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Background

Region 6 contracted with Snitily Carr to conduct two focus groups with landlords who own rental properties in Douglas County, Nebraska. One focus group consisted of landlords who own properties that have smoke-free policies, and the other group included landlords who own properties that do not have smoke-free policies.
Participants were recruited by Wiese Research Associates (WRA) based on specifications provided by the MOTAC Clean Air Committee. Landlord information was provided by Region 6, and a phone number list was purchased to match phone numbers with landlord addresses provided. The final recruiting phone list of possible landlords who would be able to attend a focus group totaled 151. In addition, more than one-half of the landlords who attended the focus groups owned properties in what Region 6 defined as lower socioeconomic zip codes within Douglas County.
Participants

Target Demographic

Landlords/property owners who rent properties in Douglas County, Nebraska
Focus Group Attendees

1. Landlords with smoke-free policies – recruited 6 and 5 attended (4 owned properties in lower socioeconomic zip codes)

a. Mark Harral (owns properties with and without smoke-free policies)
b. Sam Crawford (owns properties with and without smoke-free policies)
c. Mary Jane Manley (owns properties with and without smoke-free policies)

d. Myriel Boes
e. James M. Conway
2. Landlords without smoke-free policies – recruited 9 and 7 attended (6 owned properties in lower socioeconomic zip codes)
a. Debra Lang

b. Joseph Vacanti

c. Glenn E. Mitchell

d. Chris Tribulato

e. John Miegs

f. Donald Thompson

g. Sandy Jochim
Focus Group Goals
Goals of landlord focus group with smoke-free policies

1. Learn more about the benefits of having smoke-free policies.  

2. Gain insight into any downside associated with having smoke-free properties.
3. Collect advice on effective ways to reach out to landlords who do not have smoke-free policies.
4. Understand the effects of having a smoke-free rental property.
5. Assess different enforcement methods and challenges.
6. Hear more about preferred communication methods with tenants.
7. Gauge interest in having smoke-free buildings/properties listed on other websites.
Goals of landlord focus group without smoke-free policies

1. Understand the barriers to implementing smoke-free policies.
2. Learn what would motivate these landlords to go smoke-free.
3. Identify effective message types.
4. Assess the communication method(s) preferred.
5. Gauge overall interest in implementing or receiving information about smoke-free policies.
Key Observations

Landlords with smoke-free policies
1. The majority of the landlords indicated that the primary reasons for adopting a smoke-free policy were related to safety (fire hazards), health of tenants, and costs to refurbish the property when a smoker moves out. As the discussion continued, participants also believed they needed to protect their investment, and the overall costs associated with allowing smoking are too great.
2. Three of the landlords did allow smoking in at least one of their rental properties because they had some longtime tenants that were renters prior to implementing any type of smoke-free policy, and the landlords didn’t want to upset longtime tenants or ask them to move out. 
3. All of the landlords indicated that they do not have rules against smoking outside of the property, and therefore they provide some type of receptacle to collect cigarette butts. And while there is no policy per se, the landlords do tell smokers that they need to keep the outside of the property clean and free of cigarette butts.
4. Throughout the course of discussion, all of the landlords indicated that the policy is in place to curb not only tobacco use but also the smoking of other narcotics or “dope,” as many see non-tobacco smoking on a fairly regular basis.
5. Enforcement for most has not been a big issue for this group of landlords, as they have the policy clearly stated in the lease that is signed by the renter. 
6. Most of the landlords indicated that when tenants are confronted about breaking the smoke-free policy, the tenants tended to lie about smoking within the property walls. And because of that the landlords either have to visit and catch them in the act or enter the property when the tenants are not home and document signs of tobacco use (ashtrays, butts, etc.).
7. Each landlord indicated that compliance is monitored by a combination of personal visits to the property and tenant complaints.
8. Three of the five landlords have evicted people who did not follow (or indicated they would not follow) a smoke-free policy after a warning. In some cases the landlords made a couple of warnings.
9. There was a side discussion among the landlords about whether there is a fear of being sued or getting in trouble for evicting people. The group indicated that they follow the process of eviction using written notices after at least one face-to-face discussion of the problem. 
10. As a continuation of the conversation, the majority of the group belong to the Property Owners Association to get tips on how to handle a number of issues, including enforcement of smoke-free policies.
11. With the exception of two landlords, one who is the process of converting her properties to smoke-free and one who has a combination of rentals in one apartment building, the other three landlords do promote the fact that they have smoke-free properties. Both of the other landlords said they do verbally tell people that the apartment for rent is smoke-free or will be smoke-free when people inquire.

12. Most of the landlords said they get a lot of positive feedback about having smoke-free properties, and they believe they can charge a little higher rent if the entire property is smoke-free.

13. Craigslist appeared to be the most preferred method for promoting rental properties for this group of landlords. A couple of the landlords said they do use some other online outlets for promotion and one does use Omaha.com (online World-Herald)—but Craigslist and signs in front of the property are the primary methods for generating leads.

14. Two of the landlords talked about how they have put up window clings and other signage about the property being smoke-free. They couldn’t remember exactly where they got the information, but they did have a phone number to order more. Every one of the landlords was very interested in getting signage that could be displayed on their rental property—especially since it is available at no cost.
15. On a side note, many indicated that pets (cats and dogs) increase the maintenance cost as much as allowing smoking.

16. Three of the landlords who have all smoke-free properties indicated that they believe it is less time consuming and costly to manage smoke-free properties. Cleaning, replacing filters, buying ozone cleaners, and the like are more costly and more time consuming.

17. The landlord who is in the process of converting and renting smoke-free apartments believes it will be less time consuming and costly. 
18. The landlord who allows a couple of people to continue to smoke within his property said he thought the time issue was about the same for the whole building since he allows both—but he thought that maybe complaints about smokers would increase so it would be about the same amount of time.

19. Landlords in the focus group generally believe nonsmokers are more concerned with keeping their place neat and tidy—which also makes it easier when the property needs to be turned over.
20. Overall, the group believes that there is a high enough demand for smoke-free rentals because none of the group had experienced any problems finding renters to fill vacancies.

21. The group indicated that listing their properties on a smoke-free website of available rentals would be beneficial since they believe everyone starts their search online.

22. Many believe that property location may have some impact on whether it is easy to implement a smoke-free policy—but none had personally experienced any difficulty renting a smoke-free property.

23. Ideas for reaching out to landlords who do not have smoke-free policies centered on the reasons that the landlords initially converted to smoke-free (safety, cost, and health). 

24. Bottom line for all of the landlords is finding ways to generate more income and lower maintenance costs.
Landlords without smoke-free policies
1. During the introductions it was revealed that one of the landlords is getting ready to open a building that will be smoke-free and pet-free. It was also revealed that one of the landlords has a smoke-free property outside of Douglas County, but all of his properties in Douglas County do allow smoking. He did say that he’s had no trouble with the smoke-free property and currently had only one vacancy.
2. Most of the landlords indicated that they do get a fair number of tenant complaints that include noise issues, smoking-related problems, and just general disagreements between tenants that may not like each other.

3. The process for handling complaints tends to vary based on the type of complaint. For smoking complaints, some of the landlords try to group smokers and nonsmokers together, or they will offer to move someone who complains too much. Other landlords have installed air purifiers in both the smoker and nonsmoker apartments—as well as updated duct work.

4. Most of the landlords indicated that they may consider a smoke-free policy if it didn’t impact their ability to rent the property. That said, nearly one-half said they believe they would have a more difficult time finding renters if they went to smoke-free.

5. A number of the landlords said the other difficulty associated with implementing a smoke-free policy is their belief that enforcement would be tough and eviction may result in being sued or getting them in trouble with fair housing laws. (A few landlords indicated that they had been sued by a tenant based on discrimination or had been subjected to a fair housing inquiry.)
6. One landlord indicated that he would never consider a smoke-free policy because he doesn’t want to deal with enforcement. If Omaha would make it a law, he’d be fine with it because then enforcement wouldn’t be such an issue. Another landlord said she didn’t believe she could have a smoke-free policy because of the type of people she rents to and because of her HUD status.

7. The landlords also discussed the fact that they face more than just cigarette smoke in terms of policy and enforcement. Most have had experience with tenants that smoke marijuana or some other type of illegal drug.

8. The majority of the landlords who would consider a smoke-free policy said they would likely make the change for reasons beyond keeping one tenant happy. 

9. Most of the landlords believed the majority of their tenants did not smoke or did not smoke in their apartment—although none seemed to know exactly how many. 
10. A primary barrier to implementing a smoke-free policy seemed to be know-how. The landlord that would consider a smoke-free building did not know how to go about making a policy change, what kind of notice is necessary, or even where to begin.

11. Most of the landlords did see some benefits to having a smoke-free property. The primary benefits that were discussed included less cost to clean up after a smoker leaves, less of a fire hazard, and the fact that there would be less trash (butts, packs, etc.) thrown on the ground.

12. A couple of landlords mentioned that they thought nonsmokers appeared to be a little cleaner in general.

13. One landlord said it wasn’t really an issue for him because he has longtime tenants so he hasn’t had to worry about turning the property over—but when he did once, it was pretty disgusting.

14. Personal rights violation was a big sticking point for one landlord. He couldn’t get past his belief that smoke-free policies and enforcement are a personal rights violation for his tenants.

15. Craigslist, Rentals.com, Facebook, and other online pages were popular adverting outlets with the majority of the landlords. Many indicated referrals were helpful, and a few still used For Rent and the Apartment Guide magazines. Yard signs were also used by nearly all of the landlords.

16. One landlord had a waiting list because she has low-cost/HUD rentals, but when no one is on the list, she said she can fill it up easily using just Craigslist.

17. Policy changes are handled primarily using a letter, newsletter, or email. Only a couple of landlords indicated that they would just handle it face to face.

18. Two of the landlords indicated that the property’s location does influence whether they believe a smoke-free policy can be implemented. One thought it would be easier if potential renters were more health conscience, while the other one just felt it would have an influence.
19. The biggest barrier to implementing any type of smoke-free policy came down to cost and not wanting to have any vacancies. There is a real fear among the group that they would have a difficult time finding enough nonsmokers to rent their properties, and none wanted to evict any current tenants because they smoke.

20. About half of the landlords indicated that they would need some help understanding the process to implement a smoke-free policy before they would consider it. In addition, they wanted to know if there were any resources that would help them promote their rental property as being smoke-free.

21. Most of the landlords were interested in the resources MOTAC and Region 6 could provide to help with promotion and education.
Appendix A
Discussion guide for landlord focus group with smoke-free policies

Introductions

-
Welcome and introductions of moderator and participants

-
Purpose of focus group

-
Ground rules and format of focus group

1) Why did you decide to adopt a smoke-free policy in your rental properties?

2) Since your properties have adopted smoke-free policies, has enforcement been an issue?

· If so, what type of issues have you faced?

· If not, why don’t you think enforcement has been an issue?

3) What type of enforcement processes or compliance tactics do you think have been successful?

· Do you rely on tenants to report noncompliance

· How do you deal with tenants that are not complying with the smoke-free policy?

4) Do you promote the fact that your properties are smoke-free?

· Why or why not?

5) In general, how do you promote or advertise that you have a rental property available?

· Why do you use these outlets and in your experience is one more successful than others?

6) So many people search online when looking for information about a new place to rent, has this been your experience?

· What other things have you noticed that tend to lead to inquiries about your rental properties?

7) How long have your properties been smoke-free?

· How did you go about implementing a smoke-free policy?

· How did tenants react to the policy?

8) Have you experienced any unexpected consequences to implementing a smoke-free policy?

9) Have you noticed that property management is more or less time-consuming with a smoke-free property? 

10) What are the primary benefits to having a smoke-free property?

· In addition to a decrease in vacancies and turnover rates and lower maintenance costs.

11) Does the rental property location have any impact on whether you decide to implement a smoke-free policy?

· Need to understand whether the area of town or socio-economic status has any impact on policy.
12) Many landlords fear that vacancy and turnover rates will increase if they implemented a smoke-free policy. In your opinion, is there anything that can be done to overcome that fear?

13) In your opinion, is there anything that could be done to motivate other landlords to implement smoke-free policies for their properties?

· How would you suggest that message be delivered?

· What type of outreach or tactics do you believe they would be the most receptive to?

14) Any additional thoughts or suggestions about ways to encourage other landlords to consider adopting a smoke-free policy?

Discussion Guide for landlord focus group without smoke-free policies

Introductions

-
Welcome and introductions of moderator and participants

-
Purpose of focus group

-
Ground rules and format of focus group

1) How frequently do you tend to get tenant complaints?

