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rentAL HOUsinG JOUrnAL

Property managers are at the center 
of the collision between rising rental 
demand, declining profi tability, changing 
regulations, and the nationwide shortage 
of affordable places to live, according to 
the fi fth annual survey of 1,738 property 
managers by Buildium and the National 
Association of Residential Property 
Managers.

In addition to the property managers, 
the report also surveyed 1,118 renters, 
603 rental property owners and 217 
association board members in 340 metro 
areas.

Chris Litster, CEO of Buildium, and 
Gail Phillips, CEO of the National 
Association of Residential Property 
Managers (NARPM), presented The 
2020 State of the Property Management 
Industry Report in a recent webinar 
focusing on key macro trends. 

The report said property managers who 
“are prepared to refocus their businesses 

on the rapidly evolving preferences of 
their residents and clients will be best 
positioned for success as the industry 
enters a new chapter.”

Still, the report makes the point that 
relationships remain at the heart of 
effective property management.

“Property managers have found 
themselves at the center of the collision 
between rising rental demand, declining 

profi tability, changing regulations, and 
the nationwide shortage of affordable 
places to live,”  the report says.

“It’s evident that these socioeconomic 
forces, along with the very real and 
immediate demands of their owners and 
residents, are changing the role of the 
property manager for good.”

Portland Rents Stop 
Decline and Hold Steady

Page 4

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

Page 8

Is Renting to College 
Students a Good Idea?

Page 17

Portland’s 
New FAIR 
Housing 
Ordinance
BY rOn GArCiA

The City Council of Portland is 
now slated to pass its “Fair Access in 
Rentals” (FAIR) Act to become law 
on March 1, 2020. However, Portland 
landlords should instead understand 
this new ordinance to read as: “Forcibly 
Accepting Increased Risk.” 

This new statute restricts and 
governs:

1. How tenant screening must 
be conducted, as well as how 
vacancies must be advertised 
and fi lled, and 

2. How much landlords can collect 
for tenant security deposits 
and how those funds must be 
allocated towards damages 
upon termination, as well as 
new mandates on handling 
termination notices (including 
72-hour late notifi cations).
See ‘Portland’s’ on Page 15

Property Managers Are Facing 
Unprecedented Change in 2020

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

See ‘Property’ on Page 10

Keepe

Have you been thinking about adding 
a trash-valet service at your property? In 
the race to attract renters, properties are 
continually trying to fi nd new ways to 
make life easier for renters and improve 
the condition of the property. 

Trash-valet service is one of the most 
requested services by renters, and it has 
some serious benefi ts for properties as well.

ABOUT TRASH-VALET SERVICE
Trash-valet service eliminates the need 

for big dumpsters placed all over the 

3 Reasons Why You Should Consider 
Trash-Valet Service at Your Property

See ‘3 Reasons’ on Page 12
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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 purpos-
es. 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 prop-
erty, 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 taxes, which the 
investor must pay if they sell the asset at a price 
higher than they initially paid for it. Federal cap-
ital gains are taxed at 15-20% of the increase in 
value, while state capital gains are taxed be-
tween 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 re-
capture is currently taxed at 25% of the amount 
you have depreciated over the years. Other tax-
es incurred on property sales include 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 interme-
diary or an accommodator so they can exe-
cute the sale on your behalf. This is a process 
whereby your sale contract is assigned to the 
qualified intermediary and when the property 
closes your funds are then wired to your ac-
count 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 interme-
diary 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 ex-
change 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 national tenant such as 
Walgreens or FedEx has leased the property for 
typically 10-15 years. The problem with the triple 
net leased properties is that it causes investors 
to place a large portion of their net worth into a 
single property which could be disastrous (think 
Blockbuster Video). Third, if the investor is want-
ing 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 diver-
sified portfolio of Delaware statutory trust prop-
erties that may include a piece of Walgreens 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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ApArtment List

Portland rents have remained steady 
in the last month after three months of 
decline, according to the latest report 
from Apartment List.

However, Portland’s year-over-year rent 
growth of 0.2 percent lags the Oregon 
state average of 1.2 percent, as well as the 
national average of 1.6 percent.

Median rents in Portland are $1,122 for 
a one-bedroom apartment and $1,324 for 
a two-bedroom.

RENTS CONTINUE RISING ACROSS 
THE PORTLAND METRO

While rents have remained steady in 
the city of Portland in the past year, cities 
across the metro have seen a different 
trend.

Rents have risen in eight of largest 10 
cities in the Portland metro for which 
Apartment List has data.

Beaverton has seen the fastest rent 
growth in the metro, with a year-over-
year increase of 3.4 percent. The median 
two-bedroom costs $1,825, while one-
bedrooms go for $1,547.

Over the past year, Canby has seen 
the biggest rent drop in the metro, with 
a decline of 3.2 percent. Median two-
bedrooms there cost $1,725, while one-

bedrooms go for $1,462.
Hillsboro has the most expensive rents 

of the largest cities in the Portland metro, 
with a two-bedroom median of $2,050; 
rents went down 0.3 percent over the past 
month but rose 2.0 percent over the past 
year.

Portland proper has the least expensive 
rents in the Portland metro.

EUGENE RENT TRENDS WERE 
FLAT OVER THE PAST MONTH

Eugene rents have remained flat over the 

past month, although they have increased 
marginally, by 0.5 percent year-over-year, 
according to the most recent report from 
Apartment List.

Currently, median rents in Eugene are 
$821 for a one-bedroom apartment and 
$1,092 for a two-bedroom.

Eugene’s year-over-year rent growth 
lags the state average of 1.2 percent, as 
well as the national average of 1.6 percent.

CORVALLIS RENTS UNCHANGED

Corvallis rents have remained flat over 

the past month, but are up slightly by 1.4 
percent year-over-year.

Median rents in Corvallis stand at $828 
for a one-bedroom apartment and $1,039 
for a two-bedroom. 

SALEM RENTS DOWN YEAR-
OVER-YEAR

Salem rent trends were flat over the past 
month and have decreased moderately by 
1.3 percent year-over-year. 

Median rents in Salem stand at $809 for 
a one-bedroom apartment and $1,063 for 
a two-bedroom. 

RENTS HAVE RISEN IN 9 OF THE 
10 LARGEST CITIES IN OREGON

Oregon as a whole logged rent growth 
of 1.2 percent over the past year. Here’s a 
look at how rents compare across some of 
the largest cities in the state.

Hillsboro is the most expensive of all 
Oregon’s major cities, with a median two-
bedroom rent of $2,050.

Beaverton has been experiencing the 
fastest growth (+3.4 percent).

Bend, Hillsboro, and Corvallis have all 
experienced year-over-year growth above 
the state average (2.8 percent, 2.0 percent, 
and 1.4 percent, respectively).

Portland Rents Stop Decline and Hold Steady

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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Portland Rents Continue Decline for 3rd Month
Page 5

5 Multifamily Investing Predictions For 2020
Page 6

An Overview of New Landlord/Tenant Laws  
Page 8

Rent Café

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 DECADE12 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.

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.

The Rental Housing Decade: 12 Trends From 2010 to 2020
How Rent Control Limits Owner 
Profits and 
Maintenance in Portland, Seattle

national apaRtment assoCiationA 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 See ‘Rent Control’ on Page 13

THE VALUE OF
MEMBERSHIP

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

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

•	 Legislative Representation

•	 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

President: Ken Schriver • Vice President: Phil Owen 
President Elect: John Sage • Past President: Ron Garcia

Secretary: Lynne Whitney • Treasurer: Sandra Landis • O�  ce Manager: Cari Pierce

RHA Oregon President’s Message

Celebrating Our Many Volunteers

info@rhaoregon.org
www.rhaoregon.org

10520 NE Weidler, Portland, OR 97220 
503-254-4723 • Fax 503-254-4821

The last weekend of January I attended a leadership 
training course put on by the American Chemical Society, 
of which I am a longtime member. All the trainees were 
volunteers who serve the society in various capacities.

 One of the sessions I attended was “Engaging and 
Motivating Volunteers.” In that course, I gained several 
new insights into the process of involving volunteers 
to accomplish an organization’s goals. One of the key 
takeaways for me was learning of the different ways that 
volunteers are motivated. 

There are fi ve motivating factors: 

1. Social engagement
2. Values affi rmation
3. Career advancement
4. Gaining experience
5. Personal fulfi llment

Each of these factors has its own weighting for 
different individuals. That weighting may change over 
time; a younger volunteer may be more driven by career 
advancement and gaining experience than a retiree. 
However, this is not always the case. 

Volunteer opportunities can be divided into two types: 
“Positional,” and “Project.” 

Examples of positional volunteer opportunities at 

RHA are offi cer, board, and committee chair positions. 
These positions are defi ned in our by-laws. 

Since December we have published a notice of 
proposed change to the by-laws that will allow us more 
fl exibility in fi lling all the seats on our board.  Please 
attend the February Dinner meeting and vote on this 
change! We had 15 active board members for most of 
2019 and 17 board members going into 2020, of which 
four (the maximum allowed by the current bylaws) are 
affi liate members. Assuming the amendment passes, we 
expect to make three more appointments, including one 
additional affi liate member. This will bring our board 
to the maximum size of 20, which will strengthen all 
aspects of our organization. 

Project opportunities differ from positional 
opportunities in that volunteers are assigned a specifi c 
task, usually short-term. Rental Housing Alliance has 
many project opportunities such as “help set up for our 
annual picnic” or “send an email to the City Council” 
or “help serve meals at Portland Family Homeless 
Solutions.” 

Keep an eye out for that last one – we will be scheduling 
a regular meal each month at PFHS in the Lents 
neighborhood. This is an opportunity for all Portland 
landlords to contribute a small amount of time to an 
organization that assists some of our most vulnerable 

community members. 

