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PRO-ACTIVE CRISIS PREPARATION 
ELIMINATES HEADACHES 

IN TENANT DEATH SITUATIONS 
 

Professional rental property owners and managers 
need to know how to respond to a crisis before it 
happens. Timely and appropriate responses are 
absolutely necessary to lessen the landlord's liability 
risk. It is therefore prudent to have an action plan 
ready to be put in place when a "worst case scenario" 
takes place on your property.  
For example, what if a death occurs on the 
property? This article will give you some ways of 
answering this difficult but important question.  
Firm clients frequently inquire as to the procedures 
that should be followed in the unfortunate event of a 
tenant death.  This article will address the steps that 
should be followed to deal with the tenant’s 
property, tenant relatives, and minimizing your 
exposure to possible lawsuits. 

Contact Authorities
Call the police or other law enforcement agency 
that has jurisdiction in the area 
where your property is 

located.  The police 
will most likely contact 
the appropriate coroner but in 
the event they do not, you should. 

Contact Tenant's Emergency Contacts/Next of  Kin
This should only be done after you have 
contacted the police and they have arrived.  In 
dealing with these types of unfortunate episodes, 
please keep in mind the most common potential 
problems are with the tenant’s relatives.  
Relatives of the deceased may accuse 
management personnel of wrongfully removing 
property.  Relatives of the deceased may accuse  
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START YOUR HOLIDAY SEASON 
FESTIVITIES WITH THE FIRM 

Hopkins . Tschetter .  Sulzer . 4th Annual Holiday 
Happy Hour is set for Friday, 
December 3rd.  The site of our holiday 
gathering will be the atrium of our 
office building  the Pavilion Tower 
II at 2821 S. Parker Road, 
Aurora.  The party is scheduled 
to take place between 4:00 p.m. 
and 7:00 p.m.  This year’s 
happening is expected to be bigger 
and better than ever and is a party you will not want 

to miss. 
Scheduled for early in 
December this will give 
everyone an opportunity to 
kick off the holiday season 
with friends and peers in the 

apartment industry.  With all the makings of a great 
party --- good food, great drinks and fun people this 
years festivity will also feature great door 
prizes. The Firm always looks 
forward to hosting this holiday 
party for our clients and friends and 
we anticipate that this 4th Annual 
Holiday Happy Hour will be the 
biggest and best ever.  Mark your calendar NOW
and RSVP today to 303-

 
699-3484. 
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CRISIS PREPARATION (Con’t from Page 1) 
 

other relatives or persons of wrongfully removing 
property.  Finally, it is important that  

the scene not be disturbed prior to the 
time the police arrive and have  

an opportunity to investigate.  
Most tenants pass on due to 

natural causes.  However, this is 
for the police and the coroner to 

determine.  Their jobs will be 
much easier if the scene is disturbed as little as 
possible and other people have not entered the unit. 

Allowing Access to the Unit After Law Enforcement is 
Finished. 

Do not allow access to the unit to anyone that 
does not have proper authority.  Proper 
authority are the police, the coroner, or the public 
administrator. If for any reason whatsoever, you 
have to re-enter the deceased's unit prior to the 
time other persons take control over and remove 
the deceased's property, you 
should never enter alone. 
Enter with two or more 
management personnel.  
Each and every entry should 
be carefully logged in the 
tenant's file including date of 
entry, purpose, and who entered. 

The Public Administrators Office 
Typically, the coroner’s office will secure the 
residence and then contact the public 
administrator.  The public administrator will 
come in and investigate whether the deceased 
had any relatives and whether or not the 
deceased had any assets.  If next of kin are found 
and will be administering the estate, the public 
administrator will notify the landlord that the 
next of kin will be accessing the property.  
If there is no next of kin found and the deceased 
had assets the Public Administrator will take the 
assets and have them auctioned.  If there are 
substantial assets, the Public Administrator may 
even pay an additional month’s rent to store the  
assets prior to sale.  For example, there was one 
tenant who had over four thousand model trains, 
which were collectible.  The public administrator 
paid an additional month’s rent to store the trains 
prior to auction. 
If there are little assets and no next of kin, then 
the public administrator will notify the landlord 

and allow the landlord to dispose of the 
property. If you are unable to locate anyone, 
check your lease.  The lease may give you the 
right to eventually remove the tenant's property.  
In this event, some record should be made of the 
tenant's property for the file, i.e. written 
inventory or photographic inventory. People can 
show up after management has disposed of the 
property because management was not initially 
able to contact anyone.  In this event, the record 
of the actual property is very important to limit 
potential damages in any lawsuit. 

