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RENTAL HOUSING

SB 125 Eviction Amendments

Sponsored by Senator Nate Blouin (D), Salt Lake City

The Rental Housing Association of Utah, representing the owners and managers of Utah’s 375,000 rental
units, OPPOSE this bill!

Rental Operators despise evictions!

Evictions are always a last resort and only happen when renters refuse to communicate and work with
us.

98% of renters comply with their leases and never face an eviction. Unfortunately, 2% of renters a year
force a landlord to file an eviction against them. 49% of eviction filings are settled, resulting in no
judgement or lockout. Utah’s eviction rates are much lower than surrounding mountain west states and
in the bottom 5™ of US states. One reason evictions filing in Utah are so low is that state law sets clear
consequences for refusing to communicate with landlords or resolve lease violations. In the almost 20
years since judges have been required to award treble damages in Utah, evictions have fallen almost
50%!

Where did Treble damages come from?

Treble damages were part of the uniform landlord tenant act most states passed in the 50s and are
designed to incentivize both sides to comply with their contracts and/or correctissues quickly. They are
reciprocal. In other words, if a rental operators violates a tenants’ rights, they pay treble damages, and if
atenant forces a landlord to go to court to remove them for a lease violation, they pay them damages.
The whole purpose is to ensure both sides treat the other fairly and comply with rental agreements.

How are treble damages used?

When landlords serve 3-day notices to tenants for contract violations, language explaining treble
damages is included. Tenants are told if they fail to resolve the issue and an eviction is filed, they will be
responsible for 3 times damages for making the landlord go to court. This clear consequence leads to
more resolutions. Eviction prevention groups and judges use this provision to get renters to resolve
issues prior to judgements and lock outs. Treble damages are an essential tool to promote resolution
and prevent renters from taking advantage of rental operators. Eliminating treble damages in Utah will
lead to more evictions and higher costs and damages to rental operators.

Who would be affected if treble damages were removed?

77% of the owners of rental properties in Utah are Utah families including seniors who rely on rents for
income. Teachers who built a real estate portfolio to augment theirincome, etc. These people would see
more evictions and higher costs. Please oppose SB 125!



How Do Evictions Work in Utah?

If atenant violates a lease, they can be served a 3 day notice.

The notice gives them three options:
e Resolve the lease violation
e Move
e [fthey stay and force court action, they will be
responsible for three times damages

NOTE: 95% of the time a 3-day notice is served, the tenant resolves the
issue and there is no further consequences

If the tenant fails to resolve or move, a lawsuit has to be filed. The
tenantis served legal papers giving them the right to request a hearing.
At the hearing the judges gives the parties another opportunity to
resolve the issue. ONLY if a renter still has not resolved a contract
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violation after the three day notice, the legal papers served from the lawsuit, and the hearing to resolve,

is a judgement with damages entered, and a lockout order given.

Statistics of Interest

e 98% of renters do not force their rental operator to file an eviction
e 49% of eviction filing are settled and there are no treble damages

e Alarge number of the 4,000 eviction judgements a year are uncontested, meaning the renter

ignored the lawsuit and didn’t even come to court to dispute

e Judges and mediators use the threat of treble damages to get renters to resolve and come to

settlement terms

e Utah has an eviction expungement statute allowing people who were evicted to pay their

judgment and have their eviction expunged!
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Paul Smith
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