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How do the fees, rents and
deposits in the IAA lease work?
The IAA staff is frequently asked how
the different fees in the IAA lease work.
Here are some guidelines that might be
helpful to you as you decide what to
charge. Please keep in mind that the IAA
cannot and will not tell you how much
to charge - that is up to you to decide.
However, we can give you some ideas of
what most people charge or the process
used most frequently to calculate these
charges.

up 5 percentage points from the
prior week.
Compared to the same time period
last year, April’s Week 3 results were
down only 4 percentage points.
RealPage is among the property
management system providers
partnering with NMHC to provide
data for the national rent payment
tracker.

Through Week 3, Apartment
Rent Payment Trends in April
Nearing Normal Levels
Leveraging RealPage’s payments

Monthly Rent:

Pro-Rata Rent:
If somebody moves in sometime during
(Continued on page 5)

Apartment rent payment collections
continued to tick upward near normal
levels through the third week of April. As
of April 19, 89% of U.S. apartment
households made a rent payment,
according to the National Multifamily
Housing Council’s rent payment tracker,

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

The amount that you charge each
month for rent. You should set after
studying current market conditions, the
nature, quality and location of your
property, and your investment goals in
the property.

by Jay Parsons Posted Apr 22, 2020 in
COVID-19, Rent Payments

dataset, we dug deeper into the
trends to provide additional
commentary, as well as analysis by
metro and asset class. Here are some
hot-button topics we’re asked about
frequently, and our thoughts on
each:
What do you make of the latest
numbers, and what does it mean for
May?
Rent collections continue to outpace
any reasonable expectations amidst
a backdrop of 22 million Americans
filing unemployment claims over the
prior four weeks. Most property
managers we’ve spoken with have
been encouraged by results so far.
For all the concern that renters
would – either intentionally or
(Continued on page 3)

Proud to be a Rental Housing Provider
By Len Galus
Regional Manager
Greystar
2020 Idaho
Apartment
Association Board
Chair

Whew! We made it
through April and
May is off to a good
start. It’s time to
give yourself the credit you deserve. You
are engaged in one of the most
important and noble professions –
providing housing to people. Arguably,
after food and water, shelter is the most
basic necessity for human life – and you
have made it your business to provide
that to other people. Those of you who
own properties have put a significant
amount of money into this, and those of
you who professionally manage
properties have made it your career.
You are investing your time, effort and
energy into our community directly.

Announcing New Benefits for
Members

On top of all of that, for the past two
months, you have been doing it during a
global pandemic that has created all
kinds of different government
restrictions being placed on you, not
only professionally but personally too.
We are all in this together and have
been doing our best to adapt to the
unique and challenging circumstances
we have all found ourselves in. From
closing our amenities to counseling
residents that have lost their income
due to circumstances completely
outside of their control. Through it all
we have ALL done an AMAZING job! Be
proud of all you have done.
Without you, more than one out of
every three people in the state of Idaho
would not have somewhere to live.
Without you our economy would falter
and new jobs would cease to be created
because there would be fewer places for

List Properties



Accept Applications



Screen Applicants



Collect Rent Online

It can be easy to forget how noble of a
calling it is to be a rental housing
provider. That’s because it’s a tough
job. When you get that phone call at
2:00 AM saying that the toilet is
overflowing, when you have residents
who don’t get along and try to involve
you in conflict, or when you have
residents who are dissatisfied and take
their frustration out on you– it can
often be a thankless and difficult job to
do. But don’t let that get to you! You
are part of a group of Property Owners
and Managers who make up the IAA, a
group “dedicated to quality rental
housing”.
Thank you again for all that you do and
Stay Safe!

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



new workers to live. You are vital to
the social and economic wellbeing of
our State. We should all be proud of
that fact.

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.