2) What’s the typical process you go through when a tenant complains?

3) If a tenant complains that secondhand smoke or the smoke smell really bothers him or her would you rethink your smoking policies?

4) If I told you that nearly one-half of people who rent housing have indicated that they are very likely considering moving into a smoke-free building when they make their next move—would something like that affect your smoking policy decisions? 

5) Would you change the smoking policy in your rental(s) to keep a tenant?

6) Do you see any benefits to instituting a smoke-free policy at your rental properties?

Probe: Health, cleanliness, and safety and the whether these are beneficial to the property owner as well as the tenant.

7) In general, how do you promote or advertise that you have a rental property available?

· Why do you use these outlets and in your experience is one more successful than others?

8) So many people search online when looking for information about a new place to rent, has this been your experience?

· What other things have you noticed that tend to lead to inquiries about your rental properties?

9) Do you believe there is any value in being listed on any other websites as offering a smoke-free property?

10) How do you typically communicate policy changes with your tenants?

11) Does the rental property location have any impact on whether you decide to implement a smoke-free policy?

· Need to understand whether the area of town or socio-economic status has any impact on policy.
12) What barriers or consequences do you believe would make it difficult to implement a smoke-free policy for your property or properties?

· Why?

13) Many landlords fear that vacancy and turnover rates will increase if they implemented a smoke-free policy. In your opinion, is there anything that can be done to overcome that fear?
14) Is there anything else that we haven’t discussed that would move you to at least consider implementing a smoke-free policy for your rental properties?
Appendix B
Transcripts of landlord focus group with smoke-free policies
R
She died about a year later.

R
They can’t quit when they are that…

M
Are all of your properties smoke free?

R
They are.

M
All of them?

R
They are.

R
I used to have a lot more.  I used to have 80 apartment units and now I have 21 or 20 now.  

M
And was the fire the reason you adopted that policy or was it something else?

R
No, she was the only smoker I had in 28 years in the building … I guess because of all of her kids – I knew her five kids and I never said, “You got to get out.”  I have become a lot meaner in my old age.  

R
My question would be, “Weren’t the other tenants of the building complaining?” 

R
No.  They didn’t.  They are separately furnished so there was no common ductwork so it was pretty isolated, brand new Pella windows on the building.  It was pretty …pretty tight so.

R
And in her apartment was a ____.  It was a disaster.  

R
Isn’t that unbelievable?  

R
Yeah, it is.

R
When you can peel it off the wall…

R
That is right, you literally could.  You could take a putty knife and go like that…

R
And it depends on what they are smoking.

R
Right.

R
Are all of your properties smoke free or just that…no actually I know unfortunately, we are currently converting our very first building to smoke free.  I don’t know if it is because our rent is lowered and therefore, we have the higher population of smokers in that lower rent category or what, but I just evicted a whole bunch of people.  Well, I just asked a bunch of people to leave my property and I had one building where there were five units and three people left and the other two…one only smokes outside and she won’t smoke inside because she doesn’t want to have to worry about her grandkids coming over and the other lady doesn’t smoke.  I said, “Can I make it a non-smoking building and evict anybody who moves in and does smoke?”  And they were both, “Absolutely yes.”  I am in the very beginning stages of doing that and I want to do it to all of my properties, but I don’t know how to do it because I’ve got so many.  

R
“Why do you want to do it?”  

R
My dad has asthma very badly and I mean, when I first moved here, he wanted to move into a building and I said, “You can’t live here.  I can’t breathe.  There is no way you are going to be able to breathe in this building.”  You know, we’re considerably smaller … our insurance, when it burns down, they will come and clean off the rubble fill up the hole and they aren’t going to rebuild us.  We have to.  I don’t like having a risk but I have made so many changes in the last year, this is just another one and as I get the opportunity, I will make more and more of my buildings smoke free.  It is the damage that is caused by it is absolutely amazing and I have never grown up in the smoking environment and everybody always went outside if they did and that is just the way it was.

R
Even when they go outside.  I had this lady who said she didn’t smoke in the apartment but I think she must have been just sticking her head out the door.  

R
They are not going to go out for real.

R
I just lost some residents because they couldn’t handle the smoke in the building and it wasn’t…I only had one other person in that building that smoked.  They lived on the top floor.  The people who smoked lived on the bottom floor and …

R
Was it all furnaced and air conditioned by one unit?

R
No, it is not but the furnaces are all in the basement and so if they opened their trap door, like a quicker and easier way to their laundry machines and they let all that smoke out into the basement area, it just went straight up in their rooms.

R
I think you have to be really careful when you try to do something like this. 

M
How many to do you have?

R
Eighteen.

M
And they all are or some?

R
They are all connected but they are separate.  _____That is why I ask you a question about the research.  What are you going to do with it?  You guys …yeah right, you got to have a strategic approach to this thing.  You’ve got to aim at the population of people that you have and if they are elderly and they are smokers, they ain’t quitting.  Now you have a problem because they have been with you ten, 15 and 20 years and you are trying to make yourself about smoke free.  So you got to have some sort of a short, long-range plan, short plan maybe the new folk, nah, ah.  You got to have something.  You just can’t go in there and start talking about policy.  That won’t work.  So if the idea is that you are going to assist us with the research and how to get it done, we are talking about three or four apartments here.  I am sure you are thinking … Union Pacific, and you know, statewide and all this kind of stuff…so we are all here trying to make a profit.

R
Yes.

R
(talkover)

R
You know I think you have a point though that you have lower income renters.

R
I mean my one bedrooms are __________ …

R
…..are $395 a month.  My two-bedrooms are $495 …

R
Why don’t you up it?

R
Well, ….

R
Rents are going through the roof.

R
I am going to be able to do that in my one location when they get done with renovating all of the Park Avenue type locations and in Dundee, I can finally start upping it because I am finally starting to get high enough occupancy that I can do that, but I have been sitting with way too many empty to worry about raising rates.

R
Well, my eyes are opened constantly by my son.  He calls me all the time, “Dad, I have got two girls that are very nice young ladies.  One is a teacher and the other is a pharmacist and they need a two-bedroom,” and I will say, “Alright, I’ve got a two‑bedroom on Webster for $750.”  He says, “No, you don’t, you got a two‑bedroom on Webster Street for $900.  I said, “Ok, got a two‑bedroom…” (laughter).  I have looked at rents and my brother owns 300 apartments just he is outrageous.  He bought a building from my sister and from his sister too.  She was getting $425 for one‑bedroom’s.  Thirty days later after he bought it, he is getting $575.  Dundee is going through the roof.  There is a one-bedroom on 49th and Burt for $925 and it is rented.  

R
But, what am I surrounded by?  Because I have got FDI and Marshalls across the street from my properties all the time.  I mean I got the property management companies who run those apartments across the street from us on both sides.  They don’t do any kind of background checks.  The ones by the bowling alleys are…there’s so many issues with bedbugs and all that other stuff.  I can’t raise my rent …

R
But yours is clean.  

R
I know they are and I am (talkover)

M
Does that affect do you think whether or not you can implement your policy?

R
I will get my policy implemented.  I basically walked into this business a year ago and I have had to start from the ground up.  My dad used Microsoft Office and used Excel spreadsheets and Word Processing documents, no logos, no uniformity, no anything.  Ok, so I did have some bookkeeping.  I did have a little bit of money that I was able to do some things with and I have been in the process of implementing software to assist me with the bookkeeping, with the recordkeeping, with all of that kind of stuff and I am going to grow from there.  My next goal is to be able to use that same company software and get a website and once I can do that, I can start advertising online which is going to help increase the knowledge that we get out there.  But, I have to do this.  I am a one-person army trying to take care of 79 units with my dad and two almost full-time maintenance people who help us and one guy who comes and goes as he wants.  I don’t have the ability to put the policies in place …

M
Sure.  I understand that.  

R
____the website, craigslist….

R
Exactly.

R
And Craig…well see what the software is probably going to do.  It automatically goes to craigslist and 350 other sites.  My dad tried to using craigslist and he used it pretty religiously, but he couldn’t figure out the basic things like how to put pictures up.  I can do that, but I have had to redo all of the ads that we run and everything because the verbage that he was using…

R
That is why you have kids.

R
Exactly.

M
Is your property smoke free?

R
All.

R
Some.

R
Half.

M
Half?  Why?  Why do you even want smoke free property?

R
It is what I have for clientele right now because they have been there for a while.  It is one of those things you slowly.  It is like you said, you can’t…not everybody is in the smoking part.  A lot of them they smoke but they don’t smoke inside, they go outside.  

M
Why do you want a smoke free policy?  Sounds like you would like it in all of them.

R
Oh yeah, I have had too many fires.  

M
Fires?

R
I take care of a lot of other people’s properties too and the last one was a major fire. It took 13 garages, six cars, side of a building…(talkover)

R
There have been a lot of big fires recently and they’ve all been because of cigarette smoking…

R
And it is all stupidity.

M
Why do you want smoke free, Sam?  You sound like you do, but you said it kind of one of those _______________________.  

R
It is no question that I want it.  I am moving to it.  I figure you got to be smart about trying to do this.  For the health reason obviously.  I am a non-smoker so I won’t even go inside.  That is just who I am but they do have some rights although I would like to say, “No.  Period.”  But, you can’t do that.  The health reason and obviously fire.  That is the hazard and I have been lucky 20 some years and one fire and it was contained within a couch, but I was lucky enough that I was on the property on the grounds and saw it and so you know what you’re dealing with…I hate to say it but a smoker you are dealing with income and all the other stuff.  They aren’t that concerned about their health.  They can’t have it if they did because they don’t have the facilities or the know how, you know that kind of thing.  And so, you find yourself in a situation where you have got to screen the folks and be very careful when I screen, I am watching to see if they are going to light up.  It doesn’t take long to figure that out.  The area where I am, you are talking about smokers, what you smokin’?  

R
Smokers are usually drinkers too.  

R
It is more than just…

R
I have a lot of Creighton professional students, dental school, med school, and law school.  They are not smoking Luckys.  They are smoking dope and so my lease specifically says, “No illegal substances.”  That has happened…

R
They are usually the worst.

M
Your lease says it, but is enforcement an issue?

R
Not for me…I get in their face.

M
How do you not have any issues?

R
I get in their face and through their shit out in the parking lot.  I don’t ….

R
That is exactly what I do…I …

R
I am not a nice guy anymore.  I have been taken to the cleaners.

R
You know that is against the law.  They can sue for that.

R
Do I care?  I will be dead in two years anyway and I tell them that.  

R
I hope not.  

R
I have had this guy in California, a big cheese executive who went to Creighton with me and Little Johnny was coming back to go to med school and just a great kid and I said, “Fine, I will rent him a one-bedroom apartment.”  Well, Little Johnny was a party animal and by October he either got kicked out of medical school or he quit and so he packed up his stuff and went back to California and he called me and he said, “Well, it didn’t work out for Little Johnny so thanks a lot.”  I said, “Thanks a lot nothing.  You signed a lease, you are going to pay the full month,” and that was a major lawsuit and I won and got my full rent out of it so I don’t …I am done being a nice guy.  I am absolutely done with it….no friends, no relatives…nobody I know.  

R
Which is why my dad brought me into the business… you are just like my dad.

R
That is how it started…

M
Is _________an issue at all for you?

R
Are you talking about drugs?

M
Smoke free policy, any policy, but primarily smoke free policy?

R
No because there was just one person who was smoking and I just evicted her so she just moved down the street.  

M
Have any of you ran into enforcement issues?

R
Dundee.

R
A lot of times the cops will show up.  They won’t do a lot for you but they will put the fear of God in them after you have already done it.

R
Again, I do think that most of my tenants want it smoke free and also my younger professional grad school – I don’t do undergrad, I don’t do the partiers.  I would say 95% of my tenants are young professionals. 

M
So, your way of dealing with someone who is not compliant is just time to evict them?  Apparently that is how you handle it as well?

R
Right.

R
Well, I mean I talk to them.  I say, “Look, there is complaints.”  ___________.  Then as I was showing one of the units _______________ 24-7 when I was showing one of the apartments she moved out and she complained also and then ________________  so I just started randomly checking.  I’d go to the laundry room, I would go to the side door or to the back door and I would say, “You are smoking.”  “No I am not.  No, I am not.”  After about three of those.  I let her __________ in about three months and I _________.

R
Was she under lease?

R
Yes.

R
Did she fight you on it?

R
No.

M
How do you handle complaints?

