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Since the passage of SB 608, our state
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ones to help rental owners comply with
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New Forms
ORHA Form #5 - Notice of Termination – First-Year Tenancies
This form has changed a little, but with a new heading, reminds landlords that
this option for termination without cause now only applies to month-tomonth tenancies of less than one year. Unless the notice is effectively served
prior to the end of the first year of tenancy, landlords may only terminate a
tenancy for cause or for a qualifying landlord reason. We have left the time
option boxes intact as many month-to-month tenancies, even those within
their first year, mandate different notification periods. For example,
subsidized housing tenants are entitled to a minimum 60-day notice of
termination and the notice must expire at the end of a calendar month. In
some cities, like Bend, Milwaukee and Portland, termination time frames are
90 days, regardless of length of tenancy. Remember, first year of tenancy
includes all periods during which any of the tenants has resided in the
dwelling unit for less than one year, so if a new tenant was added at some
point, the tenancy clock resets and the tenancy is considered to be in its first
year.
continued on page 9
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Special Fraud Alert
By Michael A Gordon, CPA
Not Your Basic Bean Counter

Every year, the Association of Certified Fraud Examiners
publishes an annual “Report To The Nations” This is the
definitive annual global study on fraud and
embezzlement.
It is 79 pages long and I read it through every year. It is
THAT much fun!! And I am NOT kidding. In my humble
opinion EVERY business owner should be forced to read
this thing.

5.

IMPORTANT: Internal control weaknesses were
responsible for nearly 50% of all frauds. This is
huge. I have taught classes and seminars on this
stuff. Small businesses are notorious for having
horrible internal controls.

6.

Fraud done by owners and executives represented
a small % of cases, only 19%, but the median loss
from this fraud was $850,000. Wow. What does
THAT tell you?

Some general information:
1.

The study looked at 2,690 cases of occupational
fraud in 125 countries in 23 industry categories.

7.

Losses caused by men were 75% larger than losses
caused by women.

2.

Total losses were $7 billion. The median loss was
$130,000 per case for all businesses. But the
median loss is very different depending on the size
of the business! Get this……

8.

Fraudsters who had been with their company
longer stole twice as much (median loss of
$200,000 for employees with over 5 years there,
and only $100,000 for employees with less than 5
years).

9.

Only 4% of perpetrators had a prior fraud
conviction on their records.

10.

Most often, the fraudster is someone you know
and trust (sorry ‘bout that!).

a.

b.

Small businesses had MORE fraud! The
median loss for a small business (less than
100 employees) was $200,000.
Larger businesses (more than 100
employees) had a median loss of $104,000.

3.

The average length of time the fraud went on
before being caught was 16 months.

4.

The most common method for the initial detection
of fraud was: TIPS. That’s right, tips. As a matter of
fact, for those organizations with “hotlines”, 46% of
cases caught were caught due to a tip (2/3 of tips
come from existing employees).
5.

IMPORTANT: Internal control weaknesses were
responsible for nearly 50% of all frauds. This is
huge. I have taught classes and seminars on this
stuff. Small businesses are notorious for having
horrible internal controls.

How do you get your own copy of this report?
EASY…..
In your browser, type in “Report to the Nations” and it
should be the first hit. You will be directed to the website
and you can download it there. HINT: If you have any
problem doing this, find a 15 year old kid and ask him/her
to do it for you (isn’t that embarrassing?)!!

continued on page 93
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How to Keep Pests Out of Tenants’ Kitchens This Summer
June 10, 2019
landlordacademy.com
Photo by Massimiliano Latella on Unsplash

As a landlord, you want your tenants to be as happy as
possible with their accommodations. Unfortunately,
summer can bring a lot of problems, including pests.
Pests, like ants, rodents, and bees, can be more than just
annoying — they can cause property damage and even
be a threat to your tenants’ health. In fact, rodents
consume or contaminate up to 20% of the global food
supply. This is why it’s so important to do what you can
to ensure your properties stay pest-free. So today, we’re
going to start with something basic and talk about a few
ways you can keep bugs out of your tenants’ kitchens.
Take Care of Cracks and Leaks
One of the first things you should do to prevent bugs
from getting inside a house is to seal any cracks and
crevices that they could sneak in through. So if there are
any obvious places that bugs could be getting in, it’s
important to do some remodeling. While it’s true that
about one-third of homeowners adopt healthier habits
after remodeling their kitchen, a little remodeling can
also help prevent pests. Additionally, it’s important to
seal not-so-obvious places — around the stove and next
to the dishwasher are common places for bugs to creep
in. And lastly, it’s essential to prevent moisture buildup.
Pests, especially ones like cockroaches, seek out wet
places to nest. So if there are any leaking pipes or
clogged drains that are causing water buildup, those
problems need to be taken care of sooner rather than