(Continued from page 1)

unknowingly – interpret eviction
moratoriums as canceled rent, that
hasn’t played out on any scale.
Renters deserve credit for
recognizing that the lease
commitments they signed remain
active and that unpaid rent could
further weaken the economy and
threaten some of the 17.5 million
jobs dependent on rent payments.
At the same time, apartment
operators and investors remain
nervous about what May could bring.
We’ll dive more into May
expectations next week. But in short,
we’re seeing some mixed signals. On
the positive side, some households
are already receiving stimulus checks
of $1,200 per adult and expanded
unemployment pay of $600 per
week. On the negative side, those
benefits are still going out, and some
households haven’t yet received
them.
The NMHC and other industry groups
continue to lobby the federal
government for direct renter
assistance programs to protect both
renters and property owners. Those
efforts are gaining some steam.
Yesterday, the chairwoman of the
House Financial Services Committee
proposed a $100 billion rental
assistance fund. That’s an
encouraging step.

programs. Rent payment plans were
almost unheard of in the market-rate
space until just a month ago, and
now the vast majority of property
managers offer them. But so far,
we’re hearing that few apartment
residents are taking advantage of
payment plans.
Most of the large property
management companies we spoke
with reported less than 5% of renters
were on plans. In a way, that’s good
news – indicating that apartment
rent collections are near normal
levels without the added boost of
increased partial payments. One
factor is that most plans are deferred
payment programs that distribute
the unpaid portion of April’s rent
into future months. That may not be
an attractive option for newly
unemployed renters who have
sufficient cash (particularly now that
stimulus checks and expanded
unemployment pay are starting to
get distributed) to pay the full
month’s rent.
We could see more demand for
payment plans in May, as property
managers will have had more time to
formalize payment plan options and
renters could become more aware of
those options. We would expect to
see more renters requesting week-to
-week options that align with
unemployment payout schedules.

Are rent payment plans helping to
increase collections?

Which metros are most behind on
rent payments right now?

We’ll explore this topic in depth with
a webcast next week featuring a
panel of leading apartment
operators, and we’ll also outline
some of the most commonly used

New Orleans (82.8%), Las Vegas
(86.8%) and Detroit (88.1%) remain
bottom dwellers for the same
reasons shared last week. Payments
remain well below 2019 levels in all
3

three spots.

But a change in geography
methodology has a new #1 laggard:
New York City, where only 81.6% of
renters made a payment by April 19.
Our previous reporting on New York
included the entirety of the Censusdefined metro area. This week, we
split off the portions of the metro in
Northern New Jersey, where 93.5%
have made a rent payment. The
change exposed challenges on the
New York side that has been the
North American epicenter of the
COVID-19 crisis.
Three more large metros came in
below 89%: Cleveland, Memphis and
Boston.

On a state level, Oklahoma – hit by
energy market’s decline – registered
lowest at 86.1% paid, followed by
Nevada, Louisiana, Kentucky,
Alabama and Michigan.
Where are rent collections highest?
We did see some shifting at the top.
Salt Lake City now ranks #1 with
94.8% of renters making a payment
by April 19. Very close behind were
Sacramento (94.7%), Riverside/San
Bernardino (94.4%) and Virginia
Beach/Norfolk (94.4%). All three
likely benefit from employment
concentration in relatively safe
sectors like government
(Sacramento), distribution centers
(Riverside) and military (Virginia
(Continued on page 5)

Resident Retention : One of the Keys to Success
By Paul Smith
Executive Director

were living before. The owner/manager

time, could be much less work and

wasn’t A) responsive, B) reliable or C) re-

ultimately make you more money

Idaho Apartment
Association

spectful. So, the good news is with better

in the long run, than having a new

customer service, these renters say you

tenant every year. Work hard to

There is a universal

would be able to keep them longer.

keep them happy and use leases

truth in property

Second, implement the following practic-

and incentives to lock them in to

management – turno-

es to encourage renters to stay longer:

new long term leases. If you do you

ver creates cost and
work. That’s not to say there aren’t costs

will be more successful.
•

Sign long term leases, if possible, that

and work at other times. But it is true

only expire in times of year conven-

that when renters move out, our efforts

ient for you. There is nothing worse

and money are concentrated as we try

than having a month to month tenant

to restore a revenue stream as soon as

give you notice they are moving in a

possible.

bad time, like winter.

