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February 2022 

In This Issue: 

Introduction to the ORHA Forms 

Store 

President’s Message: Ringing in 

the New Year 

Featured Articles: 

What Is a Security Deposit? The 

2022 Guide for Landlords  

Fire Pits, Tenants and Rental 

Property – Some Things to Think 

About 

A security deposit is money the renter pays you to cover any potential lease 

violations during their tenancy, such as damage to the apartment, unpaid 

rent or breaking the lease. It’s not unusual to hear a new tenant asking, 

“What’s a security deposit?” as they sign their lease. 

 

Some landlords may not require a security deposit if they feel they’ve done a 

thorough job screening their tenant. However, ensuring you and your tenant 

have a clear understanding of the term is essential to avoid any potential 

issues down the road. It will help keep your tenant happy after they’ve moved 

out, making them more likely to recommend your property to someone in 

need of a rental. 

 

continued on page 5 

What Is a Security Deposit?  

The 2022 Guide for Landlords 
By Taylor Marley | Jan,5th 2022 
www.turbotenant.com 

Navigating COVID Tenant 

Protections, Eviction 

Moratoriums, and Tenant Debt 

Protections 
Presented By: Christian Bryant 

Wednesday, Feb 16th   

starting at 5:00pm 

- Members: $20 

- w/ 2 CE Credits: $50 
* Register online at 

www.roa-swo.com/events 

Webinar 

https://oregonrentalhousingpac.org/
https://roa-swo.com/
https://www.turbotenant.com/blog/what-is-a-security-deposit/
https://roa-swo.com/events
https://roa-swo.com/events
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it to be a permanent fixture. Portable fire pits are still an 

option for those who want to store them on a seasonal 

basis or move them around a common area or yard. 

 

Materials and size? 

Most owners who choose a permanent fire pit tend to use 

stone, brick or concrete for the basis of the pit. 

 

Portable fire-pit users can choose from many different 

types of metals, copper being the most popular choice. 

When choosing the right size, you don’t want the fire pit so 

big that it takes up too much of the yard or makes too big 

of a statement. You also don’t want it so small that it 

wouldn’t be ideal for a group to use. 

 

Fire pits and rental property safety 

If you have a tenant who has installed or used a fire pit 

without permission, you simply cannot trust that they have 

taken the necessary precautions or that they understand 

the dangers and liability this brings to you as the property 

owner or manager. 

 

Not knowing about a fire pit on your property won’t stop 

it from causing damage and injury. 

 

Remember to monitor what your tenants are doing and if 

a fire pit is important for your property in a common area, 

take charge and get it done in a safe, responsible manner. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Fire Pits, Tenants and Rental Property – Some Things to Think About 
January 24th 2022 
www.rentalhousingjournal.com 

Fire pits are very popular, and no doubt your tenants have 

thought about gathering around one into the crisp 

evenings of fall. 

However, some freestanding fire pits – especially in a 

common area – could be unsafe and present major hazards 

to both tenants and property landowners. So correct setup 

and handling of fire pits is important. 

If you’ve decided to allow a fire pit on your property, there 

are things you can do to protect both your real estate 

investment and your tenants. 

The pit should be placed far enough away from any 

residences and in a place where the ground is level.  Before 

starting to build a fire pit, you should check with the local 

ordinances about possible restrictions. 

Fire or gas fire pits 

These are two options for fire pits. When it comes to 

convenience, gas fire pits can produce instant flames. If 

you choose gas, you’ll need to change out the gas tanks 

when empty. With a wood fire, you’ll need to have a dry 

area for a stockpile of logs. For maintenance of gas fire pits, 

the gas valves should be cleaned regularly to avoid buildup. 

Log fire pits, on the other hand, don’t need much 

maintenance at all. Aesthetically, fire glass for gas fire pits 

can come in many different colors and give a very 

contemporary look to any outdoor area, while log fire pits 

give more of a rustic feel and look. 

 

Permanent or portable? 

If you have chosen a gas fire pit, you will most likely want 

it to be a permanent fixture. Portable fire pits are still an 

option for those who want to store them on a seasonal 

basis or move them around a common area or yard. 

 

Materials and size? 