RHA has a long history of volunteerism. We would 
not be as strong as we are without the thousands of hours 
of volunteer time contributed by our members. I have 
met many of you who have volunteered for positional 
opportunities like serving on the board, as well as project 
opportunities like teaching a class or setting up for our 
Starry Night fundraiser. 

Each year, the board of directors nominates one of 
our members for the Al Moulton & Sharon Fleming-
Barrett Award, named after two past members who 
were devoted volunteers not only for RHA, but for the 
broader community as well. Although I never had the 
opportunity to meet Al or Sharon, I am thrilled that our 
organization recognized them for their volunteer efforts 
and continues to recognize an outstanding volunteer 
from within our membership. This award will be given 
at our February dinner meeting, so there is another great 
reason to attend! 

Our board members and committee chairs will be 
reaching out in the months ahead to ask for volunteers 
for several projects. I look forward to working alongside 
you in these endeavors! 

— Ken Schriver 
RHA Oregon President
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Commercial and Residential
Visit us at www.corderopaintinginc.com  

or call us at 503-848-7788

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  
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Our Services:
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Legislation Proposed 
to Target Eviction Crisis
BY KAren mArsHALL

Two proposals have been introduced 
in the U.S. Senate aimed at reducing 
the number of evictions across the 
nation.  The Eviction Crisis Act and the 
Prevention Evictions Act propose aid in 
the form of emergency rent assistance, 
court translators, mediation, more 
legal guidance, and further study of the 
underlying issues.

In 2016, there were 2.3 million eviction 
fi lings nationwide. Evictions are not 
only detrimental for tenants; they have 
a negative impact on landlords, as well.  
Neither party benefi ts from an eviction.  
For landlords, the eviction process can 
take weeks or months of time, cost, and 
stress.  Evicting a tenant can take up to 
3-4 weeks and costs an average of $3,500, 
according to data from SmartMove.

The two bills currently being considered 
in the Senate include:

EVICTION CRISIS ACT 
In December 2019, Senators Michael 

Bennet (D-CO) and Rob Portman (R-
OH) introduced the bipartisan Eviction 
Crisis Act, which was developed and 
championed by the Opportunity Starts at 
Home affordable homes campaign.

Colorado Sen. Bennet says, “This 
new legislation will shed light on the 
root causes of the eviction crisis, reduce 
preventable evictions, and limit the 
devastation to families when eviction is 
unavoidable.”  The Eviction Crisis Act 
aims to:

• Create a national database to collect 
data for better understanding of the 
evictions issue.

• Provide funding for tenant guidance 
and emergency fi nancial assistance.

• Allow tenants copies of screening 
reports during the application process.

The Eviction Crisis Act proposes to 
collect and analyze data on evictions by 
creating a national database.  Then, it 
proposes to establish a Federal Advisory 
Committee on Eviction Research 
to review the data and make policy 

recommendations aimed at preventing 
evictions or reducing the consequences 
when eviction is unavoidable.

The bill would help fund state and 
local government programs to increase 
the use of social services representatives 
for tenants in landlord-tenant court, and 
establish an emergency assistance fund to 
provide fi nancial assistance and housing 
stability-related services to eviction-
vulnerable tenants.

During the tenant-screening process, 
the proposed Eviction Crisis Act would 
require consumer-reporting agencies to 
provide tenants with  screening reports 
when they are requested as part of a rental 
application process, so tenants can contest 
and correct inaccurate or incomplete 
information.

When a court rules in favor of a tenant 
in an eviction proceeding, the bill requires 
those judgments and eviction fi lings 
related to that proceeding to be removed 
from tenant-screening reports.

PREVENT EVICTIONS ACT 
In September, 2019, Senators Maggie 

Hassan (D-NH), Tim Kaine (D-VA) and 
Chris Van Hollen (D-MD) introduced the 
Prevent Evictions Act.  This legislation 
would establish a federal grant program 
to create landlord-tenant mediation courts 
and fund translators to assist tenants who 
don’t speak English.  

While some evictions involve tenants 
who owe thousands of dollars, some 
evictions occur when tenants owe much 
less, in some cases just a few hundred 
dollars.  The Prevent Evictions Act is 
aimed at helping reduce the number 
of small-dollar evictions by creating a 
landlord-tenant mediation grant program.

A study by Eviction Lab across 22 states 
found that the median money judgment 
for eviction cases between 2014 and 
2016 was $1,253.  This number includes 
other costs accumulated during the court 
process, so most tenants initially faced 
eviction for failure to pay a smaller rent 
sum.

Continued on Page 7

To advertise in Rental 
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Terry Hokenson
 at 480-720-4385 
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WINDOWS, DOORS, 
SIDING & INSULATION

RHAO Dual Member

We can help you:

The bill would provide funding for 
Housing and Urban Development (HUD) 
to study the cost-effectiveness of a rent-
insurance program.  Rent insurance 
would cover the cost of rent if a tenant 
experiences an unforeseen circumstance, 
such as sudden job loss or an unexpected 
medical bill, and is unable to pay rent. 

The Prevent Evictions Act would:
• Create a landlord-tenant mediation 

grant program to help landlords and 
tenants fi nd informal, mutually agreed-
upon solutions that keep tenants in their 
homes.

• Provide grant funding for translators, 
ensuring that all individuals have the 
ability to participate.

• Direct the United States Department 
of Housing and Urban Development 
to study the potential for certain types 
of rent insurance to be cost-effective 
eviction mitigation tools.

This bill has been referred to the 
Committee on Banking, Housing, and 
Urban Affairs.

POTENTIAL IMPACT OF 
LEGISLATION ON LANDLORDS

If either of these bills passes, the 
potential impact for landlords could be:

More tenants would likely have 
representation at eviction hearings.  
Currently, because tenants are going 
through fi nancial diffi culties, they can 
rarely afford to have legal representation 
at the eviction hearing.  The result may 
still end up the same—eviction if the 
tenant cannot pay the money owed the 
landlord.  But the counsel provided to the 

tenant may help them move out and guide 
them to other resources to ease their 
situation.

Tenants who owe smaller amounts of 
money may receive grant funds to pay 
the debt owed and remain in the property.  
While this may resolve the immediate 
debt, it may only prolong the struggle if a 
tenant is facing an ongoing fi nancial crisis.  

Tenants may be provided a copy of the 
screening report used in the screening 
process. 

Tenants who have won a previous 
evictions case may have that issue 
removed from their record, so it will not 
show up on future screenings.

THE NATION’S AFFORDABLE 
HOUSING CRISIS

At the heart of the evictions crisis is the 

nation’s increasing affordability crisis.  
The lack of affordable rental housing 
has many tenants stretched beyond their 
ability to afford their monthly rent.  

A 2018 report from The National Low-
Income Housing Coalition found the 
average American being paid minimum 
wage would have to work 99 hours per 
week to afford a one-bedroom apartment 
at fair-market rent. 

Nearly 40 million households are 
spending more than 30% of their 
income on housing, including 18 million 
households that pay more than half of 
their income toward rent or the mortgage.  
The United States is short 7.2 million 
affordable units.  For every 100 low-
income renters in need, there are only 35 
homes available.  

For these Americans, even small, 

unexpected fi nancial events can threaten 
their housing stability.  An unexpected 
illness, job lost, car accident, divorce, or 
family emergency can result in a family 
being unable to pay rent, leading to being 
evicted from their home.

Renter wages have stagnated, while 
rents have risen signifi cantly in the past 
60 years. Adjusting for infl ation, the 
median rent payment has risen 61% since 
1960 while the median renter income 
grew only 5%.  

The goal of both pieces of legislation 
is to reduce the number of preventable 
evictions for low-income Americans, by 
providing nominal sums of money on a 
limited- or one-time basis, to save them 
from falling into homelessness.  

Both bills are still under consideration; 
neither has been put up for a vote.

Continued from Page 6
LETTER TO THE EDITOR: BAY AREA HOUSING CRISIS
Dear Editor:

As the housing crisis in the Bay Area gives rise to mass hysteria and equally 
massive opportunities for elected offi  cials to garner headlines, a lar ge and 
relatively ignored population has lost its voice. 

That is the segment of this society who worked hard, got an education, 
made good decisions and now carries the tax burden for the entire 
population while being vilifi ed as rich, uncaring, greedy and opportunistic. 
These people represent homeowners, landlords, investors, small business 
owners, and property managers, all of whom remain the silent majority in 
this community, while criminal trespassers, multi-generational Section 8 
recipients and ne’er-do-wells continue to be heralded by elected offi  cials 
and entrenched bureaucrats. 

There will be a tipping point, folks, when economics triumphs over illogical 
political posturing and this house of cards will fall.

Andrea G. Caldwell
San Martin, CA 
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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. 

1. 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. 

2. 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. 

3. 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. 

4. 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. 
Alex Britton has extensive experience 
working in the technology industry, where 
he has led software development, go-to-
market strategy, and operations teams. 
A tech entrepreneur, he’s also worked 
as a growth product manager at Toast 
Inc and Blue Apron, where he gained a 
strong understanding of B2B and con-
sumer software businesses. Alex holds a 
B.A. in Entrepreneurship and Computer 
Science from NYU.

How Technology is Changing Property 
Management ... and Why You Should Care
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This form is used exclusively within 6 months after a For Cause Notice 
of Termination has been previously served and cured, when the resident 
has committed the same lease violations described in the earlier For Cause 
Notice of Termination.
The Multifamily NW Forms Collection is available immediately and 
electronically at www.RentalFormsCenter.com, via  electronic sub-
scription software through www.tenanttech.com & by mail or pick-up 
of printed triplicate forms at www.multifamilynw.org. 

