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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

WHAT’S INSIDE: UPCOMING EVENTS:
General Membership Meetings —7 p.m. Dec. 14, 2021 —  Live Meeting: Holiday Bingo

C.A.M. Certification — Virtual Courses via Zoom— 9 a.m. Dec. 14, 2021 — Risk 
Management  (www.uaahq.org/cam)

UPRO Certification —  Virtual Classes via Zoom: 9 a.m.-1 p.m. Dec. 9, 2021
(www.uaahq.org/upro)

3. Hurry Up; Time is Running Out to Use 
Qualified Opportunity Zones to Help Defer 
Taxes on a Windfall Profit 

4. Chair’s Message: The Importance of 
Networking

4. Ask the Attorney: ‘I Have an Eviction 

Order; How do I Handle the Lockout?’ 

5. Director’s Message: Tenants Signed 
the Lease and Paid the Deposit But 
Changed Their Minds

6-7. Congratulations to Our 2021 Topaz 
Award Finalists!

Live Christmas trees, with their fresh 
pine smell and green branches, are a key 
part of Christmas celebrations for many 
renters. However, keeping a Christmas 
tree indoors without proper care can lead 
to house fires.

Christmas trees are responsible for 
300 fires annually, resulting in injuries, 
millions of dollars in property damage and 
even deaths. Following a few Christmas 
tree safety tips will greatly reduce the 
risk of a house fire that is either caused or 
assisted by a live Christmas tree.

Here are 5 Christmas tree safety tips 
that you can share with your tenants to 
ensure that they and your property will 
be kept safe from fire during the holiday 
season.

1. PICK THE RIGHT TREE

When choosing a live Christmas tree, 

5 Christmas 
Tree Safety 
Tips to Share 
With Tenants

See ‘5’ on Page 4

Dear Rental Housing Professional,
There are noble professions, and you are 

involved in one! “For our renters “Life Happens” 
in our apartments and homes,” said one past 
Lifetime Achievement Award winner. The 
companies and individuals who care for and 
make possible Utah households being able 
to live their lives, achieve their dreams and 
experience all that life has to offer are noble. 

Sometimes doing what we do is difficult, but it 
can be incredibly rewarding. That’s why we are 
so proud of you who develop, lease, manage 
and maintain the 300,000 rental units in our 
great state.  

This year, the new Topaz Awards honors the 
noble companies, properties and practitioners 
who do some much to make the lives of almost 
1 million Utah renters better. 

We hope you too will honor the finalists, aspire 
to high standards of professionalism and quality, 
and seek to provide excellent service to your 
residents. (See list of finalists on pages 6 and 7)

Join us January 14th at Little America at 
our Topaz Gala to honor the excellence in our 
industry.

Sincerely, 
Holly Sanford , 2021 UAA  Board Chair
Paul Smith,  Executive Director
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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 2093 Philadelphia Pike, 
Suite 4196 Claymont, DE, 19703 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

ABOUT KAY PROPERTIES AND WWW.KPI1031.COM 
 Kay Properties & Investments is a national Delaware Statutory Trust (DST) investment 

firm. The www.kpi1031.com platform provides access to the marketplace of DSTs from over 25 
different sponsor companies, custom DSTs only available to Kay clients, independent advice 
on DST sponsor companies, full due diligence and vetting on each DST (typically 20-40 DSTs) 
and a DST secondary market. Kay Properties team members collectively have over 115 years 
of real estate experience, are licensed in all 50 states, and have participated in over $21 Billion 
of DST 1031 investments.

* Past performance does not guarantee or indicate the likelihood of future results. Diversifi-
cation does not guarantee profits or protect against losses. All real estate investments provide 
no guarantees for cash flow, distributions or appreciation as well as could result in a full loss of 
invested principal. Please read the entire Private Placement Memorandum (PPM) prior to mak-
ing an investment. This case study may not be representative of the outcome of past or future 
offerings. Please speak with your attorney and CPA before considering an investment. 

* No representation is made that any QOZ Fund will or is likely to achieve profits or losses 
similar to those achieved in the past or that losses will not be incurred on future offerings.

Diversification does not guarantee profits or protect against losses. All real estate invest-

ments provide no guarantees for cash flow, distributions or appreciation as well as could result 
in a full loss of invested principal. Please read the entire Private Placement Memorandum 
(PPM) prior to making an investment. This case study may not be representative of the out-
come of past or future offerings. Please speak with your attorney and CPA before considering 
an investment.

