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OPERATIONS

Navigating Laws & Strategies
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Untangling Local Rental -
Re g U I at i ONS APractical Workshop

Christopher Cutting | Rooms 407-8 | 10:15am —11am
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%<’ SPONSORS & EXHIBITORS

TITANIUM SPONSOR:

EXPEDITORS

PLATNUM SPONSOR:

&2 intellirent

BRONZE SPONSORS:

PSE
Puget Sound Energy

Lee & Associates
Multifamily Team
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Miracle Method
Surface Refinishing

E-Cycle Washington

Fast Water Heater
Company

Ready Removal

GOLD SPONSORS:

/EASTSIDE

N\ FUNDING

| | Maintenance
Man Unlimited

SILVER SPONSORS:

Q<

Bravo Roofing, INC

N
LTservices TARAGON

Taurus Home
Inspections

Downey & Sons
Property Care

Valta Homes

Flynn Family Lending

{RKIS ROOF:
AHIJ GUTTER

ROOFING, REPAIRS & CLEANING

‘ ATA WarrenAllen..
[(Vﬂ ATTORNEYS AT LAW

I
Guardian
Water & Power’

a5 VVILLIAMS £ 3 WaFdBank

GPS
Renting

RDH
Building Science
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Christopher
Cutting

Attorney, Cutting Law Office,
RHAWA Board Vice President

Christopher Cutting has over a decade of experience in landlord-tenant
law, judgment enforcement, and appeals. He founded Cutting Law
Office PC in 2017. Christopher currently serves as Board of Directors
VP for RHAWA and is Co-Chairman of their Legislative Committee. He
has provided expert testimony on landlord-tenant relations to the State
Legislature and multiple city councils. He is a licensed real estate clock
hours instructor and frequently teaches legal seminars for state and

local bar associations, trade groups, and private companies.
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Learn to access RHAWA members-only crowd-
sourced local law chart.

Untangling

. Review and discuss several policy issues that
Local are complicated by several variations of local

Rental laws.

Regulations . Become aware of which municipalities have

A Practical Workshop Rtelaw s

Understand the subtle differences between local
policy variations.

10/14/2025 | © 2025 Rental Housing Association of Washington | Fall Expo + Annual Business Meeting | ’;?V‘RHAWA 5)



RHAWA does not guarantee the accuracy of this chart. & \f QG? &
‘We rely upon our members to notify us of changes to s v\’? q@ ) -b‘\-@ b&"’ @(}" - ﬁgﬂ‘ ¢¢
any local codes or statutes governing rental \\@ ﬁ"’\‘\ \&" Q@ @‘* d}'rQ @"’ é}‘ “}\00 é? \0°
housing in Washington. Please report any Qé" &£ 696 cP'} (P‘} '}Q ‘_&" Q‘p" qﬁ P @9 d}" é‘o" \‘,;i“ bq..e' @gﬁ' "e.\ &
&frors or omissions to dmyers@rhawa.org. 9\\@ &é\‘“ > -5‘& .ﬁ\t\ #@ 61\09 ,‘-P'@' Q\'b‘ & “,‘\\‘P d"&é\ .s?? o P q*& S i &
& & = £ 2 & o &
& Ca « & o < » & & 5 & W & & o o & e é‘éo
151
5.22.057 5.23.030 523,040 £5.23.040 523,040 5.23.040 52350 I i 5.23.060 5.23.80
615 g1 £8 a2 M e
5.62 563120 563030 563040 56304 s 5.63.070 5.63.060 5.63.140
5.52.050
8.55.070 8.55.090  8.55.040 3.55.1 EE ::‘Eiﬁ
10.02 10.01
1.75.055 1.75.040 1754
5.82.090 5.82.060 5.82.030 582,040
| | 260,040
254065 254,090 254,040 .34,
4.05.100 4.05.040 4.05.050 4054 405,090 4.05.090 4.05.110
22214050 1408050 1408050 724100 2.24.035 z.z;l https://www.rhawa.orq/flle/secure/l lzz.znﬁ 22208 Z2ZEBL o012 0w 22907030 1408185 725010050
2.35.060 935080 9.35.040 &.35,1\\ ocallawschart.pdf 5.35.085
mﬂ HI.I:I‘IIC!‘ Code (SMC) 10.57.040 10.57.080 10.7.160 10.57.100 10.57.120 10.57.100
Tacoma Municipal Code (TMC 1.95) 1.95.030 1.95.040 1.95.040 1.95.060 1.95.050 1.95.070 1.95.080 1.95.070 125,000
i o e e
-
== = == ==
S -

