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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
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People moving around due to the 
pandemic and job changes or losses, 
government stimulus, and a hot 
housing market have all contributed to 
unprecedented levels of multifamily rent 
growth, Yardi Matrix says in its latest 
report.

“A slew of factors has pushed asking-
rent growth across the country to levels 
not seen in decades,” Yardi Matrix says 
in the multifamily report. 

“Rent growth will not be able to 
continue at these levels indefinitely, but 
conditions for above-average growth are 
likely to persist for months,” the report 
says.

Highlights of the multifamily rent-
growth report include:

• Multifamily asking rents increased 
by 6.3 percent on a year-over-year 
basis in June. “This is the largest 
year-over-year national increase 

in the history of our data set,” the 
report says.

• Rents grew an amazing $23 in 
June to $1,482—another record-
breaking increase. Lifestyle 
rents are growing at a faster pace 
than Renter-by-Necessity rents, 
“something we have not seen since 

2011 and another sign of a hot 
market.”

• Single-family (Built-to-Rent) rents 
grew even faster, at an 11 percent 
year-over-year pace.

• “To be clear, the increases 

Better Times Ahead? 
Don’t Stop Believin’

Page 10

Apartment Jobs 
Strong in Q2 2021

Page 9

Corporate Landlords
Must Explain Evictions 

Page 4

Multifamily Rent Growth 
Reaching Unprecedented Levels

See ‘M igration’ on Page 14
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Four metro areas stand out as having 
the least overall environmental risk for 
commercial real estate and multifamily 
investors, according to a new rating from 
Yardi Matrix.

The company said they did the study 
because events over the past year “have 
brought environmental, social and 
governance (ESG) front of mind for 
investors and experts in commercial real 

estate.” Yardi Matrix said more and more 
weather-related disasters “that produce 
billions of dollars of property damage, 
changes in work practices spurred by the 
COVID-19 pandemic, and recognition 
of the need for equity and diversity 
have created an urgency for businesses 
to act” on environmental, social and 
governmental criteria.

The report also cites the 2020 Urban 
Land Institute report on Climate Risk 

and Real Estate: Emerging Practices 
for Market Assessment.  That study by 
real-estate investment-management firm 
Heitman and the Urban Land Institute 
said,  “Leading real-estate investment 
managers and institutional investors are 
increasingly recognizing climate risk as a 
core real-estate issue that is beginning to 
affect their decisions at the market level as 
well as at the asset level. As this market-

Portland Rated One of Top 4 Best Cities 
with Least Environmental Risk for Investors

See ‘Portland’ on Page 11

What to Ask 
When Hiring 
for Property 
Management
By Justin BeckeR

If you own residential real estate, 
one of your main aims is probably to 
earn the highest possible profits with 
the least possible hassle. After all, 
no landlord or owner can be there to 
supervise all their real estate all the 
time.  

That’s where a reliable property-
management company comes in, and 
it’s important to have a vetting system 
in place. 

When you hire an employee for any 
task, he or she must go through at least 
one interview. The same goes for a 
property management company; of 
course, the questions might be more 
detailed, since there’s so much at stake. 
Here some of the top questions to keep 
in mind.

NO. 1: HOW FAMILIAR IS 
YOUR TEAM WITH CURRENT 
TRENDS?

Real estate investment is a fickle 
See ‘11 Q u es tions ’ on Page 12

http://rentalhousingjournal.com/?q=articles/oregon/
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Find Out How To Avoid Capital Gains Taxes, And More!
✔ Management Free - No More Tenants, 

Toilets And Trash! ✔ All-Cash/Debt-Free Offerings

✔ Cash Out Refinance - Defer Your Taxes And 
Receive Liquidity Potential ✔ Multifamily, Net Lease, Self Storage, Industrial  

And Mobile Homes

✔ Monthly Income Potential ✔ Tenants include Amazon, FedEx, Dollar General, 
Walgreens, CVS, Fresenius And More

✔ Close Your 1031 Exchange In 2-3 Days ✔ Non-Recourse Financing From 40-85%  
Loan To Value

Get FREE Delaware Statutory Trust (DST) 1031 
Exchange Listings Delivered To Your Inbox! PLUS

CALL TODAY FOR 
A FREE BOOK ON  

1031 EXCHANGES AND 
DELAWARE STATUTORY TRUSTS

YOU WILL ALSO  
GET FREE 1031 

EXCHANGE 
LISTINGS!

+

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.

If You’re 
Considering A 
1031 Exchange  
It’s Time To  
Set Sail!

SIGN UP FOR FREE At kayrhj.com
Or Call 1 (855) 875-2781
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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

Sponsored Content

About Kay Properties and www.kpi1031.com
Kay Properties is a national Delaware Statutory Trust (DST) 

investment firm. The www.kpi1031.com platform provides ac-
cess to the marketplace of DSTs from over 25 different sponsor 
companies, custom DSTs only available to Kay clients, inde-

pendent advice on DST sponsor companies, full 
due diligence and vetting on each DST (typically 
20-40 DSTs) and a DST secondary market.  Kay 
Properties team members collectively have over 
115 years of real estate experience, are licensed 

in all 50 states, and have participated in over $21 Billion of DST 
1031 investments.   

This material does not constitute an offer to sell nor a solici-
tation of an offer to buy any security. Such offers can be made 
only by the confidential Private Placement Memorandum (the 
“Memorandum”). Please read the entire Memorandum paying 

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

The Case Study of a 1031 DST Specialist
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 property 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 occa-
sionally, Kay Properties will assist an exchanger to utilize all said 
strategies in one sophisticated effort to mitigate risk and defer 
as much tax as possible. Read on for the experience of a highly 
skilled 1031 DST specialist.

A real estate investor sold an investment property for ap-
proximately $2M.  Roughly 25% of his property was leveraged. 
Therefore, $1.5M was sitting in his qualified intermediary ac-
count. He then contacted Kay Properties to pursue a partial 
1031 DST exchange. The exchanger wanted to purchase a 
property on his own, but something smaller and easier to man-
age 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 replace-
ment property to own outright, and the 45-day clock was ticking. 
Kay Properties created a multifaceted strategy that supported 
the investor from a variety of angles.

First, the exchanger used the debt built into the DST to re-
place his mortgage. The Kay Properties representative created 
a DST portfolio for the investor with a loan-to-value of approxi-
mately 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 represen-
tative advised the client to use a DST as a backup ID, the ex-
changers risk of a failed exchange was significantly mitigated. 

Finally, Kay Properties assisted the investor 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 variety of ways. Through 
the assistance and guidance of Kay Properties, the exchanger 
in this case split funds into both DSTs and his own property, 
replaced his debt with a non-recourse loan, protected his ex-
change 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.
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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.

Hainsworth — keeping properties and tenants clean and happy for 55 years.

• State-of-the-art brand name equipment
• 24/7 personalized assistance
• Friendliest and fastest response time
• Easy-to-use app for payments and rewards
• Residual income stream for your property

Call 800-526-0955 today to get started. hainsworthlaundry.com

YOUR TENANTS DIRTY  
LAUNDRY, OUR PROBLEM.
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A House panel studying evictions 
during the COVID-19 moratorium has 
asked four large corporate landlords to 
explain and provide documentation on 
5,000 evictions they filed, according to 
The Washington Post.

Invitation Homes, Pretium Partners, 
Ventron Management, and the Siegel 
Group were all asked to provide 
documentation on evictions filed while the 
federal eviction moratorium was place, in 
letters sent from Rep. James E. Clyburn 
(D-S.C.), the Select Subcommittee on 
Coronavirus Crisis panel’s chairman to 
the landlords. 

Some of these companies “refused 
to accept rental-assistance funds” as 
an alternative to eviction, the letters 
stated, while others have accepted funds 
and moved to evict families anyway. 
As a result, such practices have had 
a “substantial negative impact” on 
struggling American families, the letters 
said, according to The Washington Post.

The Federal Trade Commission (FTC) 
and Consumer Financial Protection 
Bureau (CFPB) on March 29 announced 
they would investigate evictions by 
“private equity firms” and “major 
multistate landlords,” amid “reports that 
major multistate landlords are forcing 

people out of their homes despite the 
government prohibitions or before tenants 
are aware of their rights.”

The Las Vegas Review–Journal in 
June reported on The Siegel Group. The 
Review-Journal investigation found 
The Siegel Group had evicted hundreds 
of tenants at its Siegel Suites and Siegel 
Select during the pandemic last year. 
The Siegel Group declined comment. 
The House panel cited the newspaper’s 
reporting in letters from Clyburn to 
company CEO Stephen Siegel, informing 
him of the inquiry.

