
City Hall

601 4th Avenue E

Olympia, WA  98501

Information: 360.753.8244

Meeting Agenda

Land Use & Environment Committee

Council Chambers, Online & Via 

Phone

4:00 PMThursday, January 25, 2024

Special Meeting

Register to Attend: 

https://us02web.zoom.us/webinar/register/WN_xNpHaxuyQS6DsDjo-P05VQ

1. CALL TO ORDER

2. ROLL CALL

3. APPROVAL OF AGENDA

4. PUBLIC COMMENT

(Estimated Time:  0-15 Minutes)

During this portion of the meeting, community members may address the Committee for up to two (2) 

minutes regarding the Committee's business meeting topics.

5. APPROVAL OF MINUTES

5.A 24-0101 Approval of November 16, 2024 Land Use & Environment Committee 

Meeting Minutes

MinutesAttachments:

6. COMMITTEE BUSINESS

6.A 24-0071 Renter Protections Briefing

Relocation Assistance Draft Language

Text of Bellingham Initiative

Text of Tacoma Initiative

Oregon Factsheet Regarding Cooling Devices

House Bill 1124 and Senate Bill 5961 Sample Language

HUD Memo Regarding Junk Fees

National Consumer Law Report on Junk Fees

Attachments:

6.B 24-0074 2024 Land Use and Environment Committee Work Plan

Draft 2024 Work PlanAttachments:
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January 25, 2024Land Use & Environment Committee Meeting Agenda

7. REPORTS AND UPDATES

8. ADJOURNMENT

The City of Olympia is committed to the non-discriminatory treatment of all persons in employment and 

the delivery of services and resources.  If you require accommodation for your attendance at the City 

Council Committee meeting, please contact the Council's Executive Assistant at 360.753.8244 at least 

48 hours in advance of the meeting.  For hearing impaired, please contact us by dialing the Washington 

State Relay Service at 7-1-1 or 1.800.833.6384.
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Land Use & Environment Committee

Approval of November 16, 2024 Land Use &
Environment Committee Meeting Minutes

Agenda Date: 1/25/2024
Agenda Item Number: 5.A

File Number:24-0101

City Hall
601 4th Avenue E.

Olympia, WA 98501
360-753-8244

Type: minutes Version: 1 Status: In Committee

Title
Approval of November 16, 2024 Land Use & Environment Committee Meeting Minutes
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City Hall

601 4th Avenue E

Olympia, WA  98501

Information: 360.753.8244

Meeting Minutes - Draft

Land Use & Environment Committee

5:30 PM Online and Via PhoneThursday, November 16, 2023

CALL TO ORDER1.

Chair Madrone called the meeting to order at 5:30 p.m.

ROLL CALL2.

Present: 3 - Chair Dani Madrone, Committee member Jim Cooper and Committee 

member Clark Gilman

OTHERS PRESENT2.A

City Manager Jay Burney

Assistant City Manager Rich Hoey

Community Planning & Development Director Leonard Bauer

Community Planning & Development Deputy Director Tim Smith

Community Planning & Development Associate Planner Jasen Johns

Public Works Director Mark Russell

Public Works Associate Planner Kym Foley

Director of Climate Programs Dr. Pamela Braff

APPROVAL OF AGENDA3.

The agenda was approved.

PUBLIC COMMENT - None4.

APPROVAL OF MINUTES5.

5.A 23-0998 Approval of October 26, 2023 Land Use & Environment Committee 

Meeting Minutes

The minutes were approved.

COMMITTEE BUSINESS6.

6.A 23-1007 Urban Forestry and Tree Canopy Briefing

Ms. Foley provided an overview of the Tree Canopy Assessment that is currently 

underway for the City and discussed how the data relates to urban heat islands, 

stormwater, equity and other issues. An urban forest management plan is the next step to 
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November 16, 2023Land Use & Environment Committee Meeting Minutes - Draft

using the data to help plan for the future management of the City's urban forest.

The discussion was completed.

6.B 23-0982 Sea Level Rise Plan Implementation Update

Dr. Braff explained the recent vulnerability analysis, which identifies important community 

assets that may be vulnerable to high tide flooding events. The analysis includes 

strategies to prepare for and respond to such events. Twenty-two tide gates have been 

installed to prevent backflow of tides into stormwater outfalls. Informational and 

governance strategies will address long-term impacts. She also described 

implementation projects in progress and upcoming.

The information was received.

6.C 23-0983 Community Planning and Development 2024 Planning Work Program

Mr. Smith presented Planning staff capacity and a draft work program for 2024.

The information was received.

REPORTS AND UPDATES7.

Committee members discussed potential items to be included on its 2024 work 

program.

ADJOURNMENT8.

The meeting adjourned at 7:49 p.m.
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Land Use & Environment Committee

Renter Protections Briefing

Agenda Date: 1/25/2024
Agenda Item Number: 6.A

File Number:24-0071

City Hall
601 4th Avenue E.

Olympia, WA 98501
360-753-8244

Type: discussion Version: 1 Status: In Committee

Title
Renter Protections Briefing

Recommended Action
Committee Recommendation:
Not referred to a committee.

City Manager Recommendation:
Discuss proposed relocation assistance requirements and move to forward recommendations to the
City Council for a public hearing and approval of an ordinance adopting the recommendations.

Report
Issue:
Discuss proposed relocation assistance requirements and move to forward recommendations to the
City Council for a public hearing and approval of an ordinance adopting the recommendations.

Staff Contact:
Christa Lenssen, Senior Housing Program Specialist, Office of Community Vitality, 360.570.3762

Presenter(s):
Christa Lenssen, Senior Housing Program Specialist, Office of Community Vitality

Background and Analysis:
At a Council study session in August 2023, staff presented a proposal for a rental housing registry
and inspection program, as well as information regarding tenant relocation assistance, late fees and
other types of fees. In November 2023, Council approved a proposal to establish a rental housing
registry and inspection program that will address housing conditions.

Relocation Assistance
Council directed staff to draft code language to establish relocation assistance measures for tenants
who are displaced when their housing unit is condemned, demolished or requires substantial repairs.
Staff will present an overview of proposed code language to create two new relocation assistance
measures to address tenant displacement. State law (RCW 59.18.085) requires a landlord to pay
relocation assistance if the property is condemned or deemed unlawful to occupy by a government
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enforcement entity (not required if a natural disaster occurs, because of eminent domain, or caused
by a tenant or other third party). Staff has drafted code language similar to Tukwila and Lakewood,
which requires landlords to comply with state law and to pay relocation assistance if the property is
condemned. If the landlord does not provide the tenant relocation assistance within 7 days of the
notice of condemnation, the City will pay the tenant directly and seek reimbursement from the
landlord. The amount of relocation assistance is three times the monthly rent or $2,000 (whichever is
more).

State law (RCW 59.18.440) allows cities to require payment of relocation assistance to a low-income
tenant (at or below 50% of Area Median Income) if the unit is demolished, substantially rehabilitated,
or the use changes. A maximum of $2,000 of relocation assistance may be provided and annual
future adjustments can be made based on the consumer price index. Cities may only require
landlords to pay up to half of the total amount of relocation assistance. Staff has drafted code
language that the City will pay half and the landlord will pay half of this relocation assistance. Staff
has defined change of use as: a residential property being converted to a non-residential use, and
conversion from a long term to a short-term rental. A public hearing is required for a City to implement
this type of relocation assistance and staff is prepared to hold a public hearing in February if the
Committee approves staff’s proposed code amendments.

Tacoma and Bellingham renter protections
In November 2023, resident initiatives in Bellingham and Tacoma were approved by voters to provide
additional protections for renters. Land Use & Environment Committee requested a briefing on the
measures passed and a comparison with current Olympia rental housing code. Staff will present
information on the initiatives passed and current Olympia code.

Junk fees
Staff will also review information presented at the August 2023 study session regarding late fees and
other types of fees. Staff has heard from community partners and constituents that tenants are being
charged excessive fees (examples include: lease renewal fees, notice fees, lease violation fees, and
annual administrative fees) or fees for unwanted services, such as a garbage valet. Although a
landlord cannot evict a tenant for these types of fees (tenant payments must first be applied to rent),
these fees will remain on the tenant’s ledger and may eventually end up in collections or added to a
judgment following an eviction. Many other Washington cities have limited the amount of late fees
that may be charged by a landlord. Both HUD and the National Consumer Law Center have recently
released memos and policy guidance on ‘junk fees.’ Staff will present two approaches that could be
used to address junk fees.

Tenant right to install cooling devices
During public engagement around renter protections in 2022, staff heard from tenants that their
landlord prohibited them from installing an air conditioning unit. Staff has reviewed sample code
language from Oregon and will provide a sample policy.

Tenant option to break lease after receiving notice of rent increase
Washington House Bill 1124 would require longer notice periods for rent increases (similar to what
was passed by Olympia City Council in 2022) and includes language that allows a tenant to break
their lease after receiving notice of a rent increase over 5%. Similar language is included in Senate
Bill 5961. Staff has included this sample language for the Committee’s consideration.
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Establishing tenant protections to address housing stability is addressed under Strategy 2.a. of the
City’s Housing Action Plan (“Identify and implement appropriate tenant protections that improve
household stability”) and Strategy 2.c. (“Provide displaced tenants with relocation assistance”).

Climate Analysis:
The proposed rental housing policies are not expected to have an impact on greenhouse gas
emissions. Increased use of cooling devices will likely increase energy use in the short-term. The
rental housing registry program will work to increase installation of efficient heating/cooling devices,
building envelope improvements.

Equity Analysis:
BIPOC households are more likely to be renters than white households in Thurston County.
Approximately 42% of BIPOC households rent, compared to 31% of white households. People of
color and people with disabilities earn less on average than white, non-disabled people. In Thurston
County, about 36% of white households earn over $100,000 per year compared to 18% of Native
American households. White households are the most likely to earn over $100,000 annually and
least likely to earn under $35,000 annually than any other racial or ethnic group countywide. In 2020
in Olympia, a person with a disability earned on average $26,075, compared to $37,168 earned by a
person without a disability. These low-income households are more likely to rent and more likely to
qualify for relocation assistance.

This proposal is aimed to address disparities that may result from the new rental housing inspection
program. Low-income renters are more likely to rent lower cost units that could require significant
repairs. Relocation assistance will assist low-income renters in transitioning to new housing when
their housing unit or property is condemned, needs major repairs, is redeveloped or converted to a
non-residential use. Low-income renters will still be burdened by displacement and may face difficulty
in locating a new rental unit that meets their needs and budget. Staff can provide referrals and
connections to housing options or supportive services. Staff will continue to seek funding
opportunities to help property owners make repairs at lower costs in exchange for renting to low-
income households or limiting rent increases for a predetermined time period. Staff will seek funding
support and opportunities to provide additional incentives for rental property owners to keep rents
lower and rent to low-income households. The program proposal does allow a landlord and tenant to
negotiate the tenant moving into a similar unit, if one is available or provide temporary hoteling during
renovation.

Renters would benefit from policies to limit additional fees that increase housing costs and prevent
unexpected expenses. Renters who struggle to make rent payments are often charged late fees not
just once, but daily, until their balance is paid off. Limiting fees may cause landlords to increase rent
to offset costs, which would burden renters. Renters would benefit from being able to install cooling
devices in their housing units, as these devices help maintain resident health and safety during hot
weather. Renters would benefit from being able to being able to break their lease without penalty
after receiving a rent increase notice of 5% or more. This would allow renters to transition to an
alternative housing unit without fear of additional costs or fees.

There is limited data on landlord demographics. City of Olympia surveys include demographic data,
but not all respondents provide demographic information and there is a limited sample size.
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Approximately 71% of landlords who completed the landlord survey (part of the Olympia rental
housing code update in 2022) identified as white, which is similar to the general population of
Olympia overall. Landlords are burdened by additional requirements and costs to provide tenant
relocation assistance. Landlords may be negatively impacted if their rental properties are condemned
and need to be demolished or taken off the rental market for major renovation to take place.
Landlords benefit from cost-sharing of relocation assistance with the City when low-income tenants
are displaced due to demolition, substantial rehabilitation or change of use.

Neighborhood/Community Interests (if known):
Potential changes to Olympia Municipal Code’s Rental Housing Code (OMC 5.82) are a topic of
significant interest to renters and rental housing owners/operators within the city and around
Thurston County. Staff has heard from renters and advocates in the community regarding junk fees
and need for air conditioning units.

There is considerable local and state interest in establishing measures to address tenant
displacement, including new requirements for cities to perform displacement analysis in their
Comprehensive Plan Updates. About 54% of landlords and 88% of renters who participated in a 2022
Engage Olympia survey expressed support for the concept of a tenant relocation assistance
program, though landlords expressed concern regarding how the program would be funded.

Financial Impact:
Additional costs are not anticipated if the City adopts renter protections that address junk fees,
provide tenants the right to install cooling devices, or ability to break their lease early without penalty.
The City will advance relocation assistance costs and seek reimbursement from landlords when a
property is condemned (if the landlord fails to pay the tenant within 7 days of the condemnation
notice). Other cities with similar policies have not reported any losses where the City was not repaid
by the property owner.

The City will incur costs related to relocation assistance paid to low-income tenants who are
displaced due to demolition, substantial rehabilitation, or change of use (conversion to non-residential
use or to a short-term rental). The City will pay 50% of total relocation assistance costs in these
circumstances. Staff recommends budgeting $25,000 annually for relocation assistance costs, based
on information provided by similar programs in Tacoma and Seattle (adjusted for population size). As
part of the Buildings Upgrade Prize awarded to the City, $100,000 was set aside as flexible funding
that could be used for seed money, matching funds, subsidized energy audits, and tenant relocation
assistance to accommodate major upgrades for energy efficiency. Because of the City’s successful
Buildings Up phase 1 award, city staff will have the opportunity to compete for an additional $400,000
in the next funding round. Staff can request additional funding depending on the needs and what we
learn in the initial phase. Additional funding may be supplemented by rental housing registry fees.

Options:
1. Discuss relocation assistance provisions and forward as drafted to Council for consideration.

Direct staff to draft code language on additional topics in briefing.
2. Modify relocation assistance provisions before forwarding to Council. Direct staff to draft code

language on additional topics in briefing. Modifying proposed code amendments may delay
implementation of a relocation assistance program.

3. Do not forward relocation assistance provisions to Council. If Council takes no action to
address potential displacement, tenants will be at greater risk of housing instability if their
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housing unit is condemned, demolished, needs substantial rehabilitation or the use changes.

Attachments:

Relocation Assistance Draft Language

Text of Bellingham Initiative

Text of Tacoma Initiative 2023-01

Oregon Factsheet Regarding Cooling Devices

House Bill 1124 and Senate Bill 5961 Sample Language

HUD Memo Regarding Junk Fees

National Consumer Law Report on Junk Fees
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Add to 5.82.020 (definitions): 

 

“Change of use” means the conversion of any rental unit from a residential use to a nonresidential use, 

or conversion from a long-term rental to a short-term rental, as defined in OMC 18.02.170, which results 

in the displacement of an existing tenant. An owner displacing a tenant so that the owner can occupy 

the rental unit as the owner’s primary residence does not constitute a change of use.  

 

"Demolition" means the destruction of any rental unit or the relocation of an existing rental unit or 

units to another site.  

 

“Displacement” or “displaced” means the demolition, substantial rehabilitation, or change of use 

requiring an existing tenant or tenants to vacate the rental unit, but does not include the relocation of a 

tenant from one rental unit to another rental unit with the tenant’s consent or the temporary relocation 

of a tenant for less than 72 hours. 

 

“Substantial rehabilitation” means extensive structural repair or extensive remodeling that requires a 

building, electrical, plumbing, or mechanical permit, or is valued at $6,000 or more per rental unit and 

that cannot be done with the tenant in occupancy. 

 

5.82.120 Relocation Assistance for tenants of condemned rental units or units determined to be 

unlawful to occupy.  

 

The purpose of this section is to establish, pursuant to RCW 59.18.085, a relocation assistance program 

for tenants whose rental units have been condemned or determined unlawful to occupy by the City. 

 

A. A landlord shall pay relocation assistance to the landlord’s tenant pursuant to this section and RCW 

59.18.085 when the tenant’s rental unit has been condemned by the City or determined by the City to 

be unlawful to occupy. 

 

B.  Notice. At the time the City notifies a landlord that a rental unit owned or managed by the landlord 

has been condemned or determined to be unlawful to occupy due to the existence of conditions that 

violate applicable codes, statutes, ordinances, or regulations, the City will also notify both the landlord 

and the tenant(s) that the tenant(s) may be entitled to relocation assistance from the landlord under 

this section and RCW 59.18.085. 

 

B. Advancement of relocation assistance by the City. If the City determines that a tenant(s) is entitled to 

relocation assistance under this section and RCW 59.18.085, and the landlord has failed to provide the 

tenant(s) with relocation assistance within seven days of the City notifying the landlord of the 

condemnation or determination of unlawful to occupy, the City may advance the cost of relocation 

assistance to the tenant(s). The amount of relocation assistance advanced per rental unit may be no 

more than $2,000, or three times the monthly rent, whichever is greater. 