So seasoned owners and managers learn

•

Give incentives for renewing a lease

quickly an important lesson – if you can

and don’t let tenants go month to

hang on to your tenants longer, you are

month. Month to month agreements

likely to have less work and less cost.

give them too much flexibility unless

Some experts say each turnover costs an

you are being compensated by a

average of $3,000 in turnover expenses

month to month fee. Try to offer im-

(things like cleaning, carpet replacement,

provements to the property you can

marketing, etc.) and vacancy cost (the

tie to renewal like new windows, a

time the place sits unrented multiplied

new garage door, or something you

by the daily rental amount).

should do anyway, if they will stay.

Turnover in Idaho is as high as 80% -

Even carpet and paint can be used to

meaning the average tenant stays about

lock them into leases (especially if

14 months. Over ten years, that’s 8 turn-

you would have to do it anyway if

overs. Multiplied by $3,000 each that is

they did move).

$24,000 more expense than having one

•

Allow tenants to customize their

tenant for that time.

rental. They will stay longer if you do.

So what are the keys to retention? First,

Maybe this is letting them have an

understand why tenants move. Only 30%

accent wall the paint color of their

have to, because they buy a home, move

choice, their own window coverings,

out of state or get married. A full 70% of

or planting their plants in the yard. If

renters that move from your rental will

people can customize their home

move to another similar rental within 20

they will feel more comfortable and

miles. Of those who moved to another

stay longer.

rental when they really didn’t have to,
they say they did so because they were-

Whatever you do, recognize having one

n’t getting what they wanted where they

tenant, even a mediocre one, for a long
4

- Paul Smith, Executive Director

.
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.

(continued from page 3)

Rent Payment Trends
Beach).
Three metros registered collections
from 93.0% to 93.8%: San Diego,
Northern New Jersey and Minneapolis/
St. Paul. Among the largest 50 metros
nationally, 13 more came in around
92% or better.

In general, we’re seeing encouraging
results in most of the big metros
across the South, Southwest,
Mountain West and West Coast.
Trends are spottier in the Northeast
and Midwest.
What are the latest trends by asset
class?
Class A and B continue to see healthy
rent collections rates, but for the first
time this month, Class A took the lead
with 88.4% paid compared to 88.1% in
Class B, according to RealPage data.
Class C, more exposed to renters with
hourly jobs impacted by COVID-19,
continues to lag at 85.3%.

What else stands out in the payments
data?
We mentioned last week the lower
collections rate in high-rise buildings.
That carried into Week 3 in April, with
87.1% paid.
Last week, we also noted that Greater
Los Angeles ranked among the national
leaders in rent collections. Like the
New York results mentioned above,
this was another metro that we
divided up this week to understand

more granular trends. The Census
definition of Los Angeles includes
Orange County. When we separated
the two, it turned out Orange County
was driving up the overall results with
92.3% of residents making a payment
by April 19. In Los Angeles – now
comprised only of LA County – the
number was 89.9%.
One more metro to highlight: There’s
been a lot of concern about Houston
given its exposure to not only the
national downturn, but another hit to
its crucial energy sector as well as oil
prices plummet to long-time lows. But
so far, rent payments remain relatively
healthy. As of April 19, 90.8% of
apartment renters had made a
payment, down only 3.4 percentage
points compared to the same time last
year.
(continued from page 1)

