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How To Avoid Fair Housing Issues
immensely in the last half century and
we are close and closer to ensuring
that it is available to everybody.
However, because the laws can be
vague and the application can be
counterintuitive and confusing, many
landlords can become quite frightened
at the prospect of facing Fair Housing
Issues. The key to overcoming this is
education. That is one of the reasons
that it is so important for Landlords,
Property Managers, and everybody
associated with Rental Housing to
attend the annual IAA Fair Housing
Education Conference & Trade Show,
to receive training, updates and the
latest information.
In talking about Fair Housing, here are
some principles that you can use to
avoid problems.

1. Everybody is welcome to apply
You should never make snap
judgements about people over the
phone. If somebody calls you and asks
“do you accept people who ____?”,
you should always let them know that
you follow all Fair Housing Laws and
that anybody is welcome to apply.
There are organizations out there that
have received government funding in
order to call and test landlords to see
if they are breaking Fair Housing laws,
and often they are hoping to catch you
saying something wrong on the phone,
so you should never make judgements
about people over the phone. Even
somebody who is questionable, you
should allow them to choose if they
should apply and then evaluate their
application once you have all the
information in front of you rather than
telling them something that may not
apply when you have more
information in front of you.
2. Happy Tenants don’t file a Fair
Housing Complaint.

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

Fair Housing laws are an important
part of ensuring that everybody has
equal access to the housing that they
need. This year we will be celebrating
the 50th Anniversary of the passage of
the Fair Housing Act, as we are
grateful that as a nation we have been
able to overcome so much. Fair
Housing has been improved

Ultimately people are only likely to file
a Fair Housing Complaint when the are
upset or angry. Sometimes there is
nothing you can do to make people
(Continued on page 4)

Chair’s Message : Make Your Tenants Love You!
By Lynnette Horton
Regional Manager
CBW Properties
2021 Idaho
Apartment
Association Board
Chair

Tucked away on the picturesque
Southeast coast of Australia is the
small town of Berry, New South
Wales. In the center of the town is
a monument “erected by the
tenants and friends of the late
David Berry, in remembrance of a
kind and considerate landlord and
true friend of the people.”
Sadly, no matter how good you are
your tenants are unlikely to erect a
monument in your honor. They
probably won’t even remember to
send you a Christmas card, let
alone a Valentine. But you can still
make your tenants love you by
doing some simple things.
1. Connect with them.
It’s 2021 and tenants want to be
able to reach you on various
platforms should they have a
problem. Sending out email
newsletters can be a great way to
keep your tenants up-to-date on
events taking place locally or in the
building.
2. Listen to them.
A landlord-tenant relationship is
similar to any other relationship
you’re in, and at the end of the

day, everyone wants to have a
voice. If tenants are complaining
about a lack of parking or noisy
neighbors, make sure they know
they’re being heard. You don’t
want to risk losing your good
tenants because you won’t deal
with your bad ones. Listening to
what your tenants want will show
them that you’re interested in their
needs and not just your own.
3. Be on time.
Being punctual is very important. If
you’ve set a meeting with
prospective tenants you should be
on time, or even better 5 minutes
early. If you’re going into an
apartment for maintenance you
should be on time so your tenants
aren’t waiting for you. Making an
effort to work around your tenant’s
schedule will show that you’re
accommodating and they’ll surely
appreciate it. Being on time makes
you seem professional and
considerate, and your tenants will
love that.
4. Show them you care.

Show your tenants that you care
about them with little gestures like
small gift cards to local coffee
shops or cards on holidays. Simply
reaching out to your tenants and
asking how things are going will go
the extra mile. This lets you find
out what you’re doing well but also
lets you know if there are any
problems before they get too big.
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5. Keep it safe.
Ensuring your building is safe will
keep your current tenants happy
and help you appeal to future
tenants. Frequently checking
building entrances and exits to
make sure they close or lock
properly is a good practice.
Adding extra locks or security
cameras on entrances are other
ways you can make the building
safer. Alert your tenants to when
you are adding security features
because this lets them know that
you are taking steps to keep the
building secure.

