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For hundreds of years, the relationship between landlords and tenants was 
characterized by tenants having very few rights against landlords.  Now, howev-
er, the courts and the Council of the District of Columbia have made laws that 
redefine this relationship and, as a result, tenants in the District of Columbia 
today have many legal rights related to rent, building condition, and purchase 
of their buildings.  This guide is an introduction to these reforms in land-
lord-tenant law. The guide not only outlines tenant rights, but also is a remind-
er of tenant responsibilities to pay rent, respect the landlord’s property, and 
comply with lease terms. Because the law is complex and constantly changing, 
tenants should not rely solely on the brief summaries of law contained in this 
guide. Tenants should contact the legal service organizations or other agencies 
listed in the last section of the guide (Section 18.0 Agencies and Additional 
Resources) for detailed information.



eighth edition may 2013, © the harrison institute for housing and Community Development,

georgetown university law Center, 111 f street, n.W., suite 102, Washington, D.C. 20001, (202) 662-4232

With support from united Way of the national Capitol area, through the Coalition for nonprofit housing and economic 
Development

acknowLedGements

the eigth edition of tenant survival guide was written under the coordination of the harrison institute for housing and 
Community Development of georgetown university law Center. this guide is in part based on an original edition pub-
lished in 1979 by City Wide housing foundation and university legal services; a second edition published in 1983 by the 
harrison institute and nCB; a third edition published in 1986 by the harrison institute; a fourth edition published in 1989 
by the harrison institute; a fifth edition published in 1997 by the harrison institute; a sixth edition published in 2003 by 
the harrison institute; and a seventh edition was published in 2007. the current edition was produced by nicholas Jarcho 
at the harrison institute. funding was provided by the united Way of the national Capitol area, through the Coalition for 
nonprofit housing and economic Development.  spanish language translation was provided by the latino economic Devel-
opment Center. Design and photography, Brent futrell, georgetown law office of Communications.

How to order copies of tHis Guide

Copies are available at the harrison institute for housing and Community Development, 111 f street, n.W., suite 102, 
Washington, D.C. 20001, (202) 662-4232.  for more information about the harrison institute, visit: http://www.law.george-
town.edu/clinics/hi/housing.html.

Copyright©: georgetown university d/b/a the harrison institute for housing and Community Development

this tenant survival guide may not be reprinted or reproduced in any manner for commercial purposes without the ex-
press written permission of the harrison institute for housing and Community Development at the georgetown university 
law Center. 

Washington, D.C. tenant survival guiDe

GeorGetown Law

the harrison institute for housing anD Community Development

G e o r G e t o w n  L a w



Contents

1.0  leases  6

2.0  seCurity Deposits  9

3.0  repairs  11

4.0  renter’s insuranCe  17

5.0  eviCtions  18

6.0  Drug relateD eviCtions  23

7.0  rent Control  24

8.0  retaliatory aCtion  29

9.0  tenant petitions anD meDiation  29

10.0 offiCe of the tenant aDvoCate  30

11.0 puBliC housing  30

12.0 feDerally suBsiDizeD housing  31

13.0 ConDo anD Coop Conversion Controls  32

14.0 tenant’s rights When your BuilDing is for sale  34

15.0 forming a tenant organization  37

16.0 inCorporating a tenant organization  38

17.0 homeoWnership programs  39

18.0 agenCies anD aDDitional resourCes  40



6

Washington, D.C. TenanT Survival Guide

A lease is a contract between you and 
your landlord. The landlord agrees to 
provide a clean, sanitary, and vacant unit 
and to make repairs required by D.C. 
law. You agree to pay the rent, keep your 
apartment or house clean and undamaged, 
and follow the rules and regulations of 
your lease.

Leases are usually in writing. Typically, a 
landlord will provide a pre-printed form 
that you will be asked to sign. Leases may 
also be “oral” or unwritten agreements. An 
oral lease gives you the same basic rights 
as a written lease, but they are harder to 
enforce and you should try to have your 
lease put in writing.

a. application for a Lease
When you apply to rent a house or apart-
ment, you are actually applying to qualify 
for a lease. Usually, the landlord will 
require you to fill out an application form 
and pay an application fee before you sign 
the lease. The application typically re-
quests information on employment history 
and credit references and often becomes 
part of the lease. Read the application 
thoroughly and give true and accurate 
information.  If you give false information, 
the landlord may later be able to evict you.

When you fill out a rental application 
to lease any unit in the District, the 
landlord is required to inform you of the 
unit’s rental history for the past 3 years. 
The landlord must provide a disclosure 
form that lists, among other things, the 
following:

•	 the	registration	and	rent	control	
status of the unit and the most recent 
amended registration form; 

•	 the	amount	of	the	non-refundable	
application fee;

•	 the	amount	of	rent	and	any	additional	
surcharges for the unit;

•	 the	frequency	that	rent	increases	may	
be implemented; 

•	 a	pamphlet	published	by	RACD	ex-
plaining tenant rights and resources;

•	 the	amount	of	the	initial	security	
deposit (if any), the interest rate of the 
deposit, and how the deposit will be 
returned once you leave;

•	 all	reports	for	violations	issued	within	
the previous year; 

•	 any	pending	tenant	or	landlord	peti-
tions that could effect the unit;

•	 information	identifying	the	building’s	
owner; and

•	 if	the	building	is	in	the	process	of	
converting to a cooperative or a condo-
minium. 

•	 The	amount	of	any	nonrefundable	
application fee; and 

•	 The	current	business	license.

B. discrimination
It is illegal for a landlord to refuse to rent 
to you, make a false representation of the 
availability of a unit, change the terms of a 
rental agreement or discriminate in other 
ways against you because of your race, 
color, religion, national origin, sex, age, 
marital status, personal appearance, sexual 
orientation, gender identity or expression, 
familial status, family responsibilities, dis-
ability, student status, political affiliation, 
or place of residence or business. It is also 
illegal for a landlord to refuse to rent to 
you because of your source of income, or 
if you would pay your rent using a Section 
8 voucher or through any other rent sup-
plement program. Sexual harassment by 
your landlord is also a form of prohibited 
sex discrimination, and your landlord must 
make reasonable accommodations to your 
unit if you are disabled. If you believe the 
landlord has discriminated against you for 
any of the characteristics listed above or 
has sexually harassed you, a complaint can 
be filed with the D.C. Office of Human 
Rights, 441 4th Street, N.W., 9th Floor 
North, Room 970, (202) 727-4559. 

c. signing a Lease
Once the landlord approves your appli-
cation, the landlord may require you to 
sign a written lease before moving into the 
unit. Read the lease before you sign it and 
look for opportunities to negotiate with 
the landlord about the lease provisions. 
If you have trouble understanding any 
of the provisions, ask for an explanation 
or assistance. Be aware that some lease 
clauses are illegal. (See subsection E 
below entitled “Illegal Lease Clauses”.) If 
the landlord requires a security deposit, 
make sure that the amount and terms of 
the security deposit are clearly spelled out 
in the lease. (See section 2.0 on Security 
Deposits.)

When you are about to sign a written 
lease, sometimes the landlord will promise 
orally, or ask you to promise orally, to do 
something that is not contained in the 
written lease. If this happens, you must 
be careful because oral promises are very 
hard to prove. If the landlord makes any 
oral additions to your written lease, make 
sure to write the additions or changes in 
the lease before you sign it. Then sign 
your initials and ask your landlord to sign 
his or her initials next to each addition or 
change.

Before you sign the lease, the landlord 
must give you:

•	 a	written	notice	if	the	landlord	is	
exempt from rent control;

•	 a	copy	of	Chapter	1,	Section	101	
(Civil Enforcement Policy), Chapter 1, 
Section 106 (Notification of Tenants 
Concerning Violations), and Chapter 
3 (Landlord and Tenant) of the D.C. 
Housing Regulations; and 

•	 a	Lead-Based	Paint	Hazard	Disclo-
sure Form, if your building was built 
before 1978. The form must include 
any information reasonably known to 
the landlord regarding the presence of 
lead-based paint, lead-based paint haz-
ards, or pending actions ordered by the 

1.0 leases
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city to abate the presence of either. If 
a member of your household is a child 
under six years of age, or a pregnant 
woman, the landlord must also give 
you a Clearance Report dated no more 
than one year before your move-in 
date. The Clearance Report states 
that your home was tested and cleared 
for Lead-Based Paint Hazards. If you 
inform your landlord in writing that a 
pregnant person or a person under the 
age of six regularly visits your home, 
your landlord must provide you with a 
Clearance Report within 30 days.

After you sign a lease the landlord must 
give you an exact, legible, and signed copy 
of the lease and application within 7 days. 
Always keep your lease, application, and 
other documents concerning your apart-
ment or house in a safe place.

If a vacant unit is rent-controlled, certain 
rules apply to the landlord’s ability to raise 
the rent for a new tenant. Once a tenant 
has vacated an apartment, a landlord may 
raise the rent of the unit before renting 
the unit to a new tenant. The landlord 
can choose to raise the rent to 10% more 
than the former tenant’s rent, or to the 
equivalent rent of a comparable unit in 
the building. However, if the landlord 
chooses to raise the rent to the equiv-
alent of a comparable unit in the same 
building, the total increase cannot be 
more than 30% higher than the former 
tenant’s rent. Also, within 15 days, the 
landlord must provide the new tenant 
with a statement indicating the amount 
of all rent increases for the apartment 
over the previous 3 years (including the 
most recent vacancy increase), and the 
basis for each increase. If the landlord has 
taken the vacancy increase, the disclosure 
statement to the new tenant must identify 
the substantially similar unit on which the 
increase was based. For further informa-
tion on rent increases, see section 7.0 on 
Rent Control.

d. the meaning of certain 
Lease clauses

waiver of notice to Quit

“Waiver of notice to quit” is a lease clause 
that allows the landlord to start eviction 

proceedings without giving a tenant the 
usual 30-day Notice to Quit. This waiver 
is legal only when the eviction is based on 
non-payment of rent. When the eviction 
is based on other reasons the landlord 
must give you proper written notice 
before filing a petition in court to begin 
the eviction process. For more details on 
all of the steps your landlord must satisfy 
before you have to vacate your unit, see 
section 5.0 on Evictions.

Late fee

A “late fee” is the money the landlord 
may charge for late payment of rent. The 
landlord cannot charge a tenant a late fee 
for late payment of rent unless the lease 
clearly states that the landlord will have 
this right. The landlord is also prohibited 
from raising the amount of the late fee 
above the amount written in the lease. If 
you pay your rent late one month and do 
not pay the late fee, some landlords will 
continue to charge a late fee every month 
until all fees are paid, even if the rent is 
paid on time during those months. The 
law is not clear on this practice; if your 
landlord is charging you late fees every 
month, even though you are paying on 
time, you should get help from a lawyer. 
(See section 18.0 on Agencies and Addi-
tional Resources for legal assistance.)

riGHt of entry

“Right of entry” means that the landlord 
may come into a tenant’s apartment to 
inspect for damages, make repairs, and 
show your unit to persons interested in 
living in the building. Before entering 
your unit, the landlord must provide you 
with a notice requesting entry within a 
reasonable amount of time before the visit 
and can request entry only at reasonable 
times and for a good business reason. 
A tenant has a right to privacy and can 
object to excessive or unreasonable visits. 
However, if your landlord has provided 
you advanced notice of the entry into your 
unit, and is requesting entry at a reason-
able time to inspect for damages or to 
make repairs, it is not in your best interest 
to object to these visits. Your landlord has 
a legal duty to make repairs on all leased 
units; however, if you refuse to let the 
landlord into the unit after a reasonable 

request, you could possibly relieve the 
landlord of this duty to make the neces-
sary repairs to your unit. For more infor-
mation, see section 3.0 on Repairs. 

Lease oBLiGations for tenant  
conduct

Your lease will probably include a section 
that establishes the obligations and rules 
for tenant conduct. A landlord may evict 
a tenant for violating these rules, but 
the landlord must first give the tenant a 
written notice (generally called a “Notice 
to Cure or Vacate”) that states the tenant 
has 30 days to correct the problem. If the 
tenant fails to correct the problem within 
30 days the landlord may then start evic-
tion proceedings.

e. illegal Lease clauses
A lease clause is illegal or has no legal 
effect if it violates a D.C. law or denies 
a tenant the rights provided by the D.C. 
Housing Regulations. The following are 
examples of illegal clauses:

waiver of d.c. HousinG reGuLa-
tions

A lease cannot contradict or require a 
tenant to waive any terms of Chapter 1, 
Section 101 (Civil Enforcement Policy) 
and Section 106 (Notification of Tenants 
Concerning Violations), or Chapter 3 
(Landlord and Tenant) of the D.C. Hous-
ing Regulations. You should receive a copy 
of these regulations before you sign the 
lease.

waiver of warranty of HaBit-
aBiLity or duty to repair

A landlord has a duty to provide habitable 
units and to repair violations. A landlord 
cannot waive this duty in a lease. (See 
section 3.0 on Repairs for more details 
regarding violations.) Landlords have the 
responsibility to provide habitable or liv-
able apartments or houses, in accordance 
with certain standards. You should not 
be asked to sign any waiver in the lease 
that relieves the landlord from repairing 
violations.
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waiver of LiaBiLity or “excuLpa-
tory cLauses”

A lease cannot limit the landlord’s liability 
for negligence or failure to make repairs.

reQuirement tHat tHe tenant pay 
attorney and court fees

A lease cannot require a tenant to pay 
attorney fees and court costs in any court 
action. The judge decides who pays the 
court costs and tenants rarely have to pay 
their landlord’s attorney fees.

waiver of riGHt to a Jury triaL

When faced with eviction tenants have 
the right to either a trial by jury or a trial 
by a judge. A lease cannot require a tenant 
to waive the right to a jury trial.

confessed JudGment By someone 
otHer tHan tenant

A lease cannot authorize any person other 
than the tenant to confess judgment 
against the tenant. A “confessed judg-
ment” is a written agreement that allows 
judgment to be entered against the tenant 
if he or she does not pay rent or violates 
some other lease term.

waiver of notice of offer of saLe

When a landlord wishes to sell or demol-
ish a building or wants to discontinue the 
building’s housing use, D.C. law requires 

the landlord to provide the tenants with 
notice informing them that tenants have 
the right to buy the building. A lease can-
not require a tenant to waive this notice 
requirement. (See section 14.0 on How 
To Buy Your Building for details about the 
tenant purchase process.)

f. what Happens when your 
Lease expires
You will not be forced to vacate your unit 
as soon as your lease expires. No matter 
what type of lease you have—written or 
oral, month to month or annual— or even 
if your landlord sells the building to a new 
owner, you cannot be evicted without a 
legally valid reason. An expired lease is not 
a legally valid reason for your landlord to 
begin the eviction process; in fact, after 
a lease expires you can continue to stay 
in your apartment as long as you contin-
ue to pay rent and have not violated any 
other provisions in your lease. For more 
information on lease violations than can 
result in your landlord beginning eviction 
procedures, see section 5.0 on Evictions.

e terms and provisions of your expired 
lease will continue to be in effect with the 
exception that your rent may increase af-
ter a valid 30 day notice. To increase your 
rent, your landlord must file a notice with 
RAD. Any increase must meet certain 

legal requirements. In a rent-controlled 
building, your unit rent can only increase 
by the annual amount allowed by RAD. In 
a non-rent controlled building, however, 
your landlord can increase the rent to 
whatever the market will allow. In both 
rent-controlled and non-rent-controlled 
buildings, however, your landlord cannot 
raise your rent out of retaliation against 
you for exercising any of your rights under 
D.C. law, including your right to remain 
in your unit when your lease expires. For 
more information on rent increases, see 
the section on Rent Control; for more 
information regarding prohibited land-
lord retaliation against tenants exercising 
their rights, see section 8.0 on Retaliatory 
Action.

If you do not wish to remain in your 
apartment after your lease expires (or 
you wish to leave at some later date), you 
must comply with the terms of your lease 
regarding proper notice to your landlord. 
Upon vacating your apartment, you are 
entitled to the return of your security 
deposit (with interest in some cases) from 
your landlord unless you have damaged 
your apartment. (See the next section 2.0 
on Security Deposits for more details on 
this process.)
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Most tenants in D.C. pay their landlord 
an additional one month’s rent (called a 
“security deposit”) when they first move 
into their apartment. D.C. law requires 
the landlord to return the entire security 
deposit (plus interest if you have lived 
there for 12 months or more) when you 
move out, unless you or your guests have 
caused damages in the apartment beyond 
normal wear and tear. Unfortunately, 
many landlords do not comply with this 
requirement and return the deposit only 
if the tenant knows the law and exercises 
his or her legal rights. It’s important to 
keep a record of each interaction you 
have with your landlord, including the 
date, time, and subject of your communi-
cation. Email is a particularly good means 
of communication.

a. How to protect your  
money Before you move in
There are important steps you should take 
to protect your security deposit before you 
move in:

1. Inspect the apartment with your 
landlord and a witness (for example, a 
friend, family member, or community 
organizer) before you move in. Make 
a list of all existing damages such as 
holes or cracks in the walls or floors, 
water damage, etc. Make sure you 
sign and date the list. Also ask the 
landlord to sign the list. Give one copy 
of the list to the landlord and keep 
one copy for yourself. You may also 
want to take photographs. This list 
will prevent the landlord from trying 
to charge you for these damages when 
you move out.

2. The landlord is not allowed to ask 
for more than the one month’s rent 
as a security deposit. Also, a security 
deposit can only be collected once. 
If you paid more than one month’s 
security deposit, you can file a tenant 
petition at DHCD.

3. The landlord must immediately place 
your security deposit in an escrow 
account that earns interest at the 
prevailing statement savings rate. At 
the end of each calendar year, the 
landlord is required to post a state-
ment in the lobby of your building and 
the rental office that indicates where 
your security deposit is held and what 
the interest rate was for each 6 month 
period in the past year. Neither you 
nor your landlord can use the security 
deposit or interest for anything until 
you move out.

4.  Make sure that the landlord has clear-
ly stated the terms and conditions of 
your security deposit in the lease or on 
the receipt for your security deposit or 
other payment. Keep a copy of these 
terms in a safe place.

B. How to protect your  
money while you are  
renting
A landlord may attempt to keep your 
security deposit after you move out by 
claiming that you failed to pay your rent 
or caused damage to the apartment. 
Therefore, in addition to the steps men-
tioned in this guide, you should keep good 
records of all your rent payments and any 
requests for repairs while you are living in 
your apartment. For instance, each time 
you pay your rent, keep your cancelled 
check, a bank statement showing that the 
check has cleared, a copy of your money 
order, or a receipt from the landlord for 
cash payment. Keep these records in a 
safe place. Also, whenever you write or 
call the landlord about your rent, repairs, 
or other matters, make a list of the calls 
and keep a copy of all correspondence.  

c. How to protect your mon-
ey when you move out
When you decide to move out, there are 
important steps you should take to ensure 
that your landlord returns all the money 

that is owed you:

1.   Before you move out, write a letter 
to the landlord that states the date 
you will move out and send the letter 
certified mail, return receipt request-
ed, or by email. Check your lease 
to determine amount of notice you 
must give your landlord before you 
move out.  Keep a copy of this letter. 
If you must move sooner and cannot 
give the usual amount of notice, ask 
the landlord to agree in writing that 
you may move out sooner without 
any penalty and without waiving (or 
giving up) your right to your security 
deposit. If you are moving out before 
the end of your lease term (or, in other 
words, you have “broken your lease”), 
you may need a lawyer to help you get 
your security deposit back.

2.   Be present if your landlord conducts 
an inspection of your apartment. 
Under D.C. law, your landlord may 
inspect your apartment from 3 days 
before to 3 days after the end of your 
tenancy to see if you have caused any 
damages beyond normal wear and 
tear. Notice of this inspection must be 
sent to you at least 10 days before the 
inspection.

3.   If your landlord does not inspect 
your apartment before you leave, 
make a list of damages that were not 
caused by you (as you did when you 
first moved in) and invite a witness 
to inspect the apartment with you. 
Take photographs and make sure you 
sign and date your list. If the landlord 
then tries to keep part of your security 
deposit due to these damages, you 
should be able to claim (and prove) 
that the damages existed before you 
moved in (based on your move-in list 
and photographs) or occurred after 
you moved out.

4.   Leave your future address with your 
landlord. 

2.0 seCurity Deposits
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Within 45 days after the termination of 
your tenancy, your landlord must either re-
turn your security deposit plus interest or 
notify you in writing that he or she plans 
to keep all or part of your security deposit. 
The written notice must be delivered to 
you personally or sent by certified mail. 
Your landlord must also publicly post the 
interest rate every 6 months.

Within 30 days of the notice that your 
landlord intends to keep part or all of 
you security deposit, your landlord must 
return the balance plus interest and send 
you an itemized list of all repairs or other 
uses of the money not returned to you.

The failure of your landlord to comply 
with this refund and notice process may 
entitle you to a full return of your deposit 
plus interest.

