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Many rental property owners will reach a tipping point where they must decide 
whether to hire a property manager or engage a third-party property management 
firm. Owners of small to medium-sized businesses might think it’s not worth the 
expense. However, there comes a time when the benefits of a property manager 
outweigh the cost. 

But when is the right time to do so? And how do you find the right person or firm? 

When is the right time?
There’s no formula for making the move to 
hire a property manager or engage a third-
party property management firm. You don’t 
have to own a certain number of units or 
generate a specific amount of rental income 
to take that step. Every situation is different, 
and your determining factors will vary.

“By the time they have reached out to us for 
support, they have reached their capacity 

with the tenant 
maintenance and rent 
collection conversations, 
especially during the 
pandemic,” said Kris 
Boyce, CEO, Signet 
Group. “Property 
owners can be 
overwhelmed by the 
tenant matters and 
the management of 
the assets. It typically 

becomes no longer cost- or time-effective for 
them to continue to self-manage.”

When deciding whether to hire a property 
manager or engage a property management 
firm, rental property owners should consider 
two key factors: 

1.  Time: Determine how much time they will 
save your company, and how you will use 
the time saved

2.  Money: Balance the cost of a property 
manager against how much they will save 
in other areas, as well as the value they will 
add to your buildings and organization

The time saved is one key benefit. Hiring a 
property manager or engaging a property 
management firm enables you to use your 

employees’ time in other parts of your 
business. It could involve dividing tasks 
between existing team members and the 
property manager, or focusing the property 
manager on a specific building or group of 
buildings. A property manager will also save 
time if you own multiple properties or don’t 
live close to your rental properties.

“Historically, until 
around 2005, we 
managed our portfolio 
of roughly 500 units 
internally,” said Gabriel 
Diamond, Vice President, 
Well Grounded Real 
Estate. “However, we 
had one particularly 
challenging building 
that was occupying a 
disproportionate amount 
of time and resources. 
So given we had a small head count (less than 
five people), we thought it made sense to hire 
a third-party property management company 
for this particular building only. Then, around 
2015, we decided to change to all third-party 
management to free up time to focus on 
growth and acquisition.”

Money is another key deciding factor. Do 
a cost-benefit analysis to determine when 
it makes financial sense to hire a property 
manager or engage a property management 
firm. Weigh the cost against the financial 
benefits of their services. For example, is 
there greater financial benefit in engaging 
an experienced third-party property 
management firm versus managing the 
property yourself or employing an internal 
property manager? You also cannot ignore the 
value of employing external expertise.

Is it time to bring 
in a property 
manager?
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“The key is profitability,” 
said Adriana Keresztes, 
Senior Vice President, 
Operations, Greenwin. 
“If an asset is 
underperforming or if 
it’s not as profitable 
as expected, an owner 
should seek the 
professional services 
of a reputable property 
management company. 
Together, both parties will find the recipe for 
success and what it’s going to take to bring 
that asset to the level of profitability that’s 
desired.”

Understanding the benefits 
Dig a bit deeper to understand how a property 
manager can help your business. All benefits 
are tied to time and money in some way. 
Some of those benefits are secondary or less 
obvious.

“The number one benefit was an increase in 
time and resources that we could dedicate to 
other parts of our business,” said Diamond. 
“At the time, it was important for us to 
grow via acquisition and development, so 
offloading daily property management 
allowed us the time to carry out these 
strategic opportunities.”

If you’ve been managing your properties until 
now, you understand the time commitment. 
It’s not a 9 to 5 business. You’re required to 
be available at all times to handle a variety of 
situations, including emergencies. This is a 
challenge if you have a full-time job and rental 
property ownership is a secondary source of 
income. You might also lack the experience 
to deal with unusual or difficult situations 
involving your rental property.

Working with a property manager also 
removes (most of) the obligation to be on call. 
And when you’re shifting the management 
of more than one property to a third-party 
property management firm, the savings 
compound across your portfolio. The time 
saved multiplies across the number of units 
and buildings. You also receive the benefit of 
the provider’s resources.

“If a portfolio is managed by a company like 
ours with the significant number of units that 
we manage, the asset benefits from our ability 
to leverage our size when it comes to buying 
power and negotiating power on every level 
of service and goods that we are purchasing,” 

said Keresztes. “When an asset becomes part 
of a portfolio, they are given the opportunity 
to benefit from savings with the shared staff 
model. They are supported by a regional 
office. These come at very little cost to the 
property owner.”

How to find a property manager
Once you’ve decided to hire a property 
manager or engage a third-party property 
management firm, you must take steps to find 
the right one. The rental housing industry is 
fortunate to have the resources to help you do 
so. Reach out to your network or your rental 
housing association for recommendations 
and referrals. Then conduct interviews with 
the short list of property managers to find the 
right person or firm to work with.

“We recommend that you review the property 
management’s website and meet their 
leadership team that would reflect the added 
value you would receive from the breadth 
of knowledge in the company,” said Boyce. 
“Asking for client references is another 
way to ensure that the firm is a fit for your 
investment by asking other property owners 
about their experiences with the firm you are 
talking to. We also recommend that you ask 
for tours of the properties they are currently 
managing to see the standards to ensure they 
meet your standards.”

Experience and reputation are key factors to 
consider when evaluating property managers 
or property management companies. This 
is not a role for an inexperienced individual 
or firm. They must have practical, hands-on 
experience and knowledge of managing 
buildings and people. Property managers 
must possess a combination of skills and 
attributes, such as a community-minded 
approach, a customer-first mindset, an 
understanding of current technologies and 
techniques, and much more.

“The best-suited property management 
company will bring several key assets to 
the table,” said Keresztes. “It’s not just the 
reputation of the corporation, but of the 
professionals that work for that particular 
company. It’s also their respective track 
records, their ability to manage portfolios 
with a sense of ownership, and an ability to 
understand what value add means and what 
it is they have to bring to the table for that 
owner to be comfortable and assured that the 
asset is in good hands.”

Adriana Keresztes,  
Senior Vice President, 
Operations, Greenwin
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Depending on the situation, common 
interview questions for a potential property 
manager include:

•  What are your fees and what do they 
include? 

•  What is included in the property 
management agreement, and what is 
excluded?

•  What is the term of the contract? The 
termination provisions?

•  If I sell the property, can I terminate the 
contract? On what notice?

•  Can I keep the property account at my own 
bank branch? 

•  Will you assume the vendors I use? 
•  Will you hire my existing staff? 
•  What is the composition and experience of 

your team?
•  Do you charge extra for large CAPEX 

projects? What repairs are not subject to 
the extra management charge?

Whether you’re planning to hire an individual 
or engage a third-party firm, look beyond 
their experience to determine if they are a 
fit for your company. The property manager 
must be able to work with your tenants and 
within your company culture. Inquire about 
their connection to your communities and 
demographics, as well as what assets they 
manage in the area. They should also explain 
how they overcome challenges and how they 
differ from the competition.

“It’s important to know you’re selecting 
a property manager that has a large base 
of team members in the mix, but the key 
question is how specialized they are and how 
many support departments they have,” said 
Keresztes. “Running property management 
only through generalists is a thing of the past 
and can be very dangerous. In today’s age, 
we need as many specialists and as many 
specialized support departments as possible 
to contribute to the success of an operation.”

Ensuring a successful relationship
The start of the business relationship will 
determine its success. Both parties must 
develop a level of comfort in working 
together. The property manager should 
understand how you have been managing 
the buildings to this point, and how you want 
the buildings to be managed going forward. 
You should also be comfortable with how the 
property manager works and communicates.

“The building owner and the property 
management firm should have regular 
scheduled meetings to ensure there are 
open lines of communication,” said Boyce. 
“Depending on the needs of the asset, 
monthly reports and quarterly meetings may 
be the right fit, whether in person or virtually. 
The key to any successful relationship is 
mutual respect, transparency, and setting 
achievable business goals that will add value 
to their investments.”

This comfort is necessary prior to entering 
into a property management agreement. 
The agreement should spell out both parties’ 
duties, responsibilities, and expectations. 
Both parties should be comfortable with the 
arrangement before moving forward. 

There are many ways to run a rental housing 
business. Every rental property owner will 
have their own business plan. The property 
manager should understand this business 
plan and verify the ability to meet your needs 
and goals. At the same time, you should make 
those goals clear to the property manager.

“If the property manager doesn’t understand 
the business plan, the delivery will be sub-
standard,” said Keresztes. “If the owner wants 
a cashflow operation, the property manager 
needs to know so that the property yields 
what is desired. Likewise, if the business plan 
is for value-add, the property manager needs 
to know this in advance.”

Property managers are responsible for 
making your life easier. That’s why you’re 
hiring the individual or engaging the third-
party firm to manage the building. They 
should be proactive in handling issues and 
mitigating risks to the building and tenants. 
This often requires proactive decision-making, 
which means giving them the authority to act 
in your best interests.

Conclusion
Hiring a property manager or engaging a 
third-party property management firm is a 
major business decision. It will free up more 
time to focus on other areas of your business 
and provide a variety of financial benefits. Do 
your due diligence in finding an experienced 
property manager who can work within your 
corporate culture and provide the services 
you need. Reach out to colleagues or your 
association for recommendations.