R
I pretty much talk to them and try to do it face-to-face.  It is easier that way.  If they have a bad weekend and somebody shows up and has too many people and that happens once.  They get one strike, they don’t get three with me.  I give them…I start with the problem of 3-day notice to a 14-day disturbance and you only get one chance at that.  Because there are so many people in one of the buildings.  Everybody needs it and if it is really bad, I just have 911 show up.  The funny part is most of the time it takes them way forever and it is quite by the time they get there so…. that is the frustrating part of it.  

R
_____________

R
Yeah, I have had a few of those too where…(talkover)

R
The other thing about the smoking this is _______________ smoke ___________.  

R
You know those things outside of restaurants that have the things to put cigarettes in, I don’t what they are called…

R
Smoke eaters.

R
Yeah.  I bought a couple of those.  They were gone ________________.    

R
I just ____________________

R
Yeah.

R
__________ coffee can ____________

R
I actually my own.  I made them out of a five gallon bucket, painted it with plastic paint and put oil dry in the bottom and some things and they have been there for two years now.  It has got it stamped on it so you can actually…people understand, this is what it is for.  I am always picking up trash.  My wife is always mad at me… I will get out of the car at a restaurant and start picking up trash.  

R
That is what happens when you have done it so long.

R
You are the only one that is going to clean up the mess and then people see you do that on your properties even when you are dressed up and you swing by and you pick them up…_______________they are like, “Maybe I shouldn’t have thrown that out.” The next time they will think about it.  They just don’t think about it.

M
How do you handle complaints? 

R
Face to face.  __________________________.  You are writing so many memos and all that stuff kind of stuff – they just throw it away.  You have to confront the person ________________________________________________________.  The best time to approach something like that is in the selection.  That is when you have the conversation about what do you expect and that sort of thing.  Then when they blew it, okay, you have talked about this.  But I am still kind of concerned about if there is a policy out there and if the landlords are too much expected to carry this thing out, I want to know where the support is.  It has got to be something else to inform people…I don’t know how you do it, fliers or something other than confrontation.  And I like the ideas and I think that is the way to go.  _____________ smoke free and all this kind of stuff and these guys go outside and they found out how costly and these guys were outside more than they were working so you have got to have something to back up what you are trying to do. If the research is going to give us that information, then I’m all for it.  

M
I think that actually most happens ____________________ so I’m sure _____________________________ could use some insight into things like that.  

M
How do you handle enforcement?

R
Not very well.  (laughter)

R
It’s work in progress, right?  (laughter)

R
It really is and I mean because I’ve only got the one building we are working on, I haven’t had that being an issue yet, but when I say smoke free with that one building, I am including __________ in that.  I mean not doing candles and not incense.  You want to get the little things you plug in and turn the light bulb underneath the smelly good stuff, I am good with that, but I am making everybody… I am making my two ladies that are in there so ____ and I point-blank say, “No incense, no any of that, no candles.”  

R
Candles, you’re right.  That is a big deal.  

R
And I am going to stick to it ___________________.  

R
I know that there are cities that already have laws that give landlords the rights to have non-smoking.  Well but there is laws just like Federal government buildings where they are not allowed to smoke within 25 feet of the building, there are cities that have laws for that for ____.  I would be all on board with that just because then you have got help and you have got the enforcement.  Now, yeah it is going to cause other issues, but if I can say, “Hey you can’t do it because there is this reason and they say you can’t,” that just gives us something to back us more.

R
____________

R
Exactly or a dog not being on a leash.

R
I would say, “Now listen, if I see that again, your dog not being on a leash, I will turn you in personally.”  

R
It doesn’t do you any good to turn it in.  We have this dog across the way who owns the whole park in front of the apartment and…but it is a threat and from my residence, I can threaten them.  I am the boss man; you either do what I ask you to do or you are going to leave and I am not putting up with it.  But see we do a month-to-month lease because it is a whole lot easier.  _____________________.  

R
_________________________________________

R
__________________bad tenants ____________Why would there by any benefits on any level to have month-to-month landlords unless you have bad tenants.  

R
If you are in front of the judges too often evicting people, they start looking down on you that you have got people in there for year on a lease and you are trying to evict them…

R
Do you belong to the Property Owner’s Association?    

R
I don’t.

R
The Property Owner’s Association?  

R
Because they have _______________ (talkover).  

R
Oh, yeah, no… but why would I want to pay an attorney when we can handle all those calls themselves and get it done within three weeks.  I can hand people eviction notices, out the door within three weeks.  Because you do your three-day notice, you go down and file the paperwork at the courthouse, you have the constable deliver it the next morning.  As soon as the court date is made, a week or week and a half later, you are in court and 24 hours after you are in court, the constable is walking them out.  None.  Why would I want to wait for an attorney that spends six, eight weeks doing it?  

R
If she does it faster than me _______ she does _____________.

R
(talkover)

R
250

R
__________

R
I don’t have very many evictions.  I ran into _________________________.

M
Do you know for a fact that you have smoke free tenants?

R
_________ when I am showing an apartment, I say, “This is smoke free.”

M
Do you advertise it as such?

R
No.

R
I do now.  I have got a smoke free building.  ______________ (talkover)

M
Does that make a difference?

R
Be surprised, you get a lot of people when they know it is smoke free.  You know you get because they really don’t want smokers and then the occasional smokers, they will go way outside I mean they will go to the dumpster, you know when it is across the properties.  I just say, “You want to smoke?  There is the dumpster.”  

R
I have got another area that is a picnic table so they can go over there too.  I don’t want it outside my door.

M
_________ bucket.

R
It is right over there.  When it rains, take your umbrella out.  

M
Do you ever promote _________ or would you ever promote the fact that you have smoke free?

R
I haven’t …it ____________________.  but I kind of got property where _________.  I don’t like to see vacancies.  I don’t like that.  I try to manage it ____________.  But it seems like younger folk are smoking ___________________.  There are cigarette butts all over the place.  I know exactly who is doing it.  The old guy in the corner…he is smoking and there are cigarette butts all over the place.  I put a container out there for him and he throws and misses it.  He doesn’t care.  An old GI guy and got to have that.  

R
Got to have his tobacco.  

R
Yes.  

R
Is your units attached?  

R
Yes.  

R
Oh mine?  

R
Yes.  One building is a 15-unit building, two front doors, all smoke free.  

M
You said you promote the fact that you have smoke free.

R
I advertise it now.  When I go on craigslist, I put a two bedroom in the heart of Dundee, smoke free, pet free.  

M
Did that help, hurt?

R
I can’t tell but…

R
You get people who come to look at them …

R
You just don’t get the ones that have dogs and ….

R
Right.

R
Right.

R
They won’t bring the dog.

R
When somebody is calling off my sign that is the front yard and not from craigslist, I always say that if they want to come see it.  I say, “Before you come and see it, you should know that it is a smoke free, pet free building.”  And they will say, “Oh, I have a cat.”  I say, “I am sorry.”

R
I don’t like cats.

R
They do inside which is worse.  (laughter)

R
I had a house at 56th and Izard in the heart of Dundee, beautiful house.  A doctor from the Med Center lived his family for two year and they had two cats.  It cost me about $1,500 to get it fumigated.  If you have a tenant that follows them that is allergic to cats, they can pick it up ____ and then you lose a good tenant.  

M
Do you have carpet?

R
______________

R
I have too.  You are all _____

R
Hardwood floors.

R
Hardwood floors are ____________

M
A lot of people look online for a place to rent.  Is that kind of your experience?  People are pricing online?  Are they _______?

R
It is about half and half.  I think in Dundee, they drive the neighborhood to look for signs and I think if somebody is coming to law school from Des Moines or Chicago or California, they are on craigslist looking.

M
Do you think craigslist is your primary online vehicle?

R
It is now.  I don’t even think about the World Herald like I did 15 years ago.  

R
I have never placed an ad in the World Herald.  

R
I did years ago.

R
__________

M
So said online was yours pretty much or  ________?  Is that half and half too or do you think more?  

R
I would say more craigslist.

R
____________

R
_____________

R
Yeah, it really is, I mean from all different kinds of properties that I have, I put them on.  It really helps because a lot of it is people are on the computer all the time and the other thing is that World Herald they actually have …there is people that go on that because it is instead of putting it in the paper, they have an online service also so it does (talkover)

R
Yeah, there is apartment finders or something ____________________________.

R
Send you a bill.

R
_______________

R
It costs?  What does it cost?  

R
Nothing.  

R
You just got to have somebody smart enough to put it on there.  I will admit I am not computer savvy.

R
You are allowed ________________ 

R
Just go ahead and take a picture.  

M
How do you do it, Sam?

R
I have got a system _________ (laughter) seriously. 

R
Let’s hear it Sam!

R
It took a long time for me to ______________.  I can just tell you stories after stories about that but if you drive by it now, “Wow, is this the place on 16th ______ Omaha?”  ________________so if I have a good tenant that is who I will use to recruit.

R
Word-of-mouth.

R
Exactly and they get along and so it starts to be like a family, kind of a network thing.

R
Yeah, let me tell you when you got the building set up like that one of them winds up with some kind of ___________, you are ______________.  I got a family now that one of them showed up with bedbugs and I got three people with five units in the building and only one person has them but everybody wants to be sprayed because they are all friends.  So it can come back to bite you too.

R
_______________.

R
When the kids went on a school fieldtrip to some farm and came home and now apparently every kid on that fieldtrip came home with bedbugs.  

R
I have had bedbugs _____________________.  

R
We’ve got it down now.  We can beat them that fast.  Three days, one, two, three, spray, spray, spray as long as your residents vacuum and do their share and wash everything, dry everything, and put the bed mattresses in the bag, you’re good.  

R
I would have forced her to throw away the bed.  

R
All they are going to do is ________________________ get the bedbug stuff or the bed bags for mattresses.  You can get them at Walmart for _____________ and you put it in there and get some of that diazonate earth? and you sprinkle it in for you zip it up and put it there and tell them they can’t take that off for a year.  And go back in and look. But we spray the first time for bedbugs without charging because we don’t want there to be a problem.  If we have to go back, it is because they didn’t do their job because we sprayed.  

R
So you actually put the mattress and seal it?  (talkover)

R
It’s a bag and you zip it up.  

R
They sleep on it?  

R
Put sheets over it.  (laughter)

R
And a mattress pad hopefully.  

R
Yeah, it’s way better than making them throw everything out.  

R
And if the bedbugs smoke, it’s even worse.  (laughter)  This is about smoking isn’t it?  

M
How long have you had both of your properties?  

R
Since that lady had the fire and that would have been 1997 or 1998.  

M
So a few years?  

R
Yeah.  

M
How long have you had them?  

R
Two years.  

M
Two?  

R
Two.

M
You?

R
Two.  

R
We got these stickers and stuff in the mail.  

R
Oh really.  I didn’t see anything in the mail.  

R
So you put them on all ____________________________.  

R
(talkover) 

R
I called ______________ today and 

R
(talkover)

R
You are just getting ready to start?  

R
Like a month and a half, but I’ve got signs.  I’ve made some signs instead of hanging up stickers.  And I making ______________ on there and putting non‑smoking violators will be evicted.  Putting it on the front door and the back door.  

R
You can get free.  (talkover)

R
There are signs actually like she’s talking about.  (talkover)  I have the number somewhere ________.  

R
If you go online you can look…you can google it non-smoking Omaha, it brings up like four different websites and various organizations.  

R
Is that your group?  

R
Well, I’m sure that’s one of them, but there is like...

M
They all work together.  There is a network of coalitions.  One particularly is in Douglas County.  

R
If you want more, you just call them.  I don’t have an email.  Hopefully (talkover).  

R
Did anybody get the website?  

R
Or email us that?  

M
What I will do is I have your email address and I can send it to you.  

R
Great.

R
Me too.  

R
__________________________________________.  Get all the more information you need to know______________.  

M
How long have you had a non-smoking __________________?  

R
About five years?  

M
Five years?  

R
There are 18 units and about 12 smoke free and the other ones as they move out I convert them.  ______________________________________________________. 

M
Was yours a process or did you just say, “That’s it?”  

R
I don’t remember.  I started at the end of my lease there is an area that you can write in what you want.  I know that nobody reads the entire lease so it always says no pets allowed.  Then I started _________ no smoking ___________.  I guess it was a process.  

R
Does anybody here have a townhome or duplex here because I don’t have _____________________________________?  

R
Have a what?  

R
A townhome or a duplex?

R
I do.  

R
___________.

R
I never thought about it.  

R
And pet free.  