 

C. Reimbursement to the City. The landlord shall reimburse the City the relocation assistance advanced 

by the City to the tenant(s) within 60 days from the date that the City first advanced said funds. 



 

D. Penalty. If a landlord fails to repay the City for the advanced relocation assistance within 60 days, the 

City shall, pursuant to RCW 59.18.085(f), assess civil penalties in the amount of $50 per day for each 

displaced tenant. In addition, if the City has advanced relocation assistance to a tenant entitled to such 

assistance under this section or RCW 59.18.085, and if the landlord fails to reimburse the City as 

required by this section, interest on such amount accrues at the maximum legal rate of interest 

permitted under RCW 19.52.020, commencing 30 days after the date the City first advanced relocation 

assistance funds to the displaced tenant(s). The City is also entitled to attorney’s fees and costs arising 

from any legal action taken to recover unpaid relocation assistance, penalties, and interest.  

 

E. Exemptions. A landlord is exempt from payment or reimbursement to the City of relocation assistance 

if the landlord demonstrates by a preponderance of the evidence within seven days of the City sending 

notice of the condemnation or determination of unlawful to occupy that the condition(s) causing the 

dwelling to be condemned or unlawful to occupy was directly caused by: 

1. a tenant’s or any third party’s illegal conduct without the landlord’s prior knowledge; 

2. a natural disaster, such as an earthquake, tsunami, windstorm, or hurricane; or 

3. the acquisition of the property by eminent domain. 

 

5.82.130 Relocation Assistance for Low-Income Tenants Displaced by demolition, substantial 

rehabilitation, or change of use of rental units 

 

The purpose of this section is to establish, pursuant to RCW 59.18.440, a tenant relocation assistance 

program for low-income tenants who are displaced when a rental property or rental unit is demolished, 

substantially rehabilitated, or upon the change of use of such property or rental unit. For purposes of 

this section, "low income" means total combined income per rental unit is at or below 50 percent of the 

median income, adjusted for family size, in Thurston County, Washington. 

A. A landlord shall pay relocation assistance to a low-income tenant(s) if the tenant(s) is displaced as the 

result of: demolition, substantial rehabilitation, or change of use of the property or rental unit.  

B. Exemptions. This section does not apply (except as otherwise expressly required by state or federal 

law) to low-income tenants who are displaced due to the following circumstances or from the following 

housing types:  

1. Any rental unit demolished or vacated because of 

a.  a tenant’s or any third party’s illegal conduct without the landlord’s prior knowledge; 

b. natural disaster, such as an earthquake, tsunami, windstorm, or hurricane; or 

c. the acquisition of the property by eminent domain. 

 

2. Any rental unit ordered vacated or demolished because of damage within the landlord’s 

control where relocation assistance under OMC 5.82.120 and RCW 59.18.085 applies; 

3. An owner-occupied mobile home or manufactured home, both as defined in Chapter 59.20 

RCW; 



4. A living arrangement exempted under RCW 59.18.040; 

5. A transient dwelling as defined in OMC 18.02.180, which includes a short-term rental; 

6. An assisted living dwelling defined in OMC 18.02.180. 

7. Any rental unit for which relocation assistance is required to be paid to the tenants pursuant 

to another state, federal, or local law; and 

5. A shelter, as defined in OMC 5.82.020(u). 

6. A landlord is not required to pay relocation assistance to a tenant who has entered into a 

rental agreement after receiving written notice from the landlord that specifically describes the 

activity or condition that may result in the tenant’s temporary or permanent displacement and 

advises the tenant of their ineligibility for relocation assistance. 

C. Notice to Tenants. When a tenant is to be displaced due to demolition, substantial rehabilitation, or 

change of use of the rental property or their rental unit, a landlord may only terminate the tenancy by 

providing a tenant with written notice at least 120 days before the end of the month or period of 

tenancy. The notice must include a Tenant Relocation Information packet that informs the tenant of 

their rights under this chapter, a tenant income verification form, and instructions that tenants must 

complete and return the form to the City within 30 days from the date that the notice was provided.   

D. Notice to City. Within 14 days of providing the tenant with the notice required by subsection C, 

above, including the Relocation Information Packet, the landlord shall provide the City with a list of 

names of the tenants listed in the lease agreement and number of rental units for the rental unit(s) 

subject to demolition, substantial rehabilitation, or change of use. 

E. Tenant eligibility for relocation assistance. Low-income tenants who are parties to a rental agreement 

for the rental unit are eligible for relocation assistance, but only if the tenant to be displaced resides in a 

rental unit at issue when the landlord delivers the notice required by subsection C, above and only if the 

tenant completes and provides to the City the tenant income verification form and is determined by the 

City to meet income eligibility requirements.  

F. Tenant income verification. 

1. To be eligible for relocation assistance under this section, a tenant must complete and 

provide to the City, within 30 days from the date that the notice, as required in subsection C, 

above, was provided, the income verification form.  To be complete, the tenant income 

verification form must include the names of all occupants of the rental unit, the total combined 

monthly and annual income of the occupants of the rental unit, the total combined income of 

the occupants for the current calendar year, and must be signed by the tenant. Any tenant who 

fails to return a completed tenant income verification form to the City within 30 days from the 

date that the notice required in subsection C, above, was provided is not eligible for relocation 

assistance unless the tenant has requested and received a written extension from the City. 

2. Based on the information contained in the complete tenant income verification form, the City 

determines which tenants qualify as low-income tenants and are therefore eligible to receive 

relocation assistance. 



3. Any tenant who fails or declines the opportunity to submit the tenant income verification 

form, who refuses to provide the information in a timely manner as required, or who is found to 

have intentionally misrepresented any material information regarding income or eligibility to 

relocation benefits, is not eligible for relocation assistance under this section. 

G. Relocation assistance verification. Within 30 days of the City’s receipt of the completed tenant 

income verification forms from all tenants who are parties to a rental agreement in a rental unit, the 

City will mail to each rental unit household who submitted a complete tenant income verification form 

and to the landlord, at the address provided under OMC 5.82.070(E), a notice stating whether or not the 

rental unit household is eligible for relocation assistance. 

H. Appeal. Both the tenant and the owner may file an appeal of the City’s determination of a tenant’s 

eligibility for relocation assistance by submitting a written appeal notice to the City Manager. The appeal 

notice must be received by the City Manager within 14 days of City’s issuance of the notice of eligibility 

for relocation assistance. The appeal notice must identify the rental property at issue, the rental unit at 

issue, the name of the rental property’s owner, the name of the tenants who are parties to a rental 

agreement of the unit at issue and must state with particularity the basis for the appeal. A copy of the 

notice of eligibility determination for relocation assistance must be provided to the City Manager along 

with the appeal notice. The City Manager, or designee, shall, within 30 days of receipt of the appeal, 

review the appeal and shall issue a written decision to uphold, modify, or reverse the City’s 

determination. The City Manager’s or designee’s decision is the final decision of the City. 

I. Relocation assistance payments. 

1. Low-income tenants who are displaced, who comply with the requirements of this chapter, 

and are determined to be eligible by the City, may receive a total relocation assistance payment 

of $2,000 for their eligible rental unit. The amount of relocation assistance is adjusted annually 

on or before January 1 by the percentage amount of change in the housing component of the 

Consumer Price Index, as published by the United States Department of Labor, Bureau of Labor 

Statistics. The relocation assistance payment is in addition to the refund from the landlord of 

any deposits or other sums to which the tenant is lawfully qualified to receive. 

2. The landlord that is displacing a tenant is responsible for payment of one-half of the total 

amount of relocation assistance due to eligible tenants pursuant to this chapter and the City is 

responsible for one-half the relocation assistance due to eligible tenants pursuant to this 

chapter.  

3. Within 10 days after receipt by the owner of the notice of tenant eligibility, the landlord shall 

pay eligible tenants who will be displaced the landlord’s portion of the relocation assistance. A 

landlord must submit written proof to the City that it provided the eligible tenants with the 

required payment within five business days of such payment. Upon receipt of the owner’s share 

of relocation assistance costs, the City will send the City’s portion of relocation assistance 

payments to eligible tenants. 

 



Initiative No. 2023-02 

AN ORDINANCE OF THE CITY OF BELLINGHAM, WASHINGTON REGARDING THE ADOPTION OF AN 

ECONOMIC DISPLACEMENT ASSISTANCE MANDATE IN LANDLORD-TENANT RELATIONS. 

WHEREAS, housing rental prices continue to grow in Bellingham. According to data produced by Zillow 

rental manager, the price of the median two-bedroom rental in Bellingham increased from $1,625 in 

December 2021 to $2,000 in December 2022; 

WHEREAS, wages have not kept pace with housing costs. The Housing FAQ on the City of Bellingham 's 

website identifies a gap between average incomes and housing prices, noting, "From 2000 to 2020, the 

median family income in Bellingham increased by 20% while the median home value increased by nearly 

80%"; 

WHEREAS, the resulting gap between wages and housing prices has created a large number of cost-

burdened households. According to the American Community Survey, 57% of renting households in 

Bellingham are cost-burdened (spending more than 30% of household income on housing) with 30% 

being severely cost-burdened (spending more than 50% of household income on housing); 

WHEREAS, low-income households bear the brunt of high housing costs; of those households making 

50% or less of the median income in Whatcom County, 81% are either cost burdened or severely cost 

burdened; 

WHEREAS, renters disproportionately bear the burden of low incomes and high housing costs. Almost 

55% of rental households are cost-burdened or severely cost-burdened, as compared to 28% of 

homeowners. A third of Bellingham renters are severely cost-burdened; 

WHEREAS, the current rental vacancy rate in Bellingham is among the lowest in the nation. Estimates 

for the vacancy rate in Fall 2020 varied from .2% to just over 2%, both of which are far below the 5-7% 

vacancy rate that the City of Bellingham defines as healthy; 

WHEREAS, chronically low vacancy rates make it difficult for renters to find decent, safe, affordable 

housing; 

WHEREAS, moving among rentals often requires large sums of money, including first and last month's 

rent, deposits, moving expenses, and utility deposits for a new residence; 

WHEREAS, in 2020 the Federal Government Office of Accountability found a $100 increase in median 

rental price was associated with about a 9 percent increase in the estimated homelessness rate. Forced 

relocation from large rent increases is not merely expensive, it puts renters under economic stress that 

increases their risk of becoming homeless; and 

NOW, THEREFORE, THE CITY OF BELLINGHAM DOES ORDAIN: 

Section 1. Definitions. 

Definitions for this Ordinance shall be the same as BMC 6.12.010, in addition to to the following 

definitions: 

"City" means the City of Bellingham, Washington. 



"Increase notice" is a written notice from the landlord declaring the amount by which the landlord is 

increasing the rent or associated housing costs. 

"Relocation assistance" means assistance in the form of a monetary payment to a tenant who is 

relocating after receiving a rent increase notice of 8% or more of the previous 12-month period that 

would otherwise cause a financial burden unto the tenant to aid in costs of relocation (moving costs, 

utilities deposits, security deposits, first/last month's rent, and any applicable pet fees). 

"Relocation period" is the 5 months following the receipt of relocation assistance.  

"Rent" shall have a meaning pursuant to RCW 59.18.030 (29). 

"Request for Relocation Assistance" is a written notice from the tenant to the landlord requesting 

relocation assistance in response to an increase notice. 

"Transitional housing" means housing units owned, operated, or managed by a nonprofit organization 

or governmental entity in which supportive services are provided to individuals and families that were 

formerly homeless, with the intent for them to move to permanent housing. 

Section 2. Notice of Rental Increase and Right to Economic Displacement Relocation Assistance. 

A. As allowed by the Ordinance, if a landlord increases a tenant's rent or associated housing costs by 8 

percent or more over a rolling 12-month period, the landlord shall deliver an increase notice in a 

manner consistent with RCW 59.12.040 to each affected tenant:  

1. at least 120 days prior to the effective date of the rent increase; or 

2. the time period designated in the rental agreement, whichever is longer. 

B. The increase notice must specify: 

1. the amount of the increase; 

2. the total amount of the new rent or associated housing costs; 

3. the date when the increase becomes effective; 

4. a rationale for the rent increase; 

5. the total amount of relocation assistance available under this Ordinance to tenants of the unit 

upon displacement; and 

6. the rights of tenants under this ordinance including: 

a. a statement of the right of the tenant to request economic displacement relocation assistance within 

45 days of receipt of the increase notice; 

b. a statement that if the tenant receives timely relocation assistance as provided for under this 

Ordinance, the tenant shall have a relocation period of 5 months from the date of the receipt of the 

relocation assistance; and; 



c. a statement that at the conclusion of this relocation period, if the tenant remains in the dwelling unit, 

the tenant shall be obligated to pay the increased rent in accordance with the increase notice for the 

duration of the tenant's occupancy of the dwelling unit and to repay the relocation assistance. 

C. If, within 45 calendar days after each tenant receives an increase notice indicating a rent increase of 8 

percent or more within a rolling 12-month period, the tenant may provide a request for relocation 

assistance to the landlord. 

1. Within 31 calendar days of receiving the request for relocation assistance, the landlord shall pay 

to the tenants relocation assistance equivalent to  

a. Either a sum equaling three times the current fair market monthly rent for Bellingham, WA as defined 

by HUD Office of Policy Development and Research for an apartment of the same size; or 

b. three times the tenant's existing monthly rent, whichever is larger. 

2. The requirements of this Subsection apply per dwelling unit, not per individual tenant. 

Section 3. Return of Relocation Assistance. 

A. If the tenant receives timely relocation assistance as provided for under this Ordinance, the tenant 

shall have a relocation period of 5 months from the date of the receipt of the relocation assistance. 

B. At the conclusion of this relocation period, if the tenant remains in the dwelling unit, the tenant shall 

be obligated to pay the increased rent in accordance with the increase notice for the duration of the 

tenant's occupancy of the dwelling unit and to repay the relocation assistance. 

Section 4. Notice to the City. 

A landlord shall provide notice to the City of Bellingham of: 

A. All requests for relocation assistance, within 30 days of receipt of such notices; and 

B. All payments of relocation assistance within 30 days of making such payments. 

Section 5. Enforcement. 

A. In the event of a landlord's failure to comply with any section or subsection of this Ordinance, a 

tenant shall have a cause of action in any court of competent jurisdiction for such payments and 

damages listed herein and other remedies as may be appropriate. 

B. A landlord that fails to comply with any of the requirements set forth in this Ordinance shall be liable 

to the tenant for an amount equal to double the amount of relocation assistance specified herein, actual 

damages, and reasonable attorney fees and costs. 

C. In addition to any other legal defense a tenant may have, it is an additional affirmative defense 

against eviction that the landlord is in violation of this Ordinance. 

D. Complaints that any provision of this chapter has been violated may also be presented to the City 

Attorney, who is hereby authorized to investigate and, if they deem appropriate, initiate legal or other 

action to remedy any violation of this chapter. 



E. The City has the authority to issue notices of civil infraction and to order injunctive relief including 

payment of unpaid relocation assistance and other forms of relief. 

F. In addition to any other remedy provided by this Ordinance or allowed by law, any landlord violating 

any of the provisions or failing to comply with any of the requirements of this chapter shall have 

committed a civil infraction and shall be punished by a fine not to exceed the following amounts: 

1. First offense - $500.00. 

2. Second offense- $750.00. 

3. Third offense - $1,000. 

Section 6. Exceptions. 

The Economic Displacement Relocation Assistance provisions of this Ordinance do not apply to any of 

the following: 

A. A landlord and tenant living on the same site if the site has four or fewer dwelling units; 

B. Tenants who have lived in the dwelling unit for less than six months; 

C. Transitional housing. 

Section 7. Severability. 

The provisions of this section are severable. If any provision of this Ordinance or its application is held 

invalid, that invalidity shall not affect other provisions or applications that can be given effect without 

the invalid provision or application. 

Section 8. Codification. 

Sections 1 through 7 of this Act constitute a new chapter in Title 6 of the Bellingham Municipal Code. 

Section 9. Effective Date. 

The effective date of this ordinance shall be 60 days after passage. 

 



BE IT ENACTED BY THE PEOPLE OF THE CITY OF TACOMA 

A new chapter is to be added to the Tacoma Municipal Code, providing as follows: 

PART ONE 

FINDINGS 

Section 1. Findings. 

1. The people of the City of Tacoma hereby adopt this citizen initiative for the purpose of protecting 

families and tenants and reducing homelessness. This measure is intended to: 

a. require landlords to comply with tenant protection laws before raising rent or evicting a tenant; 

b. prohibit unfair or excessive fees; 

c. require landlords to provide notice of rent increases and pay relocation assistance when significant 

rent increases require tenants to relocate; 

d. prohibit certain student/school-year evictions, cold-weather evictions, and evictions based upon a 

tenant’s status as servicemember, first responder, senior, family member, health care provider, or 

educator; and 

e. provide penalties and other enforcement mechanisms. 

