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VIRTUAL IAA Membership Meeting - “Knowing Your
Competitors and How to Stay Ahead”
9 AM to 10 AM
www.iaahq.com
IROMA Membership Meeting—Rental Crime &
Prevention 7 PM
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Ask an Attorney - Tenant
filed Bankruptcy and isn’t
paying rent or leaving?
By Jeremy Shorts, Esq.

Q: My tenant filed bankruptcy
which was approved a few
months ago but they are still living
in the property. Now they are late
on rent. What should I do?

A: When a tenant files for
bankruptcy, you need to be
careful when moving forward with
an eviction. If they have received
a discharge and you are included

Landlord Charged for Eviction
Over Assistance Animal
A landlord who denied a tenant’s
request to keep an assistance animal
due to her disability, and then
retaliated by evicting her, has been
charged with a Fair Housing Act
violation.
The U.S. Department of Housing and
Urban Development (HUD) said in a
release that it is charging a landlord
in Niagara Falls, New York, with
violating the Fair Housing Act by
denying a tenant’s reasonable
accommodation request to keep an
assistance animal in a no-pet
building.

charge alleges that the apartmentcomplex owner “refused to allow a
woman with mental health disabilities
to keep an assistance animal even
though she provided him with a
physician’s letter attesting to her need
for the accommodation. The charge

According to the details, HUD’s

(Continued on page 78

alleges further that the owner refused
to allow the woman to live with the
animal and subsequently evicted her,
claiming that the dog had displayed
aggressive behavior and was not a
legitimate assistance animal.”
During a hearing, according to the
HUD complaint, an attorney for the
tenant presented a new assistance(Continued on page 4)

1116 Vista Ave #187
Boise, ID 83705
info@iaahq.com

Chair’s Message : IAA Announces Economic Conference Speakers
By Lynnette Horton
Regional Manager
CBW Properties
2021 Idaho
Apartment
Association Board
Chair

Each year, the Idaho
Apartment Association
organizes an extremely
valuable Economic Forecasting
Conference for Idaho
members.
This year’s conference will be
no exception to the tradition.
On September 8th, 2021 IAA
has arranged some amazing
and insightful speakers to
present the economic data at
the Riverside Hotel in Boise.

The speakers include Christine
Cooper, Chief Economist at
CoStar, Wesley Jost, Senior
Vice President of Zions Bank,
and Jordan Brooks, Senior
Market Analyst at ALN
Apartment Data.
2012’s conference will discuss,
in depth, the recent
conditions of the rental
housing market statewide in
Idaho. There will be discussion
of what financial markers to
watch for when predicting
the next recession era.
Suggestions on how to
calculate and budget for
rent growth in your
portfolio.
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The conference will be held
on September 8, 2021 from
9:00 AM to 11;30 AM.
Registration and breakfast
will begin at 8:30 AM. All
registrations include
breakfast.
You can register for the
conference at
www.IAAHQ.com/events.
Admission is $59 for
members, and $69 for nonmembers.

Softening the Blow of Rental Increases
By Ben Widmyer, Jared Barton, and
Lynnette Horton
Everyone knows housing prices are on
the rise. That means it is a good time to
be a rental operator, and that renters
have some unique challenges in today’s
market. As you approach lease renewals
and rent increases, there are several
important things to remember:
1 – The biggest failure of property
managers is not communicating well
with renters about rent increases. Create
a deliberate plan for each renter and
communicate with respect and empathy
so you can avoid this mistake.
Early communication gives the renter
time to prepare and get used to it.
Sometimes rent increases come as a
surprise. Instead of being a surprise, help
renters expect and prepare for increases.
•

•

•

•

Communicate at move in that it is
likely there will be a rent increase
each time a lease is renewed. Even if
it is only a small regular increase, get
them used to regular increases so
they are never surprised by one.
60-90 days before lease renewals,
begin a communication process
about the rent increase
Remember written sources are more
likely to surprise or provoke outrage
than in person communication. If
possible, have at least one
conversation personally about rent
increases before surprising them
with something in writing
Remember to sell – your job is not to
communicate rent increases; it is to
sell them. Have a list of reasons and
benefits of renewing and tell renters
you want them to stay with you and

are committing to
taking good care of
them
Rent increases can be
emotional news.
Remember, turnover is
costly ($1,500- $3,000 a
time) so it’s better to
retain customers if
possible, than to push
them out with a poorly
communicated rent
increase. When housing providers
communicate rent increases
professionally and empathetically, they
can soften the blow and increase the
odds of retention.
2 – Don’t find yourself in a below market
situation

