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Ask an Attorney - End of
Term Notice :Tenant did
not leave, now what?
Jeremy Shorts, Esq.

Q: I gave my tenant a lease
termination notice for last month.
They have not moved and they
deposited another month of rent
directly into my bank. What
should I do??

A:

You should decide what you want
(the tenant to leave or accept the
rent), and then stick to it. If you accept
the payment, you’ve probably created
a new monthly rental agreement
which would cancel the lease
termination notice you served last
month. If you want to enforce the
lease

Changes
Regarding Pay or
Vacate Notices &
CDC Order
On April 19, 2021, the Consumer
Financial Protection Bureau
issued a “rule” relating to the
CDC order on evictions. With the
rule, the CFPB has essentially
mandated that tenants be given
notice of the possibility to use
the CDC declaration when faced
with a pay or vacate
eviction. This rule requires that
a tenant be given notice of the
possibility that they can use the

CDC declaration to avoid
eviction for failure to pay rent.
This notification is to be given to
the tenant at the time they are
served the eviction notice for
failure to pay rent:

Because of the global
COVID-19 pandemic, you
may be eligible for temporary protection from eviction under Federal
Law. Learn the steps you
should take now:
» Visit www.cfpb.gov/
eviction
» Or call a housing counselor at 800-569-4287

(Continued on page 4)

We created a new 3 Day Pay or
Vacate notice that includes the
above notification that will be
available to members on our
website. We also have a
separate notice form that can be
served with the current 3 Day
(Continued on page 4)

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

Chair’s Message : When do you need to hire a Property Manager?
later.
By Lynnette Horton
Regional Manager
CBW Properties
2021 Idaho
Apartment
Association Board
Chair

Every landlord is different and has
different needs, concerns, priorities,
properties, tenants, and problems.
For some landlords running their
own rentals, and doing the work
themselves, is the way to go; but for
many others a property
management company is nothing
short of a heaven sent help for their
rental unit.
Also, remember that the amount of
work the manager does can vary
based on your needs. If you need
someone to completely take over
the property, or if just finding
tenants to fill vacancies will suffice, a
personal customized management
plan is out there.
When You should do it yourself
Managing the property yourself
allows you to keep in better contact
with your tenants, deal with any
issues, maintain good relations with
them, and keep a better watch on
the property. It will also save you
somewhere between eight and ten
percent of rental income that would
otherwise go towards management
fees and probably dramatically
increase the chances that you will
keep the property occupied.
No management company has near
the urgency that you do to keep your
property rented and to keep your
tenants long-term. However,
professional and responsible
management companies can also
help you avoid undue haste or
cutting corners that cost you money

The main reasons that landlords
choose to self-manage are:
• The margins on the property are
very slim
• They own few properties that
are close by, or easy to access
• They enjoy what they are doing,
and enjoy the time they spend
on the property
• They love to micro-manage the
tenants and properties
When you should hire a professional
Manager
The main reasons that landlords
choose to hire a property manager
are:
• They can make more money
doing something else
• The property is over an hour
away
• They would like to focus their
time on things other than rental
issues
• The rental is causing much more
stress than it’s worth
• They are more interested in
making money, than in not
spending money
Property manager’s fees vary. In
large Apartments, management fees
can range from 2-4%. In single family
homes, the fee can be 8-13%. There
are often additional fees beyond
that. Make sure if you use a property
manager you clearly understand the
fees and charges and their company
policies.
But the most important first step is
to interview several rental
companies. Call references, get
copies of their insurance and make
sure they have the proper type and
adequate insurance in place.
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Once you make the decision on
which property management
company to hire, keep on a friendly
and professional basis with your
manager. Things will go wrong but
just because you are paying for
management doesn’t mean you can
blame the property management
company. You will still need to keep
in touch with the management
company, the tenants, inspect the
properties every once in a while,
and do your best to help get it
rented when there’s a turnover in
tenants.

.
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 - How to use an “End of Term Notice”

By Paul Smith
Executive Director
Idaho Apartment
Association

It happens all the time. You get a phone
call from your tenant saying that they
just got a job offer in another state, or
that they are buying a house, or that
they need to move for whatever reason.
All that matters is that they give you the
proper amount of notice. They don’t
have to tell you why they are moving or
give you any reason whatsoever. And
you have the exact same rights that they
do! Once the lease expires, neither party
has any obligation to continue, or to sign
a new lease.
So if you have a tenant who is not
necessarily breaking the lease, not
necessarily breaking the law, but is
causing problems for you, your
neighborhood, or your other tenants
then you should give them a notice that
you are not going to be renewing their
lease.
Timing is key
Under Idaho law rental arrangements
may only be terminated by one of the
parties (landlord or tenant) as laid out in
the agreement. If the agreement doesn’t
say anything, then either party must give
at least 30 days’ notice before the
contract renews itself. If that doesn’t
happen the arrangement will continue
under the current terms and conditions
on a month to month basis.
However, just because you gave your
tenants a 30 day notice doesn’t mean
that they have to move out 30 days
later, it means that whatever month that
last day is in is the last month that the
contract will be valid. So if you give a 30
day notice to a tenant on the 1st of the
month then they will have to leave at the
end of the month, however if you give it
to them on the 17th, then they will have
until the end of the next month. (By the
way, the same thing applies to tenants, if
their notice period goes into the next
month, then they may be responsible for
rent for the whole next month.)