.
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.

Director’s Message - Safety is Essential:
Tips and Tricks to Protect Yourself
By Paul Smith
Executive Director
Idaho Apartment
Association

We would like to
take a moment to
remind everyone of
the public of safety
practices for owning and managing
rental properties. We luckily have not
had any recent instances of violence
in Idaho but it’s always good to
review safety and other policies at
least once a year.
While violence against landlords is
rare, it is a serious issue and all rental
housing professionals should take
steps to protect themselves and
others from possible violence,
including:
•

•

•

Thorough criminal background
checks on all applicants to
identify individuals with a history
of violence and crime.
Enforcement of rules prohibiting
tenants from allowing unverified
individuals to “crash” or live in a
unit without having undergone a
criminal background check.
Taking two individuals, never
one, when attempting to collect
rent or into any situation where
there is reason to be cautious or
that makes you uncomfortable.

When tenants violate lease
agreements in any way, including
allowing unauthorized individuals to
stay in a rental home, or when they
fail to pay rent, state law requires
landlords serve a 3-day notice giving
tenants an opportunity to come back
into compliance with their lease or
move within three days (except in
cases of criminal acts – in that case
there is no right to correct and they
must move in three days). If tenants
do not correct the problem or move
in three days, landlords can hire an
attorney and begin an eviction.
Tips for Evictions:
•

•

•

While Idaho law allows landlords
to serve initial violation notices
themselves, if you anticipate
conflict or fear for your safety,
hire a Sherriff to serve the notice,
Once an eviction has begun, cease
contact with the tenant. All
correspondence should be
through your attorney,
Lockouts can only be done with
the supervision of a Sherriff, after
obtaining court order.

Avoiding conflict/violence
If a tenant is ever threatening or
violent, leave immediately, file a
police report, and avoid future
contact while conducting the eviction
(threats of violence are a lease
violation)
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Whenever you must enter a
rented unit, be sure to give
proper notice and always leave a
note explaining why you
entered and what you did (i.e.
changed smoke detector
batteries or furnace filters).

- Paul Smith, Executive
Director

Welcome to our
newest
supplier members!
A+ Satellite
Internet, TV & Phones

(208) 321-2534
caleb@apsboise.com
www.satdelight.com

PG Long Floor
Coverings
Floor Coverings
(208) 850-4502
brian@pglongfloorcovering.com
www.pglongfloorcovering.com

(Continued from page 1 - Fair Housing

happy (such as when you end up
denying the application of an angry
and belligerent person who happens
to be in a protected class who then
files a fair housing complaint - despite
the fact that the denial has nothing to
do with his protected class). However,
especially with existing tenants, you
can often prevent problems by putting
in place customer service procedures
that can ensure help calm upset
tenants and ensure that even if you
deny their requests, that they still feel
valued and understood.

themselves, and are much more likely
to get away with it than if they had
inadvertently and unintentionally done
something that might be deemed to be
discriminatory by the courts. Therefore
you should frequently reevaluate your
policies, practices and procedures to
ensure that to an objective and
informed outsider there would not
appear to be anything weird or
inappropriate going on. And if you
want to do something new, innovative
or unique you might want run it by an
attorney, the association or by other
rental professionals first.

3. Appearance & Context Matters.
When a fair housing claim is evaluated
by the courts or a government agency,
the issues are always considered in
context. The most important thing you
can do to provide this context is to
keep good records to ensure that your
thought process and rational are
documented and explained. For
example, if you have a property that
you are going to be renovating so you
will not be renewing the lease of the
occupant of that property, make sure
that you document beforehand your
intention to do that. This would
protect you in the unlikely case that
the tenant of that property happens to
be part of a protected class and then
proceeds to make a claim that you
didn’t renew their lease for
discriminatory reasons.
It is important that you keep good
records of policy changes, responses
to accommodation requests, reasons
why you deny applications, complaints
by and from other tenants, and other
records.
4. Unintentional Violations usually cost
more than Intentional Violation
Landlords rarely blatantly discriminate
under the fair housing act. Oddly
enough, when they do they are usually
much better about covering
themselves and protecting