The Private Equity Stakeholder Project 
(PESP) published a report in April 
detailing how Progress Residential and 
Front Yard Residential, owned by the 
private equity firm Pretium Partners, have 
filed to evict more than 1,300 residents 
during the COVID-19 pandemic, with 
the companies filing most evictions after 
the Centers for Disease Control and 
Prevention (CDC) Eviction Moratorium 
went into effect in September 2020.

In “Pandemic Evictor: Don Mullen’s 
Pretium Partners Files to Evict Black 
Renters, Collects Billions From 
Investors,” PESP writes that despite the 
CDC Eviction Moratorium that took 
effect on September 4, 2020 and was 
later extended, Progress Residential and 

Front Yard Residential have filed to evict 
growing numbers of residents.  Pretium 
Partners is the top evictor since the 
beginning of the year within the seven 
states that the Private Equity Stakeholder 
Project has been tracking.

The companies filed more than 500 
eviction actions in the first 10 weeks of 
2021. Almost half (246) of these filings 
were in two Georgia counties – DeKalb 
and Clayton – which have majority Black 
populations.

Also, Sen. Sherrod Brown (D-OH) 
has asked for answers from a corporate 
landlord according to an NPR report after 
the report by PESP found the firm has 
been filing for eviction much more often 

in predominantly Black neighborhoods 
during the pandemic.

“While evictions can have long-lasting, 
damaging effects on renters in normal 
times, they are especially troubling during 
a pandemic where safe, stable housing 
can literally mean the difference between 
life and death,” Brown wrote in his letter 
to Don Mullen, a former Goldman Sachs 
partner and founder and CEO of Pretium 
Partners, NPR reported.

In response to Brown’s letter, a 
spokesperson for Pretium Partners said 
in a statement that the company can 
“unequivocally confirm that no individual 
covered by a valid CDC declaration has 
been evicted from our properties.”

Corporate Landlords 
Must Explain Evictions 
During Moratorium
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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.
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The average monthly rent hit $1,513, 
topping the $1,500 mark for the first 
time in 150 metros that were reviewed, 
according to the National Apartment 
Association (NAA).

In addition to rents, occupancy and 
demand are also at all-time highs.

“According to separate reports from 
RealPage, all three have surged forward 
to levels last recorded in at least the early 
2000s,” the NAA says in the report.

“I think we’re going to see increases 
for the next 12 to 18 months,” said Robert 
Pinnegar, president of the National 
Apartment Association, in an interview 
with The Washington Post.

 “We’ve never had three generations in 
the rental housing space, at least not in 
the numbers we’re seeing now,” Pinnegar 
said.

 Here is what is going on with those 
three indicators:

• NAA reported that nationally, 
asking rents increased 2 percent 
in June and are up 6.3 percent year 
over year—the largest 12-month 
growth since 2001.

• Occupancy is at 96.5 percent, the 
highest it has been since the later 
part of 2000. 

• Demand also skyrocketed in the 
second quarter from the same time 
last year, with the biggest quarterly 

jump in RealPage’s database dating 
back to the early 1990s.

The RealPage report says of the 150 
largest metros reviewed, 113 saw an 
annual rent growth increase of  least 5 
percent. Larger locations with at least 
100,000 apartment homes—Phoenix, 
Las Vegas and Atlanta, among others—
witnessed double-digit annual rent 
growth.

New apartment construction continues 
in many parts of the country. It is unclear 
what the impact of new apartments 
coming online will be on demand in the 
future.

Greg Willett, RealPage economist, 
said in the report that annual growth in 

effective asking rents comes in at more 
than 10 percent in 53 of the country’s 150 
largest metros, including 13 spots where 
year-over-year price increases are at 15 
percent or more.

Willett said Boise, Idaho posts the most 
aggressive annual rent growth in that 
150-metro group of markets, with pricing 
there up 21.2 percent. In larger cities with 
at least 100,000 apartment units, Phoenix 
registers 19.2 percent annual rent growth, 
and Las Vegas rents are up 16.7 percent. 
Other big markets recording yearly price 
increases that top 15 percent are West 
Palm Beach, Riverside/San Bernardino 
and Tampa.

Average National Monthly Rent Tops $1,500 for 1st Time
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Many investment groups are getting 
into the growing single-family rental 
market with build-to-rent communities, 
a segment rejuvenated due to COVID-19, 
Yardi Matrix reports in a special bulletin.

“Increasingly, the way institutions are 
growing their presence is to build their 
own communities. Some 12 percent of 
new single-family construction in 2021 is 
being done for rentals,” according to John 
Burns Real Estate Consulting. 

“With so much capital looking to invest 
in the sector and the demand for rentals 
rising, we would expect build-to-rents 
to increase rapidly for at least the next 
several years,” the report says.

The trend of build-to-rent by large 

institutional investors started after the 
housing bubble and crash in the early 
2000s. The pandemic has revived this 
niche segment, as homebuilders are now 
working to develop the single-family 
homes-to-rent market.

The pandemic created this growing 
niche, the report says, because “Families 
wanted more space and the privacy 
of a detached home, but without the 
inherent limitations of a mortgage and 
homeownership.”

Yardi Matrix says this desire by 
families for more space and privacy 
without a mortgage “has prompted 
many institutional players to jump into 
the niche, with more than $10 billion 
allocated to the sector by institutions over 

the last few years, according to corporate 
announcements and news reports.”

While there are challenges to build-
to-rent, such as finding enough available 
land to put together a large group of 
homes, there are also advantages, such as:

• Ease of managing properties close 
together

• Renters preferring a new home and 
willing to pay more for it

• Control of the construction and 
quality of homes

Yardi Matrix says this niche of build-to-
rent “does offer a more stable environment 
in which to grow. Although much can 
still go wrong and space to build remains 
limited, there are advantages.

“It enables investors to control the 

product from start to finish, to create a 
‘brand’ as opposed to a random pool of 
assets, to concentrate a larger number of 
holdings in fewer locations, and possibly 
to improve liquidity by adding to the 
potential number of market participants.

“As such, build-to-rent is likely to 
flourish in the next economic cycle,” 
write Paul Fiorilla, director of research, 
and Casey Cobb, senior analyst, with 
Yardi Matrix.
Yardi Matrix is a business development 
and asset management tool for invest-
ment professionals, equity investors, 
lenders, and property managers who 
underwrite and manage investments in 
commercial real estate. Email matrix@
yardi.com, call 480-663-1149 or visit 
yardimatrix.com to learn more. 

Investments Growing in Homes Built for Rental
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It seems like the most common question I am hearing 
from smaller landlords these days goes something like 
this: “How can I terminate my tenants if I want to sell 
my rental?”

When I hear it, I wonder to myself, where have these 
folks been for the last two years?

The answer is (for the hundredth time), “You cannot 
terminate your tenants in order to sell your rental.”

In 2019, SB 608 was passed, specifically eliminating 
the option of terminating a tenancy after the tenant’s first 
year of occupancy for anything other than a for-cause 
eviction (or by proving there were three documented 
violations during the current lease); and there are only 
four landlord-based exclusions to this law. The exclusion 
for the sale of a property requires that the owner provide 
written evidence to the tenant that the property has 
already been sold to a purchaser who intends to owner-
occupy the unit. The tenant then has 90 days, or the 
lease- termination date (whichever is longer) to move 
out. When serving that notice, the owner must show 
the tenant the purchase contract and pay any applicable 
relocation fees to the tenant, as required by the state and/
or locality.

“So,” the landlords ask, “we can’t get into the property 

to fix it up to help us get top dollar?” No. 
“And we have to list the property for sale while the 

tenants still live there?” Yes.
“Then we can only have it shown to prospective buyers 

by posting a 24-hour notice of entry?” Yes.
“But isn’t it common that a tenant-occupied listing is 

harder to sell and that it doesn’t show as well because 
they don’t really want to move?” That is the historically 
based stereotype, yes.

“And after all that, we still have to pay them a relocation 
fee to move out?” In Portland, yes. In the rest of the state, 
yes if you own five or more units.

“Why is the government making it so hard on landlords 
these days?!” I have no good answer for that.

The logic behind SB 608 was to keep tenants housed 
by preventing no-cause terminations and capping 
the amount of rent increases per year. The eviction 
moratorium during the pandemic added a host of 
additional burdens and regulations, and it heightened 
owner anxieties. Consequently, even while most tenants 
continued to pay rent during this time, many landlords 
have become ever more worried about the increasing 
risks of owning rental properties. Thus, they are 
considering whether to just get out of the business, and 

that’s when they call, and that’s when we keep having 
this same conversation over and over.

