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Most landlords don't get into the rental real estate
business with the intention of failing. They don't
purchase properties in order to lose money or
select tenants who they'll have to evict one day.

No, the goal is to earn some short-term cash flow
and some long-term ROI.

But, mistakes are easy to make, and in the world of
real estate investing, those mistakes are often
expensive. They do real damage financially, and
they're made by experienced investors as well as
new landlords.

At Mynd Property Management, we are professional

property managers who have made mistakes, too.
We want to help you learn from our mistakes and
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grow with the help of our extensive data,
professional resources, and personal experience.

That's why we put together this book.

We're calling it a Starter’s Kit, but you can find value
in these pages even if you own a portfolio with 100
rental properties scattered across various markets.
This book reaches real estate investors wherever
they are. If you're preparing to purchase an
investment property and you don't know what
you're looking for - check out chapter one.

If you're preparing for the leasing process, chapters
two and three will help you with advertising and
putting together a lease agreement. It will also walk
you through maintenance, help you avoid vacancies
and offer all the tips and advice we can think of to
help you “mecjxntq sdm™msrjhave a successful rental
experience.

Investing in real estate is an excellent opportunity
to build wealth and achieve greatness. But, it can be
full of risks, liabilities and headaches. Hopefully, this
thorough guide to getting started will help reduce
your stress and increase your rental income.

Once you've looked it over, get in touch with us at
Mynd. We'd love to hear your feedback and to talk
about how you're doing as you navigate the rental
real estate market.
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At Mynd Property Management, we have a
department that oversees regulatory aspects, and
we work hard to keep up with all of the legal and
regulatory changes that impact our owners, our
investors, and even our tenants.

REAL ESTATE
INVESTING

PITFALLS

and How to Avoid Them

For the video, go here.

There are a number of regulatory aspects to real
estate investing. This topic isn't always a fun one for
investors, but it's critically important. If you're going
to invest in real estate and rent property out to
tenants, you need to be comfortable navigating and
identifying the different statutory regimes.
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Tmecdgrs™ mehmT Dhudqrd Qd "k Ers ™ sd Qdftk™ shnmr

(S If you're interested in entering a
S /] new market or even renting out
homes in a new city, you'll have a
E new set of rules and laws that
apply to the way you do
business.

As most of you are aware, each state has its own
landlord and tenant act and its own regime of
statutes that govern the relationship between
property owner and property renter.

Many cities and municipalities have laws that
augment and enhance what the state already
requires. A lot of times, those city ordinances are
more onerous and have more details.

If you're caught by surprise or you're not aware of
the regulatory and legal issues in your market, you
can have a technical foot-fall that may lead to costly
errors. So, be aware of what's out there and what's
required.

n 0 okb~shnmr ne L~ jhm¥ Kdf "k L.hrs™ jdr

. The implications of not being aware

Klz of the laws that affect you or
running afoul of those laws can be

costly and create headaches. It's
essential that you educate yourself
because if you're not aware of the
laws and the requirements, the statutory penalties
will also surprise you.
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The trend among many cities and states right now is
to assess treble damages, which means a dispute or
a mistake can cost you three times the amount that
it should.

This is especially common with security deposit
disputes.

If the security deposit amount in question is $1,000,
and you are found to have violated the security
deposit law, you will have to return the tenant’s
entire $1,000 deposit, even if damage was left
behind at the property. Not only that; you'll face
punitive damages of three times the original
deposit amount, which adds $3,000 to your bill.

So, the tenant is entitled to full refund plus three
times the award, and sometimes attorney fees and
costs as well. You do not want to find yourself in
this situation, and tenants’ rights attorneys are
always more than happy to take these cases to
court.

M~ uhf " shmf Qdms Cnmsgnk-
A more obvious example of a city
and local law that requires your
attention is rent control. If you've
never had to deal with rent control
before but you're in a new market
which does have a rental control
ordinance, you'll want to spend
some time understanding exactly
what that means.

