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Portland rent growth has moderated and 
matches much of what is going on with rents 
across the United States, Yardi Matrix says 
in the autumn report for Portland.

Portland’s multifamily sector showed 
steady improvement in 2022, the report says.

“Rent gains moderated, to 0.6 percent on 
a trailing three-month basis through August, 
on par with the national average, but the 
movement can be attributed to a typical 

seasonal softening.

“The occupancy rate in stabilized 
properties declined 30 basis points year-
over-year as of July, but at 96.2 percent, it is 
still a tight rental market,” Yardi Matrix says 
in the report.

Rent trends

The overall asking rent in the Portland 
metro rose to $1,759, slightly above the 
$1,718 U.S. figure. On an annual basis, rates 

in Portland were up 9.9 percent, 100 basis 
points behind the national figure.

“Of the 57 submarkets tracked by Yardi 
Matrix, 26 posted double-digit year-over-
year rent growth. In August, six submarkets 
had an average above the $2,000 mark, 
up from two a year ago. Lake Oswego 
(11.3 percent to $2,436) and Pearl District 
(3 percent to $2,121) remained the most 
expensive areas.”

Portland Rent Growth Moderates 
On Par With Trends Across U.S.

Rental Housing Journal

Two property management groups have sued the city of Eugene over 
a city-imposed $10 cap on rental-applicant screening fees.

Thorin Properties and Jennings Group, Inc. charge in the lawsuit that 
Oregon law grants landlords the right to collect applicant-screening 
charges sufficient “to cover the costs of obtaining information about 
an applicant.”

The property management groups say they told Eugene officials that 
application screening “typically costs four to five times more” than the 

Property Management Groups Sue 
Over $10 Cap on Screening Fees

See ‘Steady’ on Page 13

See ‘City’ on Page 7

E-commerce
Can Teach You 
a Thing or Two
By Rachel Richardson

What can you learn from e-commerce 
giants like Amazon?  Owners and 
operators can deliver an exceptional 
experience for the renter by following 
principles that have transformed the 
online shopping landscape. Apartment 
hunting has three factors of success that 
are also critical in other types of online 
shopping: customer service, availability 
and ease of access, and community 
engagement.

“Everyone wants the Amazon 
experience online,” said Max Morales, 
director of marketing at Cornerstone 
group.  In a webinar on how to optimize 
marketing for a variety of properties, 
Max shared a fundamental truth about 
modern living and leasing: “People like 
simple.” Renters want to easily find and 
live in their ideal apartment. Much like 
successful e-commerce businesses, 
exceptional experiences in leasing 
require rental property managers to 
make it easy for renters to find what 

See ‘What’ on Page 16 
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*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. 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. This material is not to be construed as tax or legal advice. 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. Securities offered through FNEX Capital.

Get More Out of Your 1031 Exchange on the kpi1031.com Marketplace

✔ DST Offerings from 25 Different Real Estate
Sponsors

✔ 20-40 available Delaware Statutory Trust 1031
listings at any given time

✔ Investment options from $100K - $200M

FREE
DST 1031 
Exchange
Tool Kit

Call Today to Also 
Learn About a 

Real Estate Fund With: 

Register at

or call

855.875.2781

www.kpi1031.com

• All-New 1031 DST Digest Magazine
• 1031 Exchange Property Listings

• Introductory DST Book for Investors

8.00%
PREFERRED 
RETURN*

✔ 8.00% Annualized Distribution 
Potential

✔ Monthly ACH Distribution 
Payments

✔ Available for Cash Investments 
and IRAs
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About Kay Properties and www.kpi1031.com
Kay Properties &amp; 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 150 years of real estate experience, are licensed in all 
50 states, and have participated in over $30 Billion of DST 1031 investments.

* Past performance does not guarantee or indicate the likelihood of future results.

* No representation is made that any DST investment 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 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 making 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.

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 commercial 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. Securities 
offered through FNEX Capital, member FINRA, SIPC.

By Dwight Kay, Founder & CEO of Kay Properties & Investments 
When investors evaluate potential opportunities for their 1031 Exchanges, they should 

not only consider Delaware Statutory Trust offerings, but also those DST offerings that 
feature one major distribution and logistics tenant: FedEx. While no one has a crystal 
ball and can predict the performance of any real estate asset, we are encouraged by one 
corporation that leases thousands of locations across the country: FedEx. 

According to the American Association of Independent Investors (AAII) FedEx 
Corporation (FedEx) provides a robust portfolio of transportation, e-commerce and 
business services and operational units under the FedEx brand umbrella, including: 

•	 FedEx Express — The FedEx Express segment offers a range of United States 
domestic and international shipping services for delivery of packages and freight. 

•	 FedEx Ground — The FedEx Ground segment provides small-package ground 
delivery services, which includes day-certain service to any business address in 
the United States and Canada, 
as well as residential delivery 
services through its FedEx Home 
Delivery service.

•	 FedEx Freight — The FedEx 
Freight segment offers less-than-
truckload (LTL) freight services. 

•	 FedEx Services — The FedEx 
Services segment provides 
sales, marketing, information 
technology, communications, 
customer service, technical 
support, billing and collection 
services, and certain back-office 
functions that support the Company’s operating segments.

As a corporate backed-net lease tenant, Kay Properties likes FedEx for a number 
of fundamental reasons, including FedEx has a market capitalization of $58.40 Billion 
making them a very well capitalized tenant to help investors sleep well at night that 
they have a tenant on a long-term lease that will likely be able to pay rent each month*. 
Again, while all real estate investments contain no guarantees of monthly distributions 
and investors should read each PPM paying special attention to the risk section prior to 
considering an investment, Kay Properties likes FedEx as a tenant for DST properties, 
especially during turbulent times that need an anchor tenant like FedEx. 

Here are 10 reasons Key Properties likes FedEx for DST 1031 investments in 2023. 

1. Up, Up and Up 
According to a recent article in MarketWatch, FedEx stock continues to soar, reaching 

its biggest one day gain in 29 years on June 14, 2022, resulting in a 14.4% increase in 
share price. This type of growth occurring during a bear market and at a time when many 
public companies’ share prices are plummeting, is worth taking note.

2. Shareholder Heaven

FedEx also just raised its shareholder dividend by 53%.... Again, this occurred during a 
bear market when the broader stock market is taking a beating.

3. DST Essential

Over the years, Kay Properties has provided several FedEx DST investments for our 
investors. While past performance does not guarantee or indicate the likelihood of future 
results, each FedEx DST investment provided regular monthly rental distributions for our 
client each and every month - even during COVID-19 pandemic. The essential nature of 
the FedEx business makes it a popular choice for DST investments. 

4. Just Order it Online

E-Commerce Logistics Market Is Booming Worldwide and FedEx is a recipient of 
this growth trajectory. An article in Digitaljournal reports that this hyper-growth is being 

fueled by the increased consumer adoption using e-commerce as a convenient and 
viable purchasing practice. Additionally, the internet continues to penetrate pockets of 
consumers worldwide which allows cross-border e-commerce activities, and a growing 
number of e-commerce business models being developed worldwide. All of this feeds 
into the need for a reliable, logistics company as FedEx. 

5. More Trucks, Please!
Parcel volumes continue to grow. According to Pitney Bowes, a technology company 

that is known for its postage meters and other mailing equipment, FedEx saw its revenue 
swell to $62 billion in 2021 while growing its market share. The Pitney Bowes survey also 
found that 23% of American shoppers are shopping more online than ever in their lives, 
and that nearly 40% of all purchases are now being conducted online. 

6. Expense Inflation Protection Potential 
DST investments with long-term leases to tenants like FedEx are often Net Leased 

whereby the tenant and not the landlord 
is responsible for the majority, if not all of, 
the property level maintenance, taxes and 
insurance costs. This can be a very nice thing 
in an inflationary environment when your 
tenant is responsible for increased costs due 
to inflation and not you as the landlord. This is 
not the case with many DST investment asset 
classes such as multifamily, self storage and 
others whereby the landlord is responsible 
for all maintenance, taxes and insurance cost 
increases due to rising inflation.

7. A High-Margin Business Model

FedEx has done a remarkable job leveraging its reliable and growing pick-up and 
delivery (P&D) routes, its linehaul run routes, and its efficient expense management 
practices. As a result, FedEx continues to deliver higher than average profit margins 
within the logistics and delivery industries, and presents a real challenge for any 
competitor to attempt to penetrate its business model. 

8. Room to Grow

FedEx has a “lucrative backdoor” that can grow into a larger role in e-commerce. 
According to a Citigroup analyst, FedEx can boost its profits by $1 billion annually just by 
leveraging its recent takeover of ShopRunner and the technology prowess of Microsoft. 
By doing this, explained the Citigroup analyst, FedEx could become e-commerce’s 
universal shipping cart that would attract a base of millions of subscribers that would 
receive free expedited shipping. 

9. The Anchor to a DST 1031 Investors Portfolio

A DST with a long-term lease to a company like FedEx can be a potential anchor 
to an investors DST 1031 portfolio in turbulent times. With a pending recession and 
uncertainty throughout the world, having a long-term net lease with one of the world’s 
largest companies can be an anchor for an investors DST 1031 portfolio. Although all 
investments have risks and investors should read each Private Placement Memorandum 
(PPM) carefully, investors are deciding that a piece of their DST 1031 investments in 
a debt-free FedEx DST property makes a lot of sense in today’s uncertain economic 
climate.

10. Demand for Industrial Land Surges

The exponential growth of e-commerce has created a huge need for warehouse and 
data center space. According to a recent Wall Street Journal article,  the e-commerce 
boom has already turned warehouses and fulfillment centers into one of the hottest 
property types on the planet. This lack of available space suitable for logistics operations 
has also meant that rents are surging while vacancy rates are some of the lowest in 
history. 

10 Reasons Investors Should Consider FedEx as a 
Tenant for DST 1031 Exchange Investment in 2023
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Property managers are at the center 

of the collision between rising rental 

demand, declining profi tability, changing 

regulations, and the nationwide shortage 

of affordable places to live, according to 

the fi fth annual survey of 1,738 property 

managers by Buildium and the National 

Association of Residential Property 

Managers.

In addition to the property managers, 

the report also surveyed 1,118 renters, 

603 rental property owners and 217 

association board members in 340 metro 

areas.

Chris Litster, CEO of Buildium, and 

Gail Phillips, CEO of the National 

Association of Residential Property 

Managers (NARPM), presented The 

2020 State of the Property Management 

Industry Report in a recent webinar 

focusing on key macro trends.

The report said property managers who 

“are prepared to refocus their businesses 

on the rapidly evolving preferences of 

their residents and clients will be best 

positioned for success as the industry 

enters a new chapter.”

Still, the report makes the point that 

relationships remain at the heart of 

effective property management.

“Property managers have found 

themselves at the center of the collision 

between rising rental demand, declining 

profi tability, changing regulations, and 

the nationwide shortage of affordable 

places to live,”  the report says.

“It’s evident that these socioeconomic 

forces, along with the very real and 

immediate demands of their owners and 

residents, are changing the role of the 

property manager for good.”

Portland Rents Stop 

Decline and Hold Steady
Page 4

How Technology is Changing Property 

Management ... and Why You Should Care
Page 8

Is Renting to College 

Students A Good Idea?
Page 17

Portland’s 

New F.A.I.R. 

Housing 
Ordinance
BY RON GARCIA

The City Council of Portland is now 

slated to pass its Fair Access in Rentals 

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

1, 2020. 

