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This publication is designed to provide informative material of interest to its readers.  It is distributed with the understanding that it does not constitute 
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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 competent professional.

MEETING THURSDAY, MARCH 14TH 
Civitan Building - 901 N. Porter 

Doors open at 7:00pm - Meeting 7:30pm

Speaker:  Heather Cohlmia with Eviction One

From The President   
Deracinate   [dih-ras-uh-neyt-]  verb

To pull up by the roots; uproot; extirpate; eradicate.

* When the neighbor failed to pay his rent for 
months, the landlord would immediately deracinate 
them even if it made them homeless. 

Once your tenant has missed a payment or two do 
you really know what to do? This month our guest 
speaker will be Heather Cohlmia with Eviction 
One. Heather is very instrumental in assisting 
landlords with the eviction process. We hope to 
see you on Thursday March 14th as Heather gives 
us more insight into the world of evictions.

 ~ Shawn Jacobs, President

The Problem With Collection 
Agencies
Written on February 27, 2019 by Laura Agadoni

There needs to be methods for creditors to collect 
debt owed them. Otherwise, they run the risk of going 
out of business.
As a landlord, you are a creditor. If your tenant skips 
out without paying rent, or if they damage your place 
more than what the security deposit covers, you need 
to be able to recover your money.
One way to try to get your money is to use a collection 
agency. Doing so might work for you, but you should 
first understand the process and what it entails before 
you go down this path.
Why? Because there are problems associated with 
collection agencies.
1. Collection agencies don’t collect
The odds of a collection agency actually collecting the 
debt they are going after are not good.
Estimates vary in just how successful collection 
agencies are. A generous estimate is 20 percent, 
meaning that there is an 80 percent chance that a 
collection agency won’t be able to collect delinquent 
debt for you. And some estimates are as low as an 
industry-wide 11% success rate. That’s pretty dismal.
To make matters worse, the success rate for collections 
is down from decades past, when the collection rate 
averaged 30 percent. So not only are your odds of 
getting your money low when you use a collection 
agency, the odds are getting worse as time goes on.
2. Collection agencies are expensive
Ideally, as a landlord, you should get all the money 
your tenant owes you for back rent, damages, and late 
fees (that were specified in the lease).
The best way of doing that is to handle the collection 
process yourself, typically by sending a demand letter, 
calling your tenant, or by starting the eviction process. 
You might not have the time, however, to track 
down your tenant, or you might have tried but were 
unsuccessful.

...continued  next page

Condolences
It is with our deepest condolences that we recognize 
the memory of  longtime ROI member Pat Doom. 
Pat was a good friend and had a wonderful sense of  
humor. He will be missed by all of  us. Please keep the 
Doom family on your prayers.
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	 Carpet	-	Vinyl	 Residential	-	Commercial
	 Ceramic	-	Laminate	 Select	From	Rolls	In	Stock
	 Solid	Surface	-	Wood	 Wholesale	Prices

Harry Street Carpet, LLC
Same	Location	Since	1950

211	West	Harry	St.	 PH	(316)	262-7715
Wichita,	KS	67213	 FAX	(316)	262-7866

Matthew Mills
Agent
Matthew Mills Insurance Agency Inc.
200 S. Hillside 
Suite B
Wichita, KS 67211
Tel   316.788.9990
Fax  316.788.9991
Cell  316.207.9526
mmills@farmersagent.com