With all this discussion, what seems to be the outcome 
of all these calls and concerns?

After the initial confusion and the frustration subsides, 
it ironically motivates owners even more to want to sell.

I once heard that “confusion leads to doubt; doubt leads 
to fear; and fear leads to the desire to escape” (the flight-
or-fight response). It is hard to fight an invisible enemy, 
and a new “housing pandemic” is being stimulated. The 
deadly symptoms of this disease are fewer rentals due 
to sales and more tenants with higher rents. With the 
current legislative trends, there is no immunity in sight. 
Maybe we need a new vaccination — one that prevents 
the spread of greater state regulations against landlords 
— in order to actually balance tenants’ rights.

Is there any way to fight this virus instead of giving 
up? I think we lived through that model last year, with 
social distancing, self-quarantines and wearing masks. In 
housing we can translate that to staying up-to-date with 
new laws, avoiding conflict with tenants and keeping 
your properties well-maintained. As for a shot in the arm 
— maybe it’s time to just go out and buy another rental 
and save the system!

For the 100th Time, You Can’t Terminate 
a Tenancy in Order to Sell Your Property
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FORM OF THE MONTH

The M020 OR 10-Day Notice of 
Termination for Nonpayment of Rent form, 
was previously know as the “72-Hour 
Notice.” It was changed to a 10-day time-
line early in 2020, and is set to sunset and 
revert to 72-hours in 2022. Until then, the 
10-Day of Termination for Nonpayment of 
Rent form remains the standard to commu-
nicate a current nonpayment status to a res-
ident. Recent disclosures mandated by the 
Legislature have been added to this form. 
As we transition away from the COVID-19 
Pandemic eviction moratorium rules, this 
form may again be used to prompt payment 
of the current rent due. Keep in mind there 
are still scenarios that don’t allow use of this 
form. Double check with your legal counsel 
to ensure your resident communication is in 
compliance with federal, state and local laws 
to avoid fines and penalties.The Multifamily NW 
Forms Collection is available immediately and elec-
tronically at www.RentalFormsCenter.com, via  elec-
tronic subscription software through www.tenanttech.
com & by mail or pick-up of printed triplicate forms at 

www.multifamilynw.org. 

M020 OR 10-Day Notice 
of Termination 

for Nonpayment of Rent

FORM OF THE MONTH

line early in 2020, and is set to sunset and 
revert to 72-hours in 2022. Until then, the 
10-Day of Termination for Nonpayment of 
Rent form remains the standard to commu
nicate a current nonpayment status to a res
ident. Recent disclosures mandated by the 
Legislature have been added to this form. 
As we transition away from the COVID-19 
Pandemic eviction moratorium rules, this 
form may again be used to prompt payment 
of the current rent due. Keep in mind there 
are still scenarios that don’t allow use of this 
form. Double check with your legal counsel 
to ensure your resident communication is in 
compliance with federal, state and local laws 
to avoid fines and penalties.
Forms Collection is available immediately and elec
tronically at www.RentalFormsCenter.com, via  elec
tronic subscription software through www.tenanttech.
com & by mail or pick-up of printed triplicate forms at 

www.multifamilynw.org. 

FORM OF THE MONTHFORM OF THE MONTH

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

business in Portland and Oregon

Multifamily NW Schedule
AUGUST 2 WEBINAR: LANDLORD TENANT LAW 1-PART A 10:00 AM - 12:00 PM

AUGUST 4 WEBINAR: AUGUSTUST LANDLORD STUDY HALL - HOARDING AND THE LANDLORD’S ROLE 6:30 PM - 8:00 PM

AUGUST 9 WEBINAR: LANDLORD TENANT LAW 1-PART B 10:00 AM - 12:00 PM

AUGUST 16 WEBINAR: LANDLORD TENANT LAW 2-PART A 10:00 AM - 12:00 PM

AUGUST 19 UNWIND WITH MULTIFAMILY NW: COMEDY IMPROV WORKSHOP 5:00 PM - 6:00 PM

AUGUST 23 WEBINAR: LANDLORD TENANT LAW 2-PART B 10:00 AM - 12:00 PM

AUGUST 26 2021 SWV CHARITY GOLF TOURNAMENT 11:00 AM - 6:00 PM

AUGUST 30 WEBINAR: ADVANCED LANDLORD/TENANT LAW 10:00 AM - 12:00 PM

SEPTEMBER 23 SPECTRUM 2021 EDUCATIONAL CONFERENCE & TRADE SHOW 8:00 AM - 4:00 PM

OCTOBER 7 VIRTUAL SPECTRUM 2021 EDUCATIONAL CONFERENCE 8:00 AM - 4:00 PM

OCTOBER 14 FALL 2021 APARTMENT REPORT BREAKFAST 7:30 AM - 9:00 AM
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naa educational institute

The number of real estate jobs in the apartment 
sector continues to grow, as more than 37 percent of 
vacant real estate openings in the United States were 
in the multifamily sector during the second quarter of 
2021, exceeding the five-year average of 33.2 percent, 
according to the latest report from the National 
Apartment Association (NAA).

“As the apartment market continued its recovery 
during the second quarter with surging rental rates 
and occupancy high, the demand for multifamily 
professionals stood strong,” the NAA’s Educational 
Institute said in the quarterly jobs report.

“Renter demand for apartments climbed considerably 
because of the recovering economy,” the report said. 
“According to RealPage, annual units absorbed reached 
496,542 during the quarter. Solid apartment demand 
fueled rent growth, in turn allowing multifamily 
companies to hire additional professionals. As of June, 
effective asking rent increased 6.3 percent year-over-
year, recording the largest annual rent growth since early 
2001.”

Property management, leasing, and maintenance job 
openings declined year-over-year, yet administrative 
positions increased by 1.1 percent. Dallas; Los Angeles; 
Washington, D.C.; Denver; and Seattle ranked highest 
for apartment job demand. 

For the student-housing sector, job openings were 
most prevalent in Austin, Columbus, Gainesville and 
Tallahassee. 

Leasing consultants were the most sought-after 
position by employers, despite a decline in preleasing 
activity. According to Yardi Matrix, as of April, 
“preleasing for the fall 2021 semester is trailing prior 
years. Preleasing stood at 58.6 percent, 4.2 percent below 
the same time last year and 5.8 percent lower than 2019. 
As more students become fully vaccinated, preleasing 
rates are expected to improve,” the report said.

Spectrum 2021

Seth is an internationally recognized thought leader, 
advisor, and top-rated keynote speaker on talent 
management, change and innovation, digital 
transformation, leadership, and the future of work. 

Keynote Speaker:

Seth Mattison

GAME
ON

GAME
ON

GAME
ON

8am-4pm
OREGON CONVENTION CENTER
SEPTEMBER 23

Apartment Jobs Strong in Second Quarter 2021

Bremerton, WA
Coeur d’Alene, ID
Waterbury, CT
Daphne, AL
Burlington, NC

3.1

    * 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;  Bureau of Labor Statistics; RealPage; Yardi Matrix; Greystar student housing job postings as of July 16, 2021

Total Q2 Job Postings in Apartment Industry (% of Real Estate Sector)

Leasing
26.6%27.5% 23.9%

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

MaintenanceProperty
Management

Apartment Jobs
Snapshot

Q2 2021

Summary:
More than 37.0% of vacant real estate openings in the U.S were 
in the multifamily sector during second quarter of 2021, 
exceeding the five-year average of 33.2%. Renter demand for 
apartments climbed considerably because of the recovering 
economy. According to RealPage, annual units absorbed 
reached 496,542 during the quarter. Solid apartment demand 
fueled rent growth, in turn allowing multifamily companies to 
hire additional professionals. As of June, e�ective asking rent 
increased 6.3% year-over-year, recording the largest annual 
rent growth since early 2001. 

Summary: 
Property management experts were in greatest demand during Q2 2021 yet job postings declined by 1.8 percentage points since the same time last year. 

Maintenance and leasing positions also dropped 1.0 and 0.3 percentage points year-over year, respectively. While apartment job postings among the major 
categories are down, clerical and administrative positions saw a 1.1% boost in demand since Q2 2020. The U.S. Bureau of Labor Statistics reported that there 
are 942,000 persons that have voluntarily left their previous job as of June 2021. The increase in demand for administrative personnel could stem from the 

need to replace employees who leave their job voluntarily.   

Q2 2021: 37.2% 
Q2 2020: 43.5%  

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

Q2 2021 Q2 2020

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

Columbus, OH

Cincinatti

Nashville

Virginia Beach

Washington, D.C.

