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A Word from Rob Trickler | wla President & Attorney
Tacoma City Council: 
The Latest to Gut Punch Landlords

As many of  our members are aware the 
City of  Tacoma is the latest municipali-
ty to take action intended to make 
landlords responsible for ending home-
lessness.  The City Council refers to the 
process as a collaborative one and that 
is true in the sense that they allowed 
people to speak their minds as required 

by law but little else.  Washington Landlord Association was fortu-
nate to have a couple of  board members dedicate their valuable time 
to participate in the workgroup sessions and attend the meetings and 
testify but the clear consensus is that our facts and testimony was 
lost against the juggernaut of  political expediency.

It is a fact that we have a shortage of  inventory of  rental units and 
that shortage drastically affects the market.  It is not just the land-
lords preaching this.  The preliminary findings of  the New Demo-
cratic Coalition Housing Task Force are published in a report you 
may all read to help educate your arguments. In summary, they have 
found that in the past 50 years the United States has only build fewer 
than 1.2 million new units each year -- a total of  15 times.  Out of  
those 15 years of  shortages, 11 of  those years have been the last 11 
consecutive years.  For a variety of  reasons, this state is one that is 
seriously contributing to the trend of  failing to keep up with the 
demand for new housing.  One such reason recently is certainly a 
hot sellers market overlapping with a wave of  legislative efforts

  

making the business of  landlording both dangerous and decreasingly 
valuable.

Despite these realities, we are now the subjects of  Tacoma Munici-
pal Ordinance number 28559.  It’s a whopper and I will try to distill 
some of  it for you.

First, the city would make you landlords responsible for educating 
your tenants with your history so the tenants may, in essence, agree 
to a background check on you -- as well as help them in any action 
you bring against the tenant.  The city is to create a website that will 
generate information (called summaries) and have such information 
as tenant resources, building codes, fair housing information, how to 
register to vote and landlord tenant laws etc.  The landlord is 
required to provide a written copy of  the summary to every unit 
within 30 days of  that summary being created by the city Director.  
Landlords must get signatures from each tenant proving the summa-
ry was tendered or must complete a declaration or affidavit under 
penalty of  perjury that the tenant refused to sign.  Subsequently to 
this first distribution, you may provide it electronically rather than 
just in writing but it must be provided not only every time the sum-
mary is updated by the city Director but also every time and along 
with any notice under 59.12.030 is given.  That means with every 3 
Day Pay or Vacate or 10 Day Notice to Comply or Notice to Terminate 
and yes, even 3 Day Quit for criminal activity, for example.  There are 
financial penalties for failing to do so that I will address at the end 
of  this article.

Continued on Page 3.....

Security deposits have been affected.  In the state law, there are 
certain requirements imposed on landlords that want to keep a 
damage deposit such as having a written contract, a written 
checklist of  particulars relating to damages and unit condition, 
signatures and initials on that written checklist, disclosing what 
bank and branch the damage deposit is being kept at, etc.  
Notice I said “damage” deposit.  The state law does not say 
anything about a “security” deposit which, arguably, is or can be 
very different than a “damage” deposit.  Tacoma has effectively 
imposed the same requirements on any “security” deposit.  So, 
for example, if  you have a contract that requires a security 
deposit to protect the landlord from getting a lien for unpaid 
water, or not moving without proper notice, or some other 
potential damages that have nothing to do with the move in 
condition of  the property, you will be in violation of  this ordi-
nance if  you do not have that Move-In Condition Report. It also 
must be properly complete, comprehensive and endorsed.

If  that same security deposit and/or damage deposit is added to 
any non-refundable fees and that total is more than 25% of  the 
first month’s rent, then the landlord is required to finance that 
deposit over 2 or three months depending on the rental agree-
ment.  The installments must be in equal amounts and be with 
no cost to the tenant (at 0% interest and no fees).  If  it is a 
month-to-month or two-month lease, then the first deposit is to 
be due with the first month of  rent and the second installment 
may not be due before the second month’s rent comes due.  If  
the contract is for three months or more then the landlord must 
provide a third installment with the final payment being due no 
earlier than the date the third month of  rent comes due.