FORM OF THE MONTH
10-Day Notice of Termination for Repeat Violations

Attention Resident(s):
On _______________________________________ you were served with a “For Cause Notice” of termination for material violation(s) of the Rental Agreement,
material violations of the landlord-tenant law, or failure to pay rent.
On or about _______________________________________ you, other members of your household or your guests engaged in substantially the same act
or omission that constituted the prior violation(s).
The acts or omissions constituting substantially the same violations are described as follows (provide specific factual detail for each violation):
____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

DATE

Pursuant to ORS 90.392 your tenancy will terminate on the date below:
� This Notice has been served personally and the termination date is at least 11 days later at 11:59 p.m. on ____________________________

or
� If written Rental Agreement allows, this Notice has been served by posting on the main entrance door of the dwelling unit

and mailed first class. The termination date is at least 11 days later at 11:59 p.m. on _______________________________________ or
� This Notice has been served by first class mail only and the termination date is extended by four days including the date

mailed. The termination date is at least 14 days later at 11:59 p.m. on _______________________________________.

Owner/Agent: Please note additional service requirements for subsidized residents as listed in “Subsidized Residents Only” section.
�   Section 8 Housing Choice Voucher

You have no opportunity to cure this violation. If you believe you have received this Notice in error then you must provide
Owner/Agent with an explanation and proof (if requested) of your explanation before the date your tenancy terminates. Space
has been provided on this form for your reply.

Resident(s) reply (explain why Notice is incorrect, and identify any witness or evidence you have):

____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

____________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

DATE

ON SITE RESIDENT MAIN OFFICE (IF REQUIRED)
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DATE __________________________________________ PROPERTY NAME / NUMBER ___________________________________________________________________________________________________________________________________________________________________

RESIDENT NAME(S) ___________________________________________________________________________       ___________________________________________________________________________       ___________________________________________________________________________

                                                                          ___________________________________________________________________________       ___________________________________________________________________________       ___________________________________________________________________________

UNIT NUMBER ___________________________________ STREET ADDRESS ___________________________________________________________________________________________________________________________________________________________________________ 

CITY ___________________________________________________________________________________________________________________________________________________ STATE ___________________________________ ZIP _____________________________________________________________

                                                                                         OWNER/AGENT ____________________________________________________________________________________________________________________

                                                                                                  ADDRESS ____________________________________________________________________________________________________________________

                                                                                                                       ____________________________________________________________________________________________________________________

                                                                                              TELEPHONE ____________________________________________________________________________________________________________________

                                                                                                        EMAIL ____________________________________________________________________________________________________________________

SUBSIDIZED RESIDENTS SEE DISCLOSURES

X

DATE

DATE

DATE

PAGE 1 OF 2

OREGON
10-DAY NOTICE OF TERMINATION 
FOR REPEAT VIOLATIONS (USE WITHIN 6 MONTHS 

OF FOR CAUSE NOTICE)

also all other Occupants or persons unknown claiming any right or interest in the Premises.

Multifamily NW Schedule
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 LAW PART II 1:00 PM - 5:00 PM

FEBRUARY 12 HR ISSUES: AM I A BAD BOSS? 12:00 PM - 1:00 PM

FEBRUARY 13 FAIR HOUSING FAIR 2020: HOUSING ACCESS FOR ALL 8:00 AM - 4:00 PM

FEBRUARY 14 IT’S THE LAW: FAIR HOUSING PROTECTING YOUR ASSETS 12:00 PM - 1:00 PM

FEBRUARY 17 FAIR ACCESS IN RENTING (FAIR) PART I 1:00 PM - 3:00 PM

FEBRUARY 18 FAIR ACCESS IN RENTING (FAIR) PART II 1:00 PM - 3:00 PM

FEBRUARY 19 CAM: MARKETING 9:00 AM - 4:00 PM

MARCH 4 LANDLORD STUDY HALL 6:30 PM - 8:00 PM

To advertise in Rental Housing Journal
Call Vice President/Sales Terry Hokenson at 480-720-4385 

or email him at Terry@rentalhousingjournal.com
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5 Amenities for Raising Your Profi tsBy HoLLy WeLLesTenant-friendly amenities, those that 
attract and keep high-paying tenants, 
are a must in today’s rental housing 
world – but some features cost so much 
to add that it’s diffi cult to recoup your 
investment. 

Fortunately, there are some 
attractive elements you can include in 
your rentals that won’t cost a fortune.

In recent years, the cost to rent an 
unfurnished apartment increased by 
about 50 percent over a 10-year period. 
In some big cities such as New York, 
nearly half a person’s salary goes to 
paying rent. 

Sure, high prices are good for 
landlords. However, since renters are 
paying so much, they expect a lot 
in return. Discover tenant-friendly 
amenities that will attract new renters 
and secure higher rent rates.See ‘5 Tenant-Friendly’ on Page 4

Survey Shows Job of Property 
Management is Changing Fast

rentAL Housing JournALHow the job of property management is changing “came 

through loud and clear” in this year’s annual survey of property 

managers, said Chris Litster, CEO of Buildium, in a recent 

webinar.
Litster presented the 2020 State of the Property Management 

Industry Report along with National Association of Residential 

Property Managers (NARPM) CEO Gail Phillips.

The survey was actually three surveys in one, including 1,738 

property managers, 217 community managers, 1,118 tenants and 

603 owners and investors in more than 50 cities.
“What we heard loud and clear is that property management 

has changed,” Litster said. “Property management is complex, 

yes, but what has changed is the environment around it.”

He cited fi ve substantial elements in the property management 

environment, macro trends that have caused the changes:

• Cost of housing

• Legislation and regulation• Industry consolidation and owner mix
• Changing tenant demographics and generations

• How technology is changing everything
PROPERTY MANAGERS OFFERING MORE SERVICES

Across the board, property managers are offering more 

services than ever before. This is a way for property managers to diversify their revenue 

streams and fi nd new ways to demonstrate their value to clients 

in a shifting market. Of particular note are services like property 

sales and brokering, fi nancial reporting, building renovation, 

and investment advice, which have experienced average gains 

of 14 points over the last three years.
These are the types of services that are taking on new 

importance as landlords sell rentals, investors acquire rentals, See ‘Survey’ on Page 16

5 Top Technologies That Renters Want

rentAL Housing JournALA new survey shows the fi ve top 

technologies that renters desire and that, 

over the last year, residents’ interest in 

rental technologies has grown by an 

average of seven points.The 2020 State of the Property 

Management Industry Report by Buildium 

and the National Association of Residential 

Property Managers (NARPM) surveyed 

both property managers and renters.
In the annual survey of 1,188 renters 

across the county, Buildium and NARPM 

found the biggest gains in interest among 

renters were in applying for rentals online 

(+15 points), communicating with their 

property manager via text or email (+11 

points), and signing leases and other 

documents electronically (+eight points).
“What I found that was really interesting 

is that smart-home technology seems 

to have lost some of its favor in terms 

of importance to the tenants,” National 

Association of Residential Property 

Manager’s (NARPM) CEO Gail Phillips 

said. Last year nearly half said home tech 

was a preference but this year that dropped 

substantially in favor of the transactional 

preferences, she said, perhaps because of 

more mobile tech.“Is the younger generation carrying their 

home tech from property to property?” is a See ‘5 Top’ on Page 6

Published In Conjunction With:

rentalhousingjournal.com • Rental Housing Journal, LLCPublished in association with Multifamily NW, Rental Housing Alliance Oregon, IREM & Clark County Association

Re
nt

al
 H

ou
sin

g 
Jo

ur
na

l, 
LL

C
45

00
 S

. L
ak

es
ho

re
 D

riv
e,

 S
ui

te
 3

00
Te

m
pe

, A
riz

on
a 

85
28

2
PR

SR
T 

ST
D

U
S 

Po
st

ag
e

P
A

I
D

AL
BA

N
Y,

 O
R

PE
R

M
IT

 N
O

. 1
88

$2.95

Education is Key to Dealing With 
Regulations Landlords Confront

Page 5

5 Amenities for Raising Your Profi tsBy HoLLy WeLLesTenant-friendly amenities, those that 
attract and keep high-paying tenants, 
are a must in today’s rental housing 
world – but some features cost so much 
to add that it’s diffi cult to recoup your 
investment. 

Fortunately, there are some 
attractive elements you can include in 
your rentals that won’t cost a fortune.

In recent years, the cost to rent an 
unfurnished apartment increased by 
about 50 percent over a 10-year period. 
In some big cities such as New York, 
nearly half a person’s salary goes to 
paying rent. 

Sure, high prices are good for 
landlords. However, since renters are 
paying so much, they expect a lot 
in return. Discover tenant-friendly 
amenities that will attract new renters 
and secure higher rent rates.See ‘5 Tenant-Friendly’ on Page 4

Survey Shows Job of Property 
Management is Changing Fast

rentAL Housing JournALHow the job of property management is changing “came 

through loud and clear” in this year’s annual survey of property 

managers, said Chris Litster, CEO of Buildium, in a recent 

webinar.
Litster presented the 2020 State of the Property Management 

Industry Report along with National Association of Residential 

Property Managers (NARPM) CEO Gail Phillips.

The survey was actually three surveys in one, including 1,738 

property managers, 217 community managers, 1,118 tenants and 

603 owners and investors in more than 50 cities.
“What we heard loud and clear is that property management 

has changed,” Litster said. “Property management is complex, 

yes, but what has changed is the environment around it.”

He cited fi ve substantial elements in the property management 

environment, macro trends that have caused the changes:

• Cost of housing

5 Top Technologies That Renters Want

rentALrentALr  Housing Jousing Jousing ournALA new survey shows the fi ve top 

technologies that renters desire and that, 

over the last year, residents’ interest in 

rental technologies has grown by an 

average of seven points.The 2020 State of the Property 

Management Industry Report by Buildium 

and the National Association of Residential 

Property Managers (NARPM) surveyed 

both property managers and renters.
In the annual survey of 1,188 renters 

across the county, Buildium and NARPM 

found the biggest gains in interest among 

renters were in applying for rentals online 

(+15 points), communicating with their 

property manager via text or email (+11 

points), and signing leases and other 

documents electronically (+eight points).
“What I found that was really interesting 

is that smart-home technology seems 

to have lost some of its favor in terms 

of importance to the tenants,” National 

Association of Residential Property 

Manager’s (NARPM) CEO Gail Phillips 

said. Last year nearly half said home tech 

was a preference but this year that dropped 

substantially in favor of the transactional 

preferences, she said, perhaps because of 
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for Raising 

Your Profi ts

By HoLLy WeLLes

Tenant-friendly amenities, those that 

attract and keep high-paying tenants, 

are a must in today’s rental housing 

world – but some features cost so much 

to add that it’s diffi cult to recoup your 

investment. 

