
CC:\Legislative Development\Rental Housing Tenant Protections 10-27-23 

L. Humphrey    A.Youn  Page 1 of 7 

 
 
 
 
 
 
 
 
 
 
 
 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF 
TUKWILA, WASHINGTON, REPEALING ORDINANCE NO. 
2526, AS CODIFIED AT TUKWILA MUNICIPAL CODE 
(TMC) CHAPTER 8.47; REENACTING TMC CHAPTER 
8.47, “RENTAL HOUSING TENANT PROTECTIONS;” 
PROVIDING FOR SEVERABILITY; AND ESTABLISHING 
AN EFFECTIVE DATE. 

 WHEREAS, over the past several years, average rents in South King County have 
increased, and vacancies for affordable rental housing are at low levels, making it difficult 
for tenants, especially those with low incomes, to locate affordable rental housing; and  

 WHEREAS, the King County Regional Affordable Housing Task Force issued its Final 
Report and Recommendations for King County, WA, December 2018 (rev. October 2019) 
(hereafter referred to as “Regional Affordable Housing Task Force Final Report”), which 
identifies that renting rather than owning a home increases the chances of being severely 
cost burdened, and recognizes an existing affordable housing crisis in King County; and 

 WHEREAS, the Regional Affordable Housing Task Force Final Report includes a 
regional plan with goals, strategies and a Five-Year Action Plan to address the affordable 
housing crisis, and Goal 4 of the action plan is to “[p]reserve access to affordable homes for 
renters by supporting tenant protections to increase housing stability and reduce risk of 
homelessness”; and 

 WHEREAS, the King County Countywide Planning Policies, developed pursuant to the 
Washington State Growth Management Act, suggest that local jurisdictions “[a]dopt and 
implement policies that protect housing stability for renter households; expand protections 
and supports for moderate-, low-, very low-, and extremely low-income renters and renters 
with disabilities”; and 

 WHEREAS, the Tukwila community includes a relatively high percentage of renters 
compared to the Washington State average, with the most recent census data indicating 
that just 42.7% of housing units are owner-occupied, which is significantly lower than the 
statewide average of 63.6%; and  
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 WHEREAS, enhanced tenant protections, in addition to those in the Residential 
Landlord-Tenant Act (chapter 59.18 RCW), are in the best interests of the residents of 
Tukwila and will promote the public health, safety, and welfare of the City; and  

 WHEREAS, the City Council is committed to maintaining vibrant and diverse 
neighborhoods while balancing the needs of landlords and tenants; and  

 WHEREAS, to ensure adequate time to educate landlords about the requirements and 
responsibilities imposed on them as a result of this ordinance, and to give landlords time to 
update their administrative processes to achieve compliance with this ordinance, the 
effective date of this ordinance shall be delayed to January 1, 2024. 

 NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF TUKWILA, 
WASHINGTON, HEREBY ORDAINS AS FOLLOWS: 

 Section 1.  Repealer.  Ordinance No. 2526 is hereby repealed in its entirety, thereby 
eliminating Tukwila Municipal Code (TMC) Chapter 8.47, “Fair Housing Regulations.”  

 Section 2.  TMC Chapter 8.47 Reenacted.  TMC Chapter 8.47 is hereby reenacted to 
read as follows: 

CHAPTER 8.47 
RENTAL HOUSING TENANT PROTECTIONS 

 Sections:  
 8.47.010 Definitions 
 8.47.020 Applicability 
 8.47.030 Distribution of information required 
 8.47.040 Deposit requirements and installment payments permitted 
 8.47.050 Late fees 
 8.47.060 Due date adjustments 
  8.47.070 Social security numbers not required 
  8.47.080 Violations and penalties 

 Section 3.  Regulations Established.  TMC Section 8.47.010 is hereby established to 
read as follows: 

8.47.010 Definitions 

 The definitions of this section apply through this chapter unless the context clearly 
requires otherwise. The definitions of RCW 59.18.030 under the Residential Landlord-
Tenant Act (RLTA), as now in effect or as may be subsequently amended, also apply to this 
chapter unless otherwise defined in this section. 

