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A Word from Rob Trickler | wla President & Attorney
Serious Changes to 
Landlord-Tenant Law!

By now you have hopefully heard that 
there has been some significant changes 
to the Residential Landlord-Tenant Act 
this year.  I have been speaking to 
WLA members all over the state 
attempting to spread the word and I 
know others have as well.  Let me take 

some of  your time to try and summarize the most relevant changes 
for you and how they might yet pose some coming difficulty.

I will start by pointing out that everything I am about to discuss 
becomes effective on the 28th of  July 2019.  That being said I’ll start 
with the easier stuff.

Rent increases of  any amount will now require at least 60 days 
written notice.  This is NOT calendar days so it is NOT simply 60 
days from whenever you decide to give notice of  said change.  The 
rent increase must still take effect on the first day of  a new rental 
period.  That means if  you have a lease, it must be effective on the 
first day after the lease expires but if  you have a month-to-month, it 
must be the first day of  the month’s rental period.  In most cases that 
is the first day of  the month but it is possible that you have a differ-
ent rental period so be careful to choose the proper day of  the 
month.

Another change you need to be aware of  applies if  you are changing 
the use of  your rental unit.  That might mean you are doing a major 
renovation that requires the unit to be vacant for a time or you might 
be converting it to commercial or perhaps a condo etc.  If  that is the 
case and you have to terminate a tenancy because of  those changes 
then you are required to give the tenants 120 days notice.  As previ-
ously stated, that is not simply 120 days from any day you chose to 
give the notice.  The last day of  the tenancy must be the last day of  
the lease or if  a month-to-month then the last day of  a rental period.  
In most cases that will be the last day of  the month as rents are 
usually due on the first.  In this case and the case above do not let 
yourself  be confused by when late fees begin to accrue.  Just because 
you don’t start charging late fees until the 5th or some other day 
does not mean that is when your rental period begins.  Look at the 
language of  your contract closely.

Now the big changes!  As most of  you have likely heard, residential 
renters are now entitled to a 14 day pay or vacate rather than the 3 
day pay or vacate.  This change does not apply to commercial rent-
als which may continue to use the 3 day pay or vacate.  The defini-
tion of  rents has also changed so that now any recurring monthly or 
periodic charge that is required to maintain the rental contract is 
considered rents.  For example, a garage rental or utility bills are 
now rents.  Fees such as late fees and notice fees or NSF fees are not 
rents.  

What many have not heard is that the specific language of  the new 
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14 day pay or vacate has been dictated word for word in the statute.  

The statute says the notice must be substantially the same as the 

statutory version but don’t be fooled.  Substantially the same means 

EXACTLY the same.  I mean capitalized where capitalized and 

bolded where bold and underlined if  underlined in the statute.  

Aside from this being historically how the courts look at that statuto-

ry language, this is even more true because the new law requires the 

state to keep translated versions of  the notice in many languages on 

line.  If  you deviate from the template in the statue at all you can 

expect, in my opinion, to lose your case and pay the tenants attorney 

fees.  Use the right template.  Of  course the WLA members and my 

clients will have those available.  Now one point I am concerned 

about is that the language dictated in the statute does not have any 

place for the tenants name or the rental address.  Do I think that 

could become a problem?  Yes.  Am I sure what to do about it?  No.  

For now I am recommending that you do not add ANY language to 

the notice and we will just have to work through the fallout for now.

If  you’re a do-it-yourself  litigator and do evictions without the help 

of  an attorney then there are a couple other changes you should be 

aware of.  First, as with the notice the language of  the summons has 

been dictated by statute and must be followed EXACTLY.  That in 

and of  itself  is not a change but the language itself  has changed.  If  

you have a copy of  an unlawful detainer summons in a file cabinet 

someplace or if  you buy packets from Clark County or some other 

county (usually using Clark County’s packet) then you need to make 

sure your summons gets updated to the new version.  If  you don’t 

then you will be losing your lawsuit and paying the tenant’s attorney 

fees, in my opinion.  By the way, even if  a tenant is using a volunteer 

attorney that is not getting paid if  they defeat you then you may still 

be required to pay attorney fees to that volunteer attorney.

Another change for the do-it-yourselfer is, in my opinion, a trap for 

the layman.  The new law allows for a landlord to serve the sum-

mons and complaint by posting and mailing if  they have made and 

failed in at least three attempts at different times of  day and over at 

least two different days.  Let me remind you first that a named party 

cannot serve their own summons and complaint.  Now that might 

seem great because you technically do not have to go ask the court 

for permission to do this anymore but let me explain what it also 

means as briefly as I can.

The statute requires that the server has exercised due diligence.  

What actually constitutes due diligence is a factual question not a 

legal question.  This is problematic for two reasons.  If  you take a 

default at the end of  an eviction proceeding because your tenant has 

not responded and you used the self-help alternative service method 

of  posting and mailing then you have left a big door open for the 

defendant tenant to come back after the fact and stop and reverse the 
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14 day pay or vacate has been dictated word for word in the statute.  

The statute says the notice must be substantially the same as the 

statutory version but don’t be fooled.  Substantially the same means 

EXACTLY the same.  I mean capitalized where capitalized and 

bolded where bold and underlined if  underlined in the statute.  