Summary:
Dallas, Los Angeles, Washington, D.C., Denver and Seattle placed highest for concentration of apartment job availabilities during Q2 2021. All five markets were 

among the top 12 performing markets for apartment demand in Q2 2021, as reported by RealPage. 

Summary:
Throughout June, Columbus, OH, Cincinnati, Nashville, Virginia Beach and 
Washington, D.C were the forerunners in available apartment positions as 

measured against the entire real estate sector. This year, Nashville has seen 
robust apartment construction. According to RealPage, 16,500 units are in the 

pipeline for Nashville. These new deliveries will increase Nashville’s existing unit 
count by 10.3%, marking the fastest growth rate in the U.S.

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

Top Cities**
   Austin, TX     3.0%
   Columbus, OH    2.5%
   Gainsville, FL    2.1% 

   Tallahassee, FL    2.0%   

Summary:
In the past 12 months ending June 30, 2021, demand for student housing 

professionals was utmost in Austin, Columbus, Gainesville and Tallahassee. 
Leasing consultants were the most sought-after position by employers, despite a 
decline in preleasing activity. According to Yardi Matrix, as of April, preleasing for 

the fall 2021 semester is trailing prior years. Preleasing stood at 58.6%, 4.2% 
below the same time last year and 5.8% lower than 2019. As more students 

become fully vaccinated, preleasing rates are expected to improve.

Competing Sectors (Highest Location Quotients)*** 

Summary:
The apartment sector often competes with the hospitality and retail sectors for professionals with comparable experience and skills. However, in this edition 
there is not an overlap in sectors for markets in highest demand for professionals. Looking at the retail sector, the data suggests a common COVID-19 trend 

which is Americans are migrating from major to smaller markets. As the travel and tourism economies strive to recover in the post-COVID world, demand for 
hospitality jobs were particularly high in popular vacation destinations such as Hawaii and Las Vegas. 

Common Skills (Percent of Jobs Requiring Skill)

48.2%

49.6%

50.7%

48.2%

47.3%

33.2% 2015-2020 Average: 

Leasing
27.6%29.3% 24.2%

MaintenanceProperty
Management

Q2 2021 Q2 2020
Dallas 5.6%
Los Angeles 4.5%
Washington, D.C. 3.5%
Denver 3.1%

Dallas 5.6%
Los Angeles 3.7%
Atlanta 3.5%
Washington, D.C. 3.4%
Houston 3.1%

Top Student Housing Job Titles
Leasing Consultant 7.8%
Property Manager 6.4%
Maintenance Technician 5.7%
Maintenance Supervisor 4.5% 
Assistant Property Manager 4.4%

Apartments Retail Trade Hospitality

Dallas
Houston
Portland, OR
Austin
Denver

1.8 Kahului, HI
Hilton Head Island, SC
Napa, CA
Las Vegas
Naples, FL

4.4

Apartments Retail Trade Hospitality
Specialized Skills
Customer Service
Sales
Scheduling

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

 29.1% 43.8% 24.9%
 16.9% 38.1% 7.5%
 17.2% 22.5% 18.6%

 37.7% 41.1% 32.1%
 29.2% 22.1% 19.9%
 19.8% 13.7% 14.4%
 15.9% 18.2% 23.7%

(12 months ending June 30, 2021)

3.0%Seattle

Washington, D.C.Washington, D.C.Washington, D.C.Washington, D.C.Washington, D.C.Washington, D.C.Washington, D.C.Washington, D.C.Washington, D.C.Washington, D.C.Washington, D.C.Washington, D.C.Washington, D.C.Washington, D.C.Washington, D.C.Washington, D.C.Washington, D.C.Washington, D.C.Washington, D.C.Washington, D.C.Washington, D.C.Washington, D.C.Washington, D.C.

Bremerton, WA
Coeur d’Alene, ID
Waterbury, CT
Daphne, AL
Burlington, NC
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    * 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;  Bureau of Labor Statistics; RealPage; Yardi Matrix; Greystar student housing job postings as of July 16, 2021

Total Q2 Job Postings in Apartment Industry (% of Real Estate Sector)

Leasing
26.6%27.5% 23.9%

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

Apartment Jobs
Snapshot

Q2 2021

Summary:
More than 37.0% of vacant real estate openings in the U.S were 
in the multifamily sector during second quarter of 2021, 
exceeding the five-year average of 33.2%. Renter demand for 
apartments climbed considerably because of the recovering 
economy. According to RealPage, annual units absorbed 
reached 496,542 during the quarter. Solid apartment demand 
fueled rent growth, in turn allowing multifamily companies to 
hire additional professionals. As of June, e�ective asking rent 
increased 6.3% year-over-year, recording the largest annual 
rent growth since early 2001. 

Summary: 
Property management experts were in greatest demand during Q2 2021 yet job postings declined by 1.8 percentage points since the same time last year. 

Maintenance and leasing positions also dropped 1.0 and 0.3 percentage points year-over year, respectively. While apartment job postings among the major 
categories are down, clerical and administrative positions saw a 1.1% boost in demand since Q2 2020. The U.S. Bureau of Labor Statistics reported that there 
are 942,000 persons that have voluntarily left their previous job as of June 2021. The increase in demand for administrative personnel could stem from the 

need to replace employees who leave their job voluntarily.   

Q2 2021: 37.2% 
Q2 2020: 43.5%  

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

Q2 2021 Q2 2020

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

Columbus, OH

Cincinatti

Nashville

Virginia Beach

Washington, D.C.

Summary:
Dallas, Los Angeles, Washington, D.C., Denver and Seattle placed highest for concentration of apartment job availabilities during Q2 2021. All five markets were 

among the top 12 performing markets for apartment demand in Q2 2021, as reported by RealPage. 

Summary:
Throughout June, Columbus, OH, Cincinnati, Nashville, Virginia Beach and 
Washington, D.C were the forerunners in available apartment positions as 

measured against the entire real estate sector. This year, Nashville has seen 
robust apartment construction. According to RealPage, 16,500 units are in the 

pipeline for Nashville. These new deliveries will increase Nashville’s existing unit 
count by 10.3%, marking the fastest growth rate in the U.S.

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

Top Cities**
   Austin, TX     3.0%
   Columbus, OH    2.5%
   Gainsville, FL    2.1% 

   Tallahassee, FL    2.0%   

Summary:
In the past 12 months ending June 30, 2021, demand for student housing 

professionals was utmost in Austin, Columbus, Gainesville and Tallahassee. 
Leasing consultants were the most sought-after position by employers, despite a 
decline in preleasing activity. According to Yardi Matrix, as of April, preleasing for 

the fall 2021 semester is trailing prior years. Preleasing stood at 58.6%, 4.2% 
below the same time last year and 5.8% lower than 2019. As more students 

become fully vaccinated, preleasing rates are expected to improve.

Competing Sectors (Highest Location Quotients)*** 

Summary:
The apartment sector often competes with the hospitality and retail sectors for professionals with comparable experience and skills. However, in this edition 
there is not an overlap in sectors for markets in highest demand for professionals. Looking at the retail sector, the data suggests a common COVID-19 trend 

which is Americans are migrating from major to smaller markets. As the travel and tourism economies strive to recover in the post-COVID world, demand for 
hospitality jobs were particularly high in popular vacation destinations such as Hawaii and Las Vegas. 

Common Skills (Percent of Jobs Requiring Skill)

48.2%

49.6%

50.7%

48.2%
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33.2% 2015-2020 Average: 
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Q2 2021 Q2 2020
Dallas 5.6%
Los Angeles 4.5%
Washington, D.C. 3.5%
Denver 3.1%

Dallas 5.6%
Los Angeles 3.7%
Atlanta 3.5%
Washington, D.C. 3.4%
Houston 3.1%

Top Student Housing Job Titles
Leasing Consultant 7.8%
Property Manager 6.4%
Maintenance Technician 5.7%
Maintenance Supervisor 4.5% 
Assistant Property Manager 4.4%

Apartments Retail Trade Hospitality
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Apartments Retail Trade Hospitality
Specialized Skills
Customer Service
Sales
Scheduling

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

 29.1% 43.8% 24.9%
 16.9% 38.1% 7.5%
 17.2% 22.5% 18.6%

 37.7% 41.1% 32.1%
 29.2% 22.1% 19.9%
 19.8% 13.7% 14.4%
 15.9% 18.2% 23.7%

(12 months ending June 30, 2021)

3.0%Seattle

Bremerton, WA
Coeur d’Alene, ID
Waterbury, CT
Daphne, AL
Burlington, NC

3.1

    * 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;  Bureau of Labor Statistics; RealPage; Yardi Matrix; Greystar student housing job postings as of July 16, 2021

Total Q2 Job Postings in Apartment Industry (% of Real Estate Sector)
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Summary:
More than 37.0% of vacant real estate openings in the U.S were 
in the multifamily sector during second quarter of 2021, 
exceeding the five-year average of 33.2%. Renter demand for 
apartments climbed considerably because of the recovering 
economy. According to RealPage, annual units absorbed 
reached 496,542 during the quarter. Solid apartment demand 
fueled rent growth, in turn allowing multifamily companies to 
hire additional professionals. As of June, e�ective asking rent 
increased 6.3% year-over-year, recording the largest annual 
rent growth since early 2001. 