In addition, any landlord who acts in bad 
faith in failing to return a security deposit 
may have to give you triple the amount 
of the security deposit. Bad faith is any 
frivolous or unfounded refusal to return 
a security deposit as required by law, 
which could be motivated by a fraudu-
lent, deceptive, misleading, dishonest, or 
unreasonable self-serving purpose. A land-
lord does not act in bad faith by acting out 
of simple negligence, bad judgment, or an 
honest belief in the course of action that 
he or she has taken. If you believe your 
landlord has acted in bad faith, you must 
sue to receive triple the amount of the 
security deposit.

d. what steps can you take 
to Get your money Back
If your landlord does not notify you of 
the status of your security deposit within 
45 days, refuses to refund your security 
deposit, or keeps more money than you 
think is fair, you can take one or more of 
the following steps:

1. Call the Office of the Tenant Advo-
cate, 2000 14th Street N.W., Suite 
300N (202) 719-6569..

2.   Call the Rental Accommodations Di-
vision (RAD) of the D.C. Department 
of Housing and Community Devel-
opment (DHCD), (202) 442-9505, 
and ask for assistance in getting your 
security deposit back.

3.   Take the landlord to court. Filing a 
suit in Small Claims Court is a rela-
tively quicker and inexpensive method 
compared to filing a regular lawsuit 
against your landlord: it takes 30 days 
to get a hearing, and the cost for filing 
a lawsuit is $5.75 for each person be-
ing sued plus $5 for claims up to $500, 
$10 for claims between $500 and 
$2,500, and $45 for claims between 
$2,500 and $5,000. To use the Small 
Claims Court, your claim must be 
less than $5,000.  Depending on the 
complexity of your case, there may be 
other fees as well: you should consult 
the Small Claims page on the D.C. 
Superior Court website at http://www.

dccourts.gov/dccourts/superior/civil/
small_claims.jsp for an explanation of 
these costs. You can also download the 
Small Claims Court Guide at http://
www.dccourts.gov/internet/documents/
SmallClaimsHandbook.pdf. Fees must 
be paid in advance; if you cannot pay 
the fees, speak to the Court Clerk to 
submit an In Forma Pauperis motion 
to proceed with your case without 
paying the fees in advance. You do 
not need a lawyer to appear in Small 
Claims Court, and you may represent 
yourself if you choose.  Prior to your 
hearing, however, you and landlord will 
be required to mediate your case with 
a court official. Many landlords will re-
turn your security deposit when faced 
with a summons to appear at Small 
Claims Court, or during mediation. 
If you win at the hearing, you will not 
receive your security deposit imme-
diately; there are other procedures 
following the judgment that take more 
time for collections. For further infor-
mation, call the Small Claims Court 
Clerk at (202) 879-1120 for infor-
mation in both English and Spanish. 
If you do not have a lawyer, you can 
contact the Small Claims Resource 
Center in Room 102, Court Building 
B, 510 4th Street for assistance.  In 
addition, D.C. Courts website has 
information and resources for liti-
gants representing themselves (pro se 
litigants) at http://www.dccourts.gov/
dccourts/about/prose.jsp.

Whatever step you take, you should act as 
quickly as possible. If you take no action 
in the three years after your tenancy ends, 
your landlord has no obligation to return 
the security deposit.
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3.0 repairs

District of Columbia laws require your 
landlord to provide apartments that are 
in a safe, habitable and livable condi-
tion. The landlord has a duty to make all 
repairs necessary to make buildings and 
apartments habitable. D.C. law also re-
quires landlords to maintain buildings and 
apartments according to many established 
standards, including the Housing Code 
standards listed below. The Housing 
Regulation and Enforcement Division of 
the Housing Regulation Administration, a 
part of the Department of Consumer and 
Regulatory Affairs (DCRA) is responsible 
for administering the D.C. Housing Code 
and related regulations. For more infor-
mation on the D.C. Housing Code, refer 
to Title 14 of the D.C. Municipal Regu-
lations. You can find the D.C. Municipal 
Regulations online at www.dcregs.org, or 
at or your closest local library. 

You should frequently check your 
building and apartment to determine 
if repairs are needed and whether your 
landlord is complying with the Housing 
Code based on the standards below. If 
repairs are needed, you should notify 
the landlord using the method described 
in the lease. As often as possible, make 
your repair requests in writing and date 
your requests. (See subsection C below 
entitled “Steps for Getting Repairs Made” 
for details on this process.) As with any 
matter discussed with your landlord, you 
should keep a record of all telephone calls 
and copies of all correspondences (letters, 
forms, etc.).

You will usually be more successful in 
getting repairs made if you have a tenant 
organization negotiating with the landlord. 
(See the sections 15.0 and 16.0 entitled 
Forming a Tenant Organization and In-
corporating a Tenant Organization.) Being 
a member of a strong tenant organization 
will make it much easier for you to get 
repairs made.

a. Housing code standards: 
inside the apartment
BatHrooms: A bathroom must be 
private and ventilated. Each dwelling unit 
must have a bathtub or shower, toilet, 
sink with hot (at least 120 degrees) and 
cold running water, and it must have a 
waterproof floor and wall base.

carBon monoxide inspections: 
Landlords must inspect the building for 
carbon monoxide leaks every six months.

cLeanLiness and pest controL: 
Apartments must be free of insects 
(roaches, ants, waterbugs, etc.), rats, and 
mice. Except as provided in this para-
graph, extermination services must be 
provided to address infestation problems 
as they occur. Apartments must also be 
free of dirt, dust, cobwebs, garbage, and 
litter at the time of move-in. Tenants are 
responsible for keeping their apartments 
clean after they move in, and must bear 
the costs of extermination if their unit 
is infested with insects, rats or mice if it 
is the only infested unit. Landlords are 
responsible for extermination in common 
areas and if two or more units are infested 
in a multi-family dwelling.

doors: Doors must not be blocked, 
must open and close easily (particularly 
emergency exits and fire doors), and must 
fit reasonably well within their frame.
Knobs and locks must be in good working 
condition.

eLectricity: Each apartment or house 
must have two separate electrical outlets 
per habitable room (one of which must be 
a wall or floor convenience outlet), wires 
with good insulation, and correct fuses. 
Permanent extension cords are prohibit-
ed. Each room must have light.

fire safety: Lighted fire exit signs, fire 
extinguishers, a fire alarm system, and 
smoke detectors in good working order 
are required. Fire doors must be unlocked 

and fire escapes (where applicable) must 
be in working order. (The D.C. Fire Safe-
ty Act also provides requirements related 
to fire safety and smoke detectors.)

fLoors: Floors must be clean, sound, 
and free from damp (bathroom floors 
must be  waterproof), and reasonably 
level. Wide cracks, holes, splinters, and 
rat or mouse holes are prohibited.

HaLLways: Halls must be clean, well lit, 
and without blockage or obstruction.

Heat: If a tenant cannot control heat 
settings within the unit, the landlord 
must insure heating equipment main-
tains the temperature at least 68 degrees 
Fahrenheit during the day and 65 degrees 
Fahrenheit at night in all occupied rooms 
and bathrooms.

Hot water: Water temperature must 
reach 120 degrees Fahrenheit in the 
kitchen and bathroom.

kitcHens: All facilities provided by the 
landlord for cooking, storage, or refrigera-
tion of food must be maintained in a safe 
and good working condition. The kitchen 
sink must have hot and cold running 
water.

LiGHtinG: All rooms, including laundry, 
furnace, and storage areas, must have 
natural and/or artificial lighting. Lighting 
must be provided in all hallways and over 
stairs.

paint: Paint must not be peeling or 
flaking and must not contain exposed 
lead paint. D.C. has passed an aggressive 
Lead Paint abatement law. If a member 
of your family or someone who visits your 
house regularly is pregnant or under the 
age of six, at your request your landlord is 
required to provide you with a Clearance 
Report dated no more than 12 months 
before you moved into your apartment, 
that shows that your home was checked 
for lead paint and that none was found.
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pLumBinG: Leaky plumbing is prohib-
ited. Each apartment must have hot and 
cold running water in the kitchen and 
bathroom.

privacy: Each apartment must have a 
door to an outside hallway or the street. 
Bathrooms must permit privacy; tenants 
must be able to get to the bathroom and 
bedrooms without going through another 
bathroom or bedroom.

security: Tenants must be able to lock 
the apartment from both the outside and 
inside. Building entrances must have 
locks.

space: At least 70 square feet is required 
for each room used for sleeping by one 
tenant over 1 year old. For rooms used by 
2 or more tenants for sleeping, there must 
be at least 50 square feet for each tenant. 
Under the D.C. Human Rights Act (not 
the Housing Code), it may be considered 
unlawful discrimination if a landlord tries 
to evict a family with children in order to 
limit the number of tenants living in the 
apartment. For purposes of the Human 
Rights Act, in general up to 2 persons are 
allowed in an efficiency, 3 persons in a 
one bedroom, 5 persons in a two bed-
room, and 7 persons in a three bedroom. 

stairs: Stairs must be firm and secure 
with good railings  and good lighting. 
Obstructions are prohibited.

utiLities: If the owner is providing a util-
ity, such as water, gas, heat, or electricity, 
the owner must provide enough of that 
utility to permit normal occupancy.

waLLs and ceiLinGs: Holes, wide 
cracks, or peeling paint, plaster, or wallpa-
per is prohibited.

windows: Windows must have screens 
from March 15 to November 15. Win-
dows must open and close easily, must 
contain glass without cracks or holes, and 
must be without air or water leaks. 

B. Housing code standards: 
outside the apartment
cLeanLiness: All walks must be free of 
dirt, garbage, litter, rats, mice, and insects. 
The grass must be cut.

foundation: The foundation must 
have sound joints between the bricks and 
stones. Holes and cracks are prohibited.

porcHes: Porches must have safe and 
secure floors and railings.

roof: The roof must have gutters, drains, 
and down spouts that do not leak. Roof 
leaks are prohibited.

stairs and steps:  Stairs and steps 
must be evenly spaced with railings. 
Tripping hazards or obstructions are 
prohibited.

trasH: Waterproof plastic or metal 
covered trash cans must be provided. 
Grounds and walks must be free of junk, 
trash, and litter.

waLkways: Walkways must be free 
of obstructions and trash. Holes in the 
sidewalk are not permitted.

waLLs: Walls must be waterproof and 
clean. Holes, cracks, and mouse or rat 
holes are not permitted.

water: Flooding in yards, walks, base-
ments as well as damp walls and floors are 
not permitted.

wood surfaces: Wooden walls, doors, 
and windows must be painted. Peeling 
paint is not permitted.

c. steps for Getting repairs 
made
If your apartment or building does not 
comply with the standards outlined above, 
you should take the following steps to 
identify necessary repairs:

1. Write out a list of code violations using 
the Housing Code Standards in this 
section or the more detailed regula-
tions in Title 14 of the D.C. Municipal 
Regulations to determine what must 
be repaired. Make one list of violations 

in your apartment and another list of 
violations for common areas such as 
the hallways, stairs, yard, etc. Email 
the lists to your landlord (saving a copy 
of your correspondence) or send the 
letters certified mail, return receipt 
requested, and/or obtain a receipt from 
the landlord for in-person delivery 
of letters, if possible. Sign and date 
any lists you make. Preserve physical 
evidence of violations (including pho-
tographs of dead insects, rats, or mice) 
to show to the D.C. housing inspector. 
Try to bring a witness with you for 
complaints.

2. All requests for repairs should be sent 
in writing to your landlord, resident 
manager, or rental office and ask them 
to make the repairs. Keep a copy of ev-
ery email, letter or note you write and 
make a list of all calls, emails, letters, 
and meetings along with the date and 
time they occurred. When calling the 
landlord, always remember to obtain 
the name of the person who takes your 
complaint. Keep a calendar or other 
written notes which include when the 
problems started, when the landlord 
was contacted, what was done in 
response to the complaint, and when 
and if the repairs were completed.

3. If you receive no response to your 
complaint or the repairs are not made, 
invite the landlord or resident manager 
to meet with you or the tenant orga-
nization to discuss the violations and 
repairs. As stated at the beginning of 
this section, organizing and negotiating 
as a tenant organization puts you in 
the strongest position to demand and 
get repairs done.

4. If management still does not respond 
or the repairs are not made, you should 
request a housing inspection by calling 
or writing the Housing Inspection Ad-
ministration of the D.C. Department 
of Consumer and Regulatory Affairs, 
1100 4th Street, S.W., Washington, 
D.C. 20024, (202) 442-4400. Again, 
remember to keep a copy of every 
email, letter or note and make a list of 
all calls, emails, letters, and meetings 
along with the date and time they 
occurred.
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5. Before the inspection:

a. The housing inspector may distrib-
ute a waiver form for you to sign 
stating that you allow the inspector 
to enter your apartment. Read the 
form and follow the directions 
regarding your signature and other 
matters. If you do not understand 
the form, ask the inspector or an-
other tenant to explain it to you.

b. Carefully read any notices posted in 
the common areas or sent to your 
apartment regarding the date and 
time of the inspection. If you do not 
understand the notice, ask another 
tenant to explain it to you.

c. Choose one or more tenants to act 
as a tenant apartment representa-
tive to show the inspector through 
the building. Other tenants should 
give the apartment representative(s) 
their keys so their apartments can 
be inspected. If you do not want to 
give your key to the apartment rep-
resentative(s), you should arrange to 
be home when the inspector comes. 
It is important for the inspector to 
see as many apartments as possible.

d. Each tenant who will not be home 
when the inspector comes must 
provide written permission to the 
apartment representative stating: 
the tenant gives the tenant apart-
ment representative permission 
to show the inspector his or her 
apartment.

e. The apartment unit should be clean 
before the housing inspector arrives. 
The housing inspector can cite ten-
ants for very dirty rooms, sinks, or 
appliances, overcrowding, hoarding 
blocked hallways, or vandalism.

6. During the inspection:

a. The tenant apartment representa-
tive should be in charge of letting 
the inspector into the building and 
pointing out the violations to the 
inspector during the walkthrough. 
The apartment representative 
should ask the inspector to write 
down the violations. The apartment 
representative or each tenant should 
show the inspector any physical evi-

dence (such as photographs or dead 
insects). The landlord is responsible 
for fixing all violations found by the 
inspector.

b. The apartment representative 
should write down the inspector’s 
name and telephone number as well 
as the date and time of the inspec-
tion.

c. Before the inspector leaves, the 
apartment representative should ask 
the housing inspector to provide a 
copy of the list of violation(s) to the 
apartment representative, the other 
tenants, and the landlord once the 
report has been prepared. If there 
have been any code violations, the 
violation notice will indicate the 
abatement period for each violation, 
or the time period within which the 
landlord must make the repairs. If 
the tenant does not receive a copy 
of the violation notice when it is 
issued to the landlord, the tenant 
may request DCRA to mail a copy 
to their unit or they may pick up a 
copy at the 1100 4th Street, S.W.

7.  After the inspection:

a. The housing inspector will re-in-
spect the building and/or apart-
ments by the date the landlord was 
ordered to make the repairs.  If the 
inspector does not return with 48 
hours of the date for re-inspection, 
call DCRA at (202) 442-4400 and 
request a re-inspection.

b. During the re-inspection, a tenant 
or tenant apartment representative 
should be present to point out any 
deficiencies in the repairs or to 
verify any repairs that have not been 
made.

8. If you still receive no response, or the 
repairs are not made, take one or more 
of the following steps:

a. You can file a tenant petition with 
the Rental Accommodations Di-
vision (RAD) of the D.C. Depart-
ment of Housing and Community 
Development, at, 1800 Martin 
Luther King Jr. Avenue, S.E., 2nd 
Floor, (202) 442-9505. For legal 
and technical assistance in filing a 

petition, contact the Office of the 
Tenant Advocate, 2000 14th Street 
N.W., Suite 300N (202) 719-
6569.. Although you or the tenant 
organization can file a petition on 
your own, you may want to seek 
legal assistance. A tenant petition 
is similar to a lawsuit but is heard 
by the Office of Administrative 
Hearings located at 441 4th Street 
N.W., Suite 450N. The tenant 
petition process can sometimes take 
longer than a lawsuit to remedy 
the problem. At the tenant petition 
hearing, be prepared to testify about 
the problem you have identified on 
your petition. Make sure the type 
and length of the violations are clear 
to support your request for a rent 
reduction due to the housing code 
violations. 

b. To enforce the Housing Code, you 
can file a priority action against 
your landlord in D.C. Court’s Civil 
Actions Branch, to be placed on the 
Housing Conditions Calendar. The 
Housing Conditions Calendar gives 
priority to matters regarding the 
enforcement of the housing code, 
and ensures that your case will be 
heard within 30 days. However, if 
you win your case on the Housing 
Conditions Calendar, the judge can 
only order your landlord to cor-
rect the violations. If you seek any 
kind of money damages, including 
back rent, personal injury claims, 
or return of a security deposit, 
you must file a separate action in 
Small Claims Court, or in the Civil 
Actions Branch. To get your case 
placed on the Housing Condi-
tions Calendar, you must fill out 
a Verified Complaint to Enforce 
Housing Code Regulations in black 
ink. The form is available at the 
Moultrie Courthouse, 500 Indiana 
Ave., N.W. Room 5000, or online at 
http://www.dccourts.gov/internet/ 
public/aud_civil/housingcondi-
tionscal.jsf. You must serve your 
landlord with a copy of the com-
plaint no less than 8 days before 
your scheduled court date. There is 
a $15 fee to file this action.    
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c.  You can take your landlord to Small 
Claims Court. (See subsection 
D “What Steps You Can Take To 
Get Your Money Back” in section 
2.0 on Security Deposits for a full 
discussion of Small Claims Court.) 
This is a quicker and less expensive 
method than using your landlord in 
District Court: it takes 30 days to 
get a hearing, and the cost for filing 
a lawsuit is $5.75 for each person 
being sued plus $5 for claims up to 
$500, $10 for claims between $500 
and $2,500, and $45 for claims 
over $2,500. The court is simple 
and informal, and you do not need 
a lawyer. To use the Small Claims 
Court, your claim must be less than 
$5,000. For further information, call 
the Small Claims Court Clerk at 
(202) 879-1120 for information in 
both English and Spanish.

d. Sue your landlord in the Court 
of the District of Columbia, Civil 
Division, if the estimated amount of 
your claim is more than $5,000. Be 
aware, however, that filing a lawsuit 
in court may be time consuming and 
expensive. It takes approximately 2 
to 3 months to get a hearing, and 
the cost for filing a lawsuit is $120 
(but this fee can be waived if you 
meet certain financial eligibility 
requirements. Contact the Superior 
Court Clerk in Room 5000, (202) 
879-1133 for the forms. Superior 
Court is more formal than Small 
Claims Court and you will most 
likely need a lawyer. For further 
information, call the Superior Court 
Clerk at or one of the legal assis-
tance organizations listed in section 
18.0 on Agencies and Additional 
Resources.

e. You can withhold rent, called a rent 
strike, in order to get your landlord 
to make the repairs.  CONSULT 
A LAWYER OR ONE OF THE 
LEGAL ASSISTANCE ORGANI-
ZATIONS LISTED IN SECTION 
18.0 AGENCIES AND ADDI-
TIONAL RESOURCES BEFORE 
TRYING A RENT STRIKE. Some 
tenants have used this defense as a 
tactic and have withheld their rent 
on purpose in order to get repairs 
made. A rent strike can be a good 

way to force your landlord to make 
repairs, but it is also risky. If you are 
sued for eviction based on nonpay-
ment of rent, you may use the Hous-
ing Code violations or other building 
conditions as a defense against evic-
tion. (See section 5.0 on Evictions 
for details regarding the eviction 
process.) For example, you may tell 
the judge that you did not pay rent 
because your apartment has mice 
or roaches, inadequate heat or hot 
water, or other unsafe or unhealthy 
conditions. If the judge finds that 
your landlord has violated the Hous-
ing Code, you may still owe rent, 
but the amount of rent you owe 
may be reduced.  Again, you should 
consult a lawyer to explain all of the 
potential legal consequences against 
you if you pursue a rent strike.

f. You can contact the DCRA Housing 
Inspection Administration at (202) 
442-4400, and ask them to do the 
following:

i.  fine your landlord under the D.C. 
Civil Infractions Program which 
allows the city to collect fines for 
violations of the Housing Code and 
other laws that protect the health 
and safety of tenants;

ii. have the city make the repairs; 
and/or,

iii. refer the problem to the city’s 
Corporation Counsel for criminal 
prosecution of your landlord.

g. You can notify your landlord in 
writing that you will pay for the cost 
of the repair and deduct it from your 
next month’s rent. Give the landlord 
a reasonable deadline to make the 
repair before paying for it yourself. 
Paying for repairs yourself, however, 
may be risky. Some judges may not 
approve the rent deduction for the 
repairs and may order you to pay 
your full rent regardless.

h. You can petition the court to 
appoint a receiver for the building.  
The receiver would have the power 
to collect rents and make repairs.  
The process for having a receiver 
appointed is discussed in the next 
section.

i. You can contact the Office of the 
Tenant Advocate at (202) 719-6569 
for assistance.

j. In any case, if your landlord fails to 
make adequate repairs and city fails 
to enforce the Housing Code, you 
should call your council member 
and complain to the constituent 
services representative. The D.C. 
Council’s website is http://www.
dccouncil.washington.dc.us, and the 
phone number is (202) 724-8000.

d. receivership
Sometimes a court may place an apart-
ment building under receivership. This 
means that someone other than the land-
lord—the receiver—has the power to col-
lect rents. The receiver then uses the rent 
to meet obligations that the landlord failed 
to meet, for example paying utility bills 
or making repairs.  This section describes 
the three (3) most common situations in 
which a court can appoint a receiver: (1) 
persistent housing code violations; (2) 
unpaid gas or electric bills; or (3) unpaid 
water and sewer bills.

appointment of a tenant  
receiver

When a tenant receiver can be appointed: 
Tenant receivership is available if (1) a 
housing inspector from the Department of 
Consumer and Regulatory Affairs has cit-
ed the apartment building for any housing 
code violations (see the previous sub-
sections on Housing Code Standards for 
these violations) or any similar violations 
that pose a serious threat to your health, 
safety or security, and (2) the landlord 
knows of the problem but has not taken 
action to correct it in a reasonable period 
of time.

