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ApARTMeNT LIST

Denver rents have remained fl at over 
the past month, however, they are up 
marginally by 0.8 percent year-over-
year, according to the latest report from 
Apartment List.

Median rents in Denver are $1,069 for a 
one-bedroom apartment and $1,353 for a 
two-bedroom. 

Denver’s year-over-year rent growth 
runs behind the Colorado national 
averages, which both stand at 1.6 percent.

RENTS RISING ACROSS 
THE DENVER METRO

Throughout the past year, rent increases 
have been occurring not just in the city of 
Denver, but across the entire metro. Of 
the largest 10 cities that Apartment List 
has data for in the Denver metro, 9 of 
them have seen prices rise.

 Here’s a look at how rents compare 
across some of the largest cities in the 

metro.

• Thornton has the most expensive rents 
in the Denver metro, with a two-bedroom 
median of $1,935; the city has also seen 
rent growth of 2.7 percent over the past 
year, the fastest in the metro.

• Over the past year, Brighton is the 
only city in the metro that has seen rents 
fall, with a decline of 7.0 percent. Median 
two-bedrooms there cost $1,688, while 
one-bedrooms go for $1,332.

Denver Rents Remain Flat

See ‘Denver’ on Page 6

Keepe

Upgrading appliances in a rental 
property is one way for property 
managers to command higher rent and 
attract high-end tenants. 

These appliances, when safe and 
reliable, add great value to your rentals, 
which eventually translates into increased 
income over time.

Besides enhancing value, appliances 
are also tax-deductible. Under Section 
179 of the U.S. tax law, property managers 
are mandated to deduct appliances (as 
of 2018) – another reason to upgrade to 
better appliances. Before you upgrade 
appliances in a rental unit, we have some 
tips on which appliances are most ideal 
and safest to use for your properties. 

ELECTRIC OR GAS STOVE/OVEN?
Before deciding on which stove to use 

for your property, a property manager 
should fi rst consider the risks and the 
long-term costs of each. Some factors to 
consider are the cooking range, safety, 
and prices of each type of stove. 

Range – Typical tenants who cook 
daily can hardly tell the difference 
between these two stoves. However, an 
interesting insight: a chef would prefer 
a gas range over an electric one, while a 
baker would choose an electric oven over 
the opposite. 

Safety – There are certainly different 
safety hazards associated with using 
either of these stoves. By using an electric 
stove, a tenant could risk an electrical 
fi re or electrocution, especially if 

The Best Appliances to Have in Rental Units 

See ‘The Best’ on Page 7

Security Deposits: 
Common and 
Costly Mistakes
 BY CORY BReWeR

In my role as a general manager, 
disagreements over security-deposit 
resolutions cross my desk more often 
than most other issues.

I’ve lost count of how many times 
a former tenant explained that they, 
“left the home in better shape” than 
they found it, while at the same time I 
have had numerous conversations with 
our landlord clients about how they 
are being too aggressive with their 
charges.  It can be a contentious issue 
on both sides of the table.

We all hope that a tenant treats the 
rental home with respect, and that we 
can refund most – if not all – of the 
security deposit quickly after they 
vacate.

On the landlord’s end, timing and 
accuracy are extremely important. 

The law in Washington state 
currently prescribes that a landlord 
must mail a statement specifying 
the basis for withholding of security 
deposit funds within 21 days of the 
tenant vacating – which is not  always 

See ‘Security’ on Page 8
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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) 

prproperties 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, ǻnancing 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 ˻ow, potential returns and 

ppotential 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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CALL TODAY
1.855.899.4597

or register at 
www.kpi1031.com

FOR A FREE BOOK
ON 1031 EXCHANGES

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
EExchange into a Real Estate Investment Trust (REIT)

Opportunity Zones

Preferred Return Investment Opportunities

Real Estate Investing Seminars and Workshops

ASK US ABOUT:

Learn More at 
www.kpi1031.com

or call 
1.855.899.4597

YOU WILL ALSO GET

FREE 1031
EXCHANGE LISTINGS!
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Five Things to Remember When Deciding 
to do a 1031 Exchange

By Dwight Kay 
and the Kay Properties Team

A 1031 exchange is a legal way for investors 
to defer their capital gains taxes on the sale 
of real estate held for investment or business 
purposes. It allows one to defer taxes on a 
property sale as long as they follow specific 
1031 rules and guidelines. In other words, 
you have the potential to keep all your profits 
working for you with the purchase of your next 
investment property, without the IRS coming 
after you looking for their share of the pie. 
Here are five things to remember before a 
1031 exchange.