However, Portland landlords should 

instead understand this new ordinance 

to read as: “Forcibly Accepting 

Increased Risk.”

This new statute restricts and 

governs:

• How tenant screening must be 

conducted, as well as how vacancies 

must be advertised and fi lled, and

• How much landlords can collect 

for tenant security deposits and 

how those funds must be allocated 

towards damages upon termination, 

as well as new mandates on handling 

termination notices (including 72-hour 

late notifi cations).

See ‘Ordinance’ on Page 15

Property Managers Face 

Unprecedented Change In 2020

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

Management Industry Report.

See ‘Change’ on Page 10

KEEPE

Have you been thinking about adding 

a trash valet service at your property? In 

the race to attract renters, properties are 

continually trying to fi nd new ways to 

make life easier for renters and improve 

the condition of the property. 

Trash valet service is one of the most 

requested services by renters, and it has 

some serious benefi ts for properties as well.

ABOUT TRASH VALET SERVICE?

Trash valet service eliminates the need 

for big dumpsters placed all over the 

3 Reasons Why You Should Consider 

Trash Valet Service at Your Property

See ‘Valet’ on Page 12
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Portland rents fell 0.7 percent in November, making the 
overall median rent in the city $1,420, according to the 
December report from Apartment List.

While rents have been dropping recently, prices remain up 
3.1 percent year-over-year.

Portland’s rent growth over the past year has fallen behind 
both the state average of 4.5 percent and national averages 
of 4.6 percent.

Eleven months into the year, rents in Portland have risen 
4.4 percent. This is a slower rate of growth compared to 
what the city was experiencing at this point last year; from 

January to November 2021, rents had increased 11.8 percent.

Rents are higher                                  
across the Portland metro

Expanding the view to the wider Portland metro area, 
the median rent is $1,579, meaning that the median price in 
Portland proper of $1,420 is 10.1 percent lower than the price 
across the metro as a whole. 

Metro-wide annual rent growth stands at 4.8 percent, 
above the rate of rent growth within just the city.

The adjacent table shows the latest rent stats for nine cities 
in the Portland metro area that are included in Apartment 
List’s database. 

Among them, Lake Oswego is currently the most 
expensive, with a median rent of $1,990. Portland is the 
metro’s most affordable city, with a median rent of $1,420. 
The metro’s fastest annual rent growth is occurring in Tigard 
(7.8 percent) while the slowest is in Tualatin (2.3 percent).

Apartment List estimates the median rent of new leas-
es signed in a given market and month. To capture 
how rents change over time, they estimate the expect-
ed price change a rental unit should experience if it 
were to be leased today, using the Census Bureau’s 
American Community Survey. The data is extrapolat-
ed forward using a growth rate calculated from listing 
data and filtered to capture the prices at which units 
rent. Growth rates are calculated using a same-unit 
analysis similar to Case-Shiller’s approach, compar-
ing only units for which they observe transactions in 
multiple time periods, to provide an accurate picture of 
rent growth that controls for changes in the available 
inventory.

Portland Rents 
Trend Downward
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By Rob Wilkinson

Defect and property damage claims. He has successfully 
represented the owners of condominiums, townhomes, 

centers, and commercial buildings in Oregon, Washington, Idaho, 
and Utah. 

Got Construction PROBLEMS? Here are SOLUTIONS.

Owners and managers frequently run into construction problems. 
Common Concerns are mold in the attics, leaks in the windows, or 
rotting decks. More maintenance is likely a band-aid solution. Trying to 
buy time with temporary half-measures can lead to severe liability for 
owners and managers if tenants claim habitability or injury claims. On 
the other hand, owners facing construction problems have legal 
options to raise money for repairs. 

If the property is within the “statute of limitations,” the owner can 
pursue a claim against the contractors at fault. This might be the 
original builder (as well as design professionals), its subcontractors, or 
even a remediation or remodel contractor. The key is the timing of the 
construction and the timing of the “discovery” of the problems. Even if 
the property is too old for a standard construction defect claim, the 
owner might be able to make a first-party insurance claim premised on 
hidden property damage.

Owners and managers often ask about the statute of limitations in 
Oregon. It is a complex question, and the answer depends on the 
situation. Overall, claims against contractors must be brought within 
ten years of the completion of construction work for an apartment 
building that is four stories or less. 

For larger or mixed-use buildings, it might only be six years from the 
completion of the work. In Oregon, an owner does not have to be the 
“original” owner to bring a construction defect claim against 
responsible contractors (or architects or engineers). An important 
caveat is that claims of construction negligence must also be brought 
within two years of discovering the problem. So, a second owner of an 
apartment that discovers construction defects may only have two years 
to bring that claim, even if the building is well within the 10-year limit. 

In addition to a construction defect claim, an owner facing property 
damage should consider a first-party insurance claim. The law on these 
claims in Oregon is not as well-established as it is for construction 
defect claims, but some owners have received money for repairs this 
way. As with construction defect cases, timing is essential. 

For owners and managers, the take-away message is that there may be 
a legal remedy for construction problems, but time is not your friend in 
these matters. It does not pay to procrastinate. 

Rental Housing Journal

Seventeen Democratic members of the 
U.S. House of Representatives have sent 
a letter to the Department of Justice and 
the Federal Trade Commission asking the 
agencies to investigate RealPage’s rent-
setting software, according to ProPublica.

The Justice Department and Federal Trade 
Commission have not responded to the 
request.

ProPublica is reporting that RealPage, 
a Texas-based real estate tech company, 
is facing a new barrage of questions about 
whether its software is helping landlords 
coordinate rental pricing in violation of 
antitrust laws.

In an Oct. 15, 2022, story, ProPublica 
detailed how RealPage’s pricing algorithm 
uses competitor data to suggest new prices 
daily for available apartments. ProPublica 
raised concerns that the software, sold by 
RealPage, is potentially pushing rent prices 
above competitive levels, facilitating price 
fixing or both.

In the letter, Reps. Jesús “Chuy” García 
and Jan Schakowsky, both from Illinois, 
and other Democratic leaders alleged that 
if big property managers and RealPage 
formed a “cartel” to artificially inflate rents 
and decrease the supply of apartments, they 
could face “potential criminal prosecution.”

“Our constituents cannot afford to have 
anticompetitive — and potentially per 
se illegal — practices drive up prices for 

essential goods and services at a time when 
a full-time, minimum-wage salary does not 
provide a worker enough money to rent a 
two-bedroom apartment in any city across 
this country,” they told ProPublica.

RealPage’s algorithm-based price 
optimization software, YieldStar, is being 
used by a growing number of property 
managers and landlords.

RealPage’s software applies a complex set 
of mathematical rules to a vast trove of data 
collected by the company from landlords 
who are its clients. That data includes the 
otherwise private data of nearby competitors.

Class-action pressure growing 
with more lawsuits filed

The representatives’ letter adds to growing 
legal and regulatory pressure on RealPage. 
Sen. Sherrod Brown (D-Ohio) recently sent 
a similar request to the FTC calling for a 
review of the company’s practices. 

“Renters should have the power to negotiate 
fairly priced housing, free from illicit 
collusion and deceptive pricing techniques,” 
Brown said in his letter. “Troublingly, 
ProPublica reported that a former RealPage 
executive stated that the data could give 
insight into how competitors within a half-
mile or mile radius are pricing their units,” 
said the letter, which was addressed to FTC 
chair Lina Khan.

RealPage has said the data fed into its 
pricing tool is anonymized and aggregated. It 

said the company “uses aggregated market 
data from a variety of sources in a legally 
compliant manner.”

In a statement, the company said it had not 
seen the Brown letter, “but we are always 
willing to engage with policy stakeholders 
to ensure they have the facts about the 
competitive dynamics of the housing market 
and the value and benefits that RealPage 
creates for renters and housing providers.”  

A lawsuit filed  on behalf of two Seattle 
renters alleges a broad pattern of collusive 
behavior by RealPage and a group of 10 large 

property managers.

In one neighborhood in Seattle, 
ProPublica found, 70 percent of apartments 
were overseen by just 10 property managers, 
all of which used pricing software sold by 
RealPage in at least some of their buildings.

The lawsuit says that in addition to 
using RealPage software to inflate rents in 
downtown Seattle, property managers had 
employees call competitors regularly seeking 
detailed nonpublic information on what 
they were charging — which the employees 
would change their prices to match. 

Investigation Urged 
Regarding RealPage 
Rent-Setting Software  

Democratic leaders alleged that if big property 
managers and RealPage formed a “cartel” to artificially 
inflate rents and decrease the supply of apartments, 

they could face “potential criminal prosecution.”
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THE VALUE OF
MEMBERSHIP

Visit www.rhaoregon.org
or call 503/254-4723 for details!

Since 1927, the Rental Housing Alliance
Oregon has set the standard for community
participation by landlords providing
affordable and fair housing.

• Legislative Representation State/Local
• General Membership Dinner Meetings
• Mentor Program- FREE Mentor Roundtable/Hotline
• 2000+ Members
• Educational Classes
• Substantial discounts on Rental Forms, Education & 

Tenant Screenings
• Membership starting at $135

Fully Licensed, Bonded, and Insured
WA LIC# PACIFBS831MK              OR LIC# 215897

• Siding

• Windows

• Decking

• Painting

• Waterproofing

www.PacificExteriorsNW.com

Do You Have a Project 
We Can Help With?

Call Today for 
a Free Estimate:

503-953-0419

EXPERIENCED 
SINCE 
1994

SPECIALIZING IN 
MULTI-FAMILY 
SIDING & WINDOWS

By Phil Schaller

Knob-and-tube wiring is common in older homes 
and was used heavily between 1880 and 1930; 
if your property was built within that time frame it 
may have some knob-and-tube. Knob-and-tube 
wiring is outdated technology. When knob-and-tube 
was being installed in homes, people didn’t have 
a washer and dryer, dishwasher, air conditioner, 
hair dryer, etc. — in other words, the electrical load 
wasn’t nearly as heavy. With so much demand on 
a dated electrical system, the wiring can overheat 
and create a fire hazard. It is best to install updated 
wiring systems.

How to ID knob-and-tube

Generally speaking, knob-and-tube is easy to 
spot. The best place to check for knob-and-tube 
is in your basement or in the attic — in these 
areas knob-and-tube wiring will hang freely from 
the ceiling. White, ceramic tubes and knobs that 
the wiring snakes through are trademarks of this 
system. Look for a rubber cloth that wraps around 
the wires as well — more on this below.

Knob-and-tube can also exist in the walls — this 
requires a little more digging (and drywall work). 
In order to properly identify knob-and-tube in the 
walls (also called spider-webbing) we recommend 
bringing in an electrician to diagnose.

What makes knob-and-tube wiring 
dangerous?

First of all, there is no electrical ground with knob-
and-tube wiring — there’s just a hot and neutral 
wire. Running large appliances without a grounding 
wire is dangerous because of the amount of energy 
required to power these systems. Another safety 

concern with knob-and-tube is that it doesn’t age 
particularly well. As we mentioned above, knob-
and-tube is wrapped with a rubber cloth that can 
deteriorate over time (especially after 90-140 years). 
This deterioration can present exposed electrical 
wiring that can be a fire and electrocution hazard.

Insulation and water damage can create a larger 
issue when your knob-and-tube cloth protection has 
worn down. Exposure to newly installed insulation 
can be a major fire hazard and unnoticed water 
leaks do not mix well with unprotected wiring.

