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 AASEW Mission Statement: 

 

ñThe Apartment Association of Southeastern Wisconsin is your primary resource for education, mutual support 

 and legislative advocacy for the successful ownership and management of rental property.ò 

 

E-mail:  membership@AASEW.org    Website:  http://www.aasew.org 

Representing the Interests of the Rental Housing Industry in Southeastern Wisconsin 
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WI Rental Income 
Standards & Section 8 

 
By Tim Ballering  

Just  A Landlord Blog  
www.justalandlord.com 
Dated April 4, 2019 

 
From a Fair Housing 
perspective, you probably must 
account in some manner for the 

value of the Section 8 payment when 
calculating an income multiplier guideline. 
Iôve read of the argument made in other 
jurisdictions that if an owner is using a rent 
multiplier, that it should be on net rent to the 
tenant. This is probably not a workable answer 
for either tenant nor the owner. If the net 
payment by the tenant is $20 with a three 
times multiplier, a $60 per month income is not 
going to cover living expenses like heat and 
lights. A good discussion of this issue from a 
while ago is at: Bigger Pockets 

In WI you must include the value of child 
support, food stamps and perhaps* Rent 
Assistance Vouchers in income calculations. 
So if the gross rent is $800 and the tenant 
receives $700 RA, $500 in food stamps, they 
would need to earn $1200 additional to meet 
the three times multiplier. 

*Wisconsin Lawful Source of Income 
definition: 

Wis Admin Code DWD 22
(8)  ñLawful source of incomeò 
includes, but is not limited to, 
lawful compensation or lawful 

Continued on page 4 

Maintenance, Repairs  

and Contractors. 

What every landlord  

needs to know! 
 

 

 

 

 

 

 

 

General 

Membership  

Meeting 

Monday, April 15th, 2019 

Networking begins at 5:30 pm 

Program begins at 6:15 pm 
 

What are the signs of needed maintenance? 

Who should I call? What can I fix myself? All 

questions landlords and property managers 

answer everyday. Come hear an expert talk 

about what you need to know to be ahead of the 

game. 
 

Expert Home Inspector, Doug Henisak will be 

with us to give us some pointers and to answer 

questions. 
 

What you need to know before you hire a 

contractor. How do you protect yourself? And 

what do you do if something goes wrong after 

you've signed.  Expert Brian Gingrass will have 

the information you need get the most our of 

your relationship with a contractor.   

http://justalandlord.com/2019/04/04/wi-rental-income-standards-section-8/
http://justalandlord.com/2019/04/04/wi-rental-income-standards-section-8/
https://www.biggerpockets.com/forums/52/topics/238985-section-8-and-income-requirements
https://docs.legis.wisconsin.gov/code/admin_code/dwd/218_225/220/02/8
https://docs.legis.wisconsin.gov/code/admin_code/dwd/218_225/220/02/8
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5 Tips for Effectively  

Working with Contractors  
By Dawn Anastasi 

AASEW Board Member  

 

One of a landlordôs headaches can be hiring 

contractors to do work at their rental properties. 

Here are some tips for effectively working with 

contractors. 

  

Find contractors when you donôt need them. 

Finding a good contractor should be a proactive 

event, not a reactive event. When you need 

something done quickly, you might wind up 

overpaying or hiring someone that isnôt the best at 

getting the job done. Network with other landlords 

and keep a list of names of trustworthy contractors 

at the ready.  

 

Communication. People arenôt mind readers, and 

contractors are no exception. In order to make 

sure a job is done the way you want it completed, 

you need to specify exactly what you want. Make 

sure you communicate when you are looking to 

have the job done and agree on a price. If the 

contractor offers suggestions, listen. They may 

have ideas you have not thought about for your 

project.  

 

Get things in writing. When you discuss the 

details of a job, itôs a good idea to write down the 

scope of work, timeframe for completion, and 

price. At the site, you can use carbonless copy 

paper so that after you finish writing everything up, 

you can give a copy to the contractor. This way, 

both parties are on the same page.  