Fortunately, there are some 

attractive elements you can include in 

your rentals that won’t cost a fortune.

In recent years, the cost to rent an 

unfurnished apartment increased by 

about 50 percent over a 10-year period. 

In some big cities such as New York, 

nearly half a person’s salary goes to 

paying rent. 

Sure, high prices are good for 

landlords. However, since renters are 

paying so much, they expect a lot 

in return. Discover tenant-friendly 

amenities that will attract new renters 

and secure higher rent rates.

See ‘5 Tenant-Friendly’ on Page 4

Survey Shows Job of Property 

Management is Changing Fast

rentAL Housing JournAL

How the job of property management is changing “came 

through loud and clear” in this year’s annual survey of property 

managers, said Chris Litster, CEO of Buildium, in a recent 

webinar.

Litster presented the 2020 State of the Property Management 

Industry Report along with National Association of Residential 

Property Managers (NARPM) CEO Gail Phillips.

The survey was actually three surveys in one, including 1,738 

property managers, 217 community managers, 1,118 tenants and 

603 owners and investors in more than 50 cities.

“What we heard loud and clear is that property management 

has changed,” Litster said. “Property management is complex, 

yes, but what has changed is the environment around it.”

He cited fi ve substantial elements in the property management 

environment, macro trends that have caused the changes:

• Cost of housing

• Legislation and regulation

• Industry consolidation and owner mix

• Changing tenant demographics and generations

• How technology is changing everything

PROPERTY MANAGERS OFFERING MORE SERVICES

Across the board, property managers are offering more 

services than ever before. 

This is a way for property managers to diversify their revenue 

streams and fi nd new ways to demonstrate their value to clients 

in a shifting market. Of particular note are services like property 

sales and brokering, fi nancial reporting, building renovation, 

and investment advice, which have experienced average gains 

of 14 points over the last three years.

These are the types of services that are taking on new 

importance as landlords sell rentals, investors acquire rentals, 

See ‘Survey’ on Page 16

5 Top Technologies That Renters Want

rentAL Housing JournAL

A new survey shows the fi ve top 

technologies that renters desire and that, 

over the last year, residents’ interest in 

rental technologies has grown by an 

average of seven points.

The 2020 State of the Property 

Management Industry Report by Buildium 

and the National Association of Residential 

Property Managers (NARPM) surveyed 

both property managers and renters.

In the annual survey of 1,188 renters 

across the county, Buildium and NARPM 

found the biggest gains in interest among 

renters were in applying for rentals online 

(+15 points), communicating with their 

property manager via text or email (+11 

points), and signing leases and other 

documents electronically (+eight points).

“What I found that was really interesting 

is that smart-home technology seems 

to have lost some of its favor in terms 

of importance to the tenants,” National 

Association of Residential Property 

Manager’s (NARPM) CEO Gail Phillips 

said. Last year nearly half said home tech 

was a preference but this year that dropped 

substantially in favor of the transactional 

preferences, she said, perhaps because of 

more mobile tech.

“Is the younger generation carrying their 

home tech from property to property?” is a 

See ‘5 Top’ on Page 6
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 “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 
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

Continued from Page 1

Property Managers Face Unprecedented Change in 2020

Charts from the Buildium report.

Continued on Page 11
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To learn more, visit www.energytrust.org/mfcashincentives.

Serving customers of Portland General Electric, Pacific Power,  
NW Natural, Cascade Natural Gas and Avista.

+

GOOD ENERGY  
IS GOOD BUSINESS
Energy-e�cient improvements reduce operating costs and 
increase the value of your multifamily property. To help make 
upgrades more financially feasible, Energy Trust of Oregon 
oers cash incentives for qualifying equipment, including:

WINDOWS HVAC APPLIANCES

LIGHTING INSULATIONWATER 
HEATING

“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 fl ood 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 
fi rst 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.

Charts provided courtesy of Buildium.

Continued from Page 10

6 UNITS  |  $1,725,000

PORTLAND, OR
ALDER COURT APARTMENTS

SOLD

503.390.6060
www.smicre.com

GABEJOHANSEN
PRINCIPALBROKER |OWNER
LICENSED IN THE STATE OF OREGON

gabe@smicre.com

ERIC SWANSON
APARTMENTBROKER
LICENSED IN THE STATE OF OREGON

eric@smicre.com
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Micro Property ManagementMicro Property Management

We focus on the 
small details.

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

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

Our Services

503-969-5719
GlassDoctor.com/molalla-or

Locally Owned and Operated Franchise
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• Window Repair and Replacement
• Tabletops/Mirrors
• Insulated Glass/Fogged Units
• Commercial Glass Replacement
• And More!

Formerly All About Windows

Our Services
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GlassDoctor.com/molalla-or
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• Window Repair and Replacement
• Tabletops/Mirrors
• Insulated Glass/Fogged Units
• Commercial Glass Replacement
• And More!

Formerly All About Windows

property and keeps the property looking 
great. A trash-valet company will supply 
trash receptacles that residents place 
outside their doors on a set schedule, 
usually in the evening. Teams from the 
trash-valet service will take the trash 
bins, empty them, and return them to 
the resident’s door. Usually this service 
is offered on weeknights only. There 
are several different kinds of trash bins 
that are designed to fi t seamlessly into 
different styles of architecture. Indoor 
trash bins look like regular kitchen bins 
and can be easily placed in hallways. 
Others are designed for townhouse and 
condo rentals and are made to look like 
attractive outdoor benches that can sit 
near the door.

THE BENEFITS OF 
TRASH-VALET SERVICE

There are several big benefi ts for 
properties that switch to trash-valet 
service including:

Residents want it: One of the best 
reasons to switch to trash-valet service is 
that it’s something residents really want. 
You’ll attract more renters – and renters 
who are already in place will be more 
likely to renew their leases –  because 
your property offers trash-valet services. 
It’s fantastic for senior renters, and 
parents and students love it too.

Keeps the property clean: Another 

big benefi t of using a trash-valet service 
is that it keeps garbage from building up 
on the property. No more overfl owing 
dumpsters or huge eyesores in the middle 
of the property. No more trash blowing all 
over the property needing to be cleaned 
up. This saves you labor costs because 
you won’t need your maintenance team to 
patrol the grounds looking for and picking 
up stray trash. Trash is kept out of sight 
except for the hour or two in the evening 
when it’s being picked up. Residents are 
less likely to keep trash in their apartments 
instead of throwing it away if all they have 
to do is set it outside their doors.

Fewer pests: Pests can do a lot of 
damage to apartments, and nothing 
attracts pests like trash. From insects like 
roaches to animals like mice, squirrels, 
and raccoons, trash attracts a big range of 
pests. Without large dumpsters fi lled with 
trash, your property will attract fewer 
pests. It will also discourage stray animals 
from coming through the property 
looking to feed on some leftovers. When 
you don’t have so much trash out in the 
open you can cut back on pest control, 
and save money while still ensuring that 
the property looks great and that residents 
are happy.

The costs of trash-valet service are 
comparable to the cost of traditional trash 
management. But making the change will 
make your property look better, require 
less maintenance, and make residents 
very happy.

3 Reasons Why You Should 
Consider Trash-Valet Service 
Continued from Page 1
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nAtiOnAL ApArtment AssOCiAtiOn

Nearly 40 percent of available real 
estate jobs across the United States were 
in the apartment sector during the fourth 
quarter of 2019, well above the longer-
term average of 30 percent, according 
to the latest NAA (National Apartment 
Association) jobs report.

The National Apartment Association 
Education Institute Apartment Jobs 
Snapshot for the fourth quarter last 
year also shows property management 
positions were the most sought-after 
during the fourth quarter.

Leasing-consultant job openings had 
the largest growth in demand year-over-
year with an increase of 0.8 percentage 
points.

Overall, job openings in the apartment 
sector comprised 39.9 percent of positions 
available in the real estate sector, 
increasing 6.4 percentage points year-
over-year. 

Dallas, Los Angeles, Washington D.C., 
Seattle and San Francisco ranked as the 
top markets for apartment jobs available 
during the fourth quarter. In December, 
San Antonio, Houston, Denver, Dallas, 
and Nashville ranked the highest in 
concentration of available apartment 
positions as measured against the entire 
real estate sector. Demand for apartments 

in Dallas and San Antonio has been 
solid, supported by robust job growth. 
As of November, Dallas and San Antonio 
saw an increase in employment by 3.2 
percent, according to the U.S. Bureau of 
Labor Statistics.

Since 2014, leasing-consultant and 
maintenance-supervisor positions had the 
greatest increase in demand, up by 1.9 
percentage points. Denver and Austin had 
the highest location quotients, meaning 
demand in these markets was three times 
the U.S. average. 

Organizational skills had the greatest 
rise in demand among the many baseline 
skills required in the apartment industry, 
increasing 8.1 percentage points. 
Experience with Yardi Software and 
writing also saw a signifi cant increase 
in the percentage of jobs requiring these 
skills since 2014.

The apartment sector often competes 
with the hospitality and retail sectors for 
talent with similar experience and skills. 
Customer service, communication, and 
organizational skills are among the most 
desired skills across all three sectors.

During the fourth quarter, Seattle was 
the only market especially challenged 
by a competing sector with a high 
concentration of both apartment jobs and 
retail jobs available there.