R
I’d love to be pet free.  

R
I was pet free and I allowed one person to bring a cat.  

R
And it’s wild fire and they all get them then.  

R
Once you allow one, you have to allow ___________ (talkover).  

R
_____________________________________. 

R
We rotate spraying on a regular basis.  My maintenance manager goes in, gets the sprayer.  I had to check the closets, the water pressure or whatever and ________________smell.  I am on their case _____________ so I don’t have that problem.  Although I have to tell you __________________________________.  

R
Isn’t that unbelievable.  

R
With the doors. 

R
Just unbelievable.  

M
Have you had any unexpected consequences? 

R
From being smoke free?

M
Yes.  

R
________________________.  (laughter)

R
That’s sad.  

R
That’s sad.

R
I had a lady call me about an ad I had and the ad didn’t say smoke free and I said, “I’m sorry I’ve rented the apartment.”  She said, “Was it smoke free?”  I said, “Yes, it’s a smoke free building.”  She said, “Why didn’t you advertise that?”  I would have called you first.  She was angry at me because the apartment was gone and she said, “You should advertise that.”  It would be ____________________.  

R
___________________________________________________________.  

M
Have you had any bad or unexpected consequences from having smoke free property?

R
No.  

R
Well, of course, they a lot of times…the only problems I’ve had is, “Oh yeah, we are not going to smoke.  We do smoke, but we are not going to smoke in the apartment.”  Then I don’t want to rent to you because you are already telling me that you are going smoke.  That includes marijuana.  They are like, “We don’t do that.”  I had that the first week a young couple moved in and I knocked on their door.  I opened their door and it’s like, uh you know, I don’t need this.  This is your one and only warning.  You are not allowed to smoke pot, you’re not allowed to smoke cigarettes.  You told me…

R
Smoke free is smoke free.  

R
Yeah.  If you burn something.  We can tell the difference between that and the other.  That is what she was trying to tell me was I had burned something.  No, you can’t burn that smell.  So they actually understood.  Of course, she was there by herself so he called and tried to make it that I was the bad guy.  I said, “Well, she didn’t burn anything on the stove.  She was smoking pot.”  I said, “Do you want her to go take a drug test?  I’ll pay for it.”  He’s like, “Well we’ll make sure nothing happens.”  I said, “Yeah, that’s fine.”  I said, “If you want to take her drug test to pass it, that’s fine, but I know…” (talkover).  

R
_____________you actually did burned something.  

R
Yeah, you did.  

M
Do you think property management is more or less time consuming just overall having smoke free property?  

R
I would say less.  

M
Why would you say that?  

R
You don’t have to change furnace filters as often.  You know, you may get away with not painting in between tenants because they didn’t smoke.  Less trash around.  ___________________ everywhere you go.   

R
Not chasing them out of the common areas. 

R
It’s got to be less, yeah.  

M
Do you think it is less or more or the same?  

R
Probably the same because I’ve got both ends of it.  If everything was smoke free there would be some other problem I would be dealing with.  You know how it is.  There are always problems.  It’s just a different style of problems.  

M
More, less, about the same?  _______________

R
It’s probably less.  _____________one answer ___________wash all the walls ______________________.  

M
Do you think it is more or less time consuming or about the same?  

R
It’s got to be less because of what they just said.  After they move I mean you’ve got to paint it to get the smell out.  

R
There is a machine called an ozone cleaner machine.  That you can actually put in an apartment.  

R
Isn’t it really expensive?  

R
It is like $ ______________, but I mean it’s one of those things you just change on a cart and you just run the fan on the unit to circulate that air for a day or two and it kind of gives it a minty smell.  It works.  You know the other thing is when I paint my apartments I put in this _______________ (talkover).  It’s what people like Paul Davis Restoration and companies like that do…because I had a tenant who did literally burn something and I got them a new stove and there was some paperwork down in the broiler part and they started yelling and that started on fire and they brought in those machines and man, it just eliminated that smoke smell just like that.  

R
What is it called?  

R
It’s an ozone meter.  

R
Ozone meter.  

R
My office manager mentioned that she ________________________.  

R
Do you own your own machine?  

R
Yes.  

R
Do you?

R
(talkover)

R
Yeah.  They are small.  And it will take out that smell.  

R
______________________________________________________.  

R
It will _____________.

R
A lot of times when I am painting my apartments, I’ve got a smelly stuff I put in and it sure…

R
When you paint it?  

R
Yeah.  

R
The paint smell stays in there for a while.  

R
Yeah, because whenever we clean our carpets we put a …

R
A deodorizer in it.

R
___ type deodorizer in there.  

R
Yeah, that works good too. 

R
See I’ve got these one residents I just kicked out.  Their walls are nut colored because of the _____________________.  It’s got all wood floors.  

R
And they were white to begin with?  

R
Oh yeah.  I mean there is not a room I’m not going to have…I have to repaint the entire thing.  I’ve got to change all of the outlet covers, or all the outlets, all the switches.  I have to just (talkover)

R
(talkover)

R
Yeah and then I’ve got…thank God it has wood floors throughout because I can take a sander and ________________.  I’m going to have to redo…there is nothing I don’t have to redo in that apartment.  

R
How long were they there?  

R
A year and a half.  

R
Wow.  A lot of pot parties.  (talkover)

R
And I’m like, I’m sorry, did anybody else live in this building?  Oh no ____________________.

M
You talked about a lot of reasons why you either want to be smoke free or that kind of thing, but what’s the primary benefit to having a smoke free property?  

R
Safety.  

R
Yeah.  

R
Absolutely.  

R
Health and safety.  

R
(talkover)

R
They care more.  

R
I think non-smokers tend to care more.  Well, they are more apt to care more about themselves and if they care about themselves they are going to care about where they live and they are going to care more about keeping their areas clean.  More than likely if you are a smoker you’ve got dust everywhere and cigarette butts everywhere and ashes everywhere.  It is just one thing less to eliminate.  

R
_________________________________________.  

R
The lazy ones are (laughter).  

R
Yeah.  I mean I’ve got one lady who smokes.  You couldn’t tell she smokes or nothing.  She is a single little…she is super careful.  She’ll smoke one cigarette, she’s got her little fan there, the smoke eater fan, and as soon as she is done, she’ll put it in a little bag and every time she leaves that bag goes out to dumpster and when you go into her apartment to do maintenance, you do not know that she’s smokes because she takes that good care of it.  If they did that, they could smoke all they wanted, but…  

M
So you would let them smoke all they wanted?  

R
If all of them did that, yeah, because you can’t tell she does.  But she is a very special lady because they are not, as a general…I mean I’ve gone in her apartment when we had emergency situations and it’s just as good as when she knows I’m coming so that is what she does.  I think it because she lived with her elderly mother for a very long time before she got the apartment and I think her mom _________ a lot about smoking.  I think it is just habit ________.

M
What’s your primary benefit then?  _____________.  There’s quite a few.

R
I just think mostly it is safety.  Being able to sleep at night.  You know, my buildings are not burning down because of someone wanted a cigarette. 

R
Yup.  

R
______________.

R
Don’t you?  It’s my only source of income.  

R
I’ve never ____________________________________.  

R
You know when those 36 units went up on Maple last winter?  I lost (talkover).  

R
Out west somewhere?  

R
Yeah.  I happened to be in a class _________________at that time _____________________.  I didn’t sleep very good for a while after that.  

R
I see them…to me it is South 84th Street.  (talkover)

R
Well right across the street from my son’s middle school they’ve got a building that’s half torn down.  

R
Really?  

R
And it’s because somebody tried to put a cigarette out in a plastic flower pot.  

R
Which apartments _________________________________?  

R
Foxboro.

R
Oh on the north side?  Where’s that at?

R
Foxboro is at 156th and Harrison.

R
Harrison?

R
Yes.  

M
You said, your problem you thought or part of your problem is just the area of town.  Does it matter what area of town, whether or not you are going to have a smoke free policy?  

R
I think it does.  

M
Why? 

R
I think it is the quality of the (talkover).

R
It shouldn’t.  

R
It’s where people want to live.  

R
Yes.  

R
______________________________________________________________

R
Right.  

R
I tell them it is just __________________________________________.  

R
I’ve got people that _________________ that won’t think about moving into Dundee and people in Dundee who won’t think about living _________________________.  

M
But does it matter where you are and whether or not you have a smoke free policy? Does it matter that you are in one part of town versus another?  Does it matter what type of tenants you have whether it’s old, young, cost of rent?  Does any of that impact?  

R
There are quite a few people.  ___________.

R
That’s why you have to be so careful with policy because of what you just said.  I’ve got a choice.  If I want to rent something in Dundee, I’ve got the means to do it.  Okay, but if…she can initiate a policy, it’s much easier than I can in the Dundee location.  But the people who live on 16th Street should have access to the same kind of a building.  If you don’t want smoke, you don’t anybody ____ that smokes they should have that right but then you have to force them to go to Dundee to ___ then you’ve got a problem.  That’s the whole thing.  You’ve got to be careful how you go about this.  

M
You said you think it does matter?  

R
_________________.

R
Absolutely.  In my location I think my apartments are in demand and if I were in a location where the demand was less, where you rent for maybe the same 700 square foot apartment just because it is located somewhere different and you don’t get that demand, you couldn’t get the Creighton student to live there or you couldn’t get somebody who was willing because they are afraid of the neighborhood or they are afraid of whatever, then I might say, “Well, smoke fine, come on in.”  

M
So it is more by vacancy than…

R
Well, you need that money to operate.  That is what helps pay your bills.  So I can see where income would definitely be a factor on if you are going to accept the smoker or not.  

R
It’s the same thing.  The higher the income the less likely you are to smoke anyway. 

R
Yes, I think that is true.  

M
Do you think that is true?  

R
I do.  

M
Is that just based on your experience or just what you think?  

R
No, that’s a fact.  

R
Based on your education level and your income level, you know.  

M
Yes.

R
______________________so much money.  I _______ gas station _________.

R
Yeah but they want $4 to $5 a pack.  

R
I had no idea.  And thinking about a carton.  I mean if they are going through a carton a week which is…

R
Which is quite a few bucks.  

R
Yeah and then sometimes they can’t pay their rent but… 

R
Did you smoke when you were younger?  

R
No.  I socially smoked but I never had the money.  

R
I smoked in high school and part of college.  I do remember putting the quarter in the machine to get the pack of smokes.  (laughter)

R
Pall Mall?  

R
Forty-five cents I remember that.  (laughter)

R
So I don’t understand how the lower income people can afford it?  

R
Well they’ve got cheaper cigarettes.  

R
Yeah they do.  

R
And they buy them separate.  What is it, 20 cents per cigarette?  I’ve seen that before at the gas station.  

R
You bet, break up the pack of cigarettes and sell them separate.  

M
You are kind of in the minority.  A lot of folks do not want to have or don’t want to have smoke free properties because they are really scared that either vacancies, exactly what you talked about, a little push back from tenants that you currently have, those kinds of things.  Is there anything that you think they could be told that would change that or help kind of overcome that fear?  

R
(talkover)

R
(talkover)

R
That’s it.  (talkover)

R
I think that like if Sam sold this building and a brand new owner came in and said ___ the people who have been there 15 or 20 years here is my policy.  I just paid Sam a fortune for this building and it’s non-smoking and that’s it.  Those are the new rules so if you don’t like it you can go.  So generally a change of ownership can bring new rules or a new set of circumstances.  For somebody who has owned the building for 10 years and has to go in and change the rule, that would be a lot tougher.  A lot tougher.  

R
Unless you bring in a property manager or the child ______?  (laughter).  That’s what my dad is.  I’m sorry, but you are my father.  He brought me in because (talkover) 

R
Are your college debts paid _______________ (laughter).  

R
I have about $6,000 left on a student loan.  Okay.  But he owns for nine or ten years and he kept going __________________________.  And finally everything kind of clicked into place and I came in and if I could tell you there was this whole big, everybody knew I was coming, I had residents shaking in their boots.  I had contractors shaking in their boots thinking they weren’t going to work for us anymore.  And I came in and I didn’t do a whole lot that first year so I could learn the ropes and do the ______________ and now I’m starting to, _____ “Why don’t you raise the rent?  Why are doing this?”  Because I was trying to get a feel for it and once I understood how…because out of our complex nobody gets paid on a regular basis.  They do the yearly partnership withdrawals and that’s it.  I’m the only employee.  Our contractors are contacted directly, so those change in ownership can also be done when you bring in a new person.  

R
A new manager.  

