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Topics we’ll cover

• State landlord-tenant law

• Federal housing law

• Relevant City of 
Bellingham ordinances

• Resources for landlords 
and tenants:

• Mediation

• Rental assistance

• Damage mitigation program



Questions?

• Put questions in the chat, we’ll hold all 
questions to the end.

• We welcome your questions about the topics 
covered here, but we cannot give legal advice 
about your unique situation. 



Washington State
Landlord / Tenant Law
David Henken, Attorney, Northwest Justice Project



Legal Information vs. Legal Advice

Photo credit:  British Broadcasting Corporation (BBC.com)



Revised Code of Washington:  “The RCW”



Revised Code of Washington:  “The RCW”



Revised Code of Washington:  “The RCW”

Some key sections in Washington’s Residential Landlord Tenant Act:

• RCW 59.18.030:  Definitions*

• RCW 59.18.060:  Duties of Landlord

• RCW 59.18.130:  Duties of Tenant

• RCW 59.18.150:  Landlord’s Right of Entry

• RCW 59.18.257:  Screening of Prospective Tenants

• RCW 59.18.363 – 410:  Unlawful Detainer actions*

• RCW 59.18.640:  Indigent Tenants (Right to Counsel)**

• RCW 59.18.650:  Eviction of Tenant **



RCW 59.18.640:  “Right To Counsel”

Under RCW 59.18.640, indigent residential tenants who are being 
sued for unlawful detainer are entitled to an attorney, provided by 
the state.

• This right exists regardless of the basis for the unlawful detainer

• The right is triggered by service of Summons upon the tenant (filed or 
unfiled)

• The court will delay the eviction process, if necessary, for an attorney 
to be appointed to represent the tenant (WCSC Standing Order 21-2-
001-37)



RCW 59.18.650:  Eviction of Tenant

RCW 59.18.650 provides detailed NEW requirements for terminating 
a residential tenancy.

• Prior to the COVID pandemic, most residential landlords had no duty 
to continue a tenancy after expiration of the lease

• “Month to month” agreements could be terminated on 20 days’ notice 
without any reason being given

• “Fixed-Term” agreements (e.g. 1 year leases) could be written so they ended 
without further notice at the end of the term

• Under RCW 59.18.650, a landlord cannot terminate without a 
separate written notice. Often, a “just cause” is required to terminate.



Resource: WashingtonLawHelp



Resource: Washington State Bar Association 
(wsba.org)



Resource: Washington State Bar Association 
(wsba.org)



FAIR HOUSING LAW
Nicole Murray, Attorney, Northwest Justice Project



WHAT IS FAIR HOUSING LAW?

Fair Housing laws protect the right of all 
people to be free from discrimination in the 
rental, sale, financing, or advertising of 
housing



FAIR HOUSING LAWS

FEDERAL-

• Fair Housing Act (FHA)

• section 504 of the Rehabilitation Act

• Americans with Disabilities Act (ADA)

STATE-

• Washington Law Against Discrimination (RCW 49.60)

• Residential Landlord Tenant Act (RCW 59.18)



ANY ACTION OR RULE WITH A DISCRIMINATORY 
EFFECT IS PROHIBITED

A practice has a discriminatory effect where it
actually or predictably results in a disparate impact
on a group of persons, because of membership in a
protected class.

*Intent to discriminate is not required



WHO DOES IT PROTECT?

Race

Color

Religion

National Origin

Sex

Familial Status

Disability

PROTECTS AGAINST DISCRIMINATION BASED ON…

Creed

Marital Status

Sexual Orientation

Veteran/Military Status

Section 8

Political Ideology

Gender Identity

Age

Ancestry

Victim of DV



WHO DOES IT APPLY TO?