Insurance and home value issues

Obtaining or renewing insurance on a property 
knob-and-tube can be difficult. Insurance 
companies don’t want to cover properties with 
knob-and-tube because of the additional liability. 
At the least, you’ll have to pay extra for proper 
coverage.

On top of that, the demand for a house with 
knob-and-tube wiring will go down. As more and 
more homes are upgraded and new homes come 
on the market, knob-and-tube will become a 
bigger concern for potential home buyers. This will 
translate to lower prices for sellers of knob-and-
tube properties.

Here at RentalRiff, we’ve worked with knob-and-
tube extensively in our customers’ rental properties. 
Let us know how we can help!

Founded in 2020 by Phil Schaller, an experienced 
startup operator and landlord, and Pete Hanks, 
a Seattle-based general contractor, RentalRiff’s 
mission is to change the way small rental properties 
are managed. Their solution allows landlords to 
be hands-off while knowing the property is well-

cared for - it also provides 
tenants with a tremendous 
support system, all for 
a fraction of the cost of 
hiring a property manager. 
The service is based on a 

system developed by the founders to manage their 
own rental properties.

www.rentalriff.com | hello@rentalriff.com
 (541) 600-3200

How to Identify Knob-and-Tube Wiring
Sponsored Content
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Future-proof  
your laundry.

Keep your residents happy with WASH’s  
digital laundry room solutions.  
 Mobile pay, credit card and laundry card options 

  Unparalleled security

 Fewer service calls, vandalism and theft

 Refunds, service requests, payments and more 
through the WASH-Connect mobile app

Ditch the quarters and choose mobile pay!

Visit wash.com/mobile or call 
800.777.1484 to future-proof 

your laundry room today!

WS22-121 Future-Proof Ad 4_875x7_5.indd   1WS22-121 Future-Proof Ad 4_875x7_5.indd   1 12/30/2021   9:37:40 AM12/30/2021   9:37:40 AM

By Bradley S. Kraus                                  
Attorney at Law / Warren Allen, LLP

As the calendar turns, 2022 rages on towards its eventual—
and merciful—end. Winter is almost upon us, which means 
many people are indoors more often than not. Unfortunately, 
that increased indoor time can mean more tenant-on-tenant 
disputes. While seasoned landlords are no strangers to 
handling such situations, one particular situation, tenant-on-
tenant discrimination, requires additional discussion—and 
immediate action. 

Buried within the Oregon Administrative Rules is 
OAR 839-005-0206, which details specific theories of 
discrimination involving housing in Oregon. One particular 
section involves landlords:

(5) Tenant-on-tenant harassment: A housing provider 
is liable for a resident’s harassment of another resident 
when the housing provider knew or should have known of 
the conduct, unless the housing provider took immediate 
and appropriate corrective action.

What this administrative rule reads as is a theory of 
liability for tenants against their landlord if they are harassed 

by other tenants based on a protected status if the landlord did 
not take “immediate and appropriate corrective action.” Such 
exposure may seem strange, but some courts have already 
previously determined that the Fair Housing Act contains the 
same protections for tenants. If the landlord knew, or should 
have known, of tenant-on-tenant discrimination, and failed 
to take action, the victim tenant may sue the landlord based 
on this discrimination. 

What does this mean for landlords? First, a landlord should 
do as they always do with tenant disputes. If complaints or 
disputes between tenants arise, take proper investigative 
measures to determine what actually happened. This would 
involve interviewing the parties, witnesses, and reviewing 
any other written statements or documents provided. Second, 
creating a log book and/or incident report can assist down the 
road in recreating what, if anything, happened. Landlords 
should use/create such items anyway as a best practice, as 
they are infinitely helpful in the event of litigation.  

If it appears or is discovered that discriminatory language 
and/or conduct occurred, a landlord should take immediate 
action. This would include the proper termination notices 
under Oregon law. In the event of a he-said/she-said situation, 

it may behoove the landlord to defer on the side of aggressive 
action, as opposed to inaction. Fair housing lawsuits are no 
laughing matter, often involving substantial attorney fees, 
costs, and stressful discovery processes, all of which could 
potentially be avoided through affirmative action.

As a landlords’ attorney, I have learned that not all tenant 
disputes are created equal. Some are petty, and/or involve 
people that cannot be placated or made happy unless they 
live entirely away from each other. Some involve racism, 
discrimination, and/or bigotry, which should have no place 
in our world. While these are two extremes which do not 
encompass the entirety of tenant-on-tenant disputes, if a 
landlord finds themselves facing the latter of these two 
scenarios, working with your attorney on an aggressive 
response can be the difference between resolution and 
litigation.  

Bradley S. Kraus is an attorney and partner 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@war-
renallen.com or at 503-255-8795.

Fair Housing Matters: Landlord Liability 
for Tenant-on-Tenant Discrimination

$10 cap, according to the Eugene Register-Guard.
The city can’t preempt state law by requiring housing 

providers to charge less than the cost of screenings, said 
Gary Fisher, deputy executive director of Multifamily NW, 
the state’s largest association of housing providers and a 
strong supporter of the lawsuit.

“These regulations are essentially a tax on housing 
providers and will only cause housing costs to rise throughout 

the city,” Fisher said in a statement.
Fisher added that housing providers have felt left out as the 

city considers renter protections, and saw the legal system as 
a “last resort” after putting out ideas and compromises and 
being ignored.

The city is unable to comment on the lawsuit, a 
spokesperson said.

Thorin Properties is an Oregon Limited Partnership. It 
owns 16 properties in Eugene,, consisting of 82 apartment 
units and six stand-alone rental homes.

Jennings Group, Inc., is an Oregon corporation licensed 
as a property management firm. It manages 1,595 residential 
department units in the city of Eugene.

Eugene passed the rental-applicant screening fees 
ordinance in July. 

“Plaintiffs are adversely affected by the enactment and 
enforcement of the amendments contained (in) the ordinance, 
which restricts the amount they are allowed to charge tenants 
in the screening process and prevents them from recovering 
their actual screening costs,” the lawsuit says.

Continued from Page 1

City of Eugene Sued Over $10 Screening-Fee Cap
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Property managers are at the center 

of the collision between rising rental 

demand, declining profi tability, changing 

regulations, and the nationwide shortage 

of affordable places to live, according to 

the fi fth annual survey of 1,738 property 

managers by Buildium and the National 

Association of Residential Property 

Managers.

In addition to the property managers, 

the report also surveyed 1,118 renters, 

603 rental property owners and 217 

association board members in 340 metro 

areas.

Chris Litster, CEO of Buildium, and 

Gail Phillips, CEO of the National 

Association of Residential Property 

Managers (NARPM), presented The 

2020 State of the Property Management 

Industry Report in a recent webinar 

focusing on key macro trends.

The report said property managers who 

“are prepared to refocus their businesses 

on the rapidly evolving preferences of 

their residents and clients will be best 

positioned for success as the industry 

enters a new chapter.”

Still, the report makes the point that 

relationships remain at the heart of 

effective property management.

“Property managers have found 

themselves at the center of the collision 

between rising rental demand, declining 

profi tability, changing regulations, and 

the nationwide shortage of affordable 

places to live,”  the report says.

“It’s evident that these socioeconomic 

forces, along with the very real and 

immediate demands of their owners and 

residents, are changing the role of the 

property manager for good.”

Portland Rents Stop 

Decline and Hold Steady
Page 4

How Technology is Changing Property 

Management ... and Why You Should Care
Page 8

Is Renting to College 

Students A Good Idea?
Page 17

Portland’s 

New F.A.I.R. 

Housing 
Ordinance
BY RON GARCIA

The City Council of Portland is now 

slated to pass its Fair Access in Rentals 

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

1, 2020. 

However, Portland landlords should 

instead understand this new ordinance 

to read as: “Forcibly Accepting 

Increased Risk.”

This new statute restricts and 

governs:

• How tenant screening must be 

conducted, as well as how vacancies 

must be advertised and fi lled, and

• How much landlords can collect 

for tenant security deposits and 

how those funds must be allocated 

towards damages upon termination, 

as well as new mandates on handling 

termination notices (including 72-hour 

late notifi cations).

See ‘Ordinance’ on Page 15

Property Managers Face 

Unprecedented Change In 2020

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

Management Industry Report.

See ‘Change’ on Page 10

KEEPE

Have you been thinking about adding 

a trash valet service at your property? In 

the race to attract renters, properties are 

continually trying to fi nd new ways to 

make life easier for renters and improve 

the condition of the property. 

Trash valet service is one of the most 

requested services by renters, and it has 

some serious benefi ts for properties as well.

ABOUT TRASH VALET SERVICE?

Trash valet service eliminates the need 

for big dumpsters placed all over the 

3 Reasons Why You Should Consider 

Trash Valet Service at Your Property

See ‘Valet’ on Page 12

Multifamily NW Schedule
DECEMBER 6 WEBINAR: CITY OF PORTLAND - FAIR ACCESS IN RENTING COMPLIANCE 

REQUIREMENTS 
10:00 AM - 11:00 AM PST

DECEMBER 8 WEBINAR: STRATEGIES FOR DEESCALATING AGGRESSIVE CLIENTS 2:00 PM - 3:30 PM PST

DECEMBER 9 WEBINAR: IT’S THE LAW: A YEAR IN REVIEW AND A GLIMPSE INTO THE FUTURE 12:00 AM - 1:00 AM PST

DECEMBER 13 WEBINAR: SB 291 -NEW OREGON APPLICATION AND SCREENING LAW 10:00 AM - 11:30 AM PST

DECEMBER 14 IN PERSON - FAIR HOUSING HOT TOPICS - REASONABLE ACCOMMODATIONS AND 
MORE

11:00 AM - 1:30 PM PST

DECEMBER 14 WEBINAR: HR ANSWERS - DON’T BE A BAD BOSS 12:00 PM - 1:00 PM PST

DECEMBER 15 HYBRID - EMERGENCY PREPAREDNESS FOR PROPERTY MANAGEMENT 9:00 AM - 12:00 PM PST

DECEMBER 20 WEBINAR: FAIR HOUSING FOR MAINTENANCE 10:00 AM - 11:00 AM PST

DECEMBER 20 WEBINAR: WA IT’S THE LAW: UNLAWFUL DETAINER ACT 12:00 PM - 1:00 PM PST

FORM 
OF THE 
MONTH

Housing providers ought to take 
advantage of this handy form to 
update specific status changes during 
the tenancy, and keep the Rental 
Agreement up to date. Form M056 can 
track whether any minor children have 
moved into or out of the address, and the 
form can note any legal name changes 
of the renters. A change in the due date 
of monthly rent can be made as well as 
updates to any registered vehicles related 
to the tenancy. Lastly there is a blank area 
formatted to allow for any other updates 
relevant to the tenancy. 
The Multifamily NW Forms Collection is avail-
able immediately and electronically at www.