Aside from this being historically how the courts look at that statuto-

ry language, this is even more true because the new law requires the 

state to keep translated versions of  the notice in many languages on 

line.  If  you deviate from the template in the statue at all you can 

expect, in my opinion, to lose your case and pay the tenants attorney 

fees.  Use the right template.  Of  course the WLA members and my 

clients will have those available.  Now one point I am concerned 

about is that the language dictated in the statute does not have any 

place for the tenants name or the rental address.  Do I think that 

could become a problem?  Yes.  Am I sure what to do about it?  No.  

For now I am recommending that you do not add ANY language to 

the notice and we will just have to work through the fallout for now.

If  you’re a do-it-yourself  litigator and do evictions without the help 

of  an attorney then there are a couple other changes you should be 

aware of.  First, as with the notice the language of  the summons has 

been dictated by statute and must be followed EXACTLY.  That in 

and of  itself  is not a change but the language itself  has changed.  If  

you have a copy of  an unlawful detainer summons in a file cabinet 

someplace or if  you buy packets from Clark County or some other 

county (usually using Clark County’s packet) then you need to make 

sure your summons gets updated to the new version.  If  you don’t 

then you will be losing your lawsuit and paying the tenant’s attorney 

fees, in my opinion.  By the way, even if  a tenant is using a volunteer 

attorney that is not getting paid if  they defeat you then you may still 

be required to pay attorney fees to that volunteer attorney.

Another change for the do-it-yourselfer is, in my opinion, a trap for 

the layman.  The new law allows for a landlord to serve the sum-

mons and complaint by posting and mailing if  they have made and 

failed in at least three attempts at different times of  day and over at 

least two different days.  Let me remind you first that a named party 

cannot serve their own summons and complaint.  Now that might 

seem great because you technically do not have to go ask the court 

for permission to do this anymore but let me explain what it also 

means as briefly as I can.

The statute requires that the server has exercised due diligence.  

What actually constitutes due diligence is a factual question not a 

legal question.  This is problematic for two reasons.  If  you take a 

default at the end of  an eviction proceeding because your tenant has 

not responded and you used the self-help alternative service method 

of  posting and mailing then you have left a big door open for the 

defendant tenant to come back after the fact and stop and reverse the 

final order by arguing that the service was not good because it was 

not based on appropriate “due diligence.”  Now it might seem like 

the statute explains that but what is SUFFICIENTLY “different 

times of  day?”  How many hours or minutes must separate the first 

attempt from the second attempt, or the second attempt from the 

third attempt, or the first from the third?  I am quite certain that this 

is a fertile field for attorneys to attack and it is an attack that can 

cause your entire lawsuit to be overturned and vacated.  And again, 

loser pays the attorney fees of  the winner.  This same attack will be 

available even in cases that go to a hearing and do not end with a 

default.  By the way if  you win by default you are no longer entitled 

to be granted attorney fees even if  you got personal service.

This same potential attack may have even more of  a profound effect 

if  the matter is appealed.  Without going into excessive legal mumbo 

jumbo remember when I said the “due diligence” was a factual 

matter not a legal one?  Well at the court of  appeals those two things 

are reviewed by the court of  appeals with two entirely different 

standards.  Factual determinations are very difficult to overturn and 

the court of  appeals will not substitute their own factual findings for 

that of  the lower court where as the court of  appeals is not required 

to defer to the lower court on legal determinations.  If  you get to the 

court of  appeal on a case that you did self-help alternative service on 

then it is entirely possible, and I think entirely likely, that whether it 

was a default or decided at hearing, if  you did not go to trial and 

have a trial decision on whether or not your service attempts exer-

cised “due diligence” then the court of  appeals will likely remand it 

back to the Superior Court for a trial to decide, at least that issue.  

My advice is to always ask for the Superior Court to grant an order 

that makes “finding” and allows the alternative service before you 

use that process.

Ok on to the last of  the big changes.  The stay of  eviction and the 

expansion of  the landlord mitigation fund are significant and the end 

result of  some hard lobbying on the part of  myself  and WLA and 

other tenant advocates because what the bill started with and what 

the final product were are light years apart.  

The tenants now have the right to ask the court to grant a stay and 

stop the eviction.  In the beginning they wanted permission for the 

court to stop an eviction any time, in any case, for any reason and 

with no rules or guidance… and without time limit.  Meaning the 

landlords would no longer have any protection of  any kind at all and 

would have to sue the state arguing that was a violation of  the equal 

protection clause of  both constitutions.  What we ended with is a 

very different animal although still problematic.  

If  the tenant asks for a stay then the court may grant it for up to 90 

days.  The court “may” impose a payment plan but I do not read  

Continued on Page 4..... 
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14 day pay or vacate has been dictated word for word in the statute.  

The statute says the notice must be substantially the same as the 

statutory version but don’t be fooled.  Substantially the same means 

EXACTLY the same.  I mean capitalized where capitalized and 

bolded where bold and underlined if  underlined in the statute.  