R
A new manager.  Those are the things that yes; it took me a year to get _____________________.  I’m starting…instead of coming in and go, “Okay you’re not paying your rent, I’m evicting everybody immediately.”  I waited and I am trying to feel everybody out and see how it works.  And now I’m just like, “Get out.”  You’ve had all this time since I’ve been here.  You were scared when I got here, you’re not paying your rent, get out.  And they know.  They are not to arguing with me about it ______________.  

R
There is a new sheriff in town.

R
Exactly.  It’s the same thing with that building that is going non-smoking.  And as soon as I can, you know, if my three owners say, “Okay, we’re going non-smoking.” Then everybody if I have to, start with the _______________, then I have to do it, but it has to be their call.  My dad, which is one owner, is all for it.  The other two have remained silent and I’ve kind of let them stay that way, but I’m going to sit down with them and ask, “What do you want me to do?”  And if they say make half of everything, keep non-smoking and the other half can stay, then I am going to do it.  

R
I don’t see how you can do that?  

R
It is real simple.  

R
Do you mean one building non-smoking and the other one smoking?  

R
Yeah.  

R
Oh, not within a building?  

R
No, no, no.  And that is how I don’t know Sam is doing it…but I’ve got 13 buildings so I can have non-smoking and smoking beside each other, you know, and at Pleasant Valley everybody becomes a community of its own so we can have that one non-smoking building, well I’m really close to being able to have another one non-smoking but I have to have the direction from my ownership to do that.  

R
Sure.  

R
And if that is what they tell me to do, then I’m going to do it because I just get a paycheck every month.  

R
I can tell you what ownership is going to talk about, it’s one thing to keep them full. 

R
You know what though, I just happen to be in that really unique situation that that’s not where they are at this point.  Now they are going to get to that point, but we are still in that leeway section where they are willing to play the numbers for right now because if they have to write off losses they will.  

R
They have owned the property long enough they probably can afford it.  

R
And it’s been paid off since they bought it.  

R
Right.  

R
They bought it cash up front.  

R
So it is different.  

R
It is different and so it is one of those things that I’m not going to be the one…I mean everybody keeps saying, “Oh you have to make these decisions.”  No, I’m not the owner.  You tell me what you want to do and we can sit down and we can talk about it.  But the new sheriffs in town make a big deal, whether it is impactful or not.  You go and you buy a new building and they know you are new.  And they are just sitting there waiting going, “What are you going to do?”  

R
Are you making improvements?  

R
Oh my, as fast as I can.  

M
Is there anything that can be done to motivate people, much like your situation, who want smoke free properties, can’t really pull the trigger and do it, or move them to smoke free properties?  Is there anything that you think that could be done to motivate them to do that?  

R
Money.  

M
Well besides money.  I don’t think people are going to start handing out money.   

R
I believe that most landlords the building is a set of numbers for them.  And it’s how much money they are going make and so they will do what it takes to fill it up.  If you could prove to them that non-smoking will generate 50% more revenue every year or whatever and actually prove it to them, I’d think they would probably do it.  If they didn’t have to go through the suffering period of…maybe turn it over as one becomes available.  But I still believe…you know and it sounds like we are all fairly small owners and we take a lot of pride in our buildings.  We’re the kind of people that go out to dinner Saturday night and drive by and say, “Yeah, it looks great.”  (talkover)  My kids think I am nuts, “Dad, come on.”  I’m digging a weed and picking up papers.  They think I’m crazy, but that’s what I’ve done all my life.  

R
Because you started doing maintenance before you actually owned something.  

R
Yeah.  And so if you could prove to the guys who just go to their accountant once a year and say, “Well, 805 brought in $26,000 this year and expenses at you know…” If you could prove that 805 could bring in $32,000, you could get them to go non-smoking. 

M
But what is so funny is that I asked way back when we started.  I said, “Why did you go to smoke free?” … and yours wasn’t money, yours wasn’t money, yours wasn’t money, and yours wasn’t money.  So there’s got to be other people like you who just need that push.  

R
Well you know, I think tenants ___________, young professional people.  I think they want to smoke free buildings and that would be a motivation also.  _____________

R
The younger people, but like you said James has got older people and they are not going to quit smoking.  

R
Right. 

R
But they are going to die.  

R
Some have oxygen tanks and still smoke.  

R
To answer your question, what do you need to do to get their attention?  

M
Yeah, what do we need to do?  

R
Well he’s right.  These guys own all of these multiples and they are looking for money so you’ve got to show them, you know, bottom line is that this is “x” amount of dollars to go in and fumigate and whatever else you want to add on to it after a person leaves.  This is from the loss side.  At the same time you can bring in a person who is non-smoking to that same unit and show the difference.  And then you can talk about the other factors like the smell and that stuff.  But the first thing is you’re looking for the profit. 

R
And then the ____________________________.  (talkover)

R
There are an awful lot of houses all over the place and I mean they got the worst.  

R
They don’t care.  (talkover)

R
I have some ___________.  The whole street as far as I was concerned was a drug street.  _______________ tenant ________.  I don’t know why the person who owned it didn’t sell it when they were offered $100,000.  They wanted $200,000 and the people that they had renting here looked like they ______________.  I keep thinking there has got to be a meth lab in there.  I mean that is what they look like.  It is kind of thing that they are so their places are so run down and they don’t care.  

R
I hate to mention names but I bought buildings from Dundee Real Estate before.  They were awful.  They could care less.  I mean get a body in there that will give you a check every month and that’s all they cared about.  

R
Yes, and there are maintenance companies too that don’t own ___________.  

R
Right.  

R
_________________. 

R
Because they pay a percentage of the rent.  More bodies are paying rent, who cares.  

R
I think it’s the smaller have each other for support because sometimes I haven’t bothered with being _____________________.  Everybody gets so mixed up in their own that they forget that you have more knowledge than I do or you might do this differently than I do.  And sometimes sitting around the table sharing ideas is not a bad thing.  

R
Property Owners Association.  They put all that paperwork in there and send out a newsletter once a month.  It’s ______________ to belong in there.  

R
Breakfasts and dinners and lectures.  

R
So it’s the Property Owners Association?  Because I’m in the Apartment Association.  

R
These are the guys who meet at the hardware store at 39th & Cuming?  Those guys?  

R
No.  

R
No.  (laughter)

R
(talkover) (laughter)

R
I went to one or two meetings years ago.  

R
I never go to meetings but just my newsletter makes me happy.  But seriously, they give you…like go down and complain to your _______________.  

R
Right.

R
I mean those kinds of things.  Or they will give you (talkover).

R
Right.  I learned about tenant data.  

R
Right.  

R
So is that the Apartment Association now?  

R
Tenant data isn’t, no.  

R
No, but they do an ad in there.  It just…they just…anything to do with rental they are there to support you and talk and we all talk together.  It’s a support system.  

R
I think they are just what you need, kind of a base like this expanded so people can kind of bounce things off of each other ____________________ (talkover).  

R
If somebody is promoting it.  Whoever it is they should meet with that association.  They have a monthly meeting and then they have a monthly breakfast.   

M
Any other way to get the attention of folks besides that do you know of?  I mean would you notice emails, direct mail, stuff from the association and let people know for instance that you can get those stickers (talkover)?

R
Well yeah because I already know how that happened.  I got something in the mail and then I called and they sent them out.  ________________________________. 

R
______________.

R
How did you get our names?  

M
There just happens to be…you are all registered as property owners.  

R
Registered where?  

R
Douglas County knows who owns different properties.  

R
Pay taxes so?

R
Yes I do.  

R
I don’t know how they got me because my number is not listed on any of that.

R
Well but they called your office.  

M
Probably what they did is call the office.  

R
Any they said where’s the manager?

M
I don’t do the recruiting.  

R
The lady that does the ________________ gave her your number.  Well, you can talk to her.  (laughter)

R
Yeah but that was kind of the obvious.  It’s got to be through what we pay for taxes. 

R
Plus you can buy lists. 

R
__________.

R
Yeah (laughter).  

M
Any other insights that you might have for how MOTAC could reach out to people that really do allow smoking on their properties to try to get them to understand that there are benefits? 

R
I think if you did…well do you have this list of everybody send them all _______?  Send them all some information ___________________________________.  And list some of the advantages.  I would just…

M
Would it be advantageous to you?  I can tell you right now I know for instance MOTAC’s website, there are other websites that actually list smoke free properties.  Is that advantageous to you when people are going, “I just want to find them”  

R
Yeah sure.  

M
Because you can’t go on their site and just list those smoke free properties.  

R
______________________________cell phone ____________________ .  

R
How is the consumer ____ potential _____________?  

R
Google search.  

R
Go in and Google non-smoking apartments in Omaha.  

R
And then they will come up?  

M
And whatever comes up will be there.  

R
So you are going to send us an email with everything we have talked about.  

M
I will send you an email and tell you where you can get some more of those stickers.  

R
Then we can put our properties addresses on there as non-smoking.  

M
Yes, you can.  

R
And then we may get a few phone calls.  

R
Another thing that we have been considering doing and this is still in the early development but we’ve been considering raising our rent for our smokers.  So when I go to the building is non-smoking, this is the rent here.  This building is smoking, this is the rent here and having them _______________________.  I am not excited about that because we used to do that for security deposits.  If you are a smoker you pay this much, if you are a non-smoker you pay this much.  

R
That’s discrimination.  

R
Yeah (talkover).  I think it is _________. 

R
(talkover)  I used to charge a monthly fee for animals too.  You did a deposit once and you pay that 10% over extra for your pet.  ___________________________.  

R
Yes you can.  

R
You can?  

R
Absolutely you can.  

R
Oh yes.  Oh yes. 

R
Oh no, yes you can.  It is basically giving the pet a lease of their own.  

R
You are paying extra, mark and sign here.  (talkover)

R
But that was one of the first things I did when I got here was I went into all of the apartment management courses and I have learned so much…so I think it is possible to do the differences.  If you do a smoking building and that’s the rent for that particular building, you are not discriminating the applicant. 

R
No, no you’re not.  

R
If you have a non-smoking.  

R
I guess what I’m asking is MOTAC?  I don’t even know what it stands for? 

M
Metro Omaha Tobacco Action Coalition.  

R
That is not in any of the information that I received.  There is no way to get a hold of them.  There is no website that I know of.  

M
But I had your _____________.  I have your email addresses.  (talkover)

R
So what they will do is get in touch with me?  

M
If you need more of the signs and that kind of stuff.  

R
(Lots of talkover between respondents – two or three different conversations at once).  

R
Obviously they really want to do it, they just don’t know how to do it without offending people.  

M
Like Sam talked about how do you do it?  (talkover)

R
Yeah and if down the road is it anywhere else that…like UP, you can’t smoke in the building, I mean, you know.  

R
Well isn’t that what Omaha Housing just tried to do?

R
Did they really?  

R
In the Towers.  They are trying to do the smoke shelters and they are trying…now I don’t know how it is working for people who have been living in those apartments for 20 years (talkover)

R
That would be a tough sell.  

R
But they had all kinds of stories about it on the news and they are making their buildings go smoke free and they had certain areas that went smoke free January 1st and others in April and they build shelter areas so their smokers could go sit in the shelter areas to smoke.  They had one story that went on for weeks and weeks and weeks because one of the areas where nobody smoked was less than 25 feet away from that shelter.  

R
The idea is to have all of their property smoke free.  That’s their goal.  

R
See and if they can do it, anybody can do it.  (laughter) (talkover)

R
But I don’t know how well that is going.  

R
Everybody has dealt with it in restaurants and public places so you know.  

R
That’s the other thing, you know.  I don’t know how or if they can say that, “Okay, it is my home, but you own it.”  I don’t know how that works.  That is why I wondered what MOTAC says or how…

R
How do you get it for the people who live in there?  

R
Right?  

M?
I can tell you that I know rental owners have the ability to say this property is smoke free and you have every right to do that.  That is not breaking the law.

R
Right.  

R
(talkover)

R
That might be different, you know, if we were in a different neighborhood.  

R
Yes, because I’m still in Dundee.  I’m right there on the edge but I’ve got all of your smokers.  (laughter)

R
Well we send them.  (laughter)

R
Yeah, I’m sure.  (laughter)

R
Yeah, the three or four that I have should probably be over there.  

M
That’s all I have for you.  
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M
She ____________

R
____ people can hear them.

R
I mean 9 times out of ten when they call and say, “Hey, I’ve gotta…your stereo’s really loud.”

R  
Can’t even ________ I’m so sorry.

R
You know.

M
Does anybody here have any properties that are smoke free?