RentalFormsCenter.com, via  electronic subscription 
software through www.tenanttech.com & by mail or pick-
up of printed triplicate forms at www.multifamilynw.org. 
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Residents are parties to a Rental Agreement dated _________________________________________ for the unit identified above. Residents and Owner/Agent

agree to make the following change(s) to the existing Rental Agreement (check all that apply):
cc    LEGAL NAME CHANGE      Resident identified as ________________________________________________________________________________ on the Rental Agreement has shown proof of legal name change

      to Owner/Agent. Resident’s new legal name is:________________________________________________________________________________

cc    ADDITION OR REMOVAL OF MINOR OCCUPANTS      Resident(s) are adding or removing the following minor occupants to the Rental Agreement:

      c Add   c Remove   Name_____________________________________________________________________________________ Date of Birth__________________________________________________

      c Add   c Remove   Name_____________________________________________________________________________________ Date of Birth__________________________________________________

      c Add   c Remove   Name_____________________________________________________________________________________ Date of Birth__________________________________________________

cc    CHANGE OF VEHICLE      Resident(s) are deleting and/or adding a vehicle to the Rental Agreement:
      Delete: Make_____________________________________________ Model_____________________________________________ Color______________________________ State___________________ Plate #______________________________________

      Parking ID #__________________________________________________
      Add: Make__________________________________________________ Model_____________________________________________ Color______________________________ State___________________ Plate #______________________________________

      Parking ID #__________________________________________________cc    RENT DUE DATE CHANGE      Rent due date on the Rental Agreement is listed as the ________________________ day of the month.
      New rent due date is the ________________________ day of the month.cc    OTHER

      Details of change to the Rental Agreement:      ______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

      ______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

      ______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

      ______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

ALL RESIDENTS AND OWNER/AGENT MUST SIGN THIS AMENDMENT FOR IT TO BECOME EFFECTIVE. EXCEPT AS

AMENDED, RENTAL AGREEMENT REMAINS IN FULL FORCE AND EFFECT.

ON SITE RESIDENT MAIN OFFICE (IF REQUIRED)

DATE __________________________________________ PROPERTY NAME / NUMBER ___________________________________________________________________________________________________________________________________________________________________

RESIDENT NAME(S) ___________________________________________________________________________       ___________________________________________________________________________       ___________________________________________________________________________

                                                                          ___________________________________________________________________________       ___________________________________________________________________________       ___________________________________________________________________________

UNIT NUMBER ___________________________________ STREET ADDRESS ___________________________________________________________________________________________________________________________________________________________________________ 

CITY ___________________________________________________________________________________________________________________________________________________ STATE ___________________________________ ZIP _____________________________________________________________

_____________________________________________________________________________________ _____________________________ _____________________________________________________________________________________ _____________________________

RESIDENT

DATE
RESIDENT

DATE

_____________________________________________________________________________________ _____________________________ _____________________________________________________________________________________ _____________________________

RESIDENT

DATE
RESIDENT

DATE

_____________________________________________________________________________________ _____________________________ _____________________________________________________________________________________ _____________________________

RESIDENT

DATE
RESIDENT

DATE
_____________________________________________________________________________________ _____________________________

OWNER/AGENT

DATE

X

XX

XX

X

X

AMENDMENT TO RENTAL AGREEMENT
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Residents are parties to a Rental Agreement dated _________________________________________
for the unit identified above. Residents and Owner/Agent

agree to make the following change(s) to the existing Rental Agreement (check all that apply):

cc    LEGA
L NAM

E CHAN
GE

      Resident identified as ________________________________________________________________________________ on the Rental Agreement has shown proof of legal name change

      to Owner/Agent. Resident’s new legal name is:________________________________________________________________________________

cc    ADDI
TION O

R REM
OVAL O

F MINO
R OCC

UPANT
S

      Resident(s) are adding or removing the following minor occupants to the Rental Agreement:

      c Add   c Remove   Name_____________________________________________________________________________________
Date of Birth__________________________________________________

      c Add   c Remove   Name_____________________________________________________________________________________
Date of Birth__________________________________________________

      c Add   c Remove   Name_____________________________________________________________________________________
Date of Birth__________________________________________________

cc    CHAN
GE OF 

VEHICL
E

      Resident(s) are deleting and/or adding a vehicle to the Rental Agreement:

      Del
ete: Make_____________________________________________

Model_____________________________________________
Color______________________________

State___________________
Plate #______________________________________

      
Parking ID #__________________________________________________

      Add
: Make__________________________________________________

Model_____________________________________________
Color______________________________

State___________________
Plate #______________________________________

      
Parking ID #__________________________________________________

cc    RENT
 DUE D

ATE CH
ANGE

      Rent due date on the Rental Agreement is listed as the ________________________
day of the month.

      New rent due date is the ________________________
day of the month.

cc    OTHE
R

      Details of change to the Rental Agreement:

      ______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

      ______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

      ______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

      ______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

ALL RESIDENTS AND OWNER/AGENT MUST SIGN THIS AMENDMENT FOR IT TO BECOME EFFECTIVE. EXCEPT AS

AMENDED, RENTAL AGREEMENT REMAINS IN FULL FORCE AND EFFECT.

ON SITE 
RESIDENT 

MAIN OFFICE (IF REQUIRED)

DATE __________________________________________ PROPERTY NAME / NUMBER ___________________________________________________________________________________________________________________________________________________________________

RESIDENT NAME(S)  ___________________________________________________________________________       _
__________________________________________________________________________       _

__________________________________________________________________________

          
          

          
          

          
          

          
    ___________________________________________________________________________       _

__________________________________________________________________________       _
__________________________________________________________________________

UNIT NUMBER ___________________________________ STREET ADDRESS ___________________________________________________________________________________________________________________________________________________________________________ 

CITY ___________________________________________________________________________________________________________________________________________________ STATE ___________________________________ ZIP _____________________________________________________________

_____________________________________________________________________________________ _____________________________
_____________________________________________________________________________________ _____________________________

RESIDENT

DATE

RESIDENT

DATE

_____________________________________________________________________________________ _____________________________
_____________________________________________________________________________________ _____________________________

RESIDENT

DATE

RESIDENT

DATE

_____________________________________________________________________________________ _____________________________
_____________________________________________________________________________________ _____________________________

RESIDENT

DATE

RESIDENT

DATE

_____________________________________________________________________________________ _____________________________

OWNER/AGENT

DATE

X

X

X

X

X

X

X

AMENDMENT TO 

RENTAL AGREEMENT
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STEVE@SMIRE.COM

PRINCIPAL BROKER

STEVE
MORRIS

BRANTON@SMIRE.COM

BROKER

BRANTON
PLASTER

Rent & Vacancy Survey available at smire.com

503.390.6060

SALEFO
R

$2,900,000
1101 SE Sherman Street

PORTLAND | 10 UNITS

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.

 Rental Housing Journal

Multifamily asking rents moved up a bit in October, 
according to the October National Multifamily Rent and 
Supply Report from Yardi Matrix, as everyone is watching 
the Federal Reserve’s big increases in short-term interest 
rates.

“The Fed’s actions have roiled the housing market, which 
is sure to impact multifamily demand, property values and 
investment strategies,” the report says.

While overall multifamily asking rents continued to 
decline in October, there was a small increase over the 
previous month in the average U.S. asking rent. This slight 
increase was seen in a few markets led by New York (0.8 
percent), Indianapolis (0.7 percent), Kansas City (0.6 percent) 
and Portland (0.5 percent).

“These metros benefit from low levels of new supply that 
are less than the national average,” Yardi Matrix said.

Highlights of the report:
•	 Multifamily rents rose modestly in October amid 

weakening demand and decelerating year-over-year 
growth. U.S. asking rents increased $3 in October to 
$1,727. Year-over-year growth fell to 8.2 percent, the 
lowest level since the summer of 2021.

•	 The deceleration in asking rents remains gradual, as 
every one of the Matrix top 30 metros produced year-
over-year rent increases. But there are worries about 
how the multifamily market will react to the rapid 
increase in short-term interest rates as the Federal 
Reserve attempts to reduce inflation.

•	 The single-family rental market is cooling from its 
recent red-hot performance. The average U.S. asking 
rent was unchanged at $2,088 in October, while the 
year-over-year increase fell by 160 basis points to 6.6 
percent.

On the supply-and-demand side

“The multifamily market has changed dramatically in 

recent months. Rising rates have weakened demand and 
rent growth, while transaction activity is slowing as market 
players gauge how far values are dropping.”

The Fed’s aggressive moves to contain inflation have led 
commercial real estate investors to downgrade the economic 
outlook, increasing the likelihood of a recession and the 
expected depth of that downturn.

Lease renewals continue to decline

National lease renewals fell in September to 60.2 percent, 
continuing a slide from the peak of 68.0 percent in the fourth 

quarter of 2021.

The lower renewal numbers reflect a general weakening of 
overall demand and waning levels of affordability.

Yardi Matrix researches and reports on multifamily, 
office and self-storage properties across the United 
States, serving the needs of a variety of industry pro-
fessionals. Yardi Matrix Multifamily provides accurate 
data on 18+ million units, covering more than 90 per-
cent of the U.S. population. Contact the company at 
(480) 663-1149.

Rents Rise Modestly as Observers Turn 
Attention Toward Interest-Rate Hikes
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WE DO THE WORK.WE DO THE WORK.
YOU GET THE COMPLIMENTS.YOU GET THE COMPLIMENTS.

..

503.362.7327

 
L A N D S C A P E  

I N S T A L L A T I O N  &  M A I N T E N A N C E

WWW.GTLANDSCAPESOLUTIONS.COM
LCB #9764 |  CCB #227859

MULTIFAMILY

HOA 

CALL

Expanding and Updating Your Green Spaces

Landscape and Building Surround 

Drainage

Irrigation Audit with Planning and Budgeting

2023 NEW Landscape Maintenance Contracts

Snow and Ice Removal

Water Management Services

Portfolio Discounts Available

TALK TO US TODAY
ABOUT 2023 PROJECTS

(503) 765-9479
www.legacynw.com

• Renovation Services

• Maintenance and Repairs

• Property Management 

Property Management Services 
for Your Large Multifamily 

Apartment Complex in Oregon

 Call Us Today and 
Receive Your First Month 

of Management Free!

By The Fair Housing Institute

The holiday season is upon us, and we should all be 
preparing to ensure an inclusive and diverse environment for 
our communities. 

This article will share some fantastic tips to help you and 
your community get ready and have a happy fair housing-
friendly holiday season!

Leasing Office Decorations

Many of us have personal opinions about what is and is not 
acceptable concerning holiday decorations; it’s best to take a 
step back and see what the law says and then consider some 
best practices based on that.

On Jan. 9, 1995, a memorandum was released by HUD 
(Housing and Urban Development) that in part addressed Fair 
Housing holiday decorations. The subject was “Guidance 
Regarding Advertisements Under 804(c) of the Fair Housing 
Act.” Here is a direct quote from that document:

“The use of secularized terms or symbols relating to 
religious holidays such as Santa Claus, Easter Bunny, or St. 
Valentine's Day images, or phrases such as Merry Christmas, 
Happy Easter, or the like does not constitute a violation of 
the Act.”

So does this mean we can throw caution to the wind? As a 
professional in the housing industry, you may be faced with 
holiday-related items that are simply viewed as potentially 
offensive or insensitive but that are not against Fair Housing 
laws.

While using these secular terms and items may not be 
a direct violation, they are related to the protected class of 
religion. So discretion is needed to make certain that no one 
person feels discriminated against. 

To help, ask yourself these questions if you are going to 
decorate your leasing office:

•	 Will everyone be comfortable in this space?
•	 Are the choice of decorations inclusive, or do they 

only represent certain religions?
•	 Do the decorations promote a sense of equality and 

community?