1. Taxes are Applicable 
in a Non-1031 Exchange
When an investor sells a property that has 
gone up in value this results in several types 
of taxes. These include capital gains tax-
es, which the investor must pay if they sell 
the asset at a price higher than they initially 
paid for it. Federal capital gains are taxed at 
15-20% of the increase in value, while state 
capital gains are taxed between 0- 13.3% of 
the increase in value.

Depreciation recapture taxes are taxes due 
when the seller had claimed depreciation 
expenses on the sold property. Depreciation 
recapture is currently taxed at 25% of the 
amount you have depreciated over the years. 
Other taxes incurred on property sales in-
clude the 3.8% Medicare surtax.

All these taxes are able to be deferred if you 
do a 1031 exchange. But if you choose to 
sell your property without a 1031 exchange, 
ensure you consult a reputable attorney and 

CPA so you can know what your full tax bill 
will be when adding up federal capital gains, 
state capital gains, depreciation recapture 
and the medicare surtax.

2. You Need a Qualified 
Intermediary
A 1031 exchange isn’t as simple as selling 
and reinvesting in another property. You must 
first transfer the relinquished property to an 
intermediary or an accommodator so they 
can execute the sale on your behalf. This is a 
process whereby your sale contract is as-
signed to the qualified intermediary and when 
the property closes your funds are then wired 
to your account at the qualified intermediary. 
From there you will instruct which properties 
you would like the qualified intermediary to 
purchase on your behalf. Kay Properties is not 
a qualified intermediary however we work with 
many throughout the country so if you would 
like a referral please let us know.

3. You Can Only Purchase 
a Like-Kind Asset
For you to defer taxes via a 1031 exchange, 
you must reinvest the profits from the sale in 
like-kind property. In other words, if you sell a 
property held for investment or business pur-
poses in a 1031 exchange, the replacement 
property must be of the same character. For 
example, you could sell an apartment building 
and purchase a commercial building or you 
could sell a rental home and purchase a DST 
1031 investment.

4. Remember Deadlines
1031 exchanges are subject to deadlines. If 
you sell a property today, you’re expected 

to have identified the replacement property 
within the next 45 days and reinvested the 
proceeds in it within 180 days. But if you’d 
already identified the replacement property, 
you can reinvest immediately.

5. Understand Your Options
Once investors have decided to do a 1031 
exchange they should consider their options. 
First, they could purchase another type of 
investment property that they would manage 
on their own. Second, they could purchase 
a triple net lease property whereby a nation-
al tenant such as Walgreens or FedEx has 
leased the property for typically 10-15 years. 
The problem with the triple net leased proper-
ties is that it causes investors to place a large 
portion of their net worth into a single property 
which could be disastrous (think Blockbust-
er Video). Third, if the investor is wanting to 
get out of active management and the day to 
day issues of dealing with tenants, toilets and 
trash as well as they are wanting to diversify 
their investments into multiple properties then 
a DST 1031 exchange may be a solution. The 
DST (or Delaware Statutory Trust) is a type of 
property whereby the management is handled 
by a third party trustee and since the typical 
minimum investment of a 1031 DST offering 
is $100,000 investors are able to purchase a 
diversified portfolio of Delaware statutory trust 
properties that may include a piece of Wal-
greens for 100k, piece of a FedEx distribution 
warehouse for 100k and a piece of a 800 
unit portfolio of multifamily properties located 
throughout the south east and Texas*.

If you are interested in learning more about 
your 1031 exchange options please get in 
touch with us today to learn more.

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 Washing-
ton 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 mar-

ketplace; with the exception of those that fail our 
due-diligence process.

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

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 Memoran-
dum (the “Memorandum”). Please read the entire Memoran-
dum 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 rep-
resentatives do not guarantee the accuracy and validity of the 
information herein. Investors should perform their own investi-
gations 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 es-
tate, 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 rent-
al rates, general risks of owning/operating commercial and mul-
tifamily properties, short term leases associated with multifamily 
properties, financing risks, potential adverse tax consequences, 
general economic risks, development risks and long hold peri-
ods. 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 guaran-
teed. 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 WealthForge Securities, LLC, Member 
FINRA/SIPC. Kay Properties and Investments, LLC and Wealth-
Forge 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 conse-
quences, 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 profes-
sional 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. Diversifica-
tion does not guarantee profits or protect against losses.

Sponsored Content
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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.”

LEGISLATION AND REGULATION ARE  
ISSUES IN MANY MARKETS

The effect of legislation and regulation 
was a top issue mentioned in the webinar 
and the report, as rent control and other 
local and state policies begin to show up 
in many areas.

