________________________

� Other _______________________________________________________________________________________________________________________________________________________________________________________________________________________

Service of Utility Bill: Sent to Resident on ___________________________________________ by________________________________________________________________________________________________________________________________________________________

� This Utility Bill was served personally at __________________________________________   � AM   � PM.
� If written rental agreement allows, this Utility Bill was served by posting on the main entrance door of the dwelling unit

and mailed first class mail.
� This Utility Bill was served by first class mail.� This Utility Bill was served by electronic means.

Resident may inspect a Utility provider’s bill at a reasonable time and place and obtain a copy of a provider’s bill by making a

request to the Owner/Agent during the inspection and upon payment to the Owner/Agent for the reasonable cost of making copies.

Additional Information: (insert manner in which provider assesses a utility or service charge, allocation method, other info)

____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________       

OWNER/AGENT ____________________________________________________________________________________________________________________

       

ADDRESS ____________________________________________________________________________________________________________________

        

____________________________________________________________________________________________________________________

       

TELEPHONE ____________________________________________________________________________________________________________________

       

EMAIL ____________________________________________________________________________________________________________________

Sewer/
Basic Gas/

Public Service Other 

Electricity Water Wastewater Garbage Cable Propane Oil Heating HVAC Internet Charges
__________________

� � � � � � � � � � � �

ON SITE       RESIDENT       MAIN OFFICE (IF REQUIRED)

DATE __________________________________________ PROPERTY NAME / NUMBER ______________________________________________________________________________________________________________________________

RESIDENT NAME(S) ___________________________________________________________________________       ___________________________________________________________________________       ___________________________________________________________________________

___________________________________________________________________________       ___________________________________________________________________________       ___________________________________________________________________________
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OREGON
RESIDENT UTILITY FLAT FEE BILL

Dear Resident,
Your monthly flat fee for utilities is now due. Utilities include:

Current Utility Charges Due $_____________________________________ Due Date ___________________________________________
� Pay with monthly rent
� Send payment to _________________________________________________________________________________________________________________________________________________________________________________________________

� Other _______________________________________________________________________________________________________________________________________________________________________________________________________________________

Service of Utility Bill: Sent to Resident on ___________________________________________ by
___________________________________________ by
___________________________________________ ________________________________________________________________________________________________________________________________________________________

� This Utility Bill was served personally at __________________________________________   � AM   � PM.
� If written rental agreement allows, this Utility Bill was served by posting on the main entrance door of the dwelling unit

and mailed first class mail.
� This Utility Bill was served by first class mail.� This Utility Bill was served by electronic means.

Resident may inspect a Utility provider’s bill at a reasonable time and place and obtain a copy of a provider’s bill by making 

request to the Owner/Agent during the inspection and upon payment to the Owner/Agent for the reasonable cost of making copies.

Additional Information: (insert manner in which provider assesses a utility or service charge, allocation method, other info)

____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________       

OWNER/AGENT ____________________________________________________________________________________________________________________

       

ADDRESS ____________________________________________________________________________________________________________________

        

____________________________________________________________________________________________________________________

       

TELEPHONE ____________________________________________________________________________________________________________________

       

EMAIL ____________________________________________________________________________________________________________________

Sewer/
Basic Gas/

Public Service

Electricity Water Wastewater Garbage Cable Propane Oil Heating HVAC Internet Charges
__________________
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Restrictions apply. Discounts may vary. Not available in all states. See your agent for details. Insurance is underwritten by Farmers Insurance Exchange and other a�liated insurance companies. 
Visit farmers.com for a complete listing of companies. Not all insurers are authorized to provide insurance in all states. Coverage is not available in all states.

Call (503) 644-7227 today!
Let me help you get smart about your coverage options.

■ Apartments
■ HOA's

Kevin Harmon

Your Local Agent

2012 N Rosa Parks Way

Portland, OR 97217

kharmon@farmersagent.com

https://agents.farmers.com/kharmon

FARMERS KNOWS 
HABITATIONAL AND CAN HELP
YOU GET SMART ABOUT YOUR
COVERAGE.
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High earners and renters living in big cities are less 
likely to relocate to suburbs, according to a new study 
from StorageCafé.

Despite the pandemic and many renters moving for 
reasons related to COVID-19, the “exodus towards 
suburban or smaller towns that many anticipated on a 
grand scale actually materialized for a smaller fraction 
of the renter cohort,” the study says.

While about 32 percent of renters who wanted to move 
did choose the suburbs in the last year, that number is 
close to pre-pandemic renter patterns.

HIGHLIGHTS OF THE REPORT:
• More renters moved in 2020 vs. 2019, with most 

upgrading to bigger homes.

• Los Angeles saw the most renter applications in 
2020, with 60 percent of the people who moved 
staying in the state. 

• 77 percent of the renters moving to New York City 
and 72 percent of those relocating to Philadelphia 
came from a different state.

• Millennials make up 48 percent of renters who 
relocated last year, followed by members of Gen 
Z.

• Only 21 percent of renters moving out of big cities 
relocated to suburbs.

• Columbus, Ohio, attracted the most renters 
relocating from suburbs – 77 percent, and Phoenix 
the fewest – 23 percent.

Renters thinking of leaving cities with a population 
of over a million are more inclined to relocate to other 
urban areas instead of the suburbs.

Only 21 percent of big-city dwellers applied to homes 
in a suburb in 2020, similar to 2019 trends. However, a 
bigger proportion of renters moving out of cities with a 
population between 500,000 and one million – roughly 
35 percent  – decided to go suburban.

Income plays a role, as only 25 percent of the renters 
with incomes between $100,000 and $2 million who 
planned to relocate in 2020 picked a new rental home in 
a suburb.

However, 40 percent of the renters with an annual 
income of under $30,000 who moved last year preferred 
a suburban area.

URBAN LIVING EXPECTED TO HOLD STRONG
The study says younger Americans’ preference for 

urban living will most likely hold strong in the coming 
years, as they are generally driven by the promise 
of professional and social fulfi llment traditionally 
associated with big-city life. 

“The big-city lifestyle will represent a momentarily 
larger share of the metro economy post-pandemic, due 
to the pent-up unexpressed demand for those services 
and experiences which have accumulated during the 
COVID-19 era,” said Larry Rosenthal, Senior Lecturer 
of Public Policy, Richard & Rhoda Goldman School of 
Public Policy, University of California, Berkeley, in the 
study.

“The magnetism of cities – and their irresistible allure 
socially – will reemerge and thrive. Young post-higher-

ed movers will fl ock in the same or greater numbers. 
To the extent that job location will transform given the 
waning appeal of proximity and specifi city, one might 
expect that many transformed addresses will fl ood the 
market, making city living more affordable compared to 
elsewhere,” Rosenthal said.

IMPACT OF WORKING FROM HOME       
VERSUS IN THE OFFICE

Janice Madden, a professor at the University of 
Pennsylvania who teaches regional science, sociology, 
urban studies, and real estate, said in the report that 
“to the extent that workplaces are in cities and workers 
commute to them, work leads to greater centralization of 
residences, both owned and rented.

“I believe that fewer workers will be traveling to their 
workplaces each day after the pandemic ends because 
the pandemic has shown us what can be done from home.  
People living in cities rather than suburbs to decrease 
their commutes will be motivated to suburbanize.