Community-Based Holiday Parties

Having neutral policies and procedures in place regarding 
the use of community common areas ahead of time is a must. 
In other words, if your policies allow for religious activities, 
make sure your policy covers all religions. If someone wants 
to reserve the common area for an activity, it should not 
be limited because it is not appropriate for the rest of the 
residents. The limits should only be for disturbing activities, 
for example, being too loud. All the limits should be equal 
for every resident.

Resident Decorations

Here again, is where your community policies and 
procedures come into play. If you do allow residents to 
hang things on their doors or perhaps decorate the patios or 
balconies of their apartments, there should be house rules to 
cover all decorations. This will keep it from being viewed 

as discrimination against religious or cultural decorations. 

Fair Housing Holiday Final Take-Away

By focusing on building an environment focused on 
inclusivity and diversity, we can help everyone feel welcome 
and appreciated. However, sometimes despite our best 
efforts, someone may still complain. Do not dismiss this as 
holiday stress or burnout. Take every complaint seriously 
and document everything! 

Now would be a great time to add some additional fair 
housing training for your staff that focuses on the holidays 
to help make sure everyone is on the same page and ready to 
spread some holiday cheer!

In 2005, The Fair Housing Institute was founded as 
a company with one goal: to provide educational and 
entertaining fair-housing compliance training at an af-
fordable price at the click of a button.

Strive to Ensure Inclusivity and Diversity
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Portland Chimney & Masonry Inc.

YOUR FIREPLACE SPECIALISTS!
Serving The Portland Metro Area

For Over 35 Years!

Call Us Today for a FREE ESTIMATE!
503-256-9140

www.portlandchimneyinc.com
OR Business Registry #83614397  •  OR Property Management Lic. # 201201121

        www.micropropertymgmt.com       
Jeannie@micropropertymgmt.com     503-473-3742

Micro Property ManagementMicro Property Management

We focus on the 
small details.

• Property management
• Tenant screening & placement
• Rental inspections
• Maintenance

Let Micro Property Management 
customize our services to help you 
maximize your properties and their 
cash flow potential.

By John R. Triplett

Three must-know property management 
trends for 2023 include portfolio expansion 
as a top item, according to Buildium’s 2023 
Property Management Industry Report.

Here are three of the property management 
industry trends that the report says will exert 
major influence over the way in which small 
and mid-sized companies do business in 
2023 and beyond.

No. 1 – Property management 
portfolio growth

The report says, “Looking specifically at 
small property management companies who 
manage rental properties owned by third 
parties, 92 percent plan to add new doors to 
their portfolios in 2023 and 2024.”

A majority of respondents “said their 
companies plan to grow by a significant 

amount” — a term that most respondents 
defined as an increase in the size of their 
portfolios by between 26 percent  and 50 
percent.

These portfolio expansion growth plans 
represent a more normal return to business 
seen pre-pandemic.

While portfolio expansion took the top 
spot in Buildium’s report, “efficiency and 
profitability took second and third place—
two priorities that had fallen down the list 
during the pandemic as issues related to 
rental owners and renters took priority.”

No. 2 – Demand for property 
management services

The industry report says rental owners’ 
demand for property managers’ expertise 
remains elevated above the pre-pandemic 
period.

The number of rental owners who 
reported that they currently had a property 
manager jumped from 55 percent in 2019 
to 64 percent in 2020, and held steady at 63 
percent throughout 2021 and 2022.

“The good news is that our surveys have 
found that for small real estate investors, 
enlisting an expert’s help in these areas 
dramatically reduces their stress levels. So, 
in spite of the temptation to keep costs low 
by managing their properties themselves, 
small-portfolio investors and accidental 
landlords alike continue to see the value 
in professional property management 
services,” Buildium says in the report.

“Our survey found that this is particularly 
true when it comes to collections, 
maintenance, leasing, regulatory 
compliance, financial reporting, and local 
market expertise.”

No. 3 – Competition in the 
property management industry

One of the keys to staying competitive is 
technology, which is helping small property 
management companies stay competitive 
and profitable during the labor shortage.

National firms and institutional investors 
have expanded into popular markets—
particularly in the Sun Belt—to seize the 

opportunity that those appealing cities 
present, often acquiring local property 
management companies for their portfolios, 
the report says. “This has been particularly 
stressful for small property management 
companies, who have less room to compete 
on price than larger firms do,” Buildium says 
in the report.

So, one of the key elements of competition 
can be embracing more technology, such as:

•	 Take on more properties than they 
otherwise would have been able to.

•	 Focus more of their energy on 
relationships, helping them to attract 
higher-quality, longer-term clients 
and tenants.

•	 Get rid of their offices, allowing them 
to reduce their costs significantly 
while increasing their organization, 
efficiency, and consistency.

•	 Improve team members’ enjoyment 
of their jobs, allowing them to spend 
less time on repetitive tasks so they 
can focus on more effective and 
fulfilling work.

John R. Triplett is the publisher of Rental 
Housing Journal and a veteran journal-
ist who has worked for Cox, Gannett 
and Belo. He and his business partners 
also own a digital marketing company, 
Desert Path Consulting LLC.

Must-Know Property Management Trends

Charts Courtesy of Buildium
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Property managers are at the center 

of the collision between rising rental 

demand, declining profi tability, changing 

regulations, and the nationwide shortage 

of affordable places to live, according to 

the fi fth annual survey of 1,738 property 

managers by Buildium and the National 

Association of Residential Property 

Managers.

In addition to the property managers, 

the report also surveyed 1,118 renters, 

603 rental property owners and 217 

association board members in 340 metro 

areas.

Chris Litster, CEO of Buildium, and 

Gail Phillips, CEO of the National 

Association of Residential Property 

Managers (NARPM), presented The 

2020 State of the Property Management 

Industry Report in a recent webinar 

focusing on key macro trends.

The report said property managers who 

“are prepared to refocus their businesses 

on the rapidly evolving preferences of 

their residents and clients will be best 

positioned for success as the industry 

enters a new chapter.”

Still, the report makes the point that 

relationships remain at the heart of 

effective property management.

“Property managers have found 

themselves at the center of the collision 

between rising rental demand, declining 

profi tability, changing regulations, and 

the nationwide shortage of affordable 

places to live,”  the report says.

“It’s evident that these socioeconomic 

forces, along with the very real and 

immediate demands of their owners and 

residents, are changing the role of the 

property manager for good.”

Portland Rents Stop 

Decline and Hold Steady
Page 4

How Technology is Changing Property 

Management ... and Why You Should Care
Page 8

Is Renting to College 

Students A Good Idea?
Page 17

Portland’s 

New F.A.I.R. 

Housing 
Ordinance
BY RON GARCIA

The City Council of Portland is now 

slated to pass its Fair Access in Rentals 

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

1, 2020. 

However, Portland landlords should 

instead understand this new ordinance 

to read as: “Forcibly Accepting 

Increased Risk.”

This new statute restricts and 

governs:

• How tenant screening must be 

conducted, as well as how vacancies 

must be advertised and fi lled, and

• How much landlords can collect 

for tenant security deposits and 

how those funds must be allocated 

towards damages upon termination, 

as well as new mandates on handling 

termination notices (including 72-hour 

late notifi cations).

See ‘Ordinance’ on Page 15

Property Managers Face 

Unprecedented Change In 2020

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

Management Industry Report.

See ‘Change’ on Page 10

KEEPE

Have you been thinking about adding 

a trash valet service at your property? In 

the race to attract renters, properties are 

continually trying to fi nd new ways to 

make life easier for renters and improve 

the condition of the property. 

Trash valet service is one of the most 

requested services by renters, and it has 

some serious benefi ts for properties as well.

ABOUT TRASH VALET SERVICE?

Trash valet service eliminates the need 

for big dumpsters placed all over the 

3 Reasons Why You Should Consider 

Trash Valet Service at Your Property

See ‘Valet’ on Page 12

      Publisher/GM
John Triplett

Editor-in-Chief
Linda Wienandt

Associate Editor
Diane Porter

Rental Housing Journal

Conversions from office buildings to 
apartments are at an all-time high, having 
made way for 11,000 apartments in just the 
last two years, according to a report from 
RentCafé.

The report also says there are 77,000 
apartments under conversion, setting up the 
stage for a boom in adaptive reuse in the 
upcoming years.

“This increasingly popular real estate 
niche brought a total of 28,000 new rentals 
in 2020-2021, well above the pre-pandemic 
years of 2018-2019 when 22,300 apartments 
were brought to life through adaptive reuse. 
Amid an ever-growing need for housing, 
adaptive reuse picked up speed in America’s 
largest cities, according to the latest data 
from Yardi Matrix,” the report says.

“Existing building architecture is the 
critical starting point. Not all buildings 
are equally threatened by the work-from-
home revolution. Larger office buildings 
in abandoned central business districts are 
better suited to conversion than the often-
smaller office complexes distributed around 
the suburbs,” said Doug Ressler, manager of 
business intelligence at Yardi Matrix. 

Here are the main findings: 

•	 The 25 percent jump in converted 
apartments compared to pre-
pandemic years roughly translates 
into 28,000 new rentals delivered 
nationwide in 2020 and 2021 
combined. Washington, D.C., 
Philadelphia, and Chicago are the 
leaders when it comes to repurposed 
buildings during the pandemic, 
boasting a combined 15 percent of all 
apartment conversions in the United 
States.

•	 Adaptive-reuse apartments grew 
faster than new apartments — 
25 percent versus 10 percent — 
during the same timeframe. After 
maintaining a steady pace of growth 
of around 35 percent  each year 
between 2012 and 2017, adaptive 
reuse saw a dramatic decrease of 24 

percent between 2018-2019. By the 
start of 2020, conversions picked up 
speed again.  

•	 Conversions from office to apartment 
hit a record high, with 11,090 
apartments delivered in 2020 and 
2021 alone. That’s a 43 percent uptick 
compared to the previous two-year 
interval (2018-2019). Washington, 
D.C., Philadelphia and Chicago lead 
the way in this category as well.

•	 Office buildings are the most popular 
type post-pandemic, making up 
40 percent of all adaptive-reuse 
apartments. However, smaller niches 
such as former healthcare buildings 
are growing at a staggering pace. 
The number of apartments converted 
from healthcare buildings more 
than tripled during the pandemic 
compared to the 2018-2019 period, 
increasing by 212 percent. Next up 
come the religious buildings, with a 
73 percent increase, followed by hotel 
conversions, which grew by 65.6 
percent. The next conversion niches 
are former factories, warehouses and 
school buildings.  

•	 77,000 converted apartments are 
expected to be opened over the next 
several years. As a matter of fact, 
nowhere is the future development 
of adaptive reuse more evident than 
in Los Angeles, where a total of 
4,130 apartments resulting from 
conversions are expected. As many 
as 1,242 apartments came online 
between January and June in Los 
Angeles, making this year the best 
one in the last decade. 

RentCafe.com is a nationwide apart-
ment-search website featuring apart-
ments and houses for rent throughout 
the United States. To compile this report, 
RentCafe’s research team analyzed 
rental data from the 260 largest cities in 
the United States. The data on average 
rents comes directly from competitive-
ly-rented (market-rate) large-scale mul-
tifamily properties (50+ units in size), via 
telephone survey.

Office-to-Apartment Conversions Hit Record
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Portland Rents Rise Again in October
Page 4

Use Due Diligence to Verify Requests for Accommodation
Page 7

Rent Inflation Hits Outer Suburbs Hardest
Page 13

Rental Housing JouRnal
Asking rents are falling in many national multifamily markets, bringing an end to 18 months of record-breaking rent growth, according to a special bulletin from Yardi Matrix.