2. This measure is designed to protect families, promote community, stabilize the rental market, and 

reduce homelessness. It is Tacoma’s intent to continue its long-term commitment to maintain vibrant 

and diverse neighborhoods within the City. The regulations contained in this initiative balance the needs 

of the landlord, tenant, and Tacoma while creating a partnership to ensure safe, healthy, and thriving 

rental housing in Tacoma. Providing housing for Tacoma residents directly impacts quality of life at the 

most basic level, and therefore requires regulations to ensure that it is equitably undertaken. 

PART TWO 

ADOPTING THE LANDLORD FAIRNESS CODE 

Section 2. Adopting Landlord Fairness Code. 

Through this initiative, the people of the City of Tacoma adopt the following Landlord Fairness Code to 

protect tenants in our City, as further outlined in this initiative: 

1. Landlords must comply with tenant protection laws before raising rent or evicting a tenant. 

2. Landlords must not charge unfair or excessive fees. 

3. Landlords must give advanced notice of rent increases and pay relocation assistance when significant 

rent increases require tenants to relocate. 

4. Landlords are prohibited from carrying out student/school-year evictions, cold-weather evictions, and 

evictions based upon a tenant’s status as a servicemember, first responder, senior, family member, 

health care provider, or educator. 



5. It shall be a defense to eviction for a landlord to be in violation of the Landlord Fairness Code as set 

forth herein. 

Section 3. Landlords must comply with tenant protection laws. 

1. Landlords must comply with all tenant protection laws. Landlords in violation of such laws may not 

increase rent or evict a tenant, as provided in this section. 

2. A landlord shall be prohibited from increasing a tenant’s rent if: 

a. the landlord is determined to be in violation of tenant protection laws related to health and safety, 

according to the procedures detailed in TMC 2.01.050; or 

b. the dwelling unit has defective conditions making the dwelling unit uninhabitable, if a request for 

repairs to make the dwelling unit habitable has not been resolved, or the landlord is otherwise in 

violation of RCW 59.18.060, as it exists or may be amended. If the tenant believes the dwelling unit has 

defective conditions making the unit uninhabitable or in violation of RCW 59.18.060, the tenant shall 

notify the landlord in writing as required by RCW 59.18.070, specifying the premises involved; the 

owner’s name, if known; and the nature of the defective condition before the effective date listed in the 

notice of rent increase. Once such notice of defective condition is provided, the landlord must remedy 

the defective condition and provide notice of such remedy to the tenant and the City before rent may be 

increased. 

3. It shall be a defense against eviction that the landlord is, at time of eviction, in violation of tenant 

protection laws related to health and safety, pursuant to the procedures set forth in paragraph 2 of this 

section. 

Section 4. Landlords must not charge unfair or excessive fees. 

1. Landlords are prohibited from charging tenants “unfair or excessive fees.” As used in this section, 

“unfair or excessive fees” means any of the following: 

a. Any rental application fees not complying with RCW 59.18.257. 

b. Any non-refundable fee charged at the beginning of the tenancy, including but not limited to a fee to 

hold a unit prior to the tenant taking possession, except as specifically allowed in this section or that is 

specifically allowed under state law. 

c. A pet damage deposit exceeding 25% of one month’s rent or where the landlord may retain any part 

of the pet deposit exceeding the actual costs of repairing the pet damage. 

c. Move-in fees that in total exceed the first month’s rent. If a tenant pays a portion of rent and the 

remainder is covered by a subsidy, “first month’s rent” includes both the tenant’s payment and subsidy. 

d. Any fee or charge for late payment of rent exceeding $10.00 per month or that are paid or charged 

after the end of the tenancy, except as required by State or Federal law. 

2. Any rental agreement shall be deemed void to the extent it requires payment of fees prohibited by 

this section. This section shall not apply to or limit decisions, orders, and rulings of courts of competent 

jurisdiction. 



Section 5. Landlords must give advanced notice of rent increases and pay relocation assistance when 

significant rent increases require tenants to relocate. 

1. As a precondition to raising rent, a landlord must provide the tenant with two notices of the rent 

increase. The first notice must be provided between 210 and 180 days before the rent increase is to take 

effect. A second reminder notice must be provided between 120 and 90 days before the rent increase is 

to take effect. 

2. The notice shall be in a form established by the City of Tacoma, which must include the actual dollar 

amount of the new rent or rent increase, a description of the rental relocation assistance program and 

how the relocation assistance payment will be calculated, if applicable, and must be served in 

accordance with RCW 59.12.040. 

3. This section shall not apply to an administrator of a rental subsidy when the administrator is notifying 

the tenant of a change in the tenant’s portion of the total rent and the remaining portion of the rent is 

paid by subsidy such as a housing voucher. 

4. At any time after receiving the 180-day notice of a rent increase of 5% or more, a tenant deciding to 

relocate rather than paying the rent increase may send the landlord a request for relocation assistance. 

Within 30 days of receiving such request, landlords must pay the relocation assistance to tenant. 

Payment of relocation assistance shall be per dwelling unit, not per person, and shall be split evenly 

among all the tenants. 

5. The tenant relocation assistance amounts shall be equal to two months of rent. However, if the 

notified rent increase is over 7.5%, the relocation assistance shall be equal to two and a half months of 

rent, and if the notified rent increase is over 10%, the relocation assistance shall be equal to three 

months of rent. This scale is adopted in recognition of the additional time required to find replacement 

housing when a tenant’s current rent is below market rate. Tenant relocation assistance shall be 

calculated based upon the rent in effect at the time of the 180-day notice. 

6. Landlords shall provide copies of the request for relocation assistance and confirmation of payment to 

the Landlord-Tenant Coordinator or other city designated official. 

7. In the event that the tenant is unable to relocate and remains in the dwelling unit at the increased 

rent, the tenant must repay the relocation assistance. 

8. The requirement to pay tenant relocation assistance will not apply to: (a) a landlord and tenant living 

on the same site if the site has four or fewer dwelling units; (b) tenants who have lived in the dwelling 

unit for less than six months; (c) a landlord that temporarily rents out the landlord’s principal residence 

during the landlord’s absence due to active duty military service. 

Section 6. Landlords are prohibited from carrying out student/school-year, and cold-weather evictions. 

1. Except as provided in subsection 4, it shall be a defense to eviction if the eviction qualifies as a 

student/school-year eviction or a cold-weather eviction. 

2. An eviction qualifies as a student/school-year eviction if it would require the tenant to vacate their 

dwelling unit during the school year and the tenant or any resident of the dwelling unit is: 

a. A child or student; 



b. A person having legal custody of a child or student, including but not limited to the child’s or student’s 

parent, step-parent, adoptive parent, guardian, foster parent, or custodian; or 

c. An educator. 

3. An eviction qualifies as a prohibited cold-weather eviction if it would require the tenant to vacate 

their dwelling unit between November 1 and April 1. 

4. This section does not apply and prevent an eviction if the reason for termination of the tenancy is due 

to (1) the following conditions described in TMC section 1.95.070C: (a) subsection (7)(d) (owner or 

family to occupy the unit); (b) subsection (7)(h) (condemnation or uninhabitability); (c) subsection (7)(i) 

(desire for roommate to vacate); (d)subsection (7)(p) (sexual harassment by tenant); (2) the tenant’s 

failure to comply with a three day or ten day notice to vacate for a drug-related activity nuisance 

pursuant to chapter 7.43 RCW; (3) maintenance of an unlawful business or conduct pursuant to RCW 

59.12.030(5); or (4) because the tenant’s conduct has a substantial detrimental impact on, or constitutes 

an imminent threat to, the health or safety of other tenants in the rental building or the owner. 

Section 7. Prohibiting evictions based upon tenant’s status as a member of the military, first responder, 

senior, family member, health care provider, or educator. 

1. The people of Tacoma hereby declare their intent to outlaw discriminatory evictions against members 

of the military, first responders, seniors, family members, health care providers, and educators. 

Additional protection is provided to these groups of tenants because they serve an essential role in our 

community, they have been subject to documented discrimination in the rental housing market, or they 

are likely to face discrimination in the rental market. 

2. It shall be a violation of this chapter and a defense against eviction for a landlord to evict a tenant 

based upon the tenant’s status as a member of the military, first responder, senior, family member, 

health care provider, or educator. 

3. To carry out the policy protecting family members, it shall be a violation of this chapter and a defense 

against eviction for a landlord to evict a tenant or the tenant’s immediate family members based upon a 

tenant’s immediate family members residing in the unit, absent a violation of occupancy limits under 

federal, state, or local law. 

PART THREE 

ADOPTING PENALTIES FOR VIOLATION AND PROCEDURES TO PROTECT THE RIGHTS OF LANDLORDS AND 

TENANTS 

Section 8. Adopting penalties and procedures. 

1. Any tenant claiming injury from any violation of this chapter shall be entitled to bring an action in 

Pierce County Superior Court or in any other court of competent jurisdiction to enforce the provisions of 

this chapter, and shall be entitled to all remedies available at law or in equity appropriate to remedy any 

violation of this chapter, including declaratory or injunctive relief. A tenant who prevails in any action to 

enforce this chapter shall be awarded his or her actual damages, costs, reasonable attorney’s fees, and 

expenses. 



2. A landlord who violates this chapter shall also be liable for penalties of not less than $500 and up to 

five times the monthly rent of the dwelling unit at issue, per violation. If the violation constitutes failure 

to pay a valid request for relocation assistance, the penalty shall be no less than three times the 

relocation assistance. If the violation constitutes imposition of a monthly or periodic rent that is illegal 

under this chapter, the penalty shall be no less than three times the monthly or periodic rent. 

3. Failure of a landlord to comply with any of the provisions of this chapter shall provide the tenant with 

a defense in any legal action brought by the landlord to recover possession of the dwelling unit. 

4. A tenant or an organization representing tenants may seek injunctive relief on their own behalf or on 

behalf of other affected tenants. 

5. A landlord may seek a court order allowing a particular eviction or exempting them from a provision 

of this chapter if they can show that a provision of this chapter, if fully enforced, would constitute either 

(a) an undue and significant economic hardship, or (b) a takings under the United States or Washington 

State constitutions, or (c) that the chapter as applied is preempted by federal or state law. 

6. Retaliation and retaliatory evictions constitute a violation of this ordinance and subject to all 

remedies provided in this section. 

7. Remedies provided in this section are in addition to any other existing legal remedies and are not 

intended to be exclusive. 

8. Retaliation and retaliatory evictions constitute a violation of this ordinance and subject to all 

remedies provided in this section. 

9. Remedies provided in this section are in addition to any other existing legal remedies and are not 

intended to be exclusive. 

PART FOUR 

DEFINITIONS 

Section 9. Definitions. 

For the purposes of this Chapter: 

“Child” or “student” means any person either under the age of 18 years or currently enrolled in a school. 

“Dwelling unit” or “unit” is 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 persons maintaining a common household, including 

but not limited to single-family residences, units of multiplexes, units of apartment buildings, mobile 

homes, and mobile home lots. 

“Educator” means any person who works at a school as an employee or independent contractor of the 

school or its governing body, including but not limited to all teachers, substitute teachers, 

paraprofessionals, substitute paraprofessionals, administrators, administrative staff, counselors, social 

workers, psychologists, school nurses, speech pathologists, custodians, cafeteria workers, and 

maintenance workers. 



“Eviction” or “evict” is an effort by the landlord to terminate or discontinue the tenancy through any 

means, including unlawful detainer, refusing to offer a new lease, or seeking a mutual termination 

agreement. 

“Immediate family” includes: spouse, domestic partner, or partner in a committed intimate relationship; 

and parents, grandparents, children, grandchildren, siblings, nieces, and nephews, whether related by 

blood, marriage, domestic partnership, or committed intimate relationship. 

“Landlord” means the owner, lessor, or sublessor of the dwelling unit or the property of which it is a 

part, and in addition 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. 

“Move-in fees” include all charges imposed by the landlord on a tenant prior to taking possession of a 

dwelling unit, or as a condition of maintaining residency, including but not limited to fees required to 

apply for tenancy (including processing fees and credit and background check charges), security 

deposits, prepayment of rent (e.g., “last month’s rent”), but excluding a valid pet fee. 

“Mutual termination agreement” means any agreement by a landlord and tenant to terminate a 

tenancy. 

“Rent” means any recurring or periodic payments for the use and occupancy of the dwelling unit, which 

may include utilities. Rent does not include any non-recurring charges such as late fees, notice fees, 

attorney’s fees, court costs, damages, or other fees. 

“Rental agreement” means all agreements by the tenant which establish or modify the terms, 

conditions, rules, regulations, or any other provisions concerning the use and occupancy of a dwelling 

unit. 

“Retaliatory eviction” is an eviction in response to a tenant’s assertion of rights or protections afforded 

under this chapter or another tenant protection law. 

“Retaliation” has the same meaning as “reprisal or retaliatory action” under RCW 59.18.240. 

“School” means any child care, early childhood education and assistance program, or head start facility, 

and any public, private, or parochial institution that provides educational instruction in any or all of the 

grades and age groups up to and including twelfth grade, except this grade limitation shall not apply to 

special education students where the education plan extends beyond the twelfth grade. 

“School year” means the period from (and including) the first day of the academic year to the last day of 

the academic year, as set by Tacoma Public Schools, or its successor, on its calendar for first through 

twelfth grade students. If for those grades there are multiple dates for the first day or last day of the 

academic year, the earliest and latest dates, respectively, shall define the period. 

“Tenancy” refers to the right of a tenant to reside in a dwelling unit for living or dwelling purposes. 

“Tenant” is any person who occupies a dwelling unit primarily for living or dwelling purposes. 

“Tenant protection laws” includes this chapter, RCW 59.18.060, RCW 59.18.240, and any other federal, 

state, or local law or regulation designed to protect tenants, regardless of whether such laws or 

regulations are enacted before or after this chapter. 



PART FIVE 

MISCELLANEOUS PROVISIONS 

1. Nothing in this chapter eliminates a tenant’s rights under a rental agreement, including the right to 

civil relief if a landlord terminates a rental agreement before its expiration. 

2. All written notices required under this chapter must be served in a manner consistent with RCW 

59.12.040. 

3. The provisions of this chapter may not be waived, and any term of any rental agreement, contract, 

mutual termination agreement, or other agreement which purports to waive or limit a tenant’s 

substantive or procedural rights under this chapter are contrary to public policy, unenforceable, and 

void. A landlord may not coerce a tenant to sign a mutual termination agreement. If a tenant has agreed 

to terminate a tenancy, whether within a rental agreement, in a separate termination agreement, or 

otherwise, the tenant may rescind such agreement to terminate: (a) within ten business days after 

signing the agreement by delivering written notice of rescission to the landlord; or (b) by delivering 

written notice of rescission to the landlord at a later time, if the tenant agreed to terminate without 

representation by an attorney or other tenant advocate or outside of a proceeding mediated by a 

neutral third party. Nothing in this paragraph shall be interpreted or applied so as to create any power 

or duty in conflict with federal law. In the event of any conflict, federal requirements shall supersede the 

requirements of this paragraph. 

4. The provisions of this chapter are declared to be separate and severable. If any provision of this 

chapter, or the application thereof to any person or circumstance, is held invalid, that invalidity shall not 

affect any other provision or application of this chapter that can be given effect without the invalid 

provision or application. All provisions in this chapter should be read in harmony with state and federal 

law, and if there is any question or conflict between Tacoma and state law, state law will apply If a 

provision or its application is declared invalid due to preemption by state or federal law, then the 

remainder shall remain valid. 

5. Any ambiguity in this chapter shall be construed in favor of the tenant. Statements that non-

compliance with certain provisions constitutes a violation of this chapter and/or are subject to penalties 

are provided for emphasis only and such statements shall not be construed to mean that non-

compliance with other provisions does not constitute a violation subject to penalties. 

6. The subject of this initiative is reducing homelessness by regulating the housing rental market. 

7. This Act shall be known as the Tacoma Landlord Fairness Code Initiative. 



Portable cooling devices – Tenants’ rights   Last updated 07/27/2022 

Tenants Have the Right to Install Portable Cooling Devices  
Under Senate Bill 1536 (2022 Regular Session), the Oregon Health Authority (OHA) is providing 
freestanding portable cooling devices to OHA clients through Oregon’s new Air Conditioner 
Deployment Program. 

SB 1536 also protects tenants’ rights to install and use these devices as summarized below.  

What devices may tenants install? 
Under this law, “portable cooling devices” include air conditioners and evaporative coolers. 

How may tenants install the device? 
Tenants can mount the device in a window or place the device on the floor, as long as it does not 
damage the dwelling unit or building when installed. The devices OHA provides are only for placing 
on the floor. 

What uses are not protected under SB 1536? 
A landlord may only prohibit or restrict a tenant from installing or using a portable cooling device if 
installation or use of the device would: 
 Violate building codes or state or federal law;  
 Violate the device manufacturer’s written safety guidelines for the device;  
 Damage the premises or render the premises uninhabitable; 
 Require more amperage to power the device than power service to the building, dwelling unit 

or circuit can accommodate; or 
 For window-mounted devices: 

• Block a window that serves as the necessary egress from the dwelling unit; 

• Interfere with the tenant’s ability to lock a window that is accessible from outside; 

• Damage or void the warranty of the window or frame, puncture the envelope of the 
building, or otherwise cause significant damages due to the use of brackets or other 
hardware required to securely fix the device; 

• Damage the dwelling unit or building because the device cannot be adequately drained; or 

• Risk the device falling. 