What the tenant receiver does: Once ap-
pointed by the court, the receiver assumes 
the role and power of the landlord (i.e. has 
the power to collect all rents). During the 
period of receivership, the landlord is pro-
hibited from collecting rents. Therefore, 
if you are notified that a tenant receiver 
has been appointed for your building, it 
is important that you read the notice to 
make certain you are aware of all changes 
regarding rent payments (i.e. that you 
pay your rent to the receiver, not to the 
landlord).
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The receiver will use the money collected 
to correct the housing code violations and 
for ordinary expenses, such as mainte-
nance or utility bills. A receiver may also 
apply for grants and subsidies to help 
repair distressed properties.

Every six months the court requires the 
receiver to provide an update on the 
condition of the building, the projected 
costs, and any conditions that may change 
the completion date. The court will also 
determine a reasonable fee to be paid to 
the receiver out of the revenues collected 
from rents.

How to have a tenant receiver appointed: 
To petition for receivership, you should 
first contact the D.C. Office of the 
Attorney General (formerly called the 
Corporation Counsel), 441 4th Street, 
N.W., Suite 1060N, (202) 727-3400, 
http://www.oag.dc.gov. If a majority of 
the tenants believe a receiver should be 
appointed, the Attorney General may 
petition the Superior Court of the District 
of Columbia on behalf of the tenants to 
have one appointed. You can also contact 
your D.C. Council member for assistance 
in working with the Office of the Attor-
ney General. You can contact your D.C. 
Council member via mail at the Coun-
cil of the District of Columbia, 1350 
Pennsylvania Avenue, N.W.; or call (202) 
724-8000. You can also find information 
the D.C. Council website: www.dccoun-
cil.washington.dc.us. 

If the Attorney General denies your 
request for a receiver or does not file a 
petition in court within 5 business days 
of your request, you may file a petition 
for appointment of a receivership directly 
with the Superior Court of the District 
of Columbia, 500 Indiana Avenue, N.W., 
Washington, D.C. 20001, (202) 879-1010 
www.dccourts.gov. Before doing this you 
should talk with a lawyer.

After a receivership petition has been 
filed, the landlord has an opportunity 
to submit to the court a plan to correct 
the housing code violations. If the court 
accepts the plan, the petition for receiv-
ership may be dismissed or the court 
may continue to monitor the case until 
the landlord completes the plan.  If the 
landlord does not submit a plan, or if 

the court does not accept the plan, than 
the court may appoint a receiver. Once a 
receiver is appointed, the receiver must 
give notice to every tenant.

The appointment process may take four 
to six weeks. If your situation is one that 
poses immediate danger to the health, 
safety or security of the tenants, the court 
may issue an order appointing a receiver 
immediately and require a hearing within 
14 days to determine if the receivership 
should be continued.

The receivership will continue until the 
court determines that the housing code 
violations for which the receiver was 
appointed no longer exist (or the court 
and receiver agree that the receiver 
cannot correct the problems he or she 
was appointed to correct). If the court ter-
minates the receivership and the landlord 
violates the housing code within the next 
2 years, the receiver may be reinstated by 
the court after another hearing.

persistent HousinG code  
vioLations

The court can appoint a receiver for a 
building when an owner has operated the 
property in a manner that demonstrates 
a pattern of neglect for at least 30 days. 
Such a pattern may be indicated by ver-
min or rat infestation, filth or contamina-
tion, inadequate ventilation, illumination, 
sanitary, heating or life safety facilities, 
inoperative fire suppression or warn-
ing equipment, or any other condition 
hazardous to occupants or to the public. 
Additionally, if the landlord has consis-
tently (for a period of two (2) years or 
more) not responded to the government’s 
request to abate the violations, a receiver 
may be appointed.

deLinQuent Gas or eLectric ac-
counts and receiversHip

Another type of receivership can occur if 
the landlord does not pay the gas or elec-
tric bill in a “master-metered” building.  A 
master-metered building is a building in 
which the landlord pays for the utility in-
stead of each tenants paying for the utili-
ty. If the landlord does not pay the utility 
bill, D.C. law requires the gas or electric 
company to take certain steps before 
turning off the utility service. Normally 

the utility company petitions the court for 
the appointment of a receiver. Another 
option, however, is to allow tenants the 
opportunity to receive utility service in 
their own names, either individually or 
collectively.

Receivership: Either tenants or the gas or 
electric company may petition the Superi-
or Court of the District of Columbia, 500 
Indiana Avenue, N.W., Washington, D.C. 
20001, (202) 879-1010, www.dccourts.
gov, to have a receiver appointed. If you 
would like to receive service in your own 
name but were not given the opportunity 
to do so, contact the District of Colum-
bia Public Service Commission, 1333 H 
Street, N.W., (202) 626-5100, www.dcp-
sc.org. The options for receiving service in 
your own name are discussed below.

Before appointing a receiver the court 
will give the landlord a chance to explain 
why a receiver should not be appointed. 
If no reasonable explanation is provided, 
the court will appoint a receiver to collect 
rents and payments from the tenants in 
order to pay the electric or gas bills.

If a receiver is appointed you will receive 
notice and you are then required to 
pay rent to the receiver.  If you do not 
pay your rent to the receiver you can 
be evicted, but the landlord cannot be 
the one to sue you. (See the section on 
Evictions). If your landlord attempts to 
collect rental payments after a receiver 
has been appointed by the court, do not 
pay the landlord; rather, report him or her 
to the court.  An attempt by the landlord 
to collect rent when a receiver has been 
appointed is illegal.

The receiver will report to the court the 
amount of money he or she receives from 
the tenants and the amount paid to the 
electric and/or gas company. The receiv-
er will continue to collect rents from 
tenants until the court determines that 
the delinquent amount has been paid, 
all tenants have agreed to individually 
assume liability for the nonpayment of 
the account(s), or the building is sold to a 
new owner who assumes liability for the 
delinquencies.

Obtaining service in the name of the 
tenants: If it is possible to determine each 
unit’s share of the utility bill, before ter-
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minating service the utility company must 
offer the tenants the chance to receive 
utility service in their own names.  There 
are three (3) ways for this to happen: (1) 
individual meters for each apartment; (2) 
collective payment of the utility bill by a 
tenants association; or (3) individual pay-
ment by each tenant based on a fair allo-
cation of the utility bill. If you would like 
to pursue one of these options, contact 
the utility company or the Public Service 
Commission, 1333 H Street, N.W., (202) 
626-5100, www.dcpsc.org.

deLinQuent water accounts and 
receiversHip

If your landlord fails to pay the District 
of Columbia Water and Sewer Authority, 
D.C. law allows the Authority or the ten-
ants to ask a court to appoint a receiver. 
In addition, before the authority can 
terminate service, it must provide tenants 
with the option to meter each apartment 
individually or bill a tenant organization 
directly.

Receivership: Either you or the Water and 
Sewer Authority may petition the Superior 
Court of the District of Columbia, 500 
Indiana Avenue, N.W., (202) 879-1010, 
www.dccourts.gov, to have a receiver 
appointed.

Appointment of a receiver to pay water 
bills is similar to an appointment of a 
receiver to pay electric and gas bills (See 
previous section on Delinquent Gas or 
Electric Accounts and Receivership) and 
one receiver may be appointed for all util-
ities. At a court hearing, the landlord will 
have an opportunity to provide an expla-
nation for nonpayment and the court will 
then decide whether or not to appoint a 
receiver to collect rent and payments from 
the tenants and pay for the water services. 
If a receiver is appointed, all tenants will 
receive notice of the appointment and all 
rental payments must be paid directly to 
the receiver or you will risk eviction (see 
section 5.0 on Evictions). If the landlord 
attempts to collect rent from you after a 
receiver is appointed by the court, do not 
pay him or her; report the landlord to the 
court because an attempt by the landlord 
to collect rent when a receiver is appoint-
ed is illegal.

The receiver will create an “escrow” 
account with the money he or she collects 
from the tenants and pay current and 
delinquent water and sewer fees out of 
that account. (A water and sewer receiv-
er, unlike a gas or electric receiver, can 
use rents to pay off the past bills as well 
as current bills.) The receiver will also 
use a portion of the rents to pay its fees 

and expenses for the job. Finally, the 
receiver will give any remaining money to 
the landlord. The receiver will continue 
to collect rents and payments until the 
court determines either all services have 
been paid for or the building is sold to a 
new owner who assumes liability for the 
outstanding balance.

Obtaining service in the name of the 
tenants: Before the Water and Sewer 
Authority may stop water service to your 
building, it has to give each tenant the 
chance to pay the water bill directly.  
This can be done in one of two (2) ways:  
individual water meters can be installed; 
or a tenant organization can pay the bill.  
The Authority does not have to approve a 
request to direct bill if it is not feasible. To 
learn more about these options, contact 
the D.C. Water and Sewer Authority, 
5000 Overlook Avenue, S.W. (202) 787-
2000, www.dcwasa.com.
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4.0 renter’s insuranCe

The landlord is required to maintain 
insurance coverage on the physical 
apartment building and common areas 
such as hallways, stairwells, and lobbies 
against damage resulting from natural and 
accidental occurrences such as fire, water 
damage from flooding, theft, and van-
dalism. However, this insurance will not 
cover your personal belongings, nor will 
it protect you from liability if someone 
is injured in your apartment. If you have 
electronics, clothing, jewelry, televisions 
or other valuables you can’t afford to 
replace if stolen, damaged or destroyed, 
consider purchasing renter’s insurance. 

There are two types of renter’s insurance 
coverage: (1) policies that cover actual 
cash value and (2) policies that cover 
the replacement cost of your property. 
Under actual cash value coverage, if your 
property is damaged by one of the events 
the policy covers the insurance company 
will pay you for what your items were 
worth at the time they were damaged. 
Replacement cost coverage will pay the 
amount it would currently cost to replace 
any lost, stolen, or damaged property with 
new items of the same kind or quality. 
Premiums are usually higher on replace-
ment cost policies. Some policies will 
also cover your temporary living expenses 
if you are displaced from your damaged 
unit. In addition to protecting your per-
sonal property, both types of policies will 
protect your assets if someone slips and 
falls in your apartment, then sues you. 

Consider the following when purchasing 
renters insurance:

•	 Create	an	itemized	list	of	your	belong-
ings: Taking an inventory of everything 
you own will help you determine how 
much coverage you need. Make a list 
of your belongings and include price 
estimates, serial numbers, receipts, 
cancelled checks or credit card state-
ments, and purchase dates in order to 
establish a proof of purchase for your 
items if you ever file a claim. Keep a 
copy of this list in a safe place outside 

of your home to assist you in filing a 
claim. In addition to a written invento-
ry, it is also helpful to take pictures of 
your belongings—this will assist you 
and your insurance agent if you ever 
need to file a claim. 

•	 Inquire	about	theft	limits:	Most	
renter’s policies only cover theft of 
rare or valuable items, such as jewelry 
or computers, up to a certain amount. 
If you own items that are worth more 
than the coverage limits, you will have 
to purchase additional insurance to 
recover the loss.

•	 Shop	around:	Contact	several	insur-
ance companies and ask questions 
to determine the most affordable 
premiums and deductibles. Many 
companies will provide discounts on 
renters insurance if you are already an 
auto policyholder. You may also qualify 
for discounts if your apartment has a 
security system or smoke detectors, or 
if you are a non-smoker.  

•	 Read	and	understand	your	policy:	An	
insurance policy is a contract between 
you and your insurance company that 

states the terms of your coverage and 
the obligations that both you and the 
company must fulfill. Read the policy 
carefully, and do not sign the contract 
unless you understand all the terms. 
If you have questions or if something 
is unclear about the extent of your 
coverage or the claims process, do not 
hesitate to call your insurance agent.

Some landlords require tenants to pur-
chase renter’s insurance; check your lease 
to determine if this has been stipulated 
by your landlord. For general informa-
tion on renter’s insurance policies, or to 
voice a complaint if you feel you have 
been treated unfairly by your insurance 
company, contact the D.C. Department 
of Insurance, Securities and Banking, 810 
First Street N.E., Suite 701, (202) 727-
8000, www.disb.dc.gov, or email disbcom-
plaints@disb.dc.gov. 
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5.0 eviCtions
D.C. Law provides tenants with rights 
which may help you fight an eviction. It is 
important that you act immediately when 
you get a notice regarding eviction from 
your landlord or the court. By responding 
quickly to notices and getting information 
and help, you may be able to stay in your 
apartment.

a. what Happens when 
your Lease expires
You cannot be evicted or asked to move 
just because your lease expires. The terms 
of your expired lease continue to be in ef-
fect, but the amount you pay for rent may 
change if you get a valid 30 day notice of a 
rent increase. Your landlord must file this 
notice with the Rental Accommodations 
Division (RAD) of the D.C. Department 
of Housing and Community Development 
(DHCD), 1800 Martin Luther King, Jr. 
Avenue, S.E., Washington, DC 20020, 
(202) 442-9505. Any increase must meet 
certain legal requirements. (See section 
7.0 on Rent Control for Legal Require-
ments for Rent Increases.) Your landlord 
can evict you only for one of the reasons 
listed in Section D below.

B. How does the eviction 
process work?
You cannot be evicted unless your 
landlord has given you proper notice and 
you have had a chance to go to Land-
lord-Tenant Court to argue against the 
eviction. The District of Columbia does 
not allow a landlord to physically evict a 
tenant, lock your doors, change your locks, 
or engage in any other form of “self-help” 
eviction; only the U.S. Marshals can evict 
you, and only after you have gone through 
a court process. The information below 
outlines the steps that the landlord must 
follow before you can be evicted.

1. notice from your LandLord

Your landlord must give you a written 
letter or notice before evicting you. 
Depending on the reason for the eviction, 

this letter may be called a “Notice to Quit 
or Vacate”, “Notice to Correct or Vacate”, 
or “Notice to Vacate”.

Any clause in your lease that states that 
you can be evicted without receiving 
notice is invalid unless the clause relates 
to evictions based on nonpayment of rent. 
This type of clause is called a “waiver 
of notice to quit.” (See section 1.0 on 
Leases.) The “waiver of notice to quit” is 
a written statement in your lease that says 
your landlord does not have to give you an 
eviction notice if you are behind in paying 
your rent. If you are being sued for back 
rent and your landlord did not give you 
written notice, check your lease to see 
whether your landlord must send you a 
written notice before taking you to court 
for nonpayment of rent.

A written notice for eviction must meet 
certain legal requirements to be valid. 
Proper notice is very important because if 
your landlord takes you to court without 
giving you proper notice the suit against 
you can be dismissed. Call RAD at (202) 
442-9505 or check with a lawyer to 
ensure that the notice is valid. An invalid 
notice can be a basis for dismissing the 
landlord’s suit. A valid notice must:

a. Be written in both English and 
Spanish (although forgetting to serve a 
Spanish notice on an English speaker 
has been determined not to be a basis 
for dismissal of an ensuing Landlord/
Tenant case)

b.  State your name, address, and apart-
ment number;

c.  State the specific legal and factual 
basis for the notice and provide an 
opportunity to cure (fix) the problem, 
as applicable (If the notice is for a 
breach of a lease, the legal cure period 
is thirty days and the notice needs to 
describe how you can fix the problem 
the landlord alleges exists. See sub-
section D “Legal Reasons for Eviction” 
below for more information); 

d. Depending on the reason for eviction, 
the notice must allow you from 30 to 
180 days to move (See subsection D 
on “Legal Reasons for Eviction’’);

e. State your rights for relocation help, 
if applicable (See subsection E on 
“Relocation Assistance”); and

f.  State the address and phone number 
for RAD.

notice of eviction

The way you receive the eviction notice is 
also very important. The notice must be 
served upon you in person. If you cannot 
be found, the service of the notice may be 
made to a person of proper age (16 years) 
upon the premises. If neither of these can 
be done, service may be made by posting 
the notice in some conspicuous place 
upon the leased premises. If the notice 
is posted on the premises, a copy of the 
notice must be mailed through first class 
U.S. mail, postage prepaid, to the prem-
ises within 3 calendar days of the date of 
posting.

You do not have to respond immediately to 
the landlord when you receive this notice; 
however, you should begin to plan your 
response.  The notice alone is not enough 
to evict you.  The landlord must sue you 
in court and get a judgment before you 
can be evicted.

2. summons to appear in Land-
Lord tenant court

Even if your landlord has given you a 
notice or has ordered you out of your 
apartment, you cannot be evicted until the 
landlord goes to Landlord Tenant court, 
files a lawsuit for possession of your apart-
ment (known as a “suit for possession”), 
and obtains a judgment against you. You 
have no legal obligation to leave your 
apartment until a court has entered judg-
ment against you. Even after a judgment 
against you, the landlord cannot force 
you to leave – only the U.S. Marshals 
Service may physically evict you from your 
apartment. If the landlord has won a final 
judgment against you, you may still avoid 
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eviction by paying the landlord all of the 
rent due, as well as all interest and costs 
owed up until that time. 

You have a right to go to the court to de-
fend against the landlord’s suit for posses-
sion. Make sure you follow all procedures 
to exercise this right, or it could be lost. 
You must receive a summons telling you 
when to go to court. It will be given to 
you or put in a readily visible location on 
the premises. It is very important that you 
follow the instructions and go to court on 
the date stamped on the summons. The 
date is written halfway down the page, 
and you must appear by 9 a.m. on that 
date.

If you cannot go to court on the date 
specified, you must notify the landlord 
and/or the landlord’s lawyer to arrange 
a “continuance by consent”.  If your 
landlord’s lawyer refuses your request 
for a reasonable continuance, write the 
landlord or the landlord’s attorney a letter 
recounting your conversation. Send one 
copy to your landlord or your landlord’s 
lawyer via email or certified mail, and 
keep one copy for yourself. You may go 
to Landlord Tenant Court any day before 
the date of your summons to ask for a 
continuance, but only if you have notified 
your landlord or the landlord’s lawyer in 
advance. After you have contacted your 
landlord or their attorney, go to 510 4th 
Street, N.W., and ask to have your court 
appearance date rescheduled.

c. procedural challenges to 
an eviction
You can challenge a notice to vacate for 
any of the following reasons:

1.   The landlord did not give you one of 
the 10 legal reasons for eviction. (See 
the following subsection D on “Legal 
Reasons for Eviction”.)

2.   The landlord claims you did some-
thing that you in fact did not do, or 
you actually did but stopped doing it 
before the 30-day cure period expired.

3.   You do not believe the landlord’s 
stated reason is in good faith. In other 
words, you know the landlord has 
reasons other than those given in the 
notice.

4.   The landlord did not allow you the 
legally required amount of time to 
move. 

5.   The notice does not give the land-
lord’s registration or exemption num-
ber as required by RAD.

6.   You believe the landlord is retaliating 
against you for exercising your rights 
as a tenant (for example, you are being 
evicted just after you organized or 
joined a tenant organization).

7.   If you are being evicted because you 
owe rent, you should tell the judge if 
your apartment has mice or roaches, 
inadequate heat or hot water, or other 
unsafe conditions (housing code 
violations). If the judge finds that 
your landlord has violated the housing 
code, the amount of rent you owe 
can be reduced. (Read section 3.0 
on Repairs for a list of housing code 
violations.)

8.  For lease violation cases, the landlord 
did not adequately detail in the notice 
the reason for eviction and/or the way 
to cure/fix the lease violation.

9. The landlord did not provide a Span-
ish speaker a notice that properly was 
translated into Spanish.

A tenant can fight a notice (and ultimate 
suit) if the issuer of the notice is a new 
owner/landlord and whose ownership 
can be challenged based on denial of the 
tenant’s rights of first refusal (See section 
14.0 on How to Buy Your Building for a 
description of the tenants’ rights when 
their building is for sale.)

You can challenge a notice to vacate by 
asking for a trial when your landlord sues 
you in landlord-tenant court or by filing 
a form called a tenant petition with The 
Office of Administrative Hearings, One 
Judiciary Square, 441 4th Street N.W., 
Suite 450 North

If your case goes to trial, you may still be 
required to pay your rent, but you will 
pay it into the Court Registry under a 
“Protective Order.” A landlord can request 
a Protective Order. The Protective Order 
can be reduced by requesting a Bell hear-
ing when the landlord requests a protec-
tive order. A Bell hearing is a hearing that 

permits the tenant to present evidence 
of violations in the apartment as a basis 
to reduce the protective order from the 
original rent amount. Paying your rent on 
time under a “Protective Order” is crucial. 
If you miss any payments or your payment 
is late, you may lose your case. If the 
judge decides at the trial that substan-
tial housing code violations existed, the 
judge may reduce your rent or order the 
landlord to pay back some of the rent you 
have paid in the past. If you made rent 
payments to the court under a Protective 
Order, the judge will decide what portion 
of the money the landlord is entitled to 
and what portion will be returned to you. 
Tenants can check if a lawsuit has been 
brought by the landlord by going to www.
dccourts.gov/pa to search for any court 
cases in their name.

d. substantive challenges to 
eviction
Under D.C. law, your landlord may evict 
you only for the reasons listed below. 
The landlord must give you a legally valid 
notice to vacate before you can be evicted 
unless you have not paid your rent and 
you expressly waived your right to receive 
notice after nonpayment. Unless it is for 
not paying your rent, any part of your 
lease that says you can be evicted without 
a notice to vacate is invalid. 