According to the cities and jurisdictions with rent

control laws on the books, once you enter into an
initial lease with a tenant, you are capped on how

1 LObbTF! KOy =Yxdvz¥dd! LY¥ 7% <l Tomfenxl 4¥FY xF!! Ti'mzO" “mfF L ¥F)! U C



much you can increase the rent once the initial term
is up or your lease goes month to month.

It's usually the city or a rent board that determines
how much of an increase is acceptable and
permitted.

The rent control laws we work with often include a
just cause ordinance too, which prevents evictions
without a very good reason.

Tenants are permitted to stay in your property for
as long as they want, as long as they are paying the
rent and complying with the lease.

So, you could find yourself with a tenant who has
been in place for 20 years, leaving your rent at a
level that's dramatically below the market norms.

Some cities have just cause ordinances that stand
alone and don't come with rent control laws. These
just cause regulations serve the same purpose; they
prevent landlords from evicting tenants or
terminating leases for reasons that aren't
nonpayment of rent or a lease violation.

You can increase rent once the lease term has
expired, but the tenant is otherwise entitled to stay
as long as the tenant wants to if rent is being paid.
Landlords cannot arbitrarily terminate the lease
agreement.
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Knb~k Rdbtghsx Ddonrhs Qdpthgd B dmsr-

Security deposits can be another

oJo hotspot for local ordinances. They
L D ;
s will differ and have variances, so

it's important to understand
whether there’s a maximum
amount you can charge in a
security deposit, if there's a
particular place you need to hold it, and what you
can and can't do with your tenant's security deposit.

seccce gy

Local laws will dictate when you can apply funds
from the deposit, and how long you have after a
tenant moves out to return all or part of the
deposit.

Your security deposit accounting will be extremely
important, and must be well-documented. Some
states will require you to disclose in your lease
agreement which bank holds the deposit.

Other states will require you to pay interest on the
deposit. Sometimes, you will be required to apply

the interest annually and provide the tenants with
an account of what has been accrued in interest.

There are little nuances to every state’s security
deposit law, and it's easy to find these details buried
in larger landlord/tenant statutes.

Make sure you take the time to know what's
required, and be careful about disputes with your
tenants.

Documentation is critical, and if you don't document
well, you could find yourself at a huge disadvantage
when it comes to managing your tenant’s security
deposit.
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Qdms "k Ognodgsx Dhrbknrtgdr ~mc Qdfhrsq shnmr

You'll have to provide several
different disclosures and other
materials to your tenants with
your lease. Some of the most
common disclosures are
federally required, such as
lead-based paint disclosures.

In each state, there are different sets of disclosures
that layer on top of the federal requirements. Cities
will often require their own disclosures in the lease
agreement as well.

It's possible you'll have to provide a document that
outlines all of the tenant’s rights and the landlord’s
responsibilities. Some cities have this ordinance.
You might have to provide it with the lease or as an
addendum to the lease agreement. Make sure you
know what's required.

Rental registrations are also required in some cities.
You may have to register your rental unit with the
city, or register yourself as a landlord. This will
require a fee, and in most jurisdictions will trigger
annual inspections or regular inspections that
you're required to coordinate with licensed
inspectors.

Rntgbd ne tmbn B d Ognsdbshnmr-

Something that's gaining
momentum in a lot of
communities is preventing
discrimination based on source of
income. It can launch a
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discrimination complaint if you reject a tenant
based on how they earn income.

In most jurisdictions, landlords can choose whether
they want to participate in Section 8 or other
housing voucher programs. But, some cities may
designate that a voucher is a protected source of
income. All of a sudden, landlords cannot choose to
allow Section 8 tenants to apply; failing to consider
those tenants will subject the landlord to a
discrimination complaint because those housing
vouchers can be considered income.

Shor nm M~ uhf~shmf Rs " stsngx Qdfh B dr

Compliance starts with having
| G- the right forms. Your lease
agreement should be vetted
by local counsel, and that will
set the groundwork for putting

. \/ you on the right foot in

complying with requirements.