Summary: 
Property management experts were in greatest demand during Q2 2021 yet job postings declined by 1.8 percentage points since the same time last year. 

Maintenance and leasing positions also dropped 1.0 and 0.3 percentage points year-over year, respectively. While apartment job postings among the major 
categories are down, clerical and administrative positions saw a 1.1% boost in demand since Q2 2020. The U.S. Bureau of Labor Statistics reported that there 
are 942,000 persons that have voluntarily left their previous job as of June 2021. The increase in demand for administrative personnel could stem from the 

need to replace employees who leave their job voluntarily.   

Q2 2021: 37.2% 
Q2 2020: 43.5%  

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

Q2 2021 Q2 2020

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

Columbus, OH

Cincinatti

Nashville

Virginia Beach

Washington, D.C.

Summary:
Dallas, Los Angeles, Washington, D.C., Denver and Seattle placed highest for concentration of apartment job availabilities during Q2 2021. All five markets were 

among the top 12 performing markets for apartment demand in Q2 2021, as reported by RealPage. 

Summary:
Throughout June, Columbus, OH, Cincinnati, Nashville, Virginia Beach and 
Washington, D.C were the forerunners in available apartment positions as 

measured against the entire real estate sector. This year, Nashville has seen 
robust apartment construction. According to RealPage, 16,500 units are in the 

pipeline for Nashville. These new deliveries will increase Nashville’s existing unit 
count by 10.3%, marking the fastest growth rate in the U.S.

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

Top Cities**
   Austin, TX     3.0%
   Columbus, OH    2.5%
   Gainsville, FL    2.1% 

   Tallahassee, FL    2.0%   

Summary:
In the past 12 months ending June 30, 2021, demand for student housing 

professionals was utmost in Austin, Columbus, Gainesville and Tallahassee. 
Leasing consultants were the most sought-after position by employers, despite a 
decline in preleasing activity. According to Yardi Matrix, as of April, preleasing for 

the fall 2021 semester is trailing prior years. Preleasing stood at 58.6%, 4.2% 
below the same time last year and 5.8% lower than 2019. As more students 

become fully vaccinated, preleasing rates are expected to improve.

Competing Sectors (Highest Location Quotients)*** 

Summary:
The apartment sector often competes with the hospitality and retail sectors for professionals with comparable experience and skills. However, in this edition 
there is not an overlap in sectors for markets in highest demand for professionals. Looking at the retail sector, the data suggests a common COVID-19 trend 

which is Americans are migrating from major to smaller markets. As the travel and tourism economies strive to recover in the post-COVID world, demand for 
hospitality jobs were particularly high in popular vacation destinations such as Hawaii and Las Vegas. 
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Dallas 5.6%
Los Angeles 4.5%
Washington, D.C. 3.5%
Denver 3.1%

Dallas 5.6%
Los Angeles 3.7%
Atlanta 3.5%
Washington, D.C. 3.4%
Houston 3.1%

Top Student Housing Job Titles
Leasing Consultant 7.8%
Property Manager 6.4%
Maintenance Technician 5.7%
Maintenance Supervisor 4.5% 
Assistant Property Manager 4.4%

Apartments Retail Trade Hospitality
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4.4

Apartments Retail Trade Hospitality
Specialized Skills
Customer Service
Sales
Scheduling

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

 29.1% 43.8% 24.9%
 16.9% 38.1% 7.5%
 17.2% 22.5% 18.6%

 37.7% 41.1% 32.1%
 29.2% 22.1% 19.9%
 19.8% 13.7% 14.4%
 15.9% 18.2% 23.7%

(12 months ending June 30, 2021)

3.0%Seattle

Bremerton, WA
Coeur d’Alene, ID
Waterbury, CT
Daphne, AL
Burlington, NC

3.1

    * 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;  Bureau of Labor Statistics; RealPage; Yardi Matrix; Greystar student housing job postings as of July 16, 2021
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Summary:
More than 37.0% of vacant real estate openings in the U.S were 
in the multifamily sector during second quarter of 2021, 
exceeding the five-year average of 33.2%. Renter demand for 
apartments climbed considerably because of the recovering 
economy. According to RealPage, annual units absorbed 
reached 496,542 during the quarter. Solid apartment demand 
fueled rent growth, in turn allowing multifamily companies to 
hire additional professionals. As of June, e�ective asking rent 
increased 6.3% year-over-year, recording the largest annual 
rent growth since early 2001. 

Summary: 
Property management experts were in greatest demand during Q2 2021 yet job postings declined by 1.8 percentage points since the same time last year. 

Maintenance and leasing positions also dropped 1.0 and 0.3 percentage points year-over year, respectively. While apartment job postings among the major 
categories are down, clerical and administrative positions saw a 1.1% boost in demand since Q2 2020. The U.S. Bureau of Labor Statistics reported that there 
are 942,000 persons that have voluntarily left their previous job as of June 2021. The increase in demand for administrative personnel could stem from the 

need to replace employees who leave their job voluntarily.   
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Throughout June, Columbus, OH, Cincinnati, Nashville, Virginia Beach and 
Washington, D.C were the forerunners in available apartment positions as 

measured against the entire real estate sector. This year, Nashville has seen 
robust apartment construction. According to RealPage, 16,500 units are in the 

pipeline for Nashville. These new deliveries will increase Nashville’s existing unit 
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Leasing consultants were the most sought-after position by employers, despite a 
decline in preleasing activity. According to Yardi Matrix, as of April, preleasing for 

the fall 2021 semester is trailing prior years. Preleasing stood at 58.6%, 4.2% 
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become fully vaccinated, preleasing rates are expected to improve.
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which is Americans are migrating from major to smaller markets. As the travel and tourism economies strive to recover in the post-COVID world, demand for 
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NAAEI’s mission is to provide broad-based education, training and recruitment programs that attract, nurture 
and retain high-quality professionals and develop tomorrow’s apartment industry leaders.
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By david PickRon

Like many of you, I was blessed to experience the 
‘80s as a teenager.  The hair, the movies, and most of all 
the music, were iconic.  One of my favorite bands was 
Journey, and I knew all their lyrics (and air-guitar solos) 
by heart.  Just hearing Steve Perry hit the notes that 
only he could reach brings the memories flooding back.   
Unfortunately, he left the band in 1987 and through 
changes and challenges, things were never really the 
same for the band.  

Similarly, our own industry was riding high in 2019, 
when we all looked like rock-star investors with a solid, 
proven rental base.  Then COVID-19 hit (a real low note) 
and things just haven’t been the same.  

Hoping to return to form, here is what we have seen 
over the last month: 

• The CDC extended the eviction moratorium to 
July 31, 2021 and alluded to the fact that there was 
no intention to renew it.  

• A few days later the Supreme Court refused to 
take a case involving the moratorium, stating it 
would be expiring within 30 days and therefore 
there was no need to rule. 

• The Consumer Financial Protection Bureau let all 
the credit-reporting agencies know that they better 
report evictions and delinquencies correctly or 
they will get sued.  This was seen as a “shot across 
the bow” letting us know they will be watching 
closely; a scare tactic often used by Fair Housing 
and other government agencies.  

• Several states passed legislation saying companies 
like ours cannot report evictions through 2022.

• Recently a congressional House panel went after 
four large corporate-housing providers, asking 
them to produce documentation on how they were 
able to evict 5,000 residents while there was an 
active eviction moratorium.  

While we may be seeing the light at the end of the 
tunnel for the eviction moratorium, we are far from 
“business as usual.”   Our industry, and landlords 
specifically, will continue to be a target as this so called 
”housing crisis” is figured out.  Notice I intentionally did 
not say until COVID is figured out.  It’s no longer about 
COVID-19, it’s about a bigger problem that is not going 
away anytime soon.