 “Dwelling” or “dwelling unit” has the same meaning as RCW 59.18.030(10), as now in 
effect or as may be subsequently amended, and means a structure or that part of a structure 
which is used as a home, residence, or sleeping place by one person or by two or more 
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persons maintaining a common household, including but not limited to single-family 
residences and units of multiplexes, apartment buildings, and mobile homes. 

 “Landlord” has the same meaning as RCW 59.18.030(16), as now in effect or as may 
be subsequently amended, excluding the living arrangements identified in RCW 59.18.040, 
and means the owner, lessor, or sublessor of the dwelling unit or the property of which it is 
a part, and further means any person designated as representative of the owner, lessor, or 
sublessor, including, but not limited to, an agent, a resident manager, or a designated 
property manager. 

 “Rent” has the same meaning as RCW 59.18.030(29), as now in effect or as may be 
subsequently amended, and means recurring and periodic charges identified in the rental 
agreement for the use and occupancy of the premises, which may include charges for 
utilities. Except as provided in RCW 59.18.283(3), rent does not include nonrecurring 
charges for costs incurred due to late payment, damages, deposits, legal costs, or other 
fees, including attorneys’ fees.  

 “Rental Agreement” or “lease” has the same meaning as RCW 59.18.030(30), as now 
in effect or as may be subsequently amended, and means all agreements which establish 
or modify the terms, conditions, rules, regulations, or any other provisions concerning the 
use and occupancy of a dwelling unit. 

 “Security Deposit” means a refundable payment or deposit of money, however 
designated, owed by the tenant to the landlord at the commencement of a rental agreement 
to secure performance of a rental agreement or any part of a rental agreement.  

 “Subsidized Housing” has the same meaning as RCW 59.18.030(33), as now in effect 
or as may be subsequently amended, and refers to rental housing for very low-income or 
low-income households that is a dwelling unit operated directly by a public housing authority 
or its affiliate, or that is insured, financed, or assisted in whole or in part through one of the 
following sources: (a) a federal program or state housing program administered by the 
Department of Commerce or the Washington State Housing Finance Commission; (b) a 
federal housing program administered by a city or county government; (c) an affordable 
housing levy authorized under RCW 84.52.105; or (d) the surcharges authorized in RCW 
36.22.250 and any of the surcharges authorized in chapter 43.185C RCW. 

 “Tenant” has the same meaning as RCW 59.18.030(34), as now in effect or as may be 
subsequently amended, and excluding the living arrangements identified in RCW 59.18.040, 
and RCW 59.20.030(24), as now in effect or as may be subsequently amended, and means 
any person who is entitled to occupy a dwelling unit primarily for living or dwelling purposes 
under a rental agreement, and RCW 59.20.030 defines “tenant” as any person, except a 
transient, who rents a mobile home lot. 

 Section 4.  Regulations Established.  TMC Section 8.47.020 is hereby established to 
read as follows: 
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8.47.020 Applicability 

 The provisions of this chapter apply to tenancies governed by Chapter 59.18 RCW 
(Residential Landlord Tenant Act) and Chapter 59.20 RCW (Manufactured/Mobile Home 
Landlord-Tenant Act) and are in addition to the provisions provided in said chapters of the 
RCW. The provisions of this chapter shall not apply to rental agreements between an owner 
and tenant where the owner shares the dwelling unit as a primary residence with the tenant. 

 Section 5.  Regulations Established.  TMC Section 8.47.030 is hereby established to 
read as follows: 

8.47.030 Distribution of information required. 

 A. The City shall prepare, and update as necessary, summaries of this chapter, the 
Nuisance Code (TMC Section 8.28.020), the Washington State Residential Landlord Tenant 
Act (Chapter 59.18 RCW), Forcible Entry and Unlawful Detainer (Chapter 59.12 RCW), and 
Fair Housing laws, describing the respective rights, obligations, and remedies of landlords 
and tenants, including information about legal resources available to tenants.  