“People also live in cities rather than suburbs, however, 
for lifestyle or consumption reasons.  The pandemic has 
substantially reduced the lifestyle reason for city living.  
Fewer restaurants and arts venues being open make 
the city less attractive.  I believe, however, that these 
closures are short-term and that arts and restaurants will 
be revived after the pandemic.

“So, the effects of living in cities versus suburbs 
ultimately depend on how strong the workplace pull 
versus the lifestyle pull is.  Obviously, the workplace 
effect must decrease the desirability of city living, just 
not clear whether that effect will be very big,” she said.

Urban Living Still Holds Strong Pull for Renters

To advertise in Rental Housing Journal, call Vice President/Sales Terry Hokenson 
at 480-720-4385 or email him at Terry@rentalhousingjournal.com
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We’ve got the laundry covered.

Call 800-526-0955 today to get started.

hainsworthlaundry.com

DOES YOUR 
LAUNDRY SERVICE 
PARTNER TREAT 
YOU LIKE FAMILY?

WE DO. 

aPaRtMent list

Portland rents have increased 1.8 
percent over the past month, according 
to the latest report from Apartment List. 
While still down year-over-year, this is 
the third straight month Portland rents 
have increased.

Median rents in Portland are $1,153 for 
a one-bedroom apartment and $1,344 for 
a two-bedroom. Portland’s year-over-year 
rent growth lags the state average of 1.1 
percent, as well as the national average 
of 2.3 percent. Portland rents are down 4 
percent year-over-year. 

Vancouver has experienced the largest 
increase in the metro over the past year, 
with rents up 1.9 percent over the past 
month, and up 9.6 percent in comparison 
to the same time last year.

For the fourth straight month, Hillsboro 
rents increased and were up 2.6 percent in 
April. Hillsboro rents are up 5.2 percent 
year-over-year. Hillsboro median rents 
are $1,447 for a one-bedroom apartment 
and $1,589 for a two-bedroom. 

Beaverton rents have increased 2.3 
percent over the past month, and are up 
moderately by 2.5 percent in comparison 
to the same time last year. Median rents in 
Beaverton are $1,334 for a one-bedroom 
apartment and $1,620 for a two-bedroom. 

In Gresham, rents were up 1.8 percent 
over the past month, and have increased 
sharply by 6.2 percent in comparison to 
the same time last year. Median rents in 
Gresham are $1,125 for a one-bedroom 
apartment and $1,396 for a two-bedroom, 
according to the Apartment List report.

Portland Rents Up Sharply Over Past Month
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RENTAL HOUSING JOURNAL

Property managers are at the center 

of the collision between rising rental 

demand, declining profi tability, changing 

regulations, and the nationwide shortage 

of affordable places to live, according to 

the fi fth annual survey of 1,738 property 

managers by Buildium and the National 

Association of Residential Property 

Managers.

In addition to the property managers, 

the report also surveyed 1,118 renters, 

603 rental property owners and 217 

association board members in 340 metro 

areas.

Chris Litster, CEO of Buildium, and 

Gail Phillips, CEO of the National 

Association of Residential Property 

Managers (NARPM), presented The 

2020 State of the Property Management 

Industry Report in a recent webinar 

focusing on key macro trends.

The report said property managers who 

“are prepared to refocus their businesses 

on the rapidly evolving preferences of 

their residents and clients will be best 

positioned for success as the industry 

enters a new chapter.”

Still, the report makes the point that 

relationships remain at the heart of 

effective property management.

“Property managers have found 

themselves at the center of the collision 

between rising rental demand, declining 

profi tability, changing regulations, and 

the nationwide shortage of affordable 

places to live,”  the report says.

“It’s evident that these socioeconomic 

forces, along with the very real and 

immediate demands of their owners and 

residents, are changing the role of the 

property manager for good.”

Portland Rents Stop 

Decline and Hold Steady
Page 4

How Technology is Changing Property 

Management ... and Why You Should Care
Page 8

Is Renting to College 

Students A Good Idea?
Page 17

Portland’s 

New F.A.I.R. 

Housing 
Ordinance
BY RON GARCIA

The City Council of Portland is now 

slated to pass its Fair Access in Rentals 

(F.A.I.R.) Act to become law on March 

1, 2020. 

However, Portland landlords should 

instead understand this new ordinance 

to read as: “Forcibly Accepting 

Increased Risk.”

This new statute restricts and 

governs:

• How tenant screening must be 

conducted, as well as how vacancies 

must be advertised and fi lled, and

• How much landlords can collect 

for tenant security deposits and 

how those funds must be allocated 

towards damages upon termination, 

as well as new mandates on handling 

termination notices (including 72-hour 

late notifi cations).

See ‘Ordinance’ on Page 15

Property Managers Face 

Unprecedented Change In 2020

Chart from the Buildium report, The 2020 State of the Property 

Management Industry Report.

See ‘Change’ on Page 10

KEEPE

Have you been thinking about adding 

a trash valet service at your property? In 

the race to attract renters, properties are 

continually trying to fi nd new ways to 

make life easier for renters and improve 

the condition of the property. 

Trash valet service is one of the most 

requested services by renters, and it has 

some serious benefi ts for properties as well.

ABOUT TRASH VALET SERVICE?

Trash valet service eliminates the need 

for big dumpsters placed all over the 

3 Reasons Why You Should Consider 

Trash Valet Service at Your Property

See ‘Valet’ on Page 12

achieve this in the long run? Take care to 
follow these tips:

HOW TO KEEP TENANTS HAPPY
A major chunk of property management 

includes fi nding ways to enhance the 
appeal of your property for good tenants. 
Hopefully, the following tips will help 
in keeping your tenants happy. You’ll be 
more likely to keep good tenants for the 
long run in this manner. 

What’s even better is that not every 
property maintenance idea for your 
tenants will cost an arm and leg. As long 
as you fi nd something that will appeal to 
tenants about the property, go ahead and 
invest in it. There are also non-monetary 
and inexpensive options. 

1. ADDRESS ALL CONCERNS AS 
SOON AS POSSIBLE

Every decent landlord wants to keep 
their tenants happy, especially if the 
aim is to extend the lease agreement on 
the property. Staying on top of property 
maintenance and responsibly performing 
inspection are just two great tips to retain 
and keep your tenants for the long run.

While you take care of the tenants, 
you should place yourself in their shoes; 
there’s probably nothing more frustrating 
in everyday life than having to deal with 
maintenance delays. No tenants want to 
live on a property with a leaking roof, 
dripping pipe, or broken toilet. While a 
landlord is a busy person, maintenance 
is one of the main forms of property 
management that makes tenants happy. 

In addition to property management, 
landlords can also go for incentives such 
as offering tenants carpet cleaning, deep 
cleaning every year, and other services 
that won’t cost too much. They’d still 
be appreciated by the tenants and be an 
infl uential factor when they’re thinking 

about extending the lease. 
What’s more, routinely checking up on 

the property’s maintenance issues and 
fi xing problems when they’re still small 
has an additional advantage. This way, 
you’ll avoid having the tenants’ issues 
develop into something diffi cult and 
expensive to fi x. Property management 
costs will then go down in the long run 
if you take care in keeping your tenants 
happy.