Within this ever-changing landscape, every landlord 
can and must protect themselves by utilizing these five 

critical resources:

1. TURN TO AND TRUST PROFESSIONAL 
ATTORNEYS FOR ANY ISSUES BETWEEN YOU 
AND YOUR TENANTS. 

As investors we like to save money and handle 
situations by ourselves.  While that is fine most of the 
time, in today’s environment an attorney could save 
you money, time and aggravation.  Their knowledge 
of federal, state, and local laws is something we can’t 
possibly keep up with.  City councils and state legislatures 
are passing laws to protect the tenant at breakneck 
speeds.  For example, in Chicago, you cannot ask about 
criminal history until you have made a conditional offer 
of approval.  Asking about criminal history on the initial 
application is a violation of a Cook County law and 
could cost you thousands of dollars.  Your local landlord 
attorney will help you navigate these types of changes 
and save you money.  

2. TAKE A FAIR-HOUSING CLASS.
The industry has seen more protected classes added 

this year around the country than any other year in the 
past.  Know what you can and can’t say in your online 
ads, over the phone, and in person.  Make sure you 
understand the importance of a detailed written criteria 
and how to properly use an adverse-action letter.  (We 
can provide you a sample if you email info@rentperfect.
com).  Some states now protect “source of income,” so 
landlords now are required to take Section 8 housing and 
inherit the government as a business partner whether 
they like it or not.

 3. JOIN A LOCAL REIA TO LEARN ABOUT 
CHANGES IN LAW. 

Most Real Estate Investment Associations (REIA) have 
attorneys and professionals that educate the association 
to ensure its members are up to date in their practices.  If 

you do not have a local 
REIA in your area, 
search for investing or 
property-management 
podcasts.  There are 
many professionals 
around the country 
who publish 
something weekly to 
help keep landlords 
up to date.  Our Rent 
Perfect podcast drops 
every Tuesday and 
covers topics from top 
attorneys, tricks of 
the trade, solutions to 
current problems, and 
general management 
topics.  You can find 
us wherever you get 
your podcasts.

4. REVIEW YOUR ONBOARDING PROCESSES.
Are you getting the information you need to identify 

the tenant who will stay there for the next five years or 
longer?  

• With so few evictions last year, consider requiring 
your potential tenants to provide 12 months’ 
worth of bank statements to prove rent was paid 
to the current landlord, and look for deposits that 
match the check stubs and income amounts on the 
application.  

• Always talk to the previous landlord (or two if 
possible).  Sadly, some current landlords will lie 
to get a bad tenant out, so talking to another prior 
landlord is beneficial.  

• Review your move-in procedure and ensure that 
it allows you to document the condition of the 
property at time of possession so you can prove 
whether damage was already existing or was 
caused by your tenant.  

• Determine if it is time to accept rent online and 
have it deposited directly into your bank account.  
No more waiting for a check in the mail or partial 
payments.  

• Explore new industry technology to see if you can 
eliminate any of those time-consuming tasks.

5. TAKE CARE OF YOUR CURRENT TENANTS 
WHO HAVE PAID YOU OVER THE LAST YEAR; 
THEY ARE WORTH KEEPING. 

The tenant pool after the eviction moratorium ends 
will be teeming with risks you would rather avoid.  A 
big game of musical chairs, or better yet, musical 
homes, is about to start.  Retaining good tenants might 
mean upgrading your rental with new countertops or 
discounting the rent for a year.  In the end, this strategy 
will pay for itself. Congratulations on having that great 
tenant, not everyone had that luxury.

Every investor is asking this question right now: Will 
we ever get back to normal? 

 In those immortal lyrics from Journey, “Don’t Stop 
Believin’.” Believe that it might be a while.  Believe that 
we might need to create and accept a “new” normal.  
Believe that even with new COVID variants you will 
survive. Believe that you are still working in the greatest 
business in the world and controlling your destiny.  
Believe and focus on what you have and what you know.  
Believe that there will be more surprises through 2021 
and moving forward. Most of all, believe that together 
we can weather any storm.
David Pickron is president of Rent Perfect, a private 
investigator, and fellow landlord who manages sev-
eral short- and long-term rentals. Subscribe to his 
weekly Rent Perfect podcast (available on YouTube, 
Spotify, and Apple) to stay up to date on the latest 
industry news and for expert tips on how to manage 
your properties.

Better Times 
Ahead for 
Landlords? 
Don’t Stop 
Believin’
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scale analysis of climate risks and cities’ resilience 
strategies advances, investors will better assess both 
the economic impact of climate-related events and the 
cost and ability of cities to mitigate the impact of climate 
change through their resilience strategies.”

RANKING OF RISK FACTORS FOR INVESTORS
Yardi Matrix graded and ranked 21 top metros for 

risk for commercial real estate investing using natural 
disasters, pollution, water quality and state and local 
government investment.

Combing these four risk factors, Yardi Matrix said 
the top four metros with the least risk were Boston, 
Indianapolis, Minneapolis and Portland.

“The commonality for all was being in states that 
are taking environmental risk seriously. Boston and 
Indianapolis received the highest grades in three 
categories and the lowest grade in one, while Minneapolis 
and Portland received high marks for government action 
and propensity for natural disasters and middle grades 
for pollution and water quality,” Yardi Matrix said in the 
report.

THE 5 BOTTOM-RANKED METROS FOR 
ENVIRONMENTAL RISK

The Yardi Matrix report said the bottom five metros 
“include three in Texas: Houston, Austin, and Dallas, 
along with Tampa and Los Angeles. The Texas metros’ 
grades were dragged down by low scores in the “natural 
disasters” and “government-response” categories.

The severe winter storm that hit Texas causing massive 
power outages was a key factor in the ranking, including 
lack of government response.

“The Texas storms are a demonstration of the stakes. 
Texas has reaped the benefits of deregulation and low 
taxes/utility costs, but utility providers’ lack of investment 
to winterize the power grid left the state unprepared to 

handle extreme weather. Without collective action to 
mitigate environmental risk, such disasters with high 
damages will recur,” Yardi Matrix said in the report.

CONCLUSION

“Some will no doubt question the categories we chose, 
the methods we used to grade metros, or what constitutes 
a proper response to environmental risk. This is our 
intention,” the report noted.

“Our rankings are not meant as a final word on the 

topic, but rather, a first attempt to understand the issues 
and develop a model for how to approach the topic—
which is of increasing importance for commercial real 
estate.

“We encourage all to develop their own views about 
which metrics will have the most impact on the property 
sector and the appropriate response” in regards to 
environmental, social and governance factors, wrote 
Paul Fiorilla, director of research, and Claire Anhalt and 
Maddie Harper, senior analysts, for Yardi Matrix.

Continu ed f rom  Page 1

Portland Among Cities with Least Environmental Risk for Investors
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game. So, you want to make sure to ask 
your potential property managers about 
the trends in place right now. This will 
show you how much market knowledge 
they have. That’s important for managing 
and maintaining your real estate in 
the best way. Your potential property 
manager should be able to reach out and 
find reputable tenants to fill your property. 
This is an easier task than it was in the 
early 2000s, as the number of people 
renting property within the United States 
has gone up in various cities.

NO. 2: HOW DO YOU STAND 
APART FROM THE COMPETITION?

While it might be a bit awkward 
mentioning competitors to any potential 
property manager, this is a good way 
to filter out the really good companies. 
If you’re interviewing a genuine 
professional, he or she will  mention the 
competition respectfully and display 
knowledge of the local market trends. 
Asking about the competitors will 
also bring the conversation to how this 
potential property-management company 
is unique in its pricing and services. 
The company representative should be 
able to explain what makes the company 
different and better than the rest. Ideally, 
they should also provide some client 
references so you can be sure about going 
ahead. 

NO. 3: WHAT’S YOUR 
COMPANY’S RECORD?

If you interview a relatively new 
company, chances are that they won’t 
have relevant experience in the real 
estate industry. Their prices might seem 
affordable, but it’s just not worth taking 
the risk. The questions you ask will tell 
you if the company is efficient and reliable 
enough to run everything properly. Even 
an expert can find it difficult to maintain 
real estate these days. So, you should ask 
to get in touch with previous clients as 
well. You can also ask why and after how 
long precious contracts ended, whether 

there’s a record of unethical practices, 
etc. Such details are critical. So, don’t feel 
strange about asking. 

NO. 4: WHAT KIND OF 
TECHNOLOGY DO YOU USE?