Fair Housing Complications
You do not have to give a reason for why
you are choosing to not renew a contract.
However, you’d better have a good
reason because if the reason you chose
not to renew their lease is viewed as
discriminatory towards your tenants,
then you can be charged with violating
the Fair Housing Act. Timing is important
for this too. For example, imagine you
find out that a tenant has an
unauthorized pet in the apartment. If you
serve them a Three Day Notice to
Perform Covenants of the lease, and then
they come to you with the necessary
paperwork to have the animal accepted
as a valid Assistance Animal for their
Disability you then have to accept the
animal. And if you then proceed to give
them a non-renewal notice it will almost
be certainly seen as illegal retaliation and
discrimination by the courts. However, if
you had served them an End of Term
Notice along with the Three Day Notice
up front then you would be totally fine.
You can serve the notice any time
When you realize that you don’t want to
continue your business relationship with
the tenant you can tell them at any time.
In fact, the day after they sign a two year
lease you can give them a note that in
two years from now you will not keep
renting to them.
Of course there are reasons why you
might not want to tell the tenants right
now that you won’t keep renting to
them. Often it is advisable that if you are
going to be giving a 30 day notice, that
you wait until they have paid the rent for
that month to give them the notice that it
is their last month in order to prevent
possible complications. However, in
general the best advice is to give the
tenants a notice as soon as they cause a
problem, and a large number of landlords
are beginning to give non-renewal
notices with all of their 3 Day violations
as an added layer of legal protection, no
matter how much time is left on the
lease.
Don’t go overboard
Occasionally I hear from landlords that
they prefer to have month to month
agreements instead of long term leases
(like for one year) because they have
more flexibility to end the relationship if
the tenant is a problem. They
misunderstand the nature of rental
contracts. If thetenant is not being a
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problem, and will move when
asked, then a month to month
notice would be effective. But a
tenant who is a problem tenant
and won’t move on their own will
still have to be evicted if they
refuse to leave because you gave
them an End of Term Notice. In
addition, if a tenant is a problem,
Idaho Law generally allows
landlords to evict them quicker
under a “cause” eviction than just
giving them notice to end their
tenancy.
Conclusion
The End of Term Notice is one of
the most powerful tools that
landlords have to keep their
relationship with the tenants on
equal footing. Through judicious
and careful application of this tool
you can ensure that your rights are
protected and that your properties
and communities are kept in good
condition.
- Paul Smith, Executive Director

Welcome to our
newest
supplier members!
Full House Junk
Removal LLC
Cleaning & Junk Removal

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

(Continued from page 1 - Changes to Pay or Vacate

Pay or Vacate Notice you
already use. Both notices do not
need to be served, you can
choose to use the normal Pay or
Vacate with the additional CDC
notification form or the
modified 3 Day Pay or Vacate
Notice. We recommend that you
start to use these new notices as
soon as possible, but no later
than May 5, 2021.
While housing providers and
management companies have
typically been exempted from
liability under the Fair Debt
Collection Practices Act (FDCPA),
this new rule from the CFPB
makes it appear that they are
attempting to extend that
liability. There are court
precedents indicating that a
housing provider or
management company is
generally not a third-party
collector of debts and subject to
the FDCPA. Based on the
appearance that this rule

(Continued from page 1 - Ask an Attorney)

appears to imply that the CFBP is
trying to expand its reach, we
want to ensure housing
providers and management
companies are following the rule
in order to protect themselves
and their clients.
We recommend that as soon as
possible, all Pay or Vacate
notices served either contain the
above disclosure, or that a
separate document with the
disclosure be provided to the
tenant with the Pay or Vacate
notice. If you have questions on
this, please reach out to us and
we can help.

termination notice you gave, you need
to promptly and clearly reject the
payment and continue with an
eviction. To reject a payment under
these circumstances, you should
promptly contact the tenant
(preferably in writing) and let them
know that the payment is rejected and
ask them where they would like you to
return the funds. They key is to clearly
communicate your intentions to your
tenant, but also be cautious about how
and when the funds are returned. If
they deposited a personal check
yesterday and you mailed out a return
check today, they still could put a stop
payment on their check and you’d be
out additional funds.

-Jeremy Shorts, Esq.
Eviction Attorney

The CDC order (moratorium) is
currently set to expire June 30,
2021. Recently we have seen the
current administration is pushing
to extend all matters relating to
the COVID pandemic. It is
probable that the CDC order will
be extended and that this
additional notification may be
required for some time.

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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IROMA President’s Message:

14 Questions Every Landlord Should Ask Prospective Tenants
By Tom Eubanks
2021 IROMA
President

The best
way to find
reliable
tenants!

1. Why are you
moving?
2. When are you
looking to move?
3. How many people
will live here?

4. What is your
income?

5. Do you have a
month’s rent and
deposit in advance?
6. How long do you
want to rent the
property for?
7. Are you happy to
rent the property
as it is or are there
improvements you
would like?
8. Do you have
references?

10. Do you have any
pets?
11. Do you smoke?
12. Can you tell me
what your life is like?
Example: Do you
work night shift or play
in a band?
13. Have you ever
been evicted?
14. Finally, any
questions?

9. Do you have a rental
Co-signor?

Have you had
a chance to
check out our
screening
partner?
5

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.

IAA Now Offering Virtual
CAM Courses!
We are pleased to
announced that the Idaho
Apartment Association is
now offering the
prestigious and extremely
robust Certified Apartment
Manager certification
virtually by Zoom
Meetings

Fall of 2021).

•

Marketing

There are 8 classes in the
course:

•

Risk Management

•

Financial Management

•

Industry Essentials

•

Resident Experience

•

Legal Responsibilities

•

Human Resources

•

Maintenance

(and if possible live in the

Sign up today to take the
next step in furthering
your career in the Rental
Housing Industry!

www.iaahq.com/CAM

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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Utility Billing
MultiFamily Utility
Co
404-487-6066

nweaver@multifamilyut
ility.com

Wholesale
Costco
208-321-8745

w761mkt03@costco.co
m

