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The Rental Housing Decade:
12 Trends From 2010 to 2020

rent CAFÉ

How Rent Control
Limits Owner
Profits and
Maintenance in
Portland, Seattle
nAtiOnAL ApArtment AssOCiAtiOn

A new rent-control modeling study
that includes Portland and Seattle shows
how the combined effects of limiting
rents and deterring new construction
work to reduce owner profitability and
can limit maintenance.
The National Apartment Association
(NAA) engaged Capital Policy
Analytics (CPA) to model its impacts
on four metropolitan areas, all of
which have had increasing calls for
rent control during the past two years:
Chicago, Denver, Seattle and Portland.
CPA used the Oregon rent-control
legislation as a likely precedent for other
governments and chose to examine the
imposition of a similar limit, excluding
inflation, on the amount of annual
growth in rental prices. The rent growth
cap in Oregon limits the increase in rent
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The last 10 years have been the rental
housing decade so we look back at 12
important trends that have seen in rental
housing and what they show us.
Some of the 12 trends below may
surprise you and others you may already
know from your day-to-day work in the
rental housing industry.
The research team at RentCafe prepared
the report using data from the U.S. Census
Bureau, Yardi Matrix, PropertyShark,
and the U.S. News & World Report.
“We examined a number of economic
and demographic indicators to get an
overview of the housing trends that
shaped the country in the past ten years,”
RentCafe says in the report. “This past
decade has transformed the relationship
between America and its housing,
especially when it comes to renting.”

THE RENTAL HOUSING DECADE
12 TRENDS

1

In the past decade average rents
nationally have increased 36 percent
or $390 outpacing median home prices
and median income. Of the cities with
complete data for the decade, Oakland
saw the highest rent growth, 108 percent.
National average rent is currently $1,473.

2

The number of renters in the U.S.
passed 100 million in the last 10
years. The renter population increased
9.1 percent, or two times faster than home
owners at 4.3 percent. The percentage of
those who rent, 34 percent, was the largest
it’s been since the ‘60s.

3

Twenty U.S .cities made the
switch from a homeowner majority
to a renter majority. At the end of the
decade, a third of the 260 largest cities are
dominated by renters. Manhattan crowns
itself as THE city of renters, with no less
than 77 percent of its population living in
apartments.

4

More high-earning Americans are
renting than ever. The number of
renter households earning 150,000 a
year increased two times faster, 157
percent, than that of high-income owner
households at 78 percent.

5

The number of homeowner families
with children dropped significantly by
more than 1 million, down 5.6 percent,
while the number of renting families with
children was just about stagnant down
slightly at 0.5 percent.

6

Renting has increased in popularity
among seniors. The number of renter
households over 60 rose by 32 percent
outpacing younger segments and even
homeowners in the same age group.

7

In a construction boom unseen
since the 1980s, 2.4 million rental
units were delivered this decade. A
significant 40 percent of these units were
classified as luxury. Texas overshadowed
the rest of the U.S., with four metros in
the top 20 metros which built the most
units this decade.
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8

The average size of newly
built apartments decreased by
57square feet (the size of a medium
bathroom) in the past decade, from 990
square feet to 933.

9

Suburbs added renters at a faster
pace, 17 percent, compared to cities
at 14 percent. In 40 of the 50 largest metro
areas, suburbs eclipsed urban areas in
terms of renter population growth.

10

Almost two-thirds of renters live
now in multifamily units. Growth
in this sector was consistent in the past
decade, while single-family rentals
witnessed a slowdown as the economy
stabilized after the recession.

11

The nation’s priciest metros, such
as New York or Los Angeles have
been shrinking in population, as their
residents moved to more affordable areas.

12

Most of the millennials entered
the job market this decade. If in
2010, the top 10 cities with the highest
share of millennials were college towns,
in 2018, they had been replaced by job
hubs.
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1031 Exchange Solutions
Passive Investment Opportunities –
No More Tenants Toilets and Trash!
Delaware Statutory Trust (DST) Properties
Triple Net Leased (NNN) Properties
721 Exchange UPREIT Properties – How to 1031
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FREE 1031
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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 conǻdential 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 and legal professional for details regarding your
situation. This material is not intended as tax or legal advice. 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
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potential appreciation are not guaranteed. Securities offered through WealthForge Securities, LLC. Member FINRA/SIPC. Kay Properties and Investments, LLC
and WealthForge Securities, LLC are separate entities. Preferred return is not guaranteed, and subject to available cash ˻ow.
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What Are the Best Properties for a 1031 Exchange?
By Dwight Kay and the Kay Properties
Team
You are about to sell your property, and your
CPA tells you that there is a large tax consequence lurking around the corner. In order to
avoid paying capital gains and depreciation
recapture tax, you consider a 1031 exchange
whereby your taxes are deferred from the sale
into a new property or group of properties.
The legal and financial particulars of executing a 1031 exchange can be confusing,
but many potential exchangers find it more
difficult to find the next property in which to
invest.
How do you choose your next investment
property? There are many ways to go about
looking for property to exchange into, but
something that I recommend to my clients
is thinking about the end goal. What are you
looking to get out of your next property? For
example, many of those who are looking to
make a 1031 exchange now likely began with
an investment in real estate that they hoped
would appreciate in value. Many of these

types of properties can potentially be riskier
but can appreciate more quickly. If this strategy is something that still seems interesting
to you, then I would recommend looking into
multi-family buildings. Depending on your risk
profile, the geography, year built, and other
factors would go into determining which properties would be a fit. Multi-family requires a lot
of hands on management and could require
out of pocket expenses. However, If you are
looking to retire and take a less hands-on approach, then I would recommend other types
of properties.
Many clients of ours that look for less management intensive investments may veer
towards NNN properties. With a NNN lease,
the tenant will pay for some or all costs associated with the overhead of a building. The
leases are sometimes guaranteed by larger
companies that have multiple stores across
the United States. Although these properties
tend to be more passive investments, management is still in the hands of the owners. If
anything should happen to the building itself,
it could be a liability to the management.

Between these types of real estate, there are
a whole array of different strategies to implement. Another strategy is using Delaware
Statutory Trusts to blend your real estate
portfolio into a risk profile and return of your
preference. With DSTs, you can purchase
fractional interests of properties without
having to make your whole investment count
towards one property since minimums for
1031 exchange are typically $100,000 and
investors have the opportunity to diversify by
location, property type and asset manager by
investing in multiple DSTs. You can strategize
on how you would like your 1031 exchange
to count depending on what your end goal is.
With DSTs you can employ a passive investment strategy while having the ability to invest
fractionally in properties with appreciation
potential. There are risks however associated
with DSTs. Like with all real estate securities,
there are not guaranteed returns. Each DST
will be associated with their own sets of risks
tied to geography, management, and asset
type. We still believe that you can employ an
effective strategy depending on what your
end goal is through DSTs.

Kay Properties and Investments, LLC is a national Delaware Statutory
Trust (DST) investment firm with offices in Los Angeles, San Diego, San
Francisco, Seattle, New York City and Washington DC. Kay Properties
team members collectively have over 114 years of real estate experience, are licensed in all 50 states, and have participated in over $9 Billion of DST real estate. Our clients
have the ability to participate in private, exclusively
available, DST properties as well as those presented to
the wider DST marketplace; with the exception of those
that fail our due-diligence process.

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. 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.
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.

To learn more about Kay Properties please visit: www.kpi1031.com

Securities offered through WealthForge Securities, LLC, Member
FINRA/SIPC. Kay Properties and Investments, LLC and WealthForge
Securities, LLC are separate entities. There are material risks associated with investing in 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 multi- family properties, financing risks, potential adverse
tax consequences, general economic risks, development risks, long
hold periods, and potential loss of the entire investment principal. Past
performance is not a guarantee of future results. Potential cash flow,
returns and appreciation are not guaranteed. IRC Section 1031 is a
complex tax concept; consult your legal or tax professional regarding
the specifics of your particular situation. This is not a solicitation or an
offer to see any securities. Please read the Private Placement Memorandum (PPM) in its entirety, paying careful attention to the risk section
prior to investing. Diversification does not guarantee profits or protect
against losses.

