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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, however, 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 landlord-tenant law. The guide not only outlines tenant
rights, but also is a reminder 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 (Agencies and
Information) for detailed information.
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1.0 Leases
A lease is an agreement between you and your
landlord. The landlord agrees to provide a clean,
sanitary, and vacant apartment and to make repairs
required by the D.C. Housing Code. 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 apartment, 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 requests 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
rent-controlled unit in the District, the landlord is
required to inform you of the unit’s rental history.
The landlord must give you a disclosure form that
lists the following:
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that the unit has been properly registered
as exempt from rent-control;
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 explaining
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 housing code violations issued
within the previous year;
any pending tenant or landlord petitions 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 condominium.

B. Discrimination
It is illegal for a landlord to refuse to rent to you or
discriminate against you because of your race, color,
national origin, sex, age, source of income, religion,
marital status, sexual orientation, family responsibilities,
parental status, personal appearance, physical handicap,
political affiliations, place of residence or business, or
student status. It is also illegal to refuse to rent to
someone because they would pay the rent using a Section
8 voucher. If you believe the landlord has discriminated
against you, a complaint can be filed with the D.C. Office
of Human Rights, 441 4th Street, NW, 9th Floor North,
Room 970, (202) 727-4559. If you believe the
discrimination is based on eligibility to receive assistance
from the Tenant Assistance Program, age, or presence of
children, you may also file a complaint with the D.C.
Department of Consumer and Regulatory Affairs, Rental
Accommodations and Conversion Division (RACD), 941
North Capitol Street, NE, Room 7100, (202) 442-4477.

C. Signing a Lease
Once the landlord approves your application, the landlord
may require you to sign a written lease before moving
into the apartment or house. Read the lease before you
sign it. If you have trouble understanding any provisions,
ask for an explanation or assistance. Be aware that some
lease clauses are illegal. (See the subsection 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 the section 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 the application you filled out; and,
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.
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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
apartment 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 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.
Also, 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, within 15 days. 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 information on rent increases,
see the section 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. (See
the section on Evictions for further details on the
eviction process.) 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 evicting you.

• 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 states that it will be charged. 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, but most judges will not allow
the landlord to do this. 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 the section on Agencies and Information for
legal assistance.)

• Waiver of Right to a Jury Trial
• 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 the apartment to persons interested in living in
the building. However, the landlord 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. For more information, contact the
Rental Accommodations and Conversion Division (RACD)
of the D.C. Department of Consumer and Regulatory
Affairs, at (202) 442-4477.

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 judgment" 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.

• Rules and Regulations for Tenant Conduct

• Waiver of Notice of Offer of Sale

"Rules and Regulations for Tenant Conduct" refers to rules
included in the lease or other rules established by the
landlord. 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 eviction proceedings.

When a landlord wishes to sell or demolish 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 cannot require a
tenant to waive this notice requirement. (See the
section on How To Buy Your Building for details about
the tenant purchase process.)

E. Illegal Lease Clauses

F. What Happens When Your
Lease Expires

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 Warranty of Habitability or
Duty to Repair

No matter what type of lease you have—written or
oral, month to month or annual—your landlord
cannot evict you without a legally valid reason. (See
the section on Evictions for details on the eviction
process.) In fact, after a lease expires you can
continue to stay in your apartment as long as you
continue to pay rent. The terms of your expired lease
continue to be in effect with the exception that your
rent may increase after a valid 30 day notice. To
increase your rent, your landlord must file a notice
with the RACD. Any increase must meet certain legal
requirements. (See the section on Rent Control for
details regarding rent increases.)

A landlord has a duty to provide habitable apartments or
houses and to repair housing code violations. A landlord
cannot waive this duty in a lease. (See the section on
Repairs for more details regarding Housing Code
violations.) Landlords have the responsibility to provide
habitable or livable apartments or houses, in accordance
with the Housing Code Standards. You should not be
asked to sign any waiver in the lease that relieves the
landlord from repairing housing code violations.

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 section on Security
Deposits for more details on this process.)