Burlington, NC
Monroe, MI
Seattle
Savannah
Manchester, NH

2.1
2.0
1.9
1.8
1.8

Sources:  NAA Research; Burning Glass Technologies, Reis, Bureau of Labor Statistics 
  * MSAs with 100 or more apartment job postings.
** Location quotients show how concentrated demand is within a particular geography. US-wide average demand equals 1.0; an LQ of 1.2, for example,
     indicates 20% higher demand than the US average (or 1.2 times the US concentration).

Total Q4 Job Postings in Apartment Industry (% of Real Estate Sector)

Leasing
24.4%26.9% 23.6%

Top MSAs* (As a percent of all U.S. Apartment Jobs)

MaintenanceProperty
Management

Apartment Jobs
Snapshot

Q4 2019

Summary:
Nearly 40.0 percent of available real estate jobs

in the Nation were in the apartment sector during

Q4 2019, well above the longer-term average

of 30.0 percent.

Summary: 
Property Management positions were the most sought after during the fourth quarter.  

Leasing Consultant job openings had the largest growth in demand year-over-year with an increase of 0.8 percentage points.  

Q4 2019: 39.9%
Q4 2018: 33.5%

Job Postings by Major Category (As a percent of all Apartment Jobs)

Q4 2019 Q4 2018

December 2019: % Apartment
Jobs of Total Real Estate Jobs

San Antonio

Houston

Denver

Dallas

Nashville

Summary:
Dallas, Los Angeles and Washington, D.C. continued to lead in highest level of apartment job availabilities during Q4 2019. According to Reis, 

Washington, D.C. ranked third among markets with the greatest change in vacancy from Q3, decreasing 0.2 percentage points. Washington, D.C. 

Summary:
In December San Antonio, Houston, Denver, Dallas, and Nashville 

ranked the highest in concentration of available apartment positions as 

measured against the entire real estate sector. Demand for apartments 

in Dallas and San Antonio has been solid, supported by robust job 

growth. As of November, Dallas and San Antonio saw an increase 

in employment by 3.2 percent, according to the U.S. Bureau 

of Labor Statistics. 

The Evolution of Titles & Skills
2019 vs. 2014

Top Increases in Job Titles in 2019 
(percentage point change in postings)

Leasing Consultant +1.9
Maintenance Supervisor +1.9
Assistant Property Manager +1.5

Summary:
Leasing Consultants and Maintenance Supervisors had the highest growth in 

demand over the past five years, increasing by 1.9 percentage points. Organization 

skills had the greatest rise in demand among the many baseline skills required 

in the apartment industry, increasing 8.1 percentage points. Experience with 

Yardi Software and writing also saw a significant increase in the percentage 

of jobs requiring these skills since 2014. 

Competing Sectors (Highest Location Quotients)**

Summary:
The apartment sector often competes with the hospitality and retail sectors for talent with similar experience and skills. Customer service, communication,
and organizational skills were among the most desired skills across all three sectors. During the fourth quarter, Seattle was the only market especially 
challenged by a competing sector with a high concentration of both apartment jobs and retail jobs available there. 

Common Skills (Percent of Jobs Requiring Skill)

53.8%

54.4%

54.6%

52.9%

50.9%

30.0%2013-2018 Average:

Leasing
24.4%27.8% 22.8%

MaintenanceProperty
Management

Q4 2019 Q4 2018
Dallas 5.5%
Los Angeles 5.2%
Washington, D.C. 3.9%
Seattle 3.7%
San Francisco 3.4%

Los Angeles 5.8%
Dallas 5.7%
Washington, D.C. 3.7%
Seattle 3.4%
San Francisco 3.2%

Top Increases to Skills Desired in 2019
(percentage point change in postings requiring skill)

Organizational Skills +8.1
Yardi Software +6.9
Writing   +4.7

Apartments Retail Trade Hospitality

Denver
Austin 
Seattle
Virginia Beach
Raleigh

3.1
3.1.1.
2.8
2.6
2.6

Las Vegas
Reno
Nashville
New Orleans
Savannah

3.0
2.9
2.4
2.4
2.4

Apartments Retail Trade Hospitality
Specialized Skills
Customer Service
Sales
Scheduling

Baseline Skills
Communication Skills
Organizational Skills
Detail-Oriented
Teamwork/Collaboration

30.6%
20.3%
15.9%

47.2%
47.6%
18.2%

23.9%
10.0%
18.6%

41.0%
29.4%
22.8%
15.8%

41.3%
24.9%
15.5%
19.1%

31.1%
19.2%
13.8%
22.5%

Apartment Jobs 
Almost 40% of Real 
Estate Jobs, NAA Says
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business in Portland and Oregon
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Portland Rents Continue 
Decline for 3rd Month

Page 5

5 Multifamily Investing 
Predictions For 2020

Page 6

An Overview of New 
Landlord/Tenant Laws  

Page 8

Rent Café

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

1In 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.

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.

The Rental Housing Decade: 
12 Trends From 2010 to 2020

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 

See ‘Rent Control’ on Page 13



Rental Housing Journal Metro · February 202014

Rental Housing Journal Metro

BY BrADLeY s. KrAUs, AttOrneY, WArren ALLen, LLp

Every year, new issues seem to take the landlord/
tenant world by storm. Some have a larger effect than 
others, but these new issues often result in lawsuits or an 
increased frequency of counterclaims in eviction actions. 

Wherever these issues are litigated, they complicate 
the business of being a landlord. 

The newest issue involves challenges to the practice 
of billing tenants for utilities. Given the dollar fi gures 
involved in some of these lawsuits, there’s new utility in 
reviewing how you bill utilities.

As an initial matter, ORS 90.315, the utility-billing 
statute of the Oregon Residential Landlord and Tenant 
Act (ORLTA), requires that the rental agreement describe 
the utilities a landlord intends to bill to the tenant.

While that may seem like an obvious requirement, 
I occasionally encounter issues with clients believing 
their rental agreements allow them to charge for a utility 
when the rental agreement is devoid of any language 
allowing them to do so. If these landlords are billing 
those undisclosed or unmentioned utilities, it can have 
disastrous consequences.

Assuming a landlord has a written rental agreement 
allowing him or her to charge for utilities, ORS 90.315(4) 
is where I see landlords trip up the most. This section 
contains a variety of disclosure requirements, which 
many landlords—or their third-party billing agents—
overlook.

Litigation involving this statute centers around three 
separate requirements:

1.) A landlord must bill the tenant in writing for the 
utility within 30 days after receipt of the provider’s 
bill. 

This requirement starts the clock on the landlord 

from the time they receive the provider’s bill. Many 
landlords go through third-party billing companies that 
bill the tenants for the landlord, but the same timeline 
requirements would apply to those third-party billing 
companies. If the third-party billing company is not 
sending the tenant a bill within 30 days of receipt of the 
utility provider’s bill, the landlord is likely liable for that 
failure.

2.) The landlord must make certain disclosures in 
the rental agreement or in a bill to the tenant.

ORS 90.315 requires the landlord to disclose the 
following information, either in the written rental 
agreement or in a bill to the tenant:

(i) The manner in which the provider assesses a 
utility or service charge; and

(ii)    The manner in which the charge is allocated 
among the tenants if the provider’s bill to the landlord 
covers multiple Tenants.

Claims arising under the statute usually target this 
provision due, in my opinion, to the vagueness of the 
same and also because no guidance on these disclosures 
exists. Often, rental agreements or the bill provided 
by the landlord/third-party billing agent may not be 
specifi c enough as to how the provider (as opposed to 
the landlord) assesses the charges. No one really knows 
for sure how detailed this explanation must be. As more 
litigation asserting utility claims fl oods the courthouse, 
erring on the side of caution and providing as much 
detail as possible on the provider’s assessment of charges 
is recommended.

3.) The landlord must include the provider’s bill 
with the utility bill or inform the tenant they can 
inspect the provider’s bill. 

The disclosure requirements require a landlord to do 

one of the following, with regard to the utility provider’s 
bill:

(i) Include in the bill to the tenant a copy of the 
provider’s bill; or

(ii) If the provider’s bill is not included, state that the 
tenant may inspect the provider’s bill at a reasonable 
time and place and that the tenant may obtain a copy of 
the provider’s bill by making a request to the landlord 
during the inspection and upon payment to the landlord 
for the reasonable cost of making copies. 

Reviewing the above, compliance with this statutory 
requirement requires only one of these tasks. Landlords 
can either send the provider’s bill directly with any 
tenant-specifi c bill (which may require copying and 
other administrative tasks), or simply state in the tenant-
specifi c bill that the “tenant may inspect the provider’s 
bill at a reasonable time and place and that the tenant may 
obtain a copy of the provider’s bill by making a request 
to the landlord during the inspection and upon payment 
to the landlord for the reasonable cost of making copies.”

The damages provision of the statute is also the subject 
of dispute among landlord/tenant attorneys. 

Tenants’ attorneys are taking the position that any 
violation of the above disclosure requirements entitles 
a tenant to one month of rent in every month for every 
utility for which a landlord fails to comply with the above 
requirements. While attorneys disagree on the scope and 
amounts of damages involved, such claims are stressful, 
time-consuming, and costly. 

The above only scratches the surface of ORS 90.315 
and the practice of tenant-utility billing in general. 
Accordingly, fi nd and use competent legal counsel, and 
ensure that your utility-billing practices comply with the 
statute.

The Utility of Reviewing
Your Utility Billing Practices



Rental Housing Journal Metro · February 2020 15

Rental Housing Journal Metro

The requirements in this ordinance will 
substantially change most industry-wide 
accepted practices for advertisements, 
screening criteria, rental and management 
policies, termination procedures and for 
the fi nal accounting resolutions on all 
residential income properties in the city 
of Portland. The goals of this ordinance 
are to lower the barrier of entry to 
housing-burdened populations and to 
restrict the amount of money for which a 
tenant would otherwise be liable, in order 
to pay for damages incurred to the unit.  
There is no attempt at parity between a 
landlord’s and a tenant’s rights within 
this act. There is no adjustments for any 
size or price of rental units. The penalty 
provisions of any violation in the statute 
include “actual damages” sought by the 
tenant – a provision that allows for an 
open-ended interpretation of potentially 
huge and cascading claims.