in. And lastly, it’s essential to prevent moisture buildup.
Pests, especially ones like cockroaches, seek out wet
places to nest. So if there are any leaking pipes or
clogged drains that are causing water buildup, those
problems need to be taken care of sooner rather than
later.
Focus on the Exterior
Obviously bugs make their way into a home from the
outside — so it makes sense that pest prevention would
start outside. First, it’s important to make sure any trees
or bushes near the house are trimmed back. This is
especially important for any windows right near a
kitchen sink or counter because that’s going to be a
popular choice for infestation. Bugs can make their way
onto tree branches and then into the house from there,
so make sure you’re keeping up with the landscaping.
And secondly, you should consider spraying the outside
of the property with a safe insecticide. Ideally, this could
be done when you don’t have any tenants but it can be
a big help regarding pest prevention. You should spray…
continued on page 7
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How to Keep Pests Out of Tenants’ Kitchens
This Summer
continued from page 5

… around the entire exterior near the ground as well as
near windows, doors, and vents. This will create a nice
barrier and hopefully, help prevent critters from making
their way into the house.
Try Natural Approaches
If you’re hesitant to use harsh chemicals to prevent bugs
from getting into the kitchen, especially around food
items, there are some natural approaches to try. You can
make a little fly trap by putting apple cider vinegar and a
few drops of dish soap into a glass jar and putting on a

few drops of dish soap into a glass jar and putting on a
lid with holes — the flies will be attracted to the vinegar
and will end up trapped in the jar. You can also try
putting some lavender or mint oil around the edges of
windows or counters. Fleas, spiders, flies, and other
insects don’t like these smells and they can work as a
natural deterrent. So instead of using the traps designed
to catch some of the 10,000 species of ants, these scents
can simply keep them, and other bugs, out in the first
place. Even something like keeping basil plants in the
kitchen can help deter bugs from finding their way into
the kitchen.
Having bugs in the kitchen is something nobody wants to
deal with. So keep these tips in mind to keep your
tenants happy and bug-free all summer long.
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Senate Bill 608 Leads to New & Updated Forms
continued from page 1

ORHA Form #5A – Notice of Termination –
Qualifying Landlord Reason
After the first year of occupancy, the landlord may only
terminate a tenancy (month-to-month or fixed-term) for
cause or with 90-days’ written notice for one of four
Qualifying Landlord Reasons: 1) The landlord intends to
demolish the unit or convert it to a use other than
residential use within a reasonable time; 2) The landlord
intends to undertake repairs or renovations to the unit
within a reasonable time and the unit is unsafe or unfit
for occupancy, or will be unsafe or unfit for occupancy
during repairs or renovations; 3) The landlord intends for
the landlord or a member of the landlord’s immediate
family to occupy the unit as a primary residence, and the
landlord does not own a comparable unit in the same
building that is available for occupancy; 4) The landlord
is selling the property, and has accepted an offer to
purchase the unit separately from any other unit from a
person who intends in good faith to occupy the unit as
their primary residence. The landlord must provide the
notice and written evidence of the offer to purchase the
unit to the tenant not more than 120 days after
accepting the offer to purchase. If terminating a tenancy
under the exception, at the time the notice is delivered,
the landlord must pay a relocation fee equivalent to one
months’ periodic rent, unless exempt. Landlords with an
ownership interest in four or fewer residential dwelling
units are exempt from payment of the relocation fee.
ORHA Form #5B - Notice of Non-Renewal of
Lease
First year: Landlords may serve a notice of non-renewal
of lease to a tenant with 30-days’ written notice, but only
if the ending date of the fixed-term falls within the first
year of occupancy. Remember, regardless of length of
tenancy, proscribed notice periods may be longer in
certain local jurisdictions or in subsidized housing. Notice
of nonrenewal of lease within the first year of occupancy
for a lease of less than one year may be served prior to
the specified ending date for the fixed term, or 30 days
prior to the date designated in the notice for the
termination of the tenancy, whichever is later.
Three Strikes: A landlord may also terminate a lease with
90-days’ written notice if the tenant has committed
three or more lease violations, including non-payment
of rent, within the calendar year preceding service of
the notice. To terminate a tenancy under this
provision, the landlord must provide a written