What other requirements may landlords set for tenants? 
Under SB 1536, a landlord may require portable cooling devices to be: 
 Installed or removed by the landlord or landlord’s agent; 
 Subject to inspection or servicing by the landlord or landlord’s agent; or 
 Removed from October 1 through April 30. 

Questions? 
Please contact OHA at 503-752-6540 or nathan.w.roberts@dhsoha.state.or.us if you have any 
questions or concerns about tenant’s or landlord’s rights and obligations related to the cooling 
devices and SB 1536. 

HEALTH SYSTEMS DIVISION 

Medicaid Programs  

  

https://olis.oregonlegislature.gov/liz/2022R1/Measures/Overview/SB1536
mailto:nathan.w.roberts@dhsoha.state.or.us


HB 1124 (2023) 

The notice must inform the tenant, in clear language, that because the landlord seeks to increase the 

rent paid by the tenant in an amount greater than five percent above the base rent, pursuant to 

subsection 2 of this section, the tenant may terminate the tenancy at any point prior to the effective 

date of the increase by providing at least 20 days' notice for a month-to-month or periodic tenancy or at 

least 45 days' notice for a tenancy of a specified period and, in that case, shall only owe pro rata rent 

through the date upon which the tenant surrenders the premises. 

If a landlord seeks to increase the amount of rent by more than five percent, the tenant may terminate 

the tenancy at any point prior to the effective date of the increase by providing at least 20 days' notice 

for a month-to-month or periodic tenancy or at least 45 days' notice for a tenancy of a specified period 

and, in that case, shall only owe pro rata rent through the date upon which the tenant surrenders the 

premises. 

SB 5961 (2024) 

(c) If a landlord provides notice to a tenant that the landlord intends to increase the rent and fees 

combined in an amount of three percent or more, the tenant may terminate the rental agreement at 

any time prior to the effective date of the increase by providing the landlord with written notice at least 

20 days before terminating the rental agreement. If a tenant terminates a rental agreement under this 

subsection (1)(c), the tenant only owes pro rata rent through the date upon which the tenant vacates 

the dwelling unit. A landlord may not charge a tenant any fines or fees for terminating a rental 

agreement under this subsection (1)(c). This subsection (1)(c) does not apply to any tenancy in a 

dwelling unit operated by a public housing authority, public development authority, or nonprofit 

organization that qualifies for an exemption under section 102(2) of this act. 



  
U.S. DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT 

THE SECRETARY 
WASHINGTON, DC  20410-0001 

 

www.hud.gov                espanol.hud.gov 

March 7, 2023 
 
 
Dear Colleagues, Housing Providers, State and Local Leaders,  
 
 As Secretary of the U.S. Department of Housing and Urban Development (HUD), I believe 
that every renter should know the true costs of finding and staying in their home, and any fees 
charged to renters should be fair and transparent. However, many renters today face fees that are 
hidden, duplicative, or unnecessary as part of the housing search and leasing process. These fees 
limit options for renters and strain household budgets, particularly for renters with low and modest 
incomes who already face high rental cost burdens. President Biden has urged federal agencies to 
do everything they can to crack down on “junk fees” across the economy, from banking services 
to cable and internet bills to airline and concert tickets. Building on this critical initiative, today 
we are calling on housing providers and state and local governments to adopt policies that promote 
fairness and transparency of fees faced by renters.   

 
 In a rental market where prospective renters often apply to several units, non-refundable 
application fees present a financial burden for many applicants, particularly people with low 
incomes. When renters are charged even modest rental application fees for multiple units, the costs 
can quickly add up to hundreds or even thousands of dollars. Research also shows that renters of 
color are more likely to be charged application fees and to be charged higher fees compared to 
white renters.1  

 Landlords typically use application fees to pay for tenant screening reports, and these 
reports may have inaccurate information and questionable validity in predicting renter behavior. 
If prospective renters are not given the opportunity to review and correct the information in these 
reports, then these renters may end up paying numerous application fees only to be repeatedly 
rejected for this inaccurate information in their tenant screening reports.2 

Even after renters secure housing, their monthly cost may exceed the listed price of the unit 
due to hidden and unnecessary fees. These hidden fees may include move-in fees, late fees, high-
risk fees or security bonds, convenience fees for online payments, and others.  
 

The Biden-Harris Administration’s Blueprint for a Renter Bill of Rights calls for clear and 
fair leases without hidden or illegal fees. The White House launched a Resident-Centered Housing 
Challenge for interested stakeholders to commit to practices aligned with the principles included 
in this blueprint. Many state and local governments, housing providers, as well as several rental 
platforms and small property owners, already announced policies aligned with this challenge, such 

 
1 Garcia, Manny, “Renters of Color Pay Higher Security Deposits, More Application Fees.” Zillow, April 6, 2022, 
https://www.zillow.com/research/renters-of-color-higher-fees-30922/. 
2 “CFPB Reports Highlight Problems with Tenant Background Checks,” Consumer Financial Protection Bureau, November 15, 2022, 
https://www.consumerfinance.gov/about-us/newsroom/cfpb-reports-highlight-problems-with-tenant-background-checks/. 

https://www.whitehouse.gov/wp-content/uploads/2023/01/White-House-Blueprint-for-a-Renters-Bill-of-Rights.pdf
https://46eop.force.com/Surveys/survey/runtimeApp.app?invitationId=0Ki3d0000003QUe&surveyName=rc_housing_challenge&UUID=a8136910-abfe-46b9-b689-dd39a6068542
https://46eop.force.com/Surveys/survey/runtimeApp.app?invitationId=0Ki3d0000003QUe&surveyName=rc_housing_challenge&UUID=a8136910-abfe-46b9-b689-dd39a6068542
https://www.zillow.com/research/renters-of-color-higher-fees-30922/
https://www.consumerfinance.gov/about
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as limiting rental application fees and allowing renters to re-use applications for multiple units at 
no additional cost. 
 
 Today, I am amplifying the White House’s Challenge and urging all housing providers, as 
well as state and local governments, to take action to limit and better disclose fees charged to 
renters in advance of and during tenancy. These actions should aim to promote fairness and 
transparency for renters while ensuring that fees charged to renters reflect the actual and legitimate 
costs to housing providers.  
 
 I encourage all rental housing providers, as well as the companies that provide leasing and 
property management services to providers and rental platforms, to adopt policies that promote 
fairness and transparency for renters including: 
 

• Eliminate rental application fees or limit application fees to only those necessary to cover 
actual and legitimate costs for services;  

• Allow a single application fee to cover multiple applications on the same platform or across 
multiple properties owned by one housing provider or managed by one company across 
providers;  

• Eliminate duplicative, excessive, and undisclosed fees at all stages of the leasing process 
such as administrative fees and other processing fees in addition to rental application fees; 
and 

• Clearly identify bottom-line amounts that tenants will pay for move-in and monthly rent in 
advertisements of rental property and in lease documents, including all recurring monthly 
costs and their purpose. 

 
As part of our continued leadership on this topic, HUD commits to sharing research, best 

practices, and tools that state and local governments and housing providers can use to increase 
transparency and promote fairness for all fees associated with renting a home.  
 

In addition, HUD will work with the Consumer Financial Protection Bureau, the Federal 
Housing Finance Agency, the Federal Trade Commission, and the U.S. Department of Agriculture 
to release best practices on the use of tenant screening reports and strongly encourage property 
owners to align with these best practices on the use of tenant screening reports. This includes the 
importance of communicating clearly if a tenant screening report is used to reject a rental applicant 
or increase fees, as well as providing applicants with the opportunity to address inaccurate 
information in these reports.  
 

As HUD Secretary, I will continue to look for other opportunities – engaging Congress, state 
and local leaders, and housing practitioners – to improve practices in the rental market, and I hope 
you will join me. 
 

Sincerely, 

      
Marcia L. Fudge 



TOO DAMN HIGH
HOW JUNK FEES ADD TO  

SKYROCKETING RENTS

March 2023

Too Damn High



© Copyright 2023, National Consumer Law Center, Inc.  

All rights reserved.

ABOUT THE AUTHORS

Ariel Nelson is a staff attorney at the NCLC focusing on credit reporting, 

tenant and background screening, and criminal justice debt issues. She is a 

co-author of NCLC’s Fair Credit Reporting treatise and a contributing author 

of Collection Actions. Previously, Ariel was a staff attorney/clinical teaching 

fellow at Georgetown University Law Center. She served as a law clerk to the 

Honorable Judge David O. Carter of the U.S. District Court for the Central 

District of California and to the Honorable Judge Dorothy W. Nelson of the 

U.S. Court of Appeals for the Ninth Circuit. She is a graduate of the University 

of California, Berkeley and Harvard Law School.

April Kuehnhoff is a senior staff attorney at the NCLC focusing on fair 

debt collection. She is the co-author of NCLC’s Fair Debt Collection and a 

contributing author to Surviving Debt. Prior to joining NCLC, she was an 

associate at Shapiro Haber & Urmy LLP, a law clerk for the Honorable Justice 

Gary Katzmann at the Massachusetts Appeals Court, and a Skirnick Public 

Interest Fellow at the Cambridge and Somerville Legal Services office of 
Greater Boston Legal Services. She is a graduate of Wellesley College and 

Harvard Law School.

Chi Chi Wu is a senior staff attorney at NCLC focusing on consumer credit 

issues. Chi Chi’s specialties include fair credit reporting, credit cards, refund 

anticipation loans, and medical debt. Chi Chi is co-author of the legal manual 

Fair Credit Reporting, and a contributing author to Consumer Credit Regulation 

and Truth in Lending. Before joining NCLC, Chi Chi worked in the Consumer 

Protection Division at the Massachusetts Attorney General’s office and the 
Asian Outreach Unit of Greater Boston Legal Services. She is a graduate of 

Harvard Law School and The Johns Hopkins University.

Steve Sharpe is a senior staff attorney at the NCLC focusing on foreclosures 

and mortgage lending. He represented homeowners at the Legal Aid Society 

of Southwest Ohio, LLC. and at Indiana Legal Services with a Skadden 

fellowship. Steve is a contributing author of National Consumer Law Center’s 

Mortgage Servicing and Loan Modifications, Home Foreclosures, and Truth in 
Lending legal treatises. He is a graduate of the University of Michigan and the 

Indiana University School of Law in Bloomington.

CONTRIBUTOR

Anna Kowanko is a research and data associate at NCLC. Before joining 

NCLC, she worked on issues of food justice and poverty as a FoodCorps-

AmeriCorps service member in Connecticut and as the communications 

assistant at a small anti-hunger nonprofit in Upstate New York. She is a 
graduate of St. Lawrence University.

ACKNOWLEDGEMENTS 

The authors thank NCLC colleague Carolyn Carter for review and comment; 

Michelle Deakin and Stephen Rouzer for project assistance. Thank you to 

Julie Gallagher for design and layout. Most importantly, thanks to the 95 

legal services attorneys who took the time to respond to NCLC’s survey on 

rental junk fees despite heavy caseloads defending vulnerable families from 

eviction—you all are the real heroes of the story.NCLC.ORG

ABOUT THE NATIONAL 
CONSUMER LAW CENTER

Since 1969, the nonprofit 
National Consumer Law Center® 

(NCLC®) has used its expertise 

in consumer law and energy 

policy to work for consumer 

justice and economic security 

for low-income and other 

disadvantaged people in the 

United States. NCLC’s expertise 

includes policy analysis and 

advocacy; consumer law and 

energy publications; litigation; 

expert witness services, and 

training and advice for advocates. 

NCLC works with nonprofit and 
legal services organizations, 

private attorneys, policymakers, 

and federal and state government 

and courts across the nation to 

stop exploitative practices, help 

financially stressed families build 
and retain wealth, and advance 

economic fairness.

https://library.nclc.org/fcr
https://library.nclc.org/ca
https://library.nclc.org/fdc
https://library.nclc.org/sd
https://library.nclc.org/fcr
https://library.nclc.org/ccr
https://library.nclc.org/til
https://library.nclc.org/ms
https://library.nclc.org/hf
https://library.nclc.org/til
https://library.nclc.org/til
http://www.nclc.org
http://www.nclc.org/
http://www.nclc.org/


NCLC.ORG Too Damn High© 2023 National Consumer Law Center 1

TOO DAMN HIGH
HOW JUNK FEES ADD TO  

SKYROCKETING RENTS

EXECUTIVE SUMMARY 3

I. JUNK FEES MAKE RENTAL HOUSING EVEN MORE UNAFFORDABLE 6

II. JUNK FEES JEOPARDIZE ACCESS TO FUTURE HOUSING AND 
FINANCIAL STABILITY 7

III. SURVEY OF LEGAL SERVICES AND NONPROFIT ATTORNEYS 
CONDUCTED BETWEEN NOVEMBER AND DECEMBER OF 2022 
REVEALS THAT TENANTS CONTINUE TO FACE AN ARRAY OF 
UNAVOIDABLE JUNK FEES 8

A. Rental Application Fees 10

1. Application fees can range from $25 to as high as $350 10

2. Some landlords charge application fees even if they know the application 

will never be approved 11

3. Landlords may accept more applications and thus application fees than the 

amount of vacancies may justify 11

B. Excessive Late Fees 11

1. Steep late fees can take the form of a daily charge, a flat fee plus a daily 
charge, or a percentage of the rent 12

2. Some landlords violate legal limits on late fees and other laws governing late fees 13

C. Utilities-Related Fees 14

D. Processing or Administrative Fees 16

1. Landlords often fail to explain the purpose of these fees charge unspecified 
or unexplained administrative processing fees 16

2. Some landlords charge administrative fees for applications on top of 

application fees and/or other charges or at the beginning of the tenancy 17

E. Convenience Fees 17

F. Insurance Fees 18

G. Notice Fees 20

https://www.nclc.org


2 NCLC.ORGToo Damn High © 2023 National Consumer Law Center

H. New Fees Charged by Corporate or Private Landlords Who Purchased 
the Building 22

I. High Risk Fees 22

J. Charges in Lieu of a Security Deposit 23

K. Check Cashing Fees 24

L. Fees to Report Rental Payment Information to the Credit Bureaus 24

M. Other Fees 25

1. Pet fees or pet rent 25

2. Trash fees 25

3. Valet trash fees 25

4. Pest control fees 26

5. Technology package/internet and cable-related fees 26

6. Fees to “hold” an apartment 26

7. Fees to rent month-to-month instead of on an annual basis 26

8. Court costs and attorney’s fees 27

9. Common area and amenity-related fees 28

10. Roommate and guest-related fees 28

11. Cleaning and repair fees 29

12. Maintenance fees 29

13. Inspection fees 29

14. Mail sorting fees 29

15. Fees charged each January 29

IV. CONCLUSION AND RECOMMENDATIONS 29

ENDNOTES 45

APPENDICES
APPENDIX 1 Example of Lease Excerpt and Ledger with Junk Fees 32

APPENDIX 2 Saferent® Score Report 41

APPENDIX 3 List of Organizations Signed on to the FTC Comment 42

https://www.nclc.org


3NCLC.ORG Too Damn High© 2023 National Consumer Law Center

EXECUTIVE SUMMARY

To secure and maintain rental housing, renters today typically face a dizzying 

array of unavoidable fees. These junk fees render safe and decent rental housing 

even more out of reach because renters must pay them on top of sky-high rents. 

Junk fees also jeopardize access to future housing and financial stability because 
they can become an alleged rental debt that leads to dunning by debt collectors 

and negative marks on credit reports.

To obtain detailed information about the state of rental housing-related junk fees, 

NCLC conducted a survey of legal services and nonprofit attorneys between 
November and December of 2022. We received 95 responses from 26 states and 

Washington, DC. The survey specifically asked respondents to indicate whether 
they had seen any of the following fees assessed as part of rental housing:

 ■ Rental application fees

 ■ Excessive late fees

 ■ Utilities-related fees

 ■ Processing or administrative fees

 ■ Convenience fees

 ■ Insurance fees

 ■ Notice fees

 ■ Fees charged by new corporate landlords

 ■ High risk fees

 ■ Charges in lieu of a security deposit

 ■ Check cashing fees

 ■ Fees to report payment info to the credit bureaus

 ■ Other fees

Respondents also had the option of selecting “no fees,” but no respondents did.

The survey also asked respondents to provide detailed information about the 

types of fees that they have seen and any other relevant information. From those 

narrative responses, we identified a number of additional fees, including:
 ■ Pet fees or pet rent

 ■ Trash fees

 ■ Valet trash fees

 ■ Pest control fees

 ■ Technology package/internet and cable-related fees

https://www.nclc.org
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 ■ Fees to “hold” an apartment

 ■ Fees to rent month-to-month instead of on an annual basis

 ■ Court costs and attorney’s fees

 ■ Common area and amenity-related fees

 ■ Roommate and guest-related fees

 ■ Cleaning and repair fees

 ■ Maintenance fees

 ■ Inspection fees

 ■ Mail sorting fees

 ■ Fees charged each January

RECOMMENDATIONS
This report discusses the survey results. It is based on a regulatory comment 

filed with the Federal Trade Commission (FTC) in response to that agency’s call 
for information on junk fees. The regulatory comment urged the FTC to:

1. Investigate corporate and large landlords that impose unavoidable and 

exploitative junk fees for potentially deceptive or unconscionable practices, 

including fees that:
 ■ Are excessive in amount or greater than the cost to the landlord of 

a service.