ENTITIES

Owners

Property Managers

Real estate brokers or agents

Lenders

Advertisers

Homeowner Associations (HOAs)

Public Housing Authorities

Social Service Agencies 

Maintenance

Contractors

Neighbors

TYPES OF HOUSING

Apartments

Condominiums

Houses

Rooming houses

Shelters

Transitional Housing

College Residence Halls

Mobile home parks

Empty lots



ACTIVITIES SUBJECT TO FAIR HOUSING LAWS

Rental

Sales

Lending

Appraisals

Insurance

Advertising

Rental applications & screening

Rules & regulations

Coercion, intimidation, threats, or 
interference in the provision of housing

Evictions

Fees



FAMILIES WITH CHILDREN

Rent to families with children (except HOPA)

Integrate families with children throughout the complex 
(no segregation)

Set reasonable occupancy standards

No surcharge for children

Establish rules that do not target children

Count child support as income

Housing providers must:



SOURCE OF INCOME DISCRIMINATION

Housing providers may not 
discriminate against renters or 
potential renters based on their 
source of income 



SOURCE OF INCOME DISCRIMINATION

A LANDLORD CANNOT-

• Refuse to rent to someone because of the source of their income (SOI) 

• EXCEPTION: their SOI requires the unit to pass inspection AND it will cost more than $1,500 to fix up the 
property to pass inspection AND landlord cannot or will not get money from landlord mitigation 
program to pay for repairs

• Charge someone more rent than someone who does not get public benefits

• Tell a prospective renter the unit is not available when it is, because of his/her SOI

• Advertise a property for rent only for tenants with certain types of income

• End a tenant’s lease or evict tenants just because they now get public benefits.

• Treat a tenant who receives public benefits differently than any other tenant who does not get 
benefits



PROTECTED SOURCES OF INCOME

INCLUDE-

• Federal, state, and local public benefits, such as Social Security, 
Veteran’s benefits, retirement, Temporary Assistance to Needy 
Families (TANF) or Aged, Blind and Disabled (ABD) 

• Rent subsidies from federal, state or local housing programs, 
such as the Section 8 voucher program or Housing and Essential 
Needs (HEN) 

• Short-term rental assistance



DISABILITIES MUST BE ACCOMMODATED

A person is considered to have a disability if they: 

• have a physical or mental impairment that substantially 
limits one or more major life activities;

• have a record of such impairment; or

• are regarded as having such an impairment 



REASONABLE ACCOMMODATIONS & 
REASONABLE MODIFICATIONS

Reasonable Accommodation-

• a change in a rule, policy, practice, or service that may be necessary to allow a person 
with a disability the equal opportunity to use and enjoy a dwelling

• paid for by the housing provider

Reasonable Modification-

• physical changes to a dwelling or common area, necessary for a resident to use and enjoy 
these spaces

• paid for by the tenant, unless modifications required to meet minimum accessibility 
standards

Requests for reasonable accommodation or modification must be (1) necessary and (2) reasonable



NECESSARY ACCOMMODATIONS

• Frees the tenant from a rule, policy, or practice that interferes 
with the person’s right to use and enjoy the dwelling.

• Enhances the tenant’s quality of life by ameliorating the effects 
of the disability. 

• Enables the tenant to satisfy the essential requirements of 
tenancy the same as a non-disabled person can.



ACCOMMODATION MUST BE REASONABLE

An accommodation is unreasonable if it causes-

• An undue financial or administrative burden

• Considering: cost, benefit to tenant, financial resources of the provider, 
and availability of a less expensive accommodation that is equally 
effective.    

• Some cost or financial burden on provider is to be expected.

• A fundamental alteration of the nature of the business or program

• Direct threat to the health and safety of other tenants or employees



COMMON REASONABLE ACCOMMODATION

• Waiving No Pet Policy and/or pet fees to accommodation service animal or 
emotional support animal

• Explaining what is in the lease agreement and what the rules of the 
complex are

• Providing a reserved parking stall

• Transferring from upstairs unit to ground floor 

• Early release from lease

• Providing tenant written information vs. verbal

• Meeting in an accessible location



EVALUATION OF REQUEST FOR 
REASONABLE ACCOMMODATION OR MODIFICATION

• Whether a requested accommodation is necessary and reasonable is 
determined on a case-by-case basis

• Each request is considered separately, without regard to prior or future 
requests.