 

Work with self-sufficient contractors. Once 

youôve communicated the scope of the project, a 

good contractor does not need to be babysat 

through the entire job. When questions arise, you 

should make yourself available to answer them.  

 

Use technology when you can. Rather than have 

to run to the job site when there is a question, have 

the contractor send you a picture or a video 

relating to their question. Communicate via phone 

or text if you can. A contractor can also send you 

pictures as portions of the job get completed.  
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STOCKS vs. REAL ESTATE 
An investment comparison 

 
 
The stock market and real estate investment are 
both proven ways to accumulate and preserve 
wealth.  Naturally, as both are cyclical, there have 
certainly been ups and downs, however, over the 
long run, both offer tried and true investment 
vehicles favored by many.  We are blessed to live 
in an economic system with various options to 
enjoy. 

 
Perhaps one of the most common debates within 
the investment community is whether real estate or 
the stock market is preferable.  But what option is 
best for you? There are a handful of fundamental 
ways the two strategies differentiate themselves. 

 
Letôs compare. 

1.  BARRIERS TO ENTRY 

Cost: 

There is no ignoring the fact stocks offer 
little-to-no barrier of entry.  The foundation of the 
stock market itself is one that appeals to the 
average investor.  No matter your earning potential 
or disposable income, stock investment is 
attainable. Whether you have $10, $100, or 
$100,000 to invest, itôs just the same - pay your 
brokerage fees, and you officially have some skin 
in the game. 

Real estate investment certainly provides a 
different dynamic in this respect. Ignoring the 
hybrid of the two in the form of REITs, an investor 
is often times required to ante up significantly more 
to play in the real estate world.  While there are 
nearly endless debt or syndicate structures to ease 
the burden, a sizeable down payment or capital 
contribution is required nonetheless. The initial 
commitment can prove a deterrent for some. 

Opportunity: 

Today, anyone with a brokerage 
account can invest with a click of a 
button.  The numerous online resources 
available to investors only serve to 
supplement the various established 
relationships many may have with an 
advisor.  Whether you day-trade or prefer 
index investing, the opportunity to invest 
within the stock market can be done from a 
desktop. 

Conversely, to successfully unearth 
a profitable real estate opportunity, at the 
very least, it requires relationships.  More 
commonly, it additionally requires 
knowledge and ability. Perhaps a broker 
brought you the deal, perhaps you found it 
yourself.  Presumably, you may need a 
capital or debt partner to take down the deal 
and subsequently, the ability to execute 
your business plan. Whether you plan to go 
it alone or bring in third-party assistance, 
rehab, leasing, management all takesé 

Time: 

One of the largest differentiators 
between these two strategies lies in the 
liquidity of investment.  Stocks offer an 
immediate and flexible investment. Need to 
free up some cash?... again, just a click 
away.  Your gain (or loss), will be realized 
nearly instantaneously. A potential 
downside of this immediacy is the potential 
to make rash, emotional decisions without 
giving proper consideration.   

I was talking with my son, Jonathan, as I was 

preparing to write my article this month and thought 

it might be nice to hear from a new voice.  Jon is 

working in commercial real estate in the Chicago 

area and brings fresh insight to investing and real 

estate.  Enjoy. 

     Ron Hegwood 

AASEW President 

Continued on page 7 
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FALL DATE SET!! 
AASEW Landlord Boot Camp 

Saturday, October 26th 

8:30 am to 6 pm 
 

Everything you need to know  

from applications to leases,  

to evictions and more.   
 

To register go to: 

www.aasew.org/landlord-boot-camp  

remuneration in exchange for goods 
or services provided; profit from 
financial investments; any negotiable 
draft, coupon or voucher representing 
monetary value such as food stamps; 
social security; public assistance; 
unemployment compensation or 
workerôs compensation payments. 

There is a 1995 federal case, Knapp v. Eagle 
Property Management Corp, that found the value 
of Section 8 vouchers are not required to be 
included as income. 

