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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

How to Keep 
Plumbing Up 
and Running
in Winter
Keepe

Being proactive to fight the winter 
cold in plumbing systems is the best 
way to avoid those unpleasant calls 
from tenants about frozen pipes, which 
is this month’s maintenance tip from 
Keepe. Here are 5 tips:

NO. 1 – SEAL CRACKS     
NEAR PIPES

Survey the entire exterior of the 
building for small air leaks. Small 
air leaks, sometimes leaking around 
insulation, are often the first culprits 
leading to a frozen pipe. Seal the cracks 
using insulation or caulk.

NO. 2 – SET INDOOR AIR 
TEMPERATURES OF AT LEAST 
65 DEGREES

Have your tenants keep an eye on 
indoor air temperatures. Make sure it 

See ‘5 Ways’ on Page 10

Grace Period Nearing End; How 
Should Landlords Approach It?
By Bradley S. KrauS                     
partner, Warren allen llp

It’s now February, a month many have 
waited for since last year. Feb. 28, 2022 
is officially the last day of the grace 
period as it is defined in the COVID 
laws passed last year. Until that date, 
any debts from the Emergency Period—
defined from April 1, 2020 until June 30, 
2021—are protected, leaving landlords 
unable to recover this balance until that 
time. That frustration has escalated 
for many landlords, as rent-assistance 
organizations no longer seem concerned 
about those balances when tenants apply 
for rent assistance.  

As of March 1, and assuming no 
additional legislative changes, the 
Emergency Period balance becomes due 
and owing once again. How landlords 
deal with these balances is something to 
discuss with their attorneys, as missteps 
(and current laws) can still provide some 
obstacles. 

One approach, assuming those with 
a balance are still current tenants, is to 
serve a Notice of Termination for Cause 
with respect to the unpaid balance. While 
this notice cannot turn into any form 

judgment that could be utilized to garnish 
or collect those monies it can prompt the 
tenant to pay the amount owing or vacate.  
Even though some of these debts are 

‘Trigger Words’ You Should Listen For
By david picKron

You can hardly turn on a television or 
read a newsfeed where you don’t encounter 
the term “trigger words.”  While there are 
some universally accepted trigger words, 
like racial or ethnic slurs, most people or 
groups have their own unique lexicon of 
words that send them immediately into 
orbit.  Our industry is no different, and 
over the years the way we identify the 
players in our game have even fallen 
victim.  In many circles, “landlords” 
are now more generically referred to as 
“housing providers,” while tenants are 
now more often called “residents.”  

As a landlord (I can call myself that 
because I am one) for more than 20 
years, I have encountered thousands of 
applicants who are looking to rent my 
property.  In looking at them as a potential 
“business partner,” I engage several of 
my senses to get a read on what kind of 
potential partner they might be.  More 
important than anything, I listen closely 
to the questions they ask as we tour the 
property.  The following is a list of the 
top trigger words or phrases that every 
landlord, old and new, should intently 
listen for to ensure they are getting the 
best possible read on a person for their 

See ‘Trigger’ on Page 5

See ‘How to’ on Page 7
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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 FNEX Capital, LLC, member FINRA, SIPC. 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

 Kay Properties is a national Delaware Statutory Trust (DST) investment firm. 
The www.kpi1031.com platform provides access to the marketplace of DSTs 
from over 25 different sponsor companies, custom DSTs only available to Kay 
clients, independent advice on DST sponsor companies, full due diligence and 
vetting on each DST (typically 20-40 DSTs) and a DST secondary market. Kay 
Properties team members collectively have over 150 years of real estate expe-
rience, are licensed in all 50 states, and have participated in over $30 Billion of 
DST 1031 investments.

This material does not constitute an offer to sell nor a solicitation of an 
offer to buy any security. Such offers can be made only by the confidential 
Private Placement Memorandum (the “Memorandum”). Please read the entire 
Memorandum paying special attention to the risk section prior investing. IRC 
Section 1031, IRC Section 1033 and IRC Section 721 are complex tax codes 

therefore you should consult your tax or legal professional for details regarding 
your situation. There are material risks associated with investing in real estate 
securities including illiquidity, vacancies, general market conditions and 
competition, lack of operating history, interest rate risks, general risks of owning/
operating commercial and multifamily properties, financing risks, potential 
adverse tax consequences, general economic risks, development risks and 
long hold periods. There is a risk of loss of the entire investment principal. Past 
performance is not a guarantee of future results. Potential cash flow, potential 
returns and potential appreciation are not guaranteed.