RHAWA LOCAL LAWS CHART

D Fental Housing Assoclation of WA 2025

10002005


https://rhawa.sharepoint.com/:x:/g/EY3pBCx9nYtHmkNhAAiAlIQBn5Qt6cvdbJVEP7Yeg09yaA?email=christopher%40cuttinglaw.com&e=4ZzK4P
https://www.rhawa.org/file/secure/locallawschart.pdf
https://www.rhawa.org/file/secure/locallawschart.pdf

Information Distribution

* Requires landlords to AUBURN BELLINGHAM BURIEN SEATAC
distribute information Renting in Bellingham Rent & Renting in Burien Renting in SeaTac
provided by the Auburn Fee Summary Handbook Guide

jurisdiction to educate
tenants and landlords

on rental housing laws SEATTLE TACOMA
or other information. Renter's Handbook SPOKANE +Renting in Tacoma
Seattle - Residential Parking Agreement Spokane Property °Installme£(taPS€\}/2;ent Plan
. . . [ Addendum & Instructions Disclosures néquest
* Distributions are -Seattle - Resident Billing Utility Notice *Tacoma Required Lease

Clause Addendum

required with the
offering of a lease, with

each renewal or at TUMWATER

least each year, and *Renting in Tumwater: A Guide for TUKWILA WOODINVILLE
i i Landlords A Guide to landlord Notice of Tenant

When the Clt_y revises «Tenants and Your Rights as a Tenant in and Tenant Issues Rights

the Informatlon_ Washington State: An Overview
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https://www.auburnwa.gov/city_hall/community_development/landlord_tenant_info/tenants
https://www.auburnwa.gov/city_hall/community_development/landlord_tenant_info/tenants
https://www.rhawa.org/file/secure/form-bellingham-rent-and-fee-summary.pdf
https://www.rhawa.org/file/secure/form-bellingham-rent-and-fee-summary.pdf
https://www.burienwa.gov/city_hall/laws_regulations/renting_in_burien
https://www.burienwa.gov/city_hall/laws_regulations/renting_in_burien
https://www.seatacwa.gov/home/showpublisheddocument/35062/638199100952066262
https://www.seatacwa.gov/home/showpublisheddocument/35062/638199100952066262
https://www.seattle.gov/rentinginseattle/renters/moving-in/renters-handbook
https://www.seattle.gov/rentinginseattle/renters/moving-in/renters-handbook
https://www.rhawa.org/file/secure/form-residential-parking-agreement-addendum.pdf
https://www.rhawa.org/file/secure/form-residential-parking-agreement-addendum.pdf
https://www.rhawa.org/file/secure/form-residential-parking-agreement-addendum.pdf
https://www.rhawa.org/file/secure/form-residential-parking-agreement-addendum.pdf
https://www.rhawa.org/file/secure/form-residential-parking-agreement-addendum.pdf
https://www.rhawa.org/file/secure/form-resident-utility-billing-notice.pdf
https://www.rhawa.org/file/secure/form-resident-utility-billing-notice.pdf
https://www.rhawa.org/file/secure/form-resident-utility-billing-notice.pdf
https://www.rhawa.org/file/secure/form-resident-utility-billing-notice.pdf
https://www.rhawa.org/file/secure/form-spokane-disclosure.pdf
https://www.rhawa.org/file/secure/form-spokane-disclosure.pdf
https://www.cityoftacoma.org/UserFiles/Servers/Server_6/File/cms/OEHR/RentalHousing/Tenant%20Information%20Packet%20-Final%20Copy2%202.1.pdf
https://www.cityoftacoma.org/UserFiles/Servers/Server_6/File/cms/OEHR/RentalHousing/Tenant%20Information%20Packet%20-Final%20Copy2%202.1.pdf
https://www.cityoftacoma.org/UserFiles/Servers/Server_6/File/CMO/OEHR/RHC/Installment%20Payment%20Plan%2012.7.23%20(002).pdf
https://www.cityoftacoma.org/UserFiles/Servers/Server_6/File/CMO/OEHR/RHC/Installment%20Payment%20Plan%2012.7.23%20(002).pdf
https://www.cityoftacoma.org/UserFiles/Servers/Server_6/File/CMO/OEHR/RHC/Installment%20Payment%20Plan%2012.7.23%20(002).pdf
https://www.rhawa.org/file/secure/form-Tacoma-Required-Lease-Clauses-Addendum
https://www.rhawa.org/file/secure/form-Tacoma-Required-Lease-Clauses-Addendum
https://www.rhawa.org/file/secure/form-Tacoma-Required-Lease-Clauses-Addendum
https://www.ci.tumwater.wa.us/departments/community-development-department/landlord-and-tenant-law
https://www.ci.tumwater.wa.us/departments/community-development-department/landlord-and-tenant-law
https://www.ci.tumwater.wa.us/departments/community-development-department/landlord-and-tenant-law
https://www.ci.tumwater.wa.us/departments/community-development-department/landlord-and-tenant-law
https://www.ci.tumwater.wa.us/departments/community-development-department/landlord-and-tenant-law
https://www.ci.tumwater.wa.us/departments/community-development-department/landlord-and-tenant-law
https://www.tukwilawa.gov/wp-content/uploads/HS-landlord-tenant-guide.pdf
https://www.tukwilawa.gov/wp-content/uploads/HS-landlord-tenant-guide.pdf
https://www.ci.woodinville.wa.us/DocumentCenter/View/2674/Notice-of-Tenant-Rights---Ch-816-WMC
https://www.ci.woodinville.wa.us/DocumentCenter/View/2674/Notice-of-Tenant-Rights---Ch-816-WMC