Rent increases will require a 60-day notice that not only provides 
at least 60 days notice but must only take effect on the first day 
of  a rental period after that 60 days.
  
Terminating a tenancy without cause will also require that same 
60-day notice requirement.  There is no corresponding require-
ment, however, for the tenant to give a 60-day notice to termi-
nate.  Whether the RCW that provides that one-sided clause in 
contracts must be read to be two ways will also apply to a 
one-sided ordinance like this has yet to be determined as far as I 
know.  If  the termination is being given in order to change the 
use of  the unit as defined by the statute, such as a major remodel 
or demolition for example, then that notice requirement is 
increased to 120 days.  If  you elect to use a 60-day notice and 
then within 90 days the landlord changes the use of  that unit, as 
defined by the ordinance, there is a presumption that the 60-day 
notice was used to circumvent the 120-day requirement and the 
burden will be on the landlord to prove that the termination was 
for some authorized cause despite having been done as a no- 
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Security deposits have been affected.  In the state law, there are 
certain requirements imposed on landlords that want to keep a 
damage deposit such as having a written contract, a written 
checklist of  particulars relating to damages and unit condition, 
signatures and initials on that written checklist, disclosing what 
bank and branch the damage deposit is being kept at, etc.  
Notice I said “damage” deposit.  The state law does not say 
anything about a “security” deposit which, arguably, is or can be 
very different than a “damage” deposit.  Tacoma has effectively 
imposed the same requirements on any “security” deposit.  So, 
for example, if  you have a contract that requires a security 
deposit to protect the landlord from getting a lien for unpaid 
water, or not moving without proper notice, or some other 
potential damages that have nothing to do with the move in 
condition of  the property, you will be in violation of  this ordi-
nance if  you do not have that Move-In Condition Report. It also 
must be properly complete, comprehensive and endorsed.

If  that same security deposit and/or damage deposit is added to 
any non-refundable fees and that total is more than 25% of  the 
first month’s rent, then the landlord is required to finance that 
deposit over 2 or three months depending on the rental agree-
ment.  The installments must be in equal amounts and be with 
no cost to the tenant (at 0% interest and no fees).  If  it is a 
month-to-month or two-month lease, then the first deposit is to 
be due with the first month of  rent and the second installment 
may not be due before the second month’s rent comes due.  If  
the contract is for three months or more then the landlord must 
provide a third installment with the final payment being due no 
earlier than the date the third month of  rent comes due.

Rent increases will require a 60-day notice that not only provides 
at least 60 days notice but must only take effect on the first day 
of  a rental period after that 60 days.
  
Terminating a tenancy without cause will also require that same 
60-day notice requirement.  There is no corresponding require-
ment, however, for the tenant to give a 60-day notice to termi-
nate.  Whether the RCW that provides that one-sided clause in 
contracts must be read to be two ways will also apply to a 
one-sided ordinance like this has yet to be determined as far as I 
know.  If  the termination is being given in order to change the 
use of  the unit as defined by the statute, such as a major remodel 
or demolition for example, then that notice requirement is 
increased to 120 days.  If  you elect to use a 60-day notice and 
then within 90 days the landlord changes the use of  that unit, as 
defined by the ordinance, there is a presumption that the 60-day 
notice was used to circumvent the 120-day requirement and the 
burden will be on the landlord to prove that the termination was 
for some authorized cause despite having been done as a no- 

cause termination or that the tenant damaged the unit so signifi-
cantly as to make the unit uninhabitable.  How this 120 day 
notice terminating a tenancy because the landlord has elected to 
sell the rental will impact the alienability of  the real property is 
going to be a major issue with regard to single family rentals,  I 
suspect and was not addressed in the ordinance from what I can 
see.  It would seem that a landlord selling a single family rental 
to someone intending to owner occupy would be subject to, and 
sell subject to, the 120 day notice unless I have missed some-
thing.  If  so, I cannot imagine that will help the property value 
when trying to sell and could certainly be a trip hazard for an 
unsuspecting landlord when selling a single family rental.