Nothing contained in this advertisement or on Kay Properties’ website 
constitutes tax, legal, insurance or investment advice, nor does it constitute a 
solicitation or an offer to buy or sell any security or other financial instrument. 
Securities offered through FNEX Capital , member FINRA, SIPC.

ABOUT KAY PROPERTIES AND WWW.KPI1031.COM

www.kayrhj.com
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Torrance, CA-based Kay Properties, which operates 
one of the nation’s largest 1031 exchange property and 
real estate investment marketplaces, posted another 
record year in 2021 after successfully placing $610 
million in equity for accredited investors participating in 
1031 exchanges and direct cash investments.

Founded by CEO Dwight Kay, Kay Properties & 
Investments is considered one of the most experienced 
and knowledgeable investment firms in the country 
specializing in Delaware Statutory Trust (DST) and 
private equity real estate investments. The firm was 
established in 2010 with the emphasis on providing 
real estate investment options to high-net-worth clients 
looking for passive real estate ownership. In addition, 
Kay Properties believes it has created one of the 
largest 1031 exchange and real estate investment 
online marketplaces in the country that generates 
some of the largest DST 1031 investment volume in 
the United States. In 2021, for example, Kay Properties 
clients participated in thousands of transactions, and 
the $610 million of equity invested through the Kay 
Properties platform was invested in more than $8 billion 
of real estate offerings totaling approximately 50 million 
square feet of multifamily, manufactured housing, single 
tenant net lease, industrial, self-storage and medical 
properties nationwide.

UNPARALLELED ONLINE 1031 EXCHANGE 
REAL ESTATE MARKETPLACE PLATFORM

“The kpi1031.com online marketplace has truly 
become a best-in-class robust platform connecting 
high-net-worth investors with quality real estate 
offerings as well as a place for real estate sponsors 
and operators to connect with tens of thousands of 
high-net-worth investors seeking to deploy capital into 
real estate offerings. We think the platform creates a 
perfect match for all sides of the 1031 exchange and 
real estate investment equation. This success over 
the years comes from hard work and dedication to our 
clients and team members as well as ultimately, beyond 
anything else, from the Lord,” said Dwight Kay, Founder 

& CEO of Kay Properties & Investments.

Kay explained that most investments made on the 
Kay Properties platform are for DST 1031 exchange 
replacement properties followed by a growing number 
of cash investments into real estate funds and other 
vehicles. DST investments are an allowable option for 
replacement properties for investors who have recently 
sold other real estate assets and are seeking to defer 
taxation on their gains, enter a passive management 
structure, and potentially broaden their geographic 
and real estate asset diversification* by reinvesting the 
proceeds in qualifying properties. So-called “like-kind 
exchanges” are allowable under U.S. Internal Revenue 
Code Section 1031 and DST investments have grown 
in popularity among accredited investors over the past 
decade.

“While it is true that a large amount of people 
investing through the kpi1031.com marketplace 
are seeking like-kind exchange properties, it is also 
true that the platform attracts many high-net-worth 
investors who are interested in participating in the 
offerings on the company’s marketplace with direct 
cash investments, a trend that we are seeing growing 
tremendously,” stated Kay.

REMARKABLE YEAR FOR DELAWARE 
STATUTORY TRUST 1031 EXCHANGE 
INVESTOR

According to Kay, 2021 was a remarkable year for 
both Kay Properties and the entire 1031 exchange 
property market, including DSTs.

“Investment properties have gone through 
significant changes over recent years, and in many 
cases, owners have been faced with challenges they 
have never seen before, including the COVID-19 
pandemic. For property owners who were motivated 
to sell during 2021 and were facing capital gains, 
reinvesting the proceeds via a 1031 exchange into 
qualifying properties including DSTs allowed them to 
not only defer capital gains taxes but also become 
part of a diversification* strategy with the potential for 
appreciation and monthly income*,” explained Kay.