• Waiver of Liability or "Exculpatory
Clauses"

2.0 Security Deposits

• Waiver of D.C. Housing Regulations
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. Housing Regulations. You should receive a copy of
these regulations before you sign the lease.

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.
D.C. Tenant Survival Guide
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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 there
are damages in the apartment beyond normal wear
and tear. Unfortunately, many landlords do not
comply with the law and return this money only if the

tenant knows the law and exercises his or her legal rights.

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 DCRA/OAH.”

3.

The landlord must immediately place your security
deposit in an escrow account that earns interest
at the prevailing passbook rate. At the end of
each calendar year, the landlord is required to
post a statement 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.

C. How to Protect Your Money
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.

At least 30 days 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.”
Keep a copy of this letter. If you must
move sooner than 30 days and cannot give
the usual 30 day 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.

4. Make sure that the landlord has clearly 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 mentioned 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.

Within 45 days after the termination of your tenancy,
your landlord must either return 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. You are also entitled to a list of
the interest rates for each 6 month period during
your tenancy.
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 gives you the right to a full

D.C. Tenant Survival Guide
The Harrison Institute for Public Law
5

page

return of your deposit plus interest.
In addition, any landlord who acts in bad faith in failing to
return a security deposit will 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
fraudulent, deceptive, misleading, dishonest, or
unreasonable self-serving purpose. A landlord 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. “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.”

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 Rental Accommodations and
Conversion Division (RACD) of the D.C.
Department of Consumer and Regulatory Affairs
(DCRA), (202) 442-4477, and ask for
assistance in getting your security deposit back.

2.

Take the landlord to Small Claims Court. This is
a quick and inexpensive method: it takes 30
days to get a hearing, and the cost for filing a
lawsuit is $3.74 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. Many landlords
will return your security deposit when faced
with a summons to appear at Small Claims
Court. 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) 879-1037 for information in both English
and Spanish.

3.

If you think the landlord is violating the law,
call the RACD, (202) 442-4477, and ask for
assistance in filing a tenant petition against the
landlord. A tenant petition is similar to a
lawsuit, and you can initiate a case against the
landlord.

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.

3.0 Repairs
District of Columbia laws require your landlord to provide
apartments that are in a safe, habitable and livable
condition. The landlord has a duty to make all repairs
necessary to make buildings and apartments habitable.
D.C. law also requires 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
D.C. Tenant Survival Guide
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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
information on the D.C. Housing Code, refer to Title
14 of the D.C. Municipal Regulations. You can request
a copy of the D.C. Housing Code by contacting the
Housing Inspection Section of the Housing Regulation
Administration at DCRA at (202) 442-4400.
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. (See the
subsection 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 entitled Forming
a Tenant Organization and Incorporating a Tenant
Organization.) Being a member of a strong tenant
organization will make it much easier for you to get
repairs made.

A. “Inside the Apartment”
Housing Code Standards
• Bathrooms: A bathroom must be private and
ventilated, it 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.
• Cleanliness: Apartments must be free of
insects, rats, and mice. 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.
• Insects: Insects such as roaches, ants, water
bugs, etc. are prohibited.
• 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 prohibited.
Each room must have lights.
• 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 Safety Act also provides
requirements related to fire safety and smoke
detectors.)
• Floors: Floors must be clean, sound, waterproof,
and level. 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 maintains 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 refrigeration 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.
• Plumbing: Leaky plumbing is prohibited. 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.

and close easily, must contain glass without
cracks or holes, and must be without air or
water leaks.

B. “Outside the Apartment”
Housing Code Standards • 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, basements
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.

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

C. Steps for Getting Repairs
Made

• 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 bedroom, and 7 persons in a
three bedroom.

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

• Walls And Ceilings: Holes, wide cracks, or
peeling paint, plaster, or wallpaper is prohibited.

1. Write out a list of code violations using the
Housing Code Standards in this section or
the more detailed regulations 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. “Send the
letters certified mail, return receipt, and/or
obtain a receipt from the landlord for inperson delivery of letters, if possible.” Sign
and date any lists you make. Preserve
physical evidence of violations (including
photographs or dead insects, rats, or mice)
to show to the D.C. housing inspector. Try
to bring a witness with you for complaints.”