Notice requirements are different for 
each reason for eviction. The eviction 
process has several steps, and the time 
period for eviction stated in the notice 
does not mean you will be forced to leave 
your apartment after that amount of time. 
Rather, this is the amount of time that 
the landlord must give you to voluntarily 
vacate (or correct the lease violation, if 
this is the reason for the eviction) before 
the landlord can file a suit for possession 
against you and seek a writ of eviction 
(See subsection K on “What Is a Writ of 
Eviction?” below). Remember, however, 
that a tenant may take the landlord to 
court for the reasons listed above in sub-
section C “How to Challenge a Notice to 
Vacate” before the landlord files a suit. 
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The legal reasons for eviction are listed 
below. Remember, the initial notice only 
creates the landlord’s right to sue – it 
does NOT mean you have to leave your 
apartment.

1.   Nonpayment of Rent: Your landlord 
must give you at least 30 days notice if 
you do not pay your rent. You will not 
receive a notice to vacate if you waived 
this right in your lease.

2.  Violation of Lease Obligation: Your 
landlord must give you at least 30 
days notice if you continue to vio-
late an obligation, rule, or regulation 
that is listed in your lease or rental 
agreement. Before evicting you, your 
landlord must give you written notice 
(a “Notice to Cure or Vacate”) stating 
that you are violating the lease or 
rental agreement and that you have 30 
days to correct the problem.

3.  Illegal Act: Your landlord must give you 
at least 30 days notice if a court has 
decided that you have committed an il-
legal act in your apartment or building.

4.   Landlord or Owner’s Personal Use: 
Your landlord must give you at least 90 
days notice if the landlord or owner 
of your apartment wants to live in 
your apartment. You cannot be evicted 
if the landlord’s friend wants to live 
in the apartment, or if the landlord 
intends to rent or sell the property 
within a year of acquisition.

5.   Sale of the Apartment: Your landlord 
must give you at least 90 days notice 
if the landlord sells your apartment to 
someone who will live in your apart-
ment. However, your landlord cannot 
use this reason unless the landlord 
gives you the first chance to buy your 
apartment. (See section 14.0 on How 
To Buy Your Building for details on the 
tenant purchase process.)

6.   Unsafe Renovations: Your landlord 
must give you at least 120 days notice 
if your landlord wants to make reno-
vations to your apartment or building 
that cannot be done safely while you 
are living there. The landlord must 
notify the tenants of the renovations 

that will occur, and the plans for the 
renovations and an explanation of 
why renovations cannot occur while 
the unit is occupied must be on file 
with RAD and the Tenant Advocate. 
A tenant also has 21 days following 
the notice to send comments to the 
Rent Administrator and the Tenant 
Advocate Office on the impact of 
the eviction. The landlord plans and 
tenant comments must be reviewed by 
RAD, and the plans must be approved 
in writing by RAD before any evictions 
occur. If approved, the renovations 
must begin within 120 days after you 
have vacated your unit. If renovations 
have not begun on the 121st day, you 
may ask the  Rent Administrator or the 
court to rescind the approval and put 
you back in the apartment. Once the 
renovations are complete, you have 
the absolute right to return to your old 
apartment and must receive a notice 
from the landlord that your unit is 
available for you to reoccupy no more 
than 5 days following the end of the 
renovations. If the renovations were 
done to comply with housing regula-
tions, you have the right to re-rent at 
the same price and under the same 
obligations that were in effect when 
you were evicted. 

7.  Demolition: Your landlord must give 
you 180 days notice if the landlord 
wishes to demolish your apartment for 
new construction. Your landlord can-
not use this reason unless your land-
lord first gives you the chance to buy 
your apartment. (See section 14.0 on 
How To Buy Your Building for details 
on the tenant purchase process.)

8.  Substantial Rehabilitation: Your land-
lord must give you at least 120 days 
notice if the landlord wants to sub-
stantially rehabilitate your apartment. 
Before eviction the rehabilitation must 
be approved in writing by RAD. When 
the renovations are complete, you 
have the absolute right to immediately 
return to your old apartment; however, 
the landlord may increase the rent. 
(See section 7.0 on Rent Control.)

9.  Discontinued Housing Use: You can 
be evicted if your landlord wants to 

discontinue renting your apartment. 
Your landlord cannot use this reason 
unless your landlord first gives you the 
chance to buy your apartment, and you 
will have 180 days notice after the ex-
piration of the tenant purchase rights. 
(See section 14.0 on How To Buy Your 
Building for details on the tenant pur-
chase process.)  The landlord cannot 
use the apartment for any purpose for 
one year following the date you move 
out. In addition, if after that one year 
period the landlord decides to use the 
apartment for residential purposes, it 
must be as rental housing and not as a 
condominium or cooperative.

10. Conversion to a Cooperative or Con-
dominium: Your landlord must give you 
at least 120 days notice if the landlord 
wishes to convert the property to a 
condominium or cooperative. In order 
to convert the property, there must 
be an election and a majority of the 
eligible residents need to vote in favor 
of conversion. Even if the conversion 
vote is successful, your landlord can-
not evict you unless your landlord first 
gives you the chance to buy your apart-
ment. (See section 13.0 on Condo And 
Coop Conversion Controls for details 
on the conversion process.)

e. relocation assistance
Relocation assistance is available to ten-
ants in a variety of cases: demolition of a 
building, substantial rehabilitation, unsafe 
renovations, discontinued use, or conver-
sion of your apartment building. Reloca-
tion resources are available through the 
Department of Housing and Community 
Development (DHCD) and the Office of 
the Tenant Advocate. Services available 
through DHCD include help with finding 
alternative housing, information on public 
housing, and other advisory services. You 
can find more information on the DHCD 
website, dhcd.dc.gov.

In addition, your landlord is required to 
provide monetary assistance to help you 
move. If your eviction is due to demoli-
tion, substantial rehabilitation, or discon-
tinued use, you should receive $150 for 
each pantry, kitchen, storage area, or util-
ity room over 60 square feet in your unit, 
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and $300 for every other room over 60 
square feet in your unit (these amounts 
are subject to change annually.) If you 
have provided your landlord with 10 days 
notice of the date you will vacate your 
unit, the landlord must pay the relocation 
assistance to you no later than 24 hours 
before you vacate; if you have not provid-
ed notice, then the landlord must pay the 
assistance within 30 days after you leave. 
If your eviction is due to conversion, you 
should receive a minimum of $125, and 
further housing assistance based upon a 
formula for a period of up to three years if 
you meet certain requirements.

f. drug related evictions
The District of Columbia has enacted 
special rules for evictions of tenants 
or occupants of an apartment used as 
a “drug haven.” The court procedures 
in these types of actions take less time 
and the tenants’ defenses are limited. A 
landlord can begin an action for posses-
sion of a rental apartment, or the Mayor 
can begin an action for eviction if the 
Superior Court of the District of Colum-
bia determines by a “preponderance of 
the evidence” that an apartment is a “drug 
haven.” (See section 6.0 below on Drug 
Related Evictions.)

G. what you should do 
when you Get an eviction 
notice
When you receive a notice regarding 
eviction from your landlord, you should 
seek help as soon as possible from a local 
community organization, legal service, or 
RAD. (See section 18.0 on Agencies and 
Additional Resources.) These organiza-
tions will be able to tell you whether the 
notice meets all the legal requirements 
and whether the landlord has complied 
with the law.

The best way to defend your rights is to 
get help from a lawyer.  Low-income indi-
viduals may qualify for free or reduced fee 
legal assistance. (Check the list in section 
18.0 on Agencies and Additional Resourc-
es for legal assistance.)

If you have not spoken to a lawyer by 
the date you have to be in court, you can 
ask the judge to postpone your case for 2 
weeks so you have time to consult a law-
yer. You can also ask the judge to appoint 
a lawyer or law student to represent you.

If you decide to defend yourself, be sure 
you are well informed about your rights. 
Prepare in advance what you want to 
say to the judge. You might want to write 
down your defenses on paper. Some of 
these defenses are listed in the subsec-
tion above “Notice From Your Landlord”; 
you can find more information on pro se 
representation (how to represent yourself) 
on the Landlord Tenant Resource Center 
website at http://www.dccourts.gov/dc-
courts/superior/civil/landlord_tenant.jsp. 
Once you are in court, you can tell the 
judge that you disagree with the landlord 
and that you want to schedule a trial.

non-payment of rent

You may be able to get assistance paying 
the rent once you have a Summons to 
Appear in Court. Contact one of the 
organizations listed at the guide under 
“Emergency Rental Assistance” to see if 
you are eligible for one of the programs. 

H. Going to court
If you receive a court notice, you should 
always appear in court. Many tenants lose 
their right to remain in their apartments 
because they do not go to court. Going to 
court can help you to keep your apart-
ment even if you owe rent. If you paid 
your rent late and then received a “sum-
mons and complaint” for the late rent, it 
is still best to go to court and make sure 
your payment is properly credited and the 
landlord’s complaint is dismissed.

You must be in court by 9 a.m. and 
answer “present” when the court clerk 
calls your name. Do not be late. If you are 
late or do not answer, you will lose your 
chance to fight the eviction.  See a lawyer 
if this happens.

caution! tHinGs to watcH out 
for in LandLord tenant court

You may be asked to speak to the land-
lord’s lawyer about agreeing to settle. 
Be sure that you do not rely only on the 
advice of the landlord’s lawyers. What the 
lawyer recommends may not be in your 
best interests but instead may be in the 
landlord’s best interests. If the landlord’s 
lawyer proposes a settlement agreement, 
ask for a continuance and get your own 
attorney. (See section 18.0 on Agencies 
and Additional Resources at the end of 
this guide for a list of legal service organi-
zations that may help you.) If you did not 
already get legal advice, you may be able 
to get help while you are at the court from 
D.C. Law Students in Court, students 
from local law schools who are generally 
available at 9:30a.m. at the courthouse 
during the school year to provide advice 
and assistance to unrepresented tenants, 
or the Landlord-Tenant Court Attorney 
of the Day through the Landlord-Tenant 
Resource Center on Room 115.

The landlord’s lawyer may ask you to sign 
a consent agreement—sometimes called 
a “Consent Judgment Praecipe” or Form 
4(a) to settle the case.  By signing, you 
lose all your rights to challenge what the 
landlord is saying and the right to tell the 
judge about any housing code violations 
or other defenses. The Form contains 
a schedule of payments (including late 
charges) you must make to become 
current on your rent. Do not sign it 
unless you fully understand it, and do not 
promise to pay more than you reasonably 
can.  If you do not comply precisely with 
the terms of the consent agreement (i.e. 
if you miss a payment), a judgment will 
be entered against you for the entire 
amount of rent requested in the suit. If 
you pay all of the amount of rent owed to 
date, including additional months of rent 
that have become due, you can remain 
on the premises.  If you cannot pay the 
total amount, however, the landlord can 
resume the eviction proceedings.  If your 
landlord promises to make repairs to your 
apartment on the Form and does not 
comply, you can file a Motion to Compel 
the landlord to make the repairs, but you 
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will still have to make payments according 
to the schedule to avoid eviction. If you 
choose not to sign the Form, you can wait 
and tell the judge that you want to have a 
trial where you can present your defenses.

i. you Have a right to a trial
D.C. law gives all tenants the right to a 
trial when they are facing eviction if they 
have defenses to the landlord’s complaint. 
A trial gives the tenant a chance to tell his 
or her side of the story. You have the right 
to request a jury trial; however, you must 
specifically request it from the court at the 
first court appearance (or continued court 
appearance if you reserve all rights at the 
first appearance). Otherwise, you would 
need to write a motion to request a jury 
trial, which may be difficult to procure 
without a strong basis for the late request. 
The filing fee for a jury trial is $75, but if 
you cannot afford the $75 or if you have 
In Forma Pauperis status, the court may 
waive the filing fee for a jury trial and 
other filing fees.

You can stay in your apartment while you 
are waiting for the trial, but the landlord 
can ask the court to require that you pay 
all of your rent into the Court Registry. 
This is called a Protective Order. You must 
make these protective order payments on 
time, or you may be evicted and lose your 
right to a trial.

J. what Happens if you Lose 
at trial?
If you lose at trial, your landlord will win 
a “judgment’’ against you. This means 
that the landlord can ask for a “writ of 
execution” authorizing the eviction. If you 
lose and you think the judge was wrong, 
you have the right to appeal if you act 
quickly. To be successful, the appeal must 
be based on significant legal error. Get 
legal help.

In your case was for non-payment of 
rent, you will have a “money judgment” 
against you which you are required to pay 
to remain in possession of your apart-
ment. If your case involved eviction on 

other grounds, you may also be liable for 
a “money judgment.” An unpaid money 
judgment can affect your credit rating.

k. what is a writ of execu-
tion?
A “writ of execution,” also known as a 
“writ of restitution” is a court paper that 
gives the landlord, with the aid of the U.S. 
Marshal, the right to remove you and your 
possessions from your home. The court 
sends the writ to the Marshal’s office and 
from there it is sent to you by mail. A 
landlord has the right to ask for a writ of 
eviction only after the court has entered 
a judgment against you even though you 
believe you overpaid in rent or deserve 
a rent reduction due to violations in the 
apartment. This can happen if:

•	 You	don’t	go	to	court	and	there	is	a	
“default” judgment against you;

•	 You	break	your	consent	agreement	and	
the court enters a judgment against 
you; or,

•	 You	go	to	court	and	lose	your	case.	

L. How to fight a writ of 
execution
You may be able to fight a writ of execu-
tion.  A lawyer can help. If you never re-
ceived a summons to go to court, go to the 
court immediately, see the judge, and ask 
to have the writ stopped. If the judgment 
against you is for nonpayment of rent, you 
can stop the eviction at the last minute by 
paying all back rent, current rent, court 
costs, and fees, even if the Marshal is at 
your door. You can try to recover the mon-
ey later in Small Claims Court.

m. what if you cannot stop 
the eviction?
The “writ of eviction” will tell you the first 
date on which you may be evicted. This 
may be as soon as three full days after the 
trial, although evictions often do not take 
place on the first possible date. The Mar-
shal’s office makes up a new eviction list 
each day; you can find when the eviction 

is actually scheduled to take place by call-
ing the Marshal’s office at (202) 616-8633 
after 2:30 p.m. for the next day’s evictions. 
You may also call the Landlord Tenant 
Court Clerk’s Office at (202) 879-1152 
after 2:30 p.m. 

You cannot be evicted on a day when the 
National Weather Service predicts (at 
8:00 am) that the temperature at National 
Airport will fall below 32 degrees at any 
time within the next 24 hours or if the 
chance of rain is greater than 50% for the 
day. However, this restriction does not ap-
ply to evictions due to an illegal act (See 
item 3 in Subsection D) and evictions 
premised on danger to the health, welfare, 
and safety of other tenants or immedi-
ate neighbors. Additionally, if the court 
issuing the writ found specifically that you 
abandoned the apartment, you may also 
be evicted without regard to the weather.

If you are evicted, you may be able to stay 
temporarily in a shelter. For non-emer-
gency admission to shelters run by the 
D.C. Government, contact the Virginia 
Williams D.C. Family Resource Center 
(located at 33 N Street Ave., N.E., (202) 
526-0017). To receive housing assistance, 
you must bring a photo ID to be admitted 
to the building, as well as either a copy 
of your writ of eviction, or a signed letter 
from a leaseholder stating that you are no 
longer able to stay with them as of that 
day’s date. Tenants can check if a lawsuit 
has been brought by the landlord by going 
to www.dccourts.gov/pa to search for any 
court cases in their name. Single adults 
(without children) may be eligible for the 
CCNV Shelter at 425 2nd Street, N.W., 
(202) 393-1909.
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6.0 Drug relateD eviCtions

a. drug related evictions
The District of Columbia has enacted 
special rules for evictions of tenants or 
occupants of an apartment used as a 
“drug haven”. The court procedures in 
these types of actions take less time and 
the tenants’ defenses are limited.  

A “drug haven” is defined as a “housing 
accommodation’’ or land attached to 
“common areas of a housing accommo-
dation’’ where drugs are illegally stored, 
manufactured, used, or distributed. A 
court will use the following factors to 
determine whether an apartment is a 
“drug haven”:

1.  If the tenant or occupant has been 
charged with the manufacturing, dis-
tributing, or dispensing of controlled 
substances due to activities in the 
housing accommodation or has violat-
ed parole or probation for a conviction 
for manufacturing, distributing, or 
dispensing of illegal drugs.

2. If the tenant or an occupant in the 
rental apartment has been arrested 
more than one time because drugs 
were found in the apartment

3. If a firearm has been discharged in the 
apartment.

4. If a witness testifies that a tenant or 
occupant has or has attempted to 
possess, manufacture, store, distrib-
ute, or use illegal drugs in the housing 
accommodation.

5. If the property has a general reputa-
tion that supports evidence introduced 
under any of the first 4 factors.  Gen-
eral reputation alone is not enough to 
establish that a house is a drug haven.

6. If the activities have been discontin-
ued by the time of the court hearing.

7. Any other relevant and admissible 
evidence related to whether the apart-
ment is a drug haven.

B. what Happens when an 
action is commenced?
After an action is commenced, a court 
will hold a full hearing. This hearing must 
be held within 10 days after the issuance 
of a preliminary injunction (refer to the 
subsection C on “Preliminary Injunc-
tions”) or, if an injunction is not issued, 
the court “shall expeditiously schedule” 
an injunction. Notice of the action must 
be received at least 5 days before a 
hearing. If a court determines, using the 
previously mentioned factors, that the 
rental apartment is a “drug haven”. it will 
issue a final order that should be executed 
within 5 business days after the hearing. 
The court can order one or both of the 
following:

1.  Eviction of the tenant or occupant; 
and/or,

2.  Closure of the rental apartment for a 
certain period of time.

c. preliminary injunction
After an action has begun, a plaintiff 
bringing this action can request a prelim-
inary injunction to immediately prevent a 
tenant from maintaining a “drug haven”. 
A court will hold a hearing on this request 
and use the following factors in determin-
ing whether to grant the injunction:

1.  Whether the plaintiff is likely to pre-
vail on the merits of the case;

2.  Whether in the absence of relief, the 
plaintiff will suffer irreparable harm;

3.  Whether there will be substantial 
harm to the defendant or another 
party if relief is granted; and,

4.  Whether the public interest favors 
granting the injunction.

Note that a full hearing must still take 
place within 10 days after an injunction is 
granted. An injunction is not a final court 
order; rather, it is a form of temporary 
relief until a court can make a determi-
nation.

d. defenses against an  
action
There are only 3 defenses against drug 
related evictions. The court will not enter 
an order for eviction or possession if the 
tenant shows that it is more likely than 
not that the events or actions alleged:

1.  Could not reasonably have been 
known to the tenant or occupant;

2.  Were not part of a pattern and practice 
of the tenant or occupant of the apart-
ment; or,

3.  Were reported to the Metropolitan 
Police Department by the tenant or 
occupant.

e. other parties who may 
make a drug-related evic-
tion complaint
A complaint regarding a possible “drug 
haven” may also be made by an affected 
tenant, resident, or resident association, 
Attorney General and the U.S. Attorney. 
Tenants, residents, and resident associa-
tions must submit their complaint and a 
petition to the Mayor (or his/her desig-
nated representative) who should review 
these items within 7 days of their receipt. 
If the Mayor determines the petition 
and complaint are complete, the parties 
may file their complaint with the court to 
begin an action. The petition to the mayor 
should include the following information:

1.  The date and time the party witnessed 
the illegal drug related activity in the 
rental apartment by the tenant or 
occupant;

2.  The name, address, and telephone 
number of any corroborating witness; 
and,

3.   Any other information relevant to 
the petition that can be verified by a 
named witness or independent author-
ity including the Metropolitan Police 
Department.
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7.0 rent Control

a. know your rent officials
HousinG reGuLation administra-
tion (Hra): The Housing Regulation 
Administration, or HRA, is a part of the 
District of Columbia Department of 
Housing and Community Development 
(DHCD). It has two divisions, the Rental 
Accommodations Division (RAD), and 
the Rental Conversion and Sale Division 
(CSD). The HRA administers the laws 
and regulations governing rental hous-
ing, condominium and cooperative sales 
and conversions, and housing standards, 
including housing-code and lead paint 
inspections. The main contact number for 
HRA is (202) 442-9505.

rentaL accommodations division 
(rad): This division is responsible for 
administering the Rental Housing Act of 
1985 (as amended), which establishes 
rent control. All tenant and landlord peti-
tions are filed with RAD. The main con-
tact number for RAD is (202) 442-9505.

rent administrator: The Rent 
Administrator is the head of RAD, where 
all petitions must be filed.  The contact 
number for the office of the Rent Admin-
istrator is (202) 442-9505. 

rentaL HousinG commission: 
The Rental Housing Commission is a 3 
member panel that writes regulations for 
rental properties and hears appeals of 
decisions made by the Rent Administrator. 
The main contact number for the Rental 
Housing Commission is (202) 442-8949. 

tHe office of administrative 
HearinGs (oaH): The Office of Admin-
istrative Hearings is an autonomous and 
impartial administrative tribunal within 
the Executive Branch of the District of 
Columbia Government that hears admin-
istrative litigation involving the Govern-
ment’s enforcement programs. The main 
contact number is (202) 442-9094 and 
the website is www.OAH.dc.gov

office of tHe tenant advocate 
(ota): The Office of the Tenant Advocate 
(OTA) receives copies of tenant petitions 

and helps tenants understand and exercise 
their rights under the law. The main 
contact number for the OTA is (202) 719-
6560, and the website is http://ota.dc.gov.

tenant advisory counciL: The 
Tenant Advisory Council is composed 
of tenant organizers, representatives of 
tenant organizations, and other tenant 
advocates who make recommendations for 
improving Office of the Tenant Advocate 
services.  The Council also advises DCRA 
and the mayor on tenant issues.

