SENATE BILL REPORT
SB 6139

As of January 30, 2026

Title: An act relating to partial rental payments and rental payment methods of an unlawful
detainer action or issuance of awrit of restitution.

Brief Description: Concerning partia rental payments and rental payment methods of an
unlawful detainer action or issuance of awrit of restitution.

Sponsors: Senators Hansen, Nobles, Saldafia and Trudeau.

Brief History:
Committee Activity: Housing: 1/30/26.

Brief Summary of Bill

* Requires landlords, in the event of a late rental payment, to make
available any means of payments agreed to in the rental agreement and
any means previously accepted during the tenancy.

» Specifies that a partial payment of past-due rent does not constitute a
reinstatement of the lease, and is not grounds for dismissal or ater the
five-court-day deadline of a pending unlawful detainer proceeding.

SENATE COMMITTEE ON HOUSING
Staff: Benjamin Omdal (786-7442)

Background: Residential Landlord-Tenant Act. The Residential Landlord-Tenant Act
(RLTA) regulates the creation of residential tenancies and the relationship between
landlords and tenants of residential dwelling units. The RLTA establishes rights and duties
of both tenants and landlords, procedures for the parties to enforce their rights, how and
when atenancy expires or may be ended, and remedies for violations of the RLTA.

This analysis was prepared by non-partisan legislative staff for the use of legidative
membersin their deliberations. Thisanalysisis not part of the legislation nor does it
constitute a statement of legidative intent.
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Rental Payments. A landlord under the RLTA must accept a personal check, cashier's
check, or money order for any payment of rent made by a tenant. A landlord must also
allow for the tenant to submit a rental payment by mail unless the landlord provides an
accessible, on-site location.

A landlord is not required to accept a personal check from any tenant that has had a
personal check written to the landlord that has been returned for nonsufficient funds or
account closure within the previous nine months.

A landlord may refuse to accept cash for any payment of rent made by a tenant, but shall
provide a receipt for any payment made by cash, or made through any other form when
requested.

A landlord must first apply any payment made by a tenant toward rent before applying any
payment toward |late payments, damages, legal costs, or other fees, including attorneys fees.

Unlawful Detainer Actions for Nonpayment of Rent. For tenancies under the RLTA, a
landlord may seek to evict atenant for nonpayment of rent by bringing an unlawful detainer
action in court, if atenant does not comply with a properly served 14-day notice to pay rent
or vacate the premises. If a court finds in favor of the landlord, the court must enter
judgment against the tenant for restitution of the premises and damages in the amount of
any rent due, any late fees due under the lease up to $75 in total, and any attorneys fees
awarded by the court.

Execution of the judgment may not occur until five court days have expired after the entry
of the judgment. If the tenant pays the amount of any rent and fees due before the entry of
judgment or before the five court days have expired, the judgment is satisfied and the
tenancy is restored. A tenant who provides a pledge of financia assistance letter from a
government or nonprofit entity has until the date of eviction to pay the amount of any rent
and fees due.

Once a judgment has been satisfied, alandlord must file a satisfaction of judgment with the
court.

Summary of Bill: Rental Payments. In the event of alate rental payment, a landlord must
continue to make available to the tenant any means of payment agreed upon in the rental
agreement and any means of payment previously accepted by the landlord from the tenant
during the duration of the tenancy.

Partial Payment of Past-Due Rent. Except upon written agreement of the landlord and
tenant, any partial payment of past-due rent made by the tenant or accepted by the landlord
does not constitute, nor may it be construed as, a reinstatement of the lease, and is not
grounds for dismissal of any pending unlawful detainer proceeding.
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Any partial payment of the amount owed in an unlawful detainer action does not alter,
amend, or extend the five-court-day deadline for full payment.

Appropriation: None.

Fiscal Note: Not requested.

Creates Committee/Commission/Task Forcethat includes L egislative members. No.
Effective Date: Ninety days after adjournment of session in which bill is passed.

Staff Summary of Public Testimony: PRO: The bill comes from occurrences where
tenants want to make payments towards their rent but were unable to due to landlords not
wanting to accept the payment. Landlords have shut off payment portals, even when
tenants have the financial ability to pay off outstanding rent. The bill presents a position
compromise between providing tenants a method to help pay towards their unpaid rent. It
makes sense to have clarifying language that a partial payment will not reinstate the lease,
since a partial payment could put alandlord in a difficult financial position.

CON: Washington had a record-breaking number of evictions in 2024, causing harm to
marginalized communities. Landlords would mislead tenants and encourage tenants to
partially pay judgments even when this would protect them from losing their home. We
should not be taking discretion away from judges in eviction proceedings.

OTHER: Payment portals are not neutral tools; if kept open, additional confusion may
arise. Allowing payments allows for balances to remain lower throughout the eviction
process. Additional statutory clarity is needed to address current case law. Judgments are
large due to the length of the eviction process. The language addressing previously
accepted payments might lead to unintended consequences.

Persons Testifying: PRO: Senator Drew Hansen, Prime Sponsor; Anne Knapp.
CON: Daniel Lugo, Citizen Advocate; Kerri Burnside, Bellingham Tenants Union.

OTHER: Krystelle Purkey, Washington Multi-Family Housing Association; Daniel Bannon,
RHAWA; Jim Henderson, National Association of Residential Property Managers
(NARPM).

Persons Signed In To Testify But Not Testifying: No one.

Senate Bill Report -3- SB 6139