Fees, Rent, Etc.
the middle of the month, standard
business practice is to only charge
them a pro-rated amount for the
rest of the month. Thus, if rent is
$1,000 a month, and they move on
the 16th, usually landlords would put
a pro-rated amount of 14/30 x $1000
= $467 (depending on how many
days there are in the month).
Late Fee:
Usually people charge one flat late
fee. Daily late fees can have some
legal problems and are statistically
ineffective in getting tenants to pay
on time. Usually you shouldn't
exceed 10% of the monthly rent as a
late fee, so most people just put 10%
and call it good.
Month-to-Month Fee:
The lease is set up so that when the
term expires it automatically renews
each month. Usually this is a less
than desirable situation for a
landlord because the tenant can
5

leave at any time. This fee kicks in
when the lease goes month to month
and is on top of the regular rent. It is
designed to give the tenant an
incentive to sign a new long term
lease. It also can soften the blow of a
rent increase, since any rental increase
is usually less than the month-tomonth fee they would be paying
anyway.
Service of Notice:
If you have to drive over and serve a
notice to the tenant, then you can
charge your costs. If that is $5 to walk
across the street, then that is what you
charge. If it is $75 to take time off work
and drive to another county, then that
is what you charge.
Eviction Turnover Fee:
You can charge tenants for your legal
costs during an eviction (court costs,
attorney’s fees, etc.), and you can
charge them for your damages (unpaid
rent, etc.) but the law does not
automatically allow for you to charge
for your time and effort in the eviction
process (which can be significant). This
fee is how much you charge them for
your time and effort if you have to
evict them.
Refundable Security Deposit:
This is the amount you require up front
from the tenant to ensure your
security. It is 100% refundable, and the
tenant gets it all back if they leave the
place in the same condition they got it
(minus "regular wear and tear")
Non-Refundable Lease Initiation Fee:
They courts now are saying that there
is no such thing as a "non-refundable
deposit" since by definition all deposits
are refundable. Therefore whatever
you used to charge as a nonrefundable deposit, you now charge as
a non-refundable "fee". This can be
any kind of fee (cleaning fee, moving
fee, re-key fee, etc.) We call it a "lease
initiation fee" to ensure that the
tenant doesn't misconstrue the nature
of the fee and their responsibility.

IROMA President’s Message:
New Idaho Tenant/Landlord Eviction Bill becomes Law July 1, 2020
In the past, if a Landlord won in court,
they would have to hire a moving
company to remove a tenant’s property,
pay to store it, and then pay the sheriff
to have an auction. Stutzman cited a
time where the moving company in his
Tenants and
court victory was 8 weeks out, allowing
landlords in Idaho
his tenant, who had lost an eviction
will have a new set
hearing for non-payment of rent, to
of rules dealing
squat for months. “I won in court but
with evictions starting July 1, 2020. Last
we couldn’t get them out. The new
week Governor Brad Little signed HB
Idaho law will allow all the due process a
461a which provides a state-wide
tenant is entitled to up and through the
uniform post-eviction process. “This bill
court hearing. But if they lose, they
clears up a ton of ambiguity, protects
have 3 days to get out. At 3 days, the
tenant’s rights before and during an
sheriff goes and removes any persons,
eviction hearing, and empowers
then the landlord can remove any
landlords to take quick action post
property that is left as long as the
hearing if they win in court,” said Brian
landlord follows Idaho law dealing with
Stutzman of Idaho Falls,
vehicles and items with liens” added
Idaho. Stutzman led a grassroots effort
Stutzman. Commercial evictions will be
to help write and pass HB 461a with a
given 7 days to vacate after an order is
group called Fair Eviction
issued by a judge, allowing for fixtures
Idaho. Representative Doug Ricks (Rand inventory to be removed if needed.
Rexburg) and Senator Dean Mortimer (RIdaho Falls) carried the bills in their
“Ultimately, the cost of being a landlord
respective legislative chambers.
will go down because we no longer have
to hire moving companies. Lower
By Tom Eubanks
2020 IROMA
President

operating costs should result in lower
rents. Everyone wins. And if someone
needs extra time to get out, they can ask
a judge to postpone his ruling so the
3day clock to get out starts a little later.”
Statement of Purpose – HB 461a This
legislation amends section 6-303 relating
to unlawful detainer. This will provide a
uniform process for counties and sheriffs
to follow regarding evictions after a
court enters a judgment against a
tenant. An evicted residential tenant
shall have seventy-two (72) hours to
remove his belongings from the
premises, and commercial tenants will
have seven days or longer if the court
finds good cause. Following the waiting
period, a landlord may remove the
tenant’s belongings. Additional terms to
the three (3) days’ notice for default of
payment is required.
Authored by Brian Stutzman