Throughout the process of dealing with a tenant’s 
death you will be in contact with the public 
administrator.  Every public administrator strongly 
encourages you to contact their office if you have 
any questions, while dealing with a tenant’s death. 
 Adams Public Administrator 
 303.452.7023 

Arapahoe Public Administrator
 303.789.2899 
 Denver Public Administrator 
 303.534.5100 
 Jefferson Public Administrator
 303.972.0606 
Not all of the counties have public administrators.  If 
there is no public administrator be sure to coordinate 
with the police and coroner’s office.  

Dealing with People Who Show Up. 
Frequently, after a tenant dies, relatives or 
others who are not listed as an emergency 
contact pop up out of the woodwork.  While 
under the circumstances it is important to be 
sympathetic, you cannot let long lost cousin Bob 
have access to the unit until he proves his 
identity and his authority to take 
control of the tenant's property.  
You should contact the public 
administrator if your county 
has one, and make sure that 
cousin Bob is authorized to 
access the property.  This may offend some 
people under the circumstances.  However, you 
should explain that it is only done for the 
tenant's own protection, and necessary to 
prevent people who don't have legitimate 
claims from absconding with the tenant's 
property.  Cousin Bob would be very upset if 
you had just given all of the tenant's property to  
someone who had showed up prior to cousin 
(Con’t Page 3) 
 



 

CRISIS PREPARATION (Con’t from Page 2) 
Bob, if that person had claimed to be cousin 
Tim, if you never asked him for proper ID, and  
if now all of the property is gone including all 
family heirlooms. 
It is important to remember that when speaking 
to friends or relatives in this situations, while 
not always possible, you should make every 
effort to conduct such conversations in the 
presence of at least one other property agent or 
employee.  All phone calls should be 
immediately noted to the file in sufficient detail 
to be recalled later if need arises.  Most 
important of all, do not allow access to the unit 
to anyone until you have cleared their access 
with the public administrator and provided the 
appropriate documentation to you, and they 
have signed an indemnity agreement.  If you 
allow access without having them sign an 
indemnity agreement, they might remove 
property and refuse to sign the agreement.  The 
firm has an indemnity agreement that will be 
provided to clients upon request.   
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Tenant deaths can be difficult for members of your 
community and staff.  Having an established set of 
procedures can be very helpful for everyone. 
Preparing an action plan for potential crisis 
situations on your property is an important part of 
the practice of "preventive law." The art of 
practicing law is defined as the elimination of 
lawsuits or losses that otherwise would occur if 
you were not practicing "preventive law." This 
includes a good working knowledge of 
landlord/tenant and fair housing laws (or at least 
knowing you can get timely answers from the 
Firm). It also includes having management policies 
and procedures in place to ensure timely and 
uniform responses to challenging situations arising 
on the property.  The final and most important 
aspect of practicing preventive law is 
documentation.  

           
  

 

 

THE BAD PENNY WHO 
KEEPS TURNING UP  

"Didn't we just evict this tenant six months ago?" 
We frequently process evictions on the same 
renters over and over. Is there a way to identify 
these repeat debtors?  

When examining and identifying 
any patterns of the typical renter 
who had been evicted and had a 

money judgment, Hopkins . 
Tschetter . Sulzer determined 
that there is definitely a pattern --
-- not of the renters  -– but a clear 
pattern of ineffective screening 

practices by management. In most cases of repeat 
evictees, little or no screening was evident in the case 
of these repeat offending tenants. 
TIPS TO AVOID DELINQUENT TENANTS 

 Every adult prospect should complete an 
application in full.  Let them know that if there are 
blank spaces, the application will not be considered 
(per your written and posted policy). 