The report notes that “in the midst 

of changing regulations, property 
managers have the opportunity to 
market themselves as experts who can 
help owners navigate an increasingly 
treacherous legal landscape”

Phillips described how this affects the 
property management business.

“This is not about politics,” she said. 
“This is how these policy changes 
impact our economies. As laws become 
more restrictive, we are focused to take 
additional precautions in our leasing-
process and resident-retention policies.

 “As laws become more restrictive, we 
are focused to take additional precautions 
in our leasing-process and resident-
retention policies,” said Gail Phillips, 
CEO of NARPM.

“This is not always perceived well 
by owners and residents,” she said. 
“Our company is exploring options for 

educating owners about landlord-tenant 
laws. We hope by doing this we will 

Property Managers Expected to Face 
Unprecedented Change Throughout 2020

Charts from the Buildium report.

Continued on next page
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strengthen our relationship with our 
owners,” Phillips said.

The report used survey data and in-
depth market research to look at the 
following questions:

“How should property managers adapt 
their strategies for success in response to 
changing conditions in the local markets 
where they operate?

“What role do property managers play 
for their clients as the nation’s largest 
rental markets face a less-profitable, 
more-regulated future?

“How can property managers balance 
the explosion of property-technology 
options with the vital “human element” at 
the heart of our industry?”

TOP PRIORITIES INCLUDE BOTH 
EFFICIENCY AND GROWTH

The report says “property managers are 
laser-focused on growth and efficiency 
above all else—as they have been for four 
years straight.

“In our recent seller’s market, growth 
hasn’t come naturally. Property managers 
have had to fight to maintain their 
profitability and client base—their third 
and fourth most-selected priorities for the 
coming year,” the report says.

In addition, “many have renewed 
their focus on facilitating effective 
communication with their residents, 
owners, and employees in this fast-
moving era where technology both 
facilitates and hinders our relationships.”

AREAS THAT CAUSE STRESS  
FOR PROPERTY MANAGERS

In addition to being property managers’ 
top priorities, the pursuit of increased 
efficiency and growth is a top source of 
stress.

Together with maintenance, these 
three areas were selected as “the biggest 
challenges by nearly 1 in 3 property 
managers for three years in a row.

“Now more than ever, property 
managers are faced with conflicting 
demands for ever-more-efficient 
business processes and human-centric 
customer service—all in a market where 
profitability and portfolio growth require 
additional effort,” the report says.

SKILLS WANTED IN  
A PROPERTY MANAGER?

Here is what the report says:

“78 percent of owners want regular 
updates from their property manager on 
their rental properties; 43 percent want to 
receive those updates in real time.

“72 percent of renters feel that it’s very 
important that their property manager is 
easy to get ahold of and resolves issues 
quickly.

“60 percent of renters say it’s very 
important that their property manager 
provides great customer service and 
keeps things running smoothly.

“44 percent of rental owners agree 
that quick response times and good 
communication skills are among the most 
important qualities a property manager 
can possess,” the report says.

FEWER ENTERING THE   
PROPERTY MANAGER FIELD

Property-management jobs are in high 
demand, the report says, and an ongoing 
challenge in a tight labor market.

“The field is changing fast, and 
property-management companies face 
a dwindling supply of employees and 
vendors.

“The current labor shortage underscores 

the importance of retaining staff with a 
positive company culture, bolstered with 
the training and mentorship they need to 
have successful property management 
careers in the decades to come,” the 
report says.

“Due to understaffing, current 
employees are stretched thin, creating 
high-stress working conditions that cause 
burnout and turnover. To add to the issue, 
property managers may soon begin to 
retire faster than others are entering 
the industry; IREM estimates that the 
average property manager is in their 50s,” 
the report says.

Though current property managers 
often found their way to their career by 
accident, it’s a profession that many come 
to love for the independence and day-
to-day variety it provides, Litster and 
Phillips said on the webinar.

“And it’s a good time to be a property 

manager: The profession is in high 
demand as renting becomes a way of life 
for a growing portion of Americans,” 
they said.

“Whether you entered property 
management from another part of the 
real estate industry; from within a family 
business; or through a passion for housing 
issues, you’re in good company,” they 
said on the webinar.

Litster said the number of people 
entering the industry has dropped in half 
in the last few years.

“Property management needs a serious 
public relations campaign. We need to 
pay attention to how we coach and mentor 
young people and show them all the ways 
this job is not only critical but really 
an ideal opportunity for those with an 
entrepreneurial spirit and ones who want 
to take control of their careers,” he said.