You need the right notices and forms that are
current and up to date with legislative activity.

Landlord/tenant law firms are well-established in
most markets, and they are a great resource when
you need someone to review a lease agreement. Try
to get on their email lists and subscribe to their
newsletters. You'll be exposed to all the common
legal issues that landlords in your area deal with.

Join local housing associations for similar resources.
They will also have forms you can use, and they'll be
kept up to date and with the right language. That's
your starting point; and then make sure you have
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the processes and procedures that align with those
requirements.

A local attorney and a good property management
company will have the best forms and processes
and systems.

Lastly, something that does get overlooked more
than anything else is your tenant relationship.

No one is perfect. So, develop a good relationship
with your tenants. If you have trust, open
communication, and empathy, you'll have tenants
who come to you if there's trouble or something
goes wrong. With a good relationship in place, you'll
resolve 99 percent of issues before there’s a big
problem.

Make sure you have a good management company

that's responsive and knows how to provide
outstanding customer service to your tenants.
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One of the best ways to reduce your vacancy time,
attract the best tenants, and earn the most money
on your rental property investment is with great
marketing and advertising.

If you have a terrific property for rent but no one
knows about it - how will you earn rental income
and increase your ROI?

o & Tricks for ‘|

ADVERTISING
YOUR
PROPERTY

For the video, go here.
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https://youtu.be/9_PRw2n7AVw

Why is advertising important?

Because, when you advertise your property well,
you're able to bring in more tenants and attract a
larger pool of potential renters.

This leads to better tenant placement because it
helps you to source the best residents possible.
When you have a highly qualified tenant in place,
you'll minimize your financial losses and you'll
protect the condition of your property. You won't
have to worry about expensive evictions or
extensive property damage.

Great tenants bring great peace of mind, and you
find those great tenants with exceptional
advertising.

tmudrs hm Ognedrrhinm "k Ognsnfq~ ogx

You have probably heard
the saying that pictures are
worth a thousand words.

This is true, especially when
you look at the statistics for
listings that have pictures
versus the listings that don't
have pictures.

When your rental property listing includes
photographs, you're going to receive 95 percent
more views than listings that don’t have
photographs. It's also important to note that
tenants who are looking for rental homes will spend
the majority of their time looking at your photos.
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In fact, our research has demonstrated that they
spend 60 percent of their time scrolling through the
photographs in your ad.

So, it's clearly important that you get this part right.
Don't just take a few lazy photos with your phone.
Invest some time and effort.

Great photos start with staging and property prep.
Get rid of any and all trash and debris that might be
found gathered around the property. Put the toilet
seats down in the bathrooms. Don't leave cleaning
supplies on the counters, and make sure that all of
your personal items are out of the way.

Your goal with your photos is to create a space for
prospective resident to envision themselves living. It
has to look appealing and it has to connect with
potential tenants emotionally.

Make it look good. Wipe all the windows so they're
clear, and remove any cobwebs in the corners. Dust
off the ceiling fans and make sure the lawn has
been mowed and watered.

Then, focus on lighting. If possible, we recommend
you take all of your marketing photos during the
day. If that's not possible or you're taking photos on
a day that's bleak and overcast, make sure you turn
on all the lights in the property. Lighting will have an
impact on the clarity and crispness of your photos.

Once the home is clean, the lighting is on point, and
your staging is prepared, it's time to think about the
angles of your shots. The widest vantage is always
going to be in the corner.
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Try to capture two walls and not three when you're
actually snapping the picture. Three walls can close
up a room in a photograph.

Don't stand up too high or the environment will
look completely artificial. You're going for a natural,
appealing shot that gives viewers the best possible
look at your property.

Before you head to the home to take your
photographs, it's a good idea to have a shot list.
When you have your list, you'll be prepared and
organized, and thinking about the best shots before
you even arrive.