But that was nearly 25 years ago. Sentiments 
have changed over that time. I believe that if 
Knapp was tried today the court would find against 
the owner on this question as concepts like 
disparate impact were not widely argued then. 
Today we are restricted by HUD in using criminal 
records in screening because of the disparate 
impact on members of protected classes. 

The plain language reading of the WI code makes 
not including the voucher value in the rent 
multiplier calculation open to expensive litigation, 
which the Knapp court determined that their 
insurer had no duty to defend. 

To form your own opinion on this and other WI fair 
housing standards, a good starting point is: 

ñSTATE OF WISCONSIN Fair Housing Plan 
Analysis of Impediments to Fair Housing and 
Actions to Overcome Them Update to the 2015-
2019 Consolidated Planò  You can find it via 
Google.  

WI Rental Income Standards & Section 8 
Continued from page 1 

https://scholar.google.com/scholar_case?case=4662274392481062381&q=54+F.3d+1272&hl=en&as_sdt=3,50&as_vis=1
https://scholar.google.com/scholar_case?case=4662274392481062381&q=54+F.3d+1272&hl=en&as_sdt=3,50&as_vis=1
https://doa.wi.gov/DECHR/Fair%20Housing%20Plan.pdf
https://doa.wi.gov/DECHR/Fair%20Housing%20Plan.pdf
https://doa.wi.gov/DECHR/Fair%20Housing%20Plan.pdf
https://doa.wi.gov/DECHR/Fair%20Housing%20Plan.pdf
http://justalandlord.com/2019/04/04/wi-rental-income-standards-section-8/
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What is Habitat for Humanity? 
 

Habitat for Humanity is a global nonprofit housing organization working 
in local communities across all 50 states in the United States and in 
more than 70 countries around the world. Habitatôs vision is of a world 
where everyone has a decent place to live. Habitat works toward our 
vision by building strength, stability and self-reliance in partnership with 
people and families in need of a decent and affordable home. 
 
How does Habitat for Humanity help families? 
 

People in your community and all over the world partner with Habitat to 
build or improve a place they can call home. Habitat homeowners help build their own homes 
alongside volunteers and pay an affordable mortgage. 
 
Does Habitat for Humanity only build new houses? 
 

Habitat for Humanity works in a number of different ways to create decent, affordable housing. 

¶ In addition to new construction, Habitat also renovates existing homes in many communities, 
particularly in urban areas. 

¶ Habitat for Humanity helps people repair and improve their own homes and neighborhoods. 

¶ Habitatôs Disaster Response works with local communities to address a variety of housing needs 
after natural disasters. 

¶ Habitatôs advocacy work raises awareness and support for decent and affordable housing around 
the world. 

¶ Outside of North America, Habitat works with partner organizations to serve even more families 
through innovative financing methods. 

 
 
 
 
 

What is a Habitat for Humanity ReStore? 
 

Habitat for Humanity ReStores are nonprofit home improvement stores and donation centers that sell 
new and gently used furniture, home accessories, building materials and appliances to the public at a 
fraction of the retail price. Habitat for Humanity ReStores are owned and operated by local Habitat for 
Humanity affiliates, and proceeds are used to build strength, stability and self-reliance locally and 
around the world. 

Join us at our April meeting as we welcome Habitat for Humanityôs  

Benjamin Sheehan as our guest speaker. Learn more about what they do,  

and how we can be a part of making communities better together. 
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Should I allow vaping in my rental property? 
 

Written on April 3, 2019  

By Kathy Adams 

www.landlordology.com 

You might not allow smoking within your rental 
units, but what about vaping with e-cigarettes? 

About 15 percent of adults under 40 vape, so you 
might want to allow vaping in your rental property 
to attract more tenants. But you should learn all 
you can about e-cigarettes before you do. 

Like regular cigarettes and cigars, e-cigarette 
emissions leave behind a residue that could build 
up on the walls and floors over time. Even if you 
decide to allow vaping indoors, itôs worth 
considering the extra cleanup work that could 
result when that vaping tenant moves out. So 
even if your state permits vaping in many public 
areas, you might want to restrict their use within 
your rental units. 