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. This email contains information that has been obtained from
sources believed to be reliable. However, Kay Properties and Investments, LLC, WealthForge Securities, LLC and their representatives
do not guarantee the accuracy and validity of the information herein.
Investors should perform their own investigations before considering
any investment. 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 intended as tax or legal advice.
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/
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Portland Rents Continue Decline
apaRtment list

Portland rents have declined 0.5 percent
over the past month, the second month in a
row the city has seen declines, according
to the latest report from Apartment List.
Portland’s year-over-year rent growth
lags the state average of 1.5 percent, as
well as the national average of 1.4 percent.

New Pet-Damage
Insurance Gives
Managers More
Potential Tenants
Rental Housing JouRnal

Pet-deposit protection is now being
offered by a company to help property
managers cover any pet-related
damages and allow tenants to lease a
property without an extreme up-front
pet deposit.
Jetty Pet is a new offering from Jetty,
a financial services company. Jetty Pet
is Jetty’s pet protection for property
managers, which can be used alone or
combined with Jetty Deposit to replace
a traditional up-front pet-deposit
charge.

Hillsboro has the most expensive rents
in the metro, but recently those rents have
declined as well, down 0.1 percent over
the past month but up 3.3 percent yearover-year. This is the second straight

“We always have an ear to the ground
on the fundamental problems our
partners face, and how we can solve
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OF THE ROOF
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Rents in Hillsboro are $1,759 for a one-

See ‘Maintenance’ on Page 14

Rental Housing JouRnal

This can give properties increased
coverage against pet-related damages
and a more streamlined leasing
process–while keeping move-in costs
lower for the renter.

See ‘Insurance’ on Page 8

month that the city has seen rent decreases
after an increase in September.

3 Ways to Prevent Costly Roof Maintenance
Property maintenance comes as an
integral part of the general maintenance
and upkeep of your property. Particularly
with regular roof maintenance, capital
budgeting becomes more predictable
and simplified. When property managers
maintain a roof correctly, they prolong
its lifespan – and that saves money in the
long run. Here are three effective ways to
do just that:

Housing Journal, LLC
. Lakeshore Drive, Suite 300
, Arizona 85282
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While rents in Portland stand at $1,127
for a one-bedroom apartment and $1,330
for a two-bedroom, the same trend does
not hold across the metro. Rents have
steadily risen across the Portland metro
area.

Regular maintenance usually is the
least costly option for property managers.
Manufacturers agree that customary
maintenance can extend a roof’s lifespan
by 25 percent. Removing snow, unclogging
gutters, clearing debris, adding sealant
or caulk, and assessing vulnerable
perimeter terminations, all contribute to
the increased lifespan of a roof. To put
this into perspective, a small addition of
upfront maintenance expenditures could
significantly minimize the roof’s overall

Published In Conjunction With:

3
cost annually.
Well-maintained roofs need just a
minimal level of annual repair and
don’t require frequent replacement. You
can defer these costs and their effect

on the capital budget over additional
years. Regular maintenance reduces the
escalated expenses linked to older roofs
and eradicates the need for unpredictable

See ‘Maintenance’ on Page 18
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RHA Oregon President’s Message

Welcome 2020!

Membership Grows in Rental Housing Alliance
Ken sCHriVer, presiDent

I will say that 2019 is a year I’m happy to
see in my rear-view mirror. As I begin my
second year as president of Rental Housing
Alliance Oregon, I am optimistic about
several things:
First, RHA is growing with increased
membership,
additional
educational
offerings, new office staff, and an active
board including two new members and two
more likely soon. I am thrilled to report
that from a fiscal standpoint, we finished
the year in the black, allowing us to add
a full-time marketing and membership
services staff person to replace the parttime position being vacated by Diana
Lindemann, who (as a landlord herself)
has joined the RHA board. Also welcome
to the board Melinda McClellan, another
small landlord like most of our members.
The board held its annual retreat in
early November and set several goals for
2020. We plan to continue growth through

recruitment and expanded educational
offerings. We are expanding our support
of affiliate and dual members that provide
goods and services to our industry: we will
be holding a Vendor Fair in March and
will be bringing back Affiliate Member
Spotlights to our dinner meetings each
month. The rental housing industry, like so
many others, is experiencing an increase in
the use of technology to simplify operations
and ensure regulatory compliance. RHA is
committed to helping our members access
these resources; in 2020 we are expanding
our calendar to include online training
sessions presented by affiliates that provide
web-based services to landlords. These
services can range from showing vacant
units to applicant screening to arranging
maintenance services to collecting rent.
This will be a great year to evaluate
whether adoption of a web-based service
might streamline your operations as a
landlord or property manager.
We will increase our outreach to other

The rental housing
industry, like so many
others, is experiencing
an increase in the
use of technology to
simplify operations
and ensure regulatory
compliance.
entities to find solutions to community
housing problems. This will range from
increased participation on local and state
advisory boards and coalitions to support
of non-profit organizations like SnowCap
Community Charities and Portland
Homeless Family Solutions to the backing
of political candidates at all levels of
government that are willing to listen to our
positions and take action based on sound
analysis of the evidence.

Finally, the Oregon legislative assembly
in 2020 is a “short” session that will likely
be focused on proposed cap-and-trade
legislation. Regardless of your position on
that subject, this should mean that landlords
will be able to spend 2020 adapting to the
several regulatory changes passed last year
at the state and local levels. Nevertheless,
RHA’s Legislative Committee has a full
agenda in 2020. As our past-president Ron
Garcia is now running for Oregon’s 37th
House District seat, he is stepping back
and I will be chairing that committee in
2020. Closely connected with the efforts
of the Legislative Committee, RHA is
networking with other rental housing
organizations in Oregon, California,
and Washington. Stay tuned for more
information on how we hope to stem the
tide of overly burdensome regulations on
housing providers like ourselves all along
the West Coast.
It’s going to be a great year!

Laundry just got easier.
At WASH, we are transforming the laundry experience
with intelligent systems and easy-to-use apps.

Learn more at wash.com/tech
800-777-1484

• Pay from your phone with mobile payment
• Check machine availability and get alerts when your laundry is done
• Scan a barcode on a washer to request service

Because there is more to life than laundry.
4 WS19-121 Just Got Easier Ad 10x7_5.indd
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Portland Rents Continue Decline for 3rd Month

ApArtment List

one-bedrooms go for $1,546.

Portland rents continued their decline
for the third month in a row after the last
increase in September, according to the
January report from Apartment List.

• Over the past month, Canby has seen
the biggest rent drop in the metro, with
a decline of 2.6 percent. Median twobedrooms there cost $1,725, while onebedrooms go for $1,462.

Portland rents have declined 0.5
percent over the past month, but have
been relatively flat at 0.4 percent in
comparison to the same time last year.
Median rents now are $1,122 for a onebedroom apartment and $1,324 for a twobedroom in Portland.

RENTS RISING ACROSS THE
PORTLAND METRO
While rents have remained steady in
the city of Portland throughout the past
year, cities across the metro have seen a
different trend. Rents have risen in nine
of the largest 10 cities in the Portland
metro for which Apartment List has data.
Here’s a look at how rents compare
across some of the largest cities in the
metro.
• Beaverton has seen the fastest rent
growth in the metro, with a year-overyear increase of 3.0 percent. The median
two-bedroom there costs $1,824, while

CITY

MEDIAN 1BR
PRICE

MEDIAN 2BR
PRICE

M/M PRICE
CHANGE

Y/Y PRICE
CHANGE

• Portland proper has the least expensive
rents in the Portland metro, with a twobedroom median of $1,324.
• Hillsboro has the most expensive rents
of the largest cities in the Portland metro,
with a two-bedroom median of $2,055;
rents fell 1.0 percent over the past month
but rose 2.9 percent over the past year.