3 TOP TAKEAWAYS FROM THE 
PROPERTY MANAGERS’ REPORT

No. 1: Property managers have a 
critical role

“The demand for affordable places to live 
has outpaced the supply for years, causing 
rents and home prices to grow faster than 
residents’ salaries can support. Property 
managers are put in a difficult position, 
trying to balance the profitability of their 
clients’ investments with rent prices that 
keep units filled with qualified residents. 
There’s no simple solution to this crisis on 
the horizon; but property managers can 
play an advisory role to property owners 
by staying on top of changing regulations 
aimed at easing affordability issues in 
their market, such as up-zoning and rent 
stabilization,” the report says.

No. 2: Keeping up with issues in the 
local market

“With cap rates compressing in 
overheated markets like New York and 
San Francisco, investors are discovering 
higher yields and faster growth in mid-
sized cities and suburbs— though 
prominent secondary markets like Austin 
and Nashville are becoming less lucrative 
as investors flood in. Some residents are 
discovering strong job growth and an 
appealing standard of living by migrating 
to rising markets like Phoenix and Dallas. 
Property managers can be an invaluable 
asset to their clients by keeping abreast 
of socioeconomic changes in their local 
market, ensuring that their properties are 
positioned effectively to attract and retain 
high-quality residents,” the report says.

No. 3: People are the heart of 
property management

“Technology makes it possible for 
investors to automate many aspects of 
running a rental property, from DIY 
landlords with a handful of multi-family 
units to institutional investors buying up 
thousands of single-family rentals. This 
has put property managers in a position to 
prove that the service they provide can’t be 
replaced with an app. Property managers 
can get ahead by shifting their strategy to 
account for their residents’ and owners’ 
experiences, and reinforcing those 
relationships with technology. There is 
no technology that can replace the human 
element in property management—it can 
only enhance it,” the report says.

MORE RENTERS WILL  
CONTINUE COMING

“In 2018 the number of people who 
rent their homes surpassed the number 
of people who owned their homes for the 
first time in the U.S.,” Litster said. And 
that trend is only expected to continue.

 The good news is the U.S. Bureau 
of Labor Statistics is “predicting a 10 
percent increase in property management 
jobs by 2026,” said Chris Litster, CEO of 
Buildium.[/caption]

He said it is a great supply and demand 
story for the industry.

“The good news is,” Litster said, 
the U.S. Bureau of Labor Statistics is 
“predicting a 10 percent increase in 
property management jobs by 2026” 
compared to other professions expected 
to grow by 7 percent.

Phillips said property management is 
becoming more like the hospitality industry.

“Customers are drawn to high-touch 
personal experiences” that property 
managers can create with excellent tenant 
customer service, she said.

“Keep learning and stay connected and 
take advantage of learning opportunities, 
such as NARPM, that are out there,” 
Phillips said.

Chart from the Buildium report, The 2020 State of the Property 
Management Industry Report.
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ENHANCE YOUR LAUNDRY.

We offer both credit and phone app 
based payment systems.

Discover the revolutionary technology of Quantum® Controls
     •  Maximize revenue
     •  Manage your laundry
     •  Increase flexibility and profitability
     •  Reduce operating costs

To learn more and enhance your laundry – contact Martin-Ray, 
your full service professional laundry distributor. 

Jodi Way
at

303-242-6440

Installation  •  Parts  •  Service  •  Design  •  Consultation  •  Planning

Speed Queen® is the world’s largest 
commercial laundry company, with an 
undeniable history of proven perfor-
mance and reliability. Laundry own-
ers rely on the practical ingenuity of 
features designed to make their lives 
simpler and more productive. The com-
mercial-grade construction is rugged, 
dependable and built to last.

COLORADO SPRINGS RENTS UP 
YEAR-OVER-YEAR

Colorado Springs rents have remained 
fl at over the past month, however, they 
are up moderately by 3.3 percent year-
over-year. 

Currently, median rents in Colorado 
Springs stand at $986 for a one-bedroom 
apartment and $1,272 for a two-bedroom. 

BOULDER RENTS HELD STEADY 
OVER THE PAST MONTH

Boulder rents have remained fl at over 
the past month, however, they are up 
moderately by 2.4 percent year-over-year.

Currently, median rents in Boulder 
stand at $1,189 for a one-bedroom 
apartment and $1,451 for a two-bedroom. 
Boulder’s year-over-year rent growth 
leads the state and national averages of 
1.6 percent .

Denver Rents Continue Flat for the Month
Continued from Page 1

DENVER METRO RENTS

To advertise in Rental Housing Journal,  
call Vice President/Sales Terry Hokenson 

at 480-720-4385 or email him at 
Terry@rentalhousingjournal.com
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5 REASONS TO USE  RENTEGRATION
1. Access - Rentegration.com is a web 
based, multi-user software o�ering cus-
tomers 24/7 access to forms generation, 
archives, property management data-
base, basic accounting, vendor ordering 
and other services.  