Cigarettes versus e-cigarettes: the vapors 

E-cigarettes: The vapors emitted from an e-
cigarette contain far less nicotine than the smoke 
blown from a regular cigarette. 

Cigarettes: Cigarettes leave behind a nicotine-
stained film that discolors everything from walls to 
furniture. And then thereôs that stale cigarette 
stench thatôs notoriously hard to remove from a 
chain-smokerôs home. 

E-cigarettes: The vapors emitted from an e-
cigarette contain just a fraction of the amount of 
nicotine found in cigarette smoke. 

Cigarettes: Cigarette smoke contains a laundry 
list of harmful chemicals such as lead, arsenic, 
and formaldehyde. 

E-cigarettes: Vapors in e-cigarettes typically 
contain less harmful chemicals,although theyôre 
still packed full of chemicals. 

The main difference, when it comes to residue left 
behind from smoke or vapor, is that cigarette-
smoke residue builds up faster and reeks. Itôs also 
visibly noticeable, since nicotine discolors some 
surfaces. 

Even though vaping doesnôt cause nicotine stains, 
the vapor still creates a messy buildup. One 
substance in the vapor is vegetable glycerin, which 
leaves behind an oily residue. Oils attract dust and 
small particles, so a home exposed to frequent 
vaping ends up with a dirty, greasy buildup. 

Cleaning concerns 

Cleaning up after a smoker typically involves 
steam-cleaning carpets and curtains, washing  non
-porous surfaces thoroughly, and repainting the 
walls. Removing odors could be extremely difficult, 
depending upon the amount of smoking done 
indoors. 

Cleaning up vaping residue means deep-cleaning 
carpets, fabrics, and upholstery; washing non-
porous surfaces with equal parts water and 
vinegar; and potentially repainting walls after 
wiping them down with the vinegar solution. All 
surfaces could be harder to clean than similar 
surfaces in a nonsmokerôs unit, thanks to the oily 
vaping residue. 

What about the law? 

As is the case with traditional cigarettes, the laws 
regulating e-cigarettes vary greatly from one 
region to another. 

San Francisco, for instance, bans use of e-cigs 
wherever traditional cigarettes are banned. 

Minneapolis lawmakers, however, believe e-
cigarettes do not violate clean-air laws. In 
Minnesota, landlords decide whether tenants can 
smoke cigarettes or e-cigs within their units and on
-site outdoor spaces. State law prohibits smoking 
and vaping in common indoor areas of rental 
properties, however. 

Read up on your stateôs laws to determine if 
thereôs already a law regulating e-cigarettes and 
whether that applies to rental housing. If you 
choose to ban  e-cigarettes and similar electronic 
vaping products, clearly state this in your rental 
agreement. Define what forms of smoking and 
vaping you prohibit. Note any areas where vaping 
is allowed, such as outdoor spaces far away from 
rental units. Also clarify any bans on vaping in 
common indoor and outdoor areas. 

Fire hazard is real 

Vaping doesnôt carry the same fire hazard as 
falling asleep with a lit cigarette, but it still has its 

Continued on page 17  

https://www.landlordology.com/author/kathy/
http://time.com/3915957/e-cigarettes-vaping-health-tobacco-addiction/
http://www.publichealthlawcenter.org/resources/us-e-cigarette-regulations-50-state-review
https://www.cancer.org/cancer/cancer-causes/tobacco-and-cancer/carcinogens-found-in-tobacco-products.html
https://www.cancer.org/cancer/cancer-causes/tobacco-and-cancer/carcinogens-found-in-tobacco-products.html
https://www.snopes.com/fact-check/e-cigarettes-cancer-formaldehyde/
https://thedesignerseye.com/does-vaping-leave-a-residue-in-the-home/
https://sanfranciscotobaccofreeproject.org/electronic-cigarettes/
https://www.criminaldefenselawyer.com/resources/can-a-landlord-prohibit-e-cigarettes-a-multi-tenant-b
https://www.landlordology.com/state-laws/
http://www.bphc.org/whatwedo/tobacco-free-living/smoke-free-homes/Documents/LandlordGuide_web_July19_2016_full.pdf
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Continued on page 9 