PORTLAND RENTS MORE

AFFORDABLE THAN MANY OTHER
LARGE CITIES NATIONWIDE

Rent growth in Portland has been
relatively stable over the past year, while
some other large cities have seen more
substantial increases.
Portland is still more affordable than
most comparable cities across the country.
• Oregon as a whole has logged 1.5
percent year-over-year growth, while rent
trends across other cities throughout the

Rental Housing Journal Metro · January 2020

state have varied. For example, rents have
grown by 1.0 percent in Eugene and have
fallen 0.8 percent in Salem.
• While rents in Portland remained
moderately stable this year, similar cities

saw increases, including Phoenix (+3.8
percent), Las Vegas (+3.2 percent), and
Austin (+3.1 percent); note that median
2BR rents in these cities go for $1,099,
$1,193, and $1,471 respectively.
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RENT CONTROL IN 2020

5 Multifamily Investing
Predictions For 2020

The slowing economy and the fear
of a recession are not the only fears of
investors in 2020.
The issue of rent control has quickly
become a top concern. Rent regulations
have been instituted in a few major
markets recently, and many more markets
are considering this control to try and
combat rising rental housing costs. States
like New York, California, and Oregon
are all implementing this control. Illinois
and Washington State are on the list next
for possible legislation. On January 1,
2020, California law will allow only for a
five percent increase, plus the local rate of
inflation, per year. This law will expire in
2030 unless lawmakers vote to extend it.
In New York’s metro area there has been
a 9.2 percent decrease in multifamily
investment, which is partly believed to be
caused by the implementation of the new
rent-control regulations.

BY VinneY CHOprA AnD JOn rOOsen

T

he market for multifamily
properties is continuously
changing. In the light of major
political, social, and economic
developments, investors will have
to look at the bigger picture.
Adaptation is the key to success
amid an uncertain landscape.
Whether to resist or go with the
ﬂow will depend on what investors
want to achieve in the foreseeable
future.

Many housing economists agree that
rent control is not the solution, that
building more housing is a better answer
to the problem.

It’s because of these fundamental
reasons that investors will have to
keep themselves abreast of significant
disruptions in the multifamily field.
For that, they will have to be aware
of these disruptions and how they
are going to affect the profitability
and sustainability of their investment
portfolios.

Millennials today are
searching for more
affordability and
portability, and they
want accessibility
to such things as
entertainment and
local experiences.

You don’t have to look for a
fortuneteller to get a good glimpse of
the future of the multifamily market.
You only need to view the trends that
will shape the investment market. As
we close another year and welcome the
new one, let us focus on what to expect
from the multifamily market and look
at the trends that really matter in the
long run.

FEAR OF A MARKET CORRECTION
Market correction
correction?

or

no

market

It is very difficult to say when the next
recession will be, but it has been a big
buzzword lately among the media and
investors. Recent interest rate cuts might
have stopped a recession, or a slowdown
due to fear, from hitting in 2020. This
has been the longest bull market in

CATERING TO A MILLENNIAL AND
BABY BOOMER MARKET

U.S. history. Many on Wall Street are
wondering if this long run is on its last
leg or mustering a second wind. However,
there are still expectations that the U.S.
economy and GDP growth could slow
next year. Investors are starting to hedge
against this increased risk. And there
are other various notable issues ahead in
2020 that also will create higher levels
of uncertainty, such as the upcoming
presidential elections, and trade conflicts.
As most investors are treading with

caution as they move into the New Year,
many are still seeing strong opportunity
when using sound fundamentals when
purchasing apartments. In our case we
are closing on our deals with a lower Loan
to Value Ratio (LTV) to hedge against a
correction, and also having strong valueplay built into the business plan. With a
looming market correction, it’s important
to not overleverage, and to have plenty of
cash on hand if one does hit.

As we move further into 2020, the
millennial and baby boomer markets for
multifamily will continue to expand.
Millennials today are searching for
more affordability and portability, and
they want accessibility to such things
as entertainment and local experiences.
Urban housing prices are skyrocketing
in many popular cities, causing this
shift for more affordable housing. Many
millennials are coming out of college
with record-high student loans; adding a

Continued on Page 7
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Continued from Page 6
mortgage to that could easily surpass 50
percent of one’s income. So they avoid
homebuying, which is helping to lead this
shift. Home ownership of millennials is
very low compared to other generations;
they view buying a home as a longterm goal, and see their priority now as
lifestyle. Along with affordability and
portability, millennials are favoring
things in our communities such as smart
home features (Nest thermostats and
USB outlets), white-glove services such
as valet trash, lavish swimming pools and
outside eating areas, and hip cyber cafes.
Another trend to look for in 2020
is the downsizing of the baby boomer
generation into multifamily homes.
A study conducted by Fannie Mae
estimated that more than 14 million baby
boomers will end their home ownership
by 2036, a 42 percent increase from the
previous decade. One study estimated
that thousands of this demographic are
coming into retirement daily, and are
looking to downsize. They will have
challenges; the Insured Retirement
Institute estimates that 45 percent of baby
boomers have no retirement savings.
Leaving work for them will mean a drastic
lifestyle adjustment and a need for more
affordable housing. According to the
NMHC (National Multifamily Housing
Council) tabulations of U.S. Census Data,
73 million baby boomers in the United
States accounted for 58.6 percent of the
increase in renter households between
2006 and 2016. With the expanding
bubble of aging Americans, this number
is expected to increase even further. The
demand for senior living is increasing with
the increase of baby boomers downsizing.
We believe this trend will continue for the
next 10 years, giving us a strong market
in the senior living multifamily units.

considerable drop in multifamily permits
as the recession hit.

SUMMARY OF 5 MULTIFAMILY
INVESTING PREDICTIONS
FOR

As we enter 2020, even with these
factors, we believe multifamily housing
will remain strong and will still be a
strong investment for investors who use
sound fundamentals.
According to the Harvard Joint Center
for Housing, State of the Nation’s Housing,
2019, approximately 75 percent of renters
would like to become homeowners at
some point.

IMMIGRATION

This being said, homeownership rates
have been stagnant and are not likely to
return to levels seen during the previous
housing boom. Millennials are entering
the housing market in a time where
student debt is a major problem, housing
affordability is low, and lending criteria is
more stringent.

By 2024, immigration is expected to
surpass internal population growth for
the first time, according to Hoyt Advisory
Services Research.
Why is this important? It’s because
immigrant families are more likely to
rent than a native-born American. As you
can see in the graph below, immigration
is at an all-time high; this is great news
for multifamily investors.

When you pair this with their lifestyle
factors of delaying marriage and choosing
experiences over saving, it is very likely
more millennials will remain renters for
longer than previous generations. If and
when a market correction comes, this
will cause an increase in the need for
affordable housing, and many will look to
multifamily.

DEMAND FOR NEW APARTMENTS
WILL SOFTEN

Post-recession in 2009, multifamily
has become a larger piece of the overall
new housing market with multifamily
construction peaking in 2015 and 2016.
While 2018 and 2019 paced well – even
with a potential market correction on
many minds – we believe we will see a
slowdown on new construction in 2020.
As shown in the chart here, there was a

The go to periodical for property management
professionals and multifamily investors doing
business in Portland and Vancouver.

2020

Another factor that will help
multifamily investments are the aging of
baby boomers, many becoming empty
nesters, which is also contributing to the
increase of older renters.
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Portland Rents Continue Decline
apaRtment list

Portland rents have declined 0.5 percent
over the past month, the second month in a
row the city has seen declines, according
to the latest report from Apartment List.
Portland’s year-over-year rent growth
lags the state average of 1.5 percent, as
well as the national average of 1.4 percent.

