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RENTAL MANAGEMENT AGREEMENT 
 

1 . AGREEMENT 

1.1THI S AGREEMENT is made and entered into this _______day of 
_____________________, ________, by and between 
_____________________________________________________ (hereafter 
called “OWNER”)  and EMPI RE PROPERTY SOLUTI ONS, LLC. (hereafter called 
”AGENT”) . 
 

2 . APPOI NTMENT OF AGENT 

2.1  OWNER hereby appoints AGENT as sole and exclusive AGENT OF OWNER to m anage the 

PREMISES described in paragraph 2.2 upon the term s and condit ions provided herein.  

AGENT accepts the appointm ent  and agrees to furnish the services of it s organizat ion for 

the m anagem ent  of PREMISES.   

 

2.2  The property( s)  (hereafter called PREMISES)  m anaged by AGENT under this AGREEMENT 

is/ are located at  

______________________________________________________________________

______________________________________________________________________, 

, I daho, and the OWNER affirm s that  the PREMISES is/ are not  subject  to current  legal 

act ion or foreclosure.   

2.3  This AGREEMENT will com m ence on the ___________day of 

______________________, __________ and shall be in effect  for one year and 

cont inue on this anniversary date from  year t o year . Either party m ay term inate this 

AGREEMENT, subject  t o the provisions of paragraph 20.1 herein. 

 

2.4  The OWNER(s)  is/ are:  (   )  individual(s)  (   )  estate   (   )  corporat ion (   )  lim ited liabilit y 

com pany (LLC)    (   )  t rust   (   )  partnership  (   )  lim ited partnership (LLP) , ent it y, which 

was chartered or created in ________________________________ (State)  on 

__________________________(Date) .  The individual signing this agreem ent  as/ for 

the OWNER represents and warrants to AGENT that  he/ she has uncondit ional authority 

to bind OWNER to this AGREEMENT, to act  for OWNER, and is act ing under his/ her 
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capacity as ____________________________________________________ for the 

OWNER.   Any Ent it y type OWNER shall not ify AGENT of any changes to who m ay act  as 

a representat ive on their behalf under this AGREEMENT.    

 

2.5 OWNER authorizes AGENT to cont ract  for services to include but  not  lim ited to;  water, 

sewer, garbage, gas, elect r ic, irr igat ion, yard care, m aintenance agreem ents and coin 

operated washer and dryers.  OWNER agrees to assum e or m aintain the obligat ion of 

any cont racts entered to prior  to and during this agreem ent .  

2.6 OWNER agrees not  t o deal or negot iate with any tenant  of the PREMISES concerning any 

m at ter related to the m anagem ent  or leasing of the PREMISES and shall refer all such 

dealings to AGENT.   

 

3 . ACCOUNTI NG 

3.1   AGENT shall collect  all rents, charges, fees and other am ounts receivable on OWNER’s 

behalf in connect ion with the m anagem ent  of the PREMISES.  Such receipts shall be 

deposited in the Operat ing Account  m aintained by the AGENT and credited to the 

OWNERS balance.  OWNER authorizes AGENT to receive paym ents payable to the 

AGENT and endorse any checks drawn to the order of OWNER for deposit  to AGENT’s 

Operat ing Account .  AGENT shall ut ilize it s Operat ing Account  for the deposits of receipts 

and collect ions as described herein.  Funds in the account  shall rem ain the property of 

OWNER, subject  to disbursem ents of expenses by AGENT, as described in this 

AGREEMENT.   

3.2  OWNER acknowledges that  AGENT will not  accept  cash paym ents direct ly from  

TENANTS.  For security and docum entat ion purposes, any cash paym ents m ust  be 

deposited in person by a TENANT to the AGENT’S Operat ing Account  during regular bank 

hours.     

3.3  OWNER acknowledges that  all interest  am ounts received by AGENT on any lease incom e, 

operat ing funds, security and other deposits, or  any other am ounts held in the Operat ing 

Account  shall be retained by AGENT or as directed by the State of I daho.  