Real estate investment lacks 
liquidity.  Investment requires a long ñinò, and a 
long, if not uncertain ñoutò.  Because of this, 
gains and losses take time to be realized. Need 
to free up some cash?... your two most obvious 
options available to you: refinance or sell (note, 
these options may not always be on the 
table).  Looking to refi?... 30 to 45 days. 
Exploring a sale?... you could be looking at a 
transaction three to six months out. 

 

2. CONTROL 

Passive Investment: 

Stocks provide a truly passive, paper 
investment in a non-tangible asset.  No active 
day-to-day work or management is necessary. 
This is certainly preferable to many who invest 
their time elsewhere, resulting in, apart from day-
trading, a ñclick it and forget itò approach.   

Real estate investing requires an 
ownership stake in a controllable, tangible 
asset.  By definition, this provides a less passive 
investment in the sense of maintenance. 
Whether you keep it in-house or prefer third-
party services, day-to-day property management 
becomes essential to your investment.  Over 
time, real estate provides the opportunity to build 
ñpassiveò income streams, however, the process 
to build these can prove anything but passive. 

Influence: 

Because of the true passive nature of 
stock investment, outside of shareholder voting 
rights, an individual possesses essentially zero 
operational control or influence over the 
investment itself.  While an investor has 
complete freedom in what stock to buy into, once 
that decision to purchase is made, those 
operational decisions are left to that company 
and their board. Furthermore, the stock market 
may be more susceptible to influence from 
external factors.  Domestic or foreign geopolitical 
and socioeconomic forces, regulatory and policy 
changes, investor sentiments and market 
conditions, etc. 

Alternatively, real estate offers near-
complete influence over your 
investment.  Generally speaking, you pick your 
building, tenants, management team, etc. The 
requirement of time, energy, and know-how are a 
negative for some, while the control 
simultaneously offers upside to those who are 

able to benefit.  Obviously, some of these same 
external market factors that affect stocks play a 
significant role in influencing the real estate market 
but the stake in a tangible asset with a inherent 
floor in market demand helps mitigate the 
risks.  Ultimately, no matter the market headwinds, 
we will always need a roof over our head where 
we sleep and where we work. 

Value: 

Withholding options trading, the 
fundamental decisions a stock investor faces are 
what to buy and to sell, and when.  At any point, 
an investor will know, with certainty, the market 
value of their stock holdings. Having said that, the 
only way to realize this value is through selling an 
investors stake.  Again, potentially leading to 
emotional decisions. The stock market is designed 
to be a transparent, open-market system with 
company information publicly available. Any 
attempts to affect or influence the value of an 
individual stock, in some cases, could actually lead 
to legal prosecution. 

In real estate, there is no equivalent to 
insider trading.  To the contrary, exploiting non-
public information or market inefficiencies for your 
gain is celebrated, if not encouraged.  When used 
successfully, control and influence over operations 
equate to added value. This value can be realized 
through an increase in cash flow and/or sale 
price.   

 

3.  TAX BENEFITS 

Income/Cashflow 

Income derived from stock investments 
offer some tax benefits.  Dividend-paying stocks 
certainly exist, however, they are less prevalent 
than common stock and often times offer lower 
returns.  Nonetheless, this is taxed at a lower rate 
than ordinary income. 

Consistent and considerable cashflows are 
more often provided through real estate 
investments.  Additionally, the amount of taxable 
income can be significantly discounted through 
various deductions (improvements, operational 
expenses, interest payments, etc.), and 
depreciation.  These can have a huge impact on 
an individuals tax burden by lowering the effective 
tax rate well-below that otherwise attained, and 
likely lower than ordinary income. 

Stocks Vs Real Estate 
Continued from page 3 
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