If, in fact, the landlord is changing the use of  the unit and termi-
nates a tenancy with the 120-day notice then any tenant who has 
an income below 50% of  the median income for a family of  that 
tenants size as determined within Pierce County, then the tenant 
may apply for relocation fees that may total up to $2000.  Half  
of  which, shall be the landlords obligation to pay directly to the 
tenant within 21 days of  the final determination of  eligibility by 
the city.  Proof  of  that payment must be provided to the city 
within 5 days of  making that payment.  Shortly, I will discuss the 
penalty for failing to make that timely payment.

An additional note: It is a fact that the ordinance adds some 
protection for retaliation against a tenant to what the state law 
already covers.  The tenant is protected from retaliation against a 
tenant’s good faith and lawful right to organize together.

One final comment before getting to the penalties for violating 
this notice is that the ordinance also gives the city the right to 
request documents and records from the landlord which, must 
be provided within 5 days.  What documents they may be enti-
tled to is not defined well unfortunately.  

Violations of  the requirement to give the appropriate informa-
tion at any time (including with most notices or when that 
information is changed on the website or to allow for the deposit 
installment payments properly) will result in a fine of  $500 for 
the first offense and $1,000 for any subsequent violation within a 
3- year period from the first violation.

The exception to that is when giving a notice to vacate.  The 
notice to vacate as well as the requirement to pay relocation 
assistance is a fine of  $250 each day of  the violation for the first 
10 days the landlord is not in compliance and then an additional

Continued on Page 4..... 
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Notice I said “damage” deposit.  The state law does not say 
anything about a “security” deposit which, arguably, is or can be 
very different than a “damage” deposit.  Tacoma has effectively 
imposed the same requirements on any “security” deposit.  So, 
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then within 90 days the landlord changes the use of  that unit, as 
defined by the ordinance, there is a presumption that the 60-day 
notice was used to circumvent the 120-day requirement and the 
burden will be on the landlord to prove that the termination was 
for some authorized cause despite having been done as a no- 

cause termination or that the tenant damaged the unit so signifi-
cantly as to make the unit uninhabitable.  How this 120 day 
notice terminating a tenancy because the landlord has elected to 
sell the rental will impact the alienability of  the real property is 
going to be a major issue with regard to single family rentals,  I 
suspect and was not addressed in the ordinance from what I can 
see.  It would seem that a landlord selling a single family rental 
to someone intending to owner occupy would be subject to, and 
sell subject to, the 120 day notice unless I have missed some-
thing.  If  so, I cannot imagine that will help the property value 
when trying to sell and could certainly be a trip hazard for an 
unsuspecting landlord when selling a single family rental.

If, in fact, the landlord is changing the use of  the unit and termi-
nates a tenancy with the 120-day notice then any tenant who has 
an income below 50% of  the median income for a family of  that 
tenants size as determined within Pierce County, then the tenant 
may apply for relocation fees that may total up to $2000.  Half  
of  which, shall be the landlords obligation to pay directly to the 
tenant within 21 days of  the final determination of  eligibility by 
the city.  Proof  of  that payment must be provided to the city 
within 5 days of  making that payment.  Shortly, I will discuss the 
penalty for failing to make that timely payment.

An additional note: It is a fact that the ordinance adds some 
protection for retaliation against a tenant to what the state law 
already covers.  The tenant is protected from retaliation against a 
tenant’s good faith and lawful right to organize together.

One final comment before getting to the penalties for violating 
this notice is that the ordinance also gives the city the right to 
request documents and records from the landlord which, must 
be provided within 5 days.  What documents they may be enti-
tled to is not defined well unfortunately.  

Violations of  the requirement to give the appropriate informa-
tion at any time (including with most notices or when that 
information is changed on the website or to allow for the deposit 
installment payments properly) will result in a fine of  $500 for 
the first offense and $1,000 for any subsequent violation within a 
3- year period from the first violation.

The exception to that is when giving a notice to vacate.  The 
notice to vacate as well as the requirement to pay relocation 
assistance is a fine of  $250 each day of  the violation for the first 
10 days the landlord is not in compliance and then an additional

Continued on Page 4..... 
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$500 each day not in compliance beyond that 10th day.  If  the 
tenant has already moved but manages to prove it more likely 
than not that the landlord was in violation under this section 
then the fine will be up to $1,000.

The ordinance does not mention specifically what action the city 
may take to enforce the payment but the Director has the author-
ity to propagate rules to enforce the ordinance so I expect that to 
be forthcoming.  