If you aren’t raising rents regularly, you
can get in a position where your rent is
significantly below market. For example,
if you haven’t raised rent in years, you
could be 25% below market on a $1,500 a
month unit, or $1,125. Obviously a $375
rent increase would look extreme. It will
shock the renter and would allow media
and housing advocates to vilify housing
providers. So, it’s important to avoid that
situation.
The best way to avoid getting behind and
having to do massive increases (which
create emotional responses and bad PR)
is consistency. We suggest increasing rent
with every renewal, even if in small
amounts. By doing regular increases, say
3-4% annually, you will avoid falling
behind and creating dramatic increase
situations.
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3 – “Give” something in exchange
for “getting” a rent increase and
renewal
Imagine you are a renter. You move
into a place. A year later, your rent
is increased. In your mind you may
think that arguably the place is
more “worn out” and less valuable
then when you moved in - yet the
manager wants to charge you
more?

So, property managers need to
help renters see that paying more
at each renewal is not just life, but
that “paying” more helps the
owner “provide” more. We like to
offer things to renters as conditions
to rent increases/renewals to
soften the blow and show the
renter we are committed to
providing a nice place for them to
call home. These things help
“justify” the increase and their
commitment to sign a new lease.
Carpet cleaning, window cleaning,
lighting upgrades, new paint (an

(Continued on page 6)

(Continued from page 1—Landlord Charged)

animal letter from a mental health
professional that stated the tenant
was a “person who suffers from a
psychological impairment which
substantially limits her ability to
concentrate … and her dog currently
provides emotional support by
improving motivation through
emotional bonding which successfully
ameliorates the effects of her
disability.”

The letter went on to say the mental
health professional prescribed that
the tenant “be permitted to live with
an emotional-support animal in her
dwelling, despite any rules, policies,
procedures or regulations restricting
or limiting animals, and be provided
any other reasonable
accommodations in housing.”
The charge alleges that as a result of
the landlord’s actions and the eviction
the tenant “suffered actual damages,
including eviction, loss of housing
opportunity, out-of-pocket expenses,
emotional and physical distress, as
well as embarrassment and
humiliation.”
The Fair Housing Act prohibits
housing providers from discriminating

against individuals with disabilities,
including refusing to make reasonable
accommodations in policies or
practices when such accommodations
may be necessary to provide such
individuals an equal opportunity to use
or enjoy a dwelling. This includes
permitting persons with disabilities to
have service or assistance animals. It
also means that a housing provider
that has a no-pets policy must waive it
for a resident or prospective resident
who needs an assistance animal
because of a disability.
“Assistance animals provide invaluable
support for persons with disabilities,
including allowing them to fully utilize
and enjoy the place they call home,”
said Jeanine Worden, HUD’s Acting
Assistant Secretary for Fair Housing
and Equal Opportunity, in the release,
adding the action “sends a loud and
clear message to housing providers
that HUD remains committed to
ensuring that they meet their
obligation to comply with the nation’s
fair-housing laws.”
HUD’s charge will be heard by a United
States administrative law judge. If,
after a hearing, the administrative law
judge finds that discrimination has

Awards Season is Coming Soon!
Recognize and reward your team
members who work so hard to serve our
industry! We will begin collecting
nominations as early as July!

Start preparing your list of nominees!
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occurred, the judge may award
damages to the complainant for any
losses that have resulted from the
discrimination.

.
MEMBERS USING
MEMBERS
If you are using good
companies that have
not signed up with
IAA yet, please
encourage them to do
so!

You can email contact
information to
info@iaahq.com and
we will personally
reach out to your
supplier or vendor
contact.