5. If you create a rule that has
exceptions, you create potential fair
housing issues
Be careful before you create a new
rule, because if that rule will have any
exceptions then it is possible that you
might be creating a potential fair
housing violation. For example, many
landlords now have a policy that they
will not wave late fees under any
circumstances. However, other
landlords do have a policy that under
very specific circumstances they might
wave a late fee. For example, a long
term tenant that has paid on time for
at least a year forgot somehow to pay
rent, and the landlord is willing to
wave that late fee in recognition of
their long history with the tenant. That
is an exception policy that is fair and
valid, however it still creates a
potential problem inasmuch as it is
offered to one tenant and not another.
So, if you wave one tenant and not
another, and there is some difference
between the two that might be a
protected class, you might end up
having to defend yourself against a fair
housing claim. You will probably win,
especially if you have a documented
policy on file about how you wave the
fees, but you would still face the
headache of dealing with the
complaint and having to defend
yourself.
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6. The Importance of Communication
One of the most important things you
can do to prevent a Fair Housing
complaint it so clearly communicate
with your tenants and your applicants
about potential issues. There have
been unfortunate cases where
landlords find themselves facing a fair
housing complaint from a tenant who
they thought they had done everything
that that they had been requested.
However it turned out that there was a
miscommunication between the
tenant and the landlord of what was
expected.
In the end it is important to learn
about Fair Housing laws and take them
into account, but it is also important to
not overreact and end up hurting your
bottom-line over a potential issue that
will likely never arise. Ultimately the
most important principle is to try to
treat everybody the same, review your
procedures to ensure that they are fair
and reasonable, and to continue to
attend Fair Housing training.

or not. Again, the key is asking.

IROMA President’s Message: ANSWERING INQUIRIES STREAMLINE YOUR RENTAL INQUIRIES USING CANNED RESPONSES
By Tom Eubanks
2021 IROMA
President

•

•
•
•

Announcing New Benefits for
Members



List Properties



Accept Applications



Screen Applicants



Collect Rent Online

Have you had a
chance to check out
our screening
partners?

Free to create an account and IAA
members receive discounted services.
Follow the link at IAAHQ.COM to receive
the IAA Member pricing, or contact
TJ@rentler.com with questions.
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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.

Tenant Screening: How to
Tenant Screening is by far the most important part of being
a successful landlord. In order to make money, reduce risk,
and have the least amount of problems landlords should
implement professional screening procedures.

Credit Checks
When checking someone’s credit, you must have their
consent. They give this by signing the rental application. You
never want to accept a credit or criminal report from an
applicant. Always use a third party.

No matter how well you think you know the tenant, you
don’t really know everything about them. Do not get fooled
by the con-artist tenants who will try to convince you that
you don’t need to run a background check on them. Never
act desperate, having no tenant is better than having a bad
tenant.

The credit report contains many important pieces of
information about a tenant’s consistency in paying
obligations, how much they owe and to whom, if they have
judgments against them that could be garnished from their
wages, their previous addresses, and more. Be sure to not
just look at their credit score but at the type, amounts, and
history of their individual credit accounts.

Everyone over the age of 18 that will be living in the rental
should fill out an application and have a credit/criminal
check done on them. You don’t need anything but the name
of minors. Of course all landlords should increase safeguards
that protect personal information of their tenants and
applicants.

To a landlord, the riskiest things on a credit report are
Bankruptcies, Judgments, collection accounts, Evictions,
foreclosures, repossessions, and utility collection accounts
Criminal Background Verifications
There are many prospective renters who have serious
criminal history that may make them a significant risk as a
tenant. Landlords are encouraged to carefully evaluate a
renter’s criminal background.

Conducting background Checks

The purpose of tenant
screening is to determine if a
tenant is a reasonable risk.