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

3. Simpli�ed Accounting -  Owners 
and managers can track income and ex-
pense for each unit, property and compa-
ny. Perfect for mid and small size property 
managers and independent rental own-
ers, who neither have the need or budget 
for larger, more expensive software.

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

5. Value -  Large property management 
companies that use Rentegration.com 
for only forms generation will save time 
and money over other methods. Mid 
and small size property managers and 
independent rental owners can manage 
their entire business at a fraction of the 
cost of other software and forms.

48-HOUR  NOTICE  OF ENTRY
TENANT(S): ____________________________________________________ DATE:________

ADDRESS: ____________________________________________________ UNIT: _________

CITY: _________________________________________ STATE: __________ ZIP: _________
48-HOUR  NOTICE  OF ENTRY

Pursuant to RCW 59.18.150, this is your 48 hour notice that your landlord or their agents will be 

entering the dwelling unit and premises located at (Address)______________________________________________________________________________on                                  between the hours of                 and                 .
 (Date)     (Time)     (Time)
The entry will occur for the following purpose:______________________________________________________________________________

______________________________________________________________________________
                                                                                                                                                           

Landlord      Phone

Method of Service:   Personal Service:             Post and Mail:          *
* Add one additional day for compliance if served by post and mail.

WA-RTG-40 Washington

©2009 NO PORTION of this form may be reproduced without written permission.

CHECK-IN/CHECK-OUT CONDITION REPORT
TENANT(S): __________________________________________________________________ADDRESS: ________________________________________________UNIT: ______________CITY: ___________________________________ STATE: ________ ZIP: _________________Rating Scale = (E)Excellent    (VG) Very Good     (G)Good    (F)Fair    (P)Poor 
Rating Scale = (E)Excellent    (VG) Very Good     (G)Good    (F)Fair    (P)Poor 
Rating Scale = (E)Excellent    (VG) Very Good     (G)Good    (F)Fair    (P)Poor 
Rating Scale = (E)Excellent    (VG) Very Good     (G)Good    (F)Fair    (P)Poor 
Rating Scale = (E)Excellent    (VG) Very Good     (G)Good    (F)Fair    (P)Poor 
Rating Scale = (E)Excellent    (VG) Very Good     (G)Good    (F)Fair    (P)Poor 
Rating Scale = (E)Excellent    (VG) Very Good     (G)Good    (F)Fair    (P)Poor 
Rating Scale = (E)Excellent    (VG) Very Good     (G)Good    (F)Fair    (P)Poor 
Rating Scale = (E)Excellent    (VG) Very Good     (G)Good    (F)Fair    (P)Poor IN Out In Out In OutLIVING AREAS KITCHEN BEDROOM 3Walls Walls Walls

Windows Stove/Racks Windows
Blinds/Drapes Refrigerator Blinds/DrapesRods Ice Trays Rods
Floor Shelves/Drawer Floor
Carpet/Vinyl/Wood Disposal Light FixturesLight Fixtures Dishwasher Doors/WoodworkDoors/Woodwork Counter Tops Locks
Locks Cabinets Ceilings
Ceilings Sink Electric OutletsElectrical Outlets Floor
Garbage Cans Windows
TV Antenna/Cable Blinds/Drapes BATH ROOMFireplace

Towel BarsCleanliness
Sink & Vanity

Toilet
BEDROOM 1 BEDROOM 2 Tub/ShowerWalls Walls Fan (Exhaust)Windows Windows Floor
Blinds/Drapes Blinds/Drapes Electric OutletsRods Rods Light FixturesFloor Floor
Light Fixtures Light Fixtures Essential ServicesEssential ServicesDoors/Woodwork Doors/Woodwork Plumbing
Locks Locks Heating
Ceilings Ceilings Electricity
Electrical Outlets Electric Outlets Hot Water

Smoke Detectors

OR-RTG-20 Oregon
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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  
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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
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www.Rentegration.com      503-933-6437            sales@rentegration.com

STATE SPECIFIC FORMS FOR
ARIZONA, CALIFORNIA, COLORADO,  
INDIANA, KENTUCKY, NEW JERSEY, 

NEW YORK, OREGON, PENNSYLVANIA, 
TEXAS, UTAH, WASHINGTON & MORE.

Color Standards for National Tenant Network Logo 

• Logos are provided on the CD in all three forms: 
all black, reversed to white, or in PMS 280 Blue/PMS 7543 Gray spot or 4/color applications. 
Please see below for specific use examples.