There are material risks associated with investing in real estate, Delaware Statutory Trust 
(DST) properties and real estate securities including illiquidity, tenant vacancies, general 
market conditions and competition, lack of operating history, interest rate risks, the risk of new 
supply coming to market and softening rental rates, general risks of owning/operating com-
mercial and multifamily properties, short term leases associated with multifamily properties, 
financing risks, potential adverse tax consequences, general economic risks, development risks 
and long hold periods. All offerings discussed are Regulation D, Rule 506c offerings. There is 
a risk of loss of the entire investment principal. Past performance is not a guarantee of future 
results. Potential distributions, potential returns and potential appreciation are not guaranteed. 
For an investor to qualify for any type of investment, there are both financial requirements and 
suitability requirements that must match specific objectives, goals, and risk tolerances. Secu-
rities offered through Growth Capital Services, member FINRA, SIPC Office of Supervisory 
Jurisdiction located at 2093 Philadelphia Pike Suite 4196 Claymont, DE 19703.
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products or services offered. To request a re-
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© 2021, Rental Housing Journal, LLC. All 
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BY BETTY FRIANT, CCIM, SENIOR 
VICE PRESIDENT, KAY PROPERTIES & 
INVESTMENTS

It’s a great feeling when you sell 
some stock, a piece of real estate or the 
business you’ve poured your life into for 
a nice profit that puts a small fortune into 
your bank account. But then comes the 
tax bill to take a little bit of the bloom off 
that rose. It’s downright painful to hand 
your hard-earned money over to the gov-
ernment — even at the reduced capital 
gains rate.

The good news is, every now and then, 
the feds are willing to cut you a break. And 
there’s one tax break a surprising number 
of investors have never even heard of, let 
alone taken advantage of.
WHAT ARE QUALIFIED OPPORTUNITY 
ZONES? 

Qualified Opportunity Zones (QOZ) 
are relatively new, and were created by 
Congress as part of the Tax Cuts and 
Jobs Act of 2017. The purpose of this 
new program was to encourage long-term 
investments in low-income communities 
across the United States. According to the 
United States Department of Treasury, 
there are more than 8,700 QOZs in the 
country, including in territories like Puerto 
Rico. The bottom line is that QOZs are a 
social program with the intent of redevel-
oping impoverished districts throughout 
the country by driving private capital to 
underserved communities and 35 million 
Americans by offering tax incentives 
to investors. These Zones are typically 
located on the outer edges of underdevel-
oped areas — outside the most blighted 
areas which investors will avoid no matter 
how many tax advantages they offer.
DOING WELL BY DOING GOOD

Qualified Opportunity Zones can 
provide qualified investors a unique way 
to reduce taxes while doing something 
good for those who are less fortunate. By 
simply rolling profits over from the selling 
of stocks, cryptocurrency, bonds, jewelry, 
art, or real estate into a Qualified Oppor-
tunity Zone, accredited investors can reap 
an array of tax benefits — assuming they 
make the investment within six months of 
realizing their capital gain.

It’s critical to note that unlike a 1031 
real estate exchange, you’re re-investing 
your profit only — not your basis.
THREE EXAMPLES OF HOW QOZS 
WORK (BE WARNED: ONE OF THESE 
BENEFITS EXPIRES SOON)

Let’s take a look at the three ways you 
can save…

• Tax Saving Opportunity #1: 
Investors who invest capital gains 
income can defer their re-invested 
capital gains taxes until the end 
of 2026. In other words, you won’t 
owe the IRS a penny on that mon-
ey until April 2027.

• Tax Saving Opportunity #2 (ex-
pires on December 31, 2021): 
Better yet, if you invest your 
profits before December 31, 2021, 
you get the added benefit of a 
10% step up on the basis of your 
original investment — which only 
adds to your tax savings. 

• The BIG Prize: Reduce A sev-
en-figure tax bill down to zero 

• Tax Saving Opportunity #3: 
However, those tax savings are 
nothing when compared to the 
much bigger benefit you get if you 
hold your investment for at least 
10 years and a day. If an investor 
held their Qualified Opportunity 

Zone investment for 10 years, 
that taxpayer wouldn’t have to 
pay even a penny in taxes on the 
profits they made— no matter 
how big they are.