B. Limitations on rent in-
creases
The Rental Housing Act of 1985 and the 
Rent Control Reform Amendment Act 
of 2006 regulate rent increases in the 
District. As of 2006, the Rent Control 
Reform Act abolished the use of rent 
ceilings to limit increases for rental prop-
erties in D.C. Instead, a new system was 
implemented with the goal of keeping rent 
prices in tandem with comparable market 
values and inflation. 

Under the law, a landlord can implement 
only one rent increase per year to keep 
pace with inflation based on the increase 
in the Consumer Price Index (CPI), a 
monthly measure of the average change 
in prices for consumer goods in urban 
areas established by the U.S. Department 
of Labor. The annual rent increase will 
be at least the CPI percentage plus 2% 
but never more than 10% of the previous 
rent charged. The CPI percentage used 
to determine increases becomes effective 
May 1, and is issued at the end of each 
calendar year. For any increase other than 
the annual adjustment, a landlord must 
provide a justification to the Rent Admin-
istrator.

Although the annual rent increase is con-
sidered “automatic”, a landlord must issue 
proper written notice at least 30 days in 
advance of an increase for the increase to 
be valid. If your landlord attempts to raise 
your rent twice in one year, or you are not 
sure if the notice of increase is proper, 

you should check with RAD or a lawyer 
to confirm the validity of the increase. In 
addition to invalid notice, you can also 
challenge an automatic rent increase on 
the grounds of violations, lack of building 
registration, insufficient waiting period, 
unlawful calculation, and the terms of 
your lease.

For additional information or questions 
regarding rent control, contact the Rental 
Accommodations Division (RACD) of the 
D.C. Department of Housing and Com-
munity Development, (202) 442-9505.

c. protection for elderly and 
disabled tenants
The allowable percentage of an automatic 
rent increase is less for tenants who qual-
ify as elderly or disabled. For any tenant 
who the Rent Administrator determines to 
be elderly or disabled, the automatic rent 
increase allowed is the lesser of (1) the 
previous rent charged plus the CPI or (2) 
a maximum of 5% of the previous rent.

To qualify:

•	 As	elderly,	a	tenant	must	be	at	least	62	
years of age or older. As proof of age, 
RAD requires a CERTIFIED COPY of 
one of the following documents: 

1. a U.S. passport; 

2. a U.S.- or State-issued identification 
card (showing your date of birth); a 
U.S. birth certificate; 

3. a U.S. Driver’s license; OR

4. other U.S. or State-based documen-
tation that includes your date of 
birth. 

•	 As	disabled,	a	tenant	must	have	a	
physical or mental impairment that 
substantially limits one or more major 
life activities. RAD allows proof to be 
shown by: 

1. a letter from a Physician stating that 
you meet the definition of “a person 
with disabilities” under the Ameri-
cans with Disabilities Act.
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2. an award letter from the Social 
Security Administration with a 
Physician letter

3. an order determining status arising 
from a capital improvement peti-
tion; OR

4. other evidence establishing that 
you meet the definition of Disabled 
Person under the Americans with 
Disabilities Act. 

To receive Protection as an Elderly or 
disabled tenant, you must complete 
and file a Tenant’s Notice of Elderly or 
Disabled Status to Housing Provider for 
Rent Increase Based Upon CPI-W Form 
(available online at http://dhcd.dc.gov/
publication/form-6-tenants-notice-hous-
ing-provider-elderly-or-disabled-status) 
with RAD at 1800 Martin Luther King 
Jr. Avenue S.E., 2nd Floor. Additionally, 
you must mail a copy of the form and 
attachments to your landlord. To maintain 
a record that you mailed the form to your 
landlord, you should send it certified mail.

d. other allowable rent 
increases
A landlord can seek additional rent in-
creases larger than the annual automatic 
increase by petitioning the Rent Adminis-
trator. There are five (5) types of landlord 
petitions that can be filed: Hardship, 
Capital Improvement (commonly referred 
to as the 501(f)), Substantial Rehabilita-
tion, Services and Facilities and the 70 
Percent Voluntary Agreement. Tenants 
can participate in hearings regarding 
these rent increases, and can challenge 
these increases if approved.

tHe HardsHip petition 

How it works: Landlords may choose to 
petition for a hardship increase instead 
of an automatic increase. A landlord can 
claim a “hardship” if the landlord makes 
less than a 12% rate of return on the 
property. The landlord determines the 
rate of return by dividing the property’s 
profit (rents and fees collected minus 
expenses to operate the building) by the 
landlord’s equity in the property (the 
value of the property for tax purposes 
minus any outstanding debt). You can 
pick up a copy of the Hardship Petition 
Instructions at RAD, 1800 Martin Luther 

King Jr. Ave, 2nd Floor, (202) 442-9505. 
RAD will notify all building tenants in 
writing when the landlord files this type 
of petition. RAD will also review all infor-
mation submitted to determine if there is  
justification to approve this request. 

opposition: After a landlord files the 
hardship petition, the Rent Administrator 
will examine the landlord’s claim and 
issue an “audit report”. This report is not 
a final decision, and a representative from 
your tenant organization may challenge 
the report by giving a written objection to 
the Rent Administrator and the landlord 
within 30 days. A hearing with the Rent 
Administrator will then be scheduled to 
examine the objections. You should review 
the landlord’s documentation and be sure 
to write down all objections you have to 
the report. Only written objections can be 
argued at the hearing.

challenging a Hardship petition - 
accounting errors: The landlord must 
provide documentation of the need for a 
rent increase when he or she files a hard-
ship petition. Someone with accounting 
experience should review these docu-
ments for mistakes. These documents can 
be reviewed and copied at RAD, 1800 
Martin Luther King Jr. Ave, S.E. 2nd 
Floor. Bring calculators, and paper to take 
notes on. Plan to spend the day. RAD pre-
fers that you give them at least 48 hours 
notice of your visit so that they can have 
the file ready for your review. The first 25 
photocopies are free, and copies after that 
cost 25 cents per page.

Some of the issues to focus on are as 
follows:

1.   The management’s documentation 
must come from a consecutive 12 
month accounting period chosen out 
of any 15 previous months before fil-
ing the petition. Make sure all expens-
es fall within the 12 month period.

2.   Expense and income amounts must 
relate only to your building. Check for 
receipts that include other buildings.

3.   Without a special exemption, the 
landlord is not allowed to claim man-
agement fees of more than 6% of the 
maximum rental income or vacancy 
losses of more than 6%.

4.   Check the management’s calcula-
tion of income. In addition to rent, 
the management must include all 
fees (parking fees, retained security 
deposits and laundry machine profits) 
as income.

5.   Operating expenses that were really 
capital improvements (roof or boiler 
repair, carpet or appliance replace-
ment) cannot be included as expens-
es. Look for expenses that could be 
challenged as capital improvements.

6.   All payments must be substantiated. 
This means the landlord must file a 
bill, a check, and usually an internal 
ledger entry for each payment. If you 
do not find a bill or check for any 
item, it cannot be used as an expense.

challenging a Hardship petition – 
Housing code violations: A hardship 
petition increase may not go into effect if 
substantial Housing Code violations exist. 
All Housing Code violations should be 
clearly stated in your written objections. If 
you believe that Housing Code violations 
exist, call the Housing Resource Center at 
(202) 442-9505.

capitaL improvement increase

How it works: A landlord may petition 
for a rent increase to cover the cost of 
improvements beyond ordinary mainte-
nance and repair, or “capital” improve-
ments. Examples of capital improvements 
include replacing the roof or elevators 
in the building, or the heating system 
or window frames in individual units. 
Even if the landlord only plans to make 
improvements in certain individual units, 
the increase can cover the entire building. 
Increases to cover costs of improvements 
in individuals units cannot be more than 
15% higher than the original rent, and no 
more than 20% higher for building-wide 
improvements. The landlord can only 
implement the increase after all the 
improvements have been completed, and 
it will only be in effect long enough for 
the landlord to recover the costs of the 
improvements. D.C. regulations allow the 
landlord to spread the costs of build-
ing-wide improvements over 96 months 
and individual unit improvements over 64 
months.
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opposition: You can challenge a capital 
improvement increase by arguing that the 
improvement is an ordinary replacement 
or repair, rather than a capital improve-
ment. This argument must be made under 
the Federal income tax depreciation rule, 
so ask RAD or a lawyer for help if needed. 
The landlord must also prove that the im-
provements would protect or enhance the 
health, safety, and security of the affected 
tenants or result in a net saving in energy 
costs which is passed on to the tenants. 
Tenants have successfully opposed capital 
improvement increases in cases where 
repairs were required to comply with the 
housing code without any overall capital 
improvement plan.

Opposition by low-income elderly or 
disabled tenants: A low-income elderly or 
disabled tenant may request an exemp-
tion from a capital improvement rent 
increase. To qualify for an exemption, a 
low-income elderly tenant must be 62 
years of age or older and have an annual 
income of less than $40,000. Similarly, a 
qualifying tenant with a disability must 
have a physical or mental impairment that 
substantially limits one or more major life 
activities and have an annual household 
income under $40,000. If you think you 
meet these requirements, you must file a 
claim for exemption with RAD within 15 
days of receiving notice of the landlord’s 
capital improvement petition. You must 
also give a copy of this claim to the land-
lord or the landlord’s attorney. RAD will 
determine if you qualify for the exemption 
at the same hearing it determines whether 
the landlord may implement the capital 
improvement increase. If RAD deter-
mines that you qualify for this exemption, 
the landlord may only increase your rent 
under limited circumstances.

suBstantiaL reHaBiLitation in-
crease

How it works: If a proposed rehabilita-
tion will cost more than 50% of the as-
sessed value of the property (the “assessed 
value” is the value assigned to the property 
for property tax purposes), the landlord 
may petition for a “substantial rehabilita-
tion” increase to cover these costs. This is 
a permanent increase that cannot exceed 
125% of the current rent charged. Once a 

landlord submits a substantial rehabilita-
tion petition, the tenants will be notified. 
The landlord may evict tenants in order to 
do the rehabilitation but must give tenants 
at least 120 days notice before they must 
vacate. Tenants evicted for the rehabilita-
tion have the right to move back in, but at 
the higher rent level. Once a landlord files 
a petition and detailed plans to raise rents 
because of a substantial rehabilitation, the 
tenants are notified and have an opportu-
nity to voice their concerns at a hearing 
conducted by the Rent Administrator.

opposition: The proposed level of reha-
bilitation may be challenged as greater 
than that necessary to bring the apart-
ments into compliance with the housing 
code. Before approving the landlord’s 
petition for the increase, the Office of 
Administrative Hearings must consider if 
the proposed rehabilitation is in the best 
interest of the tenants (i.e., to correct 
serious health and safety problems), and 
the financial costs and inconvenience of 
relocation on the tenants if the rehab is 
approved. The OAH must consider the 
validity of the housing provider’s cost esti-
mates for repairs. The tenants’ goal should 
be to prove to RAD that the cost of the 
beneficial and necessary rehabilitation is 
less than 50% of the assessed value of the 
apartments to be rehabilitated.

service and faciLities increase

How it works: A landlord who sub-
stantially increases services or facilities 
(perhaps building security or laundry 
facilities) may petition for a rent increase 
which proportionately reflects the value of 
the service or facility.

opposition: Tenants can challenge the 
accuracy of whether the service or facility 
has been increased by showing that there 
has been little or no change in services 
or by showing that the additional service 
is actually a requirement. Additionally, 
because landlords must reduce the rent 
for a service or facility reduction, tenants 
can petition for a rent reduction on the 
grounds that services have been decreased.

vacancy increase

How it works: Once a tenant has vacated 
an apartment, a landlord may raise the 
price of the unit before renting the unit to 

a new tenant. The landlord can choose to 
raise the rent to 10% more than the former 
tenant’s rent, or to the equivalent rent of a 
comparable unit in the building. However, 
if the landlord chooses to raise the rent to 
the equivalent of a comparable unit in the 
same building, the total increase cannot 
be more than 30% higher than the former 
tenant’s rent. Once there has been a va-
cancy increase in rent, the landlord cannot 
take another rent increase in 12 months, 
even if another vacancy occurs. Also, the 
landlord cannot take a vacancy increase if 
a hardship increase has been implemented 
within the past 12 months.

opposition:  A landlord can only 
implement a vacancy increase if a true 
vacancy has occurred and the landlord has 
experienced a lapse in rent payment. If 
you are living in an apartment with a lease 
in someone else’s name and you wish to 
change the lease to your own name, many 
landlords consider this a vacancy and 
will raise your rent at that time. This is 
not allowed. No vacancy increase in the 
rent charged is permitted when the rental 
apartment has never actually been vacant 
because a subtenant has remained in the 
apartment and rent has continued to be 
paid. 

voLuntary increase

How it works: A landlord may increase 
rent without a petition if 70% of the 
tenants (excluding the landlord’s em-
ployees) sign an agreement that sets out 
the amount each tenant will pay. This 
agreement must include detailed informa-
tion on the changes in rent, services, or 
facilities, as well as any capital improve-
ments, ordinary maintenance, or repairs. 
The tenants have 14 days to consider and 
respond to the landlord. If at least 70% of 
the tenants sign the agreement, rents for 
all tenants can be raised, even those who 
did not sign the agreement. When you 
sign a lease agreement you should review 
it carefully to ensure it does not contain 
a voluntary agreement. Before the rent 
increase can be implemented, however, 
the agreement must be approved by the 
Rent Administrator. Tenants are encour-
aged to seek legal advice before signing 
any contract that contains a voluntary 
rent increase agreement because such 
agreements are very difficult to vacate 
after signed.
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opposition: Even voluntary increases 
are challengeable if tenants were coerced 
(i.e., the landlord threatened to sell or 
discontinue housing use of the building 
or otherwise pressured tenants); if the 
landlord engaged in fraud or deceit; if the 
landlord lied about or withheld important 
information; or, if the agreement imposed 
an unequal burden on a minority of ten-
ants in the building.

e. Legal requirements for 
rent increases
If a unit is subject to rent control, the 
landlord must meet the following stan-
dards to legally raise rents:

1.  Notice: The landlord must give writ-
ten notice of a rent increase at least 
30 days before the next rent payment 
date. The notice must contain a 
statement of the current rent, the in-
creased rent, and justification for the 
rent increase. The notice should also 
include a summary of tenant rights to 
challenge the rent increase and a list 
of sources of technical assistance. 

2.  Housing Code Compliance: The rent-
al apartment and common areas must 
be in substantial compliance with the 
Housing Code. Violations are prov-
en with housing inspection reports, 
photographs, and similar evidence. 
“Substantial” violations are those 
which endanger the health or safety of 
tenants.

3.  Apartment Registration: The rental 
apartment must be registered with 
RACD and the landlord must be prop-
erly licensed. Any new landlord must 
register within 30 days of becoming 
a new landlord. To determine if your 
landlord has registered, review the file 
for the building address at RAD.

4.  Manager Registration: When the 
building is managed by someone other 
than the landlord, the manager must 
register with RACD. 

5.  Waiting Period: The landlord must 
wait at least 12 months between im-
plementing increases (unless the unit 
is vacant).

6.  Lawful Calculation: Rent increases 
are calculated from the “rent charged”. 
The Rent Control Reform Amend-

ment Act defines “rent charged” as the 
legal rent as of August 4, 2006. The 
landlord must file all rent increases 
with RAD. You can check the records 
to determine if the rent increases have 
been properly calculated. 

7.  Lease: The rent charged may not ex-
ceed the amount stated in an effective 
lease.

f. How to challenge a rent 
increase
Tenants have a right to challenge any 
proposed rent increases. To improve your 
chances of successfully challenging your 
landlord’s petition for any type of rent 
increase, your first step should be to get 
organized. Several concerned tenants 
should call a general meeting to discuss 
the landlord’s requested increase, and 
if your building does not already have a 
tenant organization, form one. (See sec-
tion 15.0 on Forming a Tenant Organiza-
tion and groups that can provide help for 
this process in section 18.0 on Agencies 
and Additional Resources.) Once you 
form a tenant organization, assign people 
to particular tasks and collect dues to 
cover expenses such as photocopying, 
purchasing documents, and legal assis-
tance. Also, find out if any tenants have 
accounting experience—members of the 
group with accounting skills will be useful 
in some of the more technical aspects of 
filing the necessary paperwork to chal-
lenge the increase.

To challenge a rent increase, follow these 
steps:

1.  Evidence: Collect information and 
evidence to support your case. For 
example, you should put together 
all letters and notices between you 
and your landlord and a copy of the 
latest housing inspection report. You 
should also check with RAD, 1800 
Martin Luther King Jr. Ave, S.E. 2nd 
Floor, (202) 442-9505, to make sure 
that your landlord has filed the proper 
forms to manage your building and 
collect rent increases.

2.   File a tenant petition: You can find the 
tenant petition form at http://dhcd.
dc.gov/publication/form-23-tenant-
petition-complaint, or at RAD’s offices 
at 1800 Martin Luther King Jr. Ave, 

S.E. 2nd Floor, (202) 442-9505, where 
you should also drop off the complet-
ed form. On the form, check off the 
appropriate boxes that describe your 
problem and provide a short descrip-
tion. You must file four copies of the 
petition plus the original, as well as a 
copy of any Notice of Increase in the 
Rent Charged that you may have re-
ceived. You must also include proof of 
your residency, which may be shown 
by copies of rent recipts, cancelled 
checks, or a copy of your lease. The 
clerk will stamp one copy with the fil-
ing date and return it to you to keep in 
your records. The tenant petitions are 
divided into two types of complaints:

a. Complaints involving increases 
in rent—You can challenge a rent 
increase if it was:

made despite the fact that your unit 
was not properly registered with 
RAD

larger than legally allowed;

made without a 30 day written 
notice;

made if the tenant is elderly or dis-
abled and the increase exceeds the 
lesser of the CPI or 5%;

made when your apartment had 
housing code violations; or,

made while a written lease was in 
effect.

b. Complaints involving decreases 
in related services or facilities—If 
your landlord reduces or eliminates 
a service that you are supposed to 
receive as part of your monthly rent, 
your landlord must lower your rent 
to reflect the reduction in service. 
Your landlord may also be required 
to refund rent already paid if your 
opportunity to use optional services 
was reduced or eliminated while 
you paid the higher rent.

3. The hearing: After you file the peti-
tion, it will be sent to the Office of 
Administrative Hearings to schedule 
a hearing. It can take several months 
before the OAH schedules the 
hearing. Hearings are less formal than 
court and you can represent yourself; 
however, you may also bring a legal 
representative.
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 If either party needs more time to 
prepare for the hearing, the party may 
file a motion for continuance, exten-
sion of time to file a pleading, or leave 
to amend a pleading. You can find the 
form, Request for a Different Hearing 
date, at OAH website, oah.dc.gov, or 
at OAH, 441 Fourth Street, N.W. You 
must ask the other party to agree to 
your extension, and you must have a 
good reason for requesting the delay. If 
possible, you should possible provide 
documentation explaining the need for 
delay.

 At the hearing, you will need to explain 
your problem in front of a Hearing Ex-
aminer. It is important to be specific. 
For a reduction in rent as a result of 
the landlord not providing the services 
promised, you should describe what 
services you have not received, how 
this has affected you, and how much 
the reduction is worth. For example, 
if you had to throw out food because 
your refrigerator was broken, explain 
the effects of the broken refrigerator 
and show any receipts from expenses 
you incurred because of the reduction 
in services to the hearing examiner. 

 If your apartment has housing code vi-
olations, you should show the Hearing 
Examiner pictures of the problems and 
the dates that the problems occurred.

 After the tenants speak, the landlord 
has a chance to give an explanation. 
Stay calm and do not be afraid to ask 
the landlord questions.

 4. The decision: The Hearing Examiner 
mails out a Decision and Order (DO), 
a written decision on behalf of the 
Rent Administrator, after the hear-
ing. This should not take more than 
60 days, but OAH often has a large 
backlog and decisions are often delayed 
for many more months. Within 10 
business days of receiving the decision, 
either party can file a motion for recon-
sideration with the Hearing Examiner 
for the following reasons: a default 
judgment was entered if the party 
failed to appear; the judgment contains 
typographical, numerical, or technical 
or other factual errors; the judgment 
contains obvious legal errors; or new 
evidence has been discovered. The 
OAH has 45 calendar days to respond 
to the motion for reconsideration, or 
the motion is denied automatically.