Aside from this being historically how the courts look at that statuto-

ry language, this is even more true because the new law requires the 

state to keep translated versions of  the notice in many languages on 

line.  If  you deviate from the template in the statue at all you can 

expect, in my opinion, to lose your case and pay the tenants attorney 

fees.  Use the right template.  Of  course the WLA members and my 

clients will have those available.  Now one point I am concerned 

about is that the language dictated in the statute does not have any 

place for the tenants name or the rental address.  Do I think that 

could become a problem?  Yes.  Am I sure what to do about it?  No.  

For now I am recommending that you do not add ANY language to 

the notice and we will just have to work through the fallout for now.

If  you’re a do-it-yourself  litigator and do evictions without the help 

of  an attorney then there are a couple other changes you should be 

aware of.  First, as with the notice the language of  the summons has 

been dictated by statute and must be followed EXACTLY.  That in 

and of  itself  is not a change but the language itself  has changed.  If  

you have a copy of  an unlawful detainer summons in a file cabinet 

someplace or if  you buy packets from Clark County or some other 

county (usually using Clark County’s packet) then you need to make 

sure your summons gets updated to the new version.  If  you don’t 

then you will be losing your lawsuit and paying the tenant’s attorney 

fees, in my opinion.  By the way, even if  a tenant is using a volunteer 

attorney that is not getting paid if  they defeat you then you may still 

be required to pay attorney fees to that volunteer attorney.

Another change for the do-it-yourselfer is, in my opinion, a trap for 

the layman.  The new law allows for a landlord to serve the sum-

mons and complaint by posting and mailing if  they have made and 

failed in at least three attempts at different times of  day and over at 

least two different days.  Let me remind you first that a named party 

cannot serve their own summons and complaint.  Now that might 

seem great because you technically do not have to go ask the court 

for permission to do this anymore but let me explain what it also 

means as briefly as I can.

The statute requires that the server has exercised due diligence.  

What actually constitutes due diligence is a factual question not a 

legal question.  This is problematic for two reasons.  If  you take a 

default at the end of  an eviction proceeding because your tenant has 

not responded and you used the self-help alternative service method 

of  posting and mailing then you have left a big door open for the 

defendant tenant to come back after the fact and stop and reverse the 

final order by arguing that the service was not good because it was 

not based on appropriate “due diligence.”  Now it might seem like 

the statute explains that but what is SUFFICIENTLY “different 

times of  day?”  How many hours or minutes must separate the first 

attempt from the second attempt, or the second attempt from the 

third attempt, or the first from the third?  I am quite certain that this 

is a fertile field for attorneys to attack and it is an attack that can 

cause your entire lawsuit to be overturned and vacated.  And again, 

loser pays the attorney fees of  the winner.  This same attack will be 

available even in cases that go to a hearing and do not end with a 

default.  By the way if  you win by default you are no longer entitled 

to be granted attorney fees even if  you got personal service.

This same potential attack may have even more of  a profound effect 

if  the matter is appealed.  Without going into excessive legal mumbo 

jumbo remember when I said the “due diligence” was a factual 

matter not a legal one?  Well at the court of  appeals those two things 

are reviewed by the court of  appeals with two entirely different 

standards.  Factual determinations are very difficult to overturn and 

the court of  appeals will not substitute their own factual findings for 

that of  the lower court where as the court of  appeals is not required 

to defer to the lower court on legal determinations.  If  you get to the 

court of  appeal on a case that you did self-help alternative service on 

then it is entirely possible, and I think entirely likely, that whether it 

was a default or decided at hearing, if  you did not go to trial and 

have a trial decision on whether or not your service attempts exer-

cised “due diligence” then the court of  appeals will likely remand it 

back to the Superior Court for a trial to decide, at least that issue.  

My advice is to always ask for the Superior Court to grant an order 

that makes “finding” and allows the alternative service before you 

use that process.

Ok on to the last of  the big changes.  The stay of  eviction and the 

expansion of  the landlord mitigation fund are significant and the end 

result of  some hard lobbying on the part of  myself  and WLA and 

other tenant advocates because what the bill started with and what 

the final product were are light years apart.  

The tenants now have the right to ask the court to grant a stay and 

stop the eviction.  In the beginning they wanted permission for the 

court to stop an eviction any time, in any case, for any reason and 

with no rules or guidance… and without time limit.  Meaning the 

landlords would no longer have any protection of  any kind at all and 

would have to sue the state arguing that was a violation of  the equal 

protection clause of  both constitutions.  What we ended with is a 

very different animal although still problematic.  

If  the tenant asks for a stay then the court may grant it for up to 90 

days.  The court “may” impose a payment plan but I do not read  

Continued on Page 4..... 
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“may” to mean “must.”  If  the court grants a payment plan then 

there are some rules the court must follow.  At least one month’s rent 

must be paid in the first 5 court days.  The remaining amount past 

due must be paid within that 90 days but you can see a scenario 

where the court does not require it until day 90 and that leaves no 

incentive to pay it.  Additionally the ongoing monthly rents must be 

paid timely with the potential exception of  the first rent payment due 

after you get the court order.  Depending on how late in the month 

you get your order that next rent payment may be deferred to be paid 

at some other point in that 90 days.  In other words if  you get the 

court order for the eviction too late in the month and the tenants get 

to stay anyway then the next month’s rent payment will be added to 

the past due amount that is due on that payment plan over the 90 

days.  Other than that rents will be due timely for the duration the 

tenants are allowed to stay there up to 90 days.