Se Habla Español

Getting some of the money you’re owed is better than 
getting nothing. So if you can’t collect on your own, you 
might consider a collection agency. You’ll pay either a 
flat rate or a percentage of what the agent collects.
You’ll probably pay less by paying a flat rate, but see No. 
1 above—the odds are not good that the agency will 
be successful in collecting the money your tenant owes 
you. If you pay a flat fee, you potentially are out even 
more money. If you pay a percentage of the collection, 
expect to pay between 25 percent and 60 percent of 
the collected debt to the collection agency.
3. Collection agents can be shady
Some collection agencies allow their agents to use 
unlawful tactics to try to collect debt. You might have 
heard stories about aggressive collection agents who 
harass people for money they don’t owe, threaten jail to 
debtors, or who call employers and put people’s jobs in 
jeopardy. None of that is legal.
Not only is it wrong to subject people to unlawful 
collection tactics (even people who owe you money), 
it gives you a bad reputation by associating with 

unscrupulous people. You might even find yourself 
being sued.
Fair Debt Collection Practices Act
Collection agencies must comply with federal law, 
specifically the Fair Debt Collection Practices Act 
(FDCPA). Ask agencies you’re considering using if 
they comply with FDCPA regulations. Under the Act, 
agencies must adhere to the following:
• No calls to debtors before 8 a.m. or after 9 p.m.
• No calls at work if the debtor requests that.
• Collector must stop contact if the debtor requests so 
in writing.
• No contacting friends and family more than once. And 
the one contact can only be to get contact information, 
not to inform friends and family about the debt.
• Agent must provide proof of the debt to the debtor.
• Debtors cannot be threatened with harm.
• Agent cannot threaten to take legal action unless 
they actually can and will.
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Maschino Health Insurance
“Specializing in individualized health options for 

young families thru various Medicare plans”.

Brian Maschino
PO Box 214

Valley Center, KS 67147
Office: (316) 208-7589
btmaschino@cox.net

• Collector cannot lie about who they are.
• Collector cannot send fake legal documents to trick 
the debtor.
Unless you check out the firm you are hiring and 
find out the tactics they use to collect, you could be 
contributing to the problem.
Finding a good agency
Many collection agencies are reputable and play by the 
rules.
Here are some ways of finding a good agency:
1. Ask for referrals from trusted professionals you know, 
such as your lawyer or accountant.
2. See whether the agency you are considering is a 
member of ACA International, The Association of 
Credit and Collection Professionals, the leading trade 
organization for the industry.
3. Look online for complaints against an agency you’re 
considering.
4. Make sure the agency is licensed.
Bottom line
Using a collection agency could work for you, but be 
prepared for disappointment. You’ll have a better 
chance of collecting your money if you hire a collection 
agency that specializes in collecting rent from tenants. 
Also, the younger the debt the more likely it will be to 
collect. Provide the agency with your lease, what the 
tenant owes, and all attempts you have made to try to 
recover the money yourself.

5 Things to Do When a Tenant 
Stops Paying Rent
Written on May 16, 2017 by Laura Agadoni, updated on October 11, 2018

I got into the landlord business purely by accident. 
Everything was going well, at least, for a while.
I thought I was lucky since my screening process 
consisted of a neighbor knowing a person who needed 
a place. Eventually, not surprisingly, my tenant stopped 
paying rent.
Since I didn’t have much experience as a landlord at 
the time, I listened to my tenant’s excuses and regularly 
took rent payments late. Before too long, my tenant 
was six months behind on rent. Yikes!
I learned a thing or two since then, and now I know 
what to do when a tenant stops paying rent. If you’re a 
landlord, you should know, too.
1. Talk With Your Tenant
There’s a phrase I learned from Dr. Phil: “You teach 
people how to treat you.” By being a pushover with 
my tenant, they learned that when their bills piled 
up, rent could be skipped here and there without any 
repercussions.
Instead, I should have talked with my tenant. I should 
have asked what the problem was. It’s a good thing to 
be understanding, but tenants need to realize that they 
need to pay rent on time, or they can’t stay.
Let them know that you still need to pay your bills and, 
therefore, can’t afford not to receive rent.
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The first time rent is late, let your tenant know that 
because you understand that renting this place has 
become a hardship, you’re willing to let them out of 
their lease early without penalty if they leave by the end 
of the week. If they don’t want to do that, let them know 
that you’ll be giving them a formal eviction notice.