 Make sure the applicant’s handwriting is legible. 
Clarify any portions you can’t decipher. 

 Verify the information on the application by 
comparing it with information on the driver’s license 
or other identification.  (Do not photocopy the 
license until after you have rented to an applicant to 
avoid fair housing implications). 

 Make sure your application requests the necessary 
information, such as banking and credit information. 

 Screen EVERY applicant thoroughly.  Run a credit 
report, check eviction history, call current/past 
landlords, verify current/past employment and 
financial information. 

 Don’t assume everything on the application is 
100% truthful unless you have 
verified it.  A repeat “evictee” is not 
going to provide you with 
accurate information. 

 Beware of information which is 
impossible to trace.  Ask for proof, such as pay stubs 
from a “defunct” employer. RREEMMEEMMBBEERR  TTOO  

VVOOTTEE  OONN  TTUUEESSDDAAYY  
NNOOVEEMMBBEERR  22NNDD!!  

 Help eliminate the “revolving door” syndrome.  
Get a monetary judgment whenever possible.  A 
credit report will not show evictions for possession 
only.  Check with a company that provides eviction 
history.                                                        (Con’t  page 4) 
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There’s no guarantee that someone isn’t going to 
experience a financial crisis during a tenancy …but 
you can cut your losses by eliminating as many of the 
potential problem residents up-front using good 
screening habits.  Then we won’t have to say, 
“Didn’t we just evict this tenant six months ago?”  
The above information is general in content and 
not to be taken as individualized legal advice.  If 
you have any questions regarding this article or 
any other matter involving landlord-tenant issues 
please contact one of the attorney’s at the Firm. 

           

NEW CHECK POLICY LAW  

 

As of 28 October it will no longer be possible to 
float a check.  
We know you would never do this, but  just in case 
you know someone who might try to please read 
this.  A new law goes into effect on 28 Oct and  all 
checks will be  cleared electronically within 
 minutes... even at  night, even on weekends.  If 

payday is Monday and you 
write a check at the store on 
Saturday assuming it won't 
clear before your paycheck is 
in you will be wrong…..that 
check will bounce.  And you 
will be charged overdraft 

fees.   
Be aware of what you are doing and the effect it 
could have on your credit rating or career.  Make 
sure funds are available before you write a check. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

NOVEMBER HAS TWO           
SPECIAL HOLIDAYS 

Our national holidays have a common factor: they 
honor our country or its traditions and customs. 
Celebrating America's past, present, and future is a 
function of each holiday.                                   
Veterans Day is a time to remember and honor those 
men and women who have served in our U.S. 
Armed Forces.    Veterans Day, November 11th, is a 
legal federal holiday in the U.S.   The Armistice 
ending World War I occurred at 11:00 a.m., 
November 11, 1918 ( the 11th hour of the 11th day of 
the 11th month)  and Armistice 

Day, now Veterans Day, 
became a holiday in 

1926.  For a brief 
period from 1968 
to 1978 it was 

celebrated on the 4
Monday of October but by popular demand of man
Americans the holiday was returned to its date of 
November 11th due to the historical significance tha
many place on this holiday.                                     
Great Britain celebrates November 11th as Armistice 
Day; it is not a legal holiday but special observances 
celebrate the armistice that ended World War I on 
November 11, 1918. France also calls it Armistice 
Day. Canada has a legal holiday called 
Remembrance Day that is celebrated on November 11

th 
y 

t 

th. 

 DID YOU KNOW! 
Throughout history mankind has celebrated the 
bountiful harvest with Thanksgiving 
ceremonies. Harvest festivals and thanksgiving 
celebrations were held by the ancient Greeks, 
the Romans, the Hebrews the Chinese and 
Egyptians.  Today both the U.S. ( in November) 
and Canada ( in October) have holidays of 
Thanksgiving. 

C
N

The measure of success is not 
whether you have a tough  
problem to deal with, but  
whether it’s the same problem  
 

     

you had last year!     John Foster Dulles

     
TTh g OURTS ARE CLOSED ON VETERANS DAY 

OV 11TH & THANKSGIVING NOV 25TH 
HHaappppyy  
haannkkssggiivviinng
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