When deciding whether to grant a stay or not there is now a laundry 

list of  things the court is required to consider such as the relative 

burden on the parties if  the stay is granted, whether or not the tenant 

intentionally violated the rental agreement or law, whether the 

tenant is likely to reoffend and whether or not the tenant is otherwise 

in compliance with the rental agreement or notices that were also 

given at the time you gave the 14 day pay or vacate.  Those are not 

all the conditions but it makes it clear that if  a landlord wishes to 

keep their options open to oppose a tenant’s motion for stay then 

giving all the notice you are entitled to give will be advantageous.  

That is especially true regarding 14 day notice to pay or vacate.  The 

statute provides that a tenant is not eligible to get a stay if  they have 

been given 3 or more pay or vacate notices in the previous 12 

months.  In other words it is in the landlord’s best interest to never 

miss an opportunity to immediately give a 14 day pay or vacate 

notice.

A big unresolved problem with this is that a show cause hearing is a 

type of  hearing that does not let the court to decide factual issues.  

So the court cannot decide who is telling the truth and who is lying 

and if  there is a relevant conflict then the court has to set the matter 

for trial.  The legislation provides no guidance on whether or not the 

show cause court will now have different authority to decide those 

factual things when arguing over a tenant’s motion for a stay or 

whether or not every one of  those conflicting testimonies will mean 

the matter has to be set for trial.  Either way, if  the landlord wants to 

argue against a stay you can expect to pay an attorney more money, 

either for trial or for preparing evidence and exhibits and declara-

tions etc ahead of  time so as to be prepared for the day of  the hear-

ing.

If  the tenant defaults on a payment plan that was imposed pursuant 

to a stay then the landlord has the right to give the tenant a notice 

that says they have three days to get out or the sheriff  will come.  

Again the language of  that notice is dictated precisely in the statute 

now.  What is going to be a complex problem from county to county 

is whether or not the sheriff  has posted the writ prior to that or not 

and that will vary depending on the county.  What I mean is that to 

get a stay the tenant has to pay no more than one month’s rent 

within 5 court days.  Some sheriff ’s department may have posted the 

writ that quickly and some may not have.  Presently I don’t know the 

county that provides feedback as to when the writs get posted.  At 

least not in the seven counties I do evictions in.  So if  the writ has 

not been posted and the tenant gets a stay and then the tenant 

defaults on the payment plan I expect that the notice of  default that 

the landlord is authorized to give themselves will be useless and 

ineffectual if  the sheriff  has not posted the writ yet.  That may 

require that you go obtain another writ if  it is expired or close to 

expired.  Nothing is the statute addresses whether the time limit on 

the writ stops running, or is tolled, as the result of  a stay.  This 

process is going to require each sheriff  department to come up with 

new procedures and requirements and a new relationship with 

landlords.  Anyone doubt that more work for the sheriff  will result in 

higher fees?

Finally, the landlord mitigation fund.  This is not the same as the 

landlord mitigation fund previously in place.  They threw in 3 

million dollars to fund this new version and there is no limit on what 

the landlord can ask for.  There are a lot of  details and rules that will 

be worked out but in short, if  a tenant defaults owing money the 

landlord can ask to be compensated from the landlord mitigation 

fund.  If  at the time of  the show cause hearing or motion by the 

tenant for a stay, the landlord states that they intend to seek the 

landlord mitigation fund then the court will vacate the action and 

the eviction will be stopped indefinitely.  If  the landlord then ends up 

being denied compensation from the landlord mitigation fund the 

landlord will have the right to start the eviction process all over 

again.  I don’t see anything in the statue that prevents the landlord 

from going after compensation from the fund if  the tenant does not 

follow through with paying in full over the course of  a stay so I don’t 

have any idea why a landlord would admit they intend to go after 

compensation from the fund.

There is a great deal more in the bill such as a limit on getting 

attorney fees in certain circumstances and you can no longer evict 

for unpaid fees as well as a limit on how many late fees may be 

passed into a judgement and more.  It’s just too much to discuss in 

an article like this.  I will continue to speak on this and will be 

offering a class in the coming Trends Trade Show but understand we 

are all going to be on a learning curve for some time.  My advice to 

you is to please contact an attorney who knows these changes before 

you take action and save yourself  a lot of  pain.  ◊
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5 Reasons Not to Return a Tenant's Security Deposit
A Landlord's Right to Deduct | BY ERIN EBERLIN of The Balance Small Business

When a tenant moves into a rental property, he or she will pay the 
landlord a security deposit in addi�on to first month’s rent. This 
deposit will typically be returned to the tenant at the end of the 
lease term, as long as the tenant follows all the terms of the lease 
agreement. Learn five reasons a tenant may not be en�tled to the 
return of their security deposit, in whole or in part.

Each state has specific security deposit laws landlords and tenants 
must follow, including the reasons you can keep a tenant's security 
deposit. However, here are five of the most common reasons a 
tenant should not expect their security deposit to be returned.