This is not a summary of  every single thing this ordinance found 
now in TMC 1.95 but I have summarized the meat of  it.  I invite 
everyone to read it for information such as the rights and proce-
dures of  appeal etc.  The first part of  this to become effective is 
the increased notice requirement for rent increases which, 
becomes law 10 days after the first publication of  the ordinance.  
The rent penalties will not be assessed until 1 February 2019.
The Tacoma City Council voted for this unanimously and 
clearly contends that this is going to improve access to housing.  
I suspect this will accomplish exactly the opposite and our 
participating board argued strenuously that the ordinance would 
result in a negative impact on housing availability as landlords 
choose to minimize or cut their financial exposure and chose not 
to be landlords in Tacoma. ◊

Landlord Tip 
of the Month

There is no reason for you to 

be collecting rent by a 

check in the mail. Not only 

is it time-consuming to go 

to your P.O Box or mailbox, 

but it can be risky to keep 

up with all the checks and 

deposit them.

The check can bounce, and 

then you’ll need to pay a 

non-sufficient funds fee and 

then contact your tenant for 

the rent and the NSF fee.

When you collect rent 

online, this whole process is 

negated, and the process is 

simple.

Written by WLA President

& Attorney, Rob Trickler

All County Evictions

The Law Office of Rob Trickler

Office: 425-303-8000

reception@tricklerlaw.com

www.allcountyevictions.com



 

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

SAVE THE DATE 

for our Annual Legislative Day on the Hill - 9am 

 

Capitol Address: 416 Sid Snyder Avenue SW | Olympia, WA 98504 

{02.20.19} 

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

JOIN US 

for our Annual Legislative Reception  

at the Hotel RL, Olympia 

 

Hotel Red Lion Address: 2300 Evergreen Park Dr SW, Olympia, WA 98502 

 

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

Expert Speaker Panel Q&A @ 4:3opm 

& Buffet Dinner @ 6pm 

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

RSVP to Reserve your Spot (120 Spots Available) 

                            www.walandlord.org or call (425) 353-6929  

 

 

Courtesy of The Washington Landlord Association (WLA) 
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The Tacoma City Council has passed a new Rental Housing Code 
ordinance that sets out new rules for landlords who want to do extensive 
renovation of  apartments and need to move tenants out.

The Rental Housing Code outlines notice requirements 

including:

• 120-day notice to vacate and relocation assistance for low-income 
tenants authorized by RCW 59.18.440, when a landlord intends to 
change the use, substantially rehabilitate, or demolish a dwelling 
unit.

• 60-day notice to vacate for no-cause eviction
• 60-day notice requirement for rent increase

The new Rental Housing Code also provides a requirement that landlords:

• Distribute certain information
• Prohibits retaliation
• Allows installment payments for various deposits and fees
• Provides authority to enforce violations, as well as codification of relocation assistance when the City declares a 
building uninhabitable.

The Rental Housing Code, which passed unanimously on November 20, permanently replaces the City’s temporary tenant 
protections that will sunset on January 31, 2019.

“In recent months, we have heard the stories of  Tacoma residents whose lives were upended and put into crisis by eviction 
notices,” Mayor Victoria Woodards said in a release.

“… with the adoption of  the rental housing code, we are taking a step to provide stability for renters in an increasingly 
expensive and tumultuous housing market,” she said.

The city said in the release “the Rental Housing Code was created through collaborative process that listened to both 
landlords and tenants to determine how to create policy that helps address protection needs while continuing to make 
Tacoma a place businesses want to operate.”

Some push back by landlords

However there was some push back by some landlords in Tacoma – some told city council the government overreach in the 
new ordinance could force property owners to sell their buildings and abandon their job as landlords altogether.

“I am proud the City has taken steps to prevent something like what happened at the Tiki apartments from happening again, 
and I appreciate the hard work from staff, landlords, and tenants that went into crafting these regulations,” Council Member 
Keith Blocker said in the release. ◊

The “Notice to Increase Rent” portion of  the ordinance is in effect, but no penalties will be issued before February 1, 2019 when the full 
ordinance goes into effect. 