Four of the riskiest types of criminal behavior are crimes of
violence, drug possession or distribution, property crimes
and sex crimes. Individuals who have been convicted of one
of those crimes in the last few years are likely to do it again.
It is not uncommon for landlords to require some time to
have passed since conviction before they will rent to an
individual with certain criminal history. Landlords are
encouraged to consider the risk they are willing to take when
renting to individuals who are on parole and probation and
make an informed decision. However, you should avoid any
blanket statements which say you will not rent to people
with criminal history.

IAA recommends every landlord do what we call a “Five
Finger” background check on all applicants. The five fingers
are: Credit, Criminal , Financial (Income, employment and
overall stability), Current Landlord References, and Previous
Landlord Reference.
Verifying all five areas reduces risk significantly. It is easy
for an applicant to lie or misrepresent in one or two areas
but checking five aspects of their history makes it much less
likely they will succeed in hiding bad history or serious
concerns from you.

Income and Employment Verification
Doing financial checks that include verifying income,
assessing whether someone has enough income, and
assuring the income is regular and consistent is important.
Common methods of conducting employment and financial
checks include Calling employers or Reviewing pay stubs, tax
returns or CPA prepared financial statements

The purpose of tenant screening is to determine if a tenant
is a reasonable risk. To be a good tenant means 1) paying the
rent, 2) obeying the rules of the lease, and 3) keeping the
property in good condition. Any chance that they might not
be able to do these things is a legitimate reason to not rent
to them, but anything else isn’t necessary, and might be
considered discrimination under the law.

Rental History Verification
One of the best indicators of future performance is past
performance, so landlords are encouraged to verify an
applicants rental history. Call two previous landlords if
possible. Ask “objective” questions that involve a yes or no
answer like “Did they pay their rent on time? Did they have
any pets? Did they violate any of your lease or house rules?
How many occupants did they have? Did they give proper
notice? Did they leave on time? Did they owe you any money
when they left? Were there any complaints or police
incidents?

A good screening process can save thousands of dollars in
damage, legal costs, lost rent, etc. Don’t use your gut instinct
or cross your fingers that everything will be ok. Mistakes are
too costly.
Rental Criteria
IAA recommends every landlord or property manager
create a list of rental criteria, like the sample on the next
page, that clarifies what your standards for occupancy will
be. Each prospect is then measured up individually against
the criteria in order of application. If they qualify, the
apartment is rented and a lease should be signed within 24
hours.
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o do it right the first time
Sample Rental Criteria
The following standards will be used to judge your application for tenancy. You must meet the following standards to qualify
to sign a rental agreement with us. Applicants are judged on the same standards on a first come/first serve basis, one person
or family at a time. Any incorrect inconsistencies on the application will result in an automatic denial of the application.
• $ (Owner/Manager sets the amount.) NON-REFUNDABLE APPLICATION FEE: Each applicant over the age of 18 must pay an

application fee and consent to have a background check done on them. Co-signers must also pay an application fee and
give the same consent as other applicants.
• SECURITY DEPOSIT: Applicants must provide a check for the full amount of the security deposit (including any additional

deposit amounts for pets or other reasons) for the application to be considered complete. The deposit will be returned if
the application is denied.
• PHOTO IDENTIFICATION: All applicants over the age of 18 must provide current government issued photo identification at

the time of application.
• EMPLOYEMENT REQUIRMENTS: Employment history should show that the applicant has been employed with their current

employer for at least 6 months. Exceptions can be made for recent graduates who provide proof of graduation, current
students who provide proof of enrollment, and self-employed applicants who provide a CAP-prepared financial statement
or most recent tax return. Applicants with less than 6 months of employment with current employer may be approved if
they pay an additional security deposit or have an approved co-signer and provide proof that they have been employed
with their current employer for 2 months or were employed with their previous employer for at least 6 months. All
employment history will be verified by contacting the employer.
• INCOME REQUIRMENTS: The combined income of all persons living in the rental must be at least three times the monthly