New Pet-Damage
Insurance Gives
Managers More
Potential Tenants
Rental Housing JouRnal

Pet-deposit protection is now being
offered by a company to help property
managers cover any pet-related
damages and allow tenants to lease a
property without an extreme up-front
pet deposit.
Jetty Pet is a new offering from Jetty,
a financial services company. Jetty Pet
is Jetty’s pet protection for property
managers, which can be used alone or
combined with Jetty Deposit to replace
a traditional up-front pet-deposit
charge.

Hillsboro has the most expensive rents
in the metro, but recently those rents have
declined as well, down 0.1 percent over
the past month but up 3.3 percent yearover-year. This is the second straight

“We always have an ear to the ground
on the fundamental problems our
partners face, and how we can solve

1. EXTEND THE LIFESPAN
OF THE ROOF

P A I D

PRSRT STD
US Postage

ALBANY, OR
PERMIT NO. 188

Rents in Hillsboro are $1,759 for a one-

See ‘Maintenance’ on Page 14

Rental Housing JouRnal

This can give properties increased
coverage against pet-related damages
and a more streamlined leasing
process–while keeping move-in costs
lower for the renter.

See ‘Insurance’ on Page 8

month that the city has seen rent decreases
after an increase in September.

3 Ways to Prevent Costly Roof Maintenance
Property maintenance comes as an
integral part of the general maintenance
and upkeep of your property. Particularly
with regular roof maintenance, capital
budgeting becomes more predictable
and simplified. When property managers
maintain a roof correctly, they prolong
its lifespan – and that saves money in the
long run. Here are three effective ways to
do just that:

Housing Journal, LLC
. Lakeshore Drive, Suite 300
, Arizona 85282
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While rents in Portland stand at $1,127
for a one-bedroom apartment and $1,330
for a two-bedroom, the same trend does
not hold across the metro. Rents have
steadily risen across the Portland metro
area.

Regular maintenance usually is the
least costly option for property managers.
Manufacturers agree that customary
maintenance can extend a roof’s lifespan
by 25 percent. Removing snow, unclogging
gutters, clearing debris, adding sealant
or caulk, and assessing vulnerable
perimeter terminations, all contribute to
the increased lifespan of a roof. To put
this into perspective, a small addition of
upfront maintenance expenditures could
significantly minimize the roof’s overall

Published In Conjunction With:

7
cost annually.
Well-maintained roofs need just a
minimal level of annual repair and
don’t require frequent replacement. You
can defer these costs and their effect

on the capital budget over additional
years. Regular maintenance reduces the
escalated expenses linked to older roofs
and eradicates the need for unpredictable

See ‘Maintenance’ on Page 18
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New Year, New Laws: A Brief Overview
of the Newest Landlord/Tenant Legislation
BY BrADLeY KrAUs, AttOrneY
WArren ALLen, LLp

Every year, hot button topics, social
issues, and societal problems receive
attention during the legislative process.
With that comes new laws passed by the
Oregon legislature directed at addressing
those topics, issues, or problems. As 2019
made clear, housing in Oregon has never
been a more pressing topic, and due to that,
Landlord/Tenant law was not immune
from significant legislative attention.
Senate Bill 608, passed earlier this year,
serves as the poster child for the previous
paragraph. SB 608, which amended the
termination statute, caused cataclysmic
changes to the rights and obligations of
Landlords in the state of Oregon. As we
enter 2020, several other new laws became
effective. While they vary in their impact,
all Landlords should be aware of these
new changes and obligations, in order to
stay ahead of the game.
House Bill 2530 was the subject of a
previous article, but given its immense
impact, it bears repeating that discussion
here. HB 2530 imposes new obligations on
Landlords related to veteran’s disclosures.
These disclosures must be included
in every notice served pursuant to the
Landlord/Tenant Act, and the failure to
include such a disclosure likely provides a
“defective notice” defense to your tenant.
Similarly, these veteran’s disclosures

8

may not consider the possession of a
medical marijuana card or status as a
medical marijuana patient.

must also be included in every summons
served for eviction actions, and the failure
to do so also provides a similar defense.
House Bill 2006. While most of this Bill
amends statutes which have no bearing
on Landlord/Tenant law, the legislature
did slightly amend the termination statute
within the same. In doing so, they appear
to answer a question long pondered:
with regard to payment of relocation for
a Qualifying Landlord Exemption under
SB 608, does a Landlord’s own residence
count towards the four dwelling unit
requirement? HB 2006 added particular
language indicating that private nonrental use of a dwelling doesn’t count
toward the four units threshold in SB 608.
Senate Bill 484 amends the screening
statute, ORS 90.295. It limits Landlords to
requiring applicants paying only a single
applicant screening charge within any
60-day period, regardless of the number

of rental units owned or managed by
the Landlord for which the applicant has
applied. Further, it requires the Landlord
to refund an applicant screening charge
within a reasonable timeframe if the
Landlord (a) fills the vacate unit before
screening the applicant; or (b) does not
screen the applicant. However, it does
provide that the Landlord does not need to
return the screening charge if the Tenant
refuses an offer from the Landlord to rent
the dwelling unit.
Senate Bill 970 amends the evaluation
of applicant statute, ORS 90.303. It now
includes prohibits against some denials
based upon marijuana, no doubt in part
to marijuana’s new legality in Oregon
(and many other states). ORS 90.303 now
states that a Landlord may not consider
criminal convictions or charging history
for convictions based solely on the use
or possession of marijuana. Additionally,
when evaluating an applicant, a Landlord

Senate Bill 873 is a new Tenant/
Consumer protection mechanism. It
allows a Tenant to apply to the court to set
aside an eviction judgment and seal the
official records related to that judgment.
It requires the court to grant that motion
if (a) the judgment is more than five
years old and the Tenant has satisfied any
money award included in the judgment;
(b) the judgment was by stipulation and
the applicant complied with its terms
(including satisfaction of any money
award); or (c) the judgment was in the
Tenant’s favor or resulted in an dismissal
of the action. The Tenant is required
to serve a copy of the motion upon the
Landlord and provides the Landlord 30
days to object. If they do so, a hearing
must be set. If no objection is filed, or
if the court finds the Tenant satisfies the
requirements, the judgment against them
is set aside.
If 2019 is any indication, 2020 will
continue to see the Oregon legislature
paying close attention to the relationship
between Landlords and Tenants. As
new laws get passed, they can provide
Tenants new rights, defenses, or claims
against unsuspecting Landlords. Staying
up to speed on these new laws, including
updating forms and practices, has never
been more crucial.
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FORM OF THE MONTH
M172 OR Veteran’s Resource Disclosure

SAVE THE DATE!

2020 Fair Housing Fair:
Housing Access for All
Thursday, Feb. 13, 2020
Oregon Convention Center
777 NE Martin Luther King Jr. Blvd.
Portland, OR 97232

This is a NEW FORM and beginning January 1, 2020 it’s required to be
served alongside any notice of termination in Oregon. In the 2019 Oregon
Legislative Session, HB 2530 was passed that mandated this disclosure
to provide contact information for counties veterans’ service officer and
community action agencies.

FOR MORE INFORMATION:
www.multifamilynw.org/events/fair-housing-fair-2020housing-access-for-all

The Multifamily NW Forms Collection is available 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.