5.  The appeal: Either party can appeal 
the Rent Administrator’s decision to 
the three-member Rental Housing 
Commission (RHC). You can repre-
sent yourself or be represented by a 
lawyer in front of the RHC. An appeal 
must be filed within 10 business 
days after a final decision has been 
issued, and must contain a statement 
of error(s) made the OAH’s decision. 
Technically, the Commission can 
only review errors of law or abuse of 
discretion by the Hearing Examiner - it 
is up to the Hearing Examiner to make 
findings of fact. In addition to filing 
one original and four copies of the ap-
peal with the Commission, you must 
also include a separate copy with a 
self-addressed, stamped envelope (this 
will be mailed back to you). You must 
serve the opposing party with a copy 
of the appeal as well, before or at the 
same time as your filing with the com-
mission.Once your appeal has been 
filed, the Commission will schedule a 
hearing on the appeal. If you find error 
in the RHC decision, you may file a 
motion for reconsideration within 10 
business days, and/or petition the D.C. 
Court of Appeals for review within 30 
calendar days.

G. disclosure to tenants
All tenants living in rent-controlled prop-
erties are entitled to receive certain infor-
mation regarding previous rent increases 
for their unit. Once a year, tenants can 
submit a written request to the land-
lord for a statement indicating the rent 
increases for the unit over the previous 3 
years and the basis for the increase. If the 
landlord implemented a vacancy increase 
for the unit, the landlord must disclose 
the substantially identical unit on which 
the rent increase was based. The landlord 
must comply and provide this information 
within 10 business days of the tenant 
request; if your landlord does not provide 
this information with 10 business days, 
contact RAD. If the landlord is notified 
that he or she has failed to comply with 
the disclosure laws and does not correct 
this error within 10 days, the landlord can 
lose the right to implement rent increas-
es until he or she complies. Also, the 
updated disclosure documents for each 
unit should be kept in an easily accessible 
place in the building (like a reception 
desk) for tenants to inspect. 

H. rent control exemptions
Every housing accommodation in the 
District must be registered with RAD as 
either a rent-controlled property or as an 
exempt from the rent control provisions. 
To check if your landlord has filed for an 
exemption, visit HRA and ask to review 
the file for your building address. 

If an apartment is not rent-controlled, the 
landlord can charge as rent whatever the 
market will allow. The terms of the lease 
will govern the rights and responsibilities 
of the landlord and tenant regarding rent, 
rather than the rent control law. The fol-
lowing types of properties are not covered 
by rent control:

1.   “Small” Landlords: Apartments that 
are owned by landlords who own four 
or fewer apartments, whether or not in 
the same building. (Cooperatives and 
other corporate owners that own four 
or fewer apartments are not eligible for 
the small landlord exemption.)

2.   Publicly Owned or Subsidized Hous-
ing

3.   New Apartments: Apartments in 
buildings for which the building 
permit was issued after 12/31/75 or for 
which the certificate of occupancy was 
issued after 1/1/80.

4.   Vacant Housing: Apartments continu-
ously vacant and not subject to a rent 
agreement since 1/1/85.

5.   Apartments Under a Building Im-
provement Plan: Apartments under the 
Apartment Improvement Program or 
Rehabilitation with D.C. Department 
of Housing and Community Develop-
ment (DHCD) and approved by 70% 
of the tenants.

6.   Diplomatic Residences, Dormitories, 
Hospitals, Nursing Homes, and Simi-
lar Facilities.

7.   Housing for low income individuals or 
families that is owned by a nonprofit 
corporation which offers a compre-
hensive social services program to 
residents (very few properties qualify 
for this exemption).

8.   Hotels, Motels, and Guest Quarters: 
Buildings with at least 60% transient 
occupancy.
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8.0 retaliatory aCtion 

It is against the law for the landlord to retaliate against you for exercising your rights under the 1985 Rental Housing Act. A land-
lord cannot threaten, harass, try to evict, unlawfully increase the rent, or decrease services because a tenant reports a housing code 
violation or exercises any other rights under D.C. law. If a landlord attempts to retaliate for exercising a right, you should notify the 
Rental Accommodations Division of the D.C. Department of Housing and Community Development (DHCD), 1800 Martin Luther 
King Jr. Avenue, S.E. (202) 442-9505. You can then either file a tenant petition or complain in court.

9.0 tenant petitions anD meDiation

If you believe your landlord has violat-
ed the Rental Housing Act of 1985 (as 
amended), all tenants have a right to file a 
tenant petition at the Rental Accommoda-
tions Division (RAD) of DHCD to initiate 
a case against the landlord. A tenant can 
challenge a landlord for any of the follow-
ing reasons:

•	 illegal	rent	increases

•	 proposed	retaliatory	eviction	or	other	
retaliatory acts

•	 decrease	or	change	in	services	and	
facilities

•	 housing	code	violations

•	 improper	eviction	notices

•	 improper	registration

•	 rent	refunds

Once you have filed your tenant petition, 
it will be sent to the Office of Administra-
tive Hearings (OAH) and a hearing will 
be scheduled. Each party will receive a 
copy of the petition and a notice of the 
hearing with the time, date, and place 
of hearing at least fifteen (15) days prior 
to the hearing. After the hearing, the 
Hearing Examiner will issue a Decision 
and Order (DO) on behalf of the Rent 
Administrator. If you disagree with a DO, 
you may file a motion for reconsideration 
within ten (10) business days of service of 
the DO; the OAH has ten (10) business 
days to decide or the motion is denied 

automatically. If the motion is unsuccess-
ful, you may file a notice of appeal within 
ten (10) business days of service of the 
DO to the Rental Housing Commission 
(RHC). For a more detailed discussion of 
the filing, hearing and appeals process, 
see “How to Challenge a Rent Increase” 
in section 7.0 on Rent Control.

Mediation can be a faster and easier 
process than a formal hearing to settle 
disputes with your landlord. For more 
information on mediation or to request 
a mediation meeting, contact the Office 
of Administrative Hearings at (202) 442-
9404, or RAD at (202) 442-9505.
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11.0 puBliC housing

10.0 offiCe of the tenant aDvoCate
The Office of the Tenant Advocate (OTA), 
an independent agency within the District 
of Columbia government, is an invaluable 
resource for information on landlord/
tenant relations in the District. The OTA 
works closely with the Office of the Rent 
Administrator, DHCD and other agen-
cies to provide education and materials 
to D.C. tenants that will help them 
effectively exercise their rights. In order 
to identify tenants who are in need of 
assistance in organizing an association, the 
OTA receives copies of all tenant petitions 
and building sale/conversion filings, and 
OTA staff members are available to attend 

tenant organization meetings. Other du-
ties of the OTA include: 

•	 Providing	education	and	outreach	to	
tenants about laws, rules and policies 
involving rental housing in the District;

•	 Educating	and	advising	tenants	on	
how to file petitions and their rights in 
the petition process;

•	 Representing	the	interest	of	tenants	
in legislative, executive and judicial 
issues and advocating tenant-friendly 
changes in laws and rules;

•	 Reviewing	landlord	petitions	on	behalf	
of tenants;

•	 Advising	and	assisting	tenants	at	con-
ciliation meetings;

•	 Organizing	tenant	participation	in	
building-wide inspections; and

•	 Informing	tenants	on	their	right	to	
form tenant organizations.

For more information on the increasing 
number of services offered by the OTA, 
contact the OTA directly at 2000 14th 
Street, N.W., Suite 300 (202) 719-6560 
or online at http://ota.dc.gov.

Public Housing is housing that is owned 
by the city government through the 
District of Columbia Housing Authority. 
Public housing is often subject to dif-
ferent rules than other types of housing. 
This section describes some of the most 
important differences between public and 
private housing.

1.  damaGes or maintenance 
proBLems

A public housing tenant can address 
repair issues through the same means as a 
private tenant (see section 3.0 on Repairs) 
or through the D.C. Housing Authority.

The D.C. Housing Authority is responsi-
ble for the maintenance and repair of pub-
lic housing apartments. This means the 
Authority must make sure the apartment 
is in a safe and sanitary condition, there 
are no building code violations, all neces-
sary repairs are made, and all utilities are 
operating properly.

The D.C. Housing Authority inspects 
public housing apartments annually. The 
Authority should promptly repair any dam-
ages found during the inspection. If the 
damage is more than reasonable wear and 

tear and was caused by a tenant, members 
of a tenant’s household, or a guest of a 
tenant, that tenant will be charged for the 
cost of the repair.

Any maintenance problems or damage 
found by residents should be immediately 
reported to the D.C. Housing Authority 
Control Center, (202) 535-1044.  The 
Control Center will give you a control 
number that will be a reference number 
for the problem.  You should save this 
number so you can call back later and find 
out the status of the repair.  The Property 
Maintenance division of the Housing 
Authority will send someone to fix the 
problem.  If the problem is an emergency, 
be sure to indicate this to the Control 
Center and a person should be sent as 
soon as possible to fix it.  If it is not an 
emergency, it may take a few days before 
the problem is fixed.  Again, any problems 
found to be beyond normal wear and tear 
will be charged to the responsible tenant.

2.  evictions

Grounds for eviction are the same in 
public housing as they are or private 
housing (See section 5.0 on Evictions) 
with an exception for evictions based on 

drug-related criminal activities.  Drug 
related evictions in public housing are 
controlled by federal law. The federal law 
gives the D.C. Housing Authority the right 
to evict a tenant if the tenant, any person 
living with the tenant or any guest of the 
tenant engages in drug-related criminal 
activity. That means the D.C. Housing 
Authority can evict a tenant in public 
housing even if the tenant did not know 
about the drug-related activity and even if 
the drug-related activity took place some-
where outside of the building’s premises. 
If a tenant or member of a tenant’s house-
hold lies about illegal drug use, alcohol 
abuse, or rehabilitation of illegal drug 
users or alcohol abusers, that may pro-
vide grounds for eviction as well. When 
deciding whether to evict the tenant, the 
Housing Authority may consider whether 
the tenant knew of the criminal activities 
and if the tenant did anything to stop 
the activities, but there are no defenses 
that will assure that a tenant will not be 
evicted.
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12.0 feDerally suBsiDizeD housing

Some buildings are part of federal pro-
grams that keep the rents affordable. The 
most common programs are project-based 
Housing Choice Voucher Program (for-
merly Section 8), which pays a portion 
of a tenant’s rent; Section 236, which 
provides the landlord with a low interest 
mortgage loan in exchange for providing 
lower rents; Section 221(d)(3), which 
provides the landlord with mortgage 
insurance on the building; and Section 
202 housing, senior subsidized housing 
for those 62 years of age and older. The 
Housing Choice Voucher Program is not 
building-related; tenants can qualify indi-
vidually based on the individual voucher 
holder’s ability to rent a private apart-
ment at a rent that is approximately 30% 
of their income. If you have to provide 
information concerning your income to 
the landlord every year, you may be living 
in an apartment that is covered by one of 
these programs.

At times, the landlord has the option to 
leave the program and this could result in 
an increase in rent.  Tenants in buildings 
that are part of these programs have sev-
eral protections if the landlord decides to 
leave the program.

Before a landlord may leave one of these 
programs, D.C. and Federal law require 
the landlord to give all tenants notice of 
the situation.  The landlord must provide 
all tenants with notice at least one year 
prior to leaving the federal program. If 
you are not given a one-year notice you 
should contact a lawyer. The lawyer may 
be able to delay or prevent the ending of 
the program. The notice should indicate 
the type of program the building is under 
and what type of assistance is available 
to you. 

If you receive such notice, it is important 
for you to understand it does not neces-
sarily mean you will have to move out of 
your apartment. Rather, you will continue 
to have the same rights against evictions 
as other tenants in the city (See section 
5.0 on Evictions).  In addition, once the 
building leaves the federal program it 
may become subject to rent control (See 
section 7.0 on Rent Control).  Buildings 
under these federal programs are exempt 
from rent control.  Once the program 
ends, the building is no longer exempt 
unless it is exempt for another reason.  
Consult a legal services provider if you 
receive a notice to get a full explanation 
of your legal rights. (See section 18.0 on 
Agencies and Additional Resources).

Whether or not your apartment will be 
subject to rent control when the build-
ing leaves the federal program, you may 
become eligible for Housing Choice 
Vouchers, another program that helps you 
pay rent. The notice from the landlord 
will provide information on whom to ap-
ply for a voucher.  You may also be eligible 
for a DCHA-issued housing voucher. The 
office that can assist you is the Housing 
Voucher Office of the D.C. Housing 
Authority (DCHA), 1133 North Capitol 
Street N.E., Washington D.C. 20002-
7561, (202) 535-1433, www.dchousing.
org. When you contact the Housing 
Voucher Office, be sure to make it clear 
that it is because your landlord is leaving 
a federal program. There are a number 
of rules and regulations that the Housing 
Voucher Office will have to explain to you 
before you enroll in the program.

Another way to make sure the rents in 
your building stay affordable is to find an 
organization interested in purchasing the 
building and keeping the federal program 

in place.  A few local organization that 
might be able to help, or refer you to 
other organizations that could help, are 
Manna, Inc., (202) 832-1845; The Na-
tional Housing Trust/Enterprise Preserva-
tion Corporation, (202) 333-8931; or The 
Harrison Institute for Housing and Com-
munity Development, (202) 662-4232.  

If you do not have a tenant organization 
when you receive the notice from the 
landlord, it is critical that you form one 
immediately (see section on Forming a 
Tenant Organization). An association can 
help minimize any rent increase by giving 
you bargaining power to deal with the 
landlord. A united tenant group may also 
give the D.C. government an incentive to 
provide aid to help the group remain in 
the federal program.

If you are a low-income family and have 
to move because the landlord leaves a 
federal program and increases the rent, 
the landlord may be required to pay a 
portion of your moving expense. If your 
notice does not indicate an amount the 
landlord will to pay for relocation, ask the 
DCHA if the landlord is required to make 
such a payment. You may also receive 
assistance services from the DCHA 
to find comparable available housing, 
information on federal and local hous-
ing programs, or financial assistance for 
moving expense.

For more information on the Housing 
Choice Voucher Program, go to http://
portal.hud.gov/hudportal/HUD?src=/
program_offices/public_indian_housing/
programs/hcv/about/fact_sheet.
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13.0 ConDo anD Coop Conversion  
Controls

The Rental Housing Conversion and Sale 
Act (as amended) gives tenants a valu-
able protection when an owner wishes 
to convert from rental to condominium 
or cooperative ownership. An owner may 
convert a rental property to a condomini-
um or cooperative ownership structure 
only if over half of the eligible tenants vote 
in favor of the conversion. 

For clarification of any of the procedures 
described in this section or any further 
questions on the conversion of rental 
property, contact the Rental Conversion 
and Sale Division (CASD) of DHCD, 
1800 Martin Luther King Ave., S.E., (202) 
442-4557. 

a. who may convert?
Only an owner may convert. A developer 
who wants to buy a building and later con-
vert cannot convert until it actually buys 
the building and becomes the new owner.

B. notice of tenant election
To begin the process of converting a build-
ing, the owner must request an election 
by giving a written request to each tenant 
and to the Rental Conversion and Sale Di-
vision of DHCD. The request for election 
must be sent by first class mail and posted 
in the building. It must include informa-
tion on tenant rights and tenant assistance 
organizations in English and in Spanish if 
necessary.

In order to exercise their right to consent 
or withhold consent to a conversion, the 
tenants must participate in an election. 
If no election takes place within 60 days 
of receiving the request for election, the 
tenants lose their right to an election. 
Therefore, it is important that the tenants 
follow the procedures below:

1.   A tenant organization, if one exists 
or can be organized, has 30 days to 
decide whether to hold an election. 
(See section 15.0 on Forming a Tenant 
Organization and “Legal Services for 

Tenant Organizations” in section 18.0 
on Agencies and Additional Resourc-
es.)   If so, within those 30 days, 
it must give notice of the election 
to each tenant, the owner and the 
Conversion and Sales Office. The 
notice must include the date, time, 
and place of the election; a list of voter 
qualifications and disqualifications; a 
voter qualification form; an absentee 
ballot information form; a summary 
of tenant rights; and a list of other 
available resources. The election 
must be held within 60 days of the 
landlord’s request for an election. The 
tenant organization should speak with 
the Conversion and Sales Office to 
schedule an election.

2.   If a tenant organization does not exist, 
or does not give notice of an election, 
then the owner or a tenant who is 
eligible to vote may request that the 
Conversion and Sales Office hold an 
election. This request must be made 
within 60 days of the landlord’s re-
quest for election. If no tenant or own-
er requests an election, the conversion 
will be certified as approved without 
an election.

c. tenant voter eligibility
Only a “head of household” living in a 
rental apartment is eligible to vote in the 
tenant election. A “head of household” is 
an individual who permanently lives in the 
rental unit and provides more than half of 
the income needed to maintain the unit. 
The following households are not permit-
ted to vote:

•	 households	in	which	any	member	is	a	
low-income elderly or disabled tenant 
who exercises their right to be pro-
tected from eviction (see subsection 
G “Protection of Elderly and Disabled 
Tenants” below);

•	 households	in	which	every	member	
moved into the building less than 90 
days before the election; and,

•	 households	in	which	any	member	
has been an employee of the land-
lord within 120 days of the landlord’s 
request for a tenant election.

The voter qualification forms must be 
completed and sent to CASD no later 
than 7 business days prior to the election. 
Only residents who complete the form 
and are eligible can vote. CASD will 
determine the qualified voters and prepare 
a qualified voter list that will be available 
at the election

d. conduct and results of 
the election
The current practice of the Conversion and 
Sales Office is to conduct elections by mail.  
All eligible voters must mail or deliver their 
ballots to the Conversion and Sale Office 
before the date and time of the election.  
Residents can be present when the ballots 
are opened and counted. The Conversion 
and Sale Office will send a notification to 
the owner stating the results of the election, 
and a copy will be sent to the president 
of the tenant organization to post in the 
building.

In order to convert, the vote must be more 
than 50% in favor of conversion. If the 
tenants approve conversion (or no election 
is held), the owner has 180 days to convert 
(although an extension can be requested). If 
the tenants do not approve (or if they do, but 
the owner does not convert within 180 days) 
the owner may not request another election 
for 1 year.

e. coercion prohibited
Election results will be invalidated if there 
is evidence of fraud or coercion on the 
part of the owner, the tenant organization, 
or any other party. Coercion includes 
knowing distribution of inaccurate infor-
mation, frequent visits or calls in spite of 
household’s objections, threat of retalia-
tion (including illegal demands for higher 
rent, decreased services, increased lease 
obligations, or outright eviction), violation 
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of privacy, or refusal to renew a tenant’s 
lease. If CASD finds that the tenant orga-
nization acted coercively, another election 
will be held within 47 days of its finding. 
If CASD finds that the owner engaged 
in fraud or coercion, the owner may not 
request another election until one year 
after the invalidated election.

f. notice of intent to con-
vert
The owner converts the property by 
providing the tenants a 120 day notice of 
intent to convert to cooperative or condo-
minium ownership. The notice must be in 
a form approved by CASD.

The Notice of Intent to Convert must be 
delivered by first class mail and it must 
be posted in conspicuous places in the 
common areas of the housing accommo-
dation. During the first 60 days of the 
notice period, each of the tenants has 
the exclusive right to contract for the 
purchase of the apartment.

For condominium conversions, the Notice 
of Intent to Convert may specify a date by 
which the apartment must be vacated if 
the tenant does not contract to purchase.  
The date to vacate must be no sooner 
than 120 days from the date of the No-
tice of Intent and the tenant must have 
received a full 60 days to contract for the 
purchase of the apartment.

For cooperative conversions, or for con-
dominium conversion notices that do not 
include a date to vacate, the owner may 
give a 30 day notice to vacate 90 days 
after the tenant has received the 120 day 
Notice of Intent to Convert or after the 
expiration of the 60 day right to purchase, 
whichever is later. You should consult an 
attorney immediately upon receiving any 
notice of  conversion. 

G. protection for Low-in-
come elderly and disabled 
tenants
Even if a building is converted to a con-
dominium or cooperative, under D.C. law 
an owner may not evict elderly or disabled 
tenants who meet certain income require-
ments. 

On the day of the conversion election, to 
qualify: 

•	 As	elderly,	a	tenant	must	be	at	least	62	
years old.

•	 As	disabled,	has	a	disability	as	defined	
by the Americans with Disabilities 
Act.

The Conversion and Sale Division may 
request a tenant to provide medical docu-
mentation of the physical disability; how-
ever, a tenant must be given at least 30 
days to provide any requested documen-
tation. In addition, to qualify, an elderly or 
disabled tenant must meet certain income 
restrictions. Under the Conversion and 
Sales Act (as amended), an elderly or dis-
abled tenant’s annual household income 
must be less than a designated percentage 
of the area median income for an average 
household in the Washington Metropol-
itan Statistical Area as determined each 
year by the U.S. Department of Housing 
and Urban Development. At this printing, 
an elderly or disabled tenant must have 
an annual income of under $71,350 to 
qualify for this protection. For the most 
recent information on qualifying as a 
low-income elderly or disabled tenant, 
contact the Conversion and Sale Division 
at (202) 442-4557.

A qualifying elderly or disabled tenant can 
waive his or her right to remain a tenant 
after a conversion, however, if the tenant 
wishes to participate in the conversion 
election. To become eligible to vote in the 
conversion election, a tenant must send a 

written notice to the Conversion and Sale 
Division stating that he or she waives the 
right to remain a tenant if the property is 
converted.