2. NEVER FORGET                
THE HUMAN FACTOR

A landlord might sometimes forget that 
their tenants are human and liable to make 
errors. If you really want to keep tenants 
happy, try to empathize with them more 
often. Tenants are more likely to stay 
on when the landlord of the property is 
cooperative with them.

One way to be cooperative is to make 
it easy for tenants to have access to you 
to talk about the property. This doesn’t 
mean giving them permission to call 
you at all hours, but to have some form 
of open communication. This will solve 
misunderstandings and make for a better 
relationship with the tenants on the 
property. 

Additionally, keep the needs and 
comfort of the tenants in mind as well 
as the property issues. If you’re hiring a 
team to come for repairs on the property, 
have them over when most of the tenants 
have gone to school or work. This way, 
you won’t be ruining their downtime or 
naps on the property. 

3. STAY UPDATED ON WHAT 
YOUR TENANTS WANT

The younger, modern generations 
require certain things from the places 
they’re living in. High-speed Wi-Fi is 
one of them, while beautiful outdoor 
spaces and open fl oor plans are also very 
welcome. If required, you might want to 
fi t these in your property-management 
budget to keep your tenants happy. 

As a landlord in the current times, you 
need to prepare for the long run. Take 
care of these requirements so that the 
lifestyle quality of your tenants is a good 
one. This will go a long way in keeping 
your tenants happy. 

For instance, you might offer features 
like study rooms or bike racks if most of 
your tenants are students. For families, 
upgrading to stainless steel appliances or 
providing a laundry room might be great 
ideas. 

Thinking like this might also help with 
your mobile homes for sale as well as 
other types of property. In fact, most of 
these tips are useful for anyone looking to 
rent to tenants or sell property. 

4. STAY PROACTIVE ABOUT ALL 
THE LEASE RENEWALS

Among the top tips for keeping your 
tenants happy is to let them know well 
before you offer to renew their lease on 
the property. Don’t wait until they’ve paid 
the last month’s rent; consider informing 
them around three months before the 
lease expiry date.

Even if your good tenants decide to 

See ‘Be Proactive’ on Page 13

Continued from Page 1

7 Maintenance Tips 
to Keep Tenants Happy
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move out of the property, you’ll have the chance to 
advertise that space for rent well in time. This way, you 
won’t have to worry about the lost months of rent. 

If the good tenants seem a bit hesitant, ask them if they 
want a decrease in rent. Communication and honesty are 
key. So, don’t underestimate these concepts when you’re 
dealing with property management. 

5. AIM FOR LONGER LEASES
See if your good tenants will agree to sign a lease for 

a longer term in exchange for a reduced rent. Renewing 
every six months can be extended to a year if the tenants 
are agreeable. Tenants who extend after a year might be 
convinced to go for two years if they’re satisfi ed with the 
property. 

These tips might mean that the landlord of the property 
loses out on some profi t. However, such tips will also 
make sure that reliable, decent tenants stay on. 

6. TREAT ALL TENANTS THE SAME
There might be some tenants on the property that you 

get along with more than others. But don’t show that to 
everyone so clearly. Every landlord needs to know the 
federal and local housing laws. So, there’s no room for 
discrimination between tenants on the basis of race, 
physical abilities, religion, body size, etc. Sometimes, 
keeping your tenants happy simply means seeing them 
as people instead of income sources on a property.

7. STAY FIRM ABOUT RULES BUT        
KNOW WHEN TO BE FLEXIBLE

There are several rules to follow when it comes to 
rental property, but there’s still room to be fl exible when 
it’s appropriate. The regulations might not allow pets or 
waterbeds, for instance, while things like closed toilets 
might elicit fi nes. 

While most of these rules are for the tenants’ own 

safety, there are times when you might want to make 
an exception. For instance, you can waive the fi ne for 
tenants who are really having fi nancial diffi culty.

Communication is the best way to deal with rental 
property. If the people next door are complaining about 
the noise coming from a rental unit at night, talk to the 
tenants fi rst. Don’t be so quick to blame; you might fi nd 
that the problem isn’t so big after all, and you could even 
end up helping someone out. 

THE TAKEAWAY

The National Center for Housing Management has 
reported that around 54 percent of apartments will go 
to new tenants every year. This is not good news for 

landlords, as it means they have to bear the cleaning 
and repair expenses after the tenants leave. The rent is 
also lost which means that paying the advertising fees, 
mortgage installments, and utilities will become even 
harder. 

By following the tips above, though, you can learn 
how to keep your tenants happy and satisfi ed on your 
property. This will reduce the turnover expenses by a 
mile. So, take care of this practice in order to maintain 
your property better.
Justin Becker is a property owner in Michigan with a 
passion for managing communities. He owns apart-
ment complexes and mobile home communities, and 
has been writing his own blogs for his properties for 
several years.

Continued from Page 12

Be Proactive in Addressing Maintenance Issues
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5 REASONS TO USE  RENTEGRATION
1. Access - Rentegration.com is a web 
based, multi-user software o�ering cus-
tomers 24/7 access to forms generation, 
archives, property management data-
base, basic accounting, vendor ordering 
and other services.  

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

3. Simpli�ed Accounting -  Owners 
and managers can track income and ex-
pense for each unit, property and compa-
ny. Perfect for mid and small size property 
managers and independent rental own-
ers, who neither have the need or budget 
for larger, more expensive software.

4. Management Database - Rentegra-
tion.com is an easy to use, database driv-
en software.  Most form �elds 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 create eviction forms with 
a few simple clicks of the mouse.

5. Value -  Large property management 
companies that use Rentegration.com 
for only forms generation will save time 
and money over other methods. Mid 
and small size property managers and 
independent rental owners can manage 
their entire business at a fraction of the 
cost of other software and forms.

48-HOUR  NOTICE  OF ENTRY
TENANT(S): ____________________________________________________ DATE:________

ADDRESS: ____________________________________________________ UNIT: _________

CITY: _________________________________________ STATE: __________ ZIP: _________
48-HOUR  NOTICE  OF ENTRY

Pursuant to RCW 59.18.150, this is your 48 hour notice that your landlord or their agents will be 

entering the dwelling unit and premises located at (Address)______________________________________________________________________________on                                  between the hours of                 and                 .
 (Date)     (Time)     (Time)
The entry will occur for the following purpose:______________________________________________________________________________

______________________________________________________________________________
                                                                                                                                                           

Landlord      Phone

Method of Service:   Personal Service:             Post and Mail:          *
* Add one additional day for compliance if served by post and mail.

WA-RTG-40 Washington

©2009 NO PORTION of this form may be reproduced without written permission.