IROMA President’s Message: MANAGEMENT PROCEDURES
WRITTEN CORRESPONDENCE IS EVIDENCE OR PROOF
By Tom Eubanks
2021 IROMA
President

he said, she said

Have you had
a chance to
check out our
screening
partner?
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Comprehensive Application screening
services.
 Full Credit Report with FICO
 Tenant Scorecard
 Database Criminal Search
 Sex Offender Search
 SSN Verification
 OFAC
 Eviction Search
 Residential Verification
 Employment Verification
IDAHO APT ASSOC MEMBER PRICING
Multiple package options available.
Online access to documents, and
option to use Quick Lease Pro.
Use the link on the IAAHQ.COM to
receive member benefits. Call 1-855910-8443 with questions.

(Continued from page 3 - Softening the Blow)

accent wall, for instance) can justify
paying a little more and soften the
blow of increased rent.
4 – Know your owner and remember
who you work for
Managers should have empathy and
concern for renters. We are better at
our jobs when we do. It’s important
though to remember who gives us our
jobs – our owners. We need to
understand their goals for the property
and their income needs when
determining when and how much to
raise rent.
•

•

•
•

Is this a long term investment for
them or do they plan to sell soon
when maximum occupancy at
market rates is important?
Do they have plans to invest
capital into the property for
upgrades that will result in higher
rent overall?
Is the property currently achieving
their ROI goals?
What incentives or rent rate
negotiations are they willing to
allow?

By remembering that we have a
fiduciary that we owe to our owners in
doing our jobs to make sure their goals
are met we can maintain a consistent
rental increase that our renters can
expect and plan for at renewal time.
Knowing ahead of time what rate
margins our owners will allow us to
negotiate in will assist us in
communicating with empathy with our
renters. The more we know at the
start, the better we’ll be able to serve
our owners and our renters effectively.
5 – Assessing market rents and
knowing true moving costs

Many renters make an emotional
decision to move based on a knee-jerk
reaction to rent increases. In many
cases, they move to situations where
they are paying much more and get
less! Help them avoid becoming
victims of their emotions by providing
them data.
We think managers should know the
rents in their market and provide them
to renters. For instance, you could say
“Dave, we love having you here and
want you to stay. The rent we are
offering for a 6 month renewal in
$1,200 a month. We have a report
here for you of the closest 5 apartment
communities in the area and what they
are charging, and as you can see, the
rent here is less. Plus, if you renew we
will provide you the following
enhancements!”
Also, calculate the real costs of
moving. For instance, the conversation
could go something like this: “Dave, as
you know, moving is expensive. The
average cost of a new deposit in this
market is $x, moving costs average $y
for a two bedroom household, and the
average move takes z hours out of
your life. Wouldn’t you prefer to stay
here and avoid all that – especially
with the competitive price, amazing
upgrades and incredible service we
provide you?”
Conclusion
In this climate where media focuses on
a “housing crisis”, where renters are
stressed out about housing costs, and
where housing supply is extremely
tight, a nuanced approach to lease
renewals and rent increases is
required. Communicating well, giving
6

something in exchange for increases
and renewals, and remembering who
we work for are essential elements of
your success.

Ben Widmyer
owns and
operates
Widmyer
Corporation and
has 1200 units
under
management

Jared Barton is a
regional manager
with Cornerstone
Residential who
supervises 17
sites & 1,220
units

Lynnette Horton
is a principle of
CBW real estate
and owns and
operates 800
units

IROMA
July 13, 2021

Annual Picnic
Speaker:

Deanna Watson
Boise City Ada County Housing Authority
(208) 345-4907 dwatson@bcacha.org

Topic: Legal Trends
•
•
•
•
•
•
•
•

Ada County received $12,722,827
City of Boise received $11,530,811
Total $24,253,638
90% must be used for rent and utility payments directly to providers
10% may be used for administration
Funds are available through 9/30/22
Rental/Utility assistance paid to date $7,842,103.05
Households served 1,647

August 10, 2021 – Our next IROMA in person monthly meeting

Those wishing to eat dinner please arrive and order by 6:30 pm. The Meeting is at 7:00 pm and the
speaker is at 7:30.