Multifamily NW Schedule
JANUARY 6

LANDLORD/TENANT PART I

1:00 PM - 5:00 PM

JANUARY 8

HR ISSUES: RECRUITMENT IDEAS

12:00 PM - 1:00 PM

JANUARY 8

LANDLORD STUDY HALL

6:30 PM - 8:00 PM

JANUARY 10

IT’S THE LAW: STARTING ON THE RIGHT FOOT

12:00 PM - 1:00 PM

JANUARY 15

PDX JANUARYUARY LUNCHEON: PORTLAND FAIR ORDINANCE

12:00 PM - 1:00 PM

JANUARY 16

CAM: FINANCIAL MANAGEMENT & INDUSTRY ESSENTIALS

9:00 AM - 5:00 PM

JANUARY 16

STRENGTHENING FRONT LINE SKILLS FOR MAINTENANCE

9:00 AM - 12:00 PM

JANUARY 20

PORTLAND’S FAIR ACCESS IN RENTING (FAIR) ORDINANCES PART 1

1:00 PM - 4:00 PM

JANUARY 27

PORTLAND’S FAIR ACCESS IN RENTING (FAIR) ORDINANCES PART 2

1:00 PM - 4:00 PM

FEBRUARY 5

LANDLORD STUDY HALL

6:30 PM - 8:00 PM

FEBRUARY 6

LAW AND RULE REQUIRED COURSE (LARRC)

1:00 PM - 4:00 PM

FEBRUARY 10

LANDLORD/TENANT PART II

1:00 PM - 5:00 PM

To advertise in Rental Housing Journal, call Vice President/Sales Terry Hokenson
at 480-720-4385 or email him at Terry@rentalhousingjournal.com
Rental Housing Journal Metro · January 2020
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* Landlord Friendly * Attorney Drawn* Convenient *

• Application to Rent
• Rental Agreement
• Addendums
• Notice of Terminations
• Notice of Non-Payment of Rent
• and Much, Much, More!
FOR ALL YOUR RENTAL NEEDS
3 Convenient Ways to Order
1. Online at www.rhaoregon.org, both downloadable and
hardcopy
2. Phone 503/254-4723 to order your forms with one of
our friendly representatives
3. Visit 10520 NE Weidler Portland OR 97220 for fast
friendly service
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We focus on the
small details.
Let Micro Property Management
customize our services to help you
maximize your properties and their
cash flow potential.
• Property management
• Tenant screening & placement
• Rental inspections
• Maintenance

How to Detect Faulty Wiring
in a Rental Property
rentAL HOUsinG JOUrnAL

Micro Property Management

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

OR Business Registry #83614397 • OR Property Management Lic. # 201201121

Every year, electrical fires leave
a trail of costly damages on rental
properties across the United States,
This is considered to be one of the most
expensive fixes that property managers
have to face, according to maintenance
company Keepe.
As a property manager, keep an eye
out for poorly installed, outdated and
damaged electrical wiring. Often, the
warning signs of faulty wiring are
relatively easy to detect – as long as you
stay proactive and alert in spotting these
issues.

5 WARNING SIGNS OF FAULTY
ELECTRICAL WIRING

Formerly All About Windows
Formerly All About Windows

If lights in the building constantly buzz
when turned on, or worse, flicker or dim
when multiple appliances are in use at the
same time, it is an indication that there
is a problem with the building’s electrical
wiring, which would potentially require
an urgent professional upgrade.
Chewed or frayed wiring
Damaged wiring – left behind by
inexperienced handymen, pets, and
rodents – can cause an electrical fire
in a rental property. It is essential for
property managers to look out for chewed
or frayed wiring. If you spot these types
of wiring, contact an electrical contractor
immediately.
Discolored, scorched or smoked
outlet points

Frequent circuit breaker trips
A circuit breaker is designed to trip
whenever a power overload occurs in the
system. However, if this happens too often
(frequent circuit breaker trips in a span of
a few days or weeks), it is a clear sign that
there is a deeper underlying problem in
the building’s electrical wiring system.
Make sure to have it checked out.
Constant dimming, buzzing or
ﬂickering of lights

When a rental property’s wiring system
is damaged, it often causes discoloration
and scorch marks on the outlet points.
This is a tell-tale sign that the wiring
system is damaged. If left unchecked, it
has the potential to cause a fire or shock.
As a property manager, do routine
walkthroughs and inspections to detect an
electrical fire before it occurs. Remember
not to tinker with the electrical system in
a building, especially if you see or hear
any of the above warning signs.
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$2.95
$2.95
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New Pet-Damage
Insurance Gives
Managers More
Potential Tenants
Rental Housing JouRnal

Pet-deposit protection is now being
offered by a company to help property
managers cover any pet-related
damages and allow tenants to lease a
property without an extreme up-front
pet deposit.
Jetty Pet is a new offering from Jetty,
a financial services company. Jetty Pet
is Jetty’s pet protection for property
managers, which can be used alone or
combined with Jetty Deposit to replace
a traditional up-front pet-deposit
charge.
This can give properties increased
coverage against pet-related damages
and a more streamlined leasing
process–while keeping move-in costs
lower for the renter.
“We always have an ear to the ground
on the fundamental problems our
partners face, and how we can solve
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Portland’s year-over-year rent growth
lags the state average of 1.5 percent, as
well as the national average of 1.4 percent.
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Portland rents have declined 0.5 percent
over the past month, the second month in a
row the city has seen declines, according
to the latest report from Apartment List.
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How Rent Control Limits Owner Profits
and Maintenance in Portland, Seattle
Continued from Page 1
to seven percent plus inflation as measured
by the Consumer Price Index (which
varies widely across years and regions of
the country).
The study says rent-growth caps affect
the apartment industry in several ways,
each of which is estimated in the model.

HERE ARE SOME OF THE EFFECTS
IN THE RENT-CONTROL STUDY

• The most direct effect is on the monthly
rent for units that would have experienced
a growth above seven percent in a given
year.
• Limiting rent growth affects the longterm viability of building new units and
performing maintenance on existing
units, as it changes the expected return on
investment for each of these activities.
• By limiting rents, a rent-growth cap
also will affect new construction as it
will change the expected return on this
investment.
• The combined effects of limiting rents
and deterring new construction work to
reduce owner profitability.
• A cap on rent increases essentially
becomes a de facto cap on the profits of
building owners, and that gets negatively
capitalized in the value of rental property.
“Each of these effects represent
inefficient outcomes relative to allowing
the market price to adjust according to
supply and demand. By not allowing the
market for dwellings to function properly,
rent control changes the allocation of
housing investment across space,” the
NAA study says.
Under normal conditions, rising rent
levels would be met with increased

building in an area, curbing long-term
growth in rents.

• Denver and Chicago would see 320
fewer per year.

However, rent control blunts the price
mechanism, causing a misallocation
of housing investment both within and
across metropolitan areas.

• Portland would see 233 fewer per year.

MAINTENANCE SPENDING WOULD

CPA constructed several models to
examine the effect of a rent growth cap
on the study markets.

The models estimate that annual
maintenance spending would fall by:

First, the change in expected rents
was modeled through an examination
of historical rent increases. Those data
were used to assign a probability that an
apartment owner is likely to see a spike
in demand that results in a rental price
increase that exceeds the seven percent
cap in a given year for each area.
That expected rent change was linked to
estimates of new supply and maintenance
expenditures, and the outputs from those
models were combined to estimate the
effect of rent caps on total income and,
ultimately, property values.

FALL UNDER RENT CONTROL

• $5.9 million in Seattle
• $5.4 million in Chicago
• $4.5 million in Denver
• $2.7 million in Portland
The total rental income lost for
apartment owners would be significant.
The CPA model showed the loss would
be:
• $33 million in Seattle
• $24 million in Chicago
• $23 million in Denver
• $10 million in Portland

All estimates reflect the impact of a
seven percent rent-growth cap on rental
units in buildings with five or more units.

These loss estimates include both the
income lost due to restricting rents and the
income lost from foregone construction.

THE ANALYSIS OF THE MODEL
OUTPUTS CONCLUDED:

PROPERTY TAXES WILL FALL WITH

The expected change in rental values
across metropolitan areas ranged from
two percent in Chicago and Portland to
five percent in Denver and nine percent
in Seattle.
• The effect on new apartment
construction would also be substantial, but
it varies significantly across metropolitan
areas.
• Seattle would see a reduction in
construction of 1,739 units per year, with
779 fewer units constructed annually.

