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All individuals, age 18 and older, will be required to fill out our application packet 

and pay a non‐refundable fee of $75.00 per application. 
 
Before you apply to lease a home, please take the time to review our Resident Selection Criteria, Pet Policy, Liability 
Insurance Policy and Privacy Policy so you are aware of and understand our application policy and procedure. The term 
“applicant(s)” under our criteria means the person or persons that are approved to occupy a home under the Lease.   
 

YOU MUST SIGN EACH PAGE WHERE INDICATED WHEN APPLYING. 
 

Resident Selection Criteria 
 
River City Property Management is an Equal Opportunity Housing Company.  Our staff members adhere to a strict 
Code of Ethics and to the Federal Fair Housing Law.  We also comply with all local and state housing laws.   

 
Fair Housing: It is our expressed policy not to discriminate against any person based on race, 
color, religion, sex, national origin, familial status or handicap status.   
 
Approval is based upon our review of the following factors: 

• Identification verification 

• Credit History and Verification 

• Rental History and Verification 

• Income verification 

• Employment verification 

• Criminal Background 

• Pet criteria/policy (petscreening.com) 
 

Income: The combined monthly gross income for all applicants must total a minimum of three times (3.0) the 
amount of the monthly rental rate of the selected home. Income verification must include one of the following: 

1. Copies of your most recent two (2) months payroll check stubs with a year to date total 
2. Written verification from employer(s) that includes rate of pay or salary 
3. Financial statement certified by financial institution 
4. Bank statement (most recent three (3) months) 
5. Tax return for most recent two years   

If you are unemployed or earn less than three (3.0) times the rent you must provide us with proof you have on hand, 
funds to cover the entire lease term on the home you are renting. You will be required to pay a minimum of two 
months’ rent and any prorated rent which may be due at the time of move in by certified funds.  
 
If you are on Social Security, Disability or an employer Retirement Plan and can show proof of constant income of three 
(3.0) times the rent per month and meet all other criteria, your application will probably be approved if all other 
requirements are met. 
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If you are a student or recent graduate earning less than the required minimum, you will still be considered with a 
cosigner and/or additional security deposit. The cosigner must provide proof of income equaling a minimum of five (5.0) 
times the rent. 

 
Employment History:  Provide proof of employment by submitting one (or more) of the following:  

• Pay stubs for most recent pay period 

• Cancelled checks 

• Executed offer letter reflecting company information and details of employment 
 

Credit History: Complete check of credit will be made. An unsatisfactory credit report can, but not automatically, 
disqualify an applicant from renting a home, including one that reflects past or current bad debts, late payments, or 
unpaid bills, liens judgments, or bankruptcies. If an applicant is rejected for poor credit history, the applicant will be 
given an address and phone number of the reporting credit agency. The information will be in the form of an Adverse 
Action Letter and will be sent to the last known address provided on your application (if mailed). An applicant rejected 
for unsatisfactory credit is encouraged to obtain a copy of the credit report from the credit reporting agency, correct any 
erroneous information that may be on the report, and resubmit an application for residency. 
The following are taken into consideration:  

1. Landlord collections in the last 2 years are automatic declines. Exception: 
a. If you can/have satisfied the debt(s) in full owed to another landlord collection and 
b. meet all other criteria, the application will be re‐evaluated. 

2. Bankruptcy/Foreclosures will be considered with extra deposit, only if other criteria are met. 
3. No Penalty: Medical and/or Student Loans. 
4. Evictions in the last two (2) years are automatic disqualifiers. 
5. A credit score below 500 will be automatically disqualified 
6. Credit scores between 500-600 will require 1.25 times the Security Deposit 