 ■ Pay for services not ultimately provided (e.g., valet trash).

 ■ Charge for services that the landlord is legally obligated to provide as part 

of renting a habitable premises (e.g., pest fees, fees to maintain the furnace 

to provide heat, etc.).

 ■ Prevent competition, such as requiring use of a certain insurer or cable/

internet provider.

 ■ Violate the common law doctrine against liquidated damages (e.g., penalty 

fees, lease termination fees that do not consider whether a landlord was 

able to mitigate by re-renting to a new tenant).

 ■ Are prohibited by state or local law.

2. Work with the Consumer Financial Protection Bureau (CFPB) to investigate 

and bring enforcement actions against debt collectors that engage in 

collection practices that violate the Fair Debt Collection Practices Act in their 

collection of rental debt, which may include junk fees.1

3. Develop guidance or rules that prevent the imposition of unavoidable and 

exploitation junk fees, such as the fees described above in recommendation 

number 1. Work with the CFPB to develop guidance or rules under the Fair 

https://www.nclc.org


5NCLC.ORG Too Damn High© 2023 National Consumer Law Center

Debt Collection Practices Act stating that it is an unfair debt collection practice 

to collect such fees.

4. Develop guidance or rules to mandate that online platforms for rental 

advertisements, such as Zillow or Apartments.com, require disclosure of all 

fees–including fees charged before and after signing a lease–for a rental.

5. Work with the CFPB and the U.S. Department of Housing and Urban 

Development (HUD) to study and address the disproportionate impact of 

these practices on renters and rental applicants of color.

The regulatory comments were sent to FTC by 39 organizations, including NCLC.  

A list of these organizations is included in Appendix 3.

In addition to the FTC, state legislatures can regulate junk fees in rental housing.  

States could:

1. Limit housing providers to charging only certain fees in addition to the stated 

amount of rent, which would be:
 ■ Security deposit

 ■ Modest late fee no more than the cost of the late payment to the housing 

provider. 

2. Ban application fees or adopt strict limits (e.g., limited to approved 

applications or the actual cost of a tenant screening report obtained by the 

housing provider)

3. Ban fees that:
 ■ Are excessive in amount or greater than the landlord’s cost for a service.

 ■ Pay for services not ultimately provided (e.g., pest fees, valet trash).

 ■ Prevent competition, such as requiring use of a certain cable/

internet provider.

 ■ Violate the common law doctrine against liquidated damages (e.g., penalty 

fees, lease termination fees that do not consider whether a landlord was 

able to mitigate by re-renting to a new tenant).

In early March 2023, HUD Secretary Marcia Fudge issued a letter calling on 

housing providers and state and local governments to adopt policies to limit junk 

fees in rental housing.2 

https://www.nclc.org
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I. JUNK FEES MAKE RENTAL HOUSING EVEN MORE 
UNAFFORDABLE

Even before the COVID-19 pandemic, many renters struggled to find safe and 
stable housing, in part because of the severe affordable housing shortage. Pre-

pandemic, over 20 million renter households were burdened with housing costs 

that threatened their financial security.3 The COVID-19 economic crisis has only 

exacerbated this housing affordability crisis.4

Renters now face not only an affordable housing shortage and sky-high rent 

prices,5 but also a number of junk fees that they must pay to secure and maintain 

housing. Junk fees add to the already heavy burden that exorbitant rents place 

on renters, with over 40% of renter households—19 million households—in the 

United States being “cost burdened,” i.e., paying over 30% of their income on 

housing costs.6 Various advocates who responded to NCLC’s survey (discussed 

below) emphasized the ubiquity of junk fees, with a Colorado advocate stating 

that very few landlords in their state do not charge these fees.

While a renter may be able to manage and plan for high rents if they know about 

them in advance, they may not be expecting an array of junk fees, which could 

push them over their budgets. As an advocate from South Carolina explained, 

landlords will advertise rentals for $1100, but after pet fees, deposits, utility 

deposits, third-party company deposits, pest control fees, valet trash fees (which 

people rarely would opt to use and often does not actually exist in practice), the 

rent will be up to $1800 per month.

Corporate and larger landlords in particular impose many fees,7 and such 

landlords have become a growing share of housing providers in the U.S.8 As one 

advocate from New York commented, the larger rental property owners are the 

most egregious with respect to junk fees.

In some cases, state law or local ordinances may actually prohibit housing 

providers from charging certain types of fees, but enforcement of those laws is 

difficult. Housing providers may also impose junk fees as a way to circumvent 
legal limits on rent increases. For example, two California advocates commented 

that since the passage of a state law that limits rental increases, they have seen 

an increase in landlords finding any other way to charge renters more money.

One Louisiana advocate provided a helpful summary of some of the conditions 

leading to abusive junk fees:

Our office is deeply concerned about junk fees charged to low-income 
renters. The proliferation of extremely long boilerplate leases such as 

https://www.nclc.org
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the model National Apartment Association lease has provided cover for 

large, poorly-managed multifamily apartment complexes to justify charging 

hundreds of dollars in fees to tenants despite failing to deliver on their own 

basic promises. The extreme power imbalance between low-income renters 

seeking affordable housing in a constrained market makes it even easier for 

these abuses to go un-checked.

II. JUNK FEES JEOPARDIZE ACCESS TO FUTURE 
HOUSING AND FINANCIAL STABILITY

If a tenant ultimately cannot afford to pay the unavoidable junk fees, the fees may 

become an alleged rental debt that a housing provider seeks to collect through a 

third-party debt collector who reports the account to the Big Three credit bureaus.

Alleged rental debt can haunt a renter long after they have vacated a housing 

unit–whether they left because of an eviction case or voluntarily moved out. 

Rental debt can lead to dunning by debt collectors and negative marks on credit 

reports, resulting in lowered credit scores.9 Consumers may face demands for 

rental debt in eviction proceedings or in separate collection lawsuits. When 

a judgment enters against the consumer, creditors may use post-judgment 

collection remedies like wage or bank account garnishment.

Negative entries in a credit report usually create a long-term barrier to renters 

obtaining new housing. 90% of landlords run credit checks on all potential 

tenants,10 often automatically rejecting applicants who are alleged to owe money 

to former landlords and who have lower credit scores.11 This barrier to housing 

disproportionately affects renters of color. According to the National Equity Atlas, 

63% of people with rent arrears are people of color.12 And when the COVID-19 

economic crisis hit, Black consumers already had lower credit scores as a group 

than white consumers due to historic and current discrimination and the racial 

wealth gap.13

The problem of rental debt continues to grow, and the number of third-party debt 

collectors collecting rental debt has increased dramatically. According to a report 

commissioned by TransUnion, “[t]he most significant change” in the type of debt 
collected by third-party debt collectors during 2022 was in tenant-related debt 

“given the end of the eviction moratorium.”14 The report found that 33% of the 113 

third-party debt collection companies surveyed collected “tenant/landlord or rental 

debt” in 2022, compared to just 7% in 2021,15 5% in 2020,16 and 8% in 2019.17 In 

2022, 24% of survey respondents listed rental debts as one of the three types of 

debts most commonly collected by that collection agency.18
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A Louisiana advocate summarized the credit reporting and debt collection harms 

of junk fees:

Junk fees are extremely difficult to contest after a tenant has moved out, 
especially as landlords in our city usually don’t sue for unpaid balances but 

rather “park” debts on tenants’ credit reports through their collections agency 

partners. The fissured nature of corporate property ownership and the lack 
of communication from property management make it extremely difficult 
to get in touch with someone who has the authority to correct an artificially 
inflated balance. Landlords are not required to substantiate the alleged fees, 
and collections agencies deflect any attempts to contest the specifics of 
balances, insisting that they rely on the creditors’ own representation of what 

is owed. The alleged debt acts as a barrier for tenants attempting to obtain 

new housing, and if a tenant believes she may owe part of the balance she 

is unlikely to see any attempt to dispute the specifics of her balance as futile 
(and understandably so).

III. SURVEY OF LEGAL SERVICES AND NONPROFIT 
ATTORNEYS CONDUCTED BETWEEN NOVEMBER 
AND DECEMBER OF 2022 REVEALS THAT TENANTS 
CONTINUE TO FACE AN ARRAY OF UNAVOIDABLE 
JUNK FEES

To learn more about the junk fees charged to renters and rental housing 

applicants, NCLC conducted a survey of legal services and nonprofit attorneys 
between November and December of 2022. The survey asked respondents to 

indicate whether they had seen the fees listed in Figure 1 below assessed as 

part of rental housing (respondents also had the option of selecting “no fees,” but 

no respondents did). The survey also asked respondents to provide details about 

the types of fees that they have seen and any other relevant information. We 

received 95 responses.19

Almost all survey respondents (89%) reported that landlords impose rental 

application fees. Nearly as many (87%) stated that landlords charge excessive 

late fees. Well over half of respondents observed utility-related fees (73%), 

processing or administrative fees (68%), convenience fees (60%), insurance fees 

(59%), and notice fees (56%). A little less than half of respondents reported fees 

charged by new corporate landlords (41%). A quarter of respondents stated that 

landlords impose high risk fees (25%) and slightly less than a quarter observed 

charges in lieu of a security deposit (24%). The fewest number of respondents 

observed check cashing fees (21%) and fees to report payment information 

to the credit bureaus (7%). 61% of respondents also reported that landlords 
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charge “other” types of fees (we discuss what some of these “other” fees are in 

detail below).

FIGURE 1

Percent of Respondents Observing Type of Fee  
Assessed in Rental Housing (n = 95)

Rental application fees

Excessive late fees

Utility-related fees

Processing or administrative fees

Other

Convenience fees

Insurance fees
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Geographically, the respondent population came from diverse locations. The 

survey asked respondents in what state they work. The 95 respondents came 

from 26 states and Washington, DC. The states with the most representation 

among respondents were New York and Ohio, with 13 respondents each. 

Overall, however, there was wide dispersion of residents over different states, as 

set out in Table 1 below.

TABLE 1

Survey Respondent Distribution According to State of Practice

STATE/STATES
NO. OF RESPONDENTS 

PER STATE PERCENTAGE

New York / Ohio 13 (x2 states) 27.4%

Texas 10 10.5%

California / Colorado 8 (x2 states) 16.8%

Georgia / Minnesota 5 (x2 states) 10.5%

Florida / Maryland / Washington 3 (x3 states) 9.5%

AR / IN / MT / NE / PA / SC / UT 2 (X7 states) 14.7%

AK / AL / AZ / IL / LA / MA / MO / NM / VA / Washington, DC 1 (x10) 10.5%

Total 95 100%
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Below is a non-exhaustive list and discussion of the rental housing-related junk 

fees that survey respondents reported. We ordered the discussion from the most 

common fees to the least common, according to the survey results. Additionally, 

attached as Appendix 1 are excerpts from a lease and a ledger that a Georgia 

advocate’s client shared with us. Those documents provide an example of some 

of the junk fees described below.

A. Rental Application Fees
89% of survey respondents reported observing rental application fees. These 

respondents came from 26 states (AK, AL, AR, AZ, CA, CO, DC, FL, GA, IL, IN, 

LA, MA, MD, MN, MT, NE, NM, NY, OH, PA, SC, TX, UT, VA, and WA).

These ubiquitous, nonrefundable fees–which landlords typically charge per adult 

applicant–can be higher than the housing provider’s actual cost to process the 

application and may be assessed even when no rental unit is in fact available.20 

Some jurisdictions cap these fees, though some advocates have reported seeing 

non-compliance with these laws.

1. Application fees can range from $25 to as high as $350
Advocates reported seeing application fees in the amounts described below:

 ■ Arkansas. One advocate reported that fees generally range from $25 

to $50, though another reported seeing fees ranging from $25 all the 

way to $100.

 ■ California. One advocate commented that they routinely see application 

fees ranging from $50 to $150 per person. Another noted that local property 

managers all charge around $50 to apply for each unit.

 ■ Florida. An advocate stated that application fees are typically around $75 

per person.

 ■ Georgia. An advocate reported seeing fees ranging from $75 to $125.

 ■ Illinois. An advocate described seeing $50 fees.

 ■ Louisiana. An advocate stated that they have seen fees of $50.

 ■ Maryland. One advocate stated that a few years ago these fees 

ranged from $25 to $50, but now these fees can be as high as $125. 

Another explained that landlords almost always charge their state’s $25 

nonrefundable limit, but that landlords usually charge more than that for 

background credit history, and tenant screening checks where actual 

expenses may be charged.

 ■ Minnesota. An advocate stated that rental application fees in their state 

range from $30 to over $200.
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 ■ Montana. One advocate stated the range in their state is $25 to $75, while 

another has seen $25 to $50 per adult applicant.

 ■ Ohio. One advocate reported that a $50 fee is standard, though two others 

indicated that the fees can exceed that amount.

 ■ South Carolina. One advocate stated that they usually see application 

fees ranging from $40 to $60, but another commented that these fees range 

from $50 to $350.

 ■ Texas. An advocate reported that fees range from $30 to $55.

 ■ Washington. An advocate reported that fees range from $45 to $60.

2. Some landlords charge application fees even if they know the 
application will never be approved

A Georgia advocate stated that landlords charge application fees even if they 

know the applicant will never be eligible–for example, because they never rent 

to anyone with a criminal record. A South Carolina advocate similarly noted that 

landlords will often say that an applicant will be approved even though they have 

an eviction record, seemingly to convince the applicant to pay the fee, and then 

ultimately will reject the applicant. A Maryland advocate similarly stated that 

landlords charge application fees even when the landlord knows they will deny 

the applicant.

An Ohio advocate explained that most of the time, the landlord does not disclose 

its screening criteria up front, meaning that tenants do not know what will 

disqualify them when they apply. As is the case in other states, this results in 

applicants paying fees even if they would be automatically rejected.

3. Landlords may accept more applications and thus application 
fees than the amount of vacancies may justify

One Georgia advocate reported that some landlords accept applications from 

far more potential tenants than a single vacant unit would justify, presumably 

so they can generate revenue through application fees. Similarly, a California 

advocate posited, if 100 people apply for one apartment and each one pays $40 

or $50 to the landlord, what amount of money does the landlord actually spend 

on credit checks?

B. Excessive Late Fees
87% of survey respondents reported observing excessive late fees. These 

respondents came from 26 states (AK, AL, AR, AZ, CA, CO, FL, GA, IL, IN, LA, 

MA, MD, MN, MO, MT, NE, NM, NY, OH, PA, SC, TX, UT, VA, and WA).

https://www.nclc.org


12 NCLC.ORGToo Damn High © 2023 National Consumer Law Center

Many advocates reported seeing clients charged very high late fees, sometimes 

in violation of state law. Various advocates also stated that landlords violated 

state law limits on late fees as well as other laws governing these fees. As a Utah 

advocate commented, these fees can be punitive rather than an actual estimate 

of the landlord’s expenses. Indeed, late fees can be a profit center, which may 
give landlords an incentive to trigger them.21

1. Steep late fees can take the form of a daily charge, a flat fee plus 
a daily charge, or a percentage of the rent

 ■ Alaska. An advocate reported fees of $25 per day.

 ■ Arkansas. An advocate reported fees of $15 per day for every day late, 

which can cause late fees as high as 100% of the principal rent.

 ■ California. One advocate reported seeing very high late fees, including 

one of $200. A second advocate stated that they see late fees as high 

as $75 per day past the fifth of the month. A third advocate reported that 
landlords charge a 10% late fee.

 ■ Georgia. One advocate explained that sometimes late fees are a 

percentage of the monthly rent, rather than a flat fee. A second advocate 
reported seeing fees of $200 or more on apartments with rents of $1000 

per month. A third advocate reported that late fees often exceed 10% of 

the rent–and courts usually consider 10% of the rent to be reasonable.

 ■ Indiana. An advocate reported seeing some leases with a $50 fee and 

then a $5 per day fee until paid in full.

 ■ Minnesota. One advocate stated that fees often are $10 or $15 per day. 

Another advocate noted that some landlords compound late fees.

 ■ Montana. An advocate reported that landlords charge $10 per day for 

each late payment.

 ■ Nebraska. One advocate commented that they frequently see $5 per day 

fees (though the largest fee was $20 per day) in addition to a set fee of 

$75 from the biggest landlords. A second advocate saw a similar pattern: 

a $20 per day fee on top of a flat fee of $50.
 ■ Ohio. One advocate stated that late fees are ubiquitous and often in 

excess of $15 per day and at least $100 per month. A second advocate 

stated the most common fee is $5 per day perpetually and that they also 

see three separate charges per month for a continued back balance 

that adds up to $100 or more. This advocate also noted that most 

landlords do not accept partial payments, meaning that fees get tacked 

on, preventing the timely payment of rent and leading to an ongoing 

balance that accrues more fees. This cycle ultimately leads to eviction. A 

third advocate commented that in some circumstances, these late fees 
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account for more than 50% of the overall rent. A fourth advocate noted 

that some late fees come in “too early.” A fifth advocate commented that 
for some subsidized tenants, late fees double (or more) the rent.