Most owners who choose a permanent fire pit tend to use 

stone, brick or concrete for the basis of the pit. 

 

Portable fire-pit users can choose from many different 

types of metals, copper being the most popular choice. 

When choosing the right size, you don’t want the fire pit so 

big that it takes up too much of the yard or makes too big 

of a statement. You also don’t want it so small that it 

wouldn’t be ideal for a group to use. 

 

Fire pits and rental property safety 

If you have a tenant who has installed or used a fire pit 

without permission, you simply cannot trust that they have 

taken the necessary precautions or that they understand 

the dangers and liability this brings to you as the property 

owner or manager. 

 

Not knowing about a fire pit on your property won’t stop 

it from causing damage and injury. 

 

Remember to monitor what your tenants are doing and if 

a fire pit is important for your property in a common area, 

 

https://rentalhousingjournal.com/fire-pits-and-rental-property-some-things-to-think-about/
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What Is a Security Deposit? The 2022 Guide for 

Landlords  

continued from page 1 

What Is a Security Deposit for Renters? 

The security deposit is one of the fees a renter pays when 

signing their lease. Generally, most landlords require the 

following fees to be paid when signing the lease: the 

security deposit, first and last month’s rent, and, if they 

have a pet, a separate pet deposit. 

Don’t confuse the security deposit with the apartment 

deposit to reserve the apartment before the move-in 

date. You can have the apartment deposit transition into 

a security deposit once the tenant has moved in, but 

generally they are different. 

Most landlords choose to make the security deposit 

refundable, provided the tenant doesn’t cause any 

damages. Money is a powerful motivator, so tenants are 

more likely to abide by the lease agreement to get back 

the full amount, protecting your property. 

Some landlords, though, may opt to have the security 

deposit also serve as the last month’s rent, in which case 

it would not be refundable at the end of the lease. While 

this lowers the amount of savings the potential renter 

needs to bring to the table, it does leave you on the line 

for repairs that may be needed when they move out. 

The terms of the security deposit should be carefully 

documented in the lease, and it’s worth going over 

verbally when your tenant signs their lease, just to make 

sure everyone is on the same page. 

How Much Is a Security Deposit? 

Unfortunately, there’s no easy answer to this question. 

The amount you set for your tenant depends on several 

factors. 

1. Your Location 

Before setting your tenant’s security deposit amount, 

you need to consider your state’s laws governing how 

much you are allowed to charge. 

 

Some states, like California, require security deposits to 

cover two months’ rent for an unfurnished apartment, 

and three months’ rent for a furnished one. Other states, 

Some states, like California, require security deposits to 
cover two months’ rent for an unfurnished apartment, 
and three months’ rent for a furnished one. Other states, 
like Florida, have no limit on what you can charge. 

Once you know if your state has set security deposit 
parameters, you can take other factors into account. For 
insight into what landlords are charging in your rental’s 
location, check out our Rental Data Center, which 
provides average security deposit prices in major U.S. 
cities. 

2. Your Tenant’s Credit Score 
Because a person’s credit reflects how responsibly they 
behave when it comes to money, it is reasonable to 
assume it also reflects their level of responsibility in 
other areas of their life. 

Since you want a tenant who is responsible, and 
therefore someone who will take care of your rental, 
someone with a lower or no credit score may trigger a 
red flag for you. If that’s the case, and your state allows 
it, you can charge someone with a lower credit score a 
higher security deposit. 

3. Your Tenant’s Rental Application 
If your tenant’s rental application includes a spotty 
employment history or a criminal record, it’s reasonable 
to conclude there is more of a risk in renting to them. For 
that reason, you can elect to raise the security deposit to 
reflect the higher risk. 

4. Type and Quality of Your Rental 
If your state allows you to set your own security deposit 
amount, you can charge more if the unit is new. The 
same is true if it is a larger unit. 

5. What Your Competition Is Charging 
Finally, you can explore what your local competition is 
doing so you can price your security deposit 
competitively. Savvy renters will be looking for not only 
the best deal on rent, but also the lowest fees, especially 
if they don’t have a lot of cash on hand. 

continued on page 8 

 



ROA-SWO Newsletter – February 2022 

6 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Have you been to the ORHA Forms Store? 