2020 IAA Calendar
August 24th, 2020

Fair Housing Conference & Tradeshow
(Postponed from March 26th, 2020)
8 AM - 4 PM | Riverside Hotel, Boise

2020 IROMA Calendar
NO JUNE MEETING - Our regular scheduled meeting at the Kopper Kitchen has been
cancelled for the safety-sake of the Kopper Kitchen, their staff and our loyal members
whom faithfully attend our meetings. We will keep you posted for future meeting
information. In the meantime, be safe, be happy and stay healthy.
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NAA Webinar
Released :
"My Resident
Tested Positive for
COVID-19 Now What?"
The NAA has released a new
webinar video regarding positive test results of a resident.
This might be very helpful for
you to see if, unfortunately,
you are already dealing with
this situation, AND, to prepare you for the possibility of
it happening to you in one of
the communities or properties that you manage.

Watch the webinar at:
https://www.youtube.com/watch?v=xj9v46wZyGw

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

emeraldlawnandpest@
gmail.com

Apartments.com
Michele Davis
509-688-5233
mdavis@costar.com

Flooring
Cost Less Carpet
Bryan Wippel
208-378-0279

hudsonservices2019@g
mail.com

\

Green Services Inc.
208-794-6448

jamin@mygreenservice
s.com
www.mygreenservices.c
brett@shancohvac.com om

ShanCo HVAC
Brett Shannon
208-906-6928

Apartment List
602-743-3262

Emerald Lawns
208-570-2717

scott@boisefitnessequi
joe.blackwood@iddk.co pment.com
m
www.iddk.com
H.V.A.C. Services

Hudson Cleaning Co.
Cherish Tharpe
info@apartmentconnec 208-392-5514
tor.com

www.apartments.com

johnb@cuttingedgeland forcement.net
scape.com

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

U.S. Lawns
Boise Area
ServPro of Boise
208-463-4317
208-375-0300
Twin Falls Area
btewell@servproboise.c costlesscarpet@gmail.c 208-934-6255
om

om

Surface Restoration
720-416-7151

Great Floors
208-884-1975

Laundry Services
CSC Service Works
tanya@surfacerestorati b.embree@greatfloors. Kye Bunnell
385-215-4500
on.net
com
kbunnell@cscw.com
Starlit
Cleaning
Sherwin Willams
Housing Idaho.com
Catherine Glass
Floorcovering
Hainsworth Laundry
208-331-4743
208-859-6705
208-362-9773
Company
lesliep@ihfa.org
www.IdahoHousing.co catherineglass561@gm sw8622@sherwin.com Melissa White
ail.com
800-529-0955
m
Insurance
System Kleen &
melissa@hainsworthlau
Rent Path
Renters Legal
Restoration, Inc.
ndry.com
208-841-5652
Liability
Traviswilson@rentpath. Kent Mortensen
Julie Larson
Maintenance Supply
208-371-8878
com
801-783-3565
www.apartmentguide.com systemkleen@gmail.co
julie@rllinsurance.com HD Supply Facilities
m
Dan J. Stewart
Rentler
Strategic Risk
208-514-9920
Sandy, UT 84070
Collections
Alternatives
daniel.stewart@hdsupp
tj@rentler.com
Bre Cohen
Genesis Credit
ly.com
www.rentler.com
208-424-2249
www.hdsupplysolutions
Management
Attorney
info@strategicriskaltern .com
844-662-9001
atives.com
Law Offices of Kirk A. bill@genesiscred.com
Mortgage Finance
Cullimore
Western Reporting
CBRE
Construction
&
www.cullimorelaw.com
Brent Rasmussen
Shawndy Behne
Repairs
kirkjr@cullimore.net
801-308-0005
505-837-4997
brent.rasmussen@west Shawndy.behne@cbre.c
Neal Colborn, PLLC
A Grade Quality
ernreporting.com
om
James Colborn
Painting
www.westernreporting.co
208-343-5931
agradequalitypainting@gmail.c m
Paint
gln@idahorealestatela om
w.com
agradequalitypainting.c Internet, TV &
A Grade Quality
om
Phones
Painting
Cleaning and
208-919-2679
Restoration
Century
Link
Communications
agradequalitypainting@
208-412-0010
gmail.com
Bio-One Boise
Key Texting
Ebin.Barnett@centuryli
Travis Nichols
Craig Holmes
Sherwin Williams
nk.com
510-708-7485
208-505-8731
www.centurylink.com/ 208-362-9773
jboyt@apartmentlist.co
m
www.apartmentlist.co
m