On that shot list, we recommend including:

. Every bedroom in the house.

. Every bathroom in the house.

. Several pictures of the kitchen and its

appliances.

. Dining areas - inside and outside.

. Living room and family room spaces.

. Outdoor spaces, especially the yard and any
parking.

. Any other shots that provide a great

ambiance.

You want the viewers to feel comfortable with your
neighborhood, so include some pictures that give
prospective tenants an idea of the community that
your property is in.

We always recommend that you work with a great
camera. You don't have to go out and spend
thousands on a new camera, but high resolution
photos are preferred and will deliver the best
results.
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If you have an SLR camera, that's going to be great.
Smart phones are good too. When you upload the
photos to your listing, remember that the minimal
amount of resolution is 72 pixels.

Vhsd Ggd ~s Ac Chox

e ADS

— » Once you have some outstanding
— photos, you need to match those
photos with accurate, engaging,

’ and interesting descriptions.

The copy is what ties your whole story together. It
also helps your searchability with great SEO, which
ensures your listings are found by prospective
tenants. The copy breaks out into two different
sections; the headline and the description or the
summary.

The headline is important. It's the first thing that
someone sees when they're viewing a listing, and
many people will decide whether or not they want
to keep reading based on the headline.

So, we recommend that you follow a formula when
you're writing a heading for your rental property
advertisement. That formula has worked for us
repeatedly, and it looks like this:

A 1 ntms ne Qdms Oghbd + Mt B adq ne Bdcgnn B r +-
Mt B adq ne B sggnn B r + Sxod ne Ognodgsx + Knb ™ shnm +-
Ggd s Rdkkimf Onhms

That sounds like a long formula, but that's okay. It

includes the most relevant information and gives
readers a reason to keep reading.
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Here's what it would look like if you were a landlord
in San Diego putting your property on the market
for rent:

$1,850 1-adcgnnll 1-a“sggnnl "o gsBdmshm R m-
Dhdfn vhsg rstmmimf uhdwvr .-

That headline follows our formula and immediately
tells prospective tenants whether the home is in
their price range, desired location, and target size.

After the headline is written, you'll need to compose
the summary. The summary section is also
important; it allows you to finish telling the story
and to tie your headline to your photos.

This section of the ad helps the potential resident
visualize what your property is like. You should
highlight the amenities that are available or the
unique features.

Include adjectives and describe what the
neighborhood is like. Include a map or other
important information that will add value to your
listing.

You want to be sure you're not attracting the wrong
tenants. So, if you have a no-pet policy or other
restrictions, make sure you state that in your ad.
You should say if utilities are included or if there's a
pool in the building or a parking space or access to
public transportation.

Don't bring people in who will be disappointed. It
wastes your time and theirs. Instead, be
transparent and share all of the important
information a tenant may need to know.
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Dhrsghatshmf Xntqg Qdms "k Ac

As you probably know, it's not
enough to have a stunning listing.
The listing is only effective if a
large pool of tenants see it.

You also want to think about
where people will find it. If prospective renters can't
find the ad, they'll never find your property. Think
about the sites that your best renters might be
visiting.

There's a lot more to online rental advertising than
Craigslist.

Try sites like Zillow, HotPads, Redfin, and Zumper.
We also recommend that you use a professional
yard sign. Some residents won't go online, and they
might see your sign while they're walking or driving
through the neighborhood.

You could post something at the grocery store,
where another group of potential tenants might see
it. Keep all different types of residents in mind when
you're marketing.

Our strategy is to syndicate our ads across 40
different sites. If you don't have a property
management company with this type of technology
enabled or you're self-managing, there are tools
you can use. Try Tenant Turner or Cozy or Avail.

Once you have your listing online, you need to
consistently monitor and update it. All the different
sites you're using have different policies. Some
won't let you update more frequently than every
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seven days. Keep this in mind so your listing doesn't
drown or fall behind. You want to be on the top of
every potential renter’'s mind.