 B. A landlord shall provide a copy of the summaries prepared by the City as described 
in subsection A of this section to any tenant or prospective tenant when a rental agreement 
is offered, whether the agreement is for a new or renewal agreement. 

 C. Where there is an oral rental agreement, the landlord shall give the tenant copies 
of the summaries as described in subsection A of this section, either before entering into the 
oral rental agreement or as soon as reasonably possible after entering into the oral rental 
agreement. 

 D. For existing tenants, landlords shall, within thirty (30) days after the summaries are 
made available by the City, distribute copies of the summaries to existing tenants.  

 E. The initial distribution of information to tenants must be in written form and landlords 
shall obtain the tenant’s signature documenting tenant’s receipt of such information. If a 
tenant refuses to provide a signature documenting the tenant’s receipt of the information, 
the landlord may draft a declaration stating when and where the landlord provided tenant 
with the required information. After the initial distribution of the summaries to tenants, a 
landlord shall provide existing tenants with the most current summaries prepared by the 
City, which summaries may be distributed in electronic form, unless a tenant specifically 
requests written summaries in hard copy form. 

 F. The packet prepared by the City includes informational documents only, and 
nothing in the summaries therein shall be construed as binding on or affecting any judicial 
determination of the rights and responsibilities of landlords and tenants, nor is the City liable 
for any misstatement or misinterpretation of the applicable laws. 

 Section 6.  Regulations Established.  TMC Section 8.47.040 is hereby established to 
read as follows: 
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8.47.040 Deposit requirements and installment payments permitted. 

 A. The sum of any security deposits and nonrefundable move-in fees charged by a 
landlord before a tenant takes possession of a dwelling unit shall not exceed an amount 
equal to one month’s rent, except in subsidized housing where the amount of rent is set 
based on the income of the tenant. The exception for subsidized housing shall not include 
tenancies regulated under Section 8 of the Housing Act of 1937, 42 U.S.C. Section 1437f, 
commonly known as the “choice voucher program.” 

 B. Tenants entering rental agreements with terms lasting six or more months may 
choose to pay their move-in fees and security deposits in six equal monthly installments 
over the first six months occupying the dwelling unit. 

 C. Tenants entering rental agreements with terms lasting fewer than six months or 
month-to-month rental agreements may choose to pay move-in fees and security deposits 
in two equal monthly installments over the first two months occupying the dwelling unit.  

 D. Landlords may not impose any fee, charge any interest, or otherwise impose a cost 
on a tenant because a tenant elects to pay in installments. 

 E. Installment payments are due at the same time rent is due. 

 F. All installment schedules must be in writing, signed by both parties. 

 G. Paying in installments does not apply to a landlord obtaining a tenant screening 
report, which report cost paid by the tenant shall be limited to the standard and actual cost 
of the tenant screening report. 

 H. No security deposit may be collected by a landlord unless the rental agreement is 
in writing and a written checklist or statement specifically describing the condition and 
cleanliness of, or existing damages to, the premises and furnishings, including, but not 
limited to, walls, floors, countertops, carpets, drapes, furniture, and appliances, is provided 
by the landlord to the tenant at the beginning of the tenancy. The checklist or statement shall 
be signed and dated by the landlord and the tenant, and the tenant shall be provided with a 
copy of the signed checklist or statement. 

 I. A landlord must place any required security deposit in a trust account and provide 
a written receipt and notice of the name, address, and location of the depository and any 
subsequent change thereof to the tenant, in compliance with the requirements of RCW 
59.18.270. 