• Windows: Windows must have screens from
March 15 to November 15. Windows must open

2.

• Stairs: Stairs must be firm and secure with good
railings and good lighting. Obstructions are
prohibited.
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All requests for repairs should

be sent in writing to the landlord,
resident manager, or rental office and ask them
to make the repairs. Keep a copy of every
letter or note you write and make a list of
all calls, letters, and meetings along with the
date and time they occurred. When calling the
landlord, make certain you 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
organization to discuss the violations and
repairs.
4. If management still does not respond, you
should request a housing inspection by calling or
writing the Housing Inspection Section of the
D.C. Department of Consumer and Regulatory
Affairs, 941 North Capitol Street NE, Room
7100, Washington, D.C. 20002, (202) 442-4400.
An inspector will usually come within a week but
can arrive sooner in emergencies. Remember:,
keep a copy of every letter or note and
make a list of all calls, letters, and
meetings along with the date and time they
occurred.
5. Before the inspection:
a. The housing inspector may distribute 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 another 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 guides
to show the inspector through the building.
Other tenants should give the guide(s) their
keys so their apartments can be inspected. If
you do not want to give your key to the
apartment representative(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 tenant apartment
representative stating: the tenant gives the
tenant apartment 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 a tenant for very dirty rooms, sinks, or
D.C. Tenant Survival Guide
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appliances, overcrowding, hoarding,
blocked hallways, or vandalism.
6. During the inspection:
a. The tenant apartment representative should
be in charge of letting the inspector into the
building and pointing out the violations to
the inspector during the walkthrough. The
tenant apartment representative should ask
the inspector to write down the violations.
The tenant apartment representative or
tenant should show the inspector any
physical evidence (such as photographs or
dead insects). The landlord is responsible
for fixing all violations found by the
inspector.
b. The tenant apartment representative
should write down the inspector's name and
telephone number as well as the date and
time of the inspection.
c. Before the inspector leaves, the tenant
apartment representative should ask the
housing inspection to provide a copy of the
list of violations once the report has been
prepared. And returned to the landlord.
The violation notice will have the abatement
period for each violation. 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 can pick up a copy at the
Housing Inspection Section, 941 North
Capitol Street NE, Room 7100.
7. After the inspection:
a. The housing inspector will re-inspect the
building and/or apartment units (in the case
of a building-wide) based on the abatement
requirements. If the housing inspector has
not returned within 48 hours of the
abatement period, call DCRA at 202/4424400and request a re-inspection.
b. During the re-inspection, a tenant or
apartment representative should be present
to point out any deficiencies found in the
repairs or to verify that no repairs have
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 and Conversion
Division (RACD) Suite 7100, (202) 4424477 or the Office of the Tenant Advocate
Suite 9500, (202) 442-8359 at the D.C.
Department of Consumer and Regulatory
Affairs, 941 North Capitol Street NE,.
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
825 N. Capitol St, N.E. “ The tenant petition

process can sometimes take longer than a lawuit
to remedy the problem.” At the tenant petition
hearing, be prepared to testify about the
problems 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. You can take your landlord to Small Claims
Court. This is a quick and inexpensive method: it
takes 30 days to get a hearing, and the cost for
filing a lawsuit is $3.74 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) 879-1037
for information in both English and Spanish.
c. You can sue your landlord in the District of
Columbia, Civil Division, if the estimated amount
of your claim is $5,000 or greater. 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 with an application to proceed
In Forma Pauperis.) Contact the Superior
Court Clerk in Room 2500, (202) 879-1400
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
assistance organizations listed in the section on
Agencies and Information.
d. If you are sued for eviction based on
nonpayment of rent, you may use the Housing
Code violations or other building conditions as a
defense against eviction. (See the section 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 Housing Code, the amount of
rent you owe may be reduced.
Some tenants have used this defense as a tactic
and have withheld their rent on purpose in order
to get repairs made. Withholding rent is
commonly known as a "rent strike". A rent strike
can be a good way to force your landlord to
make repairs, but it is also risky Note: You
should only try a rent strike after you receive
the advice and representation of a lawyer or one
of the legal assistance organizations listed in the
section on Agencies and Information.
e. 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
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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. ask the city to make the repairs,
iii. refer the problem to the city's
Corporation Counsel for criminal
prosecution of the landlord.
f. 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 the
deducted rent to your landlord.
g. You can call your city council member
and complain if the city fails to enforce the
Housing Code.
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 202/442-8359 for assistance.