CLIENT-CENTRIC AND EMPHASIS ON 
EDUCATING INVESTORS 

2021 also extended and reinforced the established 
success of the Kay Properties business model that 
emphasizes both client relations and DST education.

“When I started Kay Properties, I had a vision of 
creating a hyper-client-centric business model that 
emphasized the utilization of tax efficiencies afforded 
to investors through the 1031 exchange and real estate 
investments and potentially reduced risk for investors 
through a fully-integrated real estate investment 
platform. This platform includes a growing team of 
DST 1031 experts and back-end support specialists 
that provide Kay clients deal sourcing, due diligence, 
transaction coordination, investor relations, in-house 
accounting, legal, finance and asset analysis. We 
also support potential investors through exclusive 
educational programs that are presented in an effort 
to keep investors fully informed of opportunities and 
potential risks that they must be aware of. The model 
has worked out well, and the year-end results of 2021 
proves this out,” said Dwight Kay, Founder and CEO.

*Diversification does not guarantee profits or protect 
against losses. Potential cash flow, potential returns 
and potential appreciation are not guaranteed.

Kay Properties Marks Another Record Year 
in 2021 After Placing $610 Million of Equity 

From Accredited Investors

YEAR-END HIGHLIGHTS:
• Kay Places $610 Million of Equity 

Investments in 2021
• Kay Grows Its Fully Integrated Real 

Estate Team and Robust Online Real 
Estate Investment Platform

This Continued Record Growth Represents a 49.5% Increase 
Over Previous Year’s $408 Million in Equity Placements

 Call us at 1 (855) 875-2781 or visit us at kayrhj.com

www.kayrhj.com
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FORM OF THE  MONTH
Guarantor hereby unconditionally, absolutely and continually guarantees the performance by Residents of all obligations under 

the Rental Agreement, including but not limited to timely payment of the rent and all other financial obligations due Owner /Agent. 

The liability of Guarantor is direct and unconditional and may be enforced without requiring Owner /Agent first to exercise, enforce 

or exhaust any right or remedy against Residents. This guarantee extends to all amendments, renewals, extensions or new rental 

agreements between Residents and Owner/Agent, until this guarantee is terminated as provided below. Guarantor waives any 

notice of any such amendments, renewals, extensions or new rental agreements. The release of any Resident from the Rental 

Agreement will not release or waive the obligations of any Guarantor. Guarantor waives presentment, demand, protest, and notice of 

acceptance, notice of demand, notice of protest, notice of dishonor, notice of default, notice of nonpayment, and all other notices to 

which Guarantor might otherwise be entitled. If more than one Guarantor signed this agreement, or any other guarantee agreements 

related to the same Resident(s), the liability of each Guarantor is joint and several. The release of, or waiver of rights against, any 

Guarantor will not release or waive the obligations of any other Guarantor. 

If Owner/Agent accepts rental payments from Guarantor, this will not create a Landlord-Tenant relationship and Guarantor will not 

have any right to possession.  
If the Rental Agreement is a month-to-month tenancy, Guarantor may terminate this guarantee at any time after 18 months from 

the date hereof, by giving Owner/Agent 60 days’ written notice of Guarantor’s intent to terminate. If the Rental Agreement is for 

a specified term, Guarantor may only terminate this guarantee at the end of the term by giving written notice thereof at least 60 

days prior to the end of the then-current specified term. Termination of this guarantee will not affect Guarantor’s obligations for 

performance due under the Rental Agreement prior to the effective date of termination of this guarantee. 

Guarantor recognizes that Owner /Agent has agreed to rent to Residents because of this guarantee and that if the  continued 

validity of this guarantee is no longer enforceable for any reason, Owner /Agent may terminate the Rental Agreement. 