Commissioner Chloe Eudaly has 
been pursuing this law for nearly two 
years. Mayor Ted Wheeler’s Residential 
Services Commission (RESC) supported 
its progress and provided a forum for it 
to develop within the Portland Housing 
Bureau. It should be noted that the RESC 
is made up of 14 commissioners, only fi ve 
of which are “landlord representatives. 
Of those fi ve seats, two commissioners 
resigned in 2018 because their perspectives 
were summarily dismissed by the board 
(I was one of those members). In 2019, 
three more of the landlord commissioners 
resigned for the same reason. The result is 
that the Portland City Council’s housing 
policies are being created by stakeholders 
that are radically against landlord rights 
and whose agenda is to impose new social 
policies that require private citizens to 
fund public-housing policies. The law is 
cumbersome, confusing, and purposely 
constructed to penalize landlords for not 
following the very detailed procedures it 
introduces. 

The FAIR. ordinance joins with the 
Portland Relocation Ordinance and the 
Oregon State rent-control law (HB608), 
each serving to limit the amount of rent 
increases and to prevent owners from 
terminating tenancies. With these new 
rules, FAIR designed to regulate the 
selection of tenants and minimize the 
costs to repair damages, the burden of 
liability on Portland rental property 
owners has skyrocketed. And as a result, 
this new law fundamentally changes the 
basic relationship between landlords and 
tenants by assuming that without a host 
of new policies, all tenants are subject to 
exploitation. 

 The just-adopted rules of the FAIR 
ordinance can now be found on the city 
of Portland’s website. Ironically, while 
it is slated to become law in just weeks, 
a massive amount of training still needs 
to be conducted to sort out all of the 
complexities. Experts all agree that this 
could take months to bring all industry 
professionals up to date, and will certainly 
add to the confusion and diffi culties in 
compliance. Cynical as it sounds, the city 
has been making this law up as they go, 
and they have added in many caveats and 
nuances for an array of issues that have 
created a tangled mess of red tape. 

Provisions for refunding interest 
incurred on tenant security deposits 
(which already exist in state law) are 
now parsed out in a new and imposing 
accounting scheme. Forcing landlords 
to do in-home fi nal inspections within 

fi ve days of sending out a late notice 
for non-payment for rent is not only 
onerous and time-consuming, it’s also 
intrusive and insulting to any tenant who 
has ever gotten just fi ve days behind on 
a rent payment. Requiring landlords to 
itemize and place a cost valuation on 
every fi xture, appliance, equipment and 
personal property in line with a city-
approved depreciation schedule, and 
requiring a signed mutual agreement 
between the tenant and landlord prior to 
possession, is cumbersome and arbitrary 
(and substantially more onerous for 
larger single family homes than, say a 
one-bedroom apartment). It also raises 
anticipated disputes, i.e. what if the 
tenant doesn’t sign the form and yet is still 
required (by the law) to be allowed to rent 
the property? 

There are many other confl icts inherent 
in this ordinance. For example, carpet 
cleaning (as authorized and approved by 
state law to be a tenant expense) now must 
be limited to “discrete impacted areas” 
and not for other areas of the dwelling 
unit. Tell me – what does that actually 
mean and how will it play out in every 
single move-out? Requiring the rental 
agreement to have the name, address and 
phone number of the actual bank branch 
holding the deposit seems excessive. 
Which Citibank do you go to? 

The increased amount of administrative 
oversight regulated in this ordinance is 
excessive. As a long-time professional 
property manager, I have long promoted 
the claim that everyone deserves 
affordable and safe housing. Tenant 
relations is an integral part of my business 
and our company works tirelessly to 
address the needs, concerns, fairness 
and habitability issues that rise up daily 
in managing rental housing. Yet even 
on our best days, with great tenants, we 
can be subject to questions, suspicions 
or accusations, etc. when things don’t 
go as well as someone likes. Creating 
overreaching laws that do little for the 
majority of people they serve and which 
create intimidating confl ict unnecessarily 
just does not seem like good public policy.

At the end of the day, however, when 
new laws are enacted, our job is to 
understand them and work diligently on 
their compliance. The sheer volume of 
change and the additional requirements 

and restrictions inherent in this law will be 
challenging and it will add considerable 
time allocations for documentation and 
“risk management.” I certainly believe 
professional property managers will 
handle the process and create new best 
practices to adapt. However, I also believe 
prices to manage rental units will need 
to go up in order to accommodate these 
mandates, further burdening the rental-
property owners who are shouldering the 
weight. Will we now start seeing every 
owner raise every rent to its maximum 

rate every year in order to recover their 
costs? Time will tell. 

For the Property Management 
industry, I submit we should read this 
new ordinance as the City of Portland 
promoting “Frustrating Administrative 
Infl ationary Rate-hikes.”

Ron Garcia is the Past President of the 
Rental Housing Alliance Oregon and is 
currently a candidate for the Oregon 
State House of Representative, District 
37. His website it www.GoGarcia.org.

* Landlord Friendly * Attorney Drawn* Convenient *

FOR ALL YOUR RENTAL NEEDS

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

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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otal amount of damage to the property is 

he property have been calculated.

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

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

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

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

 
 

 
 

Agent’s telephon
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TENANT NAME(S): 

UNIT ADDRESS:  
 

 
 

 
 

 
 

 
 

       UNIT# 

CITY:   
 

 
 

 
 

 
 

STATE:  
          ZIP:

FORWARDING ADDRESS:    
 

 
 

 
 

 
 

 
         UNIT# 

STATE:  
          ZIP:  

       UNIT# 

  
          ZIP:

         UNIT# 

STATE:  
          ZIP:  

          ZIP:  

ACCOUNTING FOR WITHHOLDING LAST MONTH’S RENT DEPOSIT ONLY:

Balance of Rent Due to Landlord:
$$

Balance of Rent Due to Tenant:
$$

ounting for withholding last month’s rent deposit.  Landlord 

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

OR

(Not to include last month’s rent deposit)
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NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 

NOTICE OF TERMINATION 
(FOR CAUSE)
(FOR CAUSE)
(FOR CAUSE)
(FOR CAUSE)
(FOR CAUSE)
(FOR CAUSE)
(FOR CAUSE)
(FOR CAUSE)
(FOR CAUSE)
(FOR CAUSE)
(FOR CAUSE)
(FOR CAUSE)
(FOR CAUSE)

TENANT NAME(S): 

and all other occupants

RENTAL ADDRESS: 

 UNIT# 
 UNIT# 

CITY: 

 STATE: 
 STATE: 

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

the Oregon Residential Landlord and Tenant Act, in the following manner (specify all violations): 

You have the right to cure the above listed violation(s). One possible cure for the above violation(s) is listed below, if  more than one cure is 

(must be a minimum of 14 days, not 

. If  you fail to remedy said violations by the foregoing time and date, your 

 30 days, not including extra days required when 

 your Rental Agreement will not 

 your Rental Agreement will not 

If  substantially the same act or omission which caused this notice to be given recurs within six (6) months following the date of  this notice, the 

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

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

 
 

 Landlord/Owner/Agent’s telephon

 
 

 
 

 Landlord/Owner/Agent’s telephon

 
 

 
 e

ed in a secure manner to the main entrance to that portion of  the premises of  which the 

Add a minimum of three days to the cure/termination date below for mailing, not including the date mailed)
  

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

  
 

 
 

 
 

 
 

 

  
 

 
 

 
 

 
 

 
 

 

 
 

 
 

 
 

 
 

  
 

 
 

 
 

 
 

  
 

 
 

 
 

 
 

 
 

 

  
 

 
 

 
 

 
 

 
 

 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 

 
  

 

  
 

 
 

 
 

 

  
 

 
 

 
 

  
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
otal amount of damage to the prope

he property have been calculated.

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

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

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

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

 
 

 
 

 

CITY:  

ACCOUNTING FOR WITHHOLDING LAST MONTH’S RENT DEPOSIT ONLY:

Balance of Rent Due to Landlord:

Balance of Rent Due to Tenant:

ounting for withholding last month’s rent deposit.  Landlord 

may NOT use Balance of Rent Due to Tenant to pay fees, deposits or itemized dedu
(Not to include last month’s rent deposit)

Applicant Name:

 Telephone: 

First  

 

E-mail Address: 

SSN #: 

•	 C
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nt A
ddre

ss:

Since: 

  Why are you moving? 

Current Landlord: 

•	 P
revio

us A
ddre

ss:

From: 

 To: 

Previous Landlord: 

•	 P
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ss:

From: 

 To: 

Previous Landlord: 

•	 P
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From: 

 To: 

Previous Landlord: 

Have you ever: Been Evicte
d?  Yes  

guilty or no contest to
 a crim

e? 

Curr
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r:
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Superviso
r: 

Job Title: 
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Other Income (per month): $
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APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT
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APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT
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APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

APPLICATION TO RENT

Check 
here 

if Applicat
ion to Co-Sign
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•	 A
utom

obil
e Make: 
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e Make: 

•	 O
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Veh
icles

/Boa
ts

Do y
ou o

wn:
 Water-Filled Furniture: 

Comments & Explanations fro
m Applicant: 

  

PET
#1

Type: 

Has the Pet ever injured anyone or damaged anythin

Rental A
ddress

Unit #

Date: 

  Time: 

  Move-in
 Date: 

 Photo I.D
.? 

  # of Units A
vaila

ble 
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RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

RENTAL AGREEMENT

THIS AGREEMENT is entered on 
.