3.4  OWNER shall:  ( choose one)  
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3.4.1   (    )be responsible for the  paym ent  of all m ortgages/ notes, liens, 

property taxes, special assessm ents, Hom eowner Associat ion fees, any 

ut ilit ies rem aining in their nam es, and prem ium s for casualty and liabilit y 

insurance relat ing to the PREMISES, unless otherwise m odified in writ ing 

with AGENT. 

3.4.2  (    )  arrange with AGENT for paym ent  of all bills associated with the 

PREMESIS, under a separate “PAYMENT AUTHORI ZATI ON SCHEDULE”  

to be m ade as an Addendum  to this AGREEMENT. 

3.4.3  (    )  be responsible for t he paym ent  of all m ortgages/ notes, liens, 

property taxes, special assessm ents, Hom eowner Associat ion fees, and 

prem ium s for casualty and liabilit y insurance relat ing to the PREMISES, 

unless otherwise m odified in writ ing with AGENT, and w ill NOT be 

paying any of the ut ilit ies.  OWNER agrees to set  up Landlord Service 

Agreem ents with the ut ilit y com panies in the OWNER”s nam e but  in care 

of AGENT using AGENT’s m ailing address.  Agent  will pay the m onthly 

ut ilit ies from  funds available in the OWNER’S account .     

3.5  OWNER shall m aintain a m inim um  account  balance of $500.00 (Five Hundred Dollars) , 

per unit , at  all t im es, in the AGENT’s Operat ing Account .   

3.6  From  the Operat ing Account , AGENT is hereby authorized to pay or reim burse it self for  

all expenses and costs of operat ing the PREMISES, including AGENTS’s com pensat ion 

and expense reim bursem ents.  AGENT’S funds shall be rem oved from  the Operat ing 

Account  and deposited to a separate AGENT account .   

3.7  At  the discret ion of AGENT, any balance of the OWNERS account  due and owing AGENT 

and not  paid within 10 days of const ruct ive not ice will accrue interest  at  Eighteen 

percent  (18% )  per annum  or Twenty Five Dollars ($25)  per m onth, whichever is higher, 

unt il paid in full.  Mailing of m onthly statem ent  of incom e and expenses indicat ing a 

deficient  OWNER balance shall be sufficient  not ice to OWNER of balance due ( Idaho 

Code, Sect ion 28-33-104)  

3.8  OWNER agrees to keep all m ortgages, property taxes, associat ion fees, or any other 

obligat ions which could lead to a foreclosure act ion against  the propert y, current  and 
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paid in full.  Should AGENT becom e aware that  a foreclosure act ion has been init iated 

against  the PREMISES, OWNER authorizes AGENT to freeze all OWNER funds and 

suspend any further disbursem ents to OWNER. OWNER will have 30 days to correct  and 

m ake all obligat ions current .  Should OWNER fail to stop the foreclosure process, 

OWNER authorizes AGENT to release the TENANT from  their rental agreem ent , including 

all future rental paym ents.  AGENT is further authorized to deduct  from  OWNERS funds 

on deposit , all am ounts due to AGENT and/ or TENANT including, but  not  lim ited to, any 

refund of prorated rents, deposits, expenses, m anagem ent  fees and other fees as 

described within this AGREEMENT. 

3.9 OWNER acknowledges and releases AGENT from  any obligat ion to m arket  the PREMESIS 

to potent ial TENANTS while the property is in any form  of default  that  could result  in 

foreclosure act ion against  the PREMESIS. 

3.10   AGENT shall charge a m onthly breach of cont ract  fee of fift y dollars ($50)  to 

OWNER in addit ion to regular m anagem ent  fees, while propert y is in default .  These fees 

will accrue to the end of the current  cont ract  or unt il the foreclosure/ default  is cured, 

whichever com es first .  

3.11  OWNER authorizes AGENT to collect  and retain all charges, fees, returned checks 

fees, adm inist rat ion fees, and/ or late fees from  future, current  or  past  t enants.  

3.12 OWNER hereby agrees and author izes EMPIRE PROPERTY SOLUTIONS, LLC to 

cease dist r ibut ions for  the following addit ional reasons:   Upon mutual agreement  

to term inate this AGREEMENT, for repairs with cost  est imates exceeding the 

reserve balance, or any other ant icipated expenses that  could cause OWNER’s 

account  balance to be negat ive.  