• If housing provider finds reasonable accommodation or modification 
request is not reasonable, they must engage in interactive process to 
determine if another RA is feasible.   

• Failure to agree to a feasible alternative, or failure to engage in the 
interactive process, constitutes a denial of the request.



City of Bellingham Ordinances
Kate Bartholomew, Development Specialist

Department of Planning & Community Development



Ordinance 2018-02-004

• Took effect on March 12, 2018.

• Adds three protections for renters in Bellingham:
1. Cannot refuse to rent to a tenant based on source 

of income. 

2. Requires 60-day notice of rent increase of 
increases of ten percent or more.

3. Requires 60-day notice to vacate for month-to-
month tenants. 



60-day Notice: Rent increase

• BMC 6.12 was enacted to increase protection for renters 
by providing for a 60-day notice of a substantial rent 
increase.

• Landlord’s who wish to raise a tenant’s rent by ten 
percent or more must give a 60-day written notice of 
rent increase. 

• Any rent increase that does not comply with this 
ordinance is unenforceable.

• Landlords should include this provision in each rental 
agreement and lease.

≥10%



60-day Notice: Termination

• BMC 6.13 was enacted to increase protection for 
month-to-month renters whose tenancies are 
terminated without cause.

• Landlords must give month-to-month tenants 60-day 
written notice to terminate tenancies. 

• In case of eviction, the 60-day notice Affirmative 
Defense may be asserted by a month-to-month tenant 
who receives a no-cause termination notice – regardless 
of what the rental agreement states.



Whatcom Dispute Resolution Center
Overview of WDRC Services, Landlord-Tenant Mediation and the 

Eviction Resolution Pilot Program



Why We’re Here

• 501 c(3) nonprofit

• Founded in 1992

• Designated under RCW 7.75 
as Whatcom County’s 
Dispute Resolution Center in 
1993

• Committed to meeting the 
evolving needs of our 
community members



Who We Are

Vision 

For Whatcom County to be a community in which people approach conflict in creative and 
healthy ways.

Mission

To provide and promote constructive and collaborative approaches to conflict

Values

➢ Impartiality 

➢ Accessibility 

➢ Empowerment 

➢ Collaboration

➢ Communication

➢ Integrity



Our Services

Conflict Prevention 

• Adult Education

(community classes and custom workshops)

• Youth Program

(Juv. Court, schools, community agencies)

Conflict Intervention

• Mediation

• Facilitation

• Conflict Coaching

• Restorative Practices

• Supervised Visitation 



Landlord-Tenant Mediation Services

• Long history of serving landlords and tenants in Whatcom County.

• Under RCW 7.75, Dispute Resolution Centers provide conflict resolution services to 
resolve disputes.

• Anyone in Whatcom County can contact our office to request community mediation 
services. 

• Examples of landlord-tenant disputes that we help resolve include: 
• Improve communication
• Create a mutually agreeable move-out plan
• Address behavior issues
• Discuss security deposits
• Address lease agreements
• Address property damage 
• Improve relationships
• And more!



Eviction Resolution Pilot Program

• Washington State launched the Eviction Resolution Pilot Program (ERPP) in 2021 to 
address disputes about rent owed before an unlawful detainer (eviction) is filed in 
Court.

• The ERPP was developed by the state Superior Court Judges’ Association in 
partnership with the state Office of Civil Legal Aid, Dispute Resolution Centers, and 
other stakeholders, at the direction of the Washington State Supreme Court, codified 
by the Washington State Legislature, and supported by the Governor and the 
Administrative Office of the Courts.

• Codified in Senate Bill 5160 and influenced locally by Whatcom County Standing 
Order 21-2-001-37. 