As you can see in the chart above, the 
biggest takeaway of Qualified Opportu-
nity Zone Funds is that after an investor 
holds their position in the investment for 
10 years, there is no tax on the asset’s 
appreciation. That’s zero. So, if an asset 
appreciates 20 or 30 percent, that could 
translate to a significant return for the 
investor. 
WHO MIGHT TAKE ADVANTAGE OF THIS 
UNIQUE TAX SAVINGS OPPORTUNITY? 

Qualified Opportunity Zone Funds are 
best suited for investors who have capital 
gains generated from the sale of an asset 
that may not be eligible for a traditional, 
like-kind 1031 exchange. So, one type of 
investor for a Qualified Opportunity Zone 
Fund could be appropriate for someone 
who holds shares in a stock that experi-
enced high appreciation and now wants 
to sell it. 

Or, another candidate who might be 
a good Qualified Opportunity Zone Fund 
investor would be someone who recently 
sold a business that created a potential 
significant long-term capital gains tax 
event.

The third type of investor who might 
be interested in a Qualified Opportunity 
Zone fund is a real estate investor who 
wants to generate some liquidity by 
selling their investment property. While 
a 1031 exchange investor is required to 
leave in their original principal and their 
gains, and even roll forward their debt, 
a Qualified Opportunity Zone investor is 
able to keep their original basis to do with 
as they please, and receive a tax deferral 
on the portion of the gains they invest in 
an OZ fund, resulting in instant liquidity. 

The critical component for any in-
vestor is that they need to have sold the 
asset(s) within the prior 180 days and 
realized a capital gain.
Tax savings aren’T enough

As great as all this sounds, it’s import-
ant to carefully evaluate a project’s true 
investment potential before considering 
the tax benefits — especially since you’re 
required to keep your money locked up 
for at least 10 years in order to enjoy 
the full tax benefit. Like any real estate 
investment, there is no guarantee for 
cash flow, distributions or appreciation, 
and can result in the full loss of invested 
principal. 

You see, as an investor with 20 plus 
years of experience in commercial real 
estate and investment sales who regular-

ly advises high-net-worth investors, Kay 
Properties always emphasizes the impor-
tance of understanding the investment 
first and then the tax benefits. It’s better to 
look at the tax benefits as “gravy,” rather 
than as a reason to make an investment 
you otherwise wouldn’t even consider.

The good news is, plenty of develop-
ment projects currently available. Plus, 
because many of these locations were 
determined to be economically chal-
lenged areas based on 2010 Census 
data and the Tax Cuts and Jobs Act was 
passed in 2017, many of these properties 
are now located in some of the hipster 
neighborhoods across the country. 
HOW TO FIND GOOD QUALIFIED OPPOR-
TUNITY ZONE PROJECTS?

Kay Properties & Investments works 
with a variety of carefully vetted sponsors 
to find the projects best suited to our 
clients. And we help our clients find Qual-
ified Opportunity Zone properties that 
match their objectives and are appropri-
ate for their situation.

We’re happy to introduce you to these 
sponsors and to help you analyze which 
one is the best fit for you.

Regardless of whether an investor 
decides to move forward with a Qualified 
Opportunity Zone fund investment or not, 
there are certain questions that each 
investor should ask their advisor before 
moving forward with this type of invest-
ment. These questions include:
WHERE ARE THE REAL ESTATE PROPER-
TIES LOCATED?

Make sure you understand the under-
lying market fundamentals of the area. 
One thing in particular I advise my clients 
is to try and find a location where long-
term demand is inherent in the market. 
WHAT IS THE MAKE UP OF THE FUND IN 
TERMS OF DIVERSIFIED ASSETS? 

One of the ways to help reduce risk is 
to choose a property that are diverse in 
nature. For example, a portfolio with only 
one large project could be considerably 
more vulnerable to other competitors with 
the same type of building. Try to find a 
portfolio that has a balance of multifamily, 
retail, and distribution. 
WHO IS SPONSORING THE INVESTMENT 
PROPERTIES, AND WHAT KIND OF REPU-
TATION DO THEY HAVE? 