Rental Housing Journal Metro · January 2020

LOSS OF APARTMENT VALUES

Also, the projected income reductions
logically translate into declines in the
value of apartment properties.
The model output estimated an
aggregate loss of property value of $213
million in Portland, $462 million in
Denver, $487 million in Chicago and
$655 million in Seattle.
If property-value losses are realized
in the assessment of property, then they
would also be realized by lower property
tax collections.

Taking the property loss estimates from
the low-discount rate model and assuming
that property assessments follow marketvalue losses, annual property-tax revenue
losses would be more than $6 million
annually in Chicago, with losses of more
than $5 million in Seattle and Portland
and $3.5 million annually in Denver.
A seven percent growth cap on rents
would have a substantial impact on the
apartment rental market in the areas
studied.
The estimates suggest that a non-trivial
percentage of units would be bound by
the policy and that this would lead to rent
losses for building owners.
The fact that rents would not be able
to fluctuate to meet market conditions
in the metropolitan areas and across
neighborhoods would have far-reaching
implications.
A
seven-percent
cap
would
substantially reduce the amount of new
unit construction and have a negative
impact on maintenance expenditures.
Finally, the models show that the sevenpercent growth cap would depress annual
income for owners and ultimately be
capitalized into falling property values.
Falling property values could have
further implications not explored in the
study, such as declines in local wealth
and public services funded by the local
property tax base. Using the results of a
2017 report, “U.S. Apartment Demand
– A Forward Look,” produced by Hoyt
Advisory Services for NAA and NMHC,
we estimate the long-term effects of
rent control and how it could affect
vitally needed rental housing units by
2030. These figures are presented in the
following charts included here.
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How A Regular Maintenance Schedule
Can Help Busy Landlords

BY COreY BreWer

heading into the colder months so you can
try to avoid emergency repairs or even
replacement, and some vendors may offer
lower pricing during off-peak times of
year. Again, on a property-specific basis,
you may have additional concerns such
as snaking drains and checking for root
growth, or pumping a septic system.

The day-to-day life of a landlord or
property manager can be difficult to
predict, which is part of the fun of the job,
but it also means you can be caught off
guard.
It’s a little more reliable to predict
monthly,
seasonal,
and
annual
management cycles.

Over the long-term life of the property
there are going to be other concerns such
as paint, flooring, and appliances.

Proper planning will put you in the best
position possible to handle maintenance
needs as they arise at your properties.
The
most
common
maintenance
items
are
landscaping and pest control.

Generally speaking, the “useful”
life spans of these elements in a rental
property are as follows:

“routine”
typically

• Interior paint is about 4-5 years.
• Carpet is about 7-10 years.

The exact frequency and timing will, of
course, depend on the property itself, but
these items will often require attention
each month or each quarter. Shop around
to find a plan that works.
The time of year will dictate how often
the grounds need attention, and what
kind of work is to be done. During winter
months, when the grass isn’t growing,
perhaps the focus shifts to leaf cleanup or
pressure washing, for example.
Seasonal maintenance can take many
forms, from window-washing to guttercleaning to the all-important “periodic”

• Common household appliances are
about 10-12 years.
Budgeting for these types of expenses
in advance will soften the blow when it
comes time to update, repair, or replace.
or “routine” inspections.
Best practice at our management firm
is to visit our properties at least twice
per year to test smoke and CO alarms,
look at plumbing connections, and so on.
Another common seasonal concern will
be to winterize, and then de-winterize,

SOLD

sprinkler systems (or pools and hot tubs
if applicable).
Annual maintenance will likely include
a check on the major functions of the
home, such as a furnace tune-up.
It’s always good to take a look before

Other considerations will be the care
of the roof, deck, railing, fence, and any
other elements that can wear over time.
Map out a plan, and look for reliable
vendors that you can (if you’re happy with
their work) bring back year after year, as
they’ll become familiar with the unique
quirks of your property.

ESTACADA LAKES APARTMENTS

ESTACADA, OR
18 UNITS | $1,680,000
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PRINCIPALBROKER|OWNER

ERIC SWANSON
APARTMENTBROKER

LICENSED IN THE STATE OF OREGON

LICENSED IN THE STATE OF OREGON

gabe@smicre.com

eric@smicre.com

503.390.6060

www.smicre.com
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To advertise in Rental Housing Journal, call Vice President/Sales Terry Hokenson
at 480-720-4385 or email him at Terry@rentalhousingjournal.com

14

Rental Housing Journal Metro · January 2020

Rental Housing Journal Metro

Landlords May Have to Accept Security
Deposit Insurance in Lieu of Cash
BY KAren mArsHALL

Security deposits remain a steep
financial barrier for low-income tenants
and young renters with minimal savings.
The financial strain is compounded when
relocating because renters must pay first
and often last months’ rent plus a new
security deposit before having their
current deposit refunded.
A New York-based startup, Rhino,
aims to lower the financial barriers for
renting an apartment and seeks to work
with governments at the local, state, and
federal levels to help legislators pass laws
it says will benefit low-income citizens,
according to a New York Times article.
Rhino was founded in 2017 with the
goal of getting back to renters the billions
of dollars that are locked up in cash
security deposits, all while protecting
landlords and their property.

which is generally equal to the amount of
the security deposit.

lift a huge burden, be a direct benefit to
tenants, and spur our local economy.”

• Use security-deposit insurance to
cover deposits.

Cincinnati City Councilman P.G.
Sittenfeld (Dem.) introduced a local bill
that would require landlords to accept
security-deposit insurance as an option
instead of a cash deposit.

Sittenfeld’s office estimated the amount
of security deposits held by property
owners in Cincinnati to be roughly $70
million.

Rhino says it will be sharing the policy
proposal with 2020 presidential candidates
on both sides of the aisle, and is now
focused on building political support
for local policies nationwide that would
require landlords to accept alternatives to
security deposits and give renters more
flexibility.

The Cincinnati City Council will begin
reviewing the measure in December, and if
passed, Cincinnati will be the first city in
the nation where renters wouldn’t need an
upfront cash security deposit.
Nearly two-thirds of the Cincinnati
population are renters. For the younger
renters and those who are more
economically challenged, “the amount tied
up in a security deposit can literally be the
total of their life savings,” said Sittenfeld.
More than 40 percent of Americans have
less than $400 in savings.

Nationally, security deposits are tying
up over $45 billion. This is money that
could otherwise be reinvested into local
economies or used to cover critical
expenses like healthcare, childcare,
student-loan debt, and other burdens.

“To get an apartment in Cincinnati,
you might need at least $1,000 extra for
a security deposit, which is greater than
many Americans’ life savings,” said
Sittenfeld. “With this kind of insurance,
someone can instead pay a small monthly
fee, removing a big barrier.”

Rhino offers security-deposit insurance
to give renters the option of paying a small
monthly fee, generally $10-$20, to cover
an insurance policy for the landlord. This
benefits the tenant by needing less cash up
front, and benefits the landlord by paying
for damages up to the limit of the policy,

Cincinnati Mayor John Cranley, who
supports the bill, said “This legislation
will make housing more affordable, offer
protection to landlords, and put money back
into the pockets of hardworking people
here in Cincinnati. Reducing the amount of
upfront cash required from a renter would

“The idea is pretty simple,” said Ankur
Jain, the chairman and co-founder of
Rhino, based in Manhattan. “Security
deposits have been vastly overlooked for
the past few decades and as rents have
gone up, security deposits have become a
much bigger barrier than they used to be
for renters.”
“The greatest challenge is working
against legacy and industry norms,” said
Rhino CEO and co-founder Paraag Sarva.
“That start has begun, but there is a huge
amount of inertia behind the status quo
and that is far and away what we are most
challenged by day in and day out.”
To help speed up the process, Rhino
is working alongside policymakers to
enact change on a federal level. Rhino
announced its new policy proposal,
created in collaboration with federal, state
and local government officials.
The proposed policy essentially allows
for renters to be given a choice:
or
or

• Pay the security deposit in cash upfront,
• Pay security deposits in installments,

So far, Rhino says it has saved renters
upwards of $60 million in 2019, with users
in more than 300,000 rental units across
the country.
Not everyone is happy with the
proposed legislation. Charles Tassell,
chief operating officer for the National
Real Estate Investors Association, says,
“Security-deposit insurance should really
be an option only for the high-end, newly
built apartment complexes.
Tassell adds, “The smaller landlords
are already doing a version of it.
Many property owners already take
installments, but mandating those options
has a lot of unintended consequences.”
If passed, this legislation may apply to
existing tenants as well. Current tenants
may potentially request a landlord to
refund their security deposit if they
purchase a security deposit policy instead,
freeing up their cash, while continuing to
live in the same rental property.