Three Strikes: A landlord may also terminate a lease with
90-days’ written notice if the tenant has committed
three or more lease violations, including non-payment of
rent, within the calendar year preceding service of the
notice. To terminate a tenancy under this provision, the
landlord must provide a written warning notice at the
time of each violation. Each warning notice must specify
the violation, state that the landlord may choose to
terminate the tenancy at the end of the fixed term if
there are three violations within a 12-month period
preceding the end of the fixed term, and state that
correcting the third or subsequent violation is not a
defense to termination under this subsection. The 90day notice of termination must state that the rental
agreement will terminate upon the specified ending
date for the fixed term or upon a designated date not
less than 90 days after delivery of the notice.
ORHA Form #5C - Notice of Termination Two-Unit Owner-Occupied Property
Landlords who own two units occupying the same tax lot
where the landlord occupies one unit as their primary
residence, may continue to provide a minimum of 60days’ written notice of termination for no cause for that
specific rental property, even after the first year of
occupancy. The landlord may also terminate a tenancy
that meets this property exception with 30-days’ written
notice, if the landlord has accepted an offer to purchase
from a buyer who intends in good faith to occupy the
tenant’s rental unit as their primary residence. The
landlord must provide the notice and written evidence
of the offer to purchase the unit to the tenant not more
than 120 days after accepting the offer to purchase.
Remember, regardless of length of tenancy, proscribed
notice periods may be longer in certain local jurisdictions
or in subsidized housing. If terminating a tenancy under
the exception, at the time the notice is delivered, the
landlord must pay a relocation fee equivalent to one
months’ periodic rent, unless exempt. Landlords with an
ownership interest in four or fewer residential dwelling
units are exempt from payment of the relocation fee.
continued on page 13

Updated Forms
Both rental agreements – ORHA Form #2A – Month-toMonth Rental Agreement, and ORHA Form 2B – FixedTerm Rental Agreement – have been modified to
include new termination and rent increase language. 11
To make it easier for landlords to provide warning
notices to tenants under a fixed-term lease and
potentially terminate a lease under the Three Strikes
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Senate Bill 608 Leads to New & Updated Forms
continued from page 11

Updated Forms
– ORHA Form #2A –
Month-to-Month Rental Agreement
– ORHA Form #2B –
Fixed-Term Rental Agreement
Both rental agreements have been modified to include
new termination and rent increase language.
To make it easier for landlords to provide warning
notices to tenants under a fixed-term lease and
potentially terminate a lease under the Three Strikes
rule, the following forms have had new language
included that states: If you are on a fixed-term lease, be
advised your landlord has the option to terminate your
tenancy at the end of your lease if you have received
three or more notices for noncompliance (including nonpayment of rent) within a 12-month period preceding
the end of the fixed term. Owner/Agent may terminate
the tenancy by issuing a 90-day notice prior to the lease
end date, or 90 days prior to the date designated in the
notice, whichever is later. Correcting the third or
subsequent violation is not a defense to the termination.
This is your ____ violation in the last 12 months.
This language has been added to all noncompliance forms, including:
 ORHA Forms #4 & #44 – 72/144 Hour Notice of
Non-Payment of Rent
 ORHA Form #6 – Unauthorized Pet Violation
 ORHA Form #14 – Past-Due Rent Reminder
 ORHA Form #34 – Parking Violation
 ORHA Form #35 – Notice of Non-Compliance
 ORHA Form #38 – Notice of Termination with
Cause
 ORHA Form #13 – Notice of Rent Increase