CHECK-IN/CHECK-OUT CONDITION REPORT
TENANT(S): __________________________________________________________________ADDRESS: ________________________________________________UNIT: ______________CITY: ___________________________________ STATE: ________ ZIP: _________________Rating Scale = (E)Excellent    (VG) Very Good     (G)Good    (F)Fair    (P)Poor 
Rating Scale = (E)Excellent    (VG) Very Good     (G)Good    (F)Fair    (P)Poor 
Rating Scale = (E)Excellent    (VG) Very Good     (G)Good    (F)Fair    (P)Poor 
Rating Scale = (E)Excellent    (VG) Very Good     (G)Good    (F)Fair    (P)Poor 
Rating Scale = (E)Excellent    (VG) Very Good     (G)Good    (F)Fair    (P)Poor 
Rating Scale = (E)Excellent    (VG) Very Good     (G)Good    (F)Fair    (P)Poor 
Rating Scale = (E)Excellent    (VG) Very Good     (G)Good    (F)Fair    (P)Poor 
Rating Scale = (E)Excellent    (VG) Very Good     (G)Good    (F)Fair    (P)Poor 
Rating Scale = (E)Excellent    (VG) Very Good     (G)Good    (F)Fair    (P)Poor IN Out In Out In OutLIVING AREAS KITCHEN BEDROOM 3Walls Walls Walls

Windows Stove/Racks Windows
Blinds/Drapes Refrigerator Blinds/DrapesRods Ice Trays Rods
Floor Shelves/Drawer Floor
Carpet/Vinyl/Wood Disposal Light FixturesLight Fixtures Dishwasher Doors/WoodworkDoors/Woodwork Counter Tops Locks
Locks Cabinets Ceilings
Ceilings Sink Electric OutletsElectrical Outlets Floor
Garbage Cans Windows
TV Antenna/Cable Blinds/Drapes BATH ROOMFireplace

Towel BarsCleanliness
Sink & Vanity

Toilet
BEDROOM 1 BEDROOM 2 Tub/ShowerWalls Walls Fan (Exhaust)Windows Windows Floor
Blinds/Drapes Blinds/Drapes Electric OutletsRods Rods Light FixturesFloor Floor
Light Fixtures Light Fixtures Essential ServicesEssential ServicesDoors/Woodwork Doors/Woodwork Plumbing
Locks Locks Heating
Ceilings Ceilings Electricity
Electrical Outlets Electric Outlets Hot Water

Smoke Detectors

OR-RTG-20 Oregon

©2011 NO PORTION of this form may be reproduced without written permission.

PET AGREEMENT
TENANT INFORMATION

TENANT(S): ____________________________________________________ DATE:________
ADDRESS: ____________________________________________________ UNIT: _________
CITY: _________________________________________ STATE: __________ ZIP: _________

DESCRIPTION OF PET(S)

1) Type _______________ Breed _______________ Size ______ Age __ Weight ___ Color ____ Name ________
     Vaccinations: Yes____ No____  License Number: ______________

2) Type _______________ Breed _______________ Size ______ Age __ Weight ___ Color ____ Name ________
     Vaccinations: Yes____ No____  License Number: ______________

3) Type _______________ Breed _______________ Size ______ Age __ Weight ___ Color ____ Name ________
      Vaccinations: Yes____ No____  License Number: ______________

Additional Security Deposit Required:$           

AGREEMENT
Tenant(s) certify that the above pet(s) are the only pet(s) on the premises.  Tenant(s) 
understands that the additional pet(s) are not permitted  unless the landlord gives ten
ant(s) written permission. Tenant(s) agree to keep the above-listed pets in the premises 
subject to the following terms and conditions: 

 1) The pet(s) shall be on a leash or otherwise under tenant’s control when it is outside the 
      tenant’s dwelling unit. 
 2) Tenant(s) shall promptly pick up all pet waste from the premises promptly.
 3) Tenant(s) are responsible for the conduct of their pet(s) at all times.
 4) Tenant(s) are liable for all damages caused by their pet(s).
 5) Tenant(s) shall pay the additional security deposit listed above and/or their rental 
      agreement as a condition to keeping the pet(s) listed above.
 6) Tenant(s) shall not allow their pets to cause any sort of disturbance or injury to the
      other tenants, guests, landlord or any other persons lawfully on the premises.
 7) Tenant(s) shall immediately report to landlord any type of damage or injury caused by 
      their pet.
 8) This agreement is incorporated into and shall become part of the rental agreement exe
      -cuted between the parties. Failure by tenant to comply with any part of this agreement
      shall constitute a material breach of the rental agreement.  

_____________________________    ______________________________
Landlord       Tenant 
        ______________________________
        Tenant 

OR-RTG-24 Oregon  

©2011 NO PORTION of this form may be reproduced without written permission.

CHECK-IN/CHECK-OUT CONDITION REPORT
TENANT(S): __________________________________________________________________

ADDRESS: ________________________________________________UNIT: ______________

CITY: ___________________________________ STATE: ________ ZIP: _________________
Rating Scale = (E)Excellent    (VG) Very Good     (G)Good    (F)Fair    (P)Poor 

Rating Scale = (E)Excellent    (VG) Very Good     (G)Good    (F)Fair    (P)Poor 

Rating Scale = (E)Excellent    (VG) Very Good     (G)Good    (F)Fair    (P)Poor 

Rating Scale = (E)Excellent    (VG) Very Good     (G)Good    (F)Fair    (P)Poor 

Rating Scale = (E)Excellent    (VG) Very Good     (G)Good    (F)Fair    (P)Poor 

Rating Scale = (E)Excellent    (VG) Very Good     (G)Good    (F)Fair    (P)Poor 

Rating Scale = (E)Excellent    (VG) Very Good     (G)Good    (F)Fair    (P)Poor 

Rating Scale = (E)Excellent    (VG) Very Good     (G)Good    (F)Fair    (P)Poor 

Rating Scale = (E)Excellent    (VG) Very Good     (G)Good    (F)Fair    (P)Poor IN Out
In Out

In Out

LIVING AREAS
KITCHEN

BEDROOM 3

Walls

Walls

Walls
Windows

Stove/Racks
Windows

Blinds/Drapes
Refrigerator

Blinds/Drapes
Rods

Ice Trays
Rods

Floor

Shelves/Drawer
Floor

Carpet/Vinyl/Wood
Disposal

Light Fixtures
Light Fixtures

Dishwasher
Doors/Woodwork

Doors/Woodwork
Counter Tops

Locks
Locks

Cabinets
Ceilings

Ceilings
Sink

Electric Outlets
Electrical Outlets

Floor

Smoke Detectors
Garbage Cans

Windows
TV Antenna/Cable

Blinds/Drapes
BATH ROOM

Fireplace

Towel Bars
Cleanliness

Sink & Vanity

Toilet
BEDROOM 1

BEDROOM 2
Tub/Shower

Walls

Walls

Fan (Exhaust)
Windows

Windows
Floor

Blinds/Drapes
Blinds/Drapes

Electric Outlets
Rods

Rods

Light Fixtures
Floor

Floor
Light Fixtures

Light Fixtures
Essential Services
Essential Services

Doors/Woodwork
Doors/Woodwork

Plumbing
Locks

Locks

Heating
Ceilings

Ceilings
Electricity

Electrical Outlets
Electric Outlets

Hot Water
Smoke Detectors

Smoke Detectors
Smoke Detectors

WA-RTG-20 Washington

©2009 NO PORTION of this form may be reproduced without written permission.

www.Rentegration.com      503-933-6437            sales@rentegration.com

STATE SPECIFIC FORMS FOR
ARIZONA, CALIFORNIA, COLORADO,  
INDIANA, KENTUCKY, NEW JERSEY, 

NEW YORK, OREGON, PENNSYLVANIA, 
TEXAS, UTAH, WASHINGTON & MORE.