THE VALUE OF
MEMBERSHIP

Cordero Painting is a full-service family owned
painting contractor in business since 1995.
We proudly serve the Portland/Seattle area.
We are commited to quality workmanship for
a fair price with a full guarantee.

Our Services:
Interior & Exterior Painting
Accent Walls
Pressure Washing
Gutter Cleaning
Countertop Resurfacing
Tub and Surround Resurfacing
Drywall repairs

Commercial and Residential
Visit us at www.corderopaintinginc.com
or call us at 503-848-7788
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•

Legislative Representation

•

General Membership Dinner Meetings

•

Mentor Program- FREE Mentor Roundtable

•

2000+ Members

•

Educational Classes

•

Substantial discounts on Rental Forms, Education &
Tenant Screenings

•

Membership starting at $99

•

Fully staffed office open Monday-Friday 9am-5pm

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

Visit www.rhaoregon.org
or call 503/254-4723 for details!
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Is an Old Drug Conviction a Big Deal?
Picking the right tenant for your rental often involves
a tenant who is up front, and honest. This week a
landlord
asks,
“Is an old drug
conviction a big
deal?” Each week
veteran landlord
and
property
manager
Hank
Rossi
answers
questions from
other landlords and property managers around the
country about their rentals.

I’ve found that to be the most cost effective and efficient
way, for me.
Sometimes, I can get away with just touching up, and I
always know what color I used last without having to keep
track of which unit was painted what color, when.
I use an off white color with bright white trim.
I often will have chair rail in my dining rooms and use
a darker color below that compliments the flooring, and a
lighter color above in the same color family.
This requires some keeping track of paint colors and
is often a pain, but I like the results, it’s a warmer look
and more inviting to me. (These are Atlanta choices, not
Florida.)

Dear Landlord Hank: We have a potential tenant
with a meth conviction from five years ago who says
he is now clean and more mature. He told us right up
front we would see his old drug conviction when we
checked his criminal record, and that he has not done
any drugs since his conviction. Has a good job, good
pay and always paid his previous landlord on time. Do
you think we should rent to him? — Landlord Sam

When you use accent colors you do risk losing someone
that doesn’t like your choice.
If that were the case, and this was a great prospect, you
could repaint but that’s more money and time.
For efficiency and cost effectiveness, it’s best to use the
same color, and brand of paint.

Dear Landlord Sam: This is a tough one.
Has this potential tenant good references for the last
5 years from more than one landlord and employment
reference?
Since this is a conviction and not just an arrest,
this applicant could be denied as criminals are not a
protected class under Fair Housing law (no legal advice
here!).
But people do change and if this person really has
moved on from his criminal past, and you can verify
that without a doubt, you could give this applicant a
chance despite the drug conviction.
I’d want to know if the meth conviction was for using
the drug, manufacture of the drug, distributing the drug
or any combination of these.
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Be fair with this applicant and treat this applicant and
all applicants the same.
If you do accept this person as a tenant, he can’t have
any special treatment like frequent inspections, etc.
***
Dear Landlord Hank: Do you always use the same paint
color throughout all your rentals or do you sometimes use
different interior colors? We are considering an accent color
on a wall in the living room, but do not want to offend
potential tenants. What colors do you use? — Landlord
Eileen
Dear Landlady Eileen: I always try to use the same
color throughout all my rentals.

About Landlord Hank: “I started in real estate as
a child watching my father take care of our family rentals- maintenance, tenant relations, etc. in
small town Ohio. As I grew, I was occasionally
Dad’s assistant. In the mid-90s I decided to get into
the rental business on my own, as a sideline. In
2001, I retired from my profession and only managed my own investments, for the next 10 years.
Six years ago, my sister, working as a rental agent/
property manager in Sarasota, Florida convinced
me to try the Florida lifestyle. I gave it a try and
never looked back. A few years ago, we started our
own real estate brokerage. We focus on property
management and leasing. I continue to manage
my real estate portfolio here in Florida and Atlanta.
Visit Hank’s website: https://rentsrq.com
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Winter Seasonal Slowdown Stalls Rent Growth
YArDi mAtriX

Rent growth and multifamily demand
for housing remains strong and consistent
despite a seasonally driven $3 decline in
the average rent in November, according
to the latest report from Yardi Matrix.
Average rents fell slightly in November
to $1,473 per month as the winter seasonal
slowdown starts to take hold.
Rents are up 3.1 percent year-over-year
and have been at 3.0 percent or higher since
the spring of 2018, which demonstrates
the strength and consistency of demand,
the report says.
The seasonal slowdown is expected
to continue through early 2020, but
substantial demand for multifamily
housing remains, and rent growth will
likely accelerate again in the spring.

SEATTLE CONTINUES TO SEE
NEGATIVE GROWTH IN THE
WINTER

• With 320,000 units absorbed to date,
this is the sixth straight year with more
than 250,000 units absorbed.
• Rent growth remains strong across
the board, with metros in the Southwest,
Southeast and California dominating the
top 10 of the rankings.

deliveries that tend to come online in the
fall. Job growth and in-migration continue
to be strong in the Pacific Northwest, so
we would expect rent gains to pick up
again in the New Year.”

• The Pacific Northwest shows seasonal
weakness in several metros, with threemonth drops of 0.4 percent or more in
Seattle, San Francisco and San Jose.

PHOENIX, LAS VEGAS AND
SACRAMENTO TOPS IN RENT

Seattle – along with San Jose and San
Francisco—posted sharply negative
growth over the last three months. For
reasons that are not entirely clear, these
metros have developed the same pattern
of larger-than-average seasonal changes
in recent years, with high growth in the
summer and rent declines in the winter,
according to the report.

The Southwest and West continue to
exhibit the highest rent growth, producing
the strongest gains. Job growth and strong
in-migration continue to fuel the desert
Southwest.

“Overall demand in all of these markets
remains extremely high, and none have
extreme winters, so the pattern doesn’t
have an obvious explanation,” the report
says.
“Rents may be affected by new
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Tenant Rela
Page 5
Landlord-

GROWTH

• Phoenix: 7.5 percent
• Las Vegas: 6 percent
• Sacramento: 5.3 percent

DESPITE ANXIETY, MULTIFAMILY
RENT GROWTH IS FORECAST BY
EMPLOYMENT, OCCUPANCY AND
SUPPLY

“Commercial real estate performance
has been stellar for about eight years and
demand is strong, and rents continue to
grow in most segments.
“At the same time, property values are
at all-time highs and debt markets are
functioning smoothly, with healthy deal
flow and few delinquencies.
“The industry, however, isn’t used to
lengthy periods of uninterrupted success,
which leads to anxiety about the other
shoe dropping,” Yardi Matrix says in the
report.
• Nearly a decade into a very positive
cycle for commercial real estate, many in
the industry are wondering how long it
can last and looking for signs of weakness.
• Although transaction underwriting
and debt levels are not as frothy as they
were in 2006-07, investors are getting
very little premium for high-risk assets
such as value-added properties and
mezzanine loans.
• Market players should keep abreast

of the possible economic headwinds
and develop strategies to deal with such
events.
It is a hard time for businesses to plan
when there is so much uncertainty about
government rules and regulations.
“With the next presidential election a
year away, policies could change soon.
For the time being, however, the economy
remains set to expand at a 2 percent plus
real rate, enough to power the real estate
expansion forward,” Yardi Matrix says in
the report.
Yardi Matrix is the industry’s most comprehensive business development and
asset management tool for investment
professionals, equity investors, lenders
and property managers who underwrite
and manage real estate investments
in multifamily, industrial, ofﬁce and
self-storage. Email matrix@yardi.com,
call 480-663-1149 or visit yardimatrix.
com to learn more.
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4 Difficult Hurdles in the Life of a Landlord
BY miLDreD DeLGADO

should be. You don’t want to lose money,
but eradicating a tenant or taking too little
action will end up with losses on your
end.