 
IF MY CREDIT ISN'T PERFECT, CAN I STILL BE APPROVED?  
If you meet all other qualifications, AND if approved, those with less than excellent credit will also have to pay a Credit 
Risk Administration Fee. Based on many years of experience, we have determined that those tenants with less than 
excellent credit are far more likely to pay their rent late or otherwise default on their lease obligations. This increases 
our workload, as we have to spend time trying to collect the money from the tenant, and also increases our risk, as it 
costs us money when rent isn't being paid or when tenants have to be evicted. The Credit Risk Administration Fee helps 
to offset our costs in this regard. We have implemented a scoring model based upon credit score that determines your 

Credit Risk Fee:  

650+                        $0.00 

600-649                   $10.00/mo 

550-599                   $15.00/mo 

500-549                   $25.00/mo 
If there is more than one person on your lease, then the average credit score, rounded to the nearest whole number, 
will be used for the above scoring model. If an applicant's credit check returns with no credit score, then a default score 
of 500 will be used for the purposes of determining the Credit Risk Fee.  
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Rental History: You (all individuals) must provide good current and/or previous rental history and/or proof of home 
ownership for the past twenty-four (24) months. Some general reasons for disqualification can be negative rental history 
or home ownership, which reflects habitual late payments (3 or more),  past the second of the month in the past six 
months,  NSF’s (2 or more), and evictions/broken leases within the last two (2) years, community disturbances, damages 
or outstanding obligations to a landlord. You will need to provide us with contact information to verify your rental or 
home ownership history.  
 
If less than six (6) months of rental history (or no rental history) you may use a co‐signer and/or might require a 
double deposit and first and last months which may be due at move in by certified funds only. 
 

Guarantors: All guarantors must be a relative, such as a parent, grandparent, or sibling and make five (5.0) times the 
rent per month to qualify as outlined below. Guarantors must reside within the United States. Proof of income is 
required. 
 

Criminal History: All applicants age 18 and older are subject to criminal records verification. An applicant may be 
declined if they have been convicted, indicted or arraigned of a violent crime or are/were subject to deferred 
adjudication for a violent crime. In addition, any applicant age 18 and over may be declined if they have a serious 
misdemeanor charge including, but not limited to; drug sale/manufacture, moral turpitude or any violent crime against a 
person. Convictions involving weapons will be considered violent. Please remember that all information is provided and 
verified by a third-party vendor. River City Property Management reserves the right to investigate lists of registered sex 
offenders in any manner including on‐line, in newspapers or by contacting state agencies.   
 

Convicted sex offenders are automatically disqualified from rental. 
 

Age: Must be eighteen (18) years of age or otherwise the age of majority under applicable law to sign a contract or 
lease. 
 

Occupants: All persons under the age of 18 will be considered occupants under the lease. 

 
Maximum Occupancy:  Please note that these are the maximum number of occupants who may occupy homes with 
the number of bedrooms noted: (an infant under 18 months is not considered an occupant for determining numbers) 
 

Efficiency - 2 People            1 Bedroom - 3 People           2 Bedrooms - 5 People 
3 Bedrooms - 8 People        4 Bedrooms - 10 People       5 Bedrooms - 12 People  
 

Roommates: 3 or more adults, non-related persons will be considered roommates.  There will be an additional Security 
Deposit required for roommates. 
 

3 Bedrooms - 3 Roommates = 2 times Security Deposit 
4 Bedrooms - 4 Roommates = 2.5 times Security Deposit 
5 Bedrooms - 5 Roommates = 3 times Security Deposit 
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Additional/Information:  
1. Roommates or Co‐Applicants: Each resident that signs the lease is fully, jointly and solely responsible for the rental 
payment and each must complete an application, pay an application fee and execute the lease. 
2. A photocopy of driver’s license or other form of government issued photo I.D. must be submitted with the 
application for identification purposes only. 
3. We require all applicants carry Rental Liability Insurance in the amount of $100,000 naming River City Property 
Management “additional interest” and provide a copy of the declaration page to us prior to move in date.  This 
insurance must be maintained for the duration of the lease agreement. 
 