One of the great benefits of ROA membership is the ability to get ORHA forms at a 

discounted rate; applications, rental agreements, violation forms, termination forms and so 

much more. Members pay only $2.99 instead of the regular price, $6.99! They're legally 

vetted and always up-to-date on current landlord/tenant law. 

Go to the ORHA Forms Store to get your forms today!  

store.oregonrentalhousing.com 

**The member discount code recently changed.** 

Please call us at (541) 756-0347 to get the new code after verifying your membership. 

https://store.oregonrentalhousing.com/
https://store.oregonrentalhousing.com/
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Once on the Forms Store, just scroll down to the catalog. From there, either choose from 

the forms below or select a category to filter your options. You can choose from Screening, 

Move-In, Operating, Violation or Termination. All the forms are color-coded based on their 

category.  

After selecting the form you need, just fill in the required fields (indicated with blue icons or 

*). You can choose “Preview Form” at the bottom to review the form prior to ordering. 

Once the form looks acceptable, just click “Generate PDF”. You can always add forms, 

delete forms or checkout if you’re ready to go. Payments can be made using your PayPal 

account or credit/debit card. 

For assistance, please call us at (541) 756-0347 or stop by the E.L Edwards office located at 

2707 Broadway Ave., in North Bend. 

https://store.oregonrentalhousing.com/
https://store.oregonrentalhousing.com/
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What Is a Security Deposit? The 2022 Guide for 

Landlords  

continued from page 5 

When Do Tenants Pay the Security Deposit? 

Most landlords prefer to collect the security deposit 

when the tenant signs the lease paperwork. At that time, 

you are already collecting other payments and fees so it 

naturally makes sense. 

Other landlords prefer to collect it as part of the lease 

deposit to hold the apartment, while some states require 

you to collect it in stages over the first few months of a 

lease’s term. For example, if you charge a security 

deposit equivalent to two months’ rent, the tenant 

would pay it in two installments over the first two 

months of the lease in addition to their regular rent. For 

state-specific security deposit laws, visit here. 

Regardless of when you collect it, make sure that you are 

collecting the security deposit as a separate check or 

payment, since you will need to deposit it in a separate 

account from the rest of your business transactions. 

What Do I Do With a Security Deposit? 

While tenants can still pay their security deposit with a 

check when they sign the lease, they can also pay them 

online just as they pay rent. However they choose to pay, 

once your tenant has paid their security deposit, it’s your 

responsibility to protect it until they move out, at which 

point you inspect the property, deduct for any damages 

or missed rents, and then return it to the tenant. (More 

about that here.) 

Check your state’s laws carefully about what type of 

account to use; several states require landlords to 

deposit security deposits in an interest-bearing account. 

If that’s the case, the tenant is owed the interest once 

the deposit is returned when the lease expires. You may 

also be required to share a deposit receipt or interest 

statements with the tenant. 

Once it’s deposited, don’t touch the balance until the 

tenant moves out. 

 

What Is a Security Deposit Used For? 

What Is a Security Deposit Used For? 
A security deposit is a good thing because it protects 
your rental property and your bottom line if your tenant 
damages the rental or skips out on rent at the end of 
their lease. It also benefits future tenants, because you 
can repair damages without raising rent for future 
tenants to pay for the costs. 

Once your tenant has vacated the apartment, then you 
can determine what (if any) deductions you need to 
make from the security deposit. 

What Does a Security Deposit Cover? 
In general, a security deposit covers any damage caused 
by the tenant, their pet(s), their guests, or their 
subletters (if permitted in your lease). 

• You can deduct the cost of repairs for damage beyond 
normal wear and tear. Normal wear and tear is 
considered any damage that occurs during ordinary 
use. For example, the standard apartment carpet is 
expected to last about five years, so if it’s looking worn 
within that time frame, it’s normal wear and tear. In 
that case, you can’t deduct the cost of new carpet from 
the tenant’s security deposit. On the other hand, a 
large red wine stain from a party is not normal, so in 
that instance you could deduct the cost of replacing 
the carpet. 
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• You can deduct any overdue rent or unpaid fees. If 
your tenant is evicted for nonpayment of rent or just 
skips out on the rent at the end of their lease, you can 
keep the security deposit in lieu of that rent. This is 
why most landlords choose to set their security 
deposit amount in relation to monthly rent. If the 
tenant moves out without paying fees, such as a lost 
key fee or a parking pass fee, you can also deduct that 
from their security deposit before returning it. 