1. Breaking or Terminating a Lease Early

If a tenant breaks their lease, the landlord can keep all or part of the security deposit necessary to cover the costs asso-
ciated with this breach. Again it will depend on the wording of your lease and the par�cular landlord-tenant laws in 
your state. If you have included an early termina�on clause in the lease the tenant signed, they will have to abide by 
these terms.

An early termination clause could read something like this, for example:

“If the tenant terminates the lease prior to the one year lease agreement or does not give 20 days' no�ce prior to move 
out once the lease has gone month-to-month, the tenant is responsible for rent owed for the remainder of the lease. 
The landlord will deduct the amount owed from the tenant’s security deposit. If the security deposit does not include 
sufficient funds to cover the amount owed, the tenant is responsible for paying the addi�onal money owed to the 
landlord for the remainder of the lease."

2. Nonpayment of Rent

Most states will allow you to keep all or a por�on of the security deposit when the tenant does not pay their rent.

Important: Nonpayment of rent is considered a breach of lease.

When a tenant does not fulfill their contractual obliga�on to pay their monthly rent, you are usually allowed to keep 
the por�on of this security deposit necessary to cover the lost rent. 

3. Damage to the Property

Another reason you may be able to keep a tenant’s security deposit is because they have caused damage to your prop-
erty. Damage is different than normal wear and tear on the property. Here are some examples of each:

------------------------------------------



2nd Quarter | 2019              Security Deposit FYI             Page 7

Normal Wear and Tear:

• A few small nail holes in the walls from hanging pictures
• A few small stains on the carpet
• A small amount of mildew forming in grout lines in the shower �les
• Dirty grout
• Tarnish on bathroom fixtures
• Loose handles or doors on kitchen or bathroom cabinets
• Reasonable amounts of dirt, dust or grime on the floors, walls, or appliances

Damage:

• Mul�ple/large holes in the walls
• Huge stains or holes in  the carpet
• Extensive water damage to hardwood floors
• Missing outlet covers
• Missing or damaged smoke or carbon monoxide detectors
• Cracked kitchen or bathroom counter top
• Broken bathroom vanity
• Broken windows
• Broken doors
• Keys not returned at end of tenancy

4. Cleaning Costs

Note: Under normal circumstances, you cannot make deduc�ons from a tenant's security deposit to cover normal 
cleaning costs.

If the cleaning necessary is excessive, and not the result of normal wear and tear, you may be able to keep a por�on 
of the tenant's deposit. 

For example, if a tenant leaves one bag of garbage in the apartment, it is unreasonable to try and charge the tenant a 
por�on of their security deposit to cover your labor. However, if the tenant has le� trash all over the apartment, food 
in the refrigerator, and numerous personal belongings throughout the property, then yes, you may be able to keep a 
por�on of the security deposit to cover your expenses, as the tenant has not le� the property broom-swept clean.
Another example would be if a tenant had an animal that used the carpet as a toilet. You would be able to charge the 
tenant for the cost of cleaning or, if necessary, of replacing the carpet.

5. Unpaid Utilities

A tenant may not be en�tled to the return of their deposit if they have not paid their u�lity bills. You may be able to 
keep a tenant’s security deposit to cover any u�li�es they have neglected to pay and were required to pay as part of 
their lease. ◊
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12 Times a Landlord Can Sue a Tenant
Legal Reasons to Go to Court | BY ERIN EBERLIN of The Balance Small Business

Conflicts between landlords and tenants cannot always be easily worked 
out. Some�mes, the only way to resolve the issue is in court. There are 
many �mes a landlord has a legal right to sue their tenant. Here are twelve 
reasons a landlord can bring a tenant to court. 

Why Would a Landlord Sue a Tenant

Filing a lawsuit against anyone can be a stressful experience, but it does 
have certain advantages.

• Tenant Could Se�le to Avoid Court: The first advantage, and the one 
many people hope for when filing a lawsuit, is that the case will never 

actually go to court. The hope is that, a�er receiving the court summons, the tenant will want to avoid the hassle of 
going to court and poten�ally losing anyway. They would rather pay the amount the landlord is reques�ng or com-
promise on paying a lesser amount that the landlord agrees to accept. This would also keep the tenant’s name off 
the court records.

• Recover Money Owed: Some�mes taking a tenant to court is the only way to receive the money you are owed 
from the tenant. If a tenant does not believe they are responsible for paying for damages at the property, it can be 
very difficult to get them to pay the money unless they are legally obligated to do so.

• Receive Addi�onal Damages: In court, you can sue the tenant for the actual money you are owed, but also for 
addi�onal damages. For example, if a tenant breaks their lease and moves out early, you can sue them for the rent 
that is due for the remainder of the lease and poten�ally the costs associated with finding a new tenant to fill the 
vacancy.

• Clear Your Name: Suing your tenant and winning will provide legal proof that you were in the right.

• The Case Will Be on Record: You will have a record that you won a court case against your tenant. This can be 
beneficial if the tenant ever tries to sue you at some point in the future. A victory will also show that you are a land-
lord who follows the law and knows the proper procedures and prac�ces for running a rental property.