That might be all it takes to get your tenant back on 
track and paying rent on time. When faced with the 
idea of needing to leave the property, quickly finding 
another place, and coming up with moving costs (not 
to mention paying rent and security deposit elsewhere), 
paying rent to you will probably become a top priority.

2. Send a “Pay or Quit” Notice

Almost every state requires a landlord to send a “Notice 
to pay or quit” when a tenant fails to pay rent. Basically, 
this is a formal letter (or email) that says “Hey, you forgot 
to pay rent! You have X days to pay it in full, or your lease 
will be terminated and you’ll have to move out.”

In most states, this “X” notice period is short, in the range 
of 3 to 5 days. If they don’t pay, and they don’t move 
out, then you can formally terminate their agreement 
and they lose the right to occupy the dwelling. If they 
still refuse to leave, then you have to file an action with 
your local eviction court.

3. File an Eviction Action

The only way to legally “force” a tenant out of a property 
is with the sheriff’s help. A landlord is never allowed to 
lock out a tenant or turn off essential utilities.

If you have a rogue tenant, you might have to go 
down to your local courthouse and fill out the proper 

paperwork for an eviction hearing. They will likely want 
to see the “Notice to Pay or Quit” that you sent, so be 
sure to bring that with you.

Once you pay the court fees, the administrator will 
schedule your hearing, which is usually 2-6 weeks out. 
You might be responsible for serving the tenant the 
subpoena, but some courts will do this for you.

Then, show up on your court date, explain your case, 
and hopefully you will win a judgment against the 
tenant. Then you can hire the sheriff to remove the 
tenant by force.

4. Pay Your Tenant to Leave: Cash for Keys

If your tenant doesn’t pay the rent after your talk, you 
still have a chance to avoid the eviction process. You can 
make a deal. If your tenant isn’t paying the rent because 
of financial problems, they might be motivated to move 
pronto if you pay them.

Yes, I know that this idea feels wrong. They owe you 
money, so why should you pay them?

You need to get your emotions out of this, and weigh the 
costs and benefits in a businesslike manner to help you 
make the decision. An eviction will get the tenant out. 
But it won’t be immediate. Check with your jurisdiction 
to find out how long evictions typically take.

Hint: Evictions generally take longer than you want to 
wait, typically one to three months.

If your tenant leaves immediately because you paid 
them, say, $250, $500, or even $1,000, you will probably 
be better off, not to mention the stress you’ll save 
yourself over the next month or more from going 
through the eviction process then trying to collect on 
the judgment.

5. Consider Hiring a Property Manager or a Lawyer

If you just aren’t the type to deal with a tenant who 
stops paying rent, or if you aren’t enforcing timely rent 
payments each month, you might be better off hiring 
a property manager. The same tenant who might try 
to get away with not paying you for a month or two 
probably won’t try that once a professional property 
manager is in charge.

INSURED & BONDED
RESIDENTIAL · COMMERCIAL

1742 N. Hood
Wichita, KS 67203
Cell 316.871.8973
Office 316.263.1955
Fax 316.943.3436
cole.calvin@sbcglobal.net

CALVIN COLE
OWNER / TECHNICIAN

c
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leaning & Services
316-683-0612 • MCCURDYAUCTION.COM

12041 E. 13th St. N., Wichita, KS 67206



YOUR CARPET CLEANING SPECIALIST
AND WATER DAMAGE RESTORATION

PATRICK ATKERSON
(316)285-6213

P.O. BOX 16425
WICHITA, KS 67216

EMAIL: expressclean1@hotmail.com

EXPRESS CLEAN
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The management company is a neutral third-party with 
systems in place for handling unpleasant situations.

Alternatively, you could hire a lawyer who will try to 
hunt down your money and barrage the tenant with 
notices and formal letters.

Bottom Line

Take it seriously the first time rent is late. You want to 
stop the behavior right away before your tenant stops 
paying rent and the situation gets out of hand.