 
4 .  REPORTS, NOTI CES AND STATEMENTS 

4.1AGENT shall issue a monthly item ized statement  to OWNER which will include an 

account ing of all income and expenses related to the PREMI SES for the pr ior 

month. 
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4.2AGENT shall issue a writ ten not ice to OWNER, of any AGENT inspect ions of the 

PREMESI S, of not ices given to or received from TENANTS, or of any other 

mat ter AGENT deems appropr iate. 

4.3OWNER shall not ify AGENT within 24 hours of list ing the PREMESI S for sale.  

OWNER authorizes AGENT to not ify TENANTS of the intent  to sell the property 

within 7 days of AGENTS receipt  of not ice from OWNER. 

4.4AGENT shall, upon wr it ten author izat ion of OWNER, supply the Escrow Office 

handling the sale of the PREMESI S with a financial statement  showing funds on 

deposit , rent  payments paid and outstanding, and fees to be withheld by AGENT 

from funds in the OWERS account . 

 
5 .  DEPOSI TS  

5.1  AGENT shall collect  and retain all tenant  deposits, such as security deposit , cleaning and 

dam age deposits, pet  deposits, cable/ satellite deposits, and any other deposits in which 

AGENT deem s necessary to collect  from  TENANT.  All deposits will be retained in the 

operat ing account  m aintained by the AGENT.  AGENT shall com ply with all applicable 

state or local laws concerning the responsibilit y for security deposits.   

5.2  OWNERS bringing occupied PREMESIS into this AGREEMENT agree to provide an 

account ing of all deposits and rent  paym ents and to supply AGENT with secure m atching 

funds no later than the t im e of execut ion of this AGREEMENT. 

5.3  Should the PREMISES be sold or upon term inat ion of the AGREEMENT, OWNER 

authorizes AGENT to deduct  any outstanding fees owed by TENANT to AGENT from  the 

deposits, prior to releasing these funds.  ( I daho Code, Sect ion 6-321)  

5.4  Within 15 days of the end of this AGREEMENT, AGENT shall supply writ ten not ice to the 

TENANT that  states:  (a)  this agreem ent  will be ending, (b)  the exact  dollar am ount  of 

the funds on account , ( c)  contact  inform at ion for the OWNER or OWERS’s designee, and 

(d)  who is responsible for account ing for and retuning the TENANTS deposits at  the end 

of their Lease Agreem ent .  
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5.5  Within 30 days of the end of this Agreem ent , AGENT will deliver to OWNER or the 

OWNER’s designee, any funds held by AGENT under an effect ive lease of the PREMISES, 

less deduct ions authorized by this Agreem ent .   

5.6  Any act  of the AGENT that  is in com pliance with any port ion of this AGREEMENT, OWNER 

will indem nify AGENT from  any claim  or loss from  a tenant , for the return of a funds and 

shall survive the term inat ion of this AGREEMENT. 

  
6 .  LEASI NG AND RENTI NG  

6.1  OWNER grants authority to AGENT, which AGENT m ay exercise when and to the extent  

AGENT determ ines to be in OWNER’S best  interest ,  to act  on behalf of t he OWNER in 

interact ions with exist ing and future TENANTS.  During the term  of this AGREEMENT, 

OWNER shall not  author ize any other person to negot iate or act  as rental AGENT with 

respect  to any leases for the PREMISES.  

6.2  AGENT shall use all reasonable effort  to keep the PREMISES rented by procuring tenants 

for  the PREMISES.  AGENT is authorized to negot iate, prepare and execute all leases, 

including renewals, extensions and am endm ents of leases and to cancel and m odify 

exist ing leases ut ilizing AGENT form s and agreem ents exclusively.  

6.3  AGENT will m ake all decisions as to the rental am ount .  OWNER understands that  the 

AGENT determ ines rental am ounts in a com pet it ive m anner and consistent  with other 

sim ilar propert ies m anaged by AGENT or in the vicinity of the OWNER’S property.  