Tacoma City Council Passes Rental Housing 
Code Ordinance Restricting Landlords

Source: Rental Housing Journal 
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WLA Opposes SB 5123
SB 5123 Defines Three Days in Unlawful Detainer Actions

Why should you oppose this bill? This bill says that a 3-Day Pay 
or Vacate should really mean three business days, but it decep-
tively calls them calendar days. First, it starts off  by defining 
calendar days and business or court days to mean the same thing.  
Specifically “business days” even though calling them calendar 
days.  Whether intentional or not the result will be to confuse 
both tenants and landlords alike.

Second, to add to the confusion, contrary to current case law 
which makes it clear that three days means exactly that, three 
days, this bill would in practice mean that a three day notice will 
sometimes mean three days, and sometimes really mean four 

days, and sometimes actually mean five days and sometimes in fact mean six days, and depending on the type of  
service, may ultimately really mean seven days.  There is nothing in that mess that serves the interest of  either 
tenants or landlords.  People using the law should be able to understand in simple terms what it actually means.  
The lack of  consistency is profoundly unfair.
 
Finally, our organization along with a coalition including RHA has, in the past, supported increasing the three day 
notice to a five day notice if  it also clarified that the notice could include “all moneys owed” just the way the 
mobile home act has for years.  If  this approach was used instead to give tenants extra time and were real calendar 
days and not business days just renamed calendar days then this organization and our thousands of  landlords 
would be behind it.

 
As it stands, this convoluted approach of  SB 5123 will have our full opposition. 

Best Regards,

Rob W. Trickler
Attorney and Counselor at Law
President Washington Landlord Association
The Law Office of  Rob W. Trickler PLLC

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

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

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

“This bill says that a 
3-Day Pay or Vacate 

should really mean three 
business days, but it 

deceptively calls them 
calendar days.” 
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------------------------------------------

A Landlord’s Response to SB 5123
Written by Bill Bech, WLA Member & Owner of Horseshoe Coins & 

Antiques/ Horseshoe Bldg. LLC

As a small landlord up here in Blaine, Washington, I agree with the WLA viewpoint, and it appears case law has 
already made this clear.

Three days may not give enough time for someone to find another unit. That being said, it appears WLA would 
allow up to 5 days, but that the renter should make good on all monies due. This seems fair to me! After all, there 
are all sorts of  situations that folks get themselves into. 

If  a situation has gotten to this point, it's obviously going sideways and not a good tenant/landlord situation at all.

I try and only rent to folks that are gainfully employed or at least able to make rent as well as be responsible and 
respectful of  others in the building.

As a landlord, you sometimes bend the rules. When I’ve gone against common sense, I end up paying for it in the 
long run most times!

It's frustrating when you have someone in your building that doesn't respect others and is being difficult. It's the 
worst! A tenant that just ignores monies owed and doesn't try and work something out over time with the landlord 
at least doesn't deserve the break.

So, I oppose SB 5123 and hope you do as well.

Thank you,
Bill Becht
Blaine, Wash.

LANDLORDS!
MAKE YOUR VOICES 
HEARD!
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WLA OPPOSES SB 5129
State Capital Gains and B&O Tax on Service Businesses Tax (SB 5129) 

Washington Governor Jay Inslee has proposed several taxes in his version of the 

2019-20 state budget that will directly affect Commercial Real Estate in our state:

New Capital Gains Tax of 9%: Current version of this legislation includes commercial 

real estate properties 

66% Increase in the B&O Tax: This is targeted at service businesses, including real 

estate, medical, debt collection, architectural, legal, accounting, and consulting 

(from 1.5% to 2.5%)

These taxes will have a MAJOR impact to the commercial and residential industry.

This bill is Prime Sponsored by Sen. Christine Rolfes (D-23).

To get a PDF of the full draft of the bill SB 5129, please contact the WLA Everett 

Office at: 425-353-6929 or everett@walandlord.com

If you have any questions about these bills, please feel free to contact your 

WLA Lobbyists directly.  Their contact information is provided below:

Mark Gjurasic

WLA Lobbyist

mgjurasic@comcast.net

(360) 481-6000

Chester Baldwin

WLA Lobbyist/Attorney

chet@lobbywa.com

(360) 688-4588

--------------------------------------------------------
--------------------------------------------------------
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Landlord Q&A
This article does not provide legal advice and does not create an attorney-client relationship. If  you need legal advice, 
please contact an attorney directly.