Keeping up with real estate trends also 
means that modern property managers 
should stay updated on the most important 
digital tools. Almost every industry has 
made changes to incorporate software 
and other forms of technology to make its 
process easier and smoother. Ideally, your 
potential property-management company 
should have software solutions that make 
its system easy to work for you. You 
should also be comfortable with the setup 
the company has, since this is what will 
be used to maintain your real estate. The 
communication software the company 
uses is also important. This is how the 
company will get in touch with you. So, 
make sure that it fits your requirements. 

NO. 5: WHAT WILL THE INCOME
STRUCTURE BE LIKE? 

One of the most essential questions to 
ask a potential property manager is about 
the income from your real estate. This 
usually means determining what the rent 
will be from the tenants. The answer to 
this concern lies in knowing how real 
estate works within your state, city, and 
specific area. Make sure you know about 
the details of the rent formula from the 
property manager. This is also the point 
where you give your own views about 
the rent and how it’s set. That way, both 
parties will remain on the same page 
and can move forward without much 
confusion or resentment. 

NO. 6: HOW WILL RENT 
COLLECTION BE HANDLED?

Rent collection is usually the 
responsibility of property-management 
companies. This is why it’s best to hire 
one that has been working with the latest 
solutions. With automated payments 
and online systems, you can be sure of 
quick, convenient collection on all sides. 

If your potential property manager has 
a quality software solution in place, you 
should consider hiring him or her. With 
updated decent software, you can also 
rely on the accuracy of your transactions. 
There’s also the fact that some tenants 
might want to pay cash or make payment 
through some other method. Question the 
company about any alternative solutions 
for such cases. 

NO. 7: DO YOU HAVE 
CREDIBLE LICENSING?

Whether you’re interviewing family-
owned property management companies 
or those with a more corporate structure, 
make sure their license is up to speed. 
Keep in mind that the different states 
will have varying licensing rules and 
regulations. In addition to simply 
asking this question, you’d also have to 
conduct research on your own. See what 
qualifications are required for your region 
and ask the potential manager if he or she 
has the needed licensing. To be on the 
safe side, ask for licensing proof as well. 
Certain states might require a more direct 
link to a known real estate organization. 
Others might require a real estate broker 
license before one becomes a property 
manager.

NO. 8: WHO WILL HANDLE 
MAINTENANCE ISSUES & HOW? 

One of the main concerns related to 
residential property management is 
that of repairs and maintenance. When 
a tenant experiences leaks, breakages, 
infestations, or any other problem, 
the issue must  get proper and prompt 
attention. A homeowner in the United 
States can expect to spend one to four 
percent of their real estate’s value on its 
maintenance. Keep this in mind so that 
you’re not thrown off by sudden repairs. 
Property-management companies will 
usually be dealing with these issues. 
Be sure to ask about them during an 
interview. A manager’s way of dealing 
with work orders and experience will 
count for a lot. 

NO. 9: HOW WILL FINANCIAL 
RESPONSIBILITIES BE DIVIDED?

Financial transactions are often a tricky 
business, but that’s why you have to be 
clear-cut in this area. Remember to inquire 
about the fees of the property managers or 
the property-management company. Both 
parties need to properly understand the 
financial section of the mutual agreement 
before moving forward. One of the first 
details to sort out is the rent percentage 
that will go to the property manager or 
management company. If you do some 
research about the trends for paying such 
services, you can negotiate the fees in an 
informed manner. It’s also logical to ask 
whether there are hidden fees anywhere. 
Make sure to read the fine print before 
signing anything!

NO. 10: WHAT ARE THE 
COMPENSATION PLANS?

Any potential property manager should 
know about repairs and maintenance 
issues. However, it’s also very important 
to clarify which party is going to be held 
responsible for handling costs associated 
with repairs or any damages. Make sure 
to have everything covered through a 
written policy.When you ask a property 
manager about such a policy, you’re 
covering your own bases. No matter 
how careful a manager or managerial 
team is, damages to the property can still 
happen.So, when you’re thinking about 
what questions to ask rental property-
management companies, make sure that 
the detailed compensation plan is near the 
top of the list.

NO. 11: WHAT ABOUT LATE 
PAYMENTS OR EVICTIONS?

The most difficult side of property 
management usually entails dealing with 
late payments by tenants or having to 
evict them for some reason. The property 
managers you end up hiring should be 
responsible and tactful enough to deal 
with such issues without incurring much 
damage. Such tasks can be complex, 
especially if the tenant is part of an 
HOA or some other influential group. 
Nevertheless, you need to ensure that 
any manager under you should be getting 
those payments and evicting when 
necessary. In either case, they should also 
stay respectful and within legal limits. 

THE TAKEAWAY

If you’re looking for a property manager 
to handle your condo, apartment complex, 
or any other form of real estate, there are 
probably many choices out there. Several 
new property-management companies 
will be glad to get the chance of serving 
you in exchange for a reasonable fee. 
Once you know what questions to ask the 
property manager, the way forward will 
be a bit clearer. There are still several steps 
to take. But you’ll be able to make the 
important decision of hiring a company 
without any worries. Start searching for a 
reputable potential property-management 
company now. You’ll hopefully have the 
best one for your needs soon.
Justin Becker is a property owner in 
the state of Michigan and has a pas-
sion for managing communities. He 
owns apartment complexes and mobile 
home communities, and has been writ-
ing his own blogs for his properties for 
several years.

11 Questions to Ask When Hiring for Property Management
Continu ed f rom  Page 1
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BY EVAN POLASKI
INVESTOR RELATIONS MANAGER 
/ ASHCROFT CAPITAL

Two common forms of invest-
ment strategies that smart inves-
tors use to grow their wealth with 
passive income include creating 
a diversified portfolio of stocks 
and investing in real estate. While 
investing in the stock market is 
beneficial for numerous reasons, 
investing in private market proper-
ties like multifamily provides several 
advantages. Here are three import-
ant reasons why some investors 
prefer multifamily private placement 
investments over stock market 
investments.

NO. 1 - LOWER VOLATILITY

Stocks can have a volatility 
that’s not found with most private 
placement offerings. Real estate 
provides a long-term cash flow 
provides passive income and the 
promise of appreciation1.

The stock market is particularly 
vulnerable to several different forms 
of risk, which include economic, 
inflationary, and market risks. This 
volatility can occur because of 
company-specific or geopolitical 
events. The real estate market 
across the U.S. has been strong for 
more than a decade. Since 2010, 
the national housing market added 
$11.3 trillion in value – a more than 
50% increase2.

NO. 2 - YOUR GAINS CAN BE DE-
FERRED

If you sell a property that you’ve 
invested in and put the proceeds 
towards purchasing a similar 
property, your capital gains taxes 
can be deferred to a later date, 
which is called a 1031 tax-deferred 
exchange3. During this process, a 
qualified intermediary will hold the 
proceeds from the sale until the 
money can be transferred to the 
other property’s seller. Engaging 
in a 1031 allows you to avoid the 
15-20% long term capital gains tax 
rate4.

NO. 3 - CAN BE USED AS HEDGE 
AGAINST INFLATION

Over time, the value of a dollar 

1 Investopedia. “Reasons to 
Invest in Real Estate vs. Stocks”

2 Zillow. “Recovery Added $11.3 
Trillion to U.S. Housing Value in the 
2010s.”

3 Internal Revenue Service. “IRS 
1031 Exchange.”

4 Investopedia. “1031 Exchange 
Rules: What You Need to Know.”

increases as a result of inflation. 
While the value of currency will 
invariably increase over time, the 
rate of inflation isn’t always con-
sistent. As inflation rises, the cost 
of everything goes up, including 
real estate5. When property val-
ues increase, the property owner 
can charge more for rent, which 
ensures a higher revenue stream. 
By keeping pace with inflation, you 
gain an advantage that is difficult 
to obtain with stock market invest-
ments. 

It’s never too early to start gen-
erating passive income. Placing 
some of your money into multifamily 
private placements could help you 
balance your portfolio and reduce 
the potential for losses. To assist 
you on this journey, download this 
free 20-page guide to Understand-
ing Real Estate Private Placements.

DISCLAIMER: Ashcroft Capital 
LLC is not an investment adviser 
or a broker-dealer and is not reg-
istered with the U.S. Securities 
and Exchange Commission. The 
information presented in this email 
should not be used as the sole ba-
sis of any investment decisions, nor 
is it intended to be used as advice 
with respect to the advisability of 
investing in, purchasing or selling 
securities, nor should it be con-
strued as advice designed to meet 
the investment needs of any partic-
ular person or entity or any specific 
investment situation. Nothing in this 
advertisement constitutes legal, ac-

5 Forbes. “How Buying a House 
Can Hedge Against Inflation.

counting or tax advice or individu-
ally tailored investment advice. The 
reader assumes responsibility for 
conducting its own due diligence 
and assumes full responsibility of 

any investment decisions.