Property Condition: River City Property Management and the landlord make no express or implied warranties as to 
the condition of the Property.  Should the applicant sign a lease agreement, submit a deposit, pay the first month’s rent, 
and move into the property, they can request repairs/maintenance via the tenant maintenance request portal on our 
web site. 
 

Lease Processing Fee: There will be a one-time lease processing fee of $75 charged and it must be paid when the 
lease is signed.  There is a one-time lease processing fee of $50 charged for lease renewals and is due when the renewal 
lease is signed. 
 

Lockbox Move-in Convenience Fee: A fee of $25 is charged for the convenience of having a lockbox located on the 
property at the time of move to allow you to have a more convenient move-in process with regards to the transfer of 
keys. If you do not wish to take advantage of this convenience you can pick up your keys for move in by making an 
appointment with our office to come by and pick up the keys during our business hours, Only a lessee (name located on 
the first page of the lease) is authorized to pick up keys for move in and must present their photo ID. (If your move in is 
within 7 days this service is not-optional and is required)   
 

Animal Policy: 
 

Pets and Service Animals:  To help ensure ALL residents understand our pet and animal-related policies (No Pet and 
Animal Policy / Pet Policy / Animal Policy) we require EVERYONE, including those applicants who have no animals, to 
complete a third-party pet screening and review process. This process ensures we have formalized, standardized pet 
and animal-related policy acknowledgments and more accurate records to create greater mutual accountability.  
The link to the third-party site will be found in the “Application Section”. 
 
The MLS listing generally indicates that pets will or will not be considered. The number of permitted pets is determined 
by each property Owner.  Support/Service animals are not considered pets and are allowed to reasonably accommodate 
a handicapped leaseholder or occupant.  Service/Support Animals are accepted without a deposit.  
 
Some properties do have weight/size limitations for pets. Please check with our office before you complete your lease 
application for details. If you apply for a home and wish to have a pet, you will need to complete an online pet profile 
and pay a non-refundable pet application fee assessed by the third party evaluator.  
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If your pet(s) is/are approved you will need to pay a refundable pet deposit of $250 plus a one-time non-refundable 
animal administration fee of $250. This allows up to three (3) pets per household.  If you have more than three (3) pets, 
there is an additional administration fee of $100 per pet over the initial three (3). 
 
River City Property Management accepts assistance animals per state and federal guidelines. If you have an assistance 
animal, you will need to complete an online animal profile. There is no fee for this process. Please contact our office with 
any questions. 
 
In addition to the pet deposit and administration fee described above, there is a 'restricted breed" monthly 
administration fee of $15 for each pet once approved.   
 
The following are considered “restricted breeds: Akita, Doberman, Staffordshire Terrier, American Bulldog, German 
Shepherd, “Wolf Dog”, Great Dane, Bullterrier, Bullmastiff, Presa Canario, Rottweiler, Chow, Pit Bull  
 
Dog Liability Insurance: All approved restricted breed dogs must also comply with the following: 
1) Purchase Dog Liability Insurance with a minimum coverage of $100,000 per incident. 
2) Name River City Property Management as “ADDITIONALLY INSURED” on this policy and provide proof. 
Recommendations: Conduct a Google Search for “Dog Liability Insurance” online and seek several quotes from 
insurance providers licensed in Texas for your pet(s). 