Risks of Taking a Tenant to Court

There are advantages to suing your tenant, but a landlord must also understand the risks involved. There is no guar-
antee of victory and you could trigger a counterclaim from your tenant.

• You Could Lose: Filing a lawsuit is not a guarantee that you will win the lawsuit. You could spend your �me, energy 
and money going to court and s�ll lose.
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• Could Win, But Never See the Money: You could be awarded the money owed to you by the court, but you may 
never actually collect this money. Although the tenant will now have a judgment against them, you could be trying to 
chase the tenant down for years to collect the money you are owed.

• Cost: Whether you win or lose, there will s�ll be costs involved with going to court. You will have to pay a court fee 
just to file your case. This fee is usually small, somewhere between $25 and $50. Depending on the nature of your 
case, you may also have to hire an a�orney to represent you, which can get very expensive very quickly.

• Tenant Could Countersue: By ini�a�ng a lawsuit, you could anger your tenant, leading them to countersue. You 
could wind up losing the lawsuit and then have to pay even more money to the tenant in damages and a�orney’s 
fees.

Is Suing the Only Option?

Instead of filing a lawsuit, a landlord can send a demand le�er to 
the tenant in the hopes that it will be enough to get the tenant to 
pay what they owe. This le�er may be in�mida�ng enough to avoid 
a court ba�le. A landlord can also decide to do nothing and chalk 
up any losses as a learning experience.

12 Reasons You Can Sue Your Tenant

There are endless reasons that you can take a tenant to court. Some of the more common reasons a landlord can 
sue a tenant include:

1. Unpaid Rent: If a tenant has not paid their monthly rent, you can first send them a no�ce to pay rent or quit. If 
that does not work, you can file to evict the tenant. At the same �me, you can also sue them for any rent they owe.

2. Unpaid U�lity Bills: If there are any outstanding u�lity bills at the rental property in the tenant’s name, you can 
sue the tenant to recover this money. O�en, you can deduct this amount from the tenant’s security deposit. If the 
security deposit is not enough to cover the expense, you can sue in small claims court to recover the rest.

3. Damage to the Property: A landlord can sue a tenant if the tenant has caused damage to the property. Again, you 
can start by deduc�ng the amount of damage from the security deposit. If the security deposit does not cover the 
amount of damage done, you can take your tenant to court to hopefully get the rest of the money you are owed.

4. Unapproved Alterations to the Unit: If the tenant has made changes to the unit without approval, you can sue the 
tenant to recover the money it will take to restore the unit to its original condition.

5. Tenant Owes More Than Security Deposit Amount: If you have taken the maximum amount of deductions from 
the tenant’s security deposit, but they still owe more, you can try to recover the rest in small claims court.

6. Countersue for Security Deposit: A tenant may sue if they believe you wrongly withheld their security deposit. In 
this case, you can countersue to show you had every legal right to withhold or make deduc�ons from their deposit.
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7. To Recover Lost Rent From an Illegal Move Out: If the tenant moved out before their lease was actually up, you can 
take them to court to recover the rent they owed for the remaining �me on their lease.

8. To Recover Costs to Find a New Tenant A�er Illegal Move Out: Some states will also allow you to pursue a tenant 
who has moved out early for the addi�onal expenses you may incur trying to find a new tenant for the unit. This could 
include things like marke�ng costs and u�li�es.

9. Expenses to Dispose of Tenant’s Abandoned Property: You can sue a tenant for the cost to dispose of or to store 
their abandoned property.

10. Tenant Used the Property for Illegal Dealings: If a tenant used the property for some illegal means, you can sue 
them to recover damages.

11. Illegally Have a Pet: If you have a no pets policy and you find out the tenant has an animal, you can sue them for 
damages and for any addi�onal damage the pet has caused at the property.

12. Other Breaches to the Lease Agreement: If the tenant broke any clause of the lease & it has caused you monetary, 
emo�onal or physical harm, taking the tenant to court could be the way to collect the money owed to you. ◊

Best Places to Find Tenants for Your Rental
Where to Advertise a Vacancy at Your Rental | BY ERIN EBERLIN of The Balance Small Business

Landlords need tenants, but where do you find these tenants? When you want to fill a vacancy, you want to make sure prospec�ve tenants 
know your property is available. Here are seven of the best places to find renters for your property.

RENTAL WEBSITES

There are endless places you can adver�se an apartment for rent online and many of them are free. Many of these sites allow a tenant to 
narrow their search based on area, price and number of bedrooms and baths. Some great places to adver�se a vacancy include:

• Zillow Rental Manager- Allows you to post a free ad as long as you have an account and the ad will automa�cally populate to other rental 
sites such as Hotpads and Trulia.
• Craigslist- Landlords can post apartments for rent in a specific area of the country with a free account. Photos of the apartment can also 
be included.
• Cozy- Cozy is a resource for landlords with many free features, including apartment lis�ng. The lis�ng will then populate to sites such as 
Realtor.com and Doorsteps.
• Socialserve.com- This site can help you reach the proper market if you're interested in accep�ng government subsidized housing, such as 
Sec�on-8.

SOCIAL MEDIA

Millions of people use social media sites like Facebook, Instagram, and Twi�er. Create a Facebook page, an Instagram account, and a 
Twi�er account for your company if you have one. Otherwise, use your personal accounts to let people know you have a property for rent.