Color Standards for National Tenant Network Logo 

• Logos are provided on the CD in all three forms: 
all black, reversed to white, or in PMS 280 Blue/PMS 7543 Gray spot or 4/color applications. 
Please see below for specific use examples.

• No other colors are acceptable for use for the logo.

• No altering of the logo is allowed. If you have a special circumstance that requires something not 
provided on the CD, please call NTN NATIONAL HEADQUARTERS 1.800.228.0989 for assistance. 

• Logos should not be put over a busy background.

BLACK WHITE (with 40% gray circle)

PMS 280/PMS 7543 over colorBlue PMS 280/Gray PMS 7543

UNACCEPTABLE COLOR USAGE

DO NOT put over a busy backgroundDO NOT change the color DO NOT alter in any way

02

Exclusive Industry Partner of:

1. Access - Rentegration.com is a 
web based, multi-user so�ware o�er-
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 speci�c rental 
and lease forms. All Rentegration.com 
forms are created by attorneys and/or 
local rental housing associations.

3. Simplified Accounting - Owners 
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 
the need or budget for larger, more ex-
pensive so�ware.

4. Management Database - Rente-
gration.com is an easy to use, database 
driv- en so�ware. Most form �elds are 
auto populated from the database. �e 
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.

5. Value - Large property manage-
ment companies that use Rentegra-
tion.com for only forms generation 
will save time and money over other 
methods. Mid and small size proper-
ty managers and independent rental 
owners can manage their entire busi-
ness at a fraction of the cost of other 
so�ware and forms.

REASONS TO 
USE RENTEGRATION5

State specific rental and lease 
forms available in: 

AK, AZ, CA, CO, DC, DE, FL, GA, IL, 
IN, KS, KY, MA, NC, NJ, NV, NY, OH, 

OR, PA, TX, UT, VA, WA & WV.

Exclusive Industry Partner of 

rentegration.com 503.933.6437 sales@rentegration.com

Commercial 
Grade 
Pool and Patio 
Furniture
• Beautiful

• Durable

• Stylish

• Custom Colors

LeisureCreations

To Request a Catalog, Email:

ecshaw@leisurecreationsfurniture.com

Craig Shaw / 
Western Region Sales
877.548.3783
ecshaw@lcfurn.com

Rental Housing JouRnal

A federal judge in Minnesota has 
sided with landlords and stopped the 
City of St. Paul from enforcing a new 
renter-protection law he says is likely 
unconstitutional while a lawsuit fi led by a 
group of landlords is pending, according 
to reports.

U.S. District Judge Paul Magnuson 
granted the injunction, writing that it’s 
likely the landlords ultimately will win 
the case. 

The ordinance likely is unconstitutional, 
the judge wrote.

The landlords argued that the ordinance 
violates the 5th Amendment, which 
prohibits government from taking private 
property for public use without fair 
compensation.

“Plaintiffs (landlords) claim that the 
ordinance operates as a per se taking 
because it singles out private landlords 
to ‘address a perceived, though vaguely 
identifi ed, societal problem’ related 
to housing needs. The court agrees,” 
Magnuson wrote.

The landlords’ suit alleges that the new 
housing protections amount to violations 
of due process rights, illegal takings and 
mandated forms of speech, all while 
making it harder to screen out unreliable 
tenants or force them to move.

The ordinance, branded as the S.A.F.E. 
Housing Tenant Protections, limits the 

ability of landlords to consider evictions, 
credit histories and criminal histories 
when screening applicants for housing.

It also limits how much money they 
can require of new tenants and forces 
landlords to give a written explanation 
when they decide not to renew a lease.

“The ordinance forces plaintiffs 
(landlords) to bear society’s burden 
related to housing needs,” the judge said 
in the ruling.

A spokesman said the city “will abide 
by the court’s preliminary injunction 
while the legal claims are addressed by 
the courts.”

The Minnesota Multi Housing 
Association, which is not a party to the 
lawsuit, said in a statement the ruling 
affi rms many of the objections it has 
raised both in St. Paul and in Minneapolis, 
which has similar renter protections.

“The shared view of the Minnesota 
Multi Housing Association and other 
advocates is that we need more housing. 
These types of regulations do not solve 
that problem, but discourage investment 
in additional housing in our communities. 
We call on leaders in St. Paul to work with 
our members, particularly the plaintiffs, 
to fi nd effective solutions,” it said in a 
statement.

Judge Halts Enforcement 
of Renter-Protection Law
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* Landlord Friendly * Attorney Drawn* Convenient *

FOR ALL YOUR RENTAL NEEDS

•	 Application to Rent
•	 Rental Agreement
•	 Addendums
•	 Notice of Terminations
•	 Notice of Non-Payment of Rent
•	 and Much, Much, More!

3 Convenient Ways to Order 

1. Online at www.rhaoregon.org, both downloadable and 
hardcopy

2. Phone 503/254-4723 to order your forms with one of 
our friendly representatives

3. Visit 10520 NE Weidler Portland OR 97220 for fast 
friendly service

316(09/16)

FINAL ACCOUNTING

FINAL ACCOUNTING

FINAL ACCOUNTING

FINAL ACCOUNTING

FINAL ACCOUNTING

FINAL ACCOUNTING

FINAL ACCOUNTING

FINAL ACCOUNTING

FINAL ACCOUNTING

FINAL ACCOUNTING

FINAL ACCOUNTING

FINAL ACCOUNTING

FINAL ACCOUNTING

FINAL ACCOUNTING

FINAL ACCOUNTING

FINAL ACCOUNTING

FINAL ACCOUNTING

FINAL ACCOUNTING
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otal amount of damage to the property is 

he property have been calculated.

The following is the written accounting for the withholding of your security deposit(s) and/or last month’s rent deposit. Security deposit(s) may be withheld 

for the following: to remedy any defaults in the rental agreement, including but not limited to unpaid rent and to repair damages to the premises caused 

by the tenant, but not including ordinary wear and tear. If there is a last month’s rent deposit, that deposit is only withheld to cure any unpaid rent that 

may be owed. This written accounting is provided to you within 31 days of the termination of your tenancy and delivery of possession.