• You can deduct the cost of a cleaning if your tenant 
left the apartment a mess when they moved out. 
While you should expect to do some light cleaning 
before the next tenant moves in, the rental shouldn’t 
require any deep cleaning. If you need to call in 
professionals, or if the tenant left a bunch of items in 
the apartment for you to dispose of, you can deduct 
that cost from their security deposit. 

What Doesn’t a Security Deposit Cover? 
Security deposits don’t cover everything, which is why 
you may want to require your tenants to have rental 
insurance as part of their lease requirements and why 
you should consider landlord’s insurance (which is 
usually required if you are paying a mortgage on the 
rental property). 

• You can’t deduct the cost of repairs due to a natural 
disaster from a security deposit. If an apartment 
floods during an excessive rainstorm, you are 
responsible for paying for cleanup and repairs because 
the tenant didn’t cause the flood. In most cases, your 
insurance will cover this. If, however, their washing 
machine floods the apartment below them, their 
renter’s insurance should cover that. If they don’t have 
renter’s insurance, then you could deduct it from their 
security deposit. 

• You can’t deduct the cost of repairs due to damage 
done during a break-in. A tenant’s renter’s insurance 
should cover the replacement of lost items, but you 
are responsible for repairing the broken window the 
thieves used to enter the apartment. In most cases, 
your insurance should cover this. 

• You can’t deduct the cost of repairs due to a fire 
started in another apartment. If a unit is damaged in 
a fire, where it starts is key. You can only use a tenant’s 
security deposit if they are directly responsible for the 
damage. If the fire starts in the tenant’s apartment, 
their renter’s insurance should cover the cost of 
repairs; if they don’t have renter’s insurance, then you 
can deduct the cost of repairs from their security 
deposit. Otherwise, the repairs should be covered by 
your insurance policy. 

When Is the Deadline to Return a Security Deposit? 

Once the tenant vacates the rental, you have anywhere 

When Is the Deadline to Return a Security 
Deposit? 
Once the tenant vacates the rental, you have anywhere 
from 14 to 60 days to make any deductions and return 
the security deposit to the tenant. Check your state’s 
laws to determine your specific deadline. 

**Oregon: Return security deposits within 31 days** 

Once you have assessed the apartment for damages, 
made repairs, and tallied any unpaid rent or fees, you 
must notify the tenant in writing of any deductions you 
make to their security deposit. Some states may also 
require you to provide receipts for any repairs that are 
made so the tenant knows you are making the 
deductions accurately. 

If you are returning the security deposit in full or in part, 
it is generally returned via mail in the form of a check. 
Make sure you get the tenant’s new address when they 
move out to prevent any delays in delivery! 

What If the Tenant Disagrees With Damage 
Charges? 
Sometimes a former tenant may dispute a damage 
charge or seek to have their deposit returned in full. In 
this case, records are your friends. Provide receipts for 
the repairs to show your deductions were fair. If they 
argue that the damage was done before they moved in, 
refer back to rental inspection checklists from their 
tenancy. 

In some cases, the tenant may ask to negotiate in order 
to get back their security deposit, either by making the 
repairs themselves (such as filling in holes from hanging 
pictures or repainting the apartment). Whether you are 
open to this type of negotiation is up to you. 

If the situation is not resolved, the tenant may send you 
a formal demand letter before filing a lawsuit in small 
claims court, at which point it’s a good idea to consult a 
lawyer. 

There’s a lot to consider when setting a security deposit 
for a tenant — or even whether to charge one. Start by 
carefully considering your state’s laws governing security 
deposits. Regardless of what you decide, ensure your 
security deposit policy is clearly stated in the lease to 
avoid any potential issues after the tenant moves out. 
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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. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Contact us at: 

2707 Broadway Ave.         info@roa-swo.com 

North Bend OR 97459   (541) 756-0347 

 

Welcome New and Returning ROA Members! 
 