D. Receivership
Sometimes a court may place an apartment building
under receivership. This means that someone other
than the landlord—the receiver—has the power to
collect 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; or3) 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 cited the apartment building
for any housing code violations (see the previous
sub-sections on Housing Code Standards – Inside
and Outside 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 appointed
by the court, the receiver assumes the role and

power of the landlord. During the period of receivership,
the landlord is prohibited 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.
The receiver will use the money collected to correct the
housing code violations and for ordinary expenses, such
as maintenance or utility bills. A receiver may also apply
for grants and subsidies to help repair distressed
properties.

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 terminates 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

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.

The court can appoint a receiver for a building when
an owner has consistently ( for a period of two (2)
years or more) not responded to the government’s
request to abate the housing code violations. This
method of receivership is “relatively new”, so its
effectiveness has not be tested.

How to have a tenant receiver appointed: To petition
for receivership, you should first contact the D.C. Office
of the Corporation Counsel, 441 4th Street, NW,
Suite 1060 N, (202) 727-3400,
www.occ.dc.gov/main.shtm. If a majority of the
tenants believe a receiver should be appointed, the
Corporation Counsel 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 Office of the
Corporation Counsel. To contact your Council member for
you may write to: the Council of the District of Columbia,
1350 Pennsylvania Avenue, NW, or call (202) 724-8000,
or sent an e-mail to: www.dccouncil.washington.dc.us.

Delinquent Gas or Electric Accounts
and Receivership

If the Corporation Counsel 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, NW, 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 receivership 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, every tenant must be given notice.
The appointment process can 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.

Another type of receivership can occur if the landlord
does not pay the gas or electric bill in a “mastermetered” building. A master-metered building is a
building in which the landlord pays for the utility
instead of each tenant paying for the utility. 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. Normallyy
the utility company petitions the court for the
appointment of a receiver. The other option 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 Superior Court of the
District of Columbia, 500 Indiana Avenue, NW,
Washington, D.C. 20001, (202) 879-1010,
www.dccourts.gov, to have a receiver appointed.
The utility company can only petition to have a
receiver appointed if it is not practicable for tenants
to receive service in their own names or if the
tenants chose not to receive service in their own
names. If you would like to receive service in your
own name but were not given the opportunity to do
so, contact the District of Columbia Public Service
Commission, 1333 H Street, NW, (202) 6265100, www.dcpsc.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 (See the section on Evictions). If the landlord
attempts to collect rental payments after a receiver
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has been appointed, do not pay the landlord; 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 receiver will
continue to collect rents from tenants until the court
determines that the delinquent amount has been paid, or,
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 terminating service the utility company must offer
the tenants the chance to receive utility service in their
own names. There are three (3) ways this could happen:
(1) individual meters for each apartment; (2) collective
payment of the utility bill by a tenant association; or (3)
individual payment by each tenant based on a fair
allocation of the utility bill. If you would like to pursue
one of these options, contact the utility company or the
Public Service Commission, 133 H Street, NW, (202)
626-5100, www.dcpsc.org.

Delinquent Water Accounts and
Receivership
If your landlord pays for water and sewer services but
fails to pay the District of Columbia Water and Sewer
Authority, D.C. law allows the Authority or the tenants 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, NW,
(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 utilities. At a court hearing, the landlord
will have an opportunity to provide an explanation 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 directly
paid to the receiver or you will risk eviction (see section
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
appointed is illegal.
The receiver will create an “escrow” account with the
money he or she collects from the tenants and pay
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current and delinquent water and sewer fees out of
that account. (A water and sewer receiver, 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 association can
pay the bill. The Authority does not have 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,
SW (202) 787-2000, www.dcwasw.com.