Q: What steps do I take after my tenants return possession of the property to me? 

A: After your tenants move out and return possession of  the property back to you (hand in the keys), you have 
21 days to assess the damages in the rental and mail a report to them (along with the remainder of  their depos-
it). In the report, you need to let them know how much of  their security deposit was used and what it was used 
for. This report is called a Deposit/Move Out Report.

Even if  they are not getting their full security deposit back, you will still need to send this report back to them 
within the 21-day period.

Make sure to get the new addresss of  your tenants. If  you didn’t get the new address, then you can send it to 
their last known address (the rental property address) and the post office will forward it.

Please Note: The Deposit/Move Out Report can be downloaded off  of  our website: www.walandlord.org. You 
will need to be an active member with a login in order to download the WLA Forms & Documents. You can 
also contact the Everett Office to get a PDF of  the report. Everett Office Info: 425-353-6929 or everett@waland-
lord.com

Q: At the end of the tenancy, what is the process to ensure tenant pays the cost of repairs that are not cov-
ered by the security deposit?

A: If  the damages in the rental exceed what the security deposit can cover, then you can bill them for the 
remainder of  what they owe.

You can use the Deposit/Move Out Report as a bill to send to them. Your tenants have 10 days to pay what 
they owe you. If  they don't pay, then you are well within your rights to turn them over to an attorney or collec-
tion agency.

Q: In a roommate situation, who gets the security deposit if one or all of the roommates vacate?

A: I would look back at your lease to see what it says about security deposits and departing roommates. 
Please note, it’s always important to have roommates sign a Roommate Addendum at the beginning of  the 
tenancy. This addendum will contain language in regards to the security deposit and how it should be distribut-
ed at the end of  a tenancy. If  there is no such language in your lease, then you can give the deposit back to the 
roommate(s) who originally paid it. Make sure to get the forwarding addresses of  any departing roommates.

Please Note: The Roommate Addendum can be downloaded off  of  our website: www.walandlord.org. You will 
need to be an active member with a login in order to download the WLA Forms & Documents. You can also 
contact the Everett Office to get a PDF of  the report. Everett Office Info: 425-353-6929 or everett@waland-
lord.com
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Landlord Q&A Cont...
 
Q: When screening an applicant, how do I determine if they qualify?

A: You should always do a full background check on any person you consider renting to. This includes checking 
their credit, criminal, source of  income (3x amount of  rent) & rental references. You must also check to see if  
they’ve ever been evicted or left owing a landlord money.

a. Credit Report - Checking an applicant’s credit report is extrememly important! The report will show you 
how much debt they have and if  they are making on-time monthly payments. Collections, judgments and bank-
ruptcies will also show up on there. Looking at their full credit report is an indicator of  how financially responsi-
ble they are. If  your applicants are having trouble paying their bills, then this can be an idicator that they might 
have trouble paying you rent.

b. Criminal Report - According to Washington State Law, you can run a criminal background check on your 
applicants, but you cannot deny them based on their criminal record -- unless they are a sex offender. 

c. Source of Income - The Source of  Income Law in Washington State went into effect September 2018. It 
states that you cannot deny someone based on their different sources of  income: social security income, section 
8, food stamps, etc. However, they must be pulling in 3x amount of  rent in order to qualify. 

For example, if  your rent is $1000/month, then they must be pulling in $3000 or more per month. If  they have a 
housing voucher for $2000 then they must be pulling in an extra $1000 in order to qualify. Please note, make 
sure to put the actual dollar amount in your rental criteria instead of  saying 3x amount of  rent. 

Of  course, their source of  income must be verified and you can request documentation in order to verify that 
income.

d. Rental References - Call up your applicant’s last two landlords in order to find out if  they’ve been good ten-
ants in the past. Questions you are allowed to ask: Did they pay rent on time? Did they leave owing money? Did 
they cause any damages to the rental? Did they receive their entire security deposit back? If  not, then why? Did 
they receive any complaints due to noise, waste or nuisance? 

The Bottom Line...