You can list your property on Facebook’s marketplace, post a status update on your account, post a photo of the rental on Instagram, or 
send out a tweet to your followers via Twi�er.
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THE NEWSPAPER

Depending on the area of the country where your rental is located, the newspaper may be a viable op�on for adver�sing your rental.
You will want to adver�se your vacancy on a weekend, and on a Sunday in par�cular. This is when newspapers see the most traffic.

Rental ads in newspapers are �ny, so you'll only have a few lines to make your property stand out. Use abbrevia�ons for words like 
bedroom (BR) and washer/dryer (W/D) to save space. Placing an ad in the newspaper will cost a li�le, but it's a good way to increase 
exposure for your property.

LOCAL BULLETIN BOARDS

Put up flyers for your rental in the community where your property is located. This can include colleges, grocery stores, churches, commu-
nity centers, laundromats, and bus stops.

People will be passing by the flyer quickly, so use a bold headline and large color photographs to catch their interest. Include tear-offs with 
your contact informa�on on the bo�om of the flyer so people can grab them on the run. These tear-offs can also include the property 
address and a li�le informa�on, such as the number of bedrooms.

WORD OF MOUTH

Don’t underes�mate the power of the spoken word. Let current tenants know you have a vacancy. They might have a sister, cousin, or 
brother who is looking for a new place to live.

Tell everyone you know that you have a property for rent. Always have flyers with you so you can hand them out if the opportunity pres-
ents itself. You can even offer a referral fee to give a greater incen�ve.

"FOR RENT" SIGN AT THE PROPERTY

Many tenants move to a new property within their current area. Pos�ng a for rent sign at your property will catch this type of tenant. 
Others passing by might be interested or might know someone who's looking to rent in the area. Make sure a phone number can be 
clearly read from the street.

PASS THE RESPONSIBILITY TO A REALTOR

Brokers typically charge a commission of about one month’s rent for their services, and some�mes even more. This might be the most 
expensive way to adver�se your property, but it can save you a lot of the hassle and headaches that come with dealing with prospec�ve 
tenants yourself. Your property will also be listed on the Mul�ple Lis�ng Service (MLS), which will increase exposure.

RESPOND QUICKLY TO PROSPECTIVE TENANTS

You should respond to prospec�ve tenants immediately. If you don’t call or email back promptly, another landlord or Realtor will.

You can set up a free Google Voice account which will assign you a new phone number that can be set to ring to your exis�ng phone lines 
if you don't want to give out your personal number. You can even set up a toll-free number for a small monthly fee, including voicemail, for 
your rentals using websites such as Kall8.com. Similar op�ons exist for email.

ALWAYS SCREEN PROSPECTIVE TENANTS

You must screen every tenant who expresses interest in ren�ng your property. Make sure you have the same qualifying standards for all 
tenants and become familiar with the Fair Housing Laws so you are not accused of discrimina�on. ◊
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Baldwin Legal 
Group, PLLC

1428 4th Ave E
 Olympia, WA 98506 

We specialize in 
protec�ng your rights!

425-303-8000

Rob W. Trickler, Attorney
& Counselor at Law

2302 Rucker Ave. #4
Evere�, WA 98201

M-F, 8am - 5pm

recep�on@tricklerlaw.com
allcountyevic�onsonline.com

Legal Process • Physical Evic�on
• Haul Out Service •

Property Management

Southwest Washington - Thurston, 
Pierce, Kitsap, Lewis, and Mason 

County

360.464.3591

info@olyblg.com

ERIC STEVEN, P.S., 

ATTORNEY AT LAW 

(509) 325 - 8777

Practice dedicated 
to Landlord Tenant 

Relations

Eastern Washington
  and Northern Idaho  

Western Washington - 
North of Thurston County,

Island & Kitsap County 

Attorney Helpline

If  you have a question on best practices according to the Washington State landlord 

tenant laws, then we recommend that you first contact one of  the local WLA Offices: 

Everett, Olympia, & Bremerton. The contact info for these three offices can be found on 

page 2. However, if  you have a legal question then we encourage you to contact one of  

the three attorneys in our Legal Helpline. 

As a WLA member, you get free limited legal advice from our three attorneys (usually 

10-15 minutes). Provided below is the contact information for our three attorneys: 

Rob Trickler, Chester Baldwin & Eric Steven. 

Each attorney is located in a different part of  Washington, so we encourage you to 

contact the one in your geographical area. Please note: if  you have a complex situation, 

then please schedule a time to come in and speak with one of  our attorneys.
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GET STARTED NOW

Your Rental Home Insurance Professionals

RENTAL HOME
INSURANCE

ARE YOU GETTING THE
BEST VALUE IN THE INDUSTRY ON

520-784-6682 or cvincent@mahoneygroup.com



ROSEN PLUMBING SUPPLY is a family owned and operated business, providing 
plumbing product to the Puget Sound area for over 70 years. 

“PERSONAL SERVICE WITH EXPERIENCE” 
Residential or Commercial. No matter the type or size of your plumbing needs, we 

can supply it. 
We carry or have access to all top plumbing product manufacturers and we are very 

well established with most Industry Suppliers. We have also worked with many 
large and small plumbing contractors. 