An owner may still evict a protected 
elderly or disabled tenant for one of the 
legally permissible reasons.  See Section 
5, Evictions.. 

H. relocation assistance
The owner is required to provide relo-
cation payments to tenants displaced 
by condominium or cooperative conver-
sion. The owner is required to provide 
relocation assistance up to $1000 to 
each tenant who does not purchase an 
apartment or share or enter into a lease 
or lease option of at least 5 years dura-
tion. The owner is required to pay only if 
the tenant provides a relocation expense 
receipt or a written estimate from a mov-
ing company or other relocation service. 
Regardless of the amount of the receipt 
or written estimate, the owner is required 
to pay at least $125 but is not required to 
pay more than $1000 to the tenant.

The owner may pay by check or cash to 
the tenant or person designated by the 
tenant and shall pay within 7 days of 
receipt of the written estimate or receipt.

There is a provision making housing as-
sistance payments available from the city. 
However, as of this writing, funding may 
not be available. For further information 
call the Conversion and Sale Division at 
(202) 442-4557.
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14.0 tenant’s rights When your  
BuilDing is for sale

What are your rights if your landlord plans 
to sell, demolish or discontinue the hous-
ing use for your apartment building? The 
Rental Housing Conversion and Sale Act 
gives tenants purchase rights that can help 
you purchase your apartment building.

A number of D.C. tenants and tenant 
organizations have taken advantage of 
this right and purchased their buildings. 
Some have joined with outside developers; 
others have purchased by themselves. 
Other tenants and tenant organizations 
have used this right as a negotiating tool 
for improving building conditions or con-
trolling rents if an outside investor buys 
the building. Lastly, D.C. law permits 
tenants to assign their right to purchase 
their building to a third party in exchange 
for a payment.

a. why Buy your Building?
When the owner plans to discontinue 
housing use or to demolish the building, 
tenants are forced to move out. A tenant 
purchase allows the tenants to continue 
living in the building.

When the owner sells the building to 
an outsider, rents might increase or the 
building might be converted to a condo-
minium or cooperative at higher prices. By 
purchasing the building, tenants are often 
able to keep the rent lower, and if they 
choose to convert the building to a con-
dominium or cooperative, they are often 
able to become homeowners at affordable 
prices.

In addition, when tenants own their build-
ing (either by themselves or together with 
a developer), they control the decisions on 
how to run the building, which includes 
input on which management company to 
hire.

The process of purchasing a building 
is very complex. This section gives an 
overview of the most important legal 

requirements.  There are many other 
issues involved.  To get help understand-
ing theses other issues, contact one of 
the organizations listed at the end of this 
section.

B. the offer of sale
Before the owner can sell to another party, 
demolish or discontinue the housing use, 
the owner must provide each tenant with 
an offer of sale that includes the following:

1.   a statement of the asking price and 
terms;

2.   a statement of the tenants’ rights and 
sources of technical assistance;

3.   a statement as to whether the owner 
has a contract to sell the building to 
another person or group (a third party 
contract); and

4.   a statement that the owner shall make 
available a floor plan, a list of operating 
expenses, utility consumption rates, 
expenditures for the past two calendar 
years, the most recent rent roll, a list 
of tenants, and list of vacant apart-
ments. 

The tenants should request copies of the 
third party contract and access to the 
financial information and floor plans. The 
Seller must provide these within 7 days of 
the tenants’ request.

c. the purchase process
Once tenants receive a notice of intent 
to sell, the tenant purchase law describes 
the steps in the purchase process and 
the time period in which each step must 
be achieved.  The purchase of a rental 
building by the tenants is a three-stage 
process. First, the tenants must register 
their interest in purchasing.  Second, 
there is a negotiation period during which 
the parties negotiate the price and terms 
of the contract. Third, after the contract 
is signed, there is a time period before 
settlement during which the tenants look 

for financing and arrangements are made 
for the settlement date. (The “settle-
ment” date or “closing” date is the day on 
which money and title to the property are 
exchanged.)  The timing and requirement 
for each stage of the process depend on 
how large the building is: whether it has 
one apartment, 2 to 4 apartments, or 5 or 
more apartments.

1. first staGe:  reGistration

•	 Buildings	with	5	or	more	apartments.		
The tenants cannot purchase unless 
they are organized into an incorporated 
association. (See the section On Incor-
porating a Tenant Organization.) The 
tenant organization must represent 
a majority of the households in the 
building. When determining if the as-
sociation represents a majority, do not 
count people who have worked for the 
owner in the last 120 days or who have 
lived in the building less than 90 days. 
If you do not already have a tenant or-
ganization, you have 45 days from the 
date of the offer of sale to organize and 
incorporate one, and deliver (by hand 
or mail) an application of registration 
to the owner and the Conversion and 
Sale Division of the D.C. Department 
of Housing and Community Develop-
ment (referred to as the “Conversion 
and Sale Division” throughout this 
guide). If you already have a tenant 
organization at the time you receive 
the offer of sale, you must deliver your 
application of registration to the owner 
and the Conversion and Sale Division 
within 30 days after receiving the 
offer. The application of registration is 
available at the Conversion and Sale 
Division, 1800 Martin Luther King, Jr. 
Ave, S.E., (202) 442-4557.

•	 Buildings	with	one	rental	apartment.		
You have 30 days to give the owner 
and the Conversion and Sale Division 
a written statement of interest in pur-
chasing. 
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•	 Buildings	with	2	to	4	apartments.	A	
group of tenants acting together have 
15 days to provide the owner and the 
Conversion and Sale Division with a 
written statement of interest. The ten-
ants do not need to formally organize 
a tenants association. If the tenants 
acting together have failed to submit 
a written statement of interest in that 
15 day period, an individual tenant 
then has 7 days to provide a state-
ment of interest to the owner and the 
Conversion and Sale Division. Each 
statement of interest must be a clear 
expression of interest on the part of 
the tenant or tenant group to exercise 
the right to purchase. 

2.  second staGe: neGotiation of 
contract

Once you’ve registered your interest in 
purchasing, the next step is to negotiate a 
contract with the owner.  The minimum 
periods for the negotiation of a contract 
are as follows:

•	 Buildings	with	5	or	more	apartments:	
120 days

•	 Buildings	with	2	to	4	apartments:	90	
days for the tenant group, and if the 
group does not negotiate a contract 
during this time, the owner must give 
individual tenants an additional 30 
days; and

•	 Single	family	dwellings:	60	days.

The negotiation period will be extended 
one day for every day the owner fails to 
hand over required information.

The negotiation period is extended by 15 
days if the owner enters into a purchase 
contract with a third party before or 
during the negotiation period.

Tenants and owner are required to 
bargain in good faith. The law does not 
define good faith, but it does list examples 
of bargaining without good faith. The 
owner is not bargaining in good faith if:

1.   the owner offers to sell to a third par-
ty at a price lower (10% or more) than 
the price which the owner offered to 
the tenants.

2.   the owner requires the tenants to 
prove financial ability to purchase 
before entering into a contract.

It is customary for purchasers to pay sell-
ers a deposit upon signing the contract for 
sale. The owner cannot require a deposit 
that is more than 5% of the agreed pur-
chase price. If the tenants fail to purchase 
after making good faith efforts, the owner 
must return the entire deposit. There 
are several organizations that will loan 
tenants associations the money necessary 
to make the good faith deposit.  Many of 
the organizations listed at the end of this 
section can help you obtain such a loan.

3. tHird staGe: settLement period

Once you have signed a purchase 
contract, the next step is to get a loan or 
other financing and to actually purchase 
the building.  The minimum time periods 
before settlement are:

•	 Buildings	with	5	or	more	apartments:	
120 days in general; but 180 days if 
the tenant organization’s purpose is to 
convert the building to a limited equi-
ty cooperative. These time periods will 
be extended to 240 days if the lender 
says it will act on tenants’ application 
within that extended time.

•	 Buildings	with	2	to	4	apartments:	90	
days, which can be extended to 120 
days with a letter from a lender stating 
that it will make a decision within that 
additional time.

•	 Single	family	dwellings:	60	days,	
which can be extended to 90 days 
with a letter from a lender stating that 
it will make a decision within that 
additional time.

d. the right of first refusal
In additional to the first right to pur-
chase, tenants also have what’s called a 
right of first refusal.  That means they 
have the right to match any contract for 
sale between the owner and someone 
else.  The law gives the tenants 15 days 
to match the contract. If the owner gives 
the tenants the contract during or before 
the negotiation period discussed above, 
the fifteen days is added to the negoti-
ation period. If the tenants receive the 

contract after their rights have expired, 
for example because they did not register 
their interest in purchasing or they did 
not sign a contract, they will only have 15 
days to respond. 

e. the start over period
If the owner does not enter into a con-
tract for sale with anyone after a specified 
period of days after the offer is made to 
the tenants, the owner must start over. 
This means the owner must offer the 
building to the tenants again and comply 
with the time periods. The time periods 
after which the owner must start over are:

•	 Buildings	with	5	or	more	apartments:	
360 days

•	 Buildings	with	24	apartments:	240	
days; and

•	 Single	family	dwellings:	180	days.

f. assignments and partners
Instead of purchasing the building them-
selves, tenants can exercise their rights in 
partnership with other groups or they can 
sell their rights to other groups. A partner-
ship might make sense if the tenants want 
to purchase the building but are having 
trouble managing the process or finding 
the money.  Possible partners include 
nonprofit organizations, private devel-
opers, or the government. If the tenants 
don’t want to purchase the building, they 
may want to consider assigning or selling 
their right to purchase to a private party 
or a federal or district government agency. 
The tenants’ rights to purchase are very 
valuable, and can be used to negotiate 
better building conditions, limits on rent 
increases, or other benefits.

G. waiver of rights
A tenant cannot waive right to receive 
the offer of sale. That means the owner 
must give you the offer of sale even if you 
agreed that he would not have to give you 
the offer if he decided to sell the build-
ing. Also, owners cannot require tenants 
to waive other rights under the Act, in a 
lease or otherwise, although it is possible 
for tenants and owners to bargain over 
these rights.
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H. the Homestead program
The Homestead Housing Preservation 
Act of 1986 provides an opportunity for 
tenants to purchase abandoned buildings 
at the price of $250 per dwelling apart-
ment. The program will give preference to 
purchase by low income tenants and low 
income tenant organizations.

The tenants in the Homestead Program 
may get a loan of up to $10,000 per apart-
ment. In exchange, tenants in the program 
must agree to participate in the Technical 
Training Program, improve the property to 
meet the Building Code, and agree not to 
sell, lease or put liens on the building for 
5 years.

The Homestead Program is administered 
by the D.C. Department of Housing and 
Community Development (DHCD). For 
more information on the Homestead Pro-
gram, tenants may call DHCD at (202) 
442-7200.

i. Getting assistance
The purchase of an apartment building 
is a complicated process. There are strict 
deadlines and special procedures that vary 
depending on the number of apartments 

in the building. It is important to get as-
sistance so that you fully understand your 
rights and the procedures you must follow.

A good starting place is the Conversion 
and Sale Division (202) 442-4557, which 
can assist you in organizing your tenant 
organization and direct you to legal, 
financial, and technical assistance. The 
following organizations provide organizing, 
financial planning and/or legal help to low 
to moderate income tenants.

1.   CARECEN, 1460 Columbia Rd. 
N.W., Washington D.C., 20009, (202) 
328-9799 (organizing and planning), 
www.carecendc.org;

2. Development Corporation of Colum-
bia Heights, 3419 14th Street, N.W., 
Washington, D.C. 20010, (202) 483-
4986 (development assistance), www.
dcch.org;

3.   Eisen & Rome, One Thomas Circle 
N.W., Suite 350, Washington, D.C. 
20005, (202) 659-2822 (legal);

4.   Harrison Institute for Housing and 
Community Development, 111 F 
Street, N.W., Suite 102, Washington. 
D.C. 20001, (202) 662-4232 (legal);

5. Housing Counseling Services, 2410 
17th Street, N.W., Suite 100, Wash-
ington, D.C. 20009, (202) 667-7006 
(organizing), www.housingetc.org;

6.  Latino Economic Development Cen-
ter, 2316 18th Street, N.W., Wash-
ington, D.C. 20009, (202) 588-5102 
(organizing, financial and development 
assistance), www.ledcmetro.org;

7.  Manna, Inc., 828 Evarts Street, N.E., 
Washington, D.C. 20018, (202) 832-
1845 (development assistance), www.
mannadc.org;

8.  One D.C., 614 S Street, N.W., Rear 
Carriage House, Washington, D.C. 
20001, (202) 232-2915 (organizing), 
www.onedconline.org;

9.   New Columbia Community Land 
Trust, 1419 V Street, N.W., Wash-
ington, D.C. 20009, (202) 986-9225 
(development assistance);

10. University Legal Services, 220 I 
Street, N.E., Suite 130, Washington, 
D.C. 20002, (202) 547-4747 (develop-
ment assistance), www.uls-dc.org;
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15.0 forming a tenant organization

a. steps to forming a tenant 
organization
In order to protect your rights it is often 
very helpful, if not necessary, to form a 
tenant organization. By acting collectively, 
tenants are often in a better position to 
force the owner to make repairs, to ask 
for a receiver, to challenge illegal rent 
increases, and to purchase the building.  
Organizing is hard work that requires the 
time and energy of many people. The 
following are some things you can do to 
form and strengthen your group:

•	 Hold	regular	meetings:	An	effective	
tenant organization is active. Hold fre-
quent meetings to discuss the building 
condition, needed improvements, and 
the services you want. Meetings can 
be held monthly or more frequently 
depending on the needs of your orga-
nization. Always keep written minutes 
of the meetings, particularly of the 
decisions you make.

•	 Adopt	Bylaws:	Bylaws	are	rules	for	
making decisions, electing officers, 
and running the business of the asso-
ciation. Bylaws ensure that everyone 
understands the rules and enables a 
tenant organization to operate demo-
cratically and fairly.

•	 Distribute	a	regular	newsletter:	
Generally, your negotiating position 
is strengthened by the number of 
residents involved in your tenant orga-
nization. A regular newsletter is a good 
way to get all tenants involved and 
keep them aware of what is happening 
in your tenant group.

•	 Be	unified:	Do	not	meet	with	your	
landlord until you have reached an 
agreement within your organization. 
Nothing weakens your bargaining 
position more than showing your land-
lord that the tenant organization does 
not know what it wants. Hold several 
tenant organization meetings and 
discuss exactly what you want from 
the landlord before confronting him or 
her.

•	 Meet	with	your	landlord	and	be	
specific about what you want: Hold 
meetings with your landlord to discuss 
the condition of your building. Be as 
specific as possible about the existing 
problems and the remedies you want. 
Establishing a relationship with your 
landlord may help resolve the prob-
lems in the building. It may also help 
the tenant organization avoid taking 
legal action against the landlord.

•	 Seek	legal	counsel,	if	necessary:	If	
your association is in an unfair bar-
gaining position a lawyer may be help-
ful, especially if you cannot effectively 
negotiate with the landlord without 
taking legal action. A lawyer will be 
able to outline legal choices, negotia-
tion strategies, and legal action.

•	 Be	realistic	in	your	expectations:	In	
order to get concessions on your re-
quests, you must be willing to bargain 
on certain issues. Tenants may have to 
pay more rent or give up some services 
to get other desired services. If your 
aim is to get your landlord to correct 
substantial violations of the D.C. 
Housing Code, then no additional rent 
should be charged.

B. tenant right to organize 
act
The Tenant Right to Organize Act (TRO 
Act) affirms the rights of all tenants 
residing in rental units in the District to 
hold meetings, assist each other in inter-
actions with landlords, and form a tenant 
organization. Tenants can also engage the 
help of a tenant organizer to work on their 
behalf. A tenant organizer assists tenants 
in forming and running a tenant organi-
zation. (See “Forming a Tenant Organiza-
tion” subsection in section 18.0 Agencies 
and Additional Resources at the end of 
this guide for a list of area groups that 
can provide a tenant organizer) A tenant 
organizer cannot work for a landlord or 
property manager. A landlord cannot 
interfere with a tenant or tenant organizer 
engaging in any of the following activities:

•	 Distributing	literature	about	a	tenant	
organization in lobbies and other com-
mon areas; 

•	 Placing	literature	about	a	tenant	orga-
nization under individual unit doors;

 Posting information about a tenant 
organization on bulletin boards;

•	 Helping	tenants	participate	in	tenant	
organization activities;

•	 Holding	tenant	organization	meetings	
in individual units, lobbies, or com-
mon areas;

•	 Responding	to	landlord	petitions	for	
rent increases or conversion.

A landlord who violates the TRO act 
can face high financial penalties and can 
lose the right to implement future rent 
increases.
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16.0 inCorporating a tenant  
organization

a. why incorporate
Generally, a tenant organization need not 
incorporate in order to accomplish its 
goals. Sometimes, however, it is import-
ant to incorporate.  For example, if you 
receive a notice from your landlord that 
your building is for sale, you must incor-
porate your tenant organization in order 
to negotiate for purchase of the building. 
(See section 14.0 on How to Buy Your 
Building.)

B. what does incorporation 
mean
Incorporation of a tenant organization 
establishes a formal structure to represent 
the tenants. Buying a building is a busi-
ness venture, and the business world finds 
it easier to deal with corporations rather 
than a large number of loosely connected 
people.

c. How do you incorporate?
Incorporating is a simple process which 
you can do on your own by filing articles 
of incorporation with the Corporations 
Division of DCRA at 1100 4th Street, 
S.W., Washington, D.C. 20024. Form 
documents and instructions for filing are 
available from DCRA at that address or on 
their website, www.dcra.dc.gov.  Although 
incorporating is relatively simple, it is 
always preferable to speak to a lawyer or 
tenant organizer before you incorporate 
in order to get advice on bylaws, taxes, 
purchase of the building, and ownership 
forms (such as those for condominiums or 
cooperatives).

d. Bylaws
Bylaws are an internal document that 
states your tenant organization’s rules for 
membership, meetings, quorums, and 

elections of directors and officers, etc. 
They are not filed with the Corporation 
Division—rather you should keep the 
bylaws in a file with other important 
documents for your organization. Bylaws 
should be prepared before you file your 
articles of incorporation so that your orga-
nization will have rules for operating.

e. sample articles and By-
laws
Examples of articles and bylaws that other 
tenant organizations have used are avail-
able from most of the organizations listed 
in section 18.0 on Agencies and Addition-
al Resources.
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17.0 homeoWnership programs

There are many forms of homeown-
ership—through holding a share in a 
housing cooperative, buying your unit as 
a condominium, or purchasing a sin-
gle-family house.  Regardless of the path 
to becoming a homeowner, a home is 
one of the largest financial investments 
most people will ever make. You should 
carefully assess your finances and thor-
oughly understand the risks and benefits 
of homeownership before embarking on 
this path. 

There are many programs that offer finan-
cial education, counseling and assistance 
to potential homebuyers in the District. 
The D.C. Housing Finance Agency 
(HFA) operates the Home Resource Cen-
ter, which distributes free information 
on homeownership and offers mortgage 
pre-qualification consultations.  HFA also 
offers several free homebuyers workshops 
each week. For more information on 
resources and programs offered through 
HFA, contact the HFA main information 
number at (202) 777-1600, or visit www.
dchfa.org. 

In addition to financial counseling, HFA 
also administers the D.C. Bond Program. 
When funding is available, the program 
provides mortgage loans to first-time 
homebuyers at below market rates. Poten-
tial homebuyers can apply for these loans 
through several participating area lenders. 
For more information on the D.C. Bond 
Program, contact HFA’s Home Resource 
Center at (202) 777-HOME (4663).

The Department of Housing and Com-
munity Development (DCHD) adminis-
ters interest-free and low-interest loans 
to assist in financing home purchases 
for District residents. Contact DHCD at 
(202) 442-7200 or www.dhcd.dc.gov for 
more information and applications for the 
following homebuyer financial assistance 
programs:

•	 Home	Purchase	Assistance	Program	
(HPAP): The Home Purchase Assis-
tance program provides interest-free 
and low-interest loans to assist in 
the purchase of single-family homes, 
condominiums, or cooperative apart-
ments. D.C. residents who meet cer-
tain income qualifications are eligible 
for loans to meet down payment and 
closing cost requirements. 

•	 D.C.	Employer	Assisted	Housing	
Program (EAHP): The D.C. Employer 
Assisted Housing program provides 
grants and deferred payment loans 
of up to $11,500 to employees of the 
District of Columbia government 
who are first-time homebuyers in the 
District.

•	 Homestead	Housing	Preservation	
Program: The Homestead Housing 
Preservation program enables first-
time homebuyers to purchase tax de-
linquent and foreclosure properties for 
as little as $250 per unit. In exchange, 
the homebuyer must complete a 
homeownership training course, 
rehabilitate the property, reside in the 
property for a minimum of five years, 
and return it to the real property tax 
rolls. Low and moderate-income par-
ticipants receive a $10,000 deferred 
mortgage to assist with financing.

•	 Single	Family	Residential	Rehabil-
itation Program: The Single Family 
Residential Rehabilitation Program 
provides low-interest loans to reha-
bilitate single family, owner-occupied 
residential housing that is located in 
a Community Development Area or 
Enterprise Community. Loan amounts 
are determined by the financial 
circumstances of the borrower and 
the amount of rehabilitation required 
to correct code deficiencies in the 
property.