Guarantor agrees that any suit or action brought on this Agreement may be brought in any state or federal court sitting in the 

county in which the Premises is located. Guarantor specifically agrees to personal jurisdiction in such court or courts. Guarantor 

agrees to pay all costs and attorney’s fees incurred by Owner /Agent in enforcing the Rental Agreement and/or this Agreement, 

at trial and on any appeal.
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____________________________________________

 STREET ADDRESS ______________________________________________________________________________________________________________________________

 ______________________________________________________________________________________________________________________________

the Rental Agreement, including but not limited to timely payment of the rent and all other financial obligations due Owne

The liability of Guarantor is direct and unconditional and may be enforced without requiring Owne

or exhaust any right or remedy against Residents. This guarantee extends to all amendments, renewals, extensions or new rental

agreements between Residents and Owner/Agent, until this guarantee is terminated as provided below. Guarantor waives any

notice of any such amendments, renewals, extensions or new rental agreements. The release of any Resident from the Rental

Agreement will not release or waive the obligations of any Guarantor. Guarantor waives presentment, demand, protest, and notice

acceptance, notice of demand, notice of protest, notice of dishonor, notice of default, notice of nonpayment, and all other not

which Guarantor might otherwise be entitled. If more than one Guarantor signed this agreement, or any other guarantee agreement

related to the same Resident(s), the liability of each Guarantor is joint and several. The release of, or waiver of rights agai

Guarantor will not release or waive the obligations of any other Guarantor.

Agreement will not release or waive the obligations of any Guarantor. Guarantor waives presentment, demand, protest, and notice

acceptance, notice of demand, notice of protest, notice of dishonor, notice of default, notice of nonpayment, and all other not

which Guarantor might otherwise be entitled. If more than one Guarantor signed this agreement, or any other guarantee agreement

related to the same Resident(s), the liability of each Guarantor is joint and several. The release of, or waiver of rights agai

Guarantor will not release or waive the obligations of any other Guarantor.

If Owner/Agent accepts rental payments from Guarantor, this will not create a Landlord-Tenant relationship and Guarantor will n

have any right to possession. 

agreements between Residents and Owner/Agent, until this guarantee is terminated as provided below. Guarantor waives any

notice of any such amendments, renewals, extensions or new rental agreements. The release of any Resident from the Rental

Agreement will not release or waive the obligations of any Guarantor. Guarantor waives presentment, demand, protest, and notice

acceptance, notice of demand, notice of protest, notice of dishonor, notice of default, notice of nonpayment, and all other not

which Guarantor might otherwise be entitled. If more than one Guarantor signed this agreement, or any other guarantee agreement

related to the same Resident(s), the liability of each Guarantor is joint and several. The release of, or waiver of rights against, any

If Owner/Agent accepts rental payments from Guarantor, this will not create a Landlord-Tenant relationship and Guarantor will n

If Owner/Agent accepts rental payments from Guarantor, this will not create a Landlord-Tenant relationship and Guarantor will n

If the Rental Agreement is a month-to-month tenancy, Guarantor may terminate this guarantee at any time after 18 months from

the date hereof, by giving Owner/Agent 60 days’ written notice of Guarantor’s intent to terminate. If the Rental Agreement is f

a specified term, Guarantor may only terminate this guarantee at the end of the term by giving written notice thereof at least 

days prior to the end of the then-current specified term. Termination of this guarantee will not affect Guarantor’s obligations

If the Rental Agreement is a month-to-month tenancy, Guarantor may terminate this guarantee at any time after 18 months from

the date hereof, by giving Owner/Agent 60 days’ written notice of Guarantor’s intent to terminate. If the Rental Agreement is f

a specified term, Guarantor may only terminate this guarantee at the end of the term by giving written notice thereof at least 

days prior to the end of the then-current specified term. Termination of this guarantee will not affect Guarantor’s obligations

performance due under the Rental Agreement prior to the effective date of termination of this guarantee.

Agent has agreed to rent to Residents because of this guarantee and that if the  

Agent may terminate the Rental Agreement.

Guarantor agrees that any suit or action brought on this Agreement may be brought in any state or federal court sitting in the

days prior to the end of the then-current specified term. Termination of this guarantee will not affect Guarantor’s obligations

performance due under the Rental Agreement prior to the effective date of termination of this guarantee.

Agent has agreed to rent to Residents because of this guarantee and that if the  

validity of this guarantee is no longer enforceable for any reason, Owner /Agent may terminate the Rental Agreement.