• The statute can now be found under RCW 59.18.660. 

http://lawfilesext.leg.wa.gov/biennium/2021-22/Pdf/Bills/Session%20Laws/Senate/5160-S2.SL.pdf?q=20210812115755
https://www.whatcomcounty.us/3437/Covid-19-Administrative-Orders
https://app.leg.wa.gov/RCW/default.aspx?cite=59.18.630


Eviction Resolution Pilot Program

• This is a two-year pilot program that applies to rent that became owing March 1, 2020 or later and goes 
through June 30, 2023. 

• The program creates an avenue for tenants and landlords to access –

• conflict resolution services

• rental assistance

• legal aid 

• These services help to address and resolve nonpayment of rent before an unlawful detainer action 
(eviction) can be filed due to the unpaid rent. 

• Communicate through informal and formal processes from conciliation to mediation. 

• WDRC serves as an impartial facilitator

• We bring parties together in dialogue and help create solutions that work for them.



Who can access the program?

• Whatcom County tenants and landlords can access the Whatcom County ERPP run by 
our center. 

• The ERPP is offered at no charge to the tenant and landlord. 

• We provide confidential services in multiple languages and regardless of immigration 
status to all affected community members. 

• Due to the design and requirements of the program, ERPP must be initiated by the 
landlord when they wish to pursue an unlawful detainer (eviction) due to 
nonpayment of rent. 

• Tenants cannot initiate ERPP but can access our Community Mediation services.



How does the program work?

• Through June 30, 2023, landlords must give tenants the option to participate in ERPP before 

filing an unlawful detainer (eviction) case in court due to nonpayment of rent.

• Landlords start the process by serving an ERPP Notice and Resource Information form along 

with a 14 Day Notice to Pay or Vacate to tenants with rent owed in Whatcom County. 

Landlords concurrently send a completed copy of the ERPP Notice and 14 Day Notice to Pay 

or Vacate to the WDRC (erpp@whatcomdrc.org) to initiate the ERPP process.

• The ERPP Notice and Resource Information form can be found on the Washington State 

Office of the Attorney General website and is available in multiple languages. 

• An impartial, third-party Eviction Resolution Specialist staff member will contact the 

tenant(s) to invite participation in the program.

mailto:erpp@whatcomdrc.org
https://www.atg.wa.gov/landlord-tenant


How does the program work?

• Tenants may accept or decline ERPP services. 

• Once a tenant accepts services, the WDRC schedules a mediation session for the landlord 
and tenant to negotiate with the support of an impartial mediator. 

• The WDRC provide conciliation services leading up to the mediation. 

• Upon reaching an agreement, the WDRC issues a copy of the agreement to both landlord 
and tenant and closes the case.

• If a tenant declines services or the WDRC is unable to contact the tenant at the end of 14 
days, the WDRC issues a certificate which the landlord may use to file an unlawful detainer 
action (eviction) with the Court.

• If the process is not successful, the WDRC issues a certificate which the landlord may use to 
file an unlawful detainer action (eviction) with the Court.



For Landlords

• ERPP begins when you serve your tenant(s) and send the WDRC an ERPP Notice along with a 14 
Day Notice to Pay or Vacate. Please send only one ERPP Notice per email. Batch notices will not be 
accepted. 

• According to RCW 59.18.630, you are required to provide a reasonable rent repayment offer to 
their tenant through at least December 31, 2021(six months after the expiration of the eviction 
moratorium or the end of the public health emergency).

• A tenant may voluntarily engage in the process within 14 days. If a tenant responds to a notice and 
accepts services, you are obligated to participate in the process. 

• In Whatcom County, you must include a WDRC certificate demonstrating your participation in the 
program when filing an unlawful detainer case for nonpayment of rent in Court 

• Tenants and landlords are encouraged to seek legal advice. 



For Tenants

• If you receive an ERPP Notice, contact the WDRC right away. 

• Our staff and impartial mediators will help you talk with your landlord about rent 

owed, and help you access rental and legal assistance.