BOOKS!
Build a Rental Property Empire  by Mark 
Ferguson (Author), Gregory Helmerick 
(Editor) 
The no-nonsense book on finding deals, 
financing the right way, and managing 
wisely. (InvestFourMore Investor Series 1)

Investing in Rental Properties for Beginners: 
Buy Low, Rent High by Lisa Phillips  
Do you have a dream of being a wealthy 
real estate investor but absolutely don’t 
want to be a stressed out landlord dealing 
with an array of bad tenants, repair calls 
in the middle of the night, and empty 
units?
What if I told you rental property 

investing can be easy, stress free, and effortless? What if 
you could purchase a rental property for less than the 
cost of a souped-up Lexus? What if financial freedom 
was only 2-5 rental properties away?

  Dates to Remember
March 10  Daylight Savings begins 2 a.m.
March 17  St. Patrick’s Day
March 20  International Earth Day
 also called Sun-Earth Day
March 20  Spring (Vernal) Equinox
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Cedar Point Rustic Furniture 
Eric Hays

316-706-0192
820 W. Mona St. • Wichita, KS

ericchays@gmail.com • www.ericchays.weebly.com
Insured

Trim Carpenter, Remodel, Cabinetmaker,
Tile, Sheetrock, Paint, Flooring, Decks

Laminate Kitchen Tops and More

Member FDIC  | Equal Housing Lender

intrustbank.com

Donna Kennedy
Consumer Loan Specialist
NMLS ID #690069
316-383-1248
Donna.Kennedy@intrustbank.com
7800 E. Central | Wichita

Trust INTRUST for your lending needs. 

m-minsurance.com

John Unruh
VP - Commercial Sales

john@m-minsurance.com

1700 East Douglas, Wichita KS 67214

316-264-9317 office 800-289-5236 toll free
316-833-7826 cell
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RENT SOURCE 
2400 West Pawnee, Ste. 104 

Rental Referral and Listing Service 
ALWAYS FREE FOR LANDLORDS

316-448-1030
www.rs-wt.com
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7710 E. HARRY  •  (316) 688-1242 
Fax: (316) 688-1498 • fastprint@sbcglobal.net

www.fastprintingwichita.com

“From Idea To Finished Product In One Shop”

Magnets for Car or the Fridge!
Pennants • Printing • Copies • Envelopes 

Banners • Real Estate/Yard Signs 

LLC
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Justin Kufahl 
(316) 775 8302 

justin@angelofmercy.net 
www.angelofmercy.net

Mold
Cleanouts
Hoarding 

Disinfection
Crime Scenes

Angel of Mercy Services



NEW MEMBERSHIP OR 
CHANGE OF ADDRESS/PHONE/EMAIL
r YES!  I WANT TO TAKE AN ACTIVE PART IN RENTAL OWNERS, INC.  
(PLEASE PRINT)

Name Last_______________ First______________ Spouse _________

Address _______________________City/St/Zip ___________________

Phone: Home________________  Office ________________ Ext _____

E-Mail_______________________________ Member Since: ____/ ____
 r Enclose $75 for 2019  — REGULAR Renewal / New Membership   
 r Enclose $125 for 2019 — ASSOCIATE  Renewal / New Membership
                                                     (Includes advertising in Newsletter)
I WOULD LIKE TO SERVE ON THE FOLLOWING COMMITTEE(S):
 r Program r Membership r Government Relations    
 r Publicity r Legal Forms r Hospitality       r Web Page
 r I WOULD LIKE TO BE CONSIDERED for the next open ROI BOARD position.
SEND THIS FORM TO:  ROI, PO BOX 1614, WICHITA KS 67201

<<Organization Name>>
<<First Name>> <<and>> <<Spouse>> <<Last 
Name>>
<<Address>>
<<City>>, <<State>> <<Postal Code>>

P.O. Box 1614 • Wichita, KS 67201
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