Michael Cougar, Adrianne Hitner, William Holbrook, 

Kristine Thurman, and Michael & Jennifer Schulz 

Ever wonder what goes on at ROA Board meetings? 

Have any suggestions to share? Interested in joining 

the board?  Bring your thoughts and/or ideas. Or 

just listen in and see what we're all about. 

The ROA Board of Directors meets every month. 

Meetings are always open to members. Contact us 

for more information. 

 

Your ROA Board of Directors 

President: Jaime Thurman 

jaime@eledwardsrealty.com (541) 756-0347 

Vice President: Regina Gabbard 

regina@eledwardsrealty.com (541) 756-0347 

Secretary: Reyna Hernandez 

rhernandez@orcca.us (541) 435-7080 

Treasurer: Kris Thurman 

kris@eledwardsrealty.com (541) 756-0347 

Past President: Cindy Colter 

coltercindy@gmail.com (541) 404-8609 

Position #1: Maria Menguita 

malumeng@gmail.com 

Position #2: Sage Coleman 

sage@pacificpropertiesteam.com (541) 404-0431 

Position #3: Joan Mahaffy 

mahaffyje12@yahoo.com (541) 269-6562 

Position #4: Cheryl Kuhn 

adelaide09152017@gmail.com (360) 649-2524 

Position #5: Dennis Schad 

dennisschad@gmail.com (541) 297-3609 

Position #6: Vacant 

roa-swo.com 

mailto:info@roa-swo.com?subject=Newsletter%20Response
mailto:rhernandez@orcca.us
mailto:kris@eledwardsrealty.com?subject=ROA%20Newsletter%20Response
mailto:malumeng@gmail.com
mailto:mahaffyje12@yahoo.com?subject=ROA%20Newsletter%20Response
mailto:adelaide09152017@gmail.com
mailto:dennisschad@gmail.com?subject=ROA%20Newsletter%20Response
https://roa-swo.com/events
hhttps://roa-swo.com/
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President’s Message 
By: Jaime Thurman, ROA-SWO President 

January 24, 2022 

The beginning of the New Year brings a new President to the 

association. I am honored and excited to serve as the 2022 

President for the Rental Owner’s Association of 

Southwestern Oregon. Many of you are already familiar with 

my name, and likely are familiar with my face as well. In 

addition to being on the board for at least the last 4 years, I 

am employed full time at E L Edwards Realty II, Inc. We serve 

as a hub for the Association, and many of you come to us to 

purchase forms, register for webinars, and ask general 

questions.  I am pleased to have Regina Gabbard by my side 

as not only a coworker, but my Vice President for the 2022 

year. Regina has been with the board for 6 years and has 

served the majority of her time as our Education Coordinator. 

I would like to extend a HUGE thank you to Regina for always 

providing us with insightful and helpful information in regard 

to all things that pertain to “the landlording business”.  

The last couple of years have brought many interesting 

challenges for landlords and the board has definitely had to 

make some adjustments to how we educate our members 

and disperse necessary and helpful information. This year, 

one of our goals is to bring some “normalcy” back to the 

association and we hope that we can start to have some in 

person meetings in the near future. We will continue to have 

virtual meetings and webinars for our members that prefer 

this format of learning/training. We certainly look forward to, 

once again, seeing everyone’s faces.  

I would like to extend that I am always available to be 

contacted via my work phone number, my cell phone number 

or via email should you have any questions, comments 

and/or suggestions. Thank you again for the opportunity to 

serve as your SW-ROA President.  

 

one of our goals is to bring some “normalcy” back to the 

association and we hope that we can start to have some in 

person meetings in the near future. We will continue to have 

virtual meetings and webinars for our members that prefer 

this format of learning/training. We certainly look forward to, 

once again, seeing everyone’s faces.  

I would like to extend that I am always available to be 

contacted (jaime@eledwardsrealty.com) should you have 

any questions, comments and/or suggestions. Thank you 

again for the opportunity to serve as your SW-ROA President.  

https://oregonrentalhousing.com/news/9326834
mailto:jaime@eledwardsrealty.com?subject=ROA%20Newsletter%20Response
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