Guarantor agrees that any suit or action brought on this Agreement may be brought in any state or federal court sitting in the

county in which the Premises is located. Guarantor specifically agrees to personal jurisdiction in such court or courts. Guaran

agrees to pay all costs and attorney’s fees incurred by Owner /Agent in enforcing the Rental Agreement and/or this Agreement,

agrees to pay all costs and attorney’s fees incurred by Owne

_____________________________

DATE

SAMPLE

SAMPLE

SAMPLE
_____________________________________________________________________________________

SAMPLE

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

FEBRUARY 2 WEBINAR: LANDLORD STUDY HALL - QUALIFIED LANDLORD REASON TERMINATIONS 6:30 PM - 8:00 PM

FEBRUARY 3 WEBINAR: CREATING BOUNDARIES 10:00 AM - 11:00 AM

FEBRUARY 8 WEBINAR: LANDLORD TENANT LAW 2-PART B 10:00 AM - 12:00 PM

FEBRUARY 10 WEBINAR: HR ANSWERS - DEALING WITH CHALLENGING CO-WORKERS 12:00 PM - 1:00 PM

FEBRUARY 11 WEBINAR: IT’S THE LAW: I WAIVED WHAT? 12:00 PM - 1:00 PM

FEBRUARY 15 WEBINAR: ADVANCED LANDLORD/TENANT LAW 10:00 AM - 12:00 PM

FEBRUARY 15 WA IT’S THE LAW: NOTICES 12:00 PM - 1:00 PM

FEBRUARY 16 BLOOD DRIVE PRESENTED BY THE SERVICE COMMITTEE 8:00 AM - 4:00 PM

FEBRUARY 17 WEBINAR: FAIR HOUSING BASICS 10:00 AM - 11:00 AM

FEBRUARY 17 WEBINAR: SB 891 - MORATORIUM EXTENSION 11:30 AM - 1:00 PM

FEBRUARY 22 AFFORDABLE AFTERNOONS WITH ADAM - AFFORDABLE HOUSING 101 12:00 PM - 1:00 PM

MARCH 1 WEBINAR: DEBUNKING MYTHS - IS IT TRULY HAZARDOUS INDOOR AIR? (0022) 10:00 AM - 11:00 AM

MARCH 1 WEBINAR: SB 291 -NEW APPLICATION AND SCREEENING LAW 11:30 AM - 12:30 PM

MARCH 2 WEBINAR: CITY OF PORTLAND FAIR - APPLICATIONS AND SCREENING 10:00 AM - 11:30 AM

MARCH 2 WEBINAR: LANDLORD STUDY HALL – OR SHORT LEGISLATIVE SESSION UPDATE 6:30 PM - 8:00 PM

By deBorah imSe                                                  
executive director, multifamily nW

Last month we signaled that the six-week legislative 
session was expected to be a frenzy and expressed our 
hope that lawmakers would hold fast to a commitment 
to refrain from making major changes to ORS Chapters 
90 and 105 (Oregon rental housing laws). As I write this, 
bills are being “dropped.”

If you are new to following Oregon lawmaking, 
the place to start is OLIS – the Oregon Legislative 
Information System. There you can find information 
on the meetings of the senate, house, and committees. 
OLIS contains links to all the bills and all of their 
revisions, including overviews, analyses, records of 
written testimony, and links to videos and live feeds of 
testimony. Multifamily NW will be closely following the 

two housing committees:
Senate: The Senate Committee on Housing and 

Development is a five-member group, chaired by Sen. 
Kayse Jama, with Sen. Dick Anderson as vice chair. Their 
regular meeting schedule is Mondays and Wednesdays 
at 3:15 p.m.

House: The House Committee on Housing is a 
10-member group, chaired by Rep. Julie Fahey, and with 
two vice-chairs, Rep. Wlnsvey Campos and Rep. Lily 
Morgan. Their regular meeting schedule is Mondays and 
Wednesdays at 8:00 a.m.

As elected leaders, your senators and representatives 
rely on public input to help inform their decisions. 
E-mails, letters, and personal testimony before them at 
committee meetings is encouraged, and is a wonderful 
privilege provided by our representative democracy. 

Access the Oregon Legislative Information System 
(OLIS) here: https://olis.oregonlegislature.gov/

Confirm your elected representatives here: 
https://www.oregonlegislature.gov/

FindYourLegislator/leg-districts.html
We hope more housing providers make their voices 

heard this year. Participating in the process may be 
daunting, but we can provide assistance on the rules 
of etiquette, refining your message, and timing your 
presentation to avoid being “cut off” so that you can 
confidently participate.