And, if you're in a particularly competitive market,
you might want to spend some extra money to
bump up your listing. It's part of your process of
updating and monitoring the performance of your
listing. You can decide if you want to boost your
results with a financial investment.

It's not enough to have a great rental property.
Make sure your photography and copy is right.
Advertise and distribute your listing strategically,
and you'll get some great results when it comes to
attracting tenants.
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Cg osdg 3
D “mfdgr sn Aunhc VVhsg Xntgq Qdms "k Kd " rd-
Afqgdd B dms

Your rental lease agreement is perhaps the most
important document you'll create, negotiate, and
execute as a rental property owner.

It's what you'll refer to if your tenant has a question,
and you'll need to have it handy if a dispute should
arise between you and the tenant. The lease
agreement tells each party what their expectations
and responsibilities are.

Dangers to
Avoid

H YOUR RENTAL LEASE AGREEMENT

—_— e

For the video, go here.

Without a strong lease agreement, your property is
at risk, and so is your relationship with your tenant.
There are some things you absolutely must have in
your lease agreement, and things you should avoid
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when you're trying to decide where to find one and
how to write it.

Kd~rd Afgdd B dms Otgonrd

The basic purpose of a lease
o — | agreementisto establish a
— | contract between you and your
-+« | tenants about what will happen
during the tenancy.

As the landlord, you are agreeing to provide a safe
and habitable property for a certain amount of time
and at a certain rental amount. Your tenants, in
exchange, are agreeing to pay you a specific sum of
money in order to live in that home.

When you're creating your lease, you want to set
proper expectations. The agreement should reflect
everything that you anticipate happening during the
course of the tenancy. In the lease agreement, you
want to clearly state your terms are and what you
require of the tenant.

Vg s sgd Kd ™ rd Rgntkc Cnudq

A good lease agreement will start
by identifying the parties involved
in the contractual agreement.
You'll need to list your name and
contact information, or that of
your property management
company. You'll also need to
include the tenant’s name and
contract information, as well as any other residents,
including minor children.
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Make sure the lease includes the property address
and a brief description of the property, such as a
single-family home or an apartment in a building.
Mention the unit number and everything that's
included in the rental, such as appliances and any
furnishings.

Next, you'll need to be sure your lease includes
information about rent. You need to say how much
rent is due, when it should be paid, how it should be
paid, and what happens if it's late. Include any
information on late fees and other consequences.

Your lease should also detail the conditions under
which you will enter the home as a landlord. Many
states have laws about how much notice must be
given and whether that notice needs to be in
writing, so make sure your lease reflects the
relevant requirements.

If you plan to inspect the home regularly, make sure
you include an inspection schedule. Maybe you'll
want to visit the property every other month. If
you're planning to review and evaluate the property
frequently, make sure the tenants are aware of it.

Including instructions for the move-out process is
critical and must be included in the lease
agreement. This is your opportunity to tell the
tenants, in writing, exactly what you expect when
they are moving out and turning possession of the
property back over to you.

Be detailed.

If you want the tenants to have the home
professionally cleaned and the carpets shampooed,
be sure the lease reflects that. This will minimize
your risk and it will give the tenants everything they

! LObbF} kv =Yxdvz¥dd} LY¥F¥ <i'l Tomif@ix | 4¥FY " xF!! Ti'mz0" “mF L ¥F}! U aA



need to successfully move out of your home and
receive their security deposit back.

Remember to mention maintenance items and
what the tenant is responsible for doing. If you want
the tenants to be responsible for landscaping,
include that in the lease agreement.

Many landlords forget to address the pool. If you
have a pool and you want the tenants to maintain it,
make sure your lease lays out that expectation. If
you don’t put anything in there about the pool, it
will fall on you to maintain the pool for your
tenants.