• No other colors are acceptable for use for the logo.

• No altering of the logo is allowed. If you have a special circumstance that requires something not 
provided on the CD, please call NTN NATIONAL HEADQUARTERS 1.800.228.0989 for assistance. 

• Logos should not be put over a busy background.

BLACK WHITE (with 40% gray circle)

PMS 280/PMS 7543 over colorBlue PMS 280/Gray PMS 7543

UNACCEPTABLE COLOR USAGE

DO NOT put over a busy backgroundDO NOT change the color DO NOT alter in any way
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Exclusive Industry Partner of:

1. Access - Rentegration.com is a 
web based, multi-user so�ware o�er-
ing cus- tomers 24/7 access to forms 
generation, archives, property man-
agement data- base, basic accounting, 
vendor ordering and other services.

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

3. Simplified Accounting - Owners 
and managers can track income and 
ex- pense for each unit, property and 
compa- ny. Perfect for mid and small 
size property managers and indepen-
dent rental own- ers, who neither have 
the need or budget for larger, more ex-
pensive so�ware.

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

5. Value - Large property manage-
ment companies that use Rentegra-
tion.com for only forms generation 
will save time and money over other 
methods. Mid and small size proper-
ty managers and independent rental 
owners can manage their entire busi-
ness at a fraction of the cost of other 
so�ware and forms.

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

improperly installed or under-maintained. 
Alternatively, using a gas stove puts 
a tenant at risk of carbon monoxide 
poisoning.

Price – Gas stoves are a more expensive 
option. However, natural gas is more 
affordable in the long run. Consider these 
factors before choosing the right stove for 
your property.

FAUX OR GENUINE STAINLESS-STEEL 
REFRIGERATOR?

Having a white refrigerator in your 
rental property is good, but not good 
enough for tenants who like to see 
stainless-steel refrigerators in their living 
space.

Genuine stainless-steel refrigerators 
often complement other appliances in 
a rental property. However, they are, 
unfortunately, no more stain-resistant 
than faux stainless-steel refrigerators.

While it’s easy to invest in a new 
refrigerator, it’s important to consider 
whether there would be enough space 
in the rental unit to swing it open and if 
the unit’s dimensions in the kitchen can 
allow the main refrigerator compartment 
and freezer to freely open. French doors, 
or having the freezer above or below, 
might make a difference here.

Regardless of which you choose, opt 
for a refrigerator with an energy star 
symbol on it. Your tenants are likely to 
save money on electricity when using it.

DISHWASHERS

Like stoves, dishwashers add 
considerable value to rental properties. 
Before buying one, property managers 
need to consider a few things:

Garbage disposal – For the long-
term maintenance of a dishwasher, it’s 
important to know whether a dishwasher 
has self-cleaning fi lters or requires 
manual cleaning.

Energy – Opt for a dishwasher with an 
energy star symbol on it. Your tenants are 
likely to save money on electricity when 
using it.

Capacity – Get a standard size 
dishwasher if your rental units have huge 
kitchen spaces or multiple tenants. A 
compact dishwasher is enough for a small 
kitchen, though.

Sound – A noisy dishwasher can be 
a nuisance. Opt for a quieter one if you 
want upscale tenants.

To attract high-end tenants and 
command higher rents for your rental 
property, make sure to upgrade 
appliances that fi t their needs and exceed 
expectations. 

The Best Appliances 
to Have in Rental Units 
Continued from Page 1

BY  ALeX BRITTON

Like most industries, property 
management is being disrupted by 
technology. As a property owner and 
former tenant, I’ve experienced each 
side of property management, with and 
without technology being involved. From 
rent collection and handling maintenance 
issues to property accounting and leasing, 
there are new ways to leverage technology 
to effi ciently manage your properties, and 
your portfolio. 

Let’s consider technology and property 
management on a spectrum, going from 
manual on one end to automated on the 
other. The traditional way of managing 
property where almost everything is 
handled manually:Tenants send or drop 
off checks and cash, leave messages when 
a maintenance issue comes up, and look 
through classifi eds to fi nd apartment 
rentals. Things gradually became more 
automated with options like PayPal and 
Venmo to collect rent, and web portals 
were created by large management 
companies to handle online rent payments 
and in-building messaging to alert tenants 
of upcoming building repairs. Today, app’s 
are now available to assist in automated 
rent collection; in-app messaging to 
provide maintenance communications 
that allow tenants to identify the type 
of problem and send images so that the 
issues can be dealt with sooner rather than 
later, and to notify tenants of an event or 
an upcoming building repair; and built-in 
marketing tools to list vacant apartments 

on popular rental websites. 