From an outside perspective, being a
landlord seems like the sort of job that
you could do with your eyes closed.
All you have to do is make sure that the
apartment building doesn’t burn down
and the money comes flooding in, right?
In reality, the opposite is true.

4. COMPLIANCE TO REGULATIONS

There’s so much more to being a
landlord than it seems that sometimes
it can be an immensely stressful job,
made harder by the fact that people
underestimate the difficulties.

This is, unfortunately, a problem that
will never go away. There are more and
more rules and it’s increasingly important
for you to pay the utmost attention to
them as a landlord. Compliance is like a
cloud hanging over your head as you try
to conduct business. It’s a hassle, it’s as
simple as that. You need to make sure
that you have the proper channels in
place to be certain that you hear about
all of the changes in policy on landlord
responsibilities and rental agreements.

NOW PART OF THE LIFE OF A
LANDLORD

But, if you’re thinking about being
a landlord, or you already are one, or
you’re just curious about what the life of
a landlord is like, then here are four of the
biggest challenges they face in their daily
lives.

complete understanding of how to keep
your property an attractive prospect at all
times, pricewise and otherwise.

1. GAPS IN YOUR TENANCIES

2. DAMAGE TO YOUR PROPERTY

In life, nothing lines up quite right. This
is certainly true when it comes to being a
landlord, and is a particular problem when
you are trying to ensure that you can keep
making a profit on a building. One of the
biggest problems for a landlord are those
awkward periods between tenants, where
an apartment is sitting unrented but
draining money. This can occur even if
you have a good flow of customers.
The gaps occur when you can’t line up
your move-in, move-out dates perfectly,
which, unless you’re leasing something in
a city as packed as New York City, is a
simple reality of rentals. The way to avoid
this problem is to have a really strong
understanding of the organization and a

It doesn’t matter who you are, or how
hard you try to avoid it, at some stage or
another, your property will get damaged
in a major, noticeable way. There’s always
a bit of a feeling of panic with damage to
property; even though it’s a building, you
start to see how vulnerable things are for
the place that generates your income. A
quick tip is that all noticeable physical
damage to the property must be dealt with
as soon as possible. Problems have a nasty
way of propagating themselves in physical
structures, so even if it looks fairly minor
to you and your tenant(s) doesn’t care,
action has to be taken to protect the longterm viability of a property.

3. HANDLING TENANTS WHO
STOP PAYING RENT

This is a classic issue. Even with a
credit check and all the rest of the hoops a
prospective tenant needs to jump through,
people do just fall into rough patches
financially. The problem is that there’s a
fine balance to strike in dealing with it,
and you need to assess a few things in
order to know how to handle this tricky
issue.
How likely is it that it’s just a rough
month or so?
How important is it to you to keep this
particular tenant in your property?
What’s their personal credit with you
like?
These are the sorts of questions you
need to ask yourself when handling
someone who isn’t paying rent when they

CONCLUSION
It’s a tough job being a landlord; a
client-facing job that has lots of backroom responsibilities as well – and many
different areas you need to be skilled in,
from handyman to tax lawyer. Hopefully,
this list offers you a little peace of mind
that you’re not alone!
Mildred Delgado is a marketing strategist at AcademicBrits. She works with
a company’s marketing team in order
to create a fully-functional site that accurately portrays the company. She is
also a landlord based in Portland, who
prides herself on safe, decent, habitable housing.

INCREASE THE COMFORT
OF YOUR RENTAL PROPERTY!
LOWER ENERGY COST & ADD AIR CONDITIONING

NEW

LIMITED TIME!
INSTANT Incentives for
Single-Family Rental Homes
Installation Cost

$3,750

NEW Energy Trust
Instant Incentives

$1,750

Out of Pocket Cost

$2,000

Energy Trust of Oregon

CASH
INCENTIVES

Ductless
Heat Pump
Install for

$2000
A DIVISION OF SUNSET HEATING AND COOLING.

Call Today!

503-233-5360
INSTALLATION COST & CASH INCENTIVES VARY BASED UPON SIZE OF EQUIPMENT INSTALLED.
As an Energy Trust of Oregon trade ally, we can help you access cash incentives to make it easier to improve your home’s energy efficiency.
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Are You Prepared for Winter?
Inspection/
Cleaning of
Your Fireplace
Chimneys and
Dryer Vents
By Portland Chimney and Masonry
Inc.

Portland Chimney & Masonry lnc.
With winter upon us, it is time to
ensure any wood-burning system
in your multi units are inspected/
cleaned and safe for the burning
season.
Since wood-burning systems leave
creosote buildup (creosote is the
residue left caused by smoke and
chemical reaction of the burning), it
is recommended these be checked
for safety regularly, as creosote is
a ﬁre hazard. Creosote buildup can
cause poor ﬂow of the smoke out
of the chimney, causing smoke or
odor to come back in. An upper
multifamily apartment unit can get
smoke transfer from a lower unit
when a ﬁre is burning, and there
are remedies for this.
These are problems that can be
easily handled if caught in time.
A Certiﬁed Chimney Sweep can
inspect/clean the chimneys to
ensure any issue is addressed.
Better safe than sorry.
Dryer vents are also important to
keep clean, though not a seasonal
issue, as dryer vents are used yearround.
A clogged dryer vent can decrease
a dryer’s eﬃciency markedly,
causing the dryer to use twice
the time and energy to dry the
clothes. This can lose you a lot
of money in the long run with the
wasted electricity. Lint is also a
highly ﬂammable substance that
can present quite a ﬁre hazard to
your property. Also, an inspection
of the dryer’s air ﬂow will help to
discover that the dryer vent does
vent outside of the building and not
into the attic, for example, creating
a ﬁre hazard.
In most cases, when a complex
has both ﬁreplace chimneys and
dryer vents to clean, it is much
more cost eﬀective to have them
all cleaned at the same time
(chimneys and dryer vents). Volume
discounts are available that will
save you a lot of money on these
important maintenance items.
So with this point of view, suﬃcient
planning and eﬀective action,
you can rest assured that all your
properties will be ready for winter!
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Coupon valid thru December 2020

MULTI FAMILY SPECIALS!
JANUARY-JUNE 2020

VOLUME DISCOUNTS

Fireplaces & Dryer Vents
Call for a FREE ESTIMATE

503-256-9140

BUDGET NOW!

19

Rental Housing Journal Metro

Need Staffing?

Don’t take chances with staffing! Our temps are
tested, trained, experienced, and fully insured!

Serving
The Pacific
Northwest
Since

Hiring, Training, and Placing the Property Management Leaders of Tomorrow

Daily • Weekly • Monthly • Permanent
Temporary On-Site Staff

Managers • Leasing Agents • Maintenance • Grounds Keepers

Greater
Portland-Vancouver Area
(503) 644-8233

Greater
Seattle-Tacoma Area
(425) 456-3663

Greater
Denver-Boulder Area
(720) 822-0117

www.apartmentadvantage.com
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