We invite you to visit one of our five warehouse locations, from Lacey to Everett. 
Visit our website at www.RosenPlumbing.com. 

WATER CONCEPTS KITCHEN & BATH SHOWROOM 
is part of Rosen Plumbing Supply. One of the Puget Sounds largest family owned 
plumbing wholesalers, doing business since 1946. 
 

Each project is treated with the homeowner in mind, options are explored to create 
the perfect design. 
 

Please make an appointment with a showroom consultant to give your project the 
attention it deserves. Or we welcome you to come in and browse our showroom. 
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Free Market
Analysis!

Featured Property
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Buying or selling in the 
Puget Sound Area? 
Have an Award Winning Broker/Inspector 
on your team!

WWW.OPTIMIZEDINSPECTIONS.COM

Real Estate Investor • Real Estate Broker • Home Inspector

206.349.0733
Managing Broker & Home Inspector. With Bryan Mize, You Just Get MORE.

• Let me be your guide in rental property investments
and 1031 exchanges!
• You can trust real estate broker Bryan Mize’s 
20+ years of experience.
• Whether you have 1 unit or 1,000, I get your 
rental property inspection done efficiently and have 
reasonable pricing plans.

Questions? Call Us: 844-344-7237
At Handrailcovers.com, we are dedicated to

providing top-level customer support

•Handrails
•End Caps
•Connector Sleeves
•Corner Caps
•Plant Holder
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$30.00*

$45.00*
$45.00*
$45.00*
$30.00*

STANDARD RATES

Preparation of Notices:

Color of Title (Unauthorized Occupant) ….. 

Preparation of Unlawful Detainer 

Documents:

Summons and Complaint (S&C)………….... $90.00*
 *Does not include Service of Process Fee

Show Cause Hearing …………….. $490.00 + Costs**

Default Appearance ………….….. $400.00 + Costs**

Paralegal Hourly Rate …………………….... $100.00*

NON- STANDARDS RATES:

**Costs include but not limited to: Service of 
Process; Writ Fees; Sheriff Fees; Filing Fees and 

Home. The amount of costs will depend on 
which county your property is in. Call for details 

regarding these costs.  

425-303-8000

Rob W. Trickler, Attorney
& Counselor at Law

Our #1 goal here at All County 

property to you as quickly as 

ensure this is done correctly 
and efficiently for your 

of your property.

      Address: 
      2302 Rucker Avenue, #4

      Email:

Serving the Counties Around Puget Sound!

NO RETAINER FEE FOR 
WLA MEMBERS!
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2302 Rucker Ave. #4
Everett, WA 98201

The Law Off.ice of 
Robin W. Trick.ler, PLLC

  .

  .

  .

425.303.8000
NO

 
RETAINER FEE

FOR WLA 
MEMBERS
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Advance Roong
Free Estimates! 

Licensed, Bonded & Insured!

• Composition
• Metal 
• Presidential
• Decks

• Shakes
• Repairs
• Tile
• TPO

(425) 344-5219 | (425) 200-9025

www.advanceroofing.weebly.com
advanceroofing4@gmail.com

Property Management,
it’s all this law firm does!

Landlord Law Group PLLC

www.landlordlawgrouppllc.com

2302 Rucker Ave, Suite 9 
Everett, WA 98201

425-353-0500
Competitive Prices!

Page 32July 2017 AdvertisersJuly 2017 Advertisers

BRENDA RUMBALLBR
CRS, ABR GRI, CIPS, e-pro

We will save 
you money!

Snohomish County Camano 
Association Board President 2005

WLA Member & Investor who 
understands your issues!

Distressed Property Expert • Foreclosures • Short Sales

425-244-0400
Call for Professional Results!

CENTURY 21 North Homes Realty, INC.
1205 2nd Street | Snohomish, WA 98290
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Advance Roong
Free Estimates! 

Licensed, Bonded & Insured!

• Composition
• Metal 
• Presidential
• Decks

• Shakes
• Repairs
• Tile
• TPO

(425) 344-5219 | (425) 200-9025

www.advanceroofing.weebly.com
advanceroofing4@gmail.com
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The Washington Landlord Association is the largest Landlord Association in the state of Washington. 

It’s not enough to just represent Landlords statewide. WLA is designed to give Landlords a voice and say in what 

action we take in Olympia by having a board made up of delegates from all over the state.

WlA Mission:
• Promote the rental housing industry through its’ participating members

• Represent the rental housing industry in legislative activities

• Promote positive public relations through high professional standards & ethics

• Provide continuing education through programs & specialized rental housing forms

• Encourage the exchange of ideas and member benefit programs

• Promote and protect private ownership of rental housing

 • Legislative Representation

 • Tenant Screening

 • Rental Forms

 • Quarterly Newsletters

 • Membership Meetings

 • WLA Handbook

 • Arbitration Panel

 • United Voice

 • Referral Service

WLA MISSION
& Member Benefits

MEMBER BENEFITS

Washington Landlord Association (WLA)
3301 Rucker Avenue, Suite A
Everett, WA 98201
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