 ■ Pennsylvania. An advocate typically sees a $60 fee charged on the fifth 
of the month and then $10 per day thereafter.

 ■ Texas. An advocate offered the example that tenants are charged $25 

after three days and then $5 each day until the rent/amount owed is 

paid in full.

 ■ Utah. An advocate reported seeing fees in excess of $75 for one day late 

plus $10 to $20 daily.

2. Some landlords violate legal limits on late fees and other laws 
governing late fees

Advocates in many states, including Colorado, Maryland, Minnesota, New York, 

Ohio, Texas, and Virginia, reported that landlords charge late fees in excess of 

state law limits. A Maryland advocate reported that although their state caps late 

fees at 5% of the monthly rent, some out-of-state landlords charge as high as 

10 to 15%. A Minnesota advocate emphasized that few renters are aware of the 

statutory limit on excessive fees. A Virginia advocate explained that late fees are 

legally capped at 10% of the periodic rent, but many landlords (usually smaller or 

individual ones) charge excess fees or have a $X per day clause in their leases. 

A Colorado advocate noted that even though their state has a new cap on late 

fees the lease itself may still provide for excessive late fees.

New York advocates noted other potential violations of state law. For example, 

landlords include late fees in eviction proceedings but fail to disclose that the 

rental arrears for which they are suing contain those late fees (which in New 

York are not recoverable in a summary eviction proceeding). Additionally, some 

landlords charge late fees every month where a tenant receives a subsidy 

that covers the full rent but makes two payments per month; such charges are 

illegal, but landlords can get away with the practice when tenants lack legal 

representation.

Various advocates also noted other problematic practices. A New York advocate 

emphasized that landlords charge late fees on late fees. In other words, if a 

tenant is late in paying rent one month the landlord charges a late fee, and until 

the tenant pays that fee–even if thereafter they pay the rent timely–the landlord 

continues to charge a late fee each month because the tenant’s ledger still 

carries a balance. A Maryland advocate noted that landlords may charge late 

fees when the voucher portion of the rent is late, or even when the landlord failed 

to apply the voucher payment. A Montana advocate commented that landlords 
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continue to charge daily late payments even when there is a dispute about 

the lateness.

C. Utilities-Related Fees
73% of survey respondents reported observing utility-related fees. These 

respondents came from 22 states (AL, AR, AZ, CA, CO, DC, FL, GA, IN, LA, MD, 

MN, MT, NE, NM, NY, OH, SC, TX, UT, VA, and WA).

Some advocates emphasized that overcharging was common, as were 

processing, administrative, and service fees. Various advocates emphasized that 

fee payments went to third-party companies. Some advocates also stated that 

landlords fail to delineate what various utility-related charges are for.

 ■ Alaska. An advocate reported fees of $25 per month.

 ■ California. An advocate commented that tenants must pay fees for group 

billing, most commonly to Conservice. Another advocate commented that 

corporate landlords in particular charge something called “ratio utility billing 

system” (RUBS) contract fees, which are onerous and impossible for the 

tenant to investigate or challenge.

 ■ Florida. An advocate stated that these fees are usually $3 to $5 per month 

for something related to utility reading or payments. The advocate noted 

that the fee seems to be something the utility billing provider adds on for the 

“privilege” of the tenant being sent a utility bill. These fees are especially 

prevalent in multi-family housing that is not sub-metered and uses an 

alternative billing method, though the advocate has also seen these fees in 

sub-metered multi-family housing as well.

 ■ Georgia. One advocate indicated that these fees range from $7 to $50 

per month. A second advocate emphasized that tenants must pay billing 

charges for each utility in addition to the actual usage. A third advocate stated 

that overcharging utilities as part of monthly rent is extremely common in 

their state despite a specific state law prohibiting water overcharges. A fourth 
advocate stated that one local landlord has separate monthly charges for 

water, which seem to far exceed what the landlord pays to the county.

 ■ Maryland. One advocate noted that many landlords charge a processing 

fee for payment of the utilities. A second advocate reported that there has 

been a shift from all or some utilities being included in the rent to ratio billing 

systems, often with a third-party billing company involved. Bills can fluctuate 
wildly and be redundant; YES Energy Management and Conservice are 

frequent sources of complaints. A third advocate reported that landlords 

charge water bills without proof that the tenants owe them, with some 

landlords diverting rent payments to pay water bills, which results in a 

continuing cycle of late rent and begets more late fees.
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 ■ Minnesota. One advocate said that some landlords create private 

utilities–they buy from the actual utility, but bill tenants separately and 

charge monthly fees. A second advocate noted that landlords commonly 

hire outside companies to calculate “shared meter” fees for large rental 

complexes and that tenants typically end up paying $3 to $7 per month for 

somebody to compile a bill for them. A third advocate commented that the 

statute controlling how owners can bill for utilities in single-meter residential 

buildings is either ignored or improperly implemented, resulting in renters 

overpaying.

 ■ Montana. An advocate stated that landlords require tenants to pay utilities 

through a third party that charges a fee per payment.

 ■ Nebraska. An advocate reported that landlords charge for metering and 

distributing bills for shared services like water and sewer.

 ■ New Mexico. An advocate commented that landlords charge illegal 

administration fees.

 ■ New York. One advocate described heat monitoring fees and water fees.

 ■ Ohio. Two advocates stated that tenants are required to pay for utilities for 

common areas. Three other advocates mentioned that tenants must pay 

fees for generated utility bills or utility-specific process/administrative fees. 
Another advocate reported seeing excessive charges for utilities, charges 

for utilities not in the lease, and charges for past tenants’ utility bills. An 

additional advocate commented that utilities-related fees are just reflected 
as “utilities” on the ledgers, with no delineation and noted that they see 

late charges for utilities rolled into these fees. Similarly, another advocate 

noted that some landlords use submetering companies and are not clearly 

showing how utility bills are calculated.

 ■ South Carolina. One advocate reported that many landlords, especially 

large landlords, contract with a third party (e.g., Conservice) to meter the 

tenants’ utilities and bill them. These third parties charge a setup fee and a 

monthly service fee of around $5; tenants cannot avoid these fees because 

a mandatory utility addendum requires them to use the service and allows 

the service fee to go up. The same advocate stated that they frequently see 

landlords and the third-party companies bill for a split of the utilities among 

the whole complex, which results in splits that seem unreasonable and bills 

that are higher than what a tenant’s independent usage would be.

 ■ Texas. An advocate reported that the utilities fees are disproportionately 

higher than the utilities.

 ■ Washington. One advocate reported that some landlords put the bill in 

their own name, then charge a surcharge for the service of putting the paper 
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bill in an envelope and sending it to the tenant. Another advocate described 

administrative fees, monthly billing fees, and monthly service fees.

D. Processing or Administrative Fees
68% of survey respondents reported observing processing or administrative fees. 

These respondents came from 22 states (AL, AR, AZ, CA, CO, DC, FL, GA, IN, 

LA, MD, MN, MT, NE, NM, NY, OH, SC, TX, UT, VA, and WA).

Many advocates reported that these fees–the purposes of which are not always 

clear– are increasingly common. For example, a Colorado advocate stated 

that they have seen administrative fees of $12 to $25 in most leases they have 

reviewed. And an advocate in Minnesota said that one-time administrative fees 

of $250 or higher are a growing issue in their state, with at least 10% of written 

leases having a fee of this type in place at the signing of the lease.

These are often one-time fees, but not always. For example, the same Minnesota 

advocate cited in the previous paragraph added that they are starting to see an 

increase in monthly administrative fees that are usually around $10 per month. 

A second Minnesota advocate similarly stated that housing providers charge 

monthly administrative fees for unspecified management tasks in amounts 
ranging from $10 to $20. Similarly, a Georgia advocate stated that these fees are 

often a monthly charge above the rent that are usually 10% of the rent amount.

1. Landlords often fail to explain the purpose of these fees charge 
unspecified or unexplained administrative processing fees

Advocates in many states, including Colorado, Georgia, Minnesota, Montana, 

New York, and Ohio reported that landlords often charge unspecified or 
unexplained administrative processing fees. For example, a Montana advocate 

commented that these fees often appear random and unconnected to the actual 

cost of doing anything. An advocate from Colorado similarly noted that it is 

unknown what these fees are for and why they are not included in the rent. And 

an Ohio advocate stated they see items listed as “online payment fees” or simply 

“administrative fees.”

Sometimes advocates had some sense of what these fees are for. For example, 

one Ohio advocate described these as fees charged for the processing of 

payments, notices, filings, and more. A second Ohio advocate stated that 
sometimes these fees are charged at the beginning of the lease, sometimes 

for providing copies of the lease or community rules or to use a tenant portal. A 

Nebraska advocate stated that landlords started charging administrative fees for 

cooperating with the Emergency Rental Assistance Program.
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2. Some landlords charge administrative fees for applications on 
top of application fees and/or other charges or at the beginning 
of the tenancy

A Utah advocate stated that administrative fees are paired with the rental 

application fee; for example, a landlord might charge $80 for the rental 

application and $50 for processing/administrative. Similarly, a Louisiana advocate 

reported that applicants must frequently pay a “processing fee” related to an 

application of around $150 on top of the security deposit and application fee. And 

a Georgia advocate emphasized that this fee is in addition to the application fee 

and noted that one landlord charges a $175 move-in fee that it does not explain. 

An Arkansas advocate also explained that many landlords charge $25 to $100 

in “admin fees” for applications (this appears to be on top of rental application 

fees). A South Carolina advocate described seeing an additional $10 to $15 in 

processing fees on an application.

A Washington advocate commented that landlords charge one-time 

administrative fees of several hundred dollars at the time the tenancy starts. A 

Nebraska advocate similarly reported that landlords usually charge these fees 

after an application has been accepted and the lease has been signed.

E. Convenience Fees
60% of survey respondents reported observing convenience fees. These 

respondents came from 23 states (AK, AL, AR, AZ, CA, CO, DC, FL, GA, IN, LA, 

MD, MN, MT, NE, NM, NY, OH, SC, TX, UT, VA, and WA).

A growing number of housing providers charge “convenience” fees when tenants 

pay their rent. Some housing providers no longer accept payment in person or 

by check, meaning that tenants have to pay their rent online. An Ohio advocate, 

for example, commented that most landlords have stopped accepting in-person 

payments or penalize the tenant for using them. One Texas advocate reported 

a $15 in-person rent payment fee, and another Texas advocate explained that 

there are fees for paying in forms other than the online portals.

Advocates in many states, including California, Georgia, Indiana, Maryland, 

Montana, New York, Ohio, and Virginia, reported convenience fees where online 

payment was mandatory. Although they did not specify whether online payment 

was mandatory, advocates in New Mexico, Utah, and Washington also noted that 

online payments come with extra fees.

Some advocates specifically commented that tenants must now pay rent 
through third-party companies that charge fees. For example, an Ohio advocate 

explained that landlords use third party companies to accept rent and that a fee 

is charged along with each rental payment. A Utah advocate similarly reported 
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that landlords are requiring payment through RealPage, which charges $1.95 

for echeck.

Advocates from many states reported that tenants could pay rent through 

a variety of methods, but that they incurred fees regardless of the method 

chosen. For example, one Ohio advocate reported that landlords sometimes 

charge fees for every type of payment allowed and that those fees range from 

$2 to $20. A Washington advocate similarly reported seeing fees for paying by 

cash, check, and mail, as well as fees for using an online system. One New York 

advocate reported that tenants must pay a fee for paying with a credit or debit card, 

while another New York advocate stated that tenants must pay a fee for paying rent 

in person. A California advocate noted that fees are imposed for online or phone 

payments. A South Carolina advocate commented that some housing providers allow 

tenants to pay at 7/11 or Walmart locations, but that fees are imposed for that as well.

Advocates in many states, including Alaska, Ohio, and South Carolina, reported 

credit card transaction fees. (Such fees might be legitimate if they only cover the 

cost of the interchange/merchant fees, unless there is no other way to pay rent 

except by credit or debit card, or any fee-free method.22)

A New York advocate commented that landlords assess fees for paying in multiple 

installments; this is particularly an issue for tenants who pay by money order and 

may not be able to purchase a single money order for the full rent amount.

F. Insurance Fees
59% of survey respondents reported observing insurance fees. These respondents 

came from 20 states (AL, AR, AZ, CA, CO, FL, GA, IN, LA, MD, MN, MT, NE, 

NM, NY, OH, SC, TX, VA, and WA).

Advocates reported a number of issues with insurance fees.23 For example, 

some advocates explained that tenants must get insurance for the landlord and 

may not understand that the insurance does not cover the renter. Others noted 

that the tenant may be required to have insurance for the landlord even if the 

lease does not specifically require this. Some advocates reported that tenants 
must get insurance for themselves on top of insurance for the landlords. Some 

also stated that landlords charge fees for not having insurance for the tenants 

or the landlord. Others emphasized that the tenant must use the insurance 

company the landlord chooses.24 Another issue that advocates raised is that 

misunderstandings arise concerning reporting requirements and paperwork.

 ■ Arkansas. An advocate stated that tenants must have landlord-approved 

renter’s insurance or a fee will be charged.
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 ■ California. An advocate reported that tenants in some corporate-run 

properties have no choice–they must pay monthly fees for “renter’s 

insurance” under the lease terms.

 ■ Colorado. An advocate reported seeing leases where, if a person does 

not have renter’s insurance, the landlord will charge a fee for their own 

insurance on top of a penalty fee to the tenant for not separately procuring 

their own insurance. This advocate also noted that they have seen penalty 

fees assessed when tenants get their own insurance rather than using the 

landlord’s insurance.

 ■ Florida. An advocate noted that landlords charge tenants a fee if they do 

not provide their own rental insurance.

 ■ Georgia. An advocate stated that landlords frequently require tenants to 

purchase insurance products that only cover the landlord, not the tenant. 

The tenant will then also need to find and pay for their own separate renter’s 
insurance. The same advocate also noted that LeaseLock (separately 

discussed in Section J) is a player in this space. Another advocate reported 

that landlords tell tenants that they must get renter’s insurance, but what 

they really mean is that the tenant must take out a policy to cover their 

liability to the landlord (more like landlord’s insurance) and that the landlord 

must be listed as a beneficiary on the policy. If the tenant does not get the 
insurance, they must pay monthly penalties–the advocate reported seeing 

up to $75 per month.

 ■ Louisiana. An advocate reported that they frequently see tenants paying a 

monthly $14 “liability insurance” fee due to a form addendum in the National 

Apartments Association form lease. The tenant does not appear to have 

any ability to choose their own insurance coverage–it is simply an added 

monthly fee.

 ■ Maryland. An advocate commented that occasionally, if a tenant does 

not purchase renter’s insurance and add management to the policy, a fee 

is imposed.

 ■ Minnesota. An advocate noted that most landlords that require tenants 

to get insurance require that the landlord be named as one of the insured 

parties. Another advocate stated that landlords not only require proof of 

renter’s insurance, but also that the tenant purchases renter’s insurance 

that the landlord has chosen. This prevents the tenant from shopping for 

rates they can best afford.

 ■ Missouri. An advocate similarly reported seeing an uptick in landlords that 

demand that tenants purchase “so-called” renter’s insurance, which actually 

protects the landlord from liability more than the tenant.
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 ■ Montana. An advocate stated that insurance fees include both force placed 

insurance and a penalty fee for failure to provide proof of insurance or 

renewal despite insurance actually being in place. Another advocate noted 

that landlords impose rental insurance on tenants if they do not have their 

own and impose a monthly charge.

 ■ Nebraska. An advocate stated that landlords charge an insurance fee if 

tenants do not have their own renter’s insurance. The same advocate noted 

that tenants have to prove that they have renter’s insurance and there can 

be mix-ups with the paperwork.

 ■ New York. An advocate stated that landlords charge a monthly fee even 

when the tenant provides a “rental ins. cert.”

 ■ Ohio. One advocate explained that if a tenant does not have insurance, the 

landlord charges the tenant a fee for insurance, but noted that it is not clear 

that the landlord actually purchases insurance. A second advocate reported 

seeing insurance fees even though the tenant has purchased renter’s 

insurance. A third advocate noted that these fees are sometimes required 

by the lease, usually in the case of a corporate landlord. In contrast, another 

advocate reported that these fees are often absent from the lease.

 ■ South Carolina. An advocate stated that some housing providers charge 

an administrative fee to make sure the tenant has insurance without actually 

checking to ensure that the tenant has insurance.

 ■ Texas. An advocate reported that landlords charge fees if the tenant does 

not have renter’s insurance. Another advocate reported that they had a 

client who had the required insurance but because he did not understand 

he had to email it to the landlord, he was charged $10 per month and 

actually received an eviction due to the late fees on the insurance fees (not 

the actual rent).

 ■ Washington. An advocate stated that tenants have to pay landlord’s 

insurance and have to have renter’s insurance.