 
MUTUAL NON-DISPARAGEMENT CLAUSE 

 
The parties to this agreement mutually agree and covenant not to disparage one-another by publishing to any third-party, 
verbally or in writing, derogatory statements, “reviews,” comments or remarks that are, or could reasonably be construed 
as being, injurious to the other’s business, reputation or property and/or which are false, or would tend to cast a false or 
negative light on the other, including without limitation, statements of opinion, comparison or evaluation.   
The categories of statements expressly prohibited by this agreement shall include, but are not limited to statements, 
including written, photographic or video-based reviews, testimonials or evaluations, published on any internet website, 
crowd-sourced review publication or database (including but not limited to Yelp, Facebook, Google Maps, Twitter, Angie’s 
List, Manta, Rip-off Report, Consumer Affairs, Google Reviews) whose subject matter is, whether in whole or in part: (i) 
the performance or breach by the other party of any of such party’s obligations under any written agreement entered by 
the parties (whether prior or subsequent to this Agreement), including without limitation any lease or property 
management agreement; (ii) the performance or breach by the other party of any legal or regulatory duty; (iii) the physical 
condition of any real property, including without limitation required repairs or maintenance, or requests therefore; and 
(iv) the payment, refund or accounting for any security deposit.  
Anything to the contrary herein notwithstanding, the parties acknowledge and agree that this agreement is intended to 
constitute a voluntary, mutually agreed and mutually binding waiver and restriction of certain rights of the parties, 
including the ability to speak publicly, but shall not prohibit any party from publishing or making factual and accurate 
statements about the other party to any of the following: 
(1) law enforcement agencies; 
(2) regulatory agencies, including the Texas Real Estate Commission; 
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(3) courts of this state, to the extent that such statements are made in connection with a legal proceeding; 
(4) an attorney representing the party making the statement(s); and/or 
(5) any credit bureau or other reporting agency, provided that the statements otherwise comply with applicable laws. 
If any dispute arises regarding whether any remark, statement, or publication is disparaging or otherwise violates this 
agreement, the parties agree that for purposes of this provision, that any remark, statement, or publication shall be 
irrefutably deemed disparaging if: (1) the other party requests, in writing, that the party publishing the same removes the 
statement and/or publication; and (2) the statement and/or publication is not removed from publication within 72 hours 
of said written request.  
The parties mutually agree that breach of this agreement shall subject to non-breaching party to damages, the amount of 
which are difficult to determine. Accordingly, the parties agree that damages for failure to comply with this provision shall 
be liquidated at $500.00 per day for each day that a disparaging statement remains in publication following the 72 hour 
notice and demand period herein specified. The parties further agree that enforcement of this provision is appropriate 
through injunctive relief, notwithstanding any rights of the parties under the First Amendment to the United States and/or 
Texas Constitutions or other codified statute, regulation, or code, and that any party who prevails on enforcement of this 
provision shall be entitled to recover from the non-prevailing party all costs and attorney fees associated with the 
enforcement hereof. The parties to this agreement agree that this provision shall survive the termination, expiration or 
cancellation of the lease and this agreement in enforceable at any time should any party publish a disparaging 
statement in violation hereof. 

Privacy Policy:  
 

Our complete privacy policy can be found on our web site at the following link:   

__________________________  
 
NOTE: Agent/Locator Services. 
If you found us through a locator service or third-party realtor, please be aware that locator services and realtors are 
independent contractors and are NOT our employees even though they may initially process rental applications and fill 
out lease forms. You should require any locator services you use to furnish you their privacy policies as well. 
 
Signature(s) 
Signing this document indicates that you have had the opportunity to review our Resident Selection Criteria, Animal 
Policy, and Privacy Policy for Personal Information. The Resident Selection Criteria may include factors such as criminal 
history, current income and rental history. If you do not meet the selection criteria or if you provide inaccurate 
information or incomplete information, your application may be rejected.   
 

APPLICATIONS ARE PROCESSED IN THE ORDER RECEIVED.  YOU MUST SIGN EACH PAGE OF THIS DOCUMENT, 
SUBMIT ALL SUPPORTING DOCUMENTS, AND PAY THE APPLICATION FEE BEFORE YOUR APPLICATION WILL 
BE CONSIDERED RECEIVED. 
 
These are our current rental criterion. Nothing contained in these requirements shall constitute a guarantee or 
representation by us that all residents and occupants have met these requirements. 

http://www.rrginsa.com/Privacy.htm