 
 

 
 

Agent’s telephon

 
 

 
 

Agent’s telephon

 
 

 
 

e

TENANT NAME(S): 

UNIT ADDRESS:  
 

 
 

 
 

 
 

 
 

       UNIT# 

CITY:   
 

 
 

 
 

 
 

STATE:  
          ZIP:

FORWARDING ADDRESS:    
 

 
 

 
 

 
 

 
         UNIT# 

STATE:  
          ZIP:  

       UNIT# 

  
          ZIP:

         UNIT# 

STATE:  
          ZIP:  

          ZIP:  

ACCOUNTING FOR WITHHOLDING LAST MONTH’S RENT DEPOSIT ONLY:

Balance of Rent Due to Landlord:
$$

Balance of Rent Due to Tenant:
$$

ounting for withholding last month’s rent deposit.  Landlord 

may NOT use Balance of Rent Due to Tenant to pay fees, deposits or itemized deductions for damages.  Landlord may deduct 

OR

(Not to include last month’s rent deposit)

302(08/18)

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 
(FOR CAUSE)
(FOR CAUSE)
(FOR CAUSE)
(FOR CAUSE)
(FOR CAUSE)
(FOR CAUSE)
(FOR CAUSE)
(FOR CAUSE)
(FOR CAUSE)
(FOR CAUSE)
(FOR CAUSE)
(FOR CAUSE)
(FOR CAUSE)

TENANT NAME(S): 

and all other occupants

RENTAL ADDRESS: 

 UNIT# 
 UNIT# 

CITY: 

 STATE: 
 STATE: 

 ZIP:  ZIP: 
Pursuant to ORS Chapter 90, you are hereby notified that you are in material noncompliance with your Rental Agreement, and/or in violation of  

the Oregon Residential Landlord and Tenant Act, in the following manner (specify all violations): 

You have the right to cure the above listed violation(s). One possible cure for the above violation(s) is listed below, if  more than one cure is 

(must be a minimum of 14 days, not 

. If  you fail to remedy said violations by the foregoing time and date, your 

 30 days, not including extra days required when 

 your Rental Agreement will not 

 your Rental Agreement will not 

If  substantially the same act or omission which caused this notice to be given recurs within six (6) months following the date of  this notice, the 

Owner/Agent may terminate the Rental Agreement upon at least ten (10) days’ written notice specifying the breach and the date of termination 

Landlord/Owner/Agent does not waive the right to terminate tenancy by simultaneously or subsequently served notices. 
 

 
 

 Landlord/Owner/Agent’s telephon

 
 

 
 

 Landlord/Owner/Agent’s telephon

 
 

 
 e

ed in a secure manner to the main entrance to that portion of  the premises of  which the 

Add a minimum of three days to the cure/termination date below for mailing, not including the date mailed)
  

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

  
 

 
 

 
 

 
 

 

  
 

 
 

 
 

 
 

 
 

 

 
 

 
 

 
 

 
 

  
 

 
 

 
 

 
 

  
 

 
 

 
 

 
 

 
 

 

  
 

 
 

 
 

 
 

 
 

 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 

 
  

 

  
 

 
 

 
 

 

  
 

 
 

 
 

  
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
otal amount of damage to the prope

he property have been calculated.

The following is the written accounting for the withholding of your security deposit(s) and/or last month’s rent deposit. Security deposit(s) may be withheld 

for the following: to remedy any defaults in the rental agreement, including but not limited to unpaid rent and to repair damages to the premises caused 

by the tenant, but not including ordinary wear and tear. If there is a last month’s rent deposit, that deposit is only withheld to cure any unpaid rent that 

may be owed. This written accounting is provided to you within 31 days of the termination of your tenancy and delivery of possession.

Agent’s telephon

 
 

 
 

Agent’s telephon

 
 

 
 

 
 

 

  
 

 
 

 
 

 
 

FORWARDING ADDRESS:    
 

 
 

 
 

 

CITY:  

ACCOUNTING FOR WITHHOLDING LAST MONTH’S RENT DEPOSIT ONLY:

Balance of Rent Due to Landlord:

Balance of Rent Due to Tenant:

ounting for withholding last month’s rent deposit.  Landlord 

may NOT use Balance of Rent Due to Tenant to pay fees, deposits or itemized dedu
(Not to include last month’s rent deposit)

Applicant Name:

 Telephone: 

First  

 

E-mail Address: 

SSN #: 

•	 C
urre

nt A
ddre

ss:

Since: 

  Why are you moving? 

Current Landlord: 

•	 P
revio

us A
ddre

ss:

From: 

 To: 

Previous Landlord: 

•	 P
revio

us A
ddre

ss:

From: 

 To: 

Previous Landlord: 

•	 P
revio

us A
ddre

ss:

From: 

 To: 

Previous Landlord: 

Have you ever: Been Evicte
d?  Yes  

guilty or no contest to
 a crim

e? 

Curr
ent

Curr
ent

Prev
ious

Prev
ious

Emp
loye

r:

Emp
loye

r:

Superviso
r: 

Job Title: 
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Superviso
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Job Title: 
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ious

Emp
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 Superviso
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Job Title: 
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Superviso
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Job Title: 

Other Income (per month): $

Other Income (per month): $
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102(11/1
8)

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

Check 
here 

if Applicat
ion to Co-Sign

•	 Em
erge

ncy
Cont

act:

 
 

 

•	 Pe
rson

al Re
fere

nce:

 
 

 

•	 Pe
rson

al Re
fere

nce:

 
 

 

•	 A
utom

obil
e Make: 

•	 A
utom

obil
e Make: 

•	 O
ther

Veh
icles

/Boa
ts

Do y
ou o

wn:
 Water-Filled Furniture: 

Comments & Explanations fro
m Applicant: 

  

PET
#1

Type: 

Has the Pet ever injured anyone or damaged anythin

Rental A
ddress

Unit #

Date: 

  Time: 

  Move-in
 Date: 

 Photo I.D
.? 

  # of Units A
vaila

ble 

203(11/18)

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

THIS AGREEMENT is entered on 
.

By and between 

 as “Landlord” and

 as  “Tenant(s)”

for the property commonly described as:

Premises: 

 UNIT# 

City: 

pursuant to the terms and conditions contained herein. No other person(s) shall occupy the Premise

In addition to the Premises, Tenant(s) shall be entitled to use: 

In addition to the Premises, Tenant(s) shall be entitled to use: 

In addition to the Premises, T

garage(s) 
, parking space(s) 

, and/or storage unit(s) 

New Move In     Transfer     
Renewal     

Month-to-Month Tenancy     Fixed Term Lease

SERVICE OF NOTICES: The Landlord’s address for service of  notices is:

RENT:

Monthly rent shall be $ 
 and shall be due and payable o

is not filled in). Rent prorated from 
 through 
 through 

All rent payments shall be made payable to: 
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CHARGES: The following shall constitute a list of  all deposits, fees and rent that are charged by the 

Late Charges:  If  rent is not paid by the end of the 4th day of  the rental period, then Tenant(s) shall pay a 

late charge as follows (choose one): 

 One time late charge of $ 

 One time late charge of $ 

Daily late fee is not to exceed 6% of the amount customarily charged for flat late fees in the rental 

     market: $ 
 per day per day

Incremental late fee shall not exceed 5% of monthly rent for each 5 days of  delinquency or portion 

    thereof: $ 
 per 5 days
 per 5 days

Fees:
•	 Dishonored Check Fee: $35.00 plus any charges bank imposes on Landlord 

•	 Smoke Alarm/Carbon Monoxide Alarm Tampering Fee: $250.00

Noncompliance Fees: Noncompliance fees for the following violations of  the rental agreement and in 

accordance with Section 24:(check all that apply)

Late payment of  a utility or service charge that the tenant owes the Landlord as described in ORS 90.315

Failure to clean up pet, service or companion animal

dwelling unit

Failure to clean up garbage, rubbish and other waste from a part of  the Premises other that the dwelling unit

Parking violations

The improper use of  vehicles within the Premises

Smoking in a clearly designated nonsmoking unit or area of the Premises

Keeping on the Premises an unauthorized pet capable of  causing damage to persons or property, as 

described in ORS 90.405

Early Lease Termination Fee:  (Not to exceed 1.5 times the monthly rent)

$ 
(1.5 times the total monthly rent if  left blank. If  not applicable, insert “0”.)