rent. Applicants who do not have the requisite income will be considered if they provide a co-signer or provide proof of
cash reserves equal to at least 12 times the monthly rent.
• RENTAL HISTORY: Applicants must provide the name and contact information for their previous two landlords, or all

landlords in the last five years. Applicants must also provide all of the addresses they have lived at for the last five years.
Applicants will not be approved if they have had any evictions, defaults in lease agreements, late rental payments, or if
they owe any money to any other landlord.
• RENTER’S INSURANCE: Applicants will be required to have renters insurance before occupying the premises.
• CREDIT HISTORY: Your credit must reflect that all accounts are current. Applications for tenancy will be denied if you have

filed for bankruptcy in the last 2 years, or if you have any bankruptcies that have not been discharged at least one year
prior to the application. All collection accounts must be “paid in full/ as agreed”. Applicants with past due accounts/
accounts in collections may qualify if they pay an additional security deposit or have an approved co-signer.
• CRIMINAL HISTORY: Your application may be rejected if you have been convicted in the last 5 years of any crime against

person or property that would present a threat to the owners or neighbors, or the rental property. Applicants on probation
or parole must provide contact information for their parole officer. Applicants on a publicly available list of offenders who
are required to publish their address will be denied. If the only reason your application is denied is due to your criminal
history, you will be given the opportunity to present mitigating factors.
• MAXIMUM OCCUPANCY: 2 occupants per bedroom plus an additional occupant for each Apartment Home. Ie. 3 in a one

bedroom/studio, 5 in a two bedroom, 7 in a three bedroom, etc.
The above sample rental criteria is intended as an illustration. You should create your own criteria for your individual needs and
unique circumstances.
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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

www.apartments.com

Apartment List
602-743-3262

m
www.iddk.com

btewell@servproboise.c
om

www.apartmentlist.co
m

tanya@surfacerestorati
on.net

Housing Idaho.com
208-331-4743
lesliep@ihfa.org

Starlit Cleaning
Catherine Glass
208-859-6705

catherineglass561@gm
ail.com

System Kleen &
Restoration, Inc.
Traviswilson@rentpath. Kent Mortensen
208-371-8878
com
Rent Path
208-841-5652

www.apartmentguide.com systemkleen@gmail.co

Rentler
Sandy, UT 84070
tj@rentler.com
www.rentler.com

m

Collections
Genesis Credit
Management
844-662-9001

Attorney
Law Offices of Kirk A. bill@genesiscred.com
Cullimore
www.cullimorelaw.com Construction &
Repairs
kirkjr@cullimore.net
Neal Colborn, PLLC
A Grade Quality
James Colborn
Painting
208-343-5931
agradequalitypainting@gmail.c
gln@idahorealestatela
w.com

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

om
agradequalitypainting.c
om

Communications
Key Texting

Craig Holmes
510-708-7485
info@bio-oneboise.com craig@thatkey.com
www.keytexting.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

www.superiorsatellite.com

Ian@senawave.com

H.V.A.C. Services
ShanCo HVAC
Brett Shannon
208-906-6928

Landscaping
Cutting Edge
Landscape
208-378-4588
hudsonservices2019@g brett@shancohvac.com johnb@cuttingedgeland
mail.com
Flooring
scape.com
Cost Less Carpet
ServPro of Boise
Bryan Wippel
Emerald Lawns
208-375-0300
208-378-0279
208-570-2717

jboyt@apartmentlist.co Surface Restoration
720-416-7151
m

www.IdahoHousing.co
m

supersatidaho@gmail.c
om

SenaWave
scott@boisefitnessequi Cyndi Woosley
joe.blackwood@iddk.co pment.com
720-275-2636

Hudson Cleaning Co.
Cherish Tharpe
info@apartmentconnec 208-392-5514
tor.com
Apartments.com
Michele Davis
509-688-5233
mdavis@costar.com