Studies and surveys from leading 
real estate blogs and publications show 
that incorporating technology into the 
property management mix is the new 
norm. Millennials and Gen Z are the 
largest groups renting and Mashvisor says 
that automation is going to be a necessity 
in the 2020’s. A 2020 CBRE report goes 
a step further saying that tech integration, 
including mobile app payment for rent, 
is an important amenity for multi-family 
properties.

So how does tech measure up in real 
terms? Let’s take a look at how it is 

directly shaping the four pillars of property 
management. 

Rent Collection: Late payments and 
inputting cash and checks manually slows 
down the accounting cycle, among other 
things. With an app, payment reminders 
and notifi cations go directly to the tenant 
when rent is due. Tenants can pay from 
anywhere, with one tap of their phone, 
enabling landlords to collect rent 2x as 
fast. 

Maintenance: Decentralized 
communications from messages coming 
from different places -vms, email, or texts, 
and delays in response time due to a lack of 
organization, all contribute to the problems 
that arise when maintenance issues are not 
dealt with in a timely manner. Technology 
is driving more effi cient ways to manage 
maintenance issues, from in-app reporting 
to contacting your maintenance provider, 
all communication is in one location and 
easily tracked. 

Property Accounting: Weekly and 
monthly reports are time consuming 
to keep up with manually, especially 
when you have multiple properties to 
track and documents are coming from 
different sources. Incorporating property 
management software will enable you to 
automatically log and track all revenue 
and expenses in a general ledger, making 
it much easier to manage. 

Leasing: Writing copy and placing 
your listing on multiple real estate sites 
is tedious and takes time. Property 

management software allows you to 
quickly publish and edit your listings to 
multiple sites at once, respond to inbound 
leads, order background and credit checks, 
and eviction reports, all from one hub. 

Like any disruptor, there are barriers to 
entry to consider- cost, ease of use, and 
security. Although it can cost a property 
manager hundreds, if not thousands 
of dollars a month to use property 
management software, there are platforms 
that are free to use, and have the same, 
if not better features than their more 
expensive competitors. 

For some, adopting a new process seems 
to be too time consuming to change and 
too diffi cult to learn. But contrary to this 
belief, there are platforms that have been 
built intuitively by property managers, 
for property managers, keeping easy 
onboarding, inputting, and reporting top 
of mind and easy to use. 

Lastly, like other ACH payment options, 
online rent payment software adheres 
to the same strict guidelines to keep 
both tenant, landlord, and third party 
transactions secure. Banking credentials 
are verifi ed and protected. 

As technology continues to shape the 
way properties are managed and how 
tenants and landlords communicate, 
adopting new processes to improve 
effi ciency and ultimately, your bottom 
line, is well worth the time to explore. 
Learn more about what technology is right 
for you. 

How Technology is Changing Property 
Management ... and Why You Should Care

To advertise in Rental Housing Journal,  call Vice 
President/Sales Terry Hokenson at 480-720-4385
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the last day of the lease.  If a tenant 
were to move out two weeks early and 
return the keys, then the 21-day clock 
would start ticking two weeks sooner.  
Mailing the statement to the tenant’s last 
known address is also crucial, so if they 
have provided this to you before your 
statement has been mailed out you need 
to make sure you’re mailing it to their new 
address.  A simple error (delivered late or 
to the wrong address) can be very costly 
in that it could a) eliminate your ability 
to keep any of the deposit at all, and/or 
b) entitle the tenant to financial damages 
above and beyond the full return of their 
deposit.

Pet deposits (particularly in Seattle) 
have added a new wrinkle to this process 
in that a landlord cannot apply pet-deposit 
funds to cover “people damage.”  

For example, a security deposit of 
$1,000 is collected plus a $250 pet deposit.  
At move out, there is no pet-related 
damage, but it is discovered that the 
garage door is damaged due to the tenant 
hitting it with their car. If the door repair 
costs $1,500, the landlord may apply the 
$1,000 security deposit toward this repair, 
but must refund the $250 pet deposit to 
the tenant.  Ultimately the tenant would 
owe an additional $500 in damages, not 
$250 (because you can’t keep the $250 pet 

deposit for people damage – at least not 
without the tenant’s consent).  So, in this 
situation you are simultaneously sending 
them a refund check and a bill for the 
balance of the garage door repair cost.