You are allowed to deny an applicant based on a poor credit report, sex offense history, inadequate sources of  
income or bad rental references. If  you decided to deny an applicant, make sure to mail them a rejection letter. 
WLA has an Adverse Action Notice you can use. Please contact us if  you need that document. 
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Home Winterizing Checklist

With cold weather, it is important to take a few preventative 
measures to protect your home through the chilly months. 
Winterizing is generally a task that can be done relatively inex-
pensively, but will make a big difference in how comfortable 
your home is, and could end up saving you money on energy 
bills, too. In fact, many very effective home weatherproofing 
jobs are something that homeowners can complete without 
professional help.

Easy Home Weatherproofing

Some small weatherproofing jobs require little to no “handiness”, but can make a real difference once cold 
weather hits. By doing these things before the snow flies, you’ll be saving yourself  some hassle (and possibly 
some money, too!):

• Clean gutters and downspouts in mid-fall and double-check them before winter.
• Replace the filter in your furnace.
• Close any vents in your home that may have been opened for the warm weather.
• Disconnect hoses from outside faucets and turn off  the water.
• Buy a snow shovel and other winter supplies before the messy weather hits.
• Keep extra water and canned food in storage just in case.
• Test your heating system, so that you know it will work properly when you need it.
• Give your deck a fresh coat of  sealer to protect it from the winter elements.

Home Weatherproofing Inspections

Though some homeowners might tackle these jobs themselves, there’s no substitute for a professional eye to 
ensure home efficiency through the cold winter months:

• Check the attic, walls, and basement for adequate insulation.
• Feel around electrical outlets and switch-plates for cold air, add insulation where necessary.
• Look around doors and windows for gaps and potential places where warm air can escape.
• Caulk or apply weatherstripping around problem draft areas.
• Have a contractor look for damaged roof  shingles and loose gutters.
• Have a heating/cooling expert look at your furnace if  you are unsure of  its efficiency.
• Have chimneys and woodstoves cleaned early in the season.
• Test the flue for each fireplace for a tight seal when closed.
• Weatherproof  Windows

Though there are many places in the home where heat can escape and cold air can enter, windows are one of  
the biggest culprits. In older homes, especially, having weatherproof  windows can make a marked difference 
in your energy costs and how comfortable your living areas feel. In some instances, you might only need a bit 
of  caulk or weather-stripping to weatherproof  windows, but if  your windows are well past their prime, consid-
er replacing them with energy-efficient double paned windows to create a more efficient space. ◊

Article by HomeAdvisor
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Top 10 Landlord Legal Responsibilities in Washington
How to avoid tenant lawsuits and legal disputes in Washington. Here's how it works.

By Marcia Stewart of Nolo

Your success as a landlord in Washington depends on knowing and complying with 
dozens of  laws (primarily state) that affect your property management business. For 
example, if  you violate state security deposit laws, you face a potential tenant lawsuit in 
small claims court. Or you may end up in court for failing to maintain your rental prop-
erty or illegally discriminating in your choice of  tenants. The bottom line is that too 
many landlords end up spending a great deal of  time and money (attorney fees and 
court costs, or, in some situations, extra damages for especially outrageous behav-
ior)—that could have been saved by following the law.

Here are some tips on avoiding some of  the key legal problems facing landlords in WA.

1. Comply With Anti-Discrimination Laws

Before you advertise a vacant apartment, it is crucial that you understand fair housing laws and what you can say and do when selecting 
tenants. This includes how you advertise a rental, the questions you ask on a rental application or when interviewing potential tenants, 
and how you deal with tenants who rent from you. Failure to know and follow the law may result in costly discrimination complaints and 
lawsuits.

While Washington landlords are legally free to reject applicants—based on a bad credit history, negative references from previous land-
lords, past behavior, such as consistently paying rent late, or other factors that make them a bad risk—this doesn’t mean that anything 
goes. You are not free to discriminate against prospective tenants based on their race, religion, national origin, sex, familial status (such as 
having children under age 18) or physical or mental disability. These are “protected categories” under the federal Fair Housing Act of  
1968, as amended (42 U.S. Code § § 3601-3619 and 3631). There are a few exemptions to federal antidiscrimination rules, including 
owner-occupied buildings with four or fewer units, and single-family houses, as long as the owner owns no more than three rental houses 
at a time.