Just like with any profession, there are 
quality QOZ advisors with years of expe-
rience and there are very inexperienced 
advisors who have very little experience. 
Avoid financial planners and other gener-
alists and look for a firm that does nothing 
but real estate investments. Also, you will 
want to find a firm that is very particular 

about the type of properties they offer 
investors. Ask specifically what type of 
real estate assets they have previously 
invested in, and try to get some historic 
performance data. 
WHAT ARE THE RISKS ASSOCIATED WITH 
INVESTING IN A QUALIFIED OPPORTUNITY 
FUND? 

It’s important to go into any investment 
with eyes wide open. Walk away from 
any firm that tells you this investment is 
“guaranteed” to make money. There are 
always risks associated with investing in 
real estate securities including illiquidity, 
vacancies, general market conditions and 
competition, lack of operating history, in-
terest rate risks, general risks of owning/
operating commercial and multifamily 
properties, financing risks, potential ad-
verse tax consequences, general eco-
nomic risks, development risks and long 
hold periods.
ABOUT THE AUTHOR:

Betty Friant holds her 
FINRA Series 6, Series 
22, and Series 63 licens-
es, in addition to the cov-
eted CCIM designation, 
that recognizes expertise 
in commercial and in-
vestment real estate. 

She currently is Senior Vice President 
with Kay Properties & Investment’s Wash-
ington D.C. office where she serves as 
an expert Delaware Statutory Trust (DST) 
1031 exchange advisor to high-net-worth 
investors and 1031 exchange clients. In 
her executive capacity with Kay Proper-
ties, Friant was instrumental in assisting 
the firm achieve a record $408 million of 
equity placements for real estate invest-
ments in 2020 and is at the forefront of 
helping Kay break that record in 2021.

Prior to joining Kay Properties, Betty 
spent 35 years in the commercial real 
estate industry focused on the acquisition 
and disposition of single-tenant NNN 
properties, including acting as Senior 
Managing Director for the Calkain Com-
panies and co-founder of a Sperry Van 
Ness office in Winchester, VA. 

Betty has spent her career building 
a reputation for providing superior client 
service that emphasizes transparency, 
integrity, and attention to details. This 
lifelong effort was recently recognized by 
GlobeSt. as one of the “2021 Women of 
Influence” in the commercial real estate 
industry. 

In addition to her focus on the com-
mercial real estate industry, Betty is 
dedicated to her family and is involved in 
the volunteer efforts of several community 
and civic organizations.

Hurry Up. Time is Running Out to Use Qualified 
Opportunity Zones to Help Defer Taxes on a Windfall Profit

Sponsored Content

Within 180 days of realizing the gains of a sale, the investor must reinvest those gains into 
a Qualified Opportunity Fund to avoid capital gains taxes. 

Until the earlier of December 31, 2026 or the date the investor pulls their interest from a 
Qualified Opportunity Fund, the investor can defer payment of capital gains on the reinvest-
ed gains. 

If the investor holds their interest in the fund for at least 5 years, the tax paid (by December 
31, 2026 or when they pull interest in the fund) is reduced by 10%; if held for 7 years, it is 
reduced by 15%. 

After being held for at least 10 years, upon the sale, there is no tax on any appreciation on 
reinvested gains that occur while in the Qualified Opportunity Fund.

Opportunity Zone designations expire

The last date to sell interest in a Qualified Opportunity Fund. 

Within 180 Days of Asset Sale

Before Dec.31, 2026

Interest Held in a Fund for 5 -7 
Years by Dec.31, 2026

Interest Held in a Fund for 
10+ years

Dec. 31, 2028

Dec.31, 2047

QUALIFIED OPPORTUNITY ZONE DEADLINES
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tenants must look for one with fresh, green 
needles. 

The needles should never fall off when 
touched. Although it’s sometimes hard to 
determine, tenants should choose a tree that 
hasn’t been cut for long. A reputable tree lot 
will tell customers where the trees were cut 
and how long ago. Before setting up the tree 
indoors, tenants should cut about 2 inches off 
the base of the trunk to better facilitate the 
intake of water. Most tree lots will perform 
this service for customers before they take 
the tree home.

2. CHECK TREE LIGHTS

Faulty lights are a leading cause of holiday 

house fires, so advise tenants to check the 
lights they place on the live tree.