Every penny of security-deposit funds 
withheld to cover damages, cleaning, or 
any other unpaid amounts (back rent, late 
fees, utility bills, etc.) must be supported 
by an invoice (or copy of tenant ledger 
indicating delinquent amounts owed).  In 
addition, the withholding of funds must 
be supported by clear move-in and move-
out inspection reports. Back at move in, 
you were to have completed a property-
condition inspection report and had the 
tenant sign it in acknowledgment.  At 
move-out, you would review those notes 

and make a comparison to the current 
condition of the property to establish a 
basis for charging the tenant for damages.  
While photos are not legally required, 
they are highly recommended – at our 
brokerage, we take more than 100 photos 
to supplement the majority of our move-
in reports.  The photos can be your saving 
grace if you ever end up in small-claims 
court arguing over the validity of your 
charges.  

DOCUMENT, DOCUMENT, 
DOCUMENT!

Finally, a landlord may not charge a 
tenant for “normal wear-and-tear,” which 
can often be difficult to define.  

Best practice is to supply the tenant at 
lease signing with a list of examples of 
things that would be considered damage 
vs. wear-and-tear to set the expectation.  
A landlord also may not charge a tenant 
for any improvements post-tenancy.  For 
example, if a vinyl floor was damaged, a 
landlord may not take advantage of the 
situation by charging the tenant to install 
porcelain tile.  The landlord may still 
replace the floor with porcelain tile, but 
may only charge the tenant the equivalent 
of what it would have cost to replace it 
with like-kind vinyl.  Depending on the 
damaged item, depreciation must also 
be considered – certain elements of the 
property (appliances, hardwood flooring, 
carpet, paint, etc.) have their own general 
“useful-life” spans.  So for example, if 
a tenant dents the door of a 25-year-old 
refrigerator, the landlord cannot charge 
the full cost of a brand new one to replace 
it.  The word “reasonable” is found 
littered throughout RCW 59.18 of the 
Washington state Residential Landlord-
Tenant Act, and if you find yourself in 
front of a judge you will have to come up 
with a “reasonable” explanation for your 
actions. 

 So to recap – when your tenant vacates 
you’ve got to act quickly, keep a clear 
paper trail, and make sure that you are 
being reasonable.  Good luck!

Security Deposits: Common and Costly Mistakes
Continued from Page 1

Keepe

Imagine you just finished a delicious 
meal and now you’re doing the dreaded 
chore of washing up. But as you switch on 
the garbage disposal, instead of hearing 
the familiar buzz, you hear the bland hum 
that signals a broken garbage disposal. 

If you’re like most people, you probably 
don’t realize just how important a working 
garbage disposal is, that is until it’s not 
working. Broken garbage disposals were 
the most in-demand maintenance call for 
Keepe in January.

Tenants calling in to property managers 
need help immediately. The common 
message is that their garbage disposal is 
not working, and their sink is jammed or 
clogged.

In one instance, a property manager 
in Phoenix put in an urgent maintenance 
call to request service as soon as possible. 
When the technicians arrived, they found 
a clogged sink and knew that they needed 
to further examine the garbage disposal 
to determine the problem.

LET’S TAKE A CLOSER LOOK AT 
THE STEPS TAKEN

First, they checked the circuit breaker 
to determine if the power had gone out 
in the kitchen; they attempted to reset 
the circuit breaker by flipping it on and 
off. Next, they looked under the sink to 
see if the garbage disposal was plugged 
in. 

Once the electricity was turned off 
and the garbage disposal unit unplugged, 
they needed to unclog the sink. They 
removed all the bits in the sink, then used 
a plunger multiple times to force the drain 
to unclog. This allowed some of the water 
to move freely down the drain.

Maintenance technicians understand 

that garbage disposals are used heavily 
and can get jammed by stuffing too much 
down the drain at once. The workers 
started removing any fragments and 
food particles like raw meat, bones, and 
vegetable peelings by using tongs, not 
their hands. Once they finished cleaning 
the debris out, they pressed the reset 
button (located under the sink on the unit 
itself).

When looking under the sink the 
technicians checked extensively to see if 

there was a water leak, which can mean 
a worn-out seal, caused by wear and tear. 
At this point they did not find any leaks 
and felt confident that they would not 
need to replace any parts of the unit, or 
the unit itself. 

The technicians were convinced that 
the garbage disposal was now in working 
order and proceeded to turn the power back 
on, after ensuring that no one’s hands were 
in the disposal. At this point, they tested it 
out to find that their efforts worked.

It is important to note that the garbage 
disposal should be used daily, and never 
over-stuffed with waste. Grease should 
never be poured down the drain. Water 
should be running before using and while 
using the disposal, and only the right 
kinds of food waste should be put down 
the drain.

From beginning to end, the entire 
process took just 30 minutes. Both 
the tenant and property manager were 
extremely satisfied. 

Broken Garbage Disposals the Most 
Popular Maintenance Fix in January