Ognsdbs sgd nmudrs Bdms, ats Bd Qd rnm ™ akd

Be thorough and include details,
but don't be too stringent.
—m
o WD You might want your tenants to
u_. take care of the lawn and the
landscaping, but if you have trees

that are over six feet tall, you should probably have
those taken care of professionally.

When you set the right expectations for your tenant
and they're easy to meet, you'll minimize your own
risk and you'll increase the chances that your tenants
will do everything you want them to do.

We don't like to have tenants subletting their place,
so we recommend you include a clause about
subletting. If you're okay with it, that's fine. But,
most tenants will want to sublet their property
when they need to move out before the end of the
lease period.
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You don't want to be in a situation where someone
is living in your property who wasn't screened by
you or chosen by you. So, give tenants a chance to
terminate early if necessary.

We include a termination clause so that if tenants
need to leave before the end of their lease term,
they'll pay a fee to get out of the property.

You could set something up where tenants are
responsible for up to two months of the rent when
they break their lease and move out; but if the
property is rented in a week or two, then the
departing tenant is only responsible for those
vacant weeks. This gives them an out, and they
won't sublet their property to someone you don't
know.

Dnmis Fngfds sgd Ods Onkhbx

We always recommend that you
- allow pets in your rental
property. If you don't, you're
eliminating a huge part of the
rental population, and you'll
probably lose money on longer
- - vacancies.
So, be willing to have pets, but make sure that you're
avoiding any of the possible damage and liability that
often comes with pets.

A good pet policy should be included in your lease
agreement.

If you're not comfortable with certain breeds, for
example, have a list of aggressive breeds in your
policy that you won't rent to. You can also limit how
many pets your tenants have. Maybe you just want to
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allow one dog or two cats. You can set requirements
for the age of a pet and the size of a pet.

Minimize your risk by including pet information and
establishing restrictions. Decide what you're
comfortable with, and create your pet policy around
that comfort level. Don't be too strict by banning all
pets, but have some restrictions in place so you're
covered.

Trd - Cqdchakd Kd~rd Sd B ok~ sd

When you create your lease, you'll want
to make sure you're using a lease that is
legally enforceable in your state and
compliant.

You can find a lot of leases online, but be careful
about the template or the outline that you choose.
Use a credible source as a template. Don't create your
own lease agreement based on what you want or
don't want. You need a lease that's going to hold up in
court if necessary.

At Mynd Property Management, we are professional
Realtors, so we always get our lease templates from
the Real Estate Department of the state we're working
with. Each state will have its own real estate
department or professional organization, and you
should try to access their forms and documents when
you're looking for a great lease template.

If you don't have access to a Realtor’s lease
agreement, find a credible online source from
another professional organization or even a
professional property management company.

Look for a simple and easy template, and build off of
that if you can. Our leases are usually two or three
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pages. You don't need a 30-page lease. It's unlikely
your tenants will read it, and it will probably include a
lot of legal jargon that you and your tenants struggle
to understand.

You want to have enough information in your lease to
protect yourself and share valuable information with
your tenants, but you don't want it to be too crazy.

Sometimes, landlords put everything they can in there
and they include huge and cumbersome restrictions
that will turn the tenants off. You want to give yourself
100 percent protection, but that's nearly impossible.

Landlords can put anything they want in a lease; it
doesn't mean it will stand up in a court. The judge
may not side with you if something in your lease is
ridiculous. So, keep it simple.

A good rule of thumb we follow is that if we can’t
understand something ourselves, we don't include it
in the lease agreement. If you cannot explain
something in plain language, it might be too
cumbersome to include in the lease agreement.

Make sure someone with a high school education can
read and understand it. Remember, your tenants
aren’t only seeing this - a judge may potentially see it.
If you ever have to evict or defend yourself in court
against a tenant's claim, you want to make sure your
lease holds up.

The goal of your lease agreement is to minimize your
risk without overburdening the tenant. Make sure you
achieve that when you and your tenants sign the
lease.
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https://youtu.be/pjRdgpzhwTk