Check the lights to make sure that no bulbs 
are missing or broken, and look at the wiring 
to ensure there are no cracks. Tenants should 
never plug more than three light strings 

into one outlet, because overloaded outlets 
could lead to an electrical fire. Light strands 
are generally only good for a few years, so 
encourage tenants to get rid of any lights that 
are more than 5 years old.

3. KEEP THE TREE HYDRATED

The live Christmas tree should be put in 
water as soon as possible.

If tenants plan to keep it outside for a day 
or two before moving inside, ask them to 
place it in a bucket of water. A good rule of 
thumb is to never let the base of the tree dry 
out. Tree stands should hold at least a quart 
of water, about what a cut tree will absorb 
each day. Make sure tenants are aware that 
their tree needs watered every day. They may 
even want to consider using a humidifier in 

the room if the climate is quite dry. Some 
commercial Christmas tree preservatives 
may also boost the life of a live tree.

4. KEEP TREE AWAY FROM HEAT

Trees should not be placed near a heat 
source like a heating vent, fireplace, candle 
or radiator.

Proximity to these things will cause the 
tree to dry out faster, making it a bigger 
fire hazard. Avoid placing the tree in direct 
sunlight as well, because exposure can also 
hasten a live Christmas tree’s demise.

5. POST-CHRISTMAS DISPOSAL

Encourage tenants to get rid of their live 
Christmas trees soon after the holiday is 
over.

By then, the tree will be nearly dry and 
keeping it around for long increases the risk 
of a fire hazard. Check to see if your city has 
a Christmas tree disposal program and let 
your tenant know the day and time of pickup. 
Discourage tenants from keeping an old, dry 
tree outside against the house, because that 
is also a fire hazard.

As a landlord, you must decide whether 
you will prohibit tenants from getting live 
Christmas trees via the wording in your 
lease agreement. At the very least, make sure 
that your tenants carry renter’s insurance if 
you are going to allow such a fire hazard 
into your rental property. Sharing these tips 
about live Christmas trees with your tenants 
could save both of you a lot of time, money 
and stress.

In Utah we are lucky to be part of one of the largest 
organizations for owners and managers in the country. 
This gives us an excellent opportunities to meet with other 
owners, managers, vendors and service providers, which is 
one of the best resources that the association provides.

KEYS TO NETWORKING

When it comes to networking, here are 7 things that you 
need to make sure that you do in order to be successful.

1. Don’t forget your business card.  Having contact 
information that you can quickly and easily give out 
is important in order to follow up.

2. Break the ice quickly. You don’t have to be fancy 

about it, just going up and saying hello to people 
and asking them how they are enjoying the event or 
class can make for an easy segue into taking about 
common issues.

3. Join a conversation, don’t hijack it. If you see a 
group discussing something you don’t need to take 
over in order to be included. Conversely, feel free 
to join into an ongoing conversation if you have 
something to add!

4. Give yourself time to chat. Arriving early is the 
easiest way to find other people to talk to.

5. Set a goal of meeting a certain number of people 
and try to stick to that goal.

6. Pay attention to who asks questions. If another 
attendee asks a question that is relevant to you, it 
might be worth meeting them to discuss your similar 
interests and issues.

7. Keep in contact. Don’t wait until next year’s trade 
show to reach out to your new friends, you might 
want to follow up within the next few weeks, and it’s 
always a good idea to keep in touch at least a couple 
times a year.

OPPORTUNITIES

The UAA provides several excellent opportunities to 
network. The best by far is the UAA Annual Fair Housing 
Conference and Trade Show, which bring together thousands 
of landlords, property managers and rental housing specialists 
from around the state, and also includes hundreds of vendors 
and specialized service providers. I strongly recommend that 
you do this, especially if you have never had the opportunity 
to attend before. You will be able to find other people who 
know exactly what kinds of issues you face, and who might 
have some ideas or solutions that can help you.

Other networking opportunities include UAA classes, 
especially the monthly General Membership Meetings 
that the UAA hosts at the end of every month, as well as 
the other events put on by the UAA - including the Reverse 
Trade Show, Golf Tournament, and Awards Banquet. Also, 
for those who really want to get involved, we have the UAA 
Committees where you can work with other members to 
help plan events, recruit new members, run community 
service activities, design educational materials and direct 
our Government Affairs issues. Not only is this a great way 
to get involved, it is a fun way to meet other members and 
network.

Question: “I have an Eviction Order, how do I handle the 

lockout?”