R
___________

R
First one.

M
One, the rest of them aren’t.

M
How do you handle it if a tenant calls up and said, “That smoke smell is just almost overwhelming,” or “I just can’t deal with this.”

M
How do you handle those complaints?

R
Make it smoke free.

M
No, in your building, do you even allow smoking?

R
We have put in…

R
Purifiers.

R
Yes, air purifiers, yes.  I was trying to say ionizers.  We’ll give both the smoker and the person who complains a air purifier and then have maintenance go make sure that no dumpster that are connected in any way, you know, so that nothing is seeping through duct work or whatever.  Most of our smokers, smoke outside.  They don’t even smoke in their home.

M
How about you ________.

R
I’ve not had any complaints about smokers in multiple dwellings as well as _____.

R
_______________

M
None?

R
Do you have smokers?

R
Well I guess in both sections or both settings.

M
How about you John, never?

R
Always.  We’ve got smokers and non-smokers.  We have a smoker below and a smoker above and as soon as people complain we check and see if there’s any leaks.  Then if they absolutely can’t stand it, we move them to a different apartment.  We try to group our smokers together.

M
You do?

R
You only have so many options.  Sometimes you’ll wait until something’s available.

M
Chris, how about you, said you allow smoking on your properties.

R
Yeah.  I don’t really have complaints.  It’s just that it makes it harder to sell a decent property, you know, that a smoker has occupied.  Regardless if you’re a smoker or non-smoker, you can’t smoke anywhere anymore so you know that when you enter any properties __________ so you either got to paint the walls or clean the carpets.  It’s just a pain in the neck.  It’s all those things.  It’s my fault for leasing an apartment to a smoker.

M
How about you Joseph?

R
Well, I’m not too keen on creating a fixture or contraption, but normally the things that we do, to back up a little bit, is first of all, we want to make sure the tenants are involved.  First of all it’s not a motel, it’s a place of residence, so it’s up to the tenants to really deal with their personal problems, keep them between each other.  It doesn’t mean we never have issues but on the smoking situation, yeah there’s people that smoke.  We ask them…First of all we don’t ask them not to smoke in the apartment.  When you rent to someone, you always stress, if you are a smoker, we’d love to see you smoke outside, but we can’t tell you to do that.  We just ask for you to be careful, that’s all.  We go in and redo the apartments anyway.  If someone moves out we have to replace carpet and paint or whatever it is.  We do all that and that’s why we bump our deposits up, so it all kind of works out.

M
If you have a lot of complaints, would you ever think about having a smoke free building, change in your policy?

R
Well, that’s kind of a hypothetical question.

M
It is.

R
I don’t; I’m really funny about rights.  I understand a smokers’ rights and I understand a person that doesn’t smoke and all that.  I was sharing with Sandy about somebody I know found out that has there has lung cancer and he never smoked, it’s second hand smoke.  Yeah, there’s two ways to look at it.

M
You nodded your head and said, “Yeah, I’d think about it.”

R
Yeah.

M
Making that a policy.  What would it take for you to do something like that.

R
I think a lot of the complaints.  We are opening up a building and in the drawing it’s going to be our first no smoking.  No pets, no smoking, so we’ll see how it goes.

R
I’d like your number.

R
Huh?

R
I’d like your number.

R
Yeah, if you can get it to work.

R
Yeah, you know.

R
It’s hard to monitor, but I mean it’s not that

R
That’s another thing, I don’t know.  I don’t want to get that call at midnight.

R
Its not _____ neighbor has a friend over who’s smoking.

R
We wouldn’t even take the call.  Really, if we got an after hours call for something like that and it’s a personal thing.  We’re going to say, “If you have a problem, call the police.”  I mean, I’m really serious, you have to do that.  People just have to realize it’s a residence, it’s not a motel.  If it was a motel, then we’d be there.  I kind of like the idea of not having, I mean having a smoke free, that’d be different.  But, it’s hard to monitor and dictate to people what they can do behind closed doors and all that.

M
Well, Donald, you said you have one.

R
Yeah, it’s in Bellevue.  82 units there.  Then we have another little property _________.

M
Are you full?

R
I’ve only got one vacancy there.

R
That’s pretty good.

R
It’s worked out pretty well, it’s…Part of it is the resident manager that’s there.  He doesn’t smoke.  He’s been resident manager for about 10 years now.  He knows the tenants quite well.  He’s actually the one who suggested that we go that way.  It has worked out pretty well.  We’ve considered it at some other places and there’s always that question mark of some places you do one building or two that’s non-smoking and others that are smoking.   ___________________ so it’s ______.

R
Do you have advertise it as a non-smoking building for when people come to look at it, you say, “Hey, this is a non-smoking building, so if you’re a smoker there’s no need to even come and look.”

R
Actually, the resident manager’s, the one that’s putting showing on with these apartments.  And, he’ll probably tell them it’s non-smoking.  There’s a few people that smoke that go out on their balconies.

R
That’s just it, you know, you’re standing out on your balcony and the smoke goes up and the guy upstairs on his balcony is complaining. It’s going to be interesting to see how all this works because our third building that we are opening up, our building next to it pretty darn close.  I’m thinking if somebody has their window open, they both have their windows open, so then you get a call saying, “Smoke.”

M
Chris, if you got a bunch of complaints, would you consider it?

R
I don’t thing a big guy like uh, there’s some little people here and trying to think and make sure tenants and the houses.  I think one family smokes and the other one doesn’t.  I have a mixture at the apartment complex.  In all honesty, I think I think if I’d have to recommend that policy at the apartment complex, yeah, I’d have people tattling on other people, you know just...

M
Is that something you just don’t want to deal with, then?

R
I don’t think so.  I think it’s if I don’t want have smokers, then I just kind of nip it in the bud right in my interviewing process when I’m interviewing tenants.  But I understand it for a larger complex if you want to try to preserve your asset, try to mitigate, you know, apartment fires or something along those lines, yeah, it makes a lot more sense.

R
If can still have a fire without smoking.

R
A 100%, but then your chances do go up.

R
Well, maybe there is an insurance provided.  Over the years all the fires we’ve had have been grease related.  Somebody has leave the oven on and something has caught…It’s hard_________.  Never once have we had one _____ someone that smokes.

R
I caught someone taking a nap in the Spring time and they lay down on the couch and put the cigarette on the couch_______.

R
______________

M
Debra, would you consider it, ever?  Have some kind of smoke free policy if you had a lot of tenant complaints?

R
Well, I have given it thought because, for our particular population, asthma is a big deal and so, if you do have, you know, those where, they won’t smoke in their own apartment, but they will go out into the hallway, so we don’t allow smoking in the hallway, but then we have cigarette butts all over the fire extinguishers and markings on the walls where they put them out, you know, all those kinds of things.  It would be another thing of yeah, I would consider it but catching people in the act, would be a tough deal, but I think generally, it’s a great concept and then do you grandfather people that do smoke?

R
Wasn’t there something on TV a few months ago about OHA.  One of the apartment buildings up Northwest?

R
Douglas County Housing had a problem.

R
Right, right, that’s what it was.  So, they built an outside, like a covered area where people had to walk to this designated area.  They were in an uproar about it because of their civil rights they thought were violated.

R
Somebody complained it was too close to their apartment ________.

R
I didn’t see that but I could see where those things would happen because people leave their kids in their apartment while they go out to smoke and I’ve said to them “Smoke in the hallway.”  But then people complain.

M
What if I told you about one-half of the people that are looking to rent, continue to rent so their next property, they want it to be smoke free.  Does that have an impact on whether or not you would a smoke free policy or not?

R
Yeah

M 
It does?

M
Why would that matter?

R
When we started to get a lot of; we started to get phone calls specifically asking for a non-smoking building.  We didn’t have one to offer.  All I could say was, “Well, most of our residents smoke outside.”  We rarely get any complaints.  So that’s why we decided this is just a 24 unit building, we should try it.  While we’re at it, let’s try no pets.

M
Chris, you said, “No.”

R
No.

M
Doesn’t really?

R
There’s too many people in Omaha that I can still go after the other 50%.

M
Glenn, how about you?

R
Well, my jury is still out.  I don’t know if there’s evidence to sway me one way or the other.  I’ve had some tenants for as long as 15 years smoke.  They’re smokers.  It bothers me to go there.  I don’t know.  I have some public property that there are non-smokers and it’s not by my design, (talk over) so, it isn’t enjoyable to even talk to them, but.  (laughter)  I don’t know, I don’t have an opinion one way or the other.  Some people do it.  I’ve had some complaints about the other smoke, and I’ll investigate that.

M
The other smoke?

R
The fairly illegal smoke?

R
I don’t know that’s…of course I don’t take a lot of the calls because we’ve got three leasing people in the office.  I don’t know that I’ve ever had a person who has called to request a non-smoking building.

M
____________

R
And, I don’t know if it’s because where the apartments are, you know, it’s new _______ urban area to be and all of these people…most of our tenants are coming from bigger cities, so they’re used to, they demand a lot from ________ from those big cities.  Big cities have tons of non-smoking buildings.

R
Where are you located?

R
We’re in mid-town.

R
Ok.

M
What about you John, would it matter?

R
Yeah, absolutely do not smoke _____ non-smoking ____ government housing____

R
Keep the government laughing.

M
You would be more considerate?

R
Well, that’s coming.  

R
Well, you know everyday you consider what each tenant would want, but other than that, as far as I know it’s legal.

R
Where did you get your information from?

M
What do you mean?

R
You said that one out of every…

M
Nearly half.

R
Now, where’s that information come from?

M
There was a survey done by the University of Nebraska Medical Center.

R
So, okay, that’s interesting.

M
That’s what they found.

R
Is it 50%?

M
Nearly half said that’s something they would start looking for in their next rental?

R
How was their survey conducted, though, I mean.

M
By phone.

R
And they surveyed, what is usually a 1,000 people or 1,200 people, something like that?

M
I couldn’t tell you.  Off the top of my head, I think it went over that amount, but it was all random surveying.

R
It’s interesting.

M
Yeah, it was interesting to kind of hear what people think, which is why I want your input about things.  Would you ever, if you had someone move in…you know…you said you had some folks that smoke and some that don’t, would you ever consider changing the policy to keep a tenant?  So, in your duplex if you had somebody who is a non-smoker, the other side opens up, they say, “Gosh, we’d really like it if you got another non-smoker.”  Would you change your policy and say, “Maybe because you’re a good tenant.”

R
I’ve never thought about that.  But, I could probably make them an offer of a non-smoking duplex or possibly a six plex or another duplex, so they have an option more suitable to them.  I don’t have any vagrants (laughter).  We would certainly…

R
That would be a tough thing to do then

M
Toy with that 

R
Or could just move in with you.

R
No. _____________.

R
Lone round of residents.

R
I don’t know.  I don’t think I would.

M
Wouldn’t ya?

R
No.

M
Sandy, would you ever consider it?

M
To keep a tenant or tenants.

R
Possibly, I guess.  I have some awesome tenants, I, possibly.

R
Okay, what do you mean by change of policy?

M
Because right now you don’t have a policy; you don’t have a policy that says this building is smoke free.  So, would you ever consider changing your policy to be a smoke free policy in a building to keep a tenant or tenants happy?

R
See, I would just rent to a non-smoker then.  I wouldn’t change the policy.

M
You wouldn’t make a policy?  You would just say…

R
Where I’d take a smoker and I would move them and then I’d rent to a non-smoker.

R
So, you would try to accommodate the request.

R
Absolutely, there’s no reason________.

R
___________

R
I’d do that naturally, so.

M
Knowing your situation’s a little bit…

R
It is different.  Yeah, if I had a choice of places where people can live and I knew; sometimes; I mean we have three floors and if there is a choice I’ll say, “Where would you like to be?”  So, it’s a similar thing, is that you are going to be on the third floor or the first floor, but if he knows that is a non-smoking area.  It’s not particularly a non-smoking, but if you knew of somebody who smoke or didn’t smoke, I would try to accommodate them, absolutely.  

M
Would you issue a change of policy?

R
Not yet because I would want to do it for an entire building, not an individual, or try to make that a mandate for that particular unit or bit of units kind of thing.

M
Yes, I understand.

M
Chris, would you.  If you had a great tenant.

R
I’d ask the tenant to help me use that empty space.

R
If you want a non-smoker, then get one in there.  That’s obviously probably what I’d tell them.  It’s all about getting cash flow.  It’s my property and I’ll lease to whomever I think it’s a good candidate.  I don’t think smoking is a big factor.