Utility Payments(In accordance with Section 22):

Owner pays and “T” = Tenant pays):         
   

          
     Garbage          

     Cable          
     Service Charge   

The Tenant(s) shall pay directly to the landlord the following

dwelling unit: 

This utility bill or service charge is assessed by the utility provider to 

These utilities are apportioned among the Tenant

Tenant(s) shall pay the following utilities which benefit the

These utilities are apportioned among th

(1.5 times the total monthly rent if  left blank. If  not applicable, insert “0”.)

TERM:

This tenancy shall commence on 
. If  this Rental Agreement consists

TE
RM

TE
RM

TE
RM

TE
RM

TE
RM

Tenant(s) Initials: 

          
     Garbage          

     Cable          
     Service Charge   

          
     Garbage          

     Cable          
     Service Charge   

Owner pays and “T” = Tenant pays):         
   

          
     Garbage          

     Cable          
     Service Charge   

 Cellular: 

  Why are you moving? 

 Yes  

 Yes  

Emp
loye

r:

Emp
loye

r:

Emp
loye

r:

Emp
loye

r:

Emp
loye

r:
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loye

r:
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loye

r:
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loye

r:

Other Income (per month): $

Other Income (per month): $

Cont
act:

Refe
renc

e:

Refe
renc

e:

Make: 

Make: 

Veh
icles

/Boa
ts

 Water-Filled Furniture: 

Comments & Explanations fro
m Applicant: 

Has the Pet ever injured anyone or damaged anythin

  Move-in
 Date: 

Tenant(s) Initials: 

235(04/17) WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF 
VIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATION

WARNING:  This form may not be reprinted without written 
Permission of  the Oregon Apartment Association, Inc.
© Copyright 2014 Ver. 3, 01/2016EQUAL HOUSING

OPPORTUNITY

You have engaged in conduct that is a violation of  your rental agreement or ORS 90.325 in one or more of  the following particulars 
(check all that apply):

Improper use of  the dwelling unit as follows: 

Noise or other activity that has disturbed your neighbors as follows: 

Damage to the dwelling unit or premises as follows: 

Inoperable vehicle(s) on the premises described as follows:  

Failure to pay the following charges when due and itemized as follows: 

  $ Past due late fees

  $ Past due noncompliance fees

  $  Past due charges for damage to the premises determined to be caused by the tenant and/or the 
    tenant’s household (describe): 

  $  Past due deposits

  $ Other past due sums (describe): 

         Other conduct that constitutes a violation and described as follows:    Other conduct that constitutes a violation and described as follows: 

DATE: 
TENANT NAME(S): 
RENTAL ADDRESS:  UNIT# 
CITY:  STATE:  ZIP: 

XX    Landlord/Owner/Agent    Landlord/Owner/Agent               Date

XX    Landlord/Owner/Agent’s address    Landlord/Owner/Agent’s address               

XX    Landlord/Owner/Agent’s telephone    Landlord/Owner/Agent’s telephone               

Copied to:
               

You are hereby advised that this is a formal warning notice that involves your conduct.  You are required to discontinue the above 

conduct, correct the above violation or pay any past due amounts owed upon receipt of  this notice.  A reoccurrence of the conduct 

that constitues the violation(s) described above may result in a termination of  your tenancy pursuant to ORS 90.392, ORS 90.398 or 

ORS 90.405 or ORS 90.630.  

Pursuant to ORS Chapter 90, you are hereby notified that you are in material noncompliance with your Rental Agreement, and/or in violation of  

the Oregon Residential Landlord and Tenant Act, in the following manner (specify all violations): 

You have the right to cure the above listed violation(s). One possible cure for the above violation(s) is listed below, if  more than one cure is 

. If  you fail to remedy said violations by the foregoing time and date, your 

 30 days, not including extra days r

If  substantially the same act or omission which caused this notice to be given recurs within six (6) months following the date of  this notice, the 

Owner/Agent may terminate the Rental Agreement upon at least ten (10) days’ written notice specifying the breach and the date of termination 

Landlord/Owner/Agent does not waive the right to terminate tenancy by simultaneously or subsequently served notices.
 Landlord/Owner/Agent’s telephon

 
 

 
 

 Landlord/Owner/Agent’s telephon

 
 

 
 

ed in a secure manner to the ma

Add a minimum of three days to the cure/termination date below for mailing, not including the date mailed)

 UNIT# 

 (the “Premises”) and 

erson(s) shall occupy the Premise

, and/or storage unit(s) 

The Landlord’s address for service of  notices is:

 and shall be due and payable o

 all deposits, fees and rent that are charged by the 

If  rent is not paid by the end of the 4th day of  the rental period, then Tenant(s) shall pay a 

Daily late fee is not to exceed 6% of the amount customarily charged for flat late fees in the rental 

Incremental late fee shall not exceed 5% of monthly rent for each 5 days of  delinquency or portion 

Dishonored Check Fee: $35.00 plus any charges bank imposes on Landlord 

Smoke Alarm/Carbon Monoxide Alarm Tampering Fee: $250.00

oncompliance fees for the following violations of  the rental agreement and in 

Late payment of  a utility or service charge that the tenant owes the Landlord as described in ORS 90.315

Failure to clean up pet, service or companion animal

Failure to clean up garbage, rubbish and other waste from a part of  the Premises other that the dwelling unit

The improper use of  vehicles within the Premises

Smoking in a clearly designated nonsmoking unit or area of the Premises

Keeping on the Premises an unauthorized pet capable of  causing damage to persons or property, as 

(Not to exceed 1.5 times the monthly rent)

(1.5 times the total monthly rent if  left blank. If  not applicable, insert “0”.)

Utility Payments(In accordance with Section 22):

Owner pays and “T” = Tenant pays):         
   

          
     Garbage          

     Cable          
     Service Charge   

The Tenant(s) shall pay directly to the landlord the following

This utility bill or service charge is assessed by the utility provider to 

These utilities are apportioned among the Tenant

Tenant(s) shall pay the following utilities which benefit the

These utilities are apportioned among th

(1.5 times the total monthly rent if  left blank. If  not applicable, insert “0”.)

. If  this Rental Agreement consists

          
     Garbage          

     Cable          
     Service Charge   

Owner pays and “T” = Tenant pays):         
   

© Copyright 2014 Ver. 3, 01/2016
OPPORTUNITY

Rental Housing Alliance Oregon

RENTAL FORMS

RHA OREGON
10520 NE WEIDLER ST
PORTLAND OR 97220
503/254-4723

Worcester, MA
Bremerton, WA
Seattle
Providence, RI
McAllen, TX

1.8
1.7
1.5
1.5
1.5

* MSAs with 100 or more apartment job postings
** Cities with 75 or more job postings

*** Location quotients show how concentrated demand is within a particular geography. US-wide average demand equals 1.0; an LQ of 1.2, for example, indicates 20% higher
      demand than the US average (or 1.2 times the US concentration). Apartment location quotients for MSAs with 100 or more job postings, retail and hospitality location    
      quotients for MSAs with 1,000 or more job postings.