G. Notice Fees
56% of survey respondents reported observing notice fees. These respondents 

came from 18 states (AL, AR, AZ, CA, CO, FL, GA, IL, MD, MN, MT, NE, NY, OH, 

TX, UT, VA, and WA).

Some advocates emphasized that these fees are simply for printing and posting 

notices. The fees can be steep, particularly given the simplicity of this function. 

For example, a Utah advocate stated that landlords charge these fees–which are 

typically $50– for printing out a piece of paper and taping it to a tenant’s door. A 
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Washington advocate similarly noted that a landlord can print unlimited numbers of 

notices, so charging a fee after printing is basically printing money for a landlord.

Some advocates commented that corporate landlords and large inventory owners 

typically charge these fees. For example, a Minnesota advocate noted that this 

is a newly developing fee in their state that mostly out-of-state large inventory 

owners charge.

Various advocates, including advocates from California, Colorado, Ohio, Texas, 

and Washington reported that landlords charge fees for notices to vacate and 

eviction-related notices and paperwork. For example, an Ohio advocate said 

they most often see these fees for eviction filing notices. Another Ohio advocate 
noted that they see fees for three-day notices to vacate. A Colorado advocate 

reported that landlords regularly charge a fee for posting a Demand for Rent or 

Possession (which is potential eviction paperwork) on a tenant’s door. At least 

two California advocates stated that they routinely see these fees added to 

ledgers when the landlords issue an alleged “tenant-caused notice” (e.g., a pay/

quit or perform/quit notice).

Advocates in Alaska, Nebraska, New York, Texas, and Washington commented 

that landlords charge fees for late payment and nonpayment notices. For 

example, an Alaska advocate reported $5 fees for late payment notices. A New 

York advocate stated that tenants incur significant legal fees for late rent notices 
even though the landlord did not commence legal action. An Illinois advocate 

reported that landlords charge $15 to put up a 5-day notice. 

Advocates in states such as Ohio reported other types of notice fees, including 

notices of rent increases, maintenance notices, and pest control notices.

Advocates reported that landlords may charge notice fees even if the notice is 

invalid or unsubstantiated. For example, a Florida advocate stated that landlords 

charge fees for issuing a notice even if the notice is bad or unsubstantiated. A 

Montana advocate reported that landlords generally charge $35 per notice even 

if the notice is not valid. A California advocate commented that landlords charge 

these fees–which are becoming more common– even when the notice is legally 

invalid. This California advocate noted that property management companies 

have not responded to their advocacy to remove invalid fees.

Some landlords charge fees for legally required notices. For example, a Virginia 

advocate reported that some landlords charge an extra “administrative fee” 

when providing the pre-lawsuit notice required by law. Similarly, a Maryland 

advocate stated that landlords charge $3 to $5 for newly required failure-to-pay 

rent notices.
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H. New Fees Charged by Corporate or Private Landlords Who 
Purchased the Building

41% of survey respondents reported observing new fees charged by corporate 

or private landlords who purchased the building. These respondents came 

from 16 states (AK, AL, AR, AZ, CA, CO, FL, GA, MD, MN, NE, NY, OH, SC, 

TX, and WA).

When new corporate or private landlords purchase a property, they often impose 

many new fees.25 For example, a Minnesota advocate stated that anytime a 

new corporate landlord purchases a property, they add many extraneous fees. 

Similarly, a California advocate reported that when there are management 

or ownership changes and new leases are pushed onto existing tenants, the 

new leases almost always include additional fees. A Maryland advocate noted 

that tenants report that even though they have existing leases, new corporate 

landlords try to implement fees and change the lease before the existing lease 

expires. A Texas advocate commented that corporate landlords impose extreme 

increases in fees to create turnover.

The newly imposed fees include administrative, convenience, payment portal, 

billing and account, utility and other fees. For example, a Georgia advocate 

explained that every time a landlord is replaced with a larger corporate landlord, 

the tenants get new charges on their bill for items like “service fee,” “community 

management fee,” and “valet trash.” One Ohio advocate stated that they once 

saw a $349 “new admin fee.” A California advocate stated that corporate 

landlords’ leases require tenants to pay a certain amount for sewer in water in 

addition to gas and electricity. A New York advocate described how when one 

corporate landlord took over a property that was formerly public housing it began 

charging a parking fee but failed to provide accessible parking spots.

A Florida advocate reported that tenants received the following from their housing 

provider: “All JWB residents are enrolled in the Resident Benefits Package (RBP) 
for $30/month which includes HVAC air filter delivery (for applicable properties), 
credit building to help boost your credit score with timely rent payments, $1M Identity 

Protection, utility concierge service making utility connection a breeze during your 

move-in, our best-in-class resident rewards program, and much more!”

I. High Risk Fees
25% of survey respondents reported observing high risk fees. These respondents 

came from 13 states (AZ, CO, FL, GA, LA, MN, MT, NE, NY, OH, SC, TX, and WA).

Housing providers typically charge fees to tenants deemed “high risk” due to 

“insufficient” rental history, an eviction record, a low credit score, a criminal 
record, or other “adverse” information in a tenant screening report. Tenant 
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screening companies may make this determination for housing providers.26 

A Maryland advocate noted that these fees may not always be disclosed. A 

Georgia advocate similarly explained that most landlords do not explain to the 

tenant why they’re being charged these fees, which are nonrefundable and 

have become very common in low-income neighborhoods and often replace 

a traditional security deposit. A Nebraska advocate stated that landlords ask 

tenants considered “high risk” to pay higher rent or an upfront fee.

These fees can be steep. For example, one New York advocate’s clients reported 

being asked to pre-pay up to a full year of rent based on a low credit score. 

A Texas advocate stated that landlords require two or three months’ rent as a 

security deposit due to a low credit score.

Advocates from various states, including Minnesota, Montana, South Carolina, 

and Washington, reported that these fees take the form of double or triple 

security deposits. A South Carolina advocate commented that some housing 

providers charge a double or triple deposit for “high risk tenants” or take an 

extra nonrefundable deposit; in one instance, the housing provider charged an 

additional $15 per month for the duration of the lease.

J. Charges in Lieu of a Security Deposit
24% of survey respondents reported observing charges in lieu of a security 

deposit. These respondents came from 13 states (CA, CO, FL, GA, IL, LA, MD, 

MN, NE, OH, SC, TX, and WA).

Advocates from various states reported that landlords charge fees instead of a 

security deposit that are seemingly designed to avoid laws governing security 

deposits. As one Washington advocate explained, these fees mean that a tenant 

does not receive a deposit back at the end of tenancy. A Georgia advocate 

reported that these charges, which are often $500 or more, are very common and 

are imposed to avoid liability under the state’s security deposit law. A Minnesota 

advocate commented that these additional fees equal double security deposits 

for “people with high barriers.” A South Carolina advocate stated that tenants 

must pay these fees, which do not seem to protect the tenant in the case of 

damages, on a monthly basis.

A Texas advocate stated that landlords charge a move-out deposit of $500 in 

cash, which is separate from the original security deposit.

Several advocates reported that landlords use security deposit replacement 

products.27 For example, a Florida advocate reported that landlords impose a 

“Lease lock type of fee”28 or a nonrefundable “deposit waiver” fee. A Georgia 

advocate explained that although the security deposit alternative sometimes 

takes the form of an up-front fee, it can also be in the form of a security deposit 
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alternative product that the tenant must pay every month–in both circumstances, 

the fee is nonrefundable. A Louisiana advocate described their clients’ experience 

with a security deposit alternative product called Jetty Residential Tenant Bond:

We have seen several apartment complexes owned by a common developer 

in the New Orleans area utilizing a service called “Jetty Residential Tenant 

Bond,” in which the tenant pays a non-refundable “premium” (which is more 

like a monthly fee) that ensures coverage for the landlord in the event that 

the tenant owes unpaid rent or other damages at move-out. This makes it 

very difficult for tenants to contest the many junk fees that are included in 
their final move-out statements, as the landlord submits the statement to 
Jetty for reimbursement (who seemingly does not conduct any review of the 

charges). Jetty subrogates its claim and pursues the tenant for the money that 

it paid out to the property, and the property may still claim the tenant owes 

money over and above the amount that was paid by Jetty. Jetty also retains 

any premiums paid by tenants who do not owe the property at move-out, 

which is the exact opposite of what would happen if the property accepted 

a “traditional” security deposit rather than the bond product. We believe this 

practice is an attempt to get around the requirements of Louisiana’s Security 

Deposit Law (La. R.S. § 9:3251). To make matters worse, we have seen 

multiple instances where the property reports the entire balance to collections 

(through a third-party collections agency), despite having been paid a portion 

of the alleged balance by Jetty.

K. Check Cashing Fees
21% of survey respondents reported observing check cashing fees. These 

respondents came from 11 states (AL, CA, CO, FL, GA, LA, MN, NY, OH, 

SC, and TX).

Some landlords impose fees when the tenant pays rent via check. An Ohio 

advocate explained that in some cases, paying by check is the only way to pay, 

but the tenant is still forced to pay the fee. A New York advocate reported that 

tenants must pay a fee for paying rent by check rather than through the online 

portal. Similarly, a Louisiana advocate reported seeing an $8 “check scan” fee 

added to a tenant’s balance. One Minnesota advocate stated that some landlords 

require tenants to pay more if they pay rent via check. An Arkansas advocate 

noted that these fees can be as high as 10%.

L. Fees to Report Rental Payment Information to the Credit 
Bureaus

7% of survey respondents reported observing fees to report information to credit 

bureaus. These respondents came from 4 states (CA, GA, OH, and SC).
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Some housing providers charge tenants a mandatory monthly fee to send their 

rental payment information to the credit bureaus.29 A Georgia advocate explained 

that many landlords automatically sign renters up for monthly credit reporting–

usually for $9.95 per month–and then require the tenant to opt-out in writing if 

they do not want the service. Landlords bury this notice in the lease so tenants 

do not see it. An Ohio advocate noted that some corporate landlords have made 

this fee mandatory.

M. Other Fees
In addition to the fees that the survey specifically asked about, 61% of 
respondents, from 19 states (AR, CA, CO, FL, GA, IN, LA, MD, MN, MO, MT, 

NE, NM, NY, OH, PA, SC, TX, and WA), affirmatively detailed how landlords 
often charge various other fees, including the ones described below. Because we 

did not specifically ask survey respondents about these fees, it is possible that 
advocates in other states may have observed them as well.

1. Pet fees or pet rent
Advocates from Colorado, Ohio, Utah, and Washington reported that landlords 

now charge nonrefundable pet fees or pet rent. For example, two Colorado 

advocates noted that landlords regularly charge fees for pets, with one 

commenting that they frequently see a nonrefundable fee of around $400. A 

Washington advocate similarly commented that pet fees are a big issue, with 

landlords routinely charging a nonrefundable deposit of around $500 and/or 

monthly pet rent. A Utah advocate also reported seeing “pet rent” of $25 to $50 

per month in addition to pet application fees of $200 to $300. An Ohio advocate 

described seeing tenants being charged an unauthorized pet fee despite giving 

the landlord proper notice or the pet being properly registered as an emotional 

support animal.

2. Trash fees
Advocates from Georgia, New York, and South Carolina reported seeing trash 

fees. An advocate from South Carolina stated that landlords charge fees for the 

dumpster plus fees for trash collection.

3. Valet trash fees
Advocates from Colorado, Georgia, Utah, and South Carolina specifically 
mentioned valet trash fees, which landlords typically charge in addition to other 

trash fees. For example, a Utah advocate stated that landlords charge $35 

to $55 per month for mandatory “concierge trash service.” A South Carolina 

advocate emphasized that they rarely see people who would opt to use valet 
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trash and, moreover, the service often does not exist in practice. A Colorado 

advocate stated that landlords charge these fees in buildings with trash chutes 

on every floor.

4. Pest control fees
Advocates from Georgia, Utah, South Carolina, and Washington commented 

about pest control fees. A Utah advocate stated that landlords have started 

charging pest control fees at nearly all apartments in one city. A Washington 

advocate reported seeing a monthly fee to subsidize the landlord for pest control.

5. Technology package/internet and cable-related fees
Advocates from Georgia and Maryland reported technology packages or 

internet and cable-related fees. A Georgia advocate commented that mandatory 

technology fees are becoming very common, with some tenants paying $100 

per month for a service they did not know was mandatory. Several tenants 

told this advocate that their landlord did not inform them about the service or 

how to take advantage of it and, as a result they procured their own internet 

and cable service and were essentially charged double. A Maryland advocate 

reported seeing new fees for internet, cable, and other pre-existing amenities 

and services.

6. Fees to “hold” an apartment
Advocates from California, Maryland, and New York specifically mentioned 
“holding” fees–fees that prevent the landlord from renting the unit to somebody 

else. A New York advocate commented that this holding fee is in addition to 

the security deposit and first month’s rent. One Maryland advocate reported 
that holding fees can be $200 or more, and some apartment complexes take 

months to refund tenants, even if their application was denied. Another Maryland 

advocate reported that nonrefundable holding fees are excessive because the 

time between application and denial is often just a few hours or days. A California 

advocate described a recent situation where the landlord had already signed a 

Housing Assistance Payments (HAP) Contract with the housing authority, but 

refused to sign the lease until the tenant agreed to a “non-refundable deposit” to 

hold the unit.

7. Fees to rent month-to-month instead of on an annual basis
Advocates from Georgia, Illinois, Minnesota, Ohio and Washington reported 

that landlords charge month-to-month fees. For example, an Illinois advocate 

reported seeing a month-to-month fee of $1000, on top of rent, each month. 

One Washington advocate commented that month-to-month fees have been 
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particularly bad, with landlords charging a high fee for a tenant who does not 

renew a 12-month or similarly long lease; these fees can be around 25% of the 

total rent charged. Another Washington advocate described a fee charged to a 

tenant for not signing a new lease and a much higher rate for a month-to-month 

tenant. A Minnesota advocate stated that monthly rent paid for a month-to-

month lease–which is much higher than monthly rent on a year-long lease–was 

described to the tenant as a “convenience fee.”

Three advocates from Ohio similarly reported that landlords charge month-to-

month fees where the tenant does not renew the annual lease, sometimes even 

when no annual lease is offered. One advocate from this state stated that these 

fees can be $100 per month.

A Georgia advocate explained that during the pandemic, many landlords refused 

to renew leases, and after the initial lease expired, tenants were converted to 

month-to-month status, with many landlords charging hundreds of dollars in 

month-to-month fees. Some landlords used these fees to double the rent. The 

advocate noted that Georgia courts are looking closely at excessive late fees, 

but that landlords find they can effectively sneak month-to-month fees into court 
judgments by claiming those fees are part of the rent.

8. Court costs and attorney’s fees
Advocates from many states, including California, Colorado, Georgia, Maryland, 

New Mexico, New York, Ohio, Texas, South Carolina, and Washington, described 

how landlords charge court costs and/or attorney’s fees in connection with 

eviction actions–sometimes immediately upon filing–or even for threatened 
eviction actions.

A Texas advocate mentioned seeing $73.25 eviction fees plus court costs due 

at the time the landlord files the eviction action. Similarly, a Colorado advocate 
stated that landlords have been almost uniformly charging court and attorney’s 

fees as soon as they file an eviction case in court (which the advocate believes 
is contrary to a state statute, though some judges have allowed it). Two Ohio 

advocates reported the same practice: that landlords often demand attorney’s 

fees if an eviction is filed–or when notice is posted (one advocate noted that 
practice is illegal). The fees range from $300 up to $600. A New Mexico advocate 

reported that apartment managers sometimes charge an estimated court filing 
fee on non-rent cases (for more than the actual cost), which is not included in the 

lease agreement. Although the New Mexico statute allows the prevailing party to 

collect fees and costs, managers assess these charges prior to even attending 

a hearing.
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A Maryland advocate noted that landlords charge court costs even when the 

landlord does not file the eviction case because the tenant pays the past due 
rent. Similarly, a California advocate noted that a landlord charged the cost of 

their legal fees to file an unlawful detainer action that was dismissed immediately 
because the tenant had complied with the relevant notice requirement.

Advocates in Georgia and Washington reported that landlords passed the cost 

of their attorneys on to their tenants. A Georgia advocate noted that landlords 

charge the tenant the “legal fee” that the landlord’s attorney charges to go to 

court or the fee to file an eviction case. Similarly, a Washington advocate stated 
that landlords charge fees for the landlord to consult with their attorney.

Advocates in various states, including Arkansas, Ohio, Virginia, and Washington, 

mentioned these fees in conjunction with notice fees (discussed in Section 

G above). For example, an Arkansas advocate stated that notice fees often 

get rolled into court costs and attorney’s fees. Similarly, an Ohio advocate 

commented that most landlords roll notice fees, which range from $25 to $35, 

into “court costs.” A Virginia advocate reported that some landlords add attorney’s 

fees when providing the legally required pre-lawsuit notice.

9. Common area and amenity-related fees
Advocates from Colorado, New York, and Washington reported seeing fees 

related to common areas and amenities. For example, a Washington advocate 

stated that landlords charge extra fees to access a community space such as 

a pool/clubhouse and fees to access laundry rooms (or have in-unit laundry). 