By and between 

 as “Landlord” and

 as  “Tenant(s)”

for the property commonly described as:

Premises: 

 UNIT# 

City: 

pursuant to the terms and conditions contained herein. No other person(s) shall occupy the Premise

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

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

In addition to the Premises, T

garage(s) 
, parking space(s) 

, and/or storage unit(s) 

New Move In     Transfer     
Renewal     

Month-to-Month Tenancy     Fixed Term Lease

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

RENT:

Monthly rent shall be $ 
 and shall be due and payable o

is not filled in). Rent prorated from 
 through 
 through 

All rent payments shall be made payable to: 
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CHARGES: The following shall constitute a list of  all deposits, fees and rent that are charged by the 

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

late charge as follows (choose one): 

 One time late charge of $ 

 One time late charge of $ 

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

     market: $ 
 per day per day

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

    thereof: $ 
 per 5 days
 per 5 days

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

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

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

accordance with Section 24:(check all that apply)

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

Failure to clean up pet, service or companion animal

dwelling unit

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

Parking violations

The improper use of  vehicles within the Premises

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

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

described in ORS 90.405

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

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

Utility Payments(In accordance with Section 22):

Owner pays and “T” = Tenant pays):         
   

          
     Garbage          

     Cable          
     Service Charge   

The Tenant(s) shall pay directly to the landlord the following

dwelling unit: 

This utility bill or service charge is assessed by the utility provider to 

These utilities are apportioned among the Tenant

Tenant(s) shall pay the following utilities which benefit the

These utilities are apportioned among th

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

TERM:

This tenancy shall commence on 
. If  this Rental Agreement consists

TE
RM
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RM
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RM
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RM

Tenant(s) Initials: 

          
     Garbage          

     Cable          
     Service Charge   

          
     Garbage          

     Cable          
     Service Charge   

Owner pays and “T” = Tenant pays):         
   

          
     Garbage          

     Cable          
     Service Charge   

 Cellular: 

  Why are you moving? 

 Yes  

 Yes  
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Other Income (per month): $

Other Income (per month): $
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 Water-Filled Furniture: 

Comments & Explanations fro
m Applicant: 

Has the Pet ever injured anyone or damaged anythin

  Move-in
 Date: 

Tenant(s) Initials: 

235(04/17) WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF WARNING NOTICE OF 
VIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATIONVIOLATION

WARNING:  This form may not be reprinted without written WARNING:  This form may not be reprinted without written 
Permission of  the Oregon Apartment Association, Inc.Permission of  the Oregon Apartment Association, Inc.
© Copyright 2014© Copyright 2014 Ver. 3, 01/2016Ver. 3, 01/2016EQUAL HOUSINGEQUAL HOUSING

OPPORTUNITYOPPORTUNITY

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

Improper use of  the dwelling unit as follows: 

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

Damage to the dwelling unit or premises as follows: 

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

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

  $ Past due late fees

  $ Past due noncompliance fees

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

  $  Past due deposits

  $ Other past due sums (describe): 

         Other conduct that constitutes a violation and described as follows:    Other conduct that constitutes a violation and described as follows: 

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

XX    Landlord/Owner/Agent    Landlord/Owner/Agent               Date

XX    Landlord/Owner/Agent’s address    Landlord/Owner/Agent’s address               

XX    Landlord/Owner/Agent’s telephone    Landlord/Owner/Agent’s telephone               

Copied to:
               

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

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

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

ORS 90.405 or ORS 90.630.  

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

the Oregon Residential Landlord and Tenant Act, in the following manner (specify all violations): 

You have the right to cure the above listed violation(s). One possible cure for the above violation(s) is listed below, if  more than one cure is 

. If  you fail to remedy said violations by the foregoing time and date, your 

 30 days, not including extra days r

If  substantially the same act or omission which caused this notice to be given recurs within six (6) months following the date of  this notice, the 

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

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

 
 

 
 

 Landlord/Owner/Agent’s telephon

 
 

 
 

ed in a secure manner to the ma

Add a minimum of three days to the cure/termination date below for mailing, not including the date mailed)

 UNIT# 

 (the “Premises”) and 

erson(s) shall occupy the Premise

, and/or storage unit(s) 

The Landlord’s address for service of  notices is:

 and shall be due and payable o

 all deposits, fees and rent that are charged by the 

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

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

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

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

Smoke Alarm/Carbon Monoxide Alarm Tampering Fee: $250.00

oncompliance fees for the following violations of  the rental agreement and in 

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

Failure to clean up pet, service or companion animal

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

The improper use of  vehicles within the Premises

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

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

(Not to exceed 1.5 times the monthly rent)

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

Utility Payments(In accordance with Section 22):

Owner pays and “T” = Tenant pays):         
   

          
     Garbage          

     Cable          
     Service Charge   

The Tenant(s) shall pay directly to the landlord the following

This utility bill or service charge is assessed by the utility provider to 

These utilities are apportioned among the Tenant

Tenant(s) shall pay the following utilities which benefit the

These utilities are apportioned among th

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

. If  this Rental Agreement consists

          
     Garbage          

     Cable          
     Service Charge   

Owner pays and “T” = Tenant pays):         
   

© Copyright 2014© Copyright 2014 Ver. 3, 01/2016Ver. 3, 01/2016
OPPORTUNITYOPPORTUNITY

Rental Housing Alliance Oregon

RENTAL FORMS

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

Continued from Page 1

Portland’s New FAIR Housing Ordinance
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YArDi mAtriX

There was a weak end to a solid year for 
multifamily, with national average rents 
falling by $1 in December, according to 
the latest report from Yardi Matrix.

The report says 2019 will go down 
as a year without much drama in the 
multifamily sector as U.S. rent growth 
fi nished at a solid 3 percent.

HIGHLIGHTS OF THE REPORT
The average U.S. rent fell $1 in 

December to $1,474, with the growth rate 
falling 10 basis points from November. 
That said, U.S. multifamily rents fi nished 
a remarkably consistent 2019 up 3.0%. 
Year-over-year growth remained between 
3.0% and 3.3% the entire year.

Rents were essentially fl at for the fourth 
quarter, which is a normal seasonal trend. 
The last time rents grew signifi cantly during 
the end of the year was 2014 and 2015. 

Rent growth continues to be strong in all 
regions, led by secondary markets in the 
West and Southeast. Phoenix, Las Vegas, 
Sacramento and Nashville were among the 
top-performing metros all year. However, 
growth decelerated signifi cantly during 
the year in some metros, notably San Jose, 
Orlando and Denver.

RENT GAINS SOFTENED, BUT THE 
MARKET IS STEADY

The report says “the market is sound, 

with no red fl ags on the immediate 
horizon. 

“Despite deliveries of roughly 300,000 
units for the year, the occupancy rate for 
stabilized properties was 94.9 percent as 
of November, down only 10 basis points 
over the last year,” it says.

A healthy job market and low 
unemployment also helped handle the 
new deliveries of apartments during 2019.

Rent growth softened, yet again, to 

3.0 percent on a year-over-year basis in 
December, down 10 basis points from 
November. Year-over-year rent growth is 
at its lowest level since May 2018, when it 
reached 2.9 percent.

Phoenix (7.7 percent) and Las Vegas 
(5.4 percent) have topped the rankings 
together for 16 months and counting. The 
last time these two markets did not top 
the charts was in September 2018, when 
Orlando claimed the fi rst-place position, 

with Las Vegas and Phoenix following 
closely behind. 

Three California markets—Sacramento 
(5.1 percent), the Inland Empire (4.1 
percent) and Orange County (3.9 
percent)—ranked in the top 10. Despite 
California’s affordability issues and the 
recent passage of statewide rent control, 
these three markets continue to fi nd a way 
to increase rents.

BAY AREA IS WEAKENING
“The Bay Area is weakening due to 

concern over growth in startup technology 
fi rms, the feeble IPO market and the lack 
of affordable housing, which is prompting 
large employers to seek cheaper markets,” 
the report says.

• San Jose started the year at 4.7 percent 
and ended up -0.3 percent. 

• San Francisco started at 4.5 percent 
and ended at 1.6 percent.

• Even Denver started at 3.4 percent and 
ended at 1.5 percent.

“All of these metros have a strong 
economic base, so it would seem likely 
that growth will rebound. Despite pockets 
of concern, 2020 should be a healthy 
year,” Yardi Matrix says in the report.

Also the report said multifamily 
continues to benefi t from abundant debt 
capital sources. Total apartment lending 
in 2019 was on track to reach 2018’s 
record $338 billion.

National Average Rent Fell $1 in December
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Portland Rents Continue 

Decline for 3rd Month
Page 5

5 Multifamily Investing 

Predictions For 2020
Page 6

An Overview of New 

Landlord/Tenant Laws  
Page 8

Rent Café

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

1In 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.

4More 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.

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.

The Rental Housing Decade: 

12 Trends From 2010 to 2020

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 

See ‘Rent Control’ on Page 13

To advertise in Rental 

12 Trends From 2010 to 2020
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Rent Café

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 From 2010 to 2020

How Rent Control 

Limits Owner 

Profits and 

Maintenance in 

Portland, Seattle

national apaRtmentRtmentR 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 

See ‘Rent Control’ on Page 13
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Portland Rents Continue 
Decline for 3rd Month

Page 5

5 Multifamily Investing 
Predictions For 2020

Page 6
An Overview of New 

Landlord/Tenant Laws  
Page 8

Rent Café
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 TRENDS1 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.

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.

The Rental Housing Decade: 

12 Trends From 2010 to 2020
How Rent Control 

Limits Owner Profits and Maintenance in Portland, Seattlenational 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 
See ‘Rent Control’ on Page 13

BY BeAtriX pOtter

Investing in property can be an exciting 
business venture that you might enjoy as 
a sideline for extra income. For novice 
and experienced property investors alike, 
the prospect of student tenants may be 
somewhat terrifying. After all, we have 
all heard horror stories about damaged 
property and upset neighbors. Done right 
though, student rentals can offer high 
returns.