Sources:  NAA Research; Burning Glass Technologies; Entrata; Bureau of Labor Statistics; RealPage; Greystar student housing job postings as of April 13, 2021

Total Q1 Job Postings in Apartment Industry (% of Real Estate Sector)

Leasing
25.6%29.0% 23.8%

Top MSAs* (As a percent of all U.S. Apartment Jobs)

MaintenanceProperty
Management

Apartment Jobs
Snapshot

Q1 2021

Summary:
Nearly 37.0% of available real estate jobs in the U.S were 

in the apartment sector during first quarter of 2021, well 

above the five-year average of 28.6%. Multifamily talent 

was in high demand likely due to increased leasing 

activity. According to RealPage, annual apartment 

absorption reached an outstanding 353,453 

units during Q1 2021.

Summary: 
Property management professionals were the most sought after during Q1 2021. Maintenance positions had the largest growth in demand 

year-over-year with an increase of 2.1 percentage points. Leasing job vacancies fell nearly 1.0 percentage point. 

Q1 2021:  36.6%
Q1 2020: 33.2%

Job Postings by Major Category (As a percent of all Apartment Jobs)

Q1 2021 Q1 2020

March 2021 (% Apartment Jobs 
of Total Real Estate Jobs)

Kansas City

Seattle

Dallas

Houston

Virginia Beach

Summary:
Dallas, Los Angeles, Washington, D.C. and Seattle continued to rank highest for concentration of apartment job availabilities during Q1 2021. 

RealPage reports that Dallas and Seattle were among the leading markets for apartment demand during the first quarter. In Gateway markets such as 
New York City, existing renters are signing new leases at historically high levels, although occupancy rates continue to weaken. 

This indicates that concessions and reduced rental rates are attracting existing renters instead of prospective renters.

Summary:
During March, Kansas City, Seattle, Dallas, Houston and Virginia Beach 

led the nation in available apartment positions as measured against 

the entire real estate sector. According to RealPage, Dallas (36,380 

units), Houston (21,466 units) and Seattle (19,858 units) are among the 

nation’s top markets for units under construction during 2021.

Student Housing Job Postings**
(% of all student job postings)

Top Cities**
   Austin, TX  2.9%
   Columbus, OH  2.7%
   College Station, TX 2.0%
   Tucson, AZ 1.8%
   Tallahassee, FL  1.7%

Summary:
During the past 12 months ending March 31, 2021, demand for student housing 

management talent was highest in Austin, Columbus, College Station, Tucson and 

Tallahassee. According to Entrata, student housing occupancy rates held steady 

through February at 89.1%, down just 1% since the same time last year. Leasing 

consultants were the most sought-after position by employers. In February, the 

average number of new leads per unit reached 1.78, 48% higher than January 2021 

and 91% higher than February 2020. 

Competing Sectors (Highest Location Quotients)***

Summary:
The apartment sector often competes with the hospitality and retail sectors for talent with similar experience and skills. Customer service, 

communication, and organizational skills were among the most desired skills across all three sectors. Seattle experienced a tight labor market 
with an unemployment rate of 5.8%, well below the national rate of 6.6%.

Common Skills (Percent of Jobs Requiring Skill)

47.4%

48.4%

57.7%

45.5%
Virginia BeachVirginia BeachVirginia BeachVirginia BeachVirginia Beach 45.1%

28.6%2015-2020 Average:

Leasing
23.5%29.5% 24.7%

MaintenanceProperty
Management

Q1 2021 Q1 2020
Dallas 5.5%
Los Angeles 4.5%
Washington, D.C. 3.3%
Seattle 3.3%
New York City 3.2%

Dallas 6.0%
Los Angeles 4.9%
Washington, D.C. 4.4%
Seattle 3.4%
Houston 3.2%

Top Student Housing Job Titles
Leasing Consultant 7.3%
Property Manager 6.0%
Maintenance Technician 5.6%
Maintenance Supervisor 4.5% 
Leasing Manager 3.9%

Apartments Retail Trade Hospitality

Austin
Dallas
Houston
Seattle
Portland, OR

1.9
1.8
1.8
1.7
1.7

Hilton Head Island, SC
Naples, FL
Miami
Orlando
Charleston, SC

3.5
2.8
1.9
1.8
1.8

Apartments Retail Trade Hospitality
Specialized Skills
Customer Service
Sales
Scheduling

Baseline Skills
Communication Skills
Organizational Skills
Detail-Oriented
Teamwork/Collaboration

 29.9% 43.0% 24.3%
 17.2% 38.5% 7.1%
 16.8% 20.5% 17.8%

 39.7% 41.9% 28.9%
 29.9% 21.8% 19.2%
 21.9% 14.4% 14.9%
 15.7% 18.2% 23.5%

(12 months ending March 31, 2021)

Worcester, MA
Bremerton, WA
Seattle
Providence, RI
McAllen, TX

1.8

* MSAs with 100 or more apartment job postings
** Cities with 75 or more job postings

*** Location quotients show how concentrated demand is within a particular geography. US-wide average demand equals 1.0; an LQ of 1.2, for example, indicates 20% higher
      demand than the US average (or 1.2 times the US concentration). Apartment location quotients for MSAs with 100 or more job postings, retail and hospitality location    
      quotients for MSAs with 1,000 or more job postings.
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national aPaRtMent assoCiation 
eDuCation institute 

Property-management professionals 
were the most sought-after jobs during 
the fi rst quarter of 2021, according to 
the latest jobs report from the National 
Apartment Association.

The National Apartment Association 
Education Institute (NAAEI) report also 
said that maintenance openings had the 
largest growth in demand since 2020, 
with a year-over-year increase of 2.1 
percent. 

“Nearly 37 percent of available 
real estate jobs in the U.S were in the 
apartment sector during fi rst quarter of 
2021, well above the fi ve-year average 
of 28.6 percent,” the NAAEI said in the 
report.

“Multifamily talent was in high 
demand, likely due to increased leasing 
activity. According to RealPage, annual 
apartment absorption reached an 
outstanding 353,453 units during the fi rst 
quarter of 2021.

“In gateway markets such as New York 
City, existing renters are signing new 
leases at historically high levels, although 
occupancy rates continue to weaken. This 

indicates that concessions and reduced 
rental rates are attracting existing renters 
instead of prospective renters,” the report 
says.

Dallas, Los Angeles, Washington, 
D.C., Seattle, and New York City ranked 
highest in concentration of apartment-job 
availabilities. 

Demand for student-housing property-
management professionals was greatest 
in Austin, Tex., Columbus, Ohio., 
College Station, Tex., Tucson, Ariz., and 
Tallahassee, Fla.

According to Entrata, student-housing 
occupancy rates held steady through 
February at 89.1 percent, down just one 
percent since the same time last year.

Leasing consultants were the most 
sought-after position by employers. In 
February, the average number of new 
leads per unit reached 1.78, 48 percent 
higher than in January 2021 and 91 
percent higher than February 2020.
NAAEI’s mission is to provide broad-
based education, training and recruit-
ment programs that attract, nurture and 
retain high-quality professionals and 
develop tomorrow’s apartment industry 
leaders.

Property-Management Jobs 
Most in Demand in Quarter 1
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