Multifamily NW will publish regular updates to our 
members on important legislative developments as the 
session progresses. This is the year to participate in the 
process and exercise your privilege to speak directly to 
our lawmakers. 

Participate in Your Representative Democracy

Guarantee Agreement 
– M026 OR-WA

This form is commonly known as a “co-signer” agreement used 
to bolster an applicant’s financial liabilities when being considered 
for a residential tenancy. Securing a signed Guarantee Agreement 
is a great strategy to accept an application that may lack sufficient 
rental criteria to qualify on their own. Language plainly explains the 
role of the Guarantor, their ultimate responsibilities, and limits of the 
agreement. The qualification of a Guarantor is determined by the 
Co-Signer Application and Criteria, form M088. The execution of a 
Guarantee Agreement is at the discretion of the housing provider.
The Multifamily NW Forms Collection is available immediately and electron-
ically at www.RentalFormsCenter.com, via  electronic subscription software 
through www.tenanttech.com & by mail or pick-up of printed triplicate forms at 



Rental Housing Journal Valley · February 2022 5

Rental Housing Journal Valley

property and partnership.  
Disclaimer: Being presented these questions doesn’t 

always mean the applicant is a definite no-go, but it 
should put you on notice.   Always make decisions from 
your detailed criteria.

1. ARE YOU GOING TO PERFORM A
BACKGROUND CHECK ON ME?

Has an innocent person with nothing to hide ever asked 
this question?The likely answer is no.  Why would they?  
If I have no criminal background history, then I have 
nothing to fear; run all the background checks you want.  
As an applicant, if I have something in my past that I 
am trying to keep from you as my potential landlord, 
I’d rather know up front, so I don’t waste time or money 
on trying to qualify for your property.  If this question 
ever comes up, now is the perfect time to introduce your 
rental criteria.  Let the applicant know that you have a 
standard criteria and that these rules are applied evenly 
and fairly to all applicants.  It’s easier to let the criteria 
work for you in showing exactly where the standard is 
for qualifying for your property.  Make sure the criteria 
are clear in defining exactly what you are looking for 
when it comes to disqualifying criminal history.  And if 
you don’t have a criteria, consult with your attorney or 
local experts to ensure that what you are doing in regard 
to background checks is legal.   We have a great detailed 
sample criteria we would love to send to you.  Just email 
info@rentperfect.com 

2. DO YOU REQUIRE A DEPOSIT UP FRONT?
I can’t tell you how many times I’ve heard this question,

or one similar to it.
I’ve been asked to spread out a deposit over a few 

months, or even the entire term of the lease.  Whatever 
form it comes in, it puts me on alert.  Why?  Because it 
usually indicates that money is tight and that I may not 

be a priority when finances are stretched thin.  When 
a medical bill or car-repair charge hits a tenant hard, 
you may be the last person to get paid, if you get paid 
at all.  Now is the time when you really have to stick to 
your guns and require that deposit, as it may be the only 
protection you have moving forward.  

3. CAN I MOVE IN IMMEDIATELY?
I’ve shown properties where the individuals have

arrived at the showing with the moving van packed and 
ready to unload. This concerns me, as I have to ask them 
why they are needing to move so quickly.  Did they just 
get evicted?  Did they leave their last residence in the 
middle of the night to avoid being seen by their landlord?  
Granted, there are times when an applicant just suffered 
a devastating loss by flood or fire and needs immediate 
housing.  Asking follow-up questions on why they need 
to move so quickly will help you analyze the situation 
and make the best decision for you and your property.    

4. HOW MANY PEOPLE CAN STAY HERE?
While it might seem harmless, this question could

lead to more people living in your property than it can 
accommodate.When an applicant sees your listing as 
a 3-bedroom, 2-bath, it’s pretty safe to expect it can 
accommodate up to 6 people.  Establishing the maximum 
occupancy in an applicant’s mind lets them know what 
you expect and consider as “too many” people in the 
home.  This question is often accompanied by “how 
long can someone stay and still be considered a guest?”  
Both of these together or individually are cause for you 
to ask a lot of follow-up questions to determine exactly 
how your property will be used.  Again, clear criteria can 
protect you in this area.