The decline in rent growth has been steadily expanding in multiple multifamily markets.
“Of the 136 multifamily markets that Yardi Matrix forecasts, 56 had month-over-month declines in asking rents in September, compared to 53 markets with declining rents in August and 18 markets with declining rents in July,” Yardi Matrix writes in the report. “Of the Yardi Top 30, 22 markets saw asking rents fall month-over-month in September, versus 21 markets in August and seven in July.”

MultifaMily Rent foRecast update
“After approximately 18 straight months of record-breaking rent increases in nearly 

all markets, national rent growth has ground to a halt,” senior research analyst Andrew Semmes writes in the report. 
“As usual, most of the volatility is being driven by lifestyle buildings, where asking 

rents are down an average of 0.15 percent month-over-month across all 136 markets we forecast, and down an average of 0.41 percent month-over-month in the Yardi Top 

18 Months of Outstanding Rent Growth Coming to An End

See ‘Longstanding’ on Page 10

By DaviD PickRon
Have you ever been punished for something you didn’t 

do or that was completely out of your control?   My guess 
is you have, and that the thought that flashed through 
your mind at the time went something like this: But I 
didn’t do anything wrong!  Frustration sets in as you 
try and figure out what you could have done differently, 
reaching the conclusion that sometimes these things are 
out of your control.   The situation below might be one 
of those times. 

For property owners, although it hasn’t happened yet, 

Possible 2023 HUD Announcement Could Affect Private Landlords

See ‘What’ on Page 12

By Hank Rossi
Dear Landlord Hank: I have rented my property through the real estate agent and paid the one-month commission. The agent did tenant background verification and contract execution. I would like to know the procedure if the tenant wants to renew the lease. Do I need to pay the agent commission again? The same agent executes the contract again? Can you give me some info on this? Thanks. — Sun

Dear Sun: Please review your agreement with the agent that brought you the tenant. In Florida, I use the 

Must I Pay 
Real Estate 
Agent Again 
Upon Lease 
Renewal?

See ‘More’ on Page 10

The economy

Yardi Matrix says, “Portland’s economy 
has made good strides since the peak of the 
health crisis but has yet to fully rebound to 
pre-pandemic levels. 

“Unemployment stood at 3.6 percent in 
July, according to preliminary data from 
the Bureau of Labor Statistics, but started 
climbing again from 3.1 percent in May. 
Still, its performance is only slightly below 
the state and the U.S., both at 3.5 percent in 
July.

“Manufacturing, and especially 
semiconductor manufacturing, has been 
one of Oregon’s main economic drivers 
during the past decade, with the most recent 
expansion being that of Intel, in April. 
The company opened its $3 billion factory 
in Hillsboro, known as Gordon Moore 
Park at Ronler Acres, where it hired 2,000 
employees in the past year. Intel’s decision 
to expand into Ohio pushed local leaders 
to form a task force reviewing the state’s 
legislation pertaining to the chip industry,” 
Yardi Matrix writes in the report.

Population decrease

For the first time since 2010, Portland’s 
population decreased during the second 
year of the pandemic. The metro lost 4,618 
residents in 2021, a 0.2 percent demographic 
contraction.

Supply

Portland developers added 3,335 units 
through August.

“The construction pipeline remained 
robust, with 9,967 units under way and 
another 28,500 in the planning and 
permitting stages. Of these, 4,314 units 
broke ground this year, more than double 
the 2,009 units that started construction 
during the same interval last year. The 
pipeline composition changed slightly, with 
more fully affordable properties under way 
(26.7 percent of pipeline), but the bulk is 
still focused on the Lifestyle segment (73.3 

percent),” the report says.

Yardi Matrix researches and reports on 
multifamily, office and self-storage prop-
erties across the United States, serving 
the needs of a variety of industry pro-
fessionals. Yardi Matrix Multifamily pro-
vides accurate data on 18+ million units, 
covering more than 90 percent of the 
U.S. population. Contact the company 
at (480) 663-1149.

Continued from Page 1

Steady Improvement Seen in Multifamily Sector in 2022
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5 reasons to use  rentegration
1. Access - Rentegration.com is a web 
based, multi-user software offering 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 specific 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 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 fields are auto 
populated from the database. The mod-
ules are all integrated and work together. 
For example, a customer can use the rent-
roll function to identify all delinquencies, 
apply fees, and 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 software offer-
ing cus- tomers 24/7 access to forms 
generation, archives, property man-
agement data- base, basic accounting, 
vendor ordering and other services.

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

3. Simplified Accounting - Owners 
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 software.

4. Management Database - Rente-
gration.com is an easy to use, database 
driv- en software. Most form fields are 
auto populated from the database. The 
mod- ules are all integrated and work 
together. For example, a customer can 
use the rent- roll function to identify 
all delinquencies, apply fees, and cre-
ate eviction forms with a few simple 
clicks of the mouse.

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 
software 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

* Landlord Friendly * Attorney Drawn* Convenient *

FOR ALL YOUR RENTAL NEEDS

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

 Convenient Ways to Order 

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

•	 Phone 503/254-4723 ext. 107 to order your forms for 
next day pick up

Applicant Name:

 Telephone: 

 

 

 

First  

 

 

Middle  
 

 

Last

E-mail Address: 

 Cellular: 

SSN #: 

 Birth Date: 
 

 
 

Driver’s License, State and #: 

•	 C
urre

nt	A
ddre

ss: 

 #
 City: 

 State: 
 Zip: 

 Since: 
 

 
  Why are you moving? 

 Current Landlord: 

 Rent Amount $

  Telephone: 

•	 P
revio

us	A
ddre

ss: 

 #
 City: 

 State: 
 Zip: 

 From: 
 

 
 To: 

 
 

  Why did you move? 

 Previous Landlord: 

 Rent Amount $

  Telephone: 

•	 P
revio

us	A
ddre

ss: 

 #
 City: 

 State: 
 Zip: 

 From: 
 

 
 To: 

 
 

  Why did you move? 

 Previous Landlord: 

 Rent Amount $

  Telephone: 

•	 P
revio

us	A
ddre

ss: 

 #
 City: 

 State: 
 Zip: 

 From: 
 

 
 To: 

 
 

  Why did you move? 

 Previous Landlord: 

 Rent Amount $

  Telephone: 

Have you ever: Been Evicte
d?  Yes   No; Been sued by a Landlord?  Yes   No; Filed Bankruptcy?  Yes   No; Been convicte

d, or pleaded guilty 

or no contest to a crim
e?  Yes   No; If  y

ou checked yes to the previous question you have the right to individualized assessement.  If  
you checked yes 

to any of  the previous questions please explain what occured and when it occurred:

 

	Curr
ent	

	Pre
viou

s	Em
ploy

er: 

 How Long? 

 

 
Employer Address:  

 
 

 
 

 
City: 

 
       

     S
tate: 

 
     Z

ip:

 
Supervisor: 

  Telephone: 

 
Job Title: 

 Gross(per month): $ 

  Full-tim
e   Part-tim

e

	Curr
ent	

	Pre
viou

s	Em
ploy

er:	

 How Long? 

 

 
Employer Address:  

 
 

 
 

 
City: 

 
       

     S
tate: 

 
     Z

ip:

 
Supervisor: 

  Telephone: 

 
Job Title: 

 Gross(per month): $ 

  Full-tim
e   Part-tim

e

	Curr
ent	

	Pre
viou

s	Em
ploy

er: 

 How Long? 

       
 Employer Address:  

 
 

 
 

 
City: 

 
       

     S
tate: 

 
     Z

ip:

   Supervisor: 

  Telephone: 

 
Job Title: 

 Gross(per month): $ 

  Full-tim
e   Part-tim

e

 Other Income (per month): $

  Source: 

 Telephone: 

Other Income (per month): $

  Source: 

 Telephone: 

AP
PL

IC
AN

T 
IN

FO
RM
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N
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CO
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APPLICATION TO RENT

 Check h
ere if A

pplicat
ion to Co-Sign

•	 Em
erge

ncy	C
onta

ct: 

 Telephone: 

   
  

 

Name 

 

 

Address  
 

 

 

  Relationship

•	 Pe
rson

al	Re
feren

ce: 

 Telephone: 

   
 

 

 Name 
 

 

Address  
 

 

 

  Relationship

•	 Pe
rson

al	Re
feren

ce: 

 Telephone: 

   
  

 

Name 

 

 

Address  
 

 

 

  Relationship

•	 Au
tomo

bile	
Make: 

 Model: 

 Year: 
 License#: 

 State: 

•	 Au
tomo

bile	
Make: 

 Model: 

 Year: 
 License#: 

 State: 

•	 Ot
her	V

ehic
les/B

oats
: 

 Model: 

 Year: 
 License#: 

 State: 

Do	y
ou	o

wn: 
Water-Filled Furniture:  Yes   No 

 
Fish Tank or Aquarium?  Yes   No

Comments & Explanations from Applicant: 

  

PET	
#1

Type: 

 Size: 
 Weight: 

Has the Pet ever injured anyone or damaged anything?  Yes   No

PET	
#2

Type: 

 Size: 
 Weight: 

Has the Pet ever injured anyone or damaged anything?  Yes   No

Rental A
ddress 

 Unit # 

Date: 
 

 
  Time: 

  Move-in Date: 
 

 
 Photo I.D.? 

  # of Units A
vaila

ble 

SA
MP
LE

203
RENTAL AGREEMENT

THIS AGREEMENT is entered on   .

By and between 

 as “Landlord” and

 as  “Tenant(s)”

for the property commonly described as:

Premises: 

 UNIT# 

City: 

 State: 
 Zip: 

 (the “Premises”) and 

pursuant to the terms and conditions contained herein. No other person(s) shall occupy the Premises, unless otherwise agreed herein.

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

garage(s) 
, parking space(s) 

, and/or storage unit(s) 
 (only fill in if  applicable; “none” if  left blank).

 New Move In      Transfer      Renewal      Month-to-Month Tenancy      Fixed Term Lease

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

RENT:
Monthly rent shall be $ 

 and shall be due and payable on the 
 day of  each month (the first day of  the month if  the previous blank 

is not filled in). Rent prorated from    through    is $ 
 and shall be due and payable on   .

All rent payments shall be made payable to: 

 and shall be paid at the following location:
.