•	 Lead	Safe	Washington:	Lead	Safe	
Washington is a federally-funded 
program offering grants to qualifying 
homeowners and landlords living in 
pre-1978 housing. You must meet 
certain income restrictions, and 
must have a child six years of age or 
younger living in your home. Even 
if you do not own your apartment, if 
your income qualifies and you have a 
child under six living with you, your 
landlord may be able to get funding 
for lead paint removal in exchange for 
an agreement to market the treated 
units to families with children under 
six for three years afterwards.

•	 Negotiated	Employee	Assistance	
Home Purchase Program (NEAHP): 
NEAHP provides grants of between 
$3,000 and $26,000 to certain em-
ployees of the D.C. government. For 
more information, visit dhcd.dc.gov.

•	 First	Right	Purchase	Assistance	
Program: The First Right Purchase 
program provides short-term and per-
manent financing loans to qualifying 
tenant groups to exercise their rights 
under the District’s Tenant Opportu-
nity to Purchase law. These loans may 
be converted to or used to provide 
permanent financing, and can be used 
for earnest money deposits, actual 
purchase of property, initial operating 
costs, or for “soft costs” such as legal, 
architectural, engineering, and other 
technical services related to the pur-
chase and rehabilitation of a property.  
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18.0 agenCies anD aDDitional  
resourCes

a. district Government regulatory agencies
Note: DC’s 311 Program can give you contact information for a wide range of District Government Services. For more information, 
call 3-1-1 from your phone in the district.

residentiaL conversion and saLe division (casd), department of HousinG and community deveLopment

(202)  442-4557; 1800 martin Luther king Jr. ave., s.e., 2nd floor; Hours: 8:15 a.m.- 4:45 p.m.

Administers the law that requires owners of residential properties to give tenants the first right of purchase when an owner decides to 
sell. Oversees the establishment of all cooperatives and condominiums in the District.

corporations division, department of consumer and reGuLatory affairs  

(202) 442-4400; 1100 4th street, s.w.; www.dcra.dc.gov; Hours: 8:30a.m.-4:30p.m.

Incorporate your tenant organization. If the current owner of your building is a corporation, you can obtain corporation information 
including the names and addresses of corporate officers.

d.c. HousinG autHority

(202) 535-1000; 1133 north capitol street, n.e., 1st floor; Hours: walk-ins, tuesday or thursday, 8:30a.m. – 3:30p.m.; calls accepted 24 
hours a day;www.dchousing.org 

Obtain general help and information related to public and subsidized housing.

d.c. HousinG finance aGency

(202) 777-1600 (General information); (202) 777-Home (Questions on homeownership and/or schedule a homeownership workshop); 815 
florida avenue, n.w.  www.dchfa.org; Hours: 8a.m.-6p.m.

Provides free credit and budget counseling and workshops to potential homebuyers in the District. Also administers the D.C. Bond 
Program, which offers low-interest mortgage loans for first-time homebuyers in the District.

d.c. office of Human riGHts—fair HousinG division

(202) 727-4559; 441 4th street, n.w., suite 570 north; www.ohr.dc.gov; Hours: 8:30a.m.-5:00p.m.

File a complaint against a landlord for housing discrimination or complain about discrimination on the basis of race, religion, nation-
ality, age, sex, marital status, source of income, presence of children, etc.

HousinG reGuLation administration (Hra)

(202) 442-9505; 1800 martin Luther king Jr. avenue, se.  1st floor, corner entrance.

HRA administers the laws and regulations governing rental housing, condominium and cooperative sales and conversions.

Home purcHase assistance proGram, department of HousinG & community deveLopment (dHcd) 

(202) 442-7700; 1800 martin Luther king, Jr. avenue, s.e.; www.dhcd.dc.gov; Hours: 8:15a.m.-4:45p.m.

Provides second mortgages to single family home purchasers and administers the HOMESTEAD program. DHCD has other pro-
grams for rehabilitation of single family homes.

office of administrative HearinGs

(202) 442-9094; one Judiciary square, 441 4th street n.w., suite 450 north; oah.dc.gov; Hours: 9a.m.-5p.m.

Adjudicates hearings regarding tenant petitions.
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office of tHe tenant advocate  
(202) 719-6560; 2000 14th street, n.w., suite 300 north; ota.dc.gov; Hours: 8:45 a.m.-4:45 p.m.

Provides information and resources for tenants on a variety of issues. Offers assistance in forming a tenant organization.

office of tax revenue—reaL property division

(202) 727-4829; 1101 4th street, s.w., suite w270; Hours: 8:15 a.m.-5:30 p.m.; www.cfo.dc.gov

Obtain the assessed value of a building.

office of ZoninG

(202) 727-6311; 441 4th street, n.w., suite 210 south; www.dcoz.dc.gov; Hours: 8:30a.m.-5p.m.

Find out how a property is zoned or if an owner has a certification of eligibility permitting condominium conversions. You can also 
protest a certification of eligibility.

rentaL accommodations division (rad), department of HousinG and community deveLopment

(202) 442-9505; 1800 martin Luther king Jr. avenue, s.e., 2nd floor; Hours: 8:15 a.m. – 4:45 p.m.

File tenant petitions related to improper rent increases, housing code violations, decreases in services, retaliatory actions, illegal 
evictions, security deposit problems, etc. Examine and oppose landlord hardship, substantial rehabilitation, or petitions related to 
capital improvement.

rentaL conversion and saLe division (casd), department of HousinG and community deveLopment

(202) 442-7700; 1800 martin Luther king Jr. avenue, s.e.; Hours: walk-ins, 8:30 a.m.-3:30 p.m

Examine landlord registration forms, occupancy and license permit numbers, owners (and other buildings they own), services, rents 
and sizes of all apartments, operating expenses and profit, etc.

B. inspectors

district department of tHe environment (ddoe), Lead and HeaLtHy HousinG division

(202) 535-1934; 1200 first street, n.e.; green.dc.gov

Request lead-based paint inspections.

fire prevention division

(202) 727-1614; 441 4th street, n.w.; www.fems.dc.gov; hours: 8:15a.m.-4:45p.m.

Request fire safety inspections for common areas of multiple occupancy buildings. For inspections of individual units, call (202) 
673-3331.

HousinG inspection section (dcra)

(202) 442-4400; 941 north capitol street, n.e., room 7100; http://www.dcra.dc.gov/;  Hours: walk-ins, 8:30 a.m.-3:30 p.m.; calls accept-
ed, 8:30a.m.-4:30p.m.

Contact the Housing Inspection Section to request housing inspections and to obtain a copy of Housing Regulations and Housing 
Code.

u.s. post office (inspection BrancH)

(877) 876-2455; postal inspection service d.c. 20260-2169 (no street address needed); postalinspectors.usips.gov; Hours: 8:15a.m.-
4:45p.m.

Report stolen mail, insecure boxes, and mail crimes to this office.
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c. evictions

cLerk, LandLord & tenant court

(202) 879-1152 (recording) (202) 879-4879; court Building B, 510 4th street, n.w., room 110; Hours: monday-friday, 8:30a.m.-5p.m.; sat-
urday, 9a.m.-12p.m. (for emergency and individual filings). call for detailed message on appropriate hours.  www.dccourts.gov/dccourts/
superior/civil/landlord_tenant.jsp

Find out if a summons for possession (eviction) has been issued or if a judgment has been made against a tenant.

eviction section, rentaL accommodations and conversion division (rad) 

(202) 442-9505; 1800 martin Luther king Jr. ave, s.e.; Hours: 8:30a.m.-3:30p.m.

Check if a notice to vacate is legal and get a non-compliance letter sent to a landlord for illegal notice.

u.s. marsHaL’s service, d.c. superior court

(202) 616-8633; (202) 879-4879 500 indiana avenue, n.w., room c-250; Hours: 9a.m.-4:30p.m. Landlords may check eviction status m-f 2-3 
p.m. have case number available. tenants seeking information about the eviction should call the clerk of the Landlord tenant Branch at 
(202) 879-4879

Inquire whether a tenant has been scheduled for an eviction (must come in person).

d. emergency shelters

d.c. Government famiLy resource center

(202) 724-3932 or (202) 863-1370, 33 n street, n.e., for families only; madison emergency shelter, 651 10th street, n.e., (202) 667-7001, for 
women, no children; ccnv, 425 2nd street, n.w., (202) 393-1909, for single adults; or, the shelter Hotline, (800) 535-7252. Hours: varied- 
inquire within.

Obtain temporary housing for evicted low income families and individuals.

e. free Legal services for individual tenants
For free legal help to low-income tenants; the eligibility criteria follow each address.  Please NOTE that the eligibility criteria for each 
of these organizations is subject to change.  Contact each group directly for the most recent requirements and information.

american university wasHinGton coLLeGe of Law, GeneraL practice cLinic

(202) 274-4148; 4801 massachusetts avenue, n.w.  http://www.wcl.american.edu/clinical/community.cfm; Hours: 9a.m.-5p.m. no walk-ins. 
please call to discuss intake.

Provides assistance to tenants in landlord-tenant matters.

arcHdiocesan LeGaL network

(202) 350-4305 (english), (202) 772-4325 (spanish); 924 G street, n.w.  http://www.catholiccharitiesdc.org/aLn; http://www.catholicchari-
tiesdc.org/; Hours: (intake line) mon-fri 9:30-12, 2:30-4:00, wed, thur 4:30 to 7:00 pm.

Provides pro bono legal assistance to low income individuals and families.

Bread for tHe city

(202) 265-2400; 1525 seventh street, n.w.; (202) 561-8587; 1640 Good Hope road, s.e.  walk-in Hours: monday, 1 p.m.-3 p.m.  phone 
Hours: monday-friday, 9 a.m.-5 p.m.  www.breadforthecity.org

Provides legal counsel in landlord tenant disputes.

d.c. Bar pro Bono proGram, LeGaL information HeLp Line

(202) 626-3499; 24 hours a day, seven days a week.  

The legal information help line is an automated system of recorded messages giving basic information in English, Spanish, Amharic, 
Chinese, French, Korean, and Vietnamese on more than 30 legal topics, finding an attorney, and the availability of free legal services 
in the District of Columbia.

d.c. Law students in court

(202) 638-4798; 616 H street, n.w., suite 500; www.dclawstudents.org; Hours: monday, tuesday, friday, 10 a.m.-1 p.m.

Inquire about the income criteria for these services.
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d.c. scHooL of Law – HousinG & consumer Law cLinic

(202) 274-5120; 4200 connecticut avenue, nw, Building 52, room 302; Hours: 9a.m.-5:30p.m.

Provides assistance to tenant organizations and individual tenants. The D.C. School of Law may or may not use Housing Choice 
Voucher Program guidelines.

LandLord tenant resource center

(202) 508-1710 (though assistance provided in-person only); 510 4th street, n.w., court Building B, room 115; Hours: 9:15a.m.-12p.m.

Volunteer attorneys provide free legal information to both unrepresented landlords and tenants who have residential housing dis-
putes in the District of Columbia.

LeGaL counseL for tHe eLderLy

(202) 434-2120 or (202) 434-2170 (english and spanish); 601 e street, n.w., Building a, 4th floor; Hours: Legal hotline open from 
9:30a.m.-3:30p.m.  http://www.aarp.org/states/dc/Lce.html

Generally for tenants 60 years of age or older; however handles disability cases for tenants 55 years of age or older. Services include 
social work services and referrals to voluntary bill-payers. Income eligibility required. Call for details.

LeGaL aid society

(202) 628-1161 (intakes); 1331 H street, n.w., room 350; 2041 martin Luther king Jr. ave, s.e., suite LL-1; www.legalaiddc.org; 

in-person intake Hours: 1331 H street, n.w., suite 350 monday, 12:30 p.m.-6 p.m.; thursday 12:30 p.m.-4 p.m 

2041 mLk ave, s.e., suite LL1: monday, thursday, 12:30 p.m.-4 p.m.

Income-restricted. Handles family law, and public benefit cases. Call first for availability of landlord-tenant assistance.

neiGHBorHood LeGaL services

(202) 269-5100; 680 rhode island ave., n.e.  (202) 678-2000; 3101 mLk Jr. avenue, s.e., 3rd floor; Hours: in-person or telephone intake: 
monday, wednesday, friday 9 a.m.-4:30 p.m.  www.nlsp.org

Provides a full range of civil legal services. Call for income eligibility.

smaLL cLaims resource center

(202) 879-1120 ; 510 4th street, n.w., court Building B, room 102; Hours: 9:15a.m.-noon.

Volunteer attorneys provide free legal information to unrepresented plaintiffs and defendants who have disputes in the Small Claims 
Branch of the D.C. Superior Court. 

wasHinGton Lawyer’s committee for civiL riGHts and urBan affairs

(202) 319-1000 (english); 202-319-1011, ext. 222 (spanish only); 11 dupont circle, n.w. suite 400

Represents individual tenants in actions under the Fair Housing Act and DC Human Rights Act.

wasHinGton LeGaL cLinic for tHe HomeLess

(202) 328-5500; 1200 u street, n.w. www.legalclinic.org; Hours: no walk-ins; call for intake sites and hours or visit website.

Inquire about the income criteria for these services, which are generally for homeless or those at risk of becoming homeless.

f. Legal services for tenant organizations

american university wasHinGton coLLeGe of Law, community and economic deveLopment Law cLinic

(202) 274-4147; 4801 massachusetts avenue, n.w.  http://www.wcl.american.edu/clinical/community.cfm Hours: 9a.m.-5p.m. no walk-
ins. please call to discuss intake.

Provides assistance to tenant groups and neighborhood community development organizations.

d.c. Bar pro Bono proGram, community economic deveLopment proJect

(202) 737-4700, ext. 369 1101 k street, n.w., suite 200; www.dcbar.org/for_the_public/programs_and_services/ced_project/index.cfm

Helps tenants associations obtain pro bono counsel to assist them in efforts to purchase buildings.
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d.c. scHooL of Law – community deveLopment cLinic 

(202) 274-5073; 4200 connecticut avenue, n.w., Building 52, room 316; Hours: 9a.m.-5:30p.m.

Provides assistance to tenant organizations and individual tenants. The D.C. School of Law may or may not use Section 8 guidelines. 
Income for 1 person must be less than $119.71/week, for 2 people less than $161/week and for 3 people less than $203/week.

d.c. tenants advocacy coaLition (tenac)

(202) 628-3688; tenacdc@yahoo.com; www.tenac.org

Although as of this writing, TENAC does not have lawyers on staff, it prepares legislative proposals on behalf of tenants and provides 
landlord-tenant information for individual tenants and tenant organizations. Hotline answers landlord/tenant, rent control, and evic-
tions questions. Also assists in forming tenant organizations. 

eisen & rome

(202) 659-2822; one thomas circle n.w., suite 850

Provides legal services for a fee. 

tHe Harrison institute for HousinG and community deveLopment

(202) 662-4232; 111 f street, n.w., room 102; http://www.law.georgetown.edu/clinics/hi/housing.html Hours: 9a.m.-5p.m.

Provides representation for tenant organizations engaged in tenant purchases, cooperative and condominium associations, and 
community organizations. The Institute is a nonprofit service of Georgetown University Law Center and charges fees only to cover its 
costs.                        

G. Legal services for individuals and Groups who do not Qualify for free Legal Help
Referrals to compensated attorneys are available from the following organizations. 

d.c. Bar Lawyer HeLpLine service 

(202) 626-3499; www.lawhelp.org/dc; 

Reduced fee legal services may be available.

d.c. Bar association

(202) 737-4700; www.dcbar.org

H. forming a tenant organization
The following groups can help tenant form a tenant organization

carecen

(202) 328-9799; 1460 columbia road, n.w.  www.carecendc.org

Offers technical assistance and education to Latino renters to form or strengthen tenant organizations and to solve their own housing 
problems. Bilingual assistance.

Gray pantHers of metro wasHinGton

(202) 737-6637; 1319 f street, n.w., suite 302; www.graypanthers.org 

Demonstrates against laws that are unpopular with the community. They must be contacted about the specific law and are active on 
many issues along with housing issues.

HousinG counseLinG services

(202) 667-7006 or (202) 667-7007; 2410 17th street, n.w., suite 100, washington dc 20009; http://www.housingetc.org/; Hours: monday, 
tuesday, thursday, friday, 9a.m.-5p.m; wednesday, 9 a.m.-8 p.m.

Provides counseling and education programs on tenant rights, rental housing searches, and homebuying.

Latino economic deveLopment center, inc.

(202) 588-5102; 2316 18th street, n.w.; www.ledcdc.org; Hours: 9a.m.-5:00p.m.

Assists tenants in addressing building conditions, tenant purchase, conversion to cooperative, and organization.     
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one d.c.

(202) 232-2915; 614 s street, n.w., rear carriage House; www.onedconline.org

Assists tenants in organizing, tenant purchase, and cooperative conversion.

university LeGaL services

(202) 547-4747; 2200 i street, n.e., 2nd floor

Assists tenants and tenant organizations in buildings that are being sold.

i. affordable Housing developers

community preservation and deveLopment corporation

(202) 895-8900; 5513 connecticut avenue n.w., suite 250; www.cpdc.org

Develops affordable housing.

deveLopment corporation of coLumBia HeiGHts

(202) 483-4986; 3419 14th street n.w.; www.dcch.org

Preserves and develops affordable housing in Columbia Heights.

tHe Jair LyncH  deveLopment partners

(202) 462-1092; 1508 u street, n.w.; www.jairlynch.com

Develops affordable housing.

Latino economic deveLopment center, inc.

(202) 588-5102; 2316 18th street, n.w.; www.ledcdc.org; Hours: 9a.m.-5:00p.m.

Provides organizing and development assistance to low-income tenants, especially in Spanish-speaking communities.

manna, inc.

(202) 832-1845; 828 evarts street, n.e.; www.mannadc.org; 

Provides organizing and development assistance to low-income tenants.

mi casa, inc.

(202) 722-7423; 6230 3rd street, n.w., suite 2; www.micasa-inc.org

Provides organizing and development assistance to low-income tenants, especially Spanish-speaking communities.

tHe nationaL HousinG trust/enterprise preservation corporation

(202) 333-8931, 1101 30th st. n.w., suite 400, washington, d.c., 20007; www.nhtinc.org

Helps tenants preserve the affordability of buildings with rents that are subsidized through federal programs like project-based Sec-
tion 8, Section 236, and Section 221(d)(3)

new coLumBia community Land trust

(202) 986-9225; 1419 v street, n.w.

Provides organizing and development assistance to low-income tenants.

victory HousinG

(301) 493-6000; 11400 rockville pike, suite 505, rockville, md 20852; www.victoryhousing.org

Provides affordable housing and related social services to low and moderate-income senior citizens, families with children, and 
others with special needs.

wHeeLer creek community deveLopment corporation

(202) 574-1508; 1130 varney street, s.e.  http://www.wheelerce.org/

Provides affordable housing in Washington Highlands and surrounding neighborhoods.
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J. miscellaneous

district department of tHe environment (ddoe)

(202) 535-2600;  1200 first street, n.e.  energy Hotline: call 311 for more information; green.dc.gov

Provides a variety of assistance programs to help reduce utility bills and costs for low income and elderly individuals.

d.c. HousinG searcH

www.dchousingsearch.org

Allows you to browse currently available affordable properties funded by DHCD and D.C. Housing Finance Agency, as well as units 
managed through the Housing Choice Voucher Program.

d.c. puBLic service commission

(202) 626-5100; 1333 H street, n.w., suite 200; www.dcpsc.org; Hours: 9am-5:30p.m.

Handles complaints about utility problems such as high bills, service cut offs, or bad service.

tHe eQuaL riGHts center

(202) 234-3062; 11 dupont circle, n.w., suite 400; www.equalrightscenter.org; Hours: 9a.m.-5p.m.

Provides aid in making claims of housing discrimination.

HousinG counseLinG services

(202) 667-7006; 2410 17th street, n.w., adams alley; http://www.housingetc.org/; Hours: monday, tuesday, thursday, friday, 9a.m.-5p.m; 
wednesday, 9 a.m.-8 p.m.

Provides counseling, training, and advocacy for tenants, home owners, and homebuyers. (Spanish is spoken).

LeGisLative services

(202) 724-8050; John a. wilson Building, 1350 pennsylvania avenue, n.w.; www.dccouncil.washington.dc.us; Hours: 9a.m.-5:30p.m.

To order copies of laws concerning rent control, condominium conversions, security deposits, etc.

my sister’s pLace

(202) 529-5991; p.o. Box 29596, n.e., washington, d.c. 20017; www.mysistersplacedc.org Hours: 24 Hours, call before coming.

Provides assistance and shelter for battered women and their children.

section 8 / HousinG cHoice voucHer proGram rentaL assistance

(202) 535-1000; 1133 north capitol street, n.e., room 100; Hours: 8:15a.m.-4:45p.m.

Obtain rental assistance for low income persons.

smaLL cLaims court

(202) 879-1120; 510 4th street n.w., room 120 

Individuals can sue any D.C. business for amounts in controversy up to $5,000.

some (so otHers miGHt eat)

(202) 797-8806; 71 o street, n.w. www.some.org; Hours: 8a.m.-4p.m.

Provides food programs, clothing and shower rooms, health services, addictions recovery, job training, transitional housing, and long-
term housing. In addition, SOME provides services to the elderly and the mentally ill.