5. HOW MANY PETS CAN I HAVE?
Pets are just part of the business and having a firm

policy regarding number or type is a great way of 
protecting your investment.  While you don’t want a zoo 

moving in, having a no-pet or one-pet policy is pretty 
standard.  Make sure to require an additional deposit 
(see point No. 2) and collect all of it before move-in.  
It’s beneficial to define what is considered a pet and 
to clearly communicate what animals are and are not 
allowed in or on the property.  I’ve seen tenants who 
tried raising chickens in the back yard use the excuse 
that, a) they aren’t pets and b) they never go inside the 
residence.  Along with violating our lease, they also 
violated the CCR’S of the Homeowners Association 
and made me subject to a pretty hefty fine with the city.  
Clarity, especially when it comes to pets, will save you a 
lot of headaches.  

6. MY CURRENT LANDLORD IS A ‘JERK.’
This trigger lets me know that I just might be the next

“jerk.”  Most landlords I meet just want to maintain their 
property value and make money, and keeping tenants 
happy is an integral part of that game.  No one wants to 
discourage a good, paying tenant who is taking care of 
the property; ask your applicant why they feel that way.  
Often, I hear the current landlord will not return their 
calls.  I see a frustrated landlord when this action starts 
and, in my mind, it always takes two to tango.

There are countless other things to listen for as you 
meet with a rental applicant; you likely have stories to 
tell that top my experiences.  Listen intently, ask as many 
follow-up questions as you need, and communicate your 
criteria and policies clearly.  After all, when you are 
getting ready to turn your keys over to a sizable asset, 
knowing who you are renting to is critical to your success 
in this business.     
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 Podcasts) to stay up to date on 
the latest industry news and for expert tips on how to 
manage your properties.

‘Trigger Words’ Every Landlord Should Listen For
Continued from Page 1

www.lutherburbanksavings.com
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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
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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.
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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.
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Get Involved: Our Future as Landlords 
Depends on You

By ron Garcia

Last week I gave a presentation to a group of property 
managers and vendors at the local NARPM chapter 
meeting (National Association of Residential Property 
Managers). My topic was extolling the value of belonging 
to Rental Housing Alliance Oregon. As one of three 
primary landlord organizations statewide, RHA Oregon 
has been around the longest (it was established in 1927). 
We currently represent 2,000 members with 60 percent 
owning four or fewer units. 

Multifamily NW (MFNW) and Oregon Rental 
Housing Association (ORHA) are the other two main 
groups. They both have excellent leadership and offer 
tremendous support, training, and advocacy for housing 
providers throughout the state. 

In my talk I pointed out that there are legitimate 
reasons why we have three separate groups in the state. 
All three represent smaller landlords. However, MFNW 
primarily speaks on behalf of institutional investors and 
their management companies, while RHA Oregon and 
ORHA both primarily focus on the “mom-and-pop” and 
DIY landlords. Additionally, ORHA is headquartered in 
Eugene and has a large footprint on smaller and rural 
communities throughout Oregon. RHA Oregon also has 

members from Astoria to Enterprise to Medford, but 
we are headquartered in Portland, which is where our 
primary influence is centered. 

For years, RHA Oregon has promoted itself as a 
member-based concept of “landlords helping landlords” 
through networking and mentorship. For decades, this 
was a model that offered value and thrived. Yet as we enter 
2022, this simple structure is not enough. Legislation has 
created complex regulations that add unprecedented risk 
to our common business practices; the demographics of 
rental property investors have morphed; the economy 
has pivoted; and new technologies are now available to 
owners, offering an array of services online.

The goal for my discussion (as is the goal of my 
affiliation) is to accelerate the pace of our evolution, and 
for Rental Housing Alliance Oregon to remain a primary 
hub for professional development in today’s housing 
industry. To accomplish this, we need more professional 
members who are committed to their business. We need 
members who are passionate about their desire to create 
and propagate successful standards of practice. We want 
to become known as the organization that emphasizes 
the true “win-win” when housing providers work to 
provide and maintain fair, safe, and affordable housing 
for their renters. 

In short, we want members who are willing and able 
to contribute to the success of a community-based, 
non-profit organization that stands for building the best 
professional platform the rental-housing industry has to 
offer. Does this sound like I’m calling on you? 