Move-In Cost Caps

Move costs, including security deposit and any non-refundable fees may not exceed

the first month’s rent.
M —

Seattle

+ Pet dep. 25% cap.

Redmond SeaTac : Tacoma
Nonrefundable screening

Olympia
+ Pet deposit
capped at 25%.

Nonrefundable
fees prohibited.

and cleaning only, 10%
cap.
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Payment plan not reqmred if depo

Pher i

sit +

Must agree to accept move-in .
costs on installments if fees < 25% of rent and no prepayment of |
requested by incoming tenant: last month’s rent is required. oL
' "R LA (U)o ; LAY

-t N
Terms for WA State & many city + 3 installments for terms = 3 months.
codes: « 2 installments for terms < 3 months.

T ANEY,
Extended terms in King County, 6 installments for terms = 6 months.
G S i (il S e 2 installments for terms < 6 months
SeaTac, Shoreline, & Seattle: ; :
Tacoma has a unique schedule & - Tacoma Landlord Resources:

t .gov/ t/d t ts/ ity-and- ic-

mandatory form. developmenthousing divisionlrenfine-in-tacoma/#landlord-esolrces

ENC.GE


https://tacoma.gov/government/departments/community-and-economic-development/housing-division/renting-in-tacoma/#landlord-resources
https://tacoma.gov/government/departments/community-and-economic-development/housing-division/renting-in-tacoma/#landlord-resources
https://tacoma.gov/government/departments/community-and-economic-development/housing-division/renting-in-tacoma/#landlord-resources
https://tacoma.gov/government/departments/community-and-economic-development/housing-division/renting-in-tacoma/#landlord-resources
https://tacoma.gov/government/departments/community-and-economic-development/housing-division/renting-in-tacoma/#landlord-resources
https://tacoma.gov/government/departments/community-and-economic-development/housing-division/renting-in-tacoma/#landlord-resources
https://tacoma.gov/government/departments/community-and-economic-development/housing-division/renting-in-tacoma/#landlord-resources
https://tacoma.gov/government/departments/community-and-economic-development/housing-division/renting-in-tacoma/#landlord-resources
https://tacoma.gov/government/departments/community-and-economic-development/housing-division/renting-in-tacoma/#landlord-resources
https://tacoma.gov/government/departments/community-and-economic-development/housing-division/renting-in-tacoma/#landlord-resources
https://tacoma.gov/government/departments/community-and-economic-development/housing-division/renting-in-tacoma/#landlord-resources
https://tacoma.gov/government/departments/community-and-economic-development/housing-division/renting-in-tacoma/#landlord-resources
https://tacoma.gov/government/departments/community-and-economic-development/housing-division/renting-in-tacoma/#landlord-resources
https://tacoma.gov/government/departments/community-and-economic-development/housing-division/renting-in-tacoma/#landlord-resources
https://tacoma.gov/government/departments/community-and-economic-development/housing-division/renting-in-tacoma/#landlord-resources

WA STATE LAW
RCW 59.18.140 + HB 1217

Give notice 90 days prior to the first day of the
term/month when the increase will go into
effect.

Notice must be served per RCW 59.12.040,
certified mail + 5 days.

Statutory form (like RHAWA) must be used.

No increase in the first 12 months; only one
increase each 12 months thereafter.

When incentivizing a longer term (or lease
over MTM), the only legal option is a rent
discount up to 5%, with the higher offer under
the rent cap.

Cap set each year = 7% plus Seattle CPI.
2025 cap = 10%; 2026 cap = 9.683%.

MHLTA cap = 5%.