RE
NT

Rent:

Rent Due at Move-In/Renewal: $ 
 

Second Rent Payment:  
$ 

Monthly Stated Rent:  
$ 

Additional Rent: 
 $ 

Additional Rent: 
 $ 

Total Monthly Rent:  
$ 

CH
AR

GE
S

CHARGES: The following shall constitute a list of  all deposits, fees and rent that are charged by the Landlord:

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

late charge as follows (choose one): 

 One time late charge of $ 
 

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

     market: $ 
 per day

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

    thereof: $ 
 per 5 days

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

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

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

accordance with Section 24:(check all that apply)

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

 Failure to clean up pet, service or companion animal waste from a part of  the Premises other than the 

dwelling unit

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

 Parking violations 

 The improper use of  vehicles within the Premises

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

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

described in ORS 90.405

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

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

Deposits:

Security Deposit:  
$ 

 

Add’l Deposit (pet):  
$ 

Execution Deposit:  
$ 

Last Month’s Rent Deposit: $ 

Other Deposit 
 

$ 

(Describe): 

Total Payable Before 

Move In: 
 

$ 
 

Utility Payments(In accordance with Section 22): The following denotes who shall pay the following utilities (“O” = 

Owner pays and “T” = Tenant pays):            
  Electricity             

  Gas             
  Water            

   Sewer 

             
  Garbage             

  Cable             
  Service Charge             

Other:  

The Tenant(s) shall pay directly to the landlord the following utilities/service charge which are delivered directly to the tenant’s 

dwelling unit:  

This utility bill or service charge is assessed by the utility provider to the Landlord in the following manner: 

 
These utilities are apportioned among the Tenant(s) as follows:  

 
Tenant(s) shall pay the following utilities which benefit the landlord or common areas:  

These utilities are apportioned among the Tenant(s) as follows: 

DISCLOSURES: 

a. Flood Plain: The dwelling unit  is 

         is not located within a 100 year      

        flood plain.

b. Smoking: Landlord’s smoking policy 

is described in the attached Smoking 

Policy Addendum. 

c. Foreclosure/Default: The Premises

         are  are not subject to a 

        foreclosure or an existing default.

d. Recycling: Recycling  is  is not 

available.

DI
SC

LO
SU

RE
S

TERM:

This tenancy shall commence on   . If  this Rental Agreement consists of  a fixed term lease, then the lease end date shall be   .

TE
RM

The following are furnished:

 Range     Refrigerator   Dishwasher    

 Garbage Can/Recycling Bin

 Blinds/Drapes     Washer Dryer      

 Other: 

Tenant(s) Initials: 
   

   
   

Page 1 of  5
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FINAL ACCOUNTING

WARNING:  This form may not be reprinted without written 

Permission of  the Oregon Apartment Association Inc.

© Copyright 2010 

Ver. 2, 08/2012

EQUAL HOUSING 
OPPORTUNITY

DEPOSITS: Security Deposit:   
 

 
 

 
 

 
 

 
 

 
$

 

Additional Security Deposits: 
 

 
 

 
 

 
 

 
 

$

 

 
 

 
Deposit:  

 
 

 
 

 
 

 
 

$

Total Deposits:  
 

 
 

 
 

 
 

 
 

 
$

ITEMIZED DEDUCTIONS: 

Unpaid Rent From: 
 

 
 To: 

 
 

: 
 

 
 

 
 

 
 

$

Loss of  Rental Value During Repair/Cleaning:  
 

 
 

 
 

 
 

$

Unpaid Utilites:  
 

 
 

 
 

 
 

 
 

 
$

Unreturned Keys:  
 

 
 

 
 

 
 

 
 

 
$

Cleaning: 
 

 
 

 
 

 
 

 
 

 
 

$

Damages (described below):  
 

 
 

$
 

 
$

 
 

$
 

 
$

Unpaid Fees/Charges: 
 

 
 

 
 

 
 

 
 

 
$

Other: 

 
 

$
 

 
$

 
 

$

Less applicable fees (charged prior to 01/01/2010):   
 

 
 

 
 

 
$

Less Balance of Rent Due to Landlord: (From RENT box above)  
 

 
 

 
 

$

Balance Due to Landlord:  
 

 
 

 
 

 
 

 
 

$

Balance Due to Tenant:  
 

 
 

 
 

 
 

 
 

$

 If checked, the total amount due to your landlord does not reflect all sums that may be due to your landlord because the total amount of damage to the property is 

not certain at this time. Your landlord will issue an amended withholding statement when the total amount of damages to the property have been calculated.

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

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

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

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

AC
CO

UN
TI

NG
 F

OR
 S

EC
UR

IT
Y 

DE
PO

SI
T

X

 

 
 

 
 

 Landlord/Owner/Agent  
 

 

             Date 

 

 
 

 
 

 Landlord/Owner/Agent’s address  

 

 
 

 
 

 Landlord/Owner/Agent’s telephone 
Copied to: 

DE
PO

SI
TS

TENANT NAME(S):  

UNIT ADDRESS:  
 

 
 

 
 

 
 

 
 

       UNIT# 
 

CITY:   
 

 
 

 
 

 
 

 
STATE:  

          ZIP:

FORWARDING ADDRESS:    
 

 
 

 
 

 
 

 
         UNIT# 

CITY:    
 

 
 

 
 

 
 

 
STATE:   

          ZIP:  

RE
NT

ACCOUNTING FOR WITHHOLDING LAST MONTH’S RENT DEPOSIT ONLY:

Last Month’s Rent Deposit:  
      $    

 
 

 
Balance of Rent Due to Landlord: $

Less Unpaid Rent 
From: 

 
 

 To: 
 

 
:  (-) $       

 
 

 
Balance of Rent Due to Tenant: 

$

Landlord MUST refund any Balance of Rent Due to Tenant after accounting for withholding last month’s rent deposit.  Landlord 

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

Balance of Rent Due to Landlord under itemized deductions below.
OR

Equal to: 

ACCOUNTING FOR WITHHOLDING SECURITY DEPOSIT(S) (Not to include last month’s rent deposit)

302
NOTICE OF TERMINATION 

(FOR CAUSE)
TENANT NAME(S): 

 and all other occupants

RENTAL ADDRESS: 

 UNIT# 

CITY: 

 STATE: 
 ZIP: 

 

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

the Oregon Residential Landlord and Tenant Act, in the following manner (specify all violations): 
You have the right to cure the above listed violation(s). One possible cure for the above violation(s) is listed below, if  more than one cure is 

listed they are separate and distinct: 

 
Said violations and/or noncompliances must be remedied by midnight-the end of  the day on    (must be a minimum of 14 days, 

not including extra days required when service is only done by first class mail). If  you fail to remedy said violations by the foregoing time and date, 

your Rental Agreement will terminate at midnight-the end of  the day on    (must be a minimum of 30 days, not including extra days required 

when service is only done by first class mail). If you complete the aforesaid remedies by midnight-the end of the day on    your Rental Agreement will 

not terminate on   .If  substantially the same act or omission which caused this notice to be given recurs within six (6) months following the date of  this notice, the 

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

of  the Rental Agreement as provided by ORS 90.

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

X

 

 
 

 
 

 Landlord/Owner/Agent  
 

 
             Date 

 

 
 

 
 

 Landlord/Owner/Agent’s address  

 

 
 

 
 

 Landlord/Owner/Agent’s telephone Copied to: 

WARNING:  This form may not be reprinted without written 

Permission of  the Oregon Apartment Association Inc.

© Copyright 2010    Ver. 6, 11/2021

EQUAL HOUSING OPPORTUNITY

 Personally delivered to tenant on    at :  am/pmCircle one 

  Mailed to tenant via first class mail, with a second notice copy attached in a secure manner to the main entrance to that portion 

of  the premises of  which the tenant has possession on    at :  am/pm
Circle one 

 Mailed to tenant(s) via first class mail on    (Add a minimum of three days to the cure/termination date below for mailing, not including the date mailed)

WARNING NOTICE: The defaults or conduct set forth in this notice constitute a violation of  your Rental Agreement. If  your tenancy is a fixed-term 

tenancy, your Landlord may choose to terminate the tenancy at the end of the fixed term if  there are three violations of  your Rental Agreement 

within the twelve (12) month period preceding the end of the fixed term. Correcting the third or subsequent violation is not a defense to such a 

termination. 

If  the recipient is a veteran of  the armed forces, assistance may be available from a county veterans’ services officer or community 

action agency.  Contact information for a local county veterans’ service officer and community action agency may be obtained by 

calling a 2-1-1 information service.

Because of the global COVID-19 pandemic, you may be eligible for temporary protection from eviction under Federal law. Learn the steps you 

should take now: Visit www.cfpb.gov/eviction Or call a housing counselor at 800-569-4287.

Eviction for nonpayment of  rent, charges and fees that accrued on and after April 1, 2020, and before June 30, 2021, is not allowed before 

February 28, 2022.   Information regarding tenant resources is available at www.211info.org

*If the tenant has not yet provided documentation that they have applied for rental assistance for the nonpayment covered by this 

notice, attach form 224.

235 WARNING- 
NOTICE OF VIOLATION

WARNING:  This form may not be reprinted without written 
Permission of  the Oregon Apartment Association, Inc.
© Copyright 2014 Ver. 5, 07/2019EQUAL HOUSING 

OPPORTUNITY

X      Landlord/Owner/Agent           Date 

X      Landlord/Owner/Agent’s address            

X      Landlord/Owner/Agent’s telephone            

Copied to:                  

WARNING NOTICE: The defaults or conduct set forth in this notice constitute a violation of  your Rental Agreement. If  your tenancy is a fixed-term 

tenancy, your Landlord may choose to terminate the tenancy at the end of the fixed term if  there are three violations of  your Rental Agreement 

within the twelve (12) month period preceding the end of the fixed term. Correcting the third or subsequent violation is not a defense to such a 

termination. 

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

  Improper use of  the dwelling unit as follows: 
 
 

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

  Damage to the dwelling unit or premises as follows: 
 
 

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

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

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

       $   Other past due sums (describe): 
 
         Other conduct that constitutes a violation and described as follows: 
 
  

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

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

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

violation(s) described above may result in a termination of  your tenancy pursuant to ORS 90.392, ORS 90.398 or ORS 90.405.  

Rental Housing Alliance Oregon

RENTAL FORMS

RHA OREGON
10520 NE WEIDLER ST
PORTLAND OR 97220
503/254-4723 EXT 107

By Scot Aubrey

If you are like most people, you bristle at 
the thought of having other people tell you 
what to do in an effort to control you.  It’s 
human nature that we like to be the author of 
our own destiny, that our fortunes are ours 
and ours alone to create and manage.  

As a property owner over the last few 
years you have likely felt the increasing 
pressures that have been placed upon you by 
local, state, and federal rules and laws that 
have slowly, but consistently, chipped away 
at your freedom to manage your privately-
owned property in the way you see fit.  

After being defeated last year at the New 
York City council level, the Fair Chance 
for Housing Act has been reintroduced this 
year and there is a more than likely chance 
it will be passed and put into effect in the 
coming months.  This is important to you as 
a property owner as other cities across the 
country have implemented similar policies 
which could be coming to a city where you 
own property very soon.  

The Fair Chance for Housing Act targets 
the elimination of the use of criminal 
background information as a qualifying 
factor at any point during the application 
process and prohibits you from denying 
housing or taking any adverse action based 
on any arrest or conviction record related 
to your tenant applicant.  The language put 
forth by the Act’s proponents state that “The 
Act would cover any person having the right 
to sell, rent, or lease or approve the sale, 
rental or lease of a housing accommodation.”  

That’s pretty far-reaching and if brought 
to your town, would affect each of you 
significantly.     

The issues set forth in the language of 
the New York Act are often confusing and 
inaccurate, as they use broad-brush strokes 

to make their argument that background 
checks are evil and can never be trusted.  
Similar acts in cities like San Francisco, 
nearby Richmond, Calif., and Seattle have 
enacted varying policies that are similar in 
nature as they are forcing rental property 
owners to eliminate the use of background 
data in their decisioning.  A close look at any 
of these cities since enacting these policies 
tells the real story and impact they have had.  

Let’s look at Seattle as an example of a 
city that has been turned from one of the 
“crown jewel” cities on the West Coast to 
one struggling with homeless people, violent 
crime, and drugs..  