Someone once told me that learning is not passed on 
through DNA; it must be taught. This is equally true for 
professionalism. As we climb the ladder of success in our 
careers, it’s important to leave it standing and encourage 
those following us to climb those tested rungs. My 
challenge to my peers is: Get involved. Be involved. Stay 
involved. Why? Because if it’s not going to be you, then 
who will do it? 

www.rentegration.com
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very old at this point, waiver under ORS 90.412 is not a 
concern, as there is an express carve-out in the current 
renter-protection laws on that issue. 

The important thing to keep in mind with respect to 
the above approach is that tenants are still allowed to 
apply for rent assistance pursuant to SB 891, unless they 
have already done so under that law. Assuming a tenant 
follows the proper procedure, SB 891 would cause a stay 
to remain in place while the tenants’ application for rent 
assistance is “pending.” It is unclear how rent-assistance 
organizations will handle these issues. Further, given the 
factual differences of every notice and balance ledger, 
it is difficult to predict how those issues will play out. 
Ultimately, readers of this column will remember that 

anything received from a tenant should be scrutinized 
with your attorney to evaluate whether or not it qualifies 
as “documentation” that could affect your rights. 

Alternatively, another option for landlords is to simply 
exercise their civil remedies with respect to a small 
claims case or lawsuit. Once the law’s protections expire, 
the Emergency Period balance becomes a debt that can 
be pursued civilly. This goes for both current tenants and 
former tenants who have moved out. While landlords are 
allowed to withhold security deposits for unpaid debts 
and damages under the current COVID laws, those 
deposits rarely (if ever) cover the entirety of the rent 
arrears left behind. 

Many landlords continue to carry large balances from 
tenants. Those same landlords were not afforded the 

protections, grace periods, or other benefits afforded 
to other individuals affected by COVID. That was 
unfortunate, and further eroded the relationships between 
landlords and their tenants that current laws seem to 
continually exacerbate. Landlords will have additional 
rights and options at their disposal in the coming months, 
and unless rent-assistance agencies begin writing checks 
for these unpaid balances, landlords should prepare to 
assert them.  
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.

Continued from Page 1

How to Approach the Upcoming End of Grace Period
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The audit division of the Oregon 
secretary of state’s office says in a 
statement that the Oregon Emergency 
Rental Assistance Program funds will 
be audited by the director of the office’s 
audit division, Kip Memmott, according 
to reports. 

The Portland Business Journal first 
reported the audit after a records request.

In an email to the state housing agency, 
Memmott said his office would release 
an audit plan to the public after briefing 
legislators. Memmott heads the audit 
division under Secretary of State Shemia 
Fagan.

“The state is facing criticism for 
stopping the application process for these 
funds even though it has been reported 
that Oregon was one of the timeliest states 

issuing rental assistance,” a description 
of the audit provided by Memmott said. 
“Issues cited by legislators and other 
stakeholders include technical challenges 
with rental-assistance software and public 

communication challenges.”

Oregonlive.com reported that while 
the program has sent funds to 38,000 
households, distributing more than $268.1 
million since June, the state has yet to pay 
out funds to another 32,000 applicants.

Both landlords and tenants have 
been waiting for weeks with pending 
requests for rental assistance and no 
communication or updates on the status 
of their applications.

Sen. Kayse Jama, D-Portland, and 
Rep. Julie Fahey, D-Eugene, chairs of 
the legislative housing committee, called 
for an audit of the program during the 
December special session to address 
evictions. The lawmakers wrote to 
Fagan at the time that they were “deeply 
troubled” by the lack of communication 
from the agency to landlords and renters 

and the inconsistent distribution of funds 
across counties.

Deborah Imse, executive director of 
Multifamily NW, wrote in December 
that failed state software for emergency 
rental assistance was hurting families in 
Oregon.

“As with the landlord fund, the 
emergency rental-assistance program 
has been plagued by system crashes, 
ineffective notification processes and a 
serious lack of clear communication from 
administrators. Applications have piled 
up, leaving renters’ requests for help in 
limbo for months. And landlords have 
spent hours — if not days – online, with no 
assurance that their renters’ applications 
had even made it into the program,” Imse 
wrote.

Auditor to Review Rental-Assistance Funds Payments
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