M
Justin, do you see any benefits to having a non-smoking property or is it just really no major benefit.  I mean you talked about some the drawbacks, calls, complaints.  Some of that.  Did you see any benefit?

R
I imagine there are some benefits.  But, there’s benefits to having people that _____ smoke.  I mean, you know, our main goal is to keep our buildings filled and we do pretty good.  We have a 95% to 97% occupancy rate all the time.  I don’t really know how many people do smoke to be honest with you, I have no idea.  But, would there be a benefit, maybe.  I was thinking in my mind while you were going around the room now.  How would I…because we have three separate buildings and almost 200 tenants.  I’m trying to think, how would I be able to start with maybe one building.  You know, have a meeting with some of tenants, “What do you think about maybe going to smoke free.”  Yeah, I imagine there’s a way to do it, but you know, people start talking about their rights and all this, I don’t know.  I understand some of the, maybe there’s some insurance things that earn health.  There’s a lot of health issues…I don’t smoke.  So, I don’t know how a person would go about it.  Now, if you’re building some new buildings, it’s different because you’re nipping it in the bud right there.  You’re putting this is smoke free.  Could put you in another building down the street that we allow smoking.

R
Yeah, it’s kind of a different situation in your building because it’s new.

R
At the same time, you have a smoke free building and people have a party.  Let’s say you have a dozen friends over, you’re going to have people out on the deck smoking.  To me smoke free means the entire building, inside and outside, on the property of the building is smoke free.  It’s very hard to manage that.

M
____ do you see any benefits?

R
A while back I seen some advertisements about the turnaround cost is less when it’s smoke free.  I know we had some heavier smokers in some places and you go down there and __________ sometimes you almost have to Kilz some walls before you paint.

R
You do.

R
Yeah, we’ve had to do that.

R
But at the same time, it hasn’t happened, I guess we’ve had enough dealings with fair housing that you get some people in there that may complain about one thing, but they go to fair housing and it’s a complete different issue.  Suddenly, it’s a communal status or kids ___, if you don’t get the straight story on what the real quality is, they make up something and then you have to respond to it _____.

R
The smokers in themselves is not a protected the class.  The thing you need to worry about is, if you have a population of people with your _____ people; they happen to be all the things, grades or gender or age.  You could eventually run into a problem with fair housing then.  The initial thing is they wanted non-smoking but then all of a sudden you’ve developed a group of people; you know that somebody wants to complain, which we have_________ society.  It’s all interesting; you have to take it all into consideration.

M
You’ve seen benefits of having ____________?

R
Absolutely.  I mean, just the turnover in apartments would be.  And, the people that do complain about the ____ issues, kind of thing.  The problem would be, like I said, ______ complaints, because that makes me a little nervous that, we have very small children and once they go outside and they start smoking then we have to reroute the air.  Kids will run down hallways and so on and so forth.  I’m a green person personally, I don’t smoke, but I would love to see it.  Just in my head of how to manage a transition of that.  When you have a full-time job to begin with it seems like; it would be interesting to try to work things out.  It would be time consuming.  It could mean transferring them, and yada, yada, yada, and when you’re talking about cash flowing and you start transferring people, there’s turnover and it just encompasses a whole lot of stuff.

M
You _______ Sandy.  Why do you have one building that’s gonna be?

R
We’re basically just going to try it out.

R
I think it’s a great idea.  I would love to do it.

M
Do you see any advantages?

R
Aren’t they doing it?

R
You know, me because I’m a nut about trash.  I hate walking by cigarette butts outside and I hate picking them up without gloves on

R
And dog poop.

R
Need a dog that eats cigarettes.

R
We do have one.  I’d be happy to give it away to your property.

R
The advantages that you have is that the building is empty now.

R
Right, absolutely.  Yeah, but we are not transitioning anybody…

M
Do you see any benefit to having a smoke free property?

R
I honestly; I don’t think; we typically don’t have tenants.  I mean, our company has only been in business for three years, but, so we typically don’t have tenants for years and years and years.

R
Really?

R
You know, the smoker that’s been there for 20 years.  So, as far as turn unit cost that’s extra because of the smoker, we haven’t had any of that.  I’ve had one time where I went to show someone the apartment and he happened to be home and he was sitting there smoking a cigarette and I opened the door and went, “Oh my God, I don’t even want to walk in here.  Of course she didn’t rent.  I think it was because he was sitting there with his Camel cigarette.  Those are the worst.

M
Chris, any benefit, you think.  Did you have smoke free property?

R
I was just sort of thinking in my head how it’s enough about it.  Skip to another question.  I am sorry, but.

R
That’s just wrong.

R
But, would I be opposed. 

M
It’s the M&Ms.

R
A city ordinance for any new construction of apartment complexes, so any apartment complexes that are being built, they have to be smoke free.  And, me as, personally, building it, keep ____ my capitol whether I would allow something like that to happen.  Would I be for something like that or against something like that?  I don’t like having them tell me what to do, but in the same respect, the cigarette smokers are depreciating my asset more than not.  So, sorry.

M
Do you think there’s any benefit to having a non-smoking property?

R
Just for that reason alone.  Just because it makes my asset lasts longer.

M
Sure.  

M
______ any benefit?

R
Health.

M
No?

R
Health.

M
Health?

R
I don’t know.  I know that in the restaurant, they make you _____ and I thought in the back of my mind that in some point in time, the rental properties are going to; somebody’s going to begin to say something about that.  But, I just didn’t see how an organized way to facilitate the cooperation of it, so I’m not sure that I would see the benefit until it became a mandate.

M
A mandate would…

R
would kind of trigger everybody is having to understand this is part of the rules. 

M
How do you find most of your tenants?  I mean…A lot of folks____

R
Can I get one comment on the last question?

M
Sure.

R
I think all of us would agree that there are benefits to having a smoke free apartment.  Personally, I don’t think we are enough to override.

R
Smokers?

R
Well, no.

R
Personal rights.

R
The rights, what the city, and what the government’s going to do if we would have laws to do this because the Gestapo, Jim Suttle, is gonna come out and make us responsible if your tenant goes out and smokes and the neighbor complains and turns him in, they are going to haul your ass to jail.

M
Right, and that’s not really what I’m asking if that’s your choice.

R
That’s what’s going to happen and so when I say, is there a benefit to having a non-smoking apartment.  The answer is, there’s a small financial benefit.  It is not overridden by all of those legislation and loss of freedom that we will have.  That’s my personal opinion.

R
Could the insurance companies lower your rates if you have a non-smoking building?

R
No.

R
It’s based on replacement cost.  If the building burns down or act of God, whatever is based on replacement.  You struggle to pay your…I can tell you this, in the last 7 years, the cost of insurance coverage on apartments buildings has been phenomenally…it’s just incredible.

M
How do you get most of your tenants, Joseph; how do they find you?

R
In For Rent magazine or word-of-mouth.  We don’t advertise in the World Herald.  Waste of money.  That’s pretty much it.

M
Online, drive by?

R
Online, drive by.  We don’t really have a lot of vacancies.  I mean, it’s a pretty good property.  Metropolitan Omaha Property Owner’s Association, Paul ______, used to be the president of these goes to seminars and says that any more 75% to 85% of these places are rented online.

R
Yeah, exactly.

M
Is that what you do; is primarily, post things online?

R
Probably.  We use For Rent magazine too but we have gone quite a bit online.

M
Do you like paid advertising, do you use Craig’s List, do you do…

R
We do craigslist.  We do Rentals.com.  We do, which we pay___

M
Sure.

R
We use some free advertising.

M
But, a lot of it’s online?

R
Yep.

M
Do you get many tenants from just driving by?

R
Probably get some.  A few

M
How about you John?  How do you take care of rental properties.

R
Our best source is referrals.  The second is yard signs and the third thing is craigslist.

M
craigslist?

M
How about you ________?

R
Because we’re different.

R
You are.

R
We have a waiting list and so when we open that up, we’ll advertise through; I mean we’re always online.  But, I have a housing line and I update that as to when we’ll be taking applications.  Lots of work; I mean it’s just people…affordable housing is not enough in Omaha, so it’s not as if we have an issue with grabbing clients so we’re online; craigslist and we have a large entity that I also advertise through.

M
_______do you _______?

R
By word-of-mouth.  I think I’ve been on craigslist a couple of times.

M
How about you Sandy?  You’re opening a new building.

R
I’ve got ____.  90% of our leasing is through craigslist.

M
Any others?

R
We do Apartment Guide.  There’s a few more free online sites and I can’t think of them right now.  We get a lot of referrals.

R
RentPing?

R
No.

R
You don’t do that?  (inaudible)

R
Do you attach your photos.  I’m sorry.

R
Attach photos to craigslist?

R
Yeah, do you attach your photos of your interior shots?

R
Yeah.

M
Chris, you said you do a lot of work now.

R
He has an awesome website too.

R
Oh yeah.  I talk to the tenants that are there every month and say, “Hey, I’ve got this open.  Do you know of anybody?”  Or, do Facebook and craigslist a lot.  I just tell my friends, “Hey, I’ve got this open spot.  Send them my way.”

R
Do you ____ to the ____?

R
I don’t know.  They say the state of California is getting $2 billion for that and there’s still debt.

M
What did you say?

R
I just asked if ________________today ______

R
Oh.

R
_______ property __________________

R
Sorry.

M
No, don’t even worry about it.  Apparently you know a lot about Facebook, though.

R
We don’t advertise in Facebook.  We don’t; I haven’t looked at my Facebook for probably three months.

R
No.  I just go out there and talk to them.

M
Sandy, do you think when you open your property or even Donald, since you have a property, are going to list it as smoke free?  Do you list it, are you going to?

R
We haven’t been.

R
We will.

M
You will?

R
Just to see if that works.  

M
Just to see what happens?

M
Do you think there’s going to be some benefits or…

R
I think whoever moves in is going to be like, “Ha ha, it’s a smoke free building.”

R
Some______________

R
Sure.

R
We do have a lot of residents who are med students; a lot.  So we have a lot of health conscious people.

R
Do you think that matters?

R
Yeah.

M
When you change any policy, smoke free, whatever, just any policy change, how do you tell your tenants you are changing your policy, whether it’s now there’s no pets or we won’t allow this, we won’t allow that?  How do you communicate that with your tenants?

R
A letter.

R
Letter.

R
Letter or email, mass text.  Try to avoid face-to-face.

M
You try to avoid face-to-face?

R
We have a monthly newsletter that we give.  In the office we’ve got anything that’s going on or whatever, plus a recipe.  (laughter)

M
It’s too bad you don’t have an opinion about that.

M
Chris, you just tell them.

R
Yes.

M
Glenn?

R
I ___________ tell them.

M
You just tell them?

R
Send a letter ____________ because we’re doing _________

M
How about you Debra?

R
Because we’re different…

M
This is how Deb is going to answer every question.

R
I mean, so if we were to do something like a smoke free policy, we would have to have it approved by HUD and then we would have to give everybody 30 days notice and then we would have to give them the ability to move out during that 30-day time frame, so that’s how that would go.  Any big policy changes like that, it would go into our house rules and it would be a legal amendment, so yes it would be changed in that respect.

M
John, would you change any kind of policy?  How do you tell people you’re changing your policy?

R
By letter.

M
Letter.  John ___

R
Well, _________ change in policy.  If it’s a particular complex, I’d do by letter.

M
Does the.  I know you’re different, so I can guess your answer.  But if your answer is; does it make it difference where the property is located whether or not you would even consider implementing a smoke free policy or is it more because of health, or safety?

R
I don’t think it matters.

M
Doesn’t matter?

R
Anywhere in the city.

M
Anywhere?

R
That would have been the first question I wouldn’t have answered.  No, it wouldn’t have mattered.

M
Like, you even said, “Where we are, we have a lot of med students and those kinds of things,” so I’m wondering if your building is somewhere else, would that make a difference.

R
It would be the same.

R
We’re just real curious to try this.

R
We’ve kind of got properties spread all over the place.  So _____________.

M
If you were, and since you have one and you’re getting ready to; what do you see is the biggest barrier to ever being able to implement a smoke free policy?  Just in general.

R
Probably the unknown of how many tenants you are going to lose.  

R
________ tenants ___________

R
__________biggest area   

R
I’m kind of a little skeptical with people that say they don’t smoke are going to move in _______________________.  

M
What do you mean when you say that their _________.

R
They love the building, I love it.  Sure, no, I don’t smoke.  Just like the people that say, “I don’t have any pets.”  

R
I don’t have a dog, I only have three.  (laughter)

R
Yes.  (laughter)

M
Why do you worry about that?