• If you’re behind on rent, consider how you can help your landlord understand your 

financial situation in order to make a payment plan work for you.

• If you do not participate in the ERPP, or if you and your landlord do not come to an 

agreement through the ERPP, your landlord may file an unlawful detainer (eviction) 

action.

• Tenants and landlords are encouraged to seek legal advice. Legal help may be provided 

free of charge. 



Eviction Resolution Pilot Program Results

We’ve received over 1,700 ERPP Notices since 

October 1, 2021, with a 90% contact success rate 

(tenant(s) engaged in services) and a 96% resolution 

rate when tenants engaged in services. 



Eviction Resolution Pilot Program Results

Some tenants recently shared –

"This call really means a lot to me. It's been 

an emotional time with all the uncertainty 

and financial stress. I had no idea what 

resources or services might be out there for 

me. Just to know that someone out there is 

reaching out to me and has some help to 

offer, it's very comforting. Thank you so much 

for calling me back.“

I think what you guys are doing 
is quite amazing. Since the 

pandemic and everything got 
shut down … everybody got 
flipped upside down … It's 

amazing that there are people 
out there who are trying to 

help.



Eviction Resolution Pilot Program Results

Some landlords recently shared –

“I have been particularly burned by this 

eviction moratorium and had no hope of 

either evicting my defaulting tenant nor of 

ever recovering the accrued debt, but 

somehow, almost by magic, the WDRC and 

Opportunity Council streamlined the process, 

and both of them deserve the highest praise 

for their good efforts."

“After the first few months of 

sending our tenants to ERPP, 

WDRC and Opportunity Council 

have helped knock down our 

delinquency list from $90k in 

arrears to about $20k.”



Eviction Resolution Pilot Program

We welcome and encourage landlords and tenants to contact us and learn 
more about how ERPP can help you. 

It is our honor and privilege to partner statewide and locally to develop and 
provide a service that is meeting emergent needs. We are eager to help 
reduce stress and strain, divert potential cases from Court, and support 
housing stabilization for landlords and tenants alike, throughout the County.



Contact us

Contact us to learn more about how our services can support your situation:

erpp@whatcomdrc.org

Mia Gover, Eviction Resolution Specialist

mia@whatcomdrc.org or (360) 676-0122 ext. 115

Ramona Garcia Slagle, Community Mediation Case Manager 

ramona@whatcomdrc.org or (360) 676-0122 ext. 114

Gayle LaCroix, Mediation Program Manager

gayle@whatcomdrc.org or (360) 676-0122 ext. 122

mailto:mia@whatcomdrc.org
mailto:ramona@whatcomdrc.org
mailto:gayle@whatcomdrc.org


Opportunity Council 

Rental Assistance



Rental Assistance Program

Distributed over $22 million dollars since April 2021



Rental Assistance Program

Rental Assistance is the federal and Washington state governments’ response to the 

emerging need for rental assistance due to the pandemic.

Program goals are:

✓ Prevent evictions.

✓ Promote equity in who is served, with focus on equity for groups who historically 

have not been provided equitable access to rent assistance and those who have 

been disproportionately been impacted by the COVID-19 pandemic.

Available:

Funding sunsets June 30, 2023. 



Rental Assistance

Eligibility Criteria

Households must meet the initial screening criteria:

✓ Currently owe all, or part of a rent payment since March 1, 2020 AND still occupying 

residence (must be currently behind on rent)

✓ Household income at or below 80% of Area Median Income (AMI), example: 80% 

annual AMI for a 1 person household in Whatcom County in 2022 is $50,800 (average 

over last 60 days OR income from calendar year 2020).

United States citizenship is NOT an eligibility requirement of this program. 