***ALERT***ALERT*** CHANGE OF MEETING LOCATION TO:
IDAHO PIZZA COMPANY
5150 W OVERLAND RD., BOISE,
IDAHO (HILLCREST SHOPPING
AREA)
***********************************************
Speaker: Edward Fritz, Crime Prevention Supervisor
Boise Police Department
(208) 570-6071 efritz@cityofboise.org
Topic: Rental Crime and Prevention Methods

•
•
•
•
•
•

How to keep our tenants and property safe
Crime rate increase because of population growth. What areas of crime have grown?
Gang activity – current status and activity
Human Trafficking stats and what to watch for. How prevalent is it here?
Drugs – opioid epidemic, current overdose rates 2020 vs. 2021
In the drug world, what is the newest “worry”?

Please bring your questions and plan to attend!
By Terry Dean as Historian
7

(Continued from page 1—Ask and Attorney)

Welcome to our
newest
supplier members!

as a creditor, most likely the original
lease you had with the tenant is
terminated.
However, if they remain in the
property and continue to pay rent
after the discharge, they likely have
entered into a new agreement with
you and are obligated to pay rent. If
they have failed to pay rent, you can
still provide them with a 3 day Notice
to Pay or Quit.
In addition, because the lease is most
likely considered to be terminated,
you can provide them with a No
Cause Notice to Vacate the property
at the end of the next rental period.
We commonly recommend serving
all applicable notices (in this case the
Three Day Pay or Quit and the No

Ferguson Facilities
Supply
Cause Lease Termination). That way
you have covered yourself in multiple
ways if we have to proceed with
eviction.
Keep in mind, if the tenant has filed
for bankruptcy and the bankruptcy
case is still pending, you should
consult an attorney before you
proceed with any legal action against
the tenant.

Flooring
(888) 334-0004
Mike.Murphy@ferguson.com
ferguson.com

Full House Junk
Removal LLC
Cleaning & Junk Removal

(208) 994-2429
fullhousejunkremoval@gmail.com
www.fullhousejunkremoval.com

Member Education Center on www.iaahq.com
Grow Yourself Professionally by Earning a Credential!
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Directory of Preferred Suppliers and Vendors
“Members doing business with Members”
Apartment Listing
American Falls
Housing Authority

afhousing@hotmail.co
m

Apartment Locators
Home Finding
Service
James Asroui
208-939-6106

Disaster Kleenup
Serving Treasure
Valley
208-941-6697

Flooring
Cost Less Carpet
Bryan Wippel
208-378-0279

Emerald Lawns
208-570-2717

emeraldlawnandpest@
gmail.com
\

costlesscarpet@gmail.c
om

Green Services Inc.
208-794-6448

PG Long Floor
Covering
ServPro of Boise
208-850-4502
Apartments.com
208-375-0300
Michele Davis
btewell@servproboise.c brian@pglongfloorco
vering.com
509-688-5233
om
www.pglongfloorcov
mdavis@costar.com
Surface Restoration ering.com
www.apartments.com
720-416-7151
Apartment List
tanya@surfacerestorati Sherwin Williams
602-743-3262
Floorcovering
jboyt@apartmentlist.co on.net
208-362-9773
m
sw8622@sherwin.com
www.apartmentlist.co
System Kleen &
m
Restoration, Inc.
Insurance
Kent Mortensen
Housing Idaho.com
Renters Legal
208-371-8878
208-331-4743
Liability
systemkleen@gmail.co Julie Larson
lesliep@ihfa.org
www.IdahoHousing.co m
801-783-3565
m
julie@rllinsurance.com
Collections
Rent Path
Genesis Credit
208-841-5652
Western Reporting
Traviswilson@rentpath. Management
Brent Rasmussen
com
844-662-9001
801-308-0005
Attorney
Law Offices of Kirk A.
Cullimore
www.cullimorelaw.com
kirkjr@cullimore.net

Neal Colborn, PLLC
James Colborn
208-343-5931

gln@idahorealestatela
w.com

Cleaning and
Restoration
Bio-One Boise
Travis Nichols
208-505-8731

info@bio-oneboise.com

Bio-One Idaho Falls
Justin Turley
208-881-2321
info@biooneidahofalls.com
www.biooneidahofalls.com

