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Changes to Oregon Residential 
Landlord/Tenant Law  



Topics Covered 
 Timing of Termination Notices 
 Non-Compliance Fee Changes 
 HOA Move-in/out Fee Charges 
 Waiver Exceptions 
 Application of Payments 
 Renter’s Insurance 
 Tampering with Fire Sprinklers 
 Damages assessed to Tenants 
 Public Service Charges by Local Governments 
 Bedrooms  
 City of Portland Ordinance 



Timing of Termination Notices  
 All termination notices based on the number of days will 

expire at 11:59 p.m. on the last day - ORS 90.160 & 
105.159 

 





Non-Compliance Fee Changes 
 Allows non-compliance notice and fee failure to clean up waste 

from a service animal, other than in the unit. 
 Increases fee for unauthorized pets.  
 Beginning with the 2nd and any subsequent non-compliance notices, a fee 

not to exceed $250 is allowed.  
 However, the tenant has a 48-hour cure period before the landlord may 

issue the second notice and assess the fee. 

 A non-compliance fee for unpaid utilities cannot be assessed 
until such payment is at least 30 days past due. 

 





HOA Fee Changes 
 HOA Fees charged for move-in or move-out (such as elevator 

use fees) may be passed along to tenants so long as: 
 HOA bills landlord for the assessed fee to the resident 
 The assessed fee are billed equally to any resident or owner of the HOA 
 Language included in Rental Agreement 
 Tenant is provided with copy of the assessed fee 

 
 

 







Penalty for Charging 
 Unauthorized Fee 
 If landlord charges any fees in violation of ORS 90.302, tenant may collect 

twice actual damages, up to $300 

 Examples: 
 Move-in/out fees (except HOA fees) 
 Lease break fee in excess of 1.5 month’s rent 



Partial Payment Waiver Exception 
 Current law provides that moneys paid under a Housing 

Choice Voucher is not “rent” for purposes of partial payment 
waiver 

 Added language that funds paid by any local, state or federal 
housing assistance program are not considered “rent”  
 New language matches source of income discrimination statute 

 



Application of Payments 
 Requires that if there is application of payments language in the 

rental agreement, it must provide for application as follows: 
 Outstanding rents from prior rental periods 
 Rent from current rental period 
 Utility or Service Charges 
 Late rent payment charges 
 Lease-break, non-compliance and other fees under ORS 90.302, 

or other fees or charges related to damage claims or other claims 
against the tenant. 

 This change is effective for all month to month agreements as of 
1/1/2016 and for all fixed term tenancies entered into or renewed 
after 1/1/2016. 



Application of Payments 
 Waiver Exception 
 Waiver usually applies when LL takes 3 rent payments with 

knowledge of tenant default 
 New language prevents a waiver based on the tenant’s failure 

to pay money owed to the landlord for the following reasons: 
 damage to the premises 
 damage to another structure located on the grounds 
 utility charges 
 fees, or deposits  

 



Waiver Exception Continued 
 Landlord must serve a written notice to the tenant following 

the violation but prior to the acceptance of rent for three rental 
periods which includes: 

 Description for the basis of the claim and the amount of money 
owed that constitutes the violation; 

 States that the tenant is required to correct the violation by 
paying the money owed; and  

 States that the continued nonpayment of the money owed that 
constitutes a violation may result in a termination of the 
tenancy pursuant to ORS 90.392. 
 



Waiver Exception Continued 
 For violations concerning the tenant’s failure to pay money 

owed to the landlord, the landlord’s written warning notice 
remains effective for 12 months from the date of the tenant’s 
failure to pay the money owed. 

 





Renter’s Insurance  
 Landlord can require the tenant provide documentation: 
 That tenant has named the landlord as an “interested party” on 

the tenant’s renter’s liability insurance policy authorizing the 
insurer to notify the landlord of  
 Cancellation or nonrenewal of the policy 
 Reduction in policy coverage 
 Removal of landlord as interested party 

 





Renter’s Insurance Continued 
 Requires landlord to disclose to applicant of the exceptions 

to required insurance coverage (50% of area median income 
and project based subsidized units)  

 Clarifies that no renters insurance can be required for those 
in project-based subsidy units but can be required for those in 
tenant-based subsidized units. (Still unable to mandate for 
those < 50% area median income) 

 Knowing landlord violation of rental insurance section is the 
actual damages or $250. 

 



Fire Sprinklers 
 Language added that forbids the tenant from removing, 

obstruction, or tampering with fire sprinkler head. 

 





Damages Assessed to Tenants  
 Provides that tenant is not responsible for damage that results 

from:   
 Acts of God; or 
 Conduct by a perpetrator relating to domestic violence, sexual 

assault or stalking. 
 For damage that results from conduct by a perpetrator 

relating to domestic violence, sexual assault or stalking, a 
landlord may require a tenant to provide verification that the 
tenant or member of the tenant’s household is a victim of 
domestic violence, sexual assault or stalking as provided by 
ORS 90.453. 



Public Service Charges 
 by Local Governments 

 Landlord has right to charge the tenant a Public Service 
Charge that has been billed by a utility or service provider. 

 Public Service Charge is defined as municipal services and the 
provision of public resources related to the dwelling unit, 
including street maintenance, transportation improvements, 
public transit, public safety and parks and open space. 

 



Public Service Charges by Local 
Governments Continued 

 Public Service Charge means a charge imposed on a landlord 
by a utility or service provider, by a utility or service provider 
on behalf of a local government or directly by a local 
government. 

 Public Service Charge does not include real property taxes, 
income taxes, business license fees or dwelling inspection 
fees 

 



Public Service Charges 
 Landlord must bill tenant within 30 days of receipt of the 

provider’s bill. 
 Billing of Public Service Charge must be separate and 

distinctly stated from rent if billed jointly. 
 A 60-day written notice is required to amend an existing 

MTM rental agreement for this provision. 
 Landlord cannot hold tenant liable for Public Service Charge 

billed to previous tenant. 
 A non-compliance fee for unpaid utilities cannot be assessed 

until such payment is at least 30 days past due. 
 





Bedroom Definition 
 Relates to the Occupancy Rules in ORLTA 
 A bedroom means a habitable room that  
 Is intended to be used primarily for sleeping purposes 
 Contains at least 70 sq. ft. and  
 Is configured so as to take the need for a fire exit into account 

 



Bedroom Definition Continued 
 Landlord shall provide at all times during the tenancy a route of exit 

from a bedroom, other than the main entrance to the bedroom, for use 
during an emergency. 
 The secondary route of exit must confirm to applicable law. 
 Failure to comply allows tenant to recover actual damages and the tenant 

may terminate by providing description of non-compliance 72-hours prior to 
date of termination. 

 If landlord cures within 72-hours the tenancy doesn’t terminate, however 
the tenant can still recover damages. 

 If the landlord doesn’t cure within 72-hours the tenancy does terminate, the 
tenant may recover twice the actual damages or twice the periodic rent, 
whichever is greater.  

 Additionally the landlord must return all security deposits and unpaid rents 
owed to tenant within four days after termination. 

 



City of Portland 
 Effective November 13, 2015 
 Applies to rental units located within the boundaries of the 

City of Portland 
 Requires at least 90 days’ written notice of rent and/or 

housing cost increases of 5% or more in a 12 month period 
 Housing costs include all rent, fees and other charges 
 Excludes utility charges based on usage (but does apply to 

adding new utility charges 
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