When selling a tenant-occupied multifamily property in the Capital Region or anywhere in upstate New York,
presenting a clear, accurate payment history to an investor buyer is mission-critical. Deal breakers often lurk in the
details of rent ledgers, deposit records, and arrears disclosures. And with evolving tenant protection laws like Good
Cause Eviction and complex rent caps tied to CPI, it's more important than ever to provide a transparent snapshot

that builds buyer confidence — rather than raising red flags.

In this post, I'll break down how to present payment history cleanly and compliantly, referencing tools from the
McDonald Real Estate Company and NYSAR (New York State Association of Realtors) that can help streamline this
process. I'll also explain why owners often misread exemptions, how to sanity-check rent cap math, and the recent
buyer pool shift away from owner-occupants and flippers — a crucial piece in understanding how to package your
deal.

Why Payment History Matters More Than Ever

As an agent who's sat through enough attorney calls to know where deals blow up, let me get straight to the

point:
* Clarity cuts through buyer anxiety. Investor buyers want to see a rent ledger that matches bank deposit
proof and doesn't hide sketchy arrears.

* Regulatory twists add complexity. Between municipal tenant protection opt-ins and updated rent laws,

misreading exemptions or rent caps can torpedo a closing.
* Wrong assumptions cost you credibility. Pricing tenant-occupied buildings based solely off single-family

comps or ignoring rent control realities leads to deal fatigue.

A clean presentation of payment history acts as a trust pillar. Buyers want reassurance they're not inheriting

undocumented arrears or exposure to unexpected tenant protections.

Step 1: Assemble a Clear, Consistent Rent Ledger

The rent ledger is the heartbeat of your payment history presentation. Yet many owners and agents still hand over

disorganized, partial, or overly wordy statements that do more harm than good.

Key Elements to Include in the Rent Ledger

¢ Tenant name and unit number—easy identification.

* Period covered—start and end dates, aligned with the lease term.

* Monthly rent charged—reflecting any lawful increases including CPI-based rent caps or municipal guidelines.
* Payments received—dates and amounts, clear enough to match bank deposits.

* Any late fees or deductions—fully accounted and compliant.

* Arrears balance—if any, clearly itemized and explained.

Keep the format straightforward, avoiding jargon or notes that don't add clarity. A spreadsheet or PDF with
tabular data works best — and yes, it needs to be checked against bank deposit proofs. No buyer wants to chase

phantom payments.

Tools to Help Produce a Reliable Rent Ledger



McDonald Real Estate Company offers excellent property management systems and templates suited for upstate
New York multifamilies that many agents and landlords swear by. Using verified data logging from their platforms

can elevate your presentation from good to bulletproof.

Step 2: Back Up Your Ledger With Bank Deposit Proof

Here's where the listing often gets messy: owners hand over rent rolls boasting 100% rent collection but can't

produce consistent bank deposit records to match.
A savvy investor buyer will ask for:

* Monthly bank statements showing rent deposits.
* Proof of electronic payments such as Venmo or Zelle records, if applicable.

* Ledger reconciliations matching deposits to tenant ledgers.

This is not about invading tenant privacy but about protecting buyer interests and facilitating financing. NYSAR's

recommended disclosure guidelines provide a good checklist for what's appropriate and compliant.

Step 3: Disclose Arrears Transparently

This one’s a deal killer if mismanaged. Whether vacant or occupied, any outstanding tenant arrears need to be

disclosed upfront and supported with documentation.
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Common missteps to avoid:



¢ Hiding or glossing over partial payments. Buyers will dig and may lose trust.

* Failing to know if unpaid rent is exempt under municipal laws. Exemptions often cause confusion and

false assumptions.

* No clear plan for cure or escrow instructions.

Understanding Exemptions and Why Owners Misread Them

Some owners mistakenly believe that certain tenants or buildings are exempt from rent caps or eviction

moratoriums, but New York's patchwork of municipal opt-ins and Good Cause Eviction laws complicates this.

For example, some smaller municipalities have opted in to tougher tenant protections recently, even if the building
wasn't previously regulated. NYSAR's regularly updated summaries of municipal opt-in statuses can be a good

cash offer 70% of value resource to prevent these misreads.

Failing to grasp these nuances will lead buyers to price down your deal or back away altogether.

Step 4: Present Rent Cap Math With CPI-Based Ceilings Clearly

Rent increase math under the current rent laws is a minefield without proper explanation. The Consumer Price
Index (CPI) controls allowable rent adjustments for many tenant-occupied buildings, and buyers want to see how

this impacts income projections.

Year Base Rent CPl % Increase Allowed Rent 2022 $1,000 4.1% $1,041 2023 $1,041 3.2% $1,075 2024
(Projected) $1,075 3.0% $1,107

Include these calculations in your rent roll summary along with links or citations to NYSAR's or state government

resources explaining current CPI figures and rent caps, so buyers feel empowered not confused.

Step 5: Understand the Buyer Pool Shift — Package Accordingly

Lastly, the market has shifted. The typical buyer isn't the small owner-occupant or quick-flip investor anymore.

Many have exited due to rent laws and financing tightening.

Now, the primary buyers are experienced small multifamily specialists and long-term investors who:
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* Demand precise, data-driven income histories.
* Are savvy on regulatory nuances, meaning sloppy legends and hand-wavy market softness won't fly.

* Want clear disclosures on arrears and tenant protections — and won't entertain pretext or evictions designed

to skirt laws.

Knowing this, tailor your payment history presentation to show you take compliance seriously, know your rents
and arrears math, and aren't hiding anything. That transparency will mean less negotiation friction and faster

closings.

Final Sanity Check: Always Crunch the Numbers Yourself

Before listing, | always sanity-check rent caps with a calculator to avoid falling for over-inflated income claims on
Facebook or WhatsApp groups. If you're unsure, lean on resources like NYSAR or reach out to local multifamily

specialists who understand the Capital Region market’s quirks.

Remember: bragging about granite counters doesn't cut it; your investor buyer wants to see the rent roll and

proof they can count on the actual income.

Summary Checklist: Clean Payment History Presentation
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. Prepare a tidy, easy-to-read rent ledger matching tenant names, units, and dates.
. Verify rent ledger payments against bank deposit records and provide proof.
. Clearly disclose any tenant arrears with supporting documentation.

. Explain rent cap math and CPI-based ceilings in a straightforward table or summary.

. Understand municipal tenant protection opt-ins and exemptions; don't mislead buyers.
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5. Use NYSAR and McDonald Real Estate Company tools for compliance and presentation standards.
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7. Tailor your presentation for the smaller, savvy multifamily investor pool.
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. Sanity-check all income claims yourself before sharing to avoid deal surprises.

Doing these steps well not only builds buyer trust but enhances your reputation as a listing agent who gets the

multifamily space. That's worth its weight in gold.

Questions or want me to review your payment history presentation before your next listing? Reach out — I'm

always happy to root out deal killers and keep sales on track.