CTR Cleanup & Total
Restoration
208-377-1877
charlotte@ctr-nw.com

www.ctr.nw.com

revans@gatecityrealestate.co
m

magicvalley@airemaste
r.com

U.S. Lawns
Boise Area
208-463-4317
Twin Falls Area
208-934-6255

208-488-4276

Patty Thies

www.airemaster.com

Laundry Services

Edward Anderson
Broker
509-994-2257
efa517@gmail.com

Hainsworth Laundry
Company
Melissa White
800-529-0955

crossfieldmeridian@gm 208-250-9221
gemstate@airemaster.c
ail.com
om

Commercial
Northwest Property
Management
208-344-0288

Tenant /Pet
Screening
Western Reporting
Brent Rasmussen
801-308-0005

brent.rasmussen@west
melissa@hainsworthlau maryanne@commercial ernreporting.com
nw.com
ndry.com
www.westernreporting.co

Property
Management
Software
Henri Home
daniel.stewart@hdsupp Dan Vanderheide
ly.com
480-270-8383
www.hdsupplysolutions dan@henrihome.com
.com
https://
henrihome.com
bill@genesiscred.com
brent.rasmussen@west Mortgage Finance
CBRE
ernreporting.com
Entrata
Construction &
www.westernreporting.co Shawndy Behne
David Davies
m
505-837-4997
Repairs
4205 Chapel Ridge
Shawndy.behne@cbre.c Rd.
A Grade Quality
Internet, TV &
om
Idaho, UT 84043
Painting
Phones
801-877-1841
agradequalitypainting@gmail.c
Paint
A+ Satellite
ddavies@entrata.com
om
A Grade Quality
https://entrata.com
agradequalitypainting.c 208-321-2534
om
caleb@apsboise.com Painting
Security
www.satdelight.com 208-919-2679
agradequalitypainting@
Communications
Signal 88 Security
gmail.com
Century Link
Key Texting
208-340-5446
208-412-0010
Sherwin
Williams
Craig Holmes
dcrowell@signal88.com
Ebin.Barnett@centuryli 208-362-9773
510-708-7485
nk.com
sw8622@sherwin.com
craig@thatkey.com
Reputation Mgmt
www.centurylink.com/
www.keytexting.com
Curbvue
mdu
530-556-4900
Superior
Satellite
Pest
Control
Mitch Whited
michelle@curbvue.com
208-426-9800
Custom Bed Bug
208-342-5880
allelectricidaho@yahoo. supersatidaho@gmail.c Hans Madsen
Resident Portal
om
com
208-957-5511
Services
www.superiorinfo@custombedbugs.c Henri Home
satellite.com
om
Financing
Dan Vanderheide
Washington Federal
Pestcom Pest
480-270-8383
SenaWave
Bank
Management
dan@henrihome.com
Cyndi
Woosley
Bryan Churchill
Steven Wilson
https://henrihome.com
720-275-2636
208-338-7380
208-639-1776
bryan.churchill@wafd.c Ian@senawave.com
swilson@pestcom.com Satellite Services
om
Landscaping
Sprague Pest Control Superior Satellite
Richard Voss
208-426-9800
Cutting Edge
supersatidaho@gmail.c
208-338-8990
Landscape
Fitness Equipment
rvoss@spraguepest.co om
208-378-4588
Boise Fitness
www.superiorjohnb@cuttingedgeland m
Equipment
satellite.com
scape.com
Scott Wilde
208-884-0885
scott@boisefitnessequi
pment.com

Scent Marketing
Aire-Master of Idaho
Edward Zigmond
208-466-0700

jamin@mygreenservice
www.airemaster.com
s.com
www.mygreenservices.c Square One Property Aire-Master of the
Gem State
om
Management, LLC

Great Floors

joe.blackwood@iddk.co 208-884-1975
b.embree@greatfloors.
m
com
www.iddk.com

info@apartmentconnec
tor.com

www.apartmentguide.com

Property
Management
Evans Property
Rene Evans
208-251-8697

Maintenance Supply
HD Supply Facilities
Dan J. Stewart
208-514-9920
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m

Utility Billing
MultiFamily Utility
Co
404-487-6066

nweaver@multifamilyut
ility.com

Wholesale
Costco
208-321-8745

w761mkt03@costco.co
m