A Colorado advocate reported seeing common area maintenance fees, but 

noted that they do not know what makes up those fees. A New York advocate 

mentioned laundry charges. That advocate also described a situation where a 

landlord had assessed charges for damage to the common area years in the 

past. The tenant denied causing the damage and although the landlord failed 

to provide any substantiation for the changes, they applied earmarked rent 

payments to the damage fees and then claimed rent arrears.

10. Roommate and guest-related fees
A Washington advocate stated that landlords charge fees for guests that stay for 

longer than a certain period of time. A New York advocate noted that a landlord’s 

attorney admitted that his client routinely double-charges regulated rent if they 

believe a tenant has a roommate.
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11. Cleaning and repair fees
Some advocates reported nonrefundable fees for cleaning and related move-in 

or move-out services. For example, a California advocate stated that landlords 

charge an up-front cleaning fee. A Washington advocate similarly reported 

that landlords charge nonrefundable fees for cleaning and carpet shampooing. 

Additionally, an Ohio advocate reported that landlords charge flat fees and 
excessive fees for cleaning and repairs after a tenant moves out in order to keep 

security deposits.

12. Maintenance fees
A Florida advocate commented that some leases impose charges for each 

maintenance request. A Minnesota advocate reported that leases require 

renters to pay $25 to $35 per month to a utility company program that provides 

maintenance to furnaces and appliances that the landlord owns.

13. Inspection fees
A Washington advocate reported that landlords charge tenants for semiannual 

inspections that the landlord performs.

14. Mail sorting fees
A Texas advocate reported seeing a $4.50 mail sorting fee.

15. Fees charged each January
Two Minnesota advocates reported seeing a “January fee”–a fee charged 

in January for seemingly no reason. One of the advocates noted that one 

management company had this fee, which was for $100, for many years, but that 

they have since changed it to a $12 monthly fee.
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IV. CONCLUSION AND RECOMMENDATIONS

Junk fees charged to renters and rental housing applicants make securing and 

maintaining rental housing even more difficult for rent-burdened households. 
To help ensure renters’ future ability to secure safe and affordable housing by 

keeping unfair debt collection items off of their credit reports, both the states and 

the FTC could take action. The FTC could:

1. Investigate corporate and large landlords that impose unavoidable and 

exploitative junk fees for potentially deceptive or unconscionable practices, 

including fees that:
 ■ Are excessive in amount or greater than the cost to the landlord of 

a service.

 ■ Pay for services not ultimately provided (e.g., valet trash).

 ■ Charge for services that the landlord is legally obligated to provide as part 

of renting a habitable premises (e.g., pest fees, fees to maintain the furnace 

to provide heat, etc.).

 ■ Prevent competition, such as requiring use of a certain insurer or cable/

internet provider.

 ■ Violate the common law doctrine against liquidated damages (e.g., penalty 

fees, lease termination fees that do not consider whether a landlord was 

able to mitigate by re-renting to a new tenant).

 ■ Are prohibited by state or local law.

2. Work with the CFPB to investigate and bring enforcement actions against 

debt collectors that engage in collection practices that violate the Fair Debt 

Collection Practices Act in their collection of rental debt, which may include 

junk fees.30

3. Develop guidance or rules that prevent the imposition of unavoidable and 

exploitation junk fees, such as the fees described above in recommendation 

number 1. Work with the CFPB to develop guidance or rules under the Fair 

Debt Collection Practices Act stating that it is an unfair debt collection practice 

to collect such fees.

4. Develop guidance or rules to mandate that online platforms for rental 

advertisements, such as Zillow or Apartments.com, require disclosure of all 

fees–including fees charged before and after signing a lease–for a rental.

5. Work with the CFPB and HUD to study and address the disproportionate 

impact of these practices on renters and rental applicants of color.

States could:

1. Limit housing providers to charging only certain fees in addition to the stated 

amount of rent, which would be:
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 ■ Security deposit

 ■ Modest late fee no more than the cost of the late payment to the housing 

provider. 

2. Ban application fees or adopt strict limits (e.g., limited to approved 

applications or the actual cost of a tenant screening report obtained by the 

housing provider)

3. Ban fees that:
 ■ Are excessive in amount or greater than the landlord’s cost for a service.

 ■ Pay for services not ultimately provided (e.g., pest fees, valet trash).

 ■ Prevent competition, such as requiring use of a certain cable/

internet provider.

 ■ Violate the common law doctrine against liquidated damages (e.g., penalty 

fees, lease termination fees that do not consider whether a landlord was 

able to mitigate by re-renting to a new tenant).

In early March 2023, HUD Secretary Marcia Fudge issued a letter calling on 

housing providers and state and local governments to adopt policies to limit junk 

fees in rental housing.31
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APPENDIX 1 

EXAMPLE OF LEASE EXCERPT AND LEDGER 
WITH JUNK FEES
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APPENDIX 2 

SAFERENT® SCORE REPORT
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APPENDIX 3

LIST OF ORGANIZATIONS SIGNED ON TO THE 
FTC COMMENT

These are the 39 organizations that originally signed on to the February 8. 2023 

comments to the FTC that formed the basis of this report.

National Organizations

National Consumer Law Center (on behalf of its low-income clients)

Center for Digital Democracy

Consumer Action

Consumer Reports

Housing Justice Center

Liberation in a Generation

National Association of Consumer Advocates

National Housing Law Project

Public Good Law Center

Revolving Door Project

Private Equity Stakeholder Project

Unidos US

State and Local Organizations

ACLAMO (PA)

Alaska PIRG

BASTA, Inc. (CA)

California Low-Income Consume Coalition (CLICC)

Charlotte Center for Legal Advocacy (NC)

Consumer Federation of California

Economic Action Maryland

Greater Hartford Legal Aid (CT)

Greater Napa Valley Fair Housing Center (CA)

HOME Line (MN)

Indiana Legal Services, Inc.

Jacksonville Area Legal Aid (FL)

Law Center for Better Housing (IL)
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Legal Aid Justice Center (VA)

Legal Aid Society of Southwest Ohio

Legal Services of Greater Miami, Inc. (FL)

Michigan Poverty Law Program

Mountain State Justice, Inc. (WV)

New Jersey Citizen Action

Oregon Consumer Justice

Peoples Law Center—Centro de Derecho de la Gente (WI)

Tzedek DC

United Tenants of Albany (NY)

Vermont Legal Aid

Virginia Poverty Law Center

Volunteer Lawyers for Justice (NJ)

William E. Morris Institute for Justice (AZ)
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it comes to fees, one Washington advocate stated that small landlords are just as bad—they 

are just less organized. 

26. For an example of a tenant screening company’s involvement in the high-risk determination, 

see the Appendix to Addendum 1 (showing a SafeRent Score Report from CoreLogic Rental 

Property Solutions (now SafeRent Solutions LLC)).

27. For more on security deposit replacement products, see Nat’l Hous. Law Project, Regarding 

Security Displacement Products (2022).

28. LeaseLock is a “lease insurance provider” that “eliminates security deposits, surety bonds, 

cosigners and guarantors.” According to its website, LeaseLock’s billing is integrated with the 

leasing process such that a “monthly deposit waiver fee is automatically collected along with 

monthly rent.” Although the tenant foots the bill—which ranges from $16 to $39 per month—

the insurance that LeaseLock provides is payable to the landlord, not the tenant. LeaseLock, 

Frequently Asked Questions (last visited Jan. 4, 2023).

29. See Kelly Thompson Cochran, Colin Foos, & Michael Stegman, RenRegLab & Urban Inst., 

Utility, Telecommunications, and Rental Data in Underwriting Credit app. D, at 99 (2021). For 

a discussion of the risks of this practice, see Nat’l Consumer Law Ctr., Even the Catch-22s 

Come With Catch-22s: Potential Harmzs & Drawbacks of Rent Reporting (2022).

30. See, e.g., Kuehnhoff, et al., supra note i. 

31. Open letter from HUD Secretary Marcia Fudge to Colleagues, Housing Providers, State and 

Local Leaders, March 7, 2023.

https://www.nclc.org
https://www.nclc.org/wp-content/uploads/2022/09/common-law-overdraft-fees.pdf
https://www.nclc.org/wp-content/uploads/2022/09/common-law-overdraft-fees.pdf
https://library.nclc.org/book/consumer-banking-and-payments-law/51031-overview-interchange-fees
http://www.nclc.org/library
https://library.nclc.org/book/mortgage-servicing-and-loan-modifications/27-force-placed-insurance
https://library.nclc.org/book/mortgage-servicing-and-loan-modifications/27-force-placed-insurance
https://library.nclc.org/book/mortgage-servicing-and-loan-modifications/27-force-placed-insurance
http://www.nclc.org/library
http://www.nclc.org/library
https://library.nclc.org/book/unfair-and-deceptive-acts-and-practices/9510-force-placed-automobile-insurance
https://library.nclc.org/book/unfair-and-deceptive-acts-and-practices/9510-force-placed-automobile-insurance
http://www.nclc.org/library
http://www.nclc.org/library
https://www.nhlp.org/wp-content/uploads/2023.01.05-Regarding-Security-Deposit-Replacement-Products.pdf
https://www.nhlp.org/wp-content/uploads/2023.01.05-Regarding-Security-Deposit-Replacement-Products.pdf
https://leaselock.com/faqs/
https://finreglab.org/wp-content/uploads/2022/02/utility-telecommunications-and-rental-data-inunderwriting-credit_1.pdf
https://www.nclc.org/resources/even-the-catch-22s-come-with-catch-22s-potential-harms-drawbacks-of-rent-reporting/
https://www.nclc.org/resources/even-the-catch-22s-come-with-catch-22s-potential-harms-drawbacks-of-rent-reporting/
https://www.hud.gov/sites/dfiles/PA/documents/Junk_Fees_Memo_SOHUD_signed.pdf
https://www.hud.gov/sites/dfiles/PA/documents/Junk_Fees_Memo_SOHUD_signed.pdf
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Title
2024 Land Use and Environment Committee Work Plan

Recommended Action
Committee Recommendation:
Not referred to a committee.

City Manager Recommendation:
Approve the 2024 Land Use and Environment Committee Work Plan recommendation and forward to
the City Council for approval.

Report
Issue:
Whether to approve the 2024 Land Use and Environment Committee Work Plan recommendation
and forward to the City Council for approval.

Staff Contact:
Leonard Bauer, Director, Community Planning and Development, 360.753.8206

Presenter(s):
Leonard Bauer, Director, Community Planning and Development

Background and Analysis:
The Committee annually sets a program of work items to consider that year.  A draft 2024 LUEC work
program is attached.  It contains items carried over from LUEC’s 2023 work program, and items
included on the initial draft work programs for City staff and the Olympia Planning Commission.

Climate Analysis:
(Note: This is a high-level summary of all the agenda items on the 2024 LUEC Work Program.  A
more detailed analysis will be completed for each of the agenda items when they come before the
LUEC.)

The majority of the agenda items in the proposed 2024 LUEC work program include actions intended
to specifically support climate action strategies.  Many of the items focus on the transportation and
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land use sector by seeking and promoting ways for the City to accommodate future growth in denser
land use patterns.  Such patterns increase opportunities for residents to live closer to jobs and
services, promoting non-automobile travel modes such as walking, biking and transit.  These patterns
also reduce urban sprawl, preserving forest and agriculture outside the current city boundaries.

Other agenda items support the buildings, energy, and agriculture sectors. They do this through
increased energy efficiency and electrification of buildings, and supporting small urban agriculture.  In
addition, climate adaptation actions are supported through the sea level rise plan.

The agenda items are policy discussions regarding a potential range of strategies and actions.
Decisions to go further along the range toward stronger support of climate actions is possible for
each item.  However, each of those decisions also may have other implications for cost of
development of housing, vehicle transportation congestion, economic development, and other
community priorities.

Equity Analysis:
(Note: This is a high-level summary of all the agenda items on the 2024 LUEC Work Program.  A
more detailed analysis will be completed for each of the agenda items when they come before the
LUEC.)

Proposed agenda items will generally benefit existing and new residents and businesses with
increased property values, greater stability in rental housing, opportunities to be closer to jobs and
services with concurrent opportunities for reduced transportation costs, increased housing supply
and variety, new programs to enhance homes' energy efficiency, decreased greenhouse gas
emissions, and opportunities for urban agriculture bringing local food options.

Some residents may be burdened by additional construction near their home, likely increases in
property taxes, and potentially more occupied on-street parking.

There are existing income, race, and homeowner/renter disparities between neighborhoods that
could be exacerbated by some of the agenda items.  To avoid this, intentional examination of these
possibilities must be included, as well as specific actions to prevent or reverse those disparities.
Such examination could include public investment in specific housing types and infrastructure within
areas that are currently lower-income, as well as provisions within new building regulations that
provide flexibility or relief from certain requirements for lower-cost housing.

Neighborhood/Community Interests (if known):
The agenda items on the Committee’s work program are typically of interest to all neighborhoods and
the entire community.

Financial Impact:
Staff work on all items on the draft 2024 LUEC work program is included in the City’s adopted 2024
budget.  Individual work program items may have additional financial impacts that will be identified
during LUEC consideration of those items.

Options:
1. Recommend City Council approval of the proposed 2024 LUEC work program.
2. Direct changes to the proposed 2024 LUEC work program and recommend the revised
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version for City Council approval.
3. Direct changes to the proposed 2024 work program and schedule for additional review at the

Committee’s next meeting.

Attachments:

Draft 2024 LUEC Work Program

City of Olympia Printed on 1/19/2024Page 3 of 3

powered by Legistar™

http://www.legistar.com/


  LAND USE AND ENVIRONMENT COMMITTEE 2024 WORK PLAN 

DRAFT 

Meetings are the fourth Thursday of the month starting at 5:30 PM unless otherwise 

noted. 

Agenda Item Staff Responsible Summary 

January 25 

1. Renter Protection Measures Christa Lenssen Recommendation 

2. LUEC 2024 Work Plan*  Leonard Bauer Discussion 

3.    

4.    

February 22 

1. Neighborhood Centers 

Report  

Casey Schaufler Discussion and Recommendation 

2. Drive-Through Code 

Amendment Application 

Casey Schaufler Recommendation on application 

for zoning code text amendment 

3. Housing Study Christa Lenssen Possible referral back from City 

Council 

March 21 

1. Comp Plan Periodic Update  Joyce Phillips Briefing on status of 2025 Periodic 

Update process  

2. Thurston Climate Mitigation 

Plan Implementation Update 

Pamela Braff Briefing 

3. Sea Level Rise Plan 

Implementation Update* 

Pamela Braff Briefing 

April 25 

1. Downtown Parking 

Enforcement  

Parking Services staff Briefing and Recommendation on 

proposed changes to implement 

Parking Strategy 

2. Capital Mall Triangle 

Subarea Plan 

David Ginther Recommendation 

3.    

 May 23 

1. Wireless Telecommunications 

Facilities on City property 

Susan Clark/Mike 

Vessey 

Briefing 

2.    

3.    

June 27 

1.    

2.    

3.    

July 25 

1. Middle Housing Ordinance 

Updates 

Joyce Phillips Briefing on status of ‘harmonizing’ 

middle housing ordinances and 

updating per state legislation 

2. Development Code 

Updates to Support Urban 

Agriculture 

Leonard Bauer Recommendation 

3.    

4.    



August 22 

1. EDDS 2023 Update* Steve Sperr Recommendation 

2. Capital Mall Triangle 

Planned Action Ordinance 

David Ginther Recommendation 

3.    

September 26 

1. Housing and Homeless 

Services Update* 

Darian Lightfoot Briefing 

2. Comprehensive Plan 

Update – Housing Element 

Casey 

Schaufler/Darian 

Lightfoot 

Briefing on status 

3.    

October 24 

1. Comprehensive Plan 

Update – Land Use 

Element 

David Ginther/Joyce 

Phillips 

Briefing on status 

2. Comp Plan Update – 

Climate Element 

Pamela Braff Briefing on status 

3.    

4.    

November 21 (3rd Thursday due to holiday) 

1. Review of SEPA 

Categorical Exemptions 

Nicole Floyd Discussion of statutory options 

2. Downtown Creative District 

– Development Code 

Amendments 

Holly Borth 

 

Recommendation on potential 

zoning and development code 

amendments to implement 

Creative District 

3.    

December 19 (3rd Thursday due to holiday) 

1. CPD 2024 Work Plan Update*  Tim Smith Briefing 

2. LUEC 2024 Work Plan*  Leonard Bauer Discussion 

3.    

   

To Be Scheduled 

Middle Housing Ordinance 

Updates 

Joyce Phillips Recommendation 

Subdivision Code 

Amendments 

Joyce Phillips Update of OMC Title 17 

Review of SEPA 

Categorical Exemptions 

Nicole Floyd Recommendation 

Broadband 

Access/Affordability 

TBD/TRPC Briefing on regional coordination 

efforts 

Regional Home Energy 

Assessment and Disclosure 

Policy 

Pamela Braff Briefing and possible 

Recommendation (likely late in the 

year, or early 2025. Timing will 

depend on regional partners). 

   

   

 

*=regular LUEC work program items each year 
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