For more information, contact 
Evan@AshcroftCapital.com or visit 
the website at www.AshcroftCapi-
tal.com/nreia.

MAMAM KEMAKE
INFORMRMR EDINFORMED
DECISIONSDECISIONS

DOWNLOAD OUR FREE GUIDE TODOWNLOAD OUR FREE GUIDE TO
PRIVATE REAL ESTATE OFFERINGSGSPRIVATE REAL ESTATE OFFERINGS 

MMAAMAMMAM KKEEMAKE
PAPAP SASA SIVEPASSIVE
INCOMEINCOME
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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

represent growth in what landlords 
are asking for (in) unleased 
apartments. Increases are smaller 
for tenants that are rolling over 
existing leases.”

Three big factors are pushing rent 
growth: 

1. Migration: Job loss during the 
pandemic plus the ability to work 
from home meant lots of people 
moving around. Rents are growing 
rapidly in both the Southwest and 
Southeast. Phoenix is up 17 percent, 
Tampa and the Inland Empire in 
California are up 15.1 percent. 
Not far behind are Las Vegas at 
14.6 percent and Atlanta at 13.3 
percent. “These metros were lower 
cost compared to larger gateway 
metros, but with double-digit rent 
increases the affordability of these 
metros has begun to decline,” Yardi 
Matrix said in the report.

2. Government stimulus: Government 
stimulus checks, enhanced 
unemployment benefits and more 
than $45 billion of direct renter 
payments have all helped to prop 
up the multifamily industry. “All 
of this stimulus led to consistent 
levels of collections across the 
country,” the report says.

3. Hot housing market: The S&P 
Case-Shiller Index shows home 
prices are up 14 percent year-over-
year through June. “Many potential 
home buyers have been forced out 
of the market, and in turn, decided 
to rent an apartment for another 
year. Another pressure on the 
cost of housing is the lack of new 
supply. The U.S. is on track to build 
1.5 million units in 2021, according 
to the Census Bureau, but that 
will not be enough to satisfy the 
demand for housing,” Yardi Matrix 
said in the report.

Continu ed f rom  Page 1

Migration, Stimulus,
Hot Market Driving Growth

REACH YOUR 
TARGET AUDIENCE

To Advertise, Contact 
Vice President/Sales Terry Hokenson

 
480-720-4385 

Terry@rentalhousingjournal.com

* Landlord Friendly * Attorney Drawn* Convenient *

F OR ALL YOUR RENTAL NEED S

•	 Ap p l i c a t i o n  t o  Re n t
•	 Re n t a l  Ag r e e m e n t
•	 Ad d e n d u m s
•	 No t i c e  o f  Te r m i n a t i o n s
•	 No t i c e  o f  No n - Pa y m e n t  o f  Re n t
•	 a n d  M u c h ,  M u c h ,  M o r e !

3 Convenient Ways to Order 

1 .  On l i n e  a t  w w w . r h a o r e g o n . o r g ,  b o t h  d o w n l o a d a b l e  a n d  
h a r d c o p y

2 .  Ph o n e  5 0 3 / 2 5 4 - 4 7 2 3  t o  o r d e r  y o u r  f o r m s  w i t h  o n e  o f  
o u r  f r i e n d l y  r e p r e s e n t a t i v e s

3 .  V i s i t  1 0 5 2 0  NE W e i d l e r  Po r t l a n d  OR 9 7 2 2 0  f o r  f a s t  
f r i e n d l y  s e r v i c e

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

  
 

 
 

 
 

 
 

 
 

 
$

 
 

 
 

 
 

 
 

 
 

$

  
 

 
 

 
 

 
 

 
$

  
 

 
 

 
 

 
 

 
 

 
$

 
 

 
 

 
 

 
 

$

  
 

 
 

 
 

 
 

$

  
 

 
 

 
 

 
 

 
 

 
$

  
 

 
 

 
 

 
 

 
 

 
$

 
 

 
 

 
 

 
 

 
 

 
 

$ 
 

$
 

 
$

 
 

$
 

 
$

 
 

 
 

 
 

 
 

 
 

 
$

 
 

$
 

 
$

 
 

$

  
 

 
 

 
 

 
$

  
 

 
 

 
 

$

  
 

 
 

 
 

 
 

 
 

$

 
 

 
 

 
 

 
 

 
$

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 

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
ress

:

Since: 

  Why are you moving? 

Current Landlord: 

•	 P
revio

us A
ress

:

From: 

 To: 

Previous Landlord: 

•	 P
revio

us A
ress

:

From: 

 To: 

Previous Landlord: 

•	 P
revio

us A
ress

:

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: 

Curr
ent

Curr
ent

Prev
ious

Prev
ious

Emp
loye

r:

Emp
loye

r:

Superviso
r: 

Job Title: 

Curr
ent

Curr
ent

Prev
ious

Prev
ious

Emp
loye

r:

Emp
loye

r:

      
 Superviso

r: 

Job Title: 

Curr
ent

Curr
ent

Prev
ious

Prev
ious

Emp
loye

r:

Emp
loye

r:

Superviso
r: 

Job Title: 

Other Income (per month): $

Other Income (per month): $
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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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S
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S
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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:

Emp
loye

r:

Emp
loye

r:

Emp
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 
VIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATION

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

Re n t a l  Ho u s i n g  Al l i a n c e  Or e g o n

RENTAL F ORM S

RHA OREGON
10520 NE WEIDLER ST
PORTLAND OR 97220
503/254-4723
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By BRadley s. kRaus,                
attoRney at law / waRRen allen llP

When COVID-19 began to take hold 
in the spring of 2020, many rights that 
landlords had were put on hold by way of 
executive orders. The legislature took its 
time to craft laws which would shape the 
landlord/tenant relationship. Before that 
occurred, many local jurisdictions acted 
swiftly, enacting their own COVID-
related rules and prohibitions. Having 
multiple layers of rules and laws posed 
significant challenges. As we come out 
of COVID-19-related moratoriums, these 
challenges continue to exist. 

Analyzing how to comply with both 
local and state rules can be challenging. 
Many lay people understand somewhat 
the concept of federal supremacy—i.e., 
how federal law can have supremacy 
over state laws that conflict with same. 
Thinking that a similar rule would hold 
true from a state/local law relationship 
makes sense, but it is unfortunately much 
more complicated. While this article won’t 
dive into the legal issues there, there are a 
couple common landlord/tenant that can 
differ from a local perspective and should 
receive your attention. 

First, some localities have differing 
requirements regarding their leases. 
Portland is the obvious example, as their 
FAIR Ordinance imposes a variety of 
rules and obligations that are not found 
in state law. Others, like Gresham, have 

obligations snuck into their city codes 
regarding forms that should be included 
with the rental agreement executed by the 
tenant. The above examples are a reminder 
that the laws can and do change, so 
updating your landlord/tenant documents 
from time to time is important. 

Next, it’s important to remember that 
prerequisites for utilizing your rights may 
differ from jurisdiction to jurisdiction. 
For example, while Oregon law requires 

landlords to pay relocation assistance 
to tenants for utilizing a Qualifying 
Landlord Exemption only if the landlords 
own more than four rental properties, 
local rules in Portland differ. The Portland 
jurisdiction has no safe-harbor number 
for small landlords. Portland does provide 
the ability to avoid paying Portland-
specific relocation if the landlord obtains 
the required Relocation Assistance 
Exemption form prior to entering into 
a fixed-term tenancy with their tenant. 

Further, the landlord must provide that 
document to the tenant prior to entering 
into a fixed-term rental agreement with 
that tenant. The failure to take these 
steps can result in a required relocation 
payment to your tenant, which could have 
potentially been avoided. 

Timelines can also differ depending on 
local jurisdictions. For example, under 
state law, landlords with tenants in their 
first year of occupancy are allowed to 
serve 30-day no-cause notices. Some 
local laws, as in Portland and Milwaukie, 
have extended these to 90 days. While the 
state legislature extended the first year of 
occupancy under Senate Bill 282 through 
August 31, 2021, landlords exploring their 
no-cause/non-renewal rights should seek 
counsel to ensure compliance. 

The foregoing examples are a few 
of many. However, they illuminate the 
importance of both staying up to date on 
the laws that govern your landlord/tenant 
relationship and seeking counsel from 
someone knowledgeable in this area. 
With the flurry of legal changes recently, 
missteps can prove expensive. 
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.

Layers of Laws: Don’t Forget about Local 
Rules in the Landlord/Tenant Relationship
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