Rental Assistance

Allowable Expenses

o Rent assistance can include a combination of rent arrears, current rent, and up to 3 

months of future rent payments.  Rent assistance can not exceed 150% Fair Market 

Rent (FMR), example in Whatcom County in 2022 150% FMR for a 2 bedroom is $1,881.

o Utility assistance can include utility arrears, current utility payments and future utility 

payments. 

o Other Housing Costs assistance can include expenses such as rental fees and 

reasonable accrued late fees that are detailed in the lease agreement.  



Community Outreach and 

Partnerships
Northwest Youth Services 

• Subgrantee serving Whatcom youth (18-24 year old) and provides 

focused outreach to Whatcom County youth regarding Rental 

Assistance.

Community to Community Development’s Promotora Program, 

Hearing Speech & Deafness Center, Lummi Nation, Nooksack Tribe

• Partnership with Opportunity Council’s Outreach Lead to facilitate 

access to Rental Assistance services for historically marginalized 

populations.

Whatcom Dispute Resolution Center

• Accept referrals for Rental Assistance for those in ERPP



How to Apply -Tenant
 Whatcom Rental Assistance online scheduling at 

https://www.oppco.org/basic-needs/housing/help-with-rent/.  Appointments 

are first come first serve. 

 NEW! Rental Assistance Scheduling & Information Line Monday-Thursday 

9am-12pm & 1pm-4pm & Friday 9am-12pm  360-746-3826

OR

 Appointment Scheduling-Accommodation Request Form can be 

downloaded at https://www.oppco.org/basic-needs/housing/help-with-rent/

or the form can be requested via the Rental Assistance Scheduling & 

Information Line

https://www.oppco.org/basic-needs/housing/help-with-rent/
https://www.oppco.org/basic-needs/housing/help-with-rent/


How to Apply – Landlord Initiated
 Whatcom Rental Assistance online scheduling at 

https://www.oppco.org/basic-needs/housing/help-with-rent/.  

https://www.oppco.org/basic-needs/housing/help-with-rent/


How to Apply – Landlord Initiated



Application Process

Phone 

Appointment 

with Tenant

Communication 

with Landlord

Payment 

Agreement Form 

Signature

File 

Certification
Payment



Landlord Agreements



Commerce Landlord Damage 

Relief Program

 Provides landlords with an incentive and added security to work 

with tenants receiving rental assistance/subsidy. 

 Offers up to $1,000 and up to fourteen days’ rent loss to the 

landlord in reimbursement for some potentially required move-in 

upgrades.

 Offers up to $5,000 in qualifying damages caused by a tenant 

during tenancy.

 https://www.commerce.wa.gov/serving-communities/homelessness/landlord-fund-

programs/landlord-mitigation-program/

 https://deptofcommerce.app.box.com/s/sdnhaoqcpc1tb0dnpbsbanqrbfqqro1m

https://www.commerce.wa.gov/serving-communities/homelessness/landlord-fund-programs/landlord-mitigation-program/
https://deptofcommerce.app.box.com/s/sdnhaoqcpc1tb0dnpbsbanqrbfqqro1m


Lorena Shah, Assistant Director of  Community 

Programs

Lorena_shah@oppco.org

Thank you!



• A NEW landlord resource, hosted by WWU.

• A central place to go for resources, 
trainings, and networking.

• Visit 
https://wp.wwu.edu/offcampusliving/net
work-of-whatcom-housing-providers/

Whatcom 
Landlords & 
Housing 
Professionals

https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwp.wwu.edu%2Foffcampusliving%2Fnetwork-of-whatcom-housing-providers%2F&data=05%7C01%7Ckebartholomew%40cob.org%7Ca00de53694e04e066ea908da7a53e649%7Cd438603ec0cb4a1286e40001e1d225b9%7C0%7C0%7C637956798019541194%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=cHeEZXm1aelZT4u%2BVr3oyLKTyY%2BQ2tLT%2BY52yI6CAFE%3D&reserved=0


Unanswered Questions?

• We are sorry we couldn’t get to your 
question!

• Check back on: 
cob.org/services/housing/landlord-
tenant/landlord-tenant-resources