R
Because I feel like, if I do find a smoker, then I am going to have to kick them out because this is a non-smoking building, it’s not, you know (talkover).

R
You’re kicking somebody out that you normally wouldn’t kick out and you’re just losing money __________.  

R
Right.  

R
And then if your non-smoking it is extended to family, friends, visitors.

R
Yes.

R
If they did move in, as long as they went outside to smoke, that’d be one way to ____ smoke.

R
Yeah.

R
But, what are the odds that they are going to do that 100 percent of the time.  When it’s freezing cold outside no way.  

R
___________________.  

R
That’s what happens if they are smoking out on the balcony.  What if their cigarette, falls down the balcony blowing it and it creates a fire.   

R
We’ve had that happen.

R
We have to.

R
So, where are the smokers in that building?

R
You know, that’s just it.

R
This is what it’s all about.

R
Yes.

R
It’s exactly ______ smoking. ________ things ____ can get taxes ______

R
It’s coming ________.  

R
I guess it’s just government trying to intrude on us.

R
_____, I’m with it.

R
They want our ___________.  

R
If they don’t, then why do I have to be their enforcer.  Because that’s what you’re going to do.  You’re going to have to get the cameras and watch everybody.

R
They wouldn’t outlaw anything that they can tax with money or ________.  The issue is more of a health issue than anything.  You have to be in agreement that second hand smoke; I mean if you live in an apartment building, second hand smoke is going to penetrate through that ceiling.  It’s going to affect the people that are under it; there has to be some consideration; there really is.

R
Here’s the _____ to me.  I think there’s so much pressure on smoking that it is constantly _________.

R
Right.

R
But I don’t think we’re at the point where also, we need to jump in and ___________.  The amount of people that I rent to that smoke is way down now from how it used to be.

R
It’s going to continue going that way.

R
But to all of a sudden have me go out and say, “I’m going to be a non-smoking building and try and garner the other 10% of your guys that don’t want to be in your building because you have smokers, I don’t want to do that.  Because then I’d get a bunch of responsibility legally about them being one of these guys that has to enforce all these new rules for somebody else.  I don’t want to do that.  

R
Yeah, but you have to look at it as though, the only reason why it’s being in a non-smoking building, is it hard for me to say you’re hoping that you are going to be getting tenants in there that want that.  So you do have to have some sort of level of enforcement, to live up on your end because you’re in a contract with your tenant.  And so, you’ve got to figure out whether the added cost of enforcements, or hopefully getting more tenants or a percentage of will accomplish that.  I don’t need that.  I’m small potatoes, like I said before, but that’s…I’ll be a mogul some day.  (laughter)

R
__________________________.

R
Like all you guys.

R
_______ a couple of you working for your own self here.  

M
Do you think vacancies; let’s say you took all your buildings smoke free.  Do you feel like if you did that, that you vacancies would go up?

R
If you did what?

M
If you took your property smoke free, do you think you would lose tenants?   Do you think you’d have a hard time filling those spots?

R
Yes, _______.

M
You would, why?

R
Because there’s going to be smokers no matter what.  People are buying cigarettes at $30 a carton and they are living somewhere. 

R
That’s true.

R
And, that’s the only place in which people feel like they can smoke is at their home.

R
You can’t do it at the bar, you can’t do at the restaurant, can’t do _______, can’t do it anywhere.

M
But, you said you have a lot of people calling and asking, so do you think you would attract more people or do you think you’d…

R
I don’t know.  I would be afraid.

R
Well, you ______, find out

R
Fear.  

R
It’s going to incrementally happen.  

R
What if you open it up to smokers?

R
Smoking only buildings.

R
Yes.

R
I just don’t see ____ for one, people selling cigarettes $6 a carton _____, saying you don’t have a place to stay.   That’s not __________, doesn’t make sense.  

R
To me, if people are selling cigarettes and helping us regulating then they need to regulate the housing market too.

M
Have you seen any problems filling spots in your non-smoking buildings _________?

R
No, but there is ___________ _________ about 6 months ________ manager ______  have a non-smoking _____________ ________________ if you have a non-smoking building and you have a family come that has two kids and you say, you can’t rent it because it’s a non-smoking building, suddenly you’ve got a fair housing issue.

R
It has nothing to do with non-smoking.  You won’t rent to me because I got kids.  

R
You got ______.  

R
That happened to me.  About 15 years ago we had; one of our buildings we had people that were about 65 and older that lived there and we put kids in the building.  So, this one lady, we had a vacancy that came up in that building and she had two kids and we didn’t have any vacancies anywhere else, but one fellow asked do you take kids.  I said we take kids in this building.  I heard you’ve got a vacancy over here, “Why can’t I rent in that?” We said, well, “That’s for elderly.”  She took us to court.  But the judge threw it out because we have a right as a property owner to refuse who we want.  But, still I mean, there is a (talkover).  

R
If you don’t have a 100 percent.

R
That was back then, I (talkover).  

R
This was about 15 or 16 years ago.

R
I had a one bedroom apartment and a lady with two kids wanted to rent that.  I said well, “We really think you need a two bedroom apartment.”  We ________________ but that’s probably too many and so that’s when he got turned down.

R
I know.

R
Can I ask a question?

M
Sure.

R
Donald, when you switched your building over in Bellevue to non-smoking, what did you do with the people that were smoking?  Did you grandfather, did you just make them go outside?  I’m just curious.

R
If you were smoking, then you had to go outside.  I didn’t ever call the cops or anything.

R
No complaining that you did that?  

R
I would send security.  

R
We’ve got a resident manager there that could handle most of those situations.

R
How many units are in that building?

R
_____ two.

R
What do you  ____ ____

R
I got a question.  When we say non-smoking.  To me, that means we don’t smoke.

R
Right.

R
But, if it means they smoke, but they can smoke in the balcony.

R
No, that’s not non-smoking.

R
I don’t consider that non-smoking.  But if that’s; how ever we define it and if we are all talking about the same thing.  

R
I agree with ____________

M
Yes, it is how you define it.  

R
So, what’s the definition, that you are asking us?

M
The definition generally, is that you just don’t smoke in the property.  Generally, that includes the balcony.  It doesn’t mean that if I’m a smoker I can’t go outside if needed.  Go out somewhere else but I’m not going to smoke on the balcony of the property.  

R
I’m not sure if they are smoking on the balcony or if they do and they just _____________.  

M
Sure.

R
Aside, from a lot of changing, is there any way that any of you would consider implementing a non-smoking policy?  Besides, Sandy, she going to give it a try.

R
If I have an empty building and is transitioning because of remodeling or something, I probably would be inclined to give it a try, especially if _____, like some places ______ like ________ non-smoking and the others are smoking ___________.  _________ different kind of relationship.  I remember years ago _______________________.

R
___________________________________.

R
And it ended up because of resistance, I mean stopping it in most of the places.  

R
Maybe having a bit of remodel and they can come certify that this is a non-smoking building and a special interest group helps promote my building ______________.  

M  
So, if there were to an outlet that said, “Hey, look here, this is a non-smoking property,” so that when people are looking for that, they find your property?  

R
_____operation.

R
Is there something on the internet in Omaha that has a site for non-smoking apartments in town?  

M
Does MOTAC?

R
That and they have every available _______________.  

M
How many are there?

R
Not a lot.  Not even, is there a thousand, two thousand.

M
Units, I don’t know.  There is not a lot of property management groups or landlord listed there, so how much each one of them have, I couldn’t tell you.  But, the list is not overly extensive.  When you look at the amount of folks that actually own property _______

R
I think in a matter of time; I mean I think within five to seven years, I think it will all be a lot more.

M
Why is that?

R
I just think that the government regulation and; I think the government is going to just clamp down more and more because of all the medical issues associated with smoking.  I just know it’s going to happen.  It’s a very powerful group behind it _______.

R
I don’t know that I’d use that ______________.  

R
What ___________

R
I don’t know that anybody is going to clamp down on _________ _________ and my reason for saying that is, I don’t see the government clamping down; let’s say ______________.  I remember when cigarette smoking was a couple bucks a pack.

R
Right.

R
And, you know, kids could run in and buy a pack of cigarettes _______

R
I remember when it was $.25 for a pack of cigarettes. (laughter)

R
But see, I want you to think about something.  You say that but let’s look at New York City.  It’s illegal to smoke in almost every building, in all of New York City property is smoke free.  There’s a law, you cannot smoke in an office building, so on and so on.   Office buildings, federal buildings, government buildings, whatever it is.  You are not allowed to smoke in city parks.  You can smoke on your step of your residence outside, that’s it.  Mandated.  It coming.  I’m telling you.  

R
I heard Union Pacific; in their application for employees, they will; if you smoke, they won’t hire you and they will mandate it socially outside of (talkover).  

R
And that is true because my son used to work at Union Pacific..

R
They actually take some sort of drug test to see if you smoke.

R
So, it is coming.

R
It may be coming, but I just don’t see it being or getting to the Midwest like the New York scenario because people are still selling cigarettes.

R
Oh, sure.

R
That’ll eventually stop.

R
And then enforcing it ________.  

R
They’ll never make it illegal.  

R
They’ve just got so many laws now.  If they want to get you for something, they can now go get you on that.

R
That’s a big one.

R
If they want to.

R
If there is ______ option ____

R
It’s another thing, ____ pull you over for a red light violation that they can go to.  

R
______________ searches.

R
Well, I don’t think it will get to that point.

R
__________________

R
Doesn’t New York also have a thing against salt?  

R
Yes, there is a thing out there that not any salt shakers allowed in any of the restaurants, that’s a city ordinance.  Cell phones are; it hasn’t been that long, it’s not good to have a cell phone on, they have a little thing with an ‘x’ the means cell phone not allowed in the restaurant.  If your cell phone goes off in a restaurant in ____________.  _______ well that happened to me, everybody looked at me.  They looked at me like I was _________.  

R
It’s for you.

M
Is there anything that would make you want to make your building smoke free.  I mean, Chris said, “Yeah, if you promote it for me and help me fill it.”

R
There you go.  Give me some money.   

M
Outside of me just handing you money, which I will do for your time tonight, but that’s about all I can help you with.

R
So, the eighth person that didn’t show up, we’re going to split all that?  (laughter)

M
Unfortunately. 

R
So, we should vote and mandate that right now.

R
I vote for a mandate on that one.

R
No, maybe you should do; have a policy; I don’t know where you’d get your funding from, but if we adopted a smoke free building, that the organization would make up the difference until we can get it filled up to non-smokers.  

R
There you go.

M
I don’t work for the organization.  Actually, I just work for a research company, so; marketing, you know how they are.

R
That’s a good idea.

R
________ something like that is implemented, I’d _________________________.

R
I think, though, people like the idea of; I mean, it does make sense to me.  Health wise, they like the idea of a smoke free apartment or housing, whatever it might be; they like that.  There aren’t any smokers so I don’t have to worry about second-hand smoke.  So yes, there are some positive things to it.  

R
_________,  _________managers or owners specify that they don’t want smoking in their home.  _____________________________________.    

M
Yeah, that’s true.

R
I honestly think the main thing is _______ not passing a law _________ sticker on the outside of your property, ______ tax certified property _______ exchange for that, no renting to just non-smokers and ________ smoking income __________ promoting ____ non-smoking is a good relationship to have.  

R
Then you need to get certified every year and that would mean tax inspectors.  (laughter)

R
In the ______ is there.   

R
If they come in and they find a visitor came in with a cigarettes and they use their sniffers.  Then, they take the sticker off.  

R
That’s my problem.  They are giving me something and I’m giving them something.

R
That’s right.

R
That sign on; have that smoke free building.

R
Of course.

R
Yeah, well.

M
Any other thoughts?

R
I just think ______________.  

R
I think it’s going to happen naturally.

R
If they are pushing it, when we don’t have to do it.  

R
We’ll all die.  (laughter)

R
You are right about that.  

R
All the non-smokers.

R
_____________ George Burns lived to be 140, he smoked.

R
_____ in George Burns’ day_____ now ___ but it’s 158.  

M
Well, that’s all I have for you tonight, I really appreciate your time.

R
Thank you.

M
Thank you.

R
Can I take this with me.

M
Yes, you can, you can have whatever is out there.  The nice lady out here will actually give your cash.  ___________________________________.  

R
So, how many of these are you doing?

M
Just two right now.  

R
So, 20 people or?  

M
Uh, yeah.

R
What are you going to do with the results.

M
Just try better _________________ and share with them some of things to think about.  
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