4.0 Renter’s Insurance
Your 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 vandalism. 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
replacement cost policies. Some policies will also
cover your temporary living expenses if you are
displaced from your damaged unit. In addition to
protecting your personal property, both types of
policies will protect your assets if someone slips and
falls in your apartment, then tries to sue.
Consider the following when purchasing renters
insurance:
•

Create an itemized list of your
belongings: 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 statements, 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
inventory, 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 insurance
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 purchase renter’s
insurance; check your lease to determine if this has been
stipulated by your landlord. For general information 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,
Banking and Securities, 810 First Street NE, Suite 701,
(202) 727-8000. www.disb.dc.gov

5.0 Evictions
D.C. Law provides tenant 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 effect, 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 and Conversion Division
(RACD) of the D.C. Department of Consumer and
Regulatory Affairs, 941 North Capitol Street NE, Suite
7100, (202) 442-4477. Any increase must meet
certain legal requirements. (See the section on Rent
Control for Legal Requirements 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 court to argue against the eviction. The District of
Columbia does not allow a landlord to physically evict
a tenant; only the U.S. Marshals can evict you. 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 the section 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 RACD…” at (202) 442-4477 or
check with a lawyer to ensure that the notice is valid.
An invalid Notice to Correct or Vate can be a basis for
dismissing a subsequent lawsuit based on the notice.
The notice must:
a.

b.
c.
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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 ensuring landlord/Tenant Court case;
Identify your name and address and
apartment number;
Provide the basis for eviction (See subsection 5.0 D): the Notice needs to state

with specificity the basis (both legal and factual)
for the notice;
Provide an opportunity to cure (fix) the
problem, as applicable: When the Notice is for
breach of lease, the Notice needs to describe
how you can fix the problems the landlord
alleges exist. The legal cure period for lease
violations is thirty days. If the Notice does not
have a description of how you can fix the
problem, then a subsequent lawsuit based on
that notice may be dismissible.
e.

Depending on the reason for eviction, the
notice must allow you from 30 to 180 days
to move (See subsection on 5.0 D);

f.

State your rights for relocation help, if
applicable (See subsection 5.0 E);

g.

State the address and phone number for
RACD.

Notice of Eviction
The way you receive the eviction notice is 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 premises 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 Landlord-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 court, files a lawsuit for
possession of your apartment (known as a suit for
possession), and obtains a judgment against you. Nor do
you have to move out of your apartment until a court has
entered judgment against you.
You have an absolute right to go to defend yourself
against the landlord's suit for possession. You must first
receive a summons from the landlord telling you the date
of your court appearance. It should be hand delivered or
placed on your door. It is very important that you
follow the instructions and go to court on the date
stamped on the summons. The date is written in red,
halfway down the page.
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, and you can also notify the
court clerk that you can not appear in court, so there is a
note in the file then go to 510 4th Street, NW, Room 110
and ask to have your court appearance date rescheduled.
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C. How to Challenge A Notice
To Vacate
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 on "Legal Reasons for
Eviction".)

2.

The landlord claims you did something that
you in fact did not do, or you did do but
stopped doing 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 landlord's
registration or exemption number as
required by the RACD.

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 the section 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 Spanish speaker a
Notice that properly was translated into Spanish
A tenant can fight a notice (and ultimate suite) 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 (then refer to
Section 14.0 D).
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 RACD, 941 North Capitol Street NE, Suite 7100,
(202) 442-4477.
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." The Protective
Order can be reduced by requesting a Bell hearing
when the landlord requests a protective order. A Bell
hearing is a hearing that permits the tenant to
present evidence of housing code 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 substantial
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. Legal Reasons for 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 notice 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 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 “How to Challenge a Notice to
Vacate” before the landlord files a suit.
The legal reasons for eviction are: (remember the initial
notice is only for the landlord to have a right to sue, NOT
for you to leave)
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 violate 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 illegal 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
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or sell the property within a year of
acquiring? The property.”.
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 apartment. However,
your landlord cannot use this reason unless
the landlord gives you the first chance to
buy your apartment. (See the section 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 renovations 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 RACD and
the Chief Tenant Advocate. A tenant also
has 21 days following the