 J. Nothing in this section prohibits a landlord from bringing an action against a tenant 
to recover sums exceeding the amount of the tenant’s security deposit for damage to the 
dwelling unit for which the tenant is responsible. The landlord may seek attorney’s fees for 
such an action as authorized by Chapter 59.18 RCW 

 Section 7.  Regulations Established.  TMC Section 8.47.050 is hereby established to 
read as follows: 
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8.47.050 Late fees 

 A. Any fees for late payment of rent shall not exceed 1.5% of monthly rent per month. 
No other fees may be charged for late payment of rent. Any rental agreement provision 
providing for such fees shall be deemed void with respect to any provision prohibited by this 
subsection. This subsection shall not apply to or limit decisions, orders, and rulings of courts 
of competent jurisdiction.  

 B. Any notice to pay or vacate served under RCW 59.12.030(3) shall include within 
the notice in at least sixteen (16) point bold font for the following information: 

  “You have 14 days to pay the rent required by this notice. After 14 days, you may 
pay the rent but will have to include a late fee totaling at most 1.5% of monthly rent for each 
month of rent owed. If the landlord has started a court case to evict you and the case is filed 
in court, you will need to pay court costs as well before the hearing date to avoid eviction.” 

 Section 8.  Regulations Established.  TMC Section 8.47.060 is hereby established to 
read as follows: 

8.47.060 Due date adjustments 

 All rental agreements executed after the adoption of this ordinance shall include, or be 
deemed to include, a provision allowing tenants to adjust the due date of rent payments if 
the tenant has a regular monthly source of governmental assistance, or fixed income source 
(e.g., Social Security) that the tenant receives on a date of the month that is incongruent 
with paying rent on the date otherwise specified in the rental agreement. A landlord shall not 
refuse to rent to a prospective tenant or terminate a lease based on a request for a due date 
adjustment. 

 Section 9.  Regulations Established.  TMC Section 8.47.070 is hereby established to 
read as follows: 

8.47.070 Social Security numbers not required 

 A landlord may request but shall not require a social security number for the purposes 
of screening a prospective tenant as allowed under RCW 59.18.257. A landlord shall not 
refuse to enter into a rental agreement with a prospective tenant or prospective occupant 
because the prospective tenant or prospective occupant does not agree to provide a social 
security number. Alternative proof of financial eligibility such as portable screening reports 
or other proof of income must be accepted, where available, if offered by the tenant or 
prospective tenant.  

 Section 10.  Regulations Established.  TMC Section 8.47.080 is hereby established 
to read as follows: 
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8.47.090 Violations and penalties 

 A landlord found in violation of any of the provisions in this chapter, unless otherwise 
provided in this chapter, shall be liable to such a tenant in a private right of action for the 
greater of double the tenant’s economic and noneconomic damages, or three times the 
monthly rent of the dwelling unit at issue, and reasonable litigation costs and attorneys’ fees. 

 Section 11.  Corrections by City Clerk or Code Reviser Authorized.  Upon 
approval of the City Attorney, the City Clerk and the code reviser are authorized to make 
necessary corrections to this ordinance, including the correction of clerical errors; 
references to other local, state or federal laws, codes, rules, or regulations; or ordinance 
numbering and section/subsection numbering. 

 Section 12.  Severability.  If any section, subsection, paragraph, sentence, clause or 
phrase of this ordinance or its application to any person or situation should be held to be 
invalid or unconstitutional for any reason by a court of competent jurisdiction, such 
invalidity or unconstitutionality shall not affect the validity or constitutionality of the 
remaining portions of this ordinance or its application to any other person or situation. 

 Section 13.  Effective Date.  This ordinance or a summary thereof shall be published 
in the official newspaper of the City, and shall take effect and be in full force January 1, 
2024, after passage and publication as provided by law.   

 PASSED BY THE CITY COUNCIL OF THE CITY OF TUKWILA, WASHINGTON, at 
a Regular Meeting thereof this _______ day of _________________, 2023. 
 
ATTEST/AUTHENTICATED: 
 
 
 

    
Christy O'Flaherty, MMC, City Clerk  Allan Ekberg, Mayor 
 

APPROVED AS TO FORM BY:  Filed with the City Clerk:  
  Passed by the City Council:  
  Published:  
  Effective Date:  
  Ordinance Number:  
Office of the City Attorney 
  