State law in Washington also prohibits discrimination on the basis of  a person’s sexual orientation or gender identity. The HUD website 
provides extensive details on fair housing laws. Be sure to also check with your state fair housing agency for additional laws prohibiting 
discrimination or limiting landlord exemptions.

2. Follow State Rent Rules

All landlords want their tenants to pay rent on time and without hassle. If  you need to raise the rent or evict a tenant who hasn’t paid 
rent, you’ll want to be sure you comply with the specific rules and procedures in Washington. State law regulates several rent-related 
issues, such as the amount a landlord can charge a tenant who bounces a check (maximum of  $50, plus the amount the bank charges for 
processing the check). 

3. Meet State Security Deposit Limits and Return Rules

Security deposits are among the biggest sources of  dispute between landlords and tenants. To avoid problems, be sure you know Wash-
ington restrictions, such as when the deposit must be returned (within 21 days after the tenant moves out). Using a landlord-tenant check-
list when a tenant moves in (and moves out of) a rental, and sending a written security deposit itemization when the tenant leaves will go 
a long way in avoiding disputes.
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4. Provide Habitable Housing

You are legally required to keep rental premises livable in Washington, under a legal doctrine called the “implied warranty of  habitabili-
ty.” If  you don’t take care of  important repairs, such as a broken heater, tenants in Washington may have several options, including the 
right to withhold rent or “repair and deduct.“

5. Prepare a Legal Written Lease or Rental Agreement

The rental agreement or lease that you and your tenant sign sets out the contractual basis of  your relationship with the tenant, and is full 
of  crucial business details, such as how long the tenant can occupy the rental and the amount of  the rent. Taken together with federal, 
state, and local landlord-tenant laws, your lease or rental agreement sets out all the legal rules you and your tenant must follow.

Problems arise when landlords include illegal clauses in the lease, such as a waiver of  landlord responsibility to keep premises habitable, 
or when landlords fail to make legally required disclosures (discussed in the next section). And even if  it’s not required that you cover a 
particular issue in your lease, such as how when and how you can enter rental property, you can avoid all kinds of  disputes by using an 
effective and legal lease and rental agreement that clearly informs tenants of  their responsibilities and rights.

6. Make Legally Required Disclosures

Under Washington law, landlords must make certain disclosures to tenants (usually in the lease or rental agreement), such as fire protec-
tion and safety information. Landlords must comply with required federal disclosures regarding lead-based paint on the property, or face 
hefty financial penalties.

7. Respect Tenants’ Privacy

Washington landlords must provide one to two days’ notice before entering rental property, depending on the reason for entry. To avoid 
problems, include a lease or rental agreement clause that complies with the law and lets the tenant know your right of  entry; also, keep 
written records of  your requests to enter rental units.

8. Don't Retaliate Against a Tenant Who Exercises a Legal Right

It is illegal to retaliate in Washington —for example, by attempting to raise the rent or evict a tenant for complaining about an unsafe 
living condition. To avoid problems, or counter false retaliation claims, establish a good paper trail to document how you handle repairs 
and other important facts of  your relationship with your tenant.

9. Follow Exact Procedures for Terminating a Tenancy or Evicting a Tenant

State laws specify when and how a landlord may terminate a tenancy. Failure to follow the legal rules may result in delays (sometimes 
extensive) in terminating a tenancy. Under Washington law, for example, a landlord must give a tenant who has violated the lease 10 
days’ notice before terminating the tenancy. 

10. Take Advantage of Legal Resources Available to Landlords

Be sure to check out government agencies, such as the U.S. Department of  Housing and Urban Development (HUD) and state fair hous-
ing agencies which provide useful legal information and publications on their websites. You’ll also find helpful guides to tenant rights and 
landlord-tenant law on the website of  your state attorney general’s office or consumer protection agency. Finally, if  you have legal ques-
tions about your rental unit, you should consult with an experienced landlord-tenant attorney in Washington. ◊



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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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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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

Advertising Space Available!
To place an ad, please 

contact the Everett Office
425-352-6929

everett@walandlord.com
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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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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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