Answer: An Order of Restitution (or eviction order) from 
the court usually requires that a Sheriff or a Constable be the 
one to enforce the order and perform the lockout. 

If the tenant refuses to leave, this is not something that the 
landlord should do by yourself. Having a sheriff or constable 
finish the lockout will help to ensure everything is done 
correctly. 

There will be additional cost associated with the lockout, 
but if the case ends up back in front of the judge, you will 
be glad that everything was done correctly. If anything was 
handled incorrectly or the order was wrongfully enforced, 
the tenant may try to make a claim for wrongful eviction or 

damage to their personal items. 

As a piece of practical advice, allowing a sheriff or 
constable to enforce the order will also protect you as 
the landlord from any emotionally charged or dangerous 
situations which may arise as you attempt to perform a 
lockout on your own.

Jeremy Shorts, Esq.
Utah Eviction Law
Phone: 801-610-9879
Fax: 801-494-2058
Email: info@utahevictionlaw.com

Ask the Attorney

‘I Have an Eviction Order; How do I 
Handle the Lockout?’

JEREMY SHORTS, ESQ.
Utah Eviction Law

Chair’s Message

The Importance of Networking
HOLLY SANFORD
Chair, 
Utah Apartment Association

Continued from Page 1

5 Christmas Tree Safety Tips to Share With Tenants
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“I have a renter who signed a rental agreement and paid 
the deposit several weeks ago to move in at the beginning of 
next month. Now he’s saying he doesn’t want to rent the place 
anymore. What should I do?”

The good news is they signed the agreement and paid a 
security deposit. The professional way to handle it would be 
to communicate the following:

“We understand things have changed and you no longer 
wish to move in. We will immediately attempt to re-lease 
the rental home. If we can get it re-leased by the first of the 

month, we will deduct only the cost of labor and marketing 
for the replacement tenant. If it takes longer than that, you 
will be responsible for daily rent until re-rented.”

Be understanding and polite. But explain to them they 
signed a binding contract, and you will do your best to 
rent it quickly, but there will be costs associated with their 
default. Occasionally owners and managers have to re-lease 
a place someone signed a lease on; they should do their best 
to mitigate damages by re-leasing quickly. But the tenant is 
responsible for the “actual damages” of the contract default, 
which include labor and marketing costs and daily rent until 
the property is re-rented.

You will “apply” the security deposit to any damages/
costs.

For instance, if the security deposit was $1,000, and the 
labor and marketing to re-lease come to $200, you would 
return the remaining $800. If the daily rent is $40 a day and 
it takes 15 days to rent, or $600, you would deduct the $200 
marketing costs and $600 lost rent = $800 from the $1,000 

and they would get $200 back. 
Sometimes the purpose of security deposits is 

misunderstood. Deposits are used to cover costs. Some people 
think deposits are “forfeited”, if a tenant breaks the lease, but 
as a matter of law they can only be “applied” to damages. 
The word “damages” has a broad definition including:

• Lost rent
• Marketing/labor
• Cleaning
• Physical damage
• Other costs like unpaid utilities, late fees, etc.
In this case since they never moved in there are no cleaning 

costs or damages, but there are lost rent and marketing/labor 
costs. So, if someone asks “Do I forfeit my deposit” because 
they decided not to honor the agreement; the answer is no 
– deposits are applied to damages. The deposit was $1,000 
in this hypothetical. If damages exceed the $1,000, they 
would end up owing more. If damages are less, they will get 
a partial refund.

Director’s Messsage

Tenants Signed the Lease and Paid the 
Deposit But Changed Their Minds

L. PAUL SMITH, CAE
Executive Director, 
Utah Apartment Association

SURFACE TECH
REDEFINING RESURFACING

Surface Tech takes your outdated, 
worn and damaged �xtures and 

makes them look new again.  We 
resurface over Countertops, Bathtubs, 
Tile, Sinks and Cabinets for a fraction 

of the cost of replacing.   

T U B S  -  C O U N T E R S  -  T I L E  -  S I N K S  -  C A B I N E T S

CALL FOR A FREE ESTIMATE!  
(801)  676-5275

WWW.SURFACETECHUTAH.COM
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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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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
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HEALTHY TENANTS AND  
A HEALTHY BOTTOM-LINE.

For a higher appraisal and heathier tenants,  
go smoke-free.