EN€I-GE
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+ LOCAL LAW ADDITIONS

City limits superseded by WA State law are not shown.
120 days > 3% (RLTA and MHLTA)
120 days > 3%
120 days > 3%; 90 days for optional rent
Tumwater 120 days > 5% or 180 days =10%
Olympia 120 days >5% or 180 days=10% (=7% EDRA)
120 days > 5%
Bellingham 120 days any amount (28% EDRA)
Spokane 120 days <3% or 180 days >3%
180 days any amount (10% EDRA)

Tacoma 210-180 days + 120-90 days (25% EDRA)

| © 2025 Rental Housing Association of Washington | Fall Expo + Annual Business Meeting | ‘j‘RHAWA 10


https://app.leg.wa.gov/RCW/default.aspx?cite=59.18.140
https://lawfilesext.leg.wa.gov/biennium/2025-26/Pdf/Bills/House%20Passed%20Legislature/1217.PL.pdf?q=20250501114513
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Capped Fee
Only

Burien: $10 cap
Kenmore: 1.5% cap
King County: 1.5% cap
Redmond: 1.5% cap

+ No Other
Charges

No interest, notice
service fee, etc.

Auburn: $10 cap
Olympia: $10 cap
SeaTac: 2% cap
Seattle: $10 cap
Tacoma: $10 cap
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NO Notices "
with Defects J

Prohibits rent increases and sometimes end-of-tenancy notices on
properties with defective conditions or those that are not registered
with the city.

King County: Based on Landlord Duties - RCW 59.18.060
Seattle: Based on standards in the RRIO Checklist
SeaTac: Based on Landlord Duties - RCW 59.18.060

Tacoma: Based on city business license requirements.
Olympia

Spokane (Registration required)

10/14/202
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https://apps.leg.wa.gov/rcw/default.aspx?cite=59.18.060
http://www.seattle.gov/Documents/Departments/SDCI/Codes/RRIO/RRIOChecklist.pdf
https://apps.leg.wa.gov/rcw/default.aspx?cite=59.18.060

Just Cause/Termination

of Tenancies

- Seattle started “Just Cause” laws over 40 CITIES WITH JUST
years ago, where no-cause terminations of CAUSE LAWS

month-to-month tenancies are prohibited. . Seattle

* All term leases were exempt until 2019 (see

Mandatory Lease Renewal). * Federal Way

« WA State adopted in 2021. *Burien

« Several “Just Causes” are defined in the .
law, each with specific notice . Klng County
requirements, and each city has different (unincorporated)
details.

« Give End of Tenancy Notice with Cause *SeaTlac
» Check the box for the state cause. e Tacoma (same as WA)

» Copy/paste the city cause into the box on the
form.

ENC.GE



@Iamp)@ory Lease Renewal

« More than sixty days before the end of If the tenant does not accept
a fixed-term tenancy, the landlord the offered renewal, in most
must offer the tenant a reasonable/fair cases, the tenancy ends.
renewal unless they have a just cause

to end the tenancy. « Burien

» WA State allows an exception if * Federal Way
tenancy has always been maintained
in a fixed term, proper 60-day notices .
for the end of term/renewal have been King County
properly served throughout tenancy, * Sealac
and before ending the tenancy without « Seattle

cause.

ENC.GE



Relocation Assistance

When a property
closes:

Housing providers may be
required to contribute to tenant
relocation costs when closing a
multifamily building for
demolition, renovation, or change
of use.

Always required in Seattle, a
“‘Relocation License” can take 6
months or longer.

« Seattle (TRAO)

 Bellevue Relocation
Assistance

« Tacoma Rental Regulations

ENC.GE

When a tenant is Ch '

priced out: O

If tenants move due to an increase, housing
providers may need to pay from 2 to 3 times
the rent to cover relocation costs.

Seattle: Tenants can apply for assistance if
they move out due to a 10% increase of 10%.
If City approves based on means, the owner
may need to pay up to 3 months’ rent.

Tacoma, Bellingham & Olympia: Tenant can
submit a request directly to the housing
provider for relocation assistance regardless
of their income level. All requests where the
criteria are met must be granted.

- SEATTLE:

Increase of 10%,
reimbursed up to 3 x rent.

« TACOMA:

Increase =25%, reimbursed
up to 2-3 x rent.

 BELLINGHAM:

Increase 28%, reimbursed
up to 3 x rent.

« OLYMPIA:

Increase 27%, reimbursed
up to 2.5 x rent.



 Both Seattle AND Tacoma.

* Physical evictions will need to be
scheduled so as not to displace tenants
during the winter or school year.

« School year ban applies only to tenants
who are students or employees (broadly
defined).

r o
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Key Takeaways

Reference and contribute to RHAWA local chart... “It takes
a village!”

C—)) Understand how subtle variations in local codes can have
major consequences.

C—)) Become familiar with policies that have become
complicated and confused from city to city across the state
of Washington.

ENCI.-GE 10/14/2025 W) RHAWA
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Christopher
Cutting

Attorney, Cutting Law Office and
RHAWA Board Vice President

https://www.cuttinglaw.com/
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https://www.cuttinglaw.com/
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