RESEARCH THE DEMAND FOR 
RENTING TO COLLEGE STUDENTS

There are more than 5,000-plus colleges 
in the United States with an annual 
enrollment of 19.9 million students each 
year, more than half of whom do not live 
on campus or in purpose-built student 
accommodation. It is fair to assume that 
there is a rental market near you waiting 
to be tapped into.

Full disclosure: You are not the only one 
considering renting to college students. 
An increasing number of investors are 
tapping into the student market. Before 
applying for your application to rent to 
students, fi nd out if your college town is 
one of those that has become saturated 
with private student rentals. If it is, it 
could provide more of a challenge.  Local 
real estate agents and the universities 
themselves are useful resources to help 
gauge demand and to help you navigate 
residential laws.

ARE STUDENTS BAD TENANTS?
 With the exception of their fi rst year 

living on campus, many students coming 
your way may not have lived alone before. 
You are not the fi rst landlord to worry 
about how responsible they will be with 
your property. Take comfort from the 
fact that if all students were as terrible 
as urban myth would have us believe, 
the student rental market would not be as 
popular an option as it is.

Anticipate problem student behavior 
with a water-tight tenancy agreement, 
good renter’s insurance, and a thorough 
screening process. Check all references 
and consider taking on a property 
manager who will keep an eye on things 
for you.

Anticipate problem student behavior 
with a water-tight tenancy agreement, 
good renter’s insurance, and a thorough 
screening process.

WHAT STUDENT RENTERS WANT

 When it comes to furnishings and 
fi nishing touches, students will be less 
particular than most tenants.  They are 
not looking for high-end, they are looking 
for a place that offers convenience and 
independence.  For you, this means that 
there is less expense involved in the setup 
of your property.

A student’s ideal rental property is near 
campus.  They want to roll out of bed and 
be in class within 15 minutes. Failing 
that, they will look for a place near bus 
routes or cycle routes, making study time 
in the campus library easier.

Some things that your new young 
tenants will not compromise on are 
hot water, laundry facilities, and wifi .  
Consider putting in more than one tub, 
make sure your boiler is up to date,  and set 
them up with a decent internet provider to 
keep them happy.  Happy tenants are less 
likely to disrespect a property.

STUDENT RENT
Worried they won’t pay? Your student 

tenants will most likely be receiving rental 
support from one of two places: their 
parents, or student loans. Make sure that 
all tenancy agreements require a parent 
to co-sign and that you have the contact 

details of all parents and guardians.

There are upsides to student rents that 
you may have not considered. Those with 
parental support may pay in advance; 
offer this as an option straight up. Renting 
a shared property means multiple rent 
checks; is this an inconvenience? Maybe. 
But it also means that even if one of the 
tenants falls behind, you are not 100 
percent out of pocket, as you will have the 
payments from the other tenants.

Students look for short-term rentals. 
During the summer months, you could 
experience a lull or you could use the 
season to bring in some extra cash 
fl ow. International students coming 
in ahead of the next school year may 
arrive early, or they might be attending 
summer school on campus and need 
summer accommodation. Contact the 
international student offi ce of the college 
and let them know your property details 
for any students arriving.  Other options 
include intern agencies and language 
schools; get to know them all.

PITCH YOUR PROPERTY

 Lastly, advertise your property in 
the right places. There are websites and 
college-specifi c sites that will let you 
advertise directly to the audience you are 
looking for. Good old-fashioned fl yers on 
campus-notice boards are surprisingly 
effective, as is good old-fashioned word-
of-mouth. Also, advertise frequently, 
not just during the lulls. Letting people 
know that your house or apartment will 
be available in the summer or in the next 
school year could prevent the stress that 
comes with an empty property.

Beatrix Potter has been a landlord 
for fi ve years. Now she also is a writ-
er at Coursework Writing Service and 
Academized writing services. She 
writes about education.

Is Renting to College Students 
for the First Time a Good Idea?
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INCREASE THE COMFORT 
OF YOUR RENTAL PROPERTY!
LOWER ENERGY COST & ADD AIR CONDITIONING

NEW
Energy Trust of Oregon

CASH 
INCENTIVES

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

Ductless
Heat Pump 

Install for 

$2000

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.
INSTALLATION COST & CASH INCENTIVES VARY BASED UPON SIZE OF EQUIPMENT INSTALLED.

503-233-5360
Call Today!

A DIVISION OF SUNSET HEATING AND COOLING. 

rentAL HOUsinG JOUrnAL

The Cincinnati City Council has passed 
an ordinance that takes effect in 90 days 
requiring landlords to give potential 
tenants options to traditional cash security 
deposits, according to reports.

Cincinnati is the fi rst city in the United 
States to pass such a program, but others 
are considering security-deposit options 
for tenants.

Small landlords who own 25 or fewer 
units are exempt from the Cincinnati city 
ordinance.

One of the options is rental insurance, 
which allows renters to pay a small 
premium each month instead of a making 
one larger cash security deposit.

“For a signifi cant number of people 
living in Cincinnati, a security deposit for 
a two-bedroom would equal or exceed the 
totality of their savings,” said Cincinnati 
City Councilman P.G. Sittenfeld, sponsor 
of Cincinnati’s new deposit law, in an 
interview with the Wall Street Journal. 
“To put down $1,000 up front, that’s a 
signifi cant expense for some people.”

Under the city ordinance, once a 
potential tenant requests an option 
besides the standard cash security 
deposit, the landlord can then pick from 
three different options to offer the renter, 
according to the Cincinnati Enquirer:

• Rental security insurance, where 
tenants can pay as little as $3 a month. 
Instead of paying fi rst month’s rent and 
a security deposit up front, they pay $5 

a month in insurance premiums for the 
duration of the rental. They don’t get 
that money back, but the idea is making 
getting into the rental a possibility.

• An installment plan, where the 
security deposit is paid over a period of 
no less than six months.

• Payment of a reduced security 
deposit, which can be no more than 

the equivalent of 50 percent of the fi rst 
month’s rent. 

Cincinnati requires that insurance 
providers be approved by the state, offer 
monthly premiums and provide coverage 
for the entire lease term.

LANDLORDS PUSHING BACK

Many landlords are already pushing 

back against the security-deposit 
legislation. They say collecting all-cash 
security deposits at move-in is necessary 
to protect their assets, and to and make 
sure a tenant doesn’t skip out without 
paying the last month’s rent.

Landlords also say that insurance 
plans would likely leave them fi ghting 
with these companies for claims, when 
they would previously have the tenant’s 
deposit already in hand.

“Now I’m in a whole different realm,” 
said Charles Tassell, chief operating 
offi cer of the National Real Estate 
Investors Association. “I’ve got to deal 
with an insurance claim and get my 
attorneys involved. And they’ve got their 
high-priced attorneys in-house.”

A series of startups have risen to offer 
alternative solutions to the security-
deposit problem for renters, with what 
basically is an insurance product. 
Firms like Jetty, Rhino, TheGuarantors 
and Insurent all have slightly varying 
structures but all allow consumers to 
pay a much lower fee for insurance on 
the apartment, as opposed to a large 
cash deposit up front. Not all of these 
companies are available in all states.

The renter then either pays a monthly 
fee for the insurance for the term of the 
lease or a one-time payment to the third-
party insurance provider. At the end of the 
term, the startup then takes responsibility 
for any damages or claims against the 
lease for the tenant.

CINCINNATI 

Landlords Must Give Renters Security Deposit Options
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By Portland Chimney 
and Masonry Inc.

The vents of dryers serve the 
same purpose as the chimney of a 
fi replace: a way for exhaust to be 
allowed to get out of the building. 
Usually these vents are vented 
through the roof or out the side of 
your buildings. Either way, there 
must be a clear passage for the 
exhaust to get out. 
Structural: 
Under no circumstances should 
these vents be allowed to vent 
anywhere inside the building, 
such as an attic or the like. This is 
simply allowing the exhaust and 
fl ammable lint to be vented into an 
enclosed, often unattended area. 
This is a fi re waiting to happen. 
Cleaning: 
The lint that is built up in these 
vents is highly fl ammable and 
must be cleaned out on a regular 
basis, as should the chimneys 
for fi replaces. If this lint were to 
catch on fi re, it could cause severe 
damage to your property. 
According to the USFA (U.S. Fire 
Administration): 

“An estimated 2,900 clothes 
dryer fi res in residential 
buildings are reported to U.S. 
fi re departments each year and 
cause an estimated 5 deaths, 
100 injuries, and $35 million in 
property loss. 
“Clothes dryer fi re incidence in 
residential buildings was higher 
in the fall and winter months, 
peaking in January at 11 
percent.”* 

Clogs:
Plus, the more these vents clog, 
the more time is needed to dry 
the clothes in the dryers. This can 
waste a great deal of money on 
electricity and is also why these 
vents should be cleaned out on a 
regular basis. Extremely clogged 
vents are harder to clean and may 
require extensive measures to gain 
access to the clog, which can be 
costly.
Inspection:
It is vital as the fi rst step of 
servicing the dryer vents to 
inspect the air fl ow.
If there is no air fl ow or low air fl ow 
it is an indicator of: 
• Clog in vent system 
Or. ... 
• Pinched transition (accordion-

style vent that connects the 
dryer to the rigid venting in the 
wall). 

• Dryer not connected. 
• Damaged dryer. 
A Certifi ed Dryer Vent Technician 
should inspect the air fl ow to 

determine the air fl ow, as noted 
above, as part of the annual 
maintenance of the dryer vents. 
So protect your property, protect 
your tenants. Ensure your dryer 
vents are properly vented and 
cleaned for maximum safety and 
effi  ciency. You can always call a 
Chimney Professional to inspect 
the venting and to clean the vents 
when needed. 

Reference: 
*www.usfa.fema.gov/media/
press/2012releases/080712.shtm 
Clothes Dryer Fires in Residential 
buildings (2008-2010) is part of 
the Topical Fire Report Series.
Clothes Dryer Fires in Homes/ 
8/7/12 Press Release
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