Pest Control
Custom Bed Bug
Hans Madsen
208-957-5511

info@custombedbugs.c
om

Pestcom Pest
Management
Steven Wilson
208-639-1776

www.biooneidahofalls.com

CTR Cleanup & Total
Restoration
208-377-1877

Financing
Washington Federal
Bank
Bryan Churchill
208-338-7380

charlotte@ctr-nw.com

www.ctr.nw.com

lee@abysstowing.com
www.abysstowing.com

satellite.com

SenaWave
Cyndi Woosley
720-275-2636

Deep Six Parking and
Security
Allen Sparhawk
208-514-9603
Kase
Nathan Nuno
208-941-5191

Ian@senawave.com

Landscaping
bryan.churchill@wafd.c Cutting Edge
om
Landscape
208-378-4588
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nathan@kaseparkingen
forcement.net

Reputation Mgmt
Curbvue
530-556-4900

michelle@curbvue.com

Resident Portal
Services
swilson@pestcom.com Henri Home
Sprague Pest Control Dan Vanderheide
480-270-8383
Richard Voss
dan@henrihome.com
208-338-8990
rvoss@spraguepest.co
m

Property
Management
Evans Property
Rene Evans
208-251-8697

revans@gatecityrealestate.co
m

https://henrihome.com

Satellite Services
Superior Satellite
208-426-9800

supersatidaho@gmail.c
om
www.superiorsatellite.com

Scent Marketing
Square One Property Aire-Master of Idaho
Edward Zigmond
Management, LLC
208-466-0700
208-488-4276

crossfieldmeridian@gm magicvalley@airemaste
r.com
ail.com

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

Commercial
Northwest Property
Management
208-344-0288

www.airemaster.com
Aire-Master of the
Gem State
Patty Thies
208-250-9221
gemstate@airemaster.c
om

www.airemaster.com

maryanne@commercial Tenant /Pet
nw.com

Property
Management
Software
Henri Home
Dan Vanderheide
480-270-8383
dan@henrihome.com
https://
henrihome.com
Entrata
David Davies
info@bio-oneboise.com craig@thatkey.com
mdu
sw8622@sherwin.com 4205 Chapel Ridge
www.keytexting.com
Bio-One Idaho Falls
Superior Satellite
Parking Enforcement Rd.
Justin Turley
Idaho, UT 84043
208-426-9800
Abyss Towing
Mitch Whited
208-881-2321
801-877-1841
supersatidaho@gmail.c Lee Bellemare
208-342-5880
info@bioom
ddavies@entrata.com
allelectricidaho@yahoo. www.superior208-288-0471
oneidahofalls.com
https://entrata.com
com

Kase
Nathan Nuno
208-941-5191

Security
Deep Six Parking and
Security
Allen Sparhawk
208-514-9603
Signal 88 Security
208-340-5446

nathan@kaseparkingen dcrowell@signal88.com

Screening
Western Reporting
Brent Rasmussen
801-308-0005

brent.rasmussen@west
ernreporting.com
www.westernreporting.co
m

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

Utility Billing
MultiFamily Utility
Co
404-487-6066

nweaver@multifamilyut
ility.com

Wholesale
Costco
208-321-8745

w761mkt03@costco.co
m

