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2019 Legislative Update: Stable Homes Federal Way 

By Christopher D. Cutting, Cutting Law Office PC 

This Legislative Update contains a summary of Citizen Initiative 19-001, the Federal Way Good Cause Eviction 

Ordinace.  These additional regulations only apply if your property is located within the legal limits of the city.  

This is a summary only and is not a substitute for individual advice from an attorney. 

Just Cause Eviction 

A month-to-month tenancy may only be terminated if the owner has one of 

the following 13 just causes: (1) tenant fails to pay rent following a notice 

to pay or vacate, unless the tenant “withheld rent” in responde to a property 

defect; (2) tenant fails to comply, or attempt to comply, with a notice to 

comply or vacate; (3) tenant is engaged in waste, nuissance, or an illegal 

activity; (4) landlord or an immediate family member intends to move in; 

(5) landlord intends to convert the unit to a condo; (6) landlord intends to demolish or rehabilitate the unit; (7) 

government declares it is illegal to occupy the unit; (8) landlord intends to cease renting the unit for at least 24 

months; (9) tenant refuses an offer of a new lease after 30 days’ notice; (10) landlord filed “numerous” non-

payment of rent evictions against the tenant in the prior 12 months after 30 days’ notice; (11) unit is in a publiclly-

funded transitional housing program; (12) landlord wishes to stop sharing his or her own dwelling; or (13) a tenant 

dies or vacates involuntarily and the remaining occupants refuse to take over the lease.  Causes (4) through (8) 

require 120 days’ notice. 

 

Protection for Unauthorized Occupants 

A landlord may not evict a tenant because a spouse, domestic partner, 

partner in a committed intimate relationship, parent, grandparent, 

grandchild, sibling, niece, or nephew is residing in the unit.  A landlord 

can still limit occupancy in a unit and require screening and approval 

before allowing any other change in occupancy. 

 

Mandatory Lease Renewal 

Any lease that does not automatically continue on a month to month basis 

at the end of the initial term is subject to a mandatory offer of renewal.  The landlord may change the financial 

terms and length of the offered renewal, but may not change any other term.  The landlord must offer this new 

tenancy between 60 and 90 days before the current term expires and give the tenant at least 30 days to decide 

whether to accept the new term.  If one of the just causes exists that would allow termination of a month-to-month 

tenancy, the landlord may refuse to offer a new term and instead provide a 60 d ay notice of non-renewal. 

 

Damages.  A tenant may recover 4.5 times the monthly rent as damages for any breach of these new protections.  

Longer Retaliation Protection 

The initiative extends the 

period that a tenant receives 

heightened protection against 

retaliation from ninety days to 

nine months. 

Additional Protected Classes 

The ordinance creates five new 

protected classes: first responders, 

seniors, family members, health 

care providers, and educators.  A 

landlord may not evict a tenant 

because of his or her membership 

in one of these classes. 