The Seattle City Council has made several 
moves over the past years to address the city’s 
housing issues, aiming to prevent housing 
discrimination against applicants with 
conviction or arrest records.  What effect has 
that had on property owners?  They moved!  

Yes, rather than being forced to operate their 
income-producing properties in a way that 
put them at risk, many sold their properties 
inside the geographic borders of the city and 
bought property in areas that provided them 
the freedom to manage their way.  

In no way am I saying that an individual 
with a criminal history should never be 
allowed to lease a property ever.  In fact, I feel 
the exact opposite.  As an income-producing 
property owner I recognize the necessity of 
having a good, qualified, and trustworthy 
tenant in my property.  That is why I have 
a criteria that addresses criminal history in 
a very specific manner; no misdemeanor 
convictions in the past three years and no 
felony convictions in the past five years.  

Where property owners get into trouble 
is when they use the word “ever” in relation 
to criminal records or anything else, for that 
matter.  It is my responsibility to protect 

the value of my property and the safety of 
the community where it is located.  That 
can be accomplished by allowing each 
property owner to set their own standards 
when it comes to criminal backgrounds.  
Just like these cities don’t like us to lump all 
individuals with criminal histories together, 
we in turn don’t want to be grouped together 
as villainous landlords.  

Ask yourself this, would the city of New 
York ever stop doing criminal backgrounds 
on its own employees?  Imagine if it did and 
now you had known criminals with access to 
your private, personal information running 
all city services.  What if the NYPD was 
made up of individuals with a criminal past?  
Take it a step further, let’s have them run 
the jails and prisons.  It would never happen 
because they will always protect their own.  

I always advocate for getting a criminal 
background check on your applicants.  While 
the Fair Chance Housing movement makes 
all background companies out to be bad, 
there are experienced companies that follow 
all the rules, provide current and accurate 
data, and give you the best look at who your 
applicant is and was in the past.  

We must band together as property owners 
to protect our interests and not let special 
interests take over the best industry in the 
world.    

Scot Aubrey is vice president of Rent 
Perfect, a private investigator, and fel-
low landlord who manages short-term 
rentals.  Subscribe to their 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. 

Fair-Chance Housing Should Be Fair For All
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• • Dependable ExpertsDependable Experts
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• • Family-Owned Since 2003Family-Owned Since 2003

We Take Pride in Bringing We Take Pride in Bringing 
Your Project to Life.Your Project to Life.

By Hank Rossi

Dear Landlord Hank: You have received your first 
inquiry regarding your rental property, via phone or email. 
What do you ask someone inquiring for information about 
your property and why, when they first contact you? — New 
Landlord

Dear New Landlord: Even though you may have put an 
ad on the internet loaded with details and photos, someone 
may have seen a sign for your property or heard about the 
unit through a friend or current resident.

No. 1 – So my first 
question is, “How do 
you know about our 
property”?

If the prospective tenant says they saw an ad, then most 
of their questions will have been answered in the ad. If they 
haven’t seen an ad I do a brief description of the unit and 
development.

No. 2 – My second question then is, “When 
do you need to begin a lease?”

If someone wants to rent a currently available unit NOW, 
then you may have a candidate. If the prospective tenant’s 
current lease isn’t up for six months, then your immediately 
available unit will be long gone. If you have multiple units, 
perhaps another down the road could work for this prospect.

No. 3 – My third question is, “Do you have 
any other questions?”

Answer any specific questions related to the property so 
the prospective tenant can determine if they would like to 
move forward to a tour.

No. 4 – This is really a series of questions

These relate to determining if you as a landlord could want 
this prospect as a tenant. For instance, if your community 

doesn’t accept pets you could ask, “Do you have pets?” If 
you do accept pets, you’ll need that information as well, as 
prospective tenant could have a pack of pit bulls. Next I want 
to know how many individuals will be in the unit. We don’t 
want two families sharing a unit, etc.

By now, you will have built up some rapport with 
prospective tenant and you could ask, “Is there anything else 
you would like to tell me?”

Maybe you’ll find out that the prospective tenant had an 
unreasonable landlord. Or maybe they will say, “We just lost 
our house!” Or, maybe the prospective tenant has a legitimate 
complaint about their current property. There could be 
issues around poor maintenance history, poor management, 
unpleasant living conditions such as noisy neighbors, 
barking dogs, a messy complex, parking problems, etc.

No. 5 – If I consider this prospect a 
potential tenant then I ask, “When would 
you like to tour the property?”

The sooner the better, so you can begin the process of 
vetting the tenant and renew the income stream from this 
unit.

A few final thoughts:
You as a landlord spent time and money to develop this 

lead. So treat this prospective tenant with respect, kindness 
and honesty just like you’d want someone to treat you. This 
prospective tenant could spend much of their life in your 
rental as a great tenant, but you never know.

If you have a chance to see the tenant’s car, take a look. 
Often one’s car care will reflect the living situation. If 
they open the car door and trash falls out or the muffler is 
held up with a coat hanger, you’ll have a feeling about this 
prospective tenant. Hopefully they drive up in a well-kept 
auto. Also, notice and evaluate the prospects themselves. Do 
they reek of smoke and are seeking to rent a “no-smoking” 
unit, etc.?

Lastly, never take a tenant because either you or they are 

desperate. If a tenant doesn’t make the grade and have the 
required funds your guidelines require, then reject them, 
properly. Either take a good tenant or no tenant.

*****

How to Handle Potential Tenants          
Who Are Bad News 

Dear Landlord Hank: I’m having a tremendous time 
getting qualified tenants at the moment. Many applications 
from people  with bad criminal backgrounds. I have had 
multiple people lie about names/jobs/income. I recently 
called someone on the fact they had just been evicted, they 
had given me false information on last address and landlord. 
I found the truth and called them on it, they did admit that 
I was correct but the next day someone tagged the property 
with graffiti! I’m sure it was them. Should I not be honest 
with applicants? It’s a scary world. How do you handle 
people that are very bad news? Thanks. — Paul

Hi Landlord Paul: Sorry you are having such a hard time 
finding a qualified tenant for your place. 

I’ve been where you are many times in the past, having 
to reject multiple candidates who know they wouldn’t pass 
normal rental screening. On properties like this I ask tenants 
up front the info I want to know.

You could say you are managing the property for the owner 
and that the owner requires a credit score of 650 or better, 
good rental history, clean background and must gross at least 
three times the rent, plus anything else that is important to 
you. 

That way the candidates won’t waste an application fee 
only to be denied. I’d also consider putting up a temporary 
security camera at your place with video recording so you 
can protect your place. Good luck!

Each week Hank Rossi answers questions from 
landlords and property managers across the country 
in his “Dear Landlord Hank” blog in Rental Housing 
Journal. Go to  https://rentalhousingjournal.com/
asklandlordhank/.

What Should You Ask a Prospective Tenant?
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What You Can Learn From E-commerce
they’re looking for.

While this is simple in principle, it can be challenging to 
implement without clear guidelines.  We’ll get into each of 
these and how property technology comes into play.

Reduce friction in the leasing process

“Customer obsession rather than competitor focus,” is one 
of the four principles guiding Amazon’s mission.  And this 
reveals why many of the company’s most sophisticated tech 
innovations deliver convenience, personalization, and speed. 
Properties that champion the renter experience find out 
where there is friction in the renter journey. They then can 
use technology to remove the roadblocks and make leasing 
more effortless.

For rental property managers and teams, the challenge 
is getting all of the tools they manage to seamlessly work 
together.  Single-point solutions have flooded the market 
to guide leasing teams through specific steps.  But the next 
phase of multifamily is in operational efficiency.  Seek 
automated communications, integrated solutions and FHA-
compliant resources that are renter-centric.

Automate when possible, and with intention

Digital shopping allows us to take action, uninterrupted.  
Automated-tour scheduling and email confirmations show 
renters that your property can swiftly lead them into the 
leasing process.

Ensure that your automated communications provide clear 
next steps for the renter and options to continue exploring 
in the meantime. For example, your follow-up email may 
include appointment date and time.  But also providing a 
virtual video of the apartment they will be touring or a link 
to the website for further details – ties back to the whole 
experience and keeps them engaged.

Renters are also often under time constraints.  Make 
responding easy with two-way email or text communications, 
simple rescheduling options and clear directions for onsite 
tours.

Anticipate common questions and needs            
of renters

Exceptional digital experiences answer common questions 
that shoppers are trying to solve for.  Your property can 
answer frequently asked questions from your renters in a 
variety of engaging ways – from property photos and maps to 
reviews.  Here are a few ways to develop digital experiences 
with common questions in mind:

•	 “What’s the neighborhood like?” — Renters can 
quickly get a feel for your community if you have 
“Places nearby” enabled on your listings.  Photos 
and videos of events, partnerships with local vendors 
and welcome kits with local recommendations 
also showcase your property location in a fun and 
experiential way.

•	 “Can I trust that it will be this good once I start 
living there?” — Ratings, reviews and social media 
are powerful word-of-mouth indicators of what it’s 
like for residents at the community.  Ensuring that 
they are available, recent, and responded to will help 
you build trust early and get ahead of renters’ remorse 
down the line.

•	 “Is this property pet-friendly?” —  Clear pet policies 
in listings and the website, fun photos of community 
pets, and other examples of your community (dog-
park photos, pet-washing stations, etc.) are all ways to 
effortlessly address this

•	 “What shape is the apartment in?” —  The key 
question most properties answer can inspire a variety 
of digital content.  Think about how your 3D tours, 
videos, photos, floor plans and other visual guides 
reflect the onsite experience.

Work with new browsing behaviors without 
working against your busy schedule

Touring schedules have changed post-pandemic.  The 
rise in remote work has prompted many renters to research 
apartments on their own time – during what used to be off-
hours.

In a panel at the 2022 Apartmentize conference, “What 

do Post-Pandemic Renters Need? Data & Industry Expert 
Perspectives,” speakers shared how this has affected leasing 
schedules.  In the past, days surrounding the weekend, 
Fridays, Saturdays and Mondays, used to be the most popular 
times to tour. But Tuesdays have recently become a popular 
tour day as workers make time to quickly explore a new 
apartment.

The digital evolution of leasing has also made late-night 
browsing easier.  Instead of overextending leasing teams, 
properties use automated communication channels and 
support to fill in outside of office hours.

To provide a high-quality renter experience, also ensure 
outside support teams understand your team’s priorities 
and can interact with renters as an extension of your team.  
Virtual leasing solutions, text and email communication, 
web chat, and other digital messaging services can fulfill this 
need.  Important to look for here are services that integrate 
with your PMS (property management system) or other 
platforms and FHA-compliant vendors.

Can your leasing process pass                  
the ultimate test?

The best way to fully understand the renter journey is by 
taking it. Test out the leasing process for yourself and with 
your team.  Fill out a lead form on your listings and property 
website to see firsthand what automated communications you 
receive. Test out booking, rescheduling, and canceling a tour 
to see how simple or difficult moving through each process 
is.  Write down any questions that came up (where could 
I call the leasing team from this page?), natural responses 
you had (I want to see more but am not sure where to find 
the website) and wish-list items for where you want to see 
improvement.  Then, use your findings to make tweaks to the 
current process.

The renter experience is constantly evolving.  With 
simplicity in mind, rental property managers and owners can 
make adjustments or shift strategies according to a time that 
works for your team, your budget and your current processes.

Rachel Richardson is a content manager for Rent. a 
leading rental marketplace.
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