In a month-to-month tenancy, the landlord may
increase the monthly rent upon providing 90-days’
written notice to each affected party provided that
the increase will not be effective prior to the end of
the first year of tenancy, and that it will not exceed 7%
plus the Consumer Price Index (CPI) for the West Coast
(currently 3.3%) annually, unless exempt. Newer
properties are exempt – If the certificate of occupancy
for the dwelling unit was issued prior to 15 years from
the date of the rent increase notice, there is no limit
on rent increases. The landlord must state the
exemption in the notice and provide documentation
supporting the facts of the exemption - such as a copy
of the Certificate of Occupancy - at the time the notice
is delivered. The form has been changed to include
this language and also now includes a section stating
what the percentage of increase is being imposed.
Note on resetting rents between tenancies - If the
prior tenancy was terminated for cause or initiated by
the tenant, the landlord may reset rents without limit.
If the prior tenancy was terminated within the first
year without cause, the landlord may not raise the
rent for the next tenant above the limits imposed by
SB 608.
With new laws, comes the need for more education.
SB 608 includes the highest penalties for noncompliance – three months’ periodic rent plus the
tenant’s actual damages, so pay attention and if you
have any questions about how to proceed, email
question to info@roa-swo.com.

Disclaimer: This column offers general
suggestions only and is no substitute for
professional legal counsel. Please consult an
attorney for advice related to your specific
situation.
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Welcome New and Returning ROA Members!
- Gary Koehler
- Mike Olyaee
- Stephan Stys

- Carol Meijer
- Jennifer Spatz
- Karen Bones

Join Us

Your ROA Board of Directors
President: Cindy Colter
coltercindy@gmail.com (541) 404-8609
Vice President: Sage Coleman
sage@pacificpropertiesteam.com
Secretary: Vacant
Treasurer: Kris Thurman
kris@eledwardsrealty.com (541) 756-0347
Position #1: Maria Menguita
malumeng@gmail.com (541) 269-1912

Ever wonder what goes on at ROA Board meetings? Have
any suggestions to share? Interested in joining? Bring
your thoughts and/or ideas. Or just listen in and see what
we're all about.
The ROA Board of Directors meets every first Tuesday of
the month at 880 California Ave. in North Bend from noon
to 1:00pm. Meetings are always open to the public.
Consider joining the board and have a voice in your local
Rental Owners Association. Everyone wins when we put
our ideas together to achieve a shared goal.

Position #2: Regina Gabbard
regina@epuerto.us (541) 435-7111
Position #3: Joan Mahaffy
mahaffyje12@yahoo.com (541) 269-6562
Position #4: Vacant
Position #5: Dennis Schad
dennisschad@gmail.com (541) 297-3609
Position #6: Danielle Cleary
dcleary@ccnbchas.org (541) 751-2051

Contact us at:
2707 Broadway Ave.
North Bend OR 97459

roa-swo.com
info@roa-swo.com
(541) 756-0347

This publication is designed to provide informative material to its readers. It is distributed with the understanding
that it does not constitute legal, accounting, or other professional advice. Although the material is intended to be
accurate, neither we nor any other party assume liability for loss or damage as a result of reliance on this material.
Appropriate legal or accounting advice or other expert assistance should be sought from a professional.
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In Case You Missed It: 1031 Exchange – What You Need to Know
By Joan Mahaffy
Board Member - ROA of SWO

The speaker at the general meeting of the RENTAL
OWNERS ASSOCIATION OF SOUTHWESTERN OREGON on
Thursday, June 27 was Tonija J. Beutler of Beutler
Exchange Group, LLC. Her firm, though based in
Portland, facilitates 1031 exchanges for clients all over
the country. I was amazed to learn that 1031 exchanges
have been in the tax code since 1921---98 years ago!
However, Tonija and others go back to DC on a regular
basis to educate senators and especially their new young
staffers, on why it’s important to keep it. During this last
tax code revision, the ability to exchange cattle
(something we did 20 yrs. ago...dairy cows for beef cows)
and equipment was eliminated. Now 1031 exchanges
are available only to rental properties, commercial
properties and land held for investment. Two categories
of property that do not qualify for exchange treatment:
property held for personal use (for example, a second
home) and property held primarily for sale (new
construction, new lots and flips).

properties and land held for investment. Two categories
of property that do not qualify for exchange treatment:
property held for personal use (for example, a second
home) and property held primarily for sale (new
construction, new lots and flips).
The beef brisket from Fisherman’s Grotto was delicious
as was the fish, red potatoes and salad…and plenty of
each! President Cindy Colter made sure there was
dessert…a wide variety of cake options from Safeway
and there was coffee!
A big thanks to board member Regina Gabbard for
making all the arrangements for the speaker and the
food from Fisherman’s Grotto!
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dessert…a wide variety of cake options from Safeway
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A big thanks to board member Regina Gabbard for
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food from Fisherman’s Grotto!
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