6.4  OWNER and AGENT agree to follow all Federal, State and Local Fair Housing Laws.  I f 

OWNER should at  any t im e request  AGENT to disregard Fair Housing Laws and/ or 

Landlord Tenant  Laws, t his cont ract  will be term inated im m ediately and the 

m anagem ent  fees for the balance of this cont ract  or $500, whichever is greater, will be 

due im m ediately.  ( I daho Code, Sect ion 18-7303)  

6.5  AGENT shall have authority on behalf of the OWNER to term inate any lease or rental 

agreem ents covering the PREMISES that  are in default , to execute and serve such legal 

or other not ices as the AGENT for the OWNER, for  the purpose of evict ing TENANTS in 

default  and to recover possession of the PREMI SES, to recover unpaid rents and other 

sum s due from  any TENANT to set t le paym ent  of rent  m ore that  five days in arrears.  
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OWNER agrees that  AGENT is not  responsible for any ongoing collect ion at tem pts of 

delinquent  accounts.  AGENT assum es no liabilit y for m onies that  are uncollect ible or for 

any dam ages or costs related to the tenancy and the property ( I daho Code, Sect ion 6-

303, et .  Seq.)  

6.6 AGENT assum es no responsibilit y or m anagem ent  of personal property left  by OWNER at  

PREMISES. 

6.7 I n the event  the OWNER wishes to m ove back into their property, requir ing the tenant  to 

break their lease, the OWNER agrees to pay the term inat ion fee on the tenant (s)  behalf 

and reim burse the outgoing tenant (s)  any prepaid rents and any reasonable expenses to 

have the tenants(s)  vacate the property within specified t im e fram e.  All other 

cont ractual agreem ents are st ill in force.   

 
7 .  ADVERTI SI NG  

7.1 AGENT is authorized to advert ise, at  OWNER’S expense, the PREMISES or port ions 

thereof for rent , using print  ads, periodicals, signs, brochures, internet / websites, 

displays, or such other m eans as AGENT m ay deem  proper, advisable and reasonably 

com pet it ive.   AGENT is authorized to place signs on the PREMISES advert ising the 

PREMISES for rent , including but  not  lim ited to interior and exterior photographic and 

audio-visual im ages of t he PREMISESESE. 

7.2 Advert ising expenses m ay include direct  costs for advert ising the OWNERS PREMISES as 

well as a reasonable pro- rata share of general advert ising by the AGENT which is 

designed to collect ively benefit  the OWNER’S PREMISES and other propert ies m anaged 

by AGENT.  

    
8 . PROPERTY SURVEYS 

8.1 AGENT agrees to perform  a m inim um  of 12 exterior  surveys per year.  Such survey will 

be perform ed on a random  basis to ensure TENANT com pliance on a regular basis.  

OWNER can request  an interior survey at  anyt im e.  AGENT shall perform  interior surveys 

at  it s discret ion or when deem ed prudent  by AGENT.  

  
9 .  MAI NTENANCE AND REPAI RS 
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9.1  AGENT is authorized to m ake or cause to be m ade, through cont racted services or 

otherwise, all ordinary repairs and replacem ents reasonable necessary to preserve and 

m aintain the PREMISES in an at t ract ive condit ion and in good state of repair for the 

operat ing efficiency of t he PREMISES, and all alterat ions required com plying with lease 

requirem ents, governm ental regulat ions or insurance requirem ents.  AGENT is also 

authorized to purchase or rent , all equipm ent , tools, appliances, m aterials, supplies, and 

other item s necessary for the m anagem ent , m aintenance, or  operat ion of the 

PREMISES.  Such m aintenance expenses will be paid by the OWNER and through the 

OPERATING ACCOUNT. AGENT shall not  be liable to OWNER for any act , om ission, or 

breach of duty of such independent  cont ractor or supplier.   

9.2  At  AGENT’s discret ion, a 10%  fee of gross invoices for all labor and m aterial arranged for 

and cont racted by AGENT for rem odeling, redecorat ing or repair of the PREMISES m ay 

be charged.   

9.3  OWNER acknowledges that  AGENT’s business relat ionship with vendors m ay create 

certain benefit s in the form  of rebates, gratuit ies and/ or discounts that  AGENT m ay 

choose to pass along to OWNER.    

9.4  OWNER approves AGENT to cont ract  for Preventat ive Maintenance at  the expense of the 

OWNER.  The cont ractor will check all plum bing and plum bing fixtures, caulking, door 

stops, dryer vents, sm oke and/ or CO detectors, and furnace filters and m ake necessary 

repairs.   AGENT agrees to back-charge TENANT for TENANT related expenses.  

9.5  OWNER approves AGENT to hire cont ractors to repair , maintain, redecorate, or 

alter the PREMI SES, provided that  AGENT does not  expend more 

than$__________, for any single repair or maintenance item, without  pr ior 

not ice to OWNER.  Addit ionally, A/ C, furnace, water heater, roof leaks and other 

urgent , emergency and / or “no opt ion”  repairs are exempt  from the above 

stated amount .   
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9.6  OWNER acknowledges that  a turnover of TENANT(S)  and the cost  to clean and 

perform  repairs to make the property “ rent  ready”  can easily exceed the above 

stated dollar  cap.  AGENT shall supply OWNER with a move-out  condit ions report  

including photos and recommendat ions for repairs and cleaning and OWNER 

authorizes AGENT to proceed with those repairs and cleaning unless otherwise 

directed by OWNER in wr it ing in a t imely fashion.  

 

1 0 . ACCESS TO PREMI SES 

10.1  AGENT is authorized to access the PREMISES for purposes contained in this 

AGREEMENT and to check-out  keys, install key boxes, and discloses security 

codes to inspectors, appraisers, cont ractors, and TENANTS to enter the 

PREMI SES.  AGENT may duplicate keys and access devices at  OWNER’S 

expense, to facilitate convenient  and efficient  showings of the PREMI ESE and to 

lease the PREMI SES.   

 
 
1 1 .  NORMAL W EAR AND TEAR DEFI NED 

11.1    Normal wear and tear means the deteriorat ion that  occurs based upon the 

used for which the PREMISI S is intended and without  negligence, carelessness, 

accident , m isuse, or abuse of the prem ises or contents by the TENANTS, their 

fam ily, or their guests.   

11.2  For the purpose of this AGREEMENT, AGENT will consider the following items 

as normal wear and tear:  Nail holes used to hang pictures, m inor spot  paint ing 

between TENANTS, t raffic wear in carpet , carpet  replacement  after 5-7 years, 

scuffed hardwood floors, somet imes m inor cleaning between TENANTS, worn 

toilet  seats, re-keying or replacement  of worn locks, window covering 

replacement  due to sun damage or paint  f laking, caulking or any other 

preventat ive m aintenance ( I daho Code, Sect ion 6-321) . 
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1 2 .  YARD CARE 

12.1  AGENT does not  provide yard care services.  Not ice of yard care 

responsibility can be included in the TENANT AGREEMENT and includes but  is not  

lim ited, to weeding and t r imm ing of planters and grass, pruning and t r imm ing of 

all shrubs and t rees, applicat ion of weed cont rol and fert ilizer on grass, set t ing 

of any automat ic t imers for irr igat ion/ spr inkler system, and the removal of 

garbage, debr is and animal feces. 

12.2  OWNER must  indicate in wr it ing who is to care for the yard:  (choose one)  

12.2.1(    )TENANT shall be responsible for yard care 

12.2.2  (    )  Cont racted to:  

Name: _______________________________________ 

Phone________________________________________ 

 

1 3 . LEAD PAI NT DI SCLOSURE  

13.1  Housing built  before 1978 can contain lead based paint .  Lead from paint , 

paint  chips, and dust  can pose health hazards if not  taken care of properly.  

Lead exposure is especially harmful to young children and pregnant  women.  

Before rent ing pre-1978 housing, landlords and OWNERS must  disclose the 

presence of known lead based paint  ( I daho Code, Sect ion 55-2504) .   

13.2  OW NER agrees to com plete a separate Lead Based Paint  Disclosure 

form  w hich shall be added as an Addendum  to this AGREEMENT. 

 

1 4 . MANAGEMENT SERVI CES DO NOT I NCLUDE 

14.1  Normal property m anagement  does not  include monthly internal property 

inspect ions, representat ion at  court  hearings, deposit ions, homeowner meet ings, 

providing on-site management , property sales, refinancing, preparing PREMI SES 



 

 

11 | P a g e  

OWNER Initials (         )  (         )  

 
Rev. 11-19-2014 EPS Management Agreement 

3327 North Eagle Road, Suite 110 

Meridian, ID   83646 

208-391-5342 

www.EmpirePropertySolutions.com 

 

for sale or refinancing, supervising, and coordinat ing modernizat ion, 

rehabilitat ion, f ire or major damage restorat ion projects;  obtaining income tax, 

account ing or legal advice, advising on proposed new const ruct ion, debt  

collect ion, and counseling.  

14.2  I f OWNER desires AGENT to perform  addit ional services not  included in 

normal property management  or specified above, a fee shall be agreed upon for 

these services before work begins. 

 
1 5 .  LEGAL FEES 

15.1  OWNER agrees to pay all expenses incurred by AGENT including without  

lim itat ion, at torney’s fees for counsel employed to represent  AGENT or OWNER 

in any proceeding or suit  involving an alleged violat ion by the AGENT or OWNER, 

or both, of any const itut ional provision, statute, ordinance, law or regulat ion of 

any governmental body pertaining to fair employment , Federal Fair  Housing, 

including, without  lim itat ion, those prohibit ing or making illegal discr im inat ion on 

the basis of race, creed, color, religion, or nat ional or igin, mar ital status, or 

mental or physical handicap;  in the sale, rental or other disposit ion or housing 

or an services rendered in connect ion therewith, but  nothing herein contained 

shall require the AGENT to employ counsel to represent  the OWNER or himself in 

any such proceeding or suit .   ( I daho Code, Sect ion 12-120 and 12-121)  

15.2  OWNER shall not  hold AGENT liable for any error of j udgment  or m istake or 

law except  in cases of willful m isconduct  or gross negligence.   

15.3  I f any legal act ion or proceeding be bought  by either party to enforce any 

part  of this AGREEMENT, the prevailing party shall recover in addit ion to all 

other relief, reasonable at torneys’ fees and costs, but  not  to exceed $750 (seven 

hundred fifty dollars) .  ( I daho Code, Sect ion 12-120 and 12-121)  

 

1 6 .  I NSURANCE: HOLD HARLESS AND LI ABI LI TY 
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16.1  Nothing in this AGREEMENT contained shall be const rued as rendering AGENT 

liable for any act , om ission, or occurrence result ing from or in any manner 

arising out  of the performance of AGENT’S dut ies and obligat ions hereunder, or 

the exercise by AGENT of any of the powers or authority herein or hereafter 

granted to AGENT by OWNER, or the use of any lease or rental agreement  

required by OWNER.  At  all t imes this AGREEMENT is in effect , OWNER, at  

OWNER”S expense, must  maintain in full force and effect :  

16.1.1Fire and extended coverage for all casualt ies and hazards 

customarily covered by casualty insurance in the State of I daho for 

the full insurable value of the PREMISES, containing endorsements 

that  contemplated the leasing of the property by OWNER and 

vacancies between terms ( I daho Code Sect ion 41-2401)  

16.1.2Public liability insurance naming AGENT, EMPI RE PROPERTY 

SOLUTI ONS, LLC as co- insured or addit ional insured.  ( I daho Code, 

Sect ion 41-2506 ( l)  (a) ( i)  

16.2  Within fifteen (15)  days from the date of this AGREEMENT, OWNER must  

provide to AGENT a Cert if icate of I nsurance, evidencing the required coverage.  

I f the insurance coverage changes in manner or degree at  any t ime this 

agreement  is in effect , OWNER must  provide AGENT a new Cert ificate of 

I nsurance, evidencing any change within ten (10)  days of the changes.  ( I daho 

Code, Sect ions 41-1802 and 41-1824)  

16.3  OWNER agrees to indemnify, defend and hold AGENT harm less from all 

claims, invest igat ion, and lawsuits by third part ies related to the PREMI SES, and 

the management  and leasing whether occurr ing dur ing the term  of this 

AGREEMENT or after its term inat ion, and from any claim  of liability for damage 

to property, or injur ies or death of any person.   
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16.4  AGENT shall not  be liable for any willful neglect , abuse, or damage to the 

PREMI SES by tenants, vandals or others, nor loss or damage to any personal 

property of OWNER.  

16.5  I f at  any t ime dur ing or after the term  of this AGREEMENT, the PREMISES are 

found to be contam inated with hazardous waste, OWNER agrees to indemnify 

and hold AGENT harm less from all claims, demands, act ions, liabilit ies, costs 

expenses damages and obligat ion of any nature arising from or as a result  of 

said hazardous waste.  The foregoing indemnificat ion shall survive the 

term inat ion or expirat ion of the AGREEMENT (  I daho Code, Sect ion 9-505 (2) )  

 
1 7 .  AGENT’S COMPENSATI ON AND EXPENSES 

17.1  AGENT’s fee shall be $______________ m onthly or __________%  of the 

monthly gross receipts from PREMI SES, whichever is the greater amount . 

17.2  AGENT shall charge a one t ime set  up fee of $250 per property. 

17.3  AGENT will prepare 1099 forms for each PREMISES managed for OWNER, for 

a fee of $10 per form . 

17.4  OWNER agrees to reimburse AGENT each month dur ing the term  hereof for 

expenses direct ly at t r ibutable to OWNERS property.  These expenses include, 

but  are not  lim ited to, advert ising and legal fees. 

17.5  Any t ime AGENT or AGENT’s employee(s)  expended in preparat ion for and 

at tendance to court  on OWNER’s behalf will be billed at  the rate of $75 for each 

evict ion or $50 per hour for other lit igat ion.  OWNER and AGENT agree such 

charges will be paid by OWNER but  charged to TENANT.  

17.6  I f AGENT manages mult iple propert ies for OWNER, OWNER authorizes AGENT 

to t ransfer excess funds from one ledger to another to cover any deficiencies.  

 
1 8 .  BI NDI NG EFFECT 
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18.1  This AGREEMENT shall be binding upon the part ies hereto and their 

respect ive Personal Representat ives, heirs, adm inist rators, executors, 

successors and assigns.  OWNER acknowledges receipt  of a legible copy of this 

fully executed AGREEMENT. Effect ive date is subject  to receipt  of all items listed 

on the Empire Property Solut ions, LLC Management  Changeover Checklist  and 

Receipt , at tached as an Addendum to this AGREEMENT.   

18.2  Should any sect ion or any part  of any sect ion of this AGREEMENT be 

rendered void, invalid, or unenforceable by any reason by any court  of law 

exercising competent  j ur isdict ion, such a determ inat ion shall not  render void, 

invalid or unenforceable any other sect ion or any part  of any sect ion in this 

AGREEMENT. 

18.3  AGENT may change the terms under which AGENT is willing to provide 

service in the future under this AGREEMENT, but  only by giv ing at  least  30 days 

advanced wr it ten not ice to OWNER. 

18.4  The draft ing, execut ion and delivery of this AGREEMENT by the part ies have 

been induced by no representat ions, statements, warrant ies or agreements 

other than those expressed in this AGREEMENT.  This AGREEMENT embodies the 

ent ire understandings, wr it ten or oral,  in effect  between the part ies relat ing to 

the subject  mat ter hereof unless expressly referred to in this AGREEMENT. 

 

1 9 .  RENEW AL OR TERMI NATI ON OF THI S AGREEMENT 

19.1  The OWNER shall be obligated to not ify AGENT before the final 90 days of the 

agreement  period if they wish not  to renew the agreement  for another year.  I f 

no not ice is subm it ted by the OWNER to the AGENT, the cont ract  will 

automat ically cont inue for another year from the anniversary date of the 

Agreement  set  forth in paragraph 2.3.  
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19.2  All provisions of this AGREEMENT that  require the OWNER to have insured or 

to defend, reimburse, or indemnify the AGENT shall survive any term inat ion 

and, if AGENT is or becomes involved in any proceeding or lit igat ion by reason of 

having been the OWNER”S AGENT, such provision shall apply as if this 

AGREEMENT were st ill in effect . 

 

2 0 . SPECI AL POW ER OF ATTORNEY 

KNOWN ALL MEN BY THESE PREMI SES;  that  the OWNER has made, const ituted, and 

appointed and by  these presents do make, const itute and appoint  EMPI RE PROPERTY 

SOLUTI ONS, LLC,  and its agents, t rue and lawful at torney for and in their name, place 

and stead, and for their use and benefit  as follows:  ( I daho Code, Sect ion 15-12-105)  

20.1  To let , rent  and lease on such terms as said at torney in fact  may deem 

proper and to extend or renew any lease or m inimum term  tenancy now or 

hereafter in effect , for   such term  or terms and at  such rents and subject  to such 

covenants, provisions and const itut ions as they may deem best  for the above 

described PREMI SES. 

20.2  To ask, demand, collect  and receive all rents and moneys, and to file receipts 

therefore;  to order direct , superintend, and manage all repairs, alterat ions and 

improvements, and to make disbursements for the same;  to make all 

purchases;  in general, to do and perform  all acts and things indicat ive to 

management  of the PREMISE and make all proper and necessary disbursements 

in connect ion therewith.  AGENT shall have full power to init iate, set  up, 

term inate, or modify any and all ut ilit ies or  landlord service agreements for all 

ut ilit ies related to the PREMI SES, such as but  not  lim ited to:   elect r ic, gas, 

water, sewer, t rash, and lit igat ion AGENT has the authorit y to sign any 

disclosures from OWNER to TENANTS. 
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20.3  Giving and grant ing unto said at torney full power and authorit y to do and 

perform  all and every act  and thing whatsoever requisite and necessary to be 

done in and about  the above stated PREMI SES, as fully to all intents and 

purposes as the OWNER m ight  or could do if personally present , and hereby 

rarify ing and conform ing all that  said at torney shall lawfully do to cause to be 

done by virtue of these presents. 

 

2 1 . ADDENDUMS TO THI S AGREEMENT ATTACHED HERETO AND MADE A PART 

HEREOF: ( Please check if applicable)  

21.1  (     )  Payment  Author izat ion Schedule 
21.2  (     )  Lead Based Paint  Disclosure Required  
21.3  (     )  Management  Changeover Checklist  and Receipt  Required  
21.4  (     )  ______________________________________________________ 

2 2 . ADDI TI ONAL TERMS AND CONDI TI ONS: 

_____________________________________________________________________________

_____________________________________________________________________________

_____________________________________________________________________________

_____________________________________________________________________________

_____________________________________________________________________________

_____________________________________________________________________________

_____________________________________________________________________________

_____________________________________________________________________________

_____________________________________________________________________________ 

I N WITNESS WHEREOF, the part ies hereby have affixed or caused to be affixed their respect ive 

signatures this day:  

OW NER: # 1 )  _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _  

                           Signature              Name (Printed)              Date 
Mailing Address: ________________________________________________________________ 

City:  _______________________________ State _____________ Zip ___________________ 
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Phone Number:  (_____)  __________________    Cell Number:  (_____)  __________________        

Email Address:  ________________________________________________________________ 

 
OW NER: # 2 )  _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _  

                           Signature              Name (Printed)              Date 
Mailing Address: ________________________________________________________________ 

City:  _______________________________ State _____________ Zip ___________________ 

Phone Number:  (_____)  __________________    Cell Number:  (_____)  __________________        

Email Address:  ________________________________________________________________ 

Em ergency Contact:__________________________________________________________ 

(_____)_________________________________  ___________________________________ 

 Phone      Relat ionship 

Em pire Property Solut ions: 

_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _        _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _  _ _ _ _ _ _ _ _ _  

                           Signature    Name (Printed)             Date 
 

_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _        _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _  _ _ _ _ _ _ _ _ _  

                           Signature    Name (Printed)     Date 
 
3327 N. Eagle Road, # 110, Mer idian, I D  83646 www.EmpirePropertySolut ions.com 
Office:      (208) -391-5342 
Susan Lusk cell:    (208)  971-5677       Susan@EPShomes.com 
Janelle Anderson cell:  (208)  971-5678  Janelle@EPShomes.com 

http://www.empirepropertysolutions.com/�
mailto:Susan@EPShomes.com�
mailto:Janelle@EPShomes.com�

