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Navigating Rental Relationships: The
Kentucky Landlord Tenant Guide 2022

Whether you are a property owner leasing out your first home or a
tenant signing a lease for a new apartment, understanding the
legal framework that governs your rental relationship is essential.
The rental landscape can be complex, with specific rules and
regulations that vary significantly from state to state. For those
involved in the Kentucky rental market, having a reliable reference
point is crucial. This comprehensive Kentucky Landlord Tenant
Guide 2022 is designed to provide both landlords and tenants with
a clear, informative overview of the most important laws, rights,
and responsibilities that shape residential leasing in the Bluegrass
State. While this guide offers a thorough overview of the legal
landscape for 2022, it is always wise to remember that laws can
change. For the most current legal advice or to address a specific
dispute, consulting with a qualified Kentucky attorney is strongly
recommended.

Understanding the Foundation: The
Kentucky Uniform Residential Landlord
and Tenant Act

The cornerstone of rental law in Kentucky is the Kentucky Uniform
Residential Landlord and Tenant Act (KURLTA). This body of law,
enacted to standardize and clarify the rights and duties of both
parties, sets the ground rules for everything from rent collection to
eviction procedures. A core principle of this act is the implied
warranty of habitability, which requires landlords to maintain rental
properties in a safe and livable condition. This 2022 guide will
explore the key provisions of KURLTA that most commonly impact
daily rental life, helping you navigate your role with confidence and
clarity.

Who Is Covered by KURLTA?

It is important to note that not all rental agreements in Kentucky
fall under KURLTA. The act generally applies to residential leases
and rental agreements, but there are specific exemptions.
Common examples of properties or situations that may be
excluded include:

e Transient occupancy in hotels or motels (stays of less than
30 days).

¢ Rentals owned or operated by the federal or state
government.

e Certain housing provided by educational institutions for
students.

e Occupancy under a contract for the sale of a dwelling.

For the vast majority of standard, long-term residential leases—like
apartments, single-family homes, and duplexes—KURLTA provides
the legal framework. This Kentucky Landlord Tenant Guide 2022
focuses primarily on these typical residential scenarios.

Key Responsibilities for Landlords:
Beyond Collecting Rent

Landlords in Kentucky have a set of clear, non-negotiable duties
that are fundamental to a healthy and legal rental relationship.
These obligations are designed to protect the tenant's right to a
safe and peaceful home.

The Warranty of Habitability and Property
Maintenance

One of the most critical concepts in the Kentucky Landlord Tenant
Guide 2022 is the implied warranty of habitability. This means that
a landlord is legally required to deliver and maintain the rental
premises in a condition that is fit for human habitation. This
includes a wide range of responsibilities, such as:

e Maintaining structural components: Ensuring the roof,
walls, floors, and foundation are weatherproof and safe.

* Providing essential services: Supplying running water,
hot water, and reasonable amounts of heat during cold
weather (except where the tenant pays for utilities directly).

¢ Maintaining plumbing and electrical systems: Keeping
all plumbing fixtures, wiring, and electrical outlets in good
and safe working order.

e Ensuring sanitation: Maintaining common areas in a clean
and safe condition and providing necessary garbage
receptacles.

e Complying with building codes: Adhering to all applicable
state and local housing, health, and safety codes.

A landlord cannot waive this warranty of habitability in a lease
agreement. If a property has a significant defect that makes it
uninhabitable (like a lack of heat in winter or a broken sewer line),
the tenant has specific legal remedies, including the right to
terminate the lease or, in some cases, to withhold rent after proper
notification.

Security Deposits: Rules for Collection and Return

Security deposits are a frequent source of disputes between
landlords and tenants. The Kentucky Landlord Tenant Guide 2022
outlines specific rules to help avoid these issues. Here is what you
need to know:

* No Limit on Amount: Unlike some states, Kentucky does
not place a statutory limit on the amount a landlord can
charge for a security deposit. However, it must be
reasonable.

e Return Timeline: A landlord must return the security
deposit, or provide an itemized list of deductions, to the
tenant within 60 days after the lease terminates and the
tenant has vacated the property.

e Permissible Deductions: A landlord can deduct from the
security deposit for unpaid rent, utility bills, or for damage to
the unit beyond normal wear and tear. Normal wear and
tear, such as minor scuffs on walls or faded carpet, cannot
be deducted.

¢ Notice of Intent: If a landlord intends to deduct from the
deposit, they must provide the tenant with a written,
itemized list of the deductions, including the nature and cost
of the repairs.

For tenants, conducting a thorough move-in inspection, taking
dated photos, and keeping a copy of the inspection form is the
best way to protect your deposit. For landlords, meticulous record-
keeping and clear communication about deductions are key.

Landlord Access to the Rental Unit

A tenant has the right to quiet enjoyment of their home. This
means a landlord cannot simply enter the property at any time.
Generally, a landlord must provide the tenant with at least two
days' notice before entering the unit for non-emergency reasons,
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such as making repairs or conducting an inspection. The entry
must also be at a reasonable time. Exceptions to this notice
requirement include true emergencies, such as a fire or a burst
pipe, or when the tenant has given consent. It is common practice
for a lease agreement to allow for entry to show the property to
prospective tenants or buyers with reasonable notice.

Key Responsibilities for Tenants:
Respect and Care for the Property

Tenants also carry significant legal responsibilities. A lease is a
contract, and fulfilling these duties is essential for a positive rental
experience and to avoid potential legal action, such as eviction.

Paying Rent on Time

The most fundamental obligation of a tenant is to pay rent in full
and on time as specified in the lease agreement. If rent is not paid,
the landlord has the legal right to terminate the lease and begin an
eviction proceeding. Kentucky law does not require a landlord to
offer a “grace period” for late rent, though many landlords include
one in their lease. If a tenant pays late, the landlord may also
charge a late fee, but only if the lease agreement specifically
provides for one.

Maintaining the Premises

Tenants are responsible for keeping their rental unit clean and
sanitary and for using all appliances and fixtures in a reasonable
manner. This includes responsibilities like:

e Disposing of garbage in a clean and safe manner.

» Keeping the plumbing fixtures clean.

¢ Using electrical and plumbing fixtures properly.

¢ Not deliberately or negligently destroying, defacing,
damaging, or removing any part of the premises.

A tenant is generally not responsible for damage caused by normal
wear and tear, but they are responsible for any damage they or
their guests cause. If a major repair is needed due to the tenant's
negligence (for example, a blocked toilet from flushing
inappropriate items), the tenant may be liable for the repair cost.

Following Lease Rules and Regulations

A tenant must comply with all obligations imposed by the landlord
under the lease agreement, as long as those obligations are not
illegal or in violation of KURLTA. This includes rules regarding pets,
guests, noise, parking, and the use of common areas. Violating
these rules can lead to a lease termination notice and, eventually,
eviction.

The Eviction Process in Kentucky: A
Step-by-Step Overview

An eviction is a legal process to remove a tenant from a rental
property. It is critical for both landlords and tenants to understand
that a landlord cannot use “self-help” methods to evict a tenant.
This means a landlord cannot change the locks, shut off utilities, or
physically remove a tenant or their belongings. An eviction must
go through the court system. The Kentucky Landlord Tenant Guide
2022 for evictions largely follows these steps:

1. Notice to the Tenant

The first step is for the landlord to provide the tenant with a
written notice. The type of notice depends on the reason for the
eviction.

* Nonpayment of Rent: The landlord must give the tenant a
seven-day notice to pay rent or vacate. If the tenant pays

the full amount of overdue rent within those seven days, the
eviction process stops.

» Lease Violation: For violations of the lease other than
nonpayment of rent (e.g., having a pet when not allowed,
causing excessive noise), the landlord must give a 14-day
notice to cure the violation or vacate. If the tenant fixes the
problem within 14 days, the eviction process stops. If the
violation is one that cannot be cured (e.g., criminal activity),
the landlord can give a 14-day unconditional quit notice,
ordering the tenant to move out.

e Month-to-Month Tenancy: If a tenant is on a month-to-
month lease, the landlord (or tenant) can terminate the
tenancy by giving a 30-day written notice.

2. Filing an Eviction Lawsuit

If the tenant does not comply with the notice (e.g., does not pay
rent or move out), the landlord can then file a formal eviction
lawsuit, known as a “forcible detainer” action, in the District Court
of the county where the property is located.

3. Court Hearing and Judgment

The court will schedule a hearing. Both the landlord and tenant
have the right to present their case. If the judge rules in favor of
the landlord, a judgment for possession (and possibly for money
damages like unpaid rent and court costs) will be issued. The
tenant will be ordered to vacate the property. In Kentucky, the
tenant typically has 7 days from the date of the judgment to move
out.

4. The Writ of Possession

If the tenant does not move out by the court-ordered date, the
landlord can request a “writ of possession” from the court. This
document authorizes the local sheriff or constable to physically
remove the tenant and their belongings from the property. This is
the final step in the eviction process. The tenant will be responsible
for the cost of the writ being served.

Fair Housing Laws in Kentucky

Both federal and state fair housing laws protect tenants from
discrimination. Under the Fair Housing Act, it is illegal for a
landlord to discriminate against a tenant or prospective tenant
based on:

e Race

Color

National origin

Religion

Sex (including sexual orientation and gender identity)
Familial status (having children under 18, being pregnant)
Disability (physical or mental)

This means a landlord cannot refuse to rent to someone, set
different terms or conditions, or advertise a preference based on
these protected classes. Landlords are also required to make
reasonable accommodations for tenants with disabilities, such as
allowing a service animal even in a "no pets" building. Any tenant
who believes they have been a victim of housing discrimination
can file a complaint with the U.S. Department of Housing and
Urban Development (HUD) or the Kentucky Commission on Human
Rights.

Special Considerations for the 2022
Kentucky Rental Market

The context of 2022 brought specific challenges and
considerations to the rental market. Economic factors, including
inflation and shifting housing demands, meant that both landlords
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and tenants needed to be especially vigilant. For tenants, budgets procedures outlined in this Kentucky Landlord Tenant Guide 2022
were often tighter, making it even more critical to understand their ~was therefore more important than ever for ensuring a smooth and
rights regarding security deposits and rent increases. For lawful process.

landlords, navigating the post-pandemic legal landscape required

careful adherence to notice periods and eviction protocols, which  Conclusion: Knowledge Is Your Best

had been temporarily altered by various emergency orders in

previous years. By 2022, most temporary eviction moratoriums TOOI

had expired, but courts were often backlogged, leading to longer

timelines for eviction cases. Understanding the standard The
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