Fitness Equipment
Boise Fitness
Equipment
Scott Wilde
208-884-0885

Mitch Whited
208-342-5880

allelectricidaho@yahoo.
com

Financing
Washington Federal
Bank
Bryan Churchill
208-338-7380

bryan.churchill@wafd.c
om

Custom Bed Bug
Hans Madsen
208-957-5511

Henri Home
Dan Vanderheide
480-270-8383

Pestcom Pest
Management
Steven Wilson
208-639-1776

Satellite Services
Superior Satellite
208-426-9800

info@custombedbugs.c
om

swilson@pestcom.com

dan@henrihome.com
https://henrihome.com

supersatidaho@gmail.c

Sprague Pest Control om
www.superiorRichard Voss
satellite.com
208-338-8990
rvoss@spraguepest.co Scent Marketing
m
Aire-Master of Idaho
Edward Zigmond
Property
208-466-0700
costlesscarpet@gmail.c emeraldlawnandpest@ Management
magicvalley@airemaste
om
gmail.com
Evans Property
r.com
Green Services Inc.
Rene Evans
www.airemaster.com
Great Floors
208-794-6448
208-251-8697
208-884-1975
Aire-Master of the
b.embree@greatfloors. jamin@mygreenservice revans@gatecityrealestate.co
Gem State
m
s.com
com
Patty Thies
www.mygreenservices.c
PG Long Floor
Square One Property 208-250-9221
om
Covering
gemstate@airemaster.c
Management, LLC
U.S. Lawns
om
208-850-4502
208-488-4276
brian@pglongfloorco Boise Area
crossfieldmeridian@gm www.airemaster.com
208-463-4317
vering.com
ail.com
Tenant /Pet
www.pglongfloorcov Twin Falls Area
Edward Anderson
Screening
208-934-6255
ering.com
Broker
Western Reporting
509-994-2257
Laundry Services
Sherwin Williams
Brent Rasmussen
efa517@gmail.com
CSC Service Works
Floorcovering
801-308-0005
Commercial
Kye Bunnell
208-362-9773
brent.rasmussen@west
Northwest
Property
sw8622@sherwin.com 385-215-4500
ernreporting.com
Management
kbunnell@cscw.com
www.westernreporting.co
Insurance
208-344-0288
m
Hainsworth Laundry maryanne@commercial Rentler
Renters Legal
nw.com
Company
Liability
Sandy, UT 84070
Melissa White
Julie Larson
tj@rentler.com
Property
800-529-0955
801-783-3565
www.rentler.com
julie@rllinsurance.com melissa@hainsworthlau Management
ndry.com
Software
Utility Billing
Strategic Risk
Alternatives
Maintenance Supply Henri Home
MultiFamily Utility
Bre Cohen
Dan Vanderheide
Co
HD Supply Facilities 480-270-8383
208-424-2249
404-487-6066
Dan
J.
Stewart
info@strategicriskaltern
dan@henrihome.com nweaver@multifamilyut
208-514-9920
atives.com
https://
ility.com
daniel.stewart@hdsupp henrihome.com
Western Reporting
ly.com
Wholesale
Brent Rasmussen
www.hdsupplysolutions Entrata
801-308-0005
David Davies
Costco
.com
brent.rasmussen@west
4205 Chapel Ridge
208-321-8745
Mortgage Finance
ernreporting.com
w761mkt03@costco.co
Rd.
www.westernreporting.co CBRE
m
Idaho,
UT
84043
m
Shawndy Behne
801-877-1841
505-837-4997
Internet, TV &
Shawndy.behne@cbre.c ddavies@entrata.com
https://entrata.com
Phones
om
A+ Satellite
Security
Paint
208-321-2534
caleb@apsboise.com A Grade Quality
Signal 88 Security
www.satdelight.com Painting
208-340-5446
208-919-2679
dcrowell@signal88.com
agradequalitypainting@
Century Link
Reputation Mgmt
gmail.com
208-412-0010
Curbvue
Ebin.Barnett@centuryli Sherwin Williams
530-556-4900
nk.com
208-362-9773
\

www.centurylink.com/
mdu

Superior Satellite
208-426-9800

sw8622@sherwin.com

8 Pest Control

michelle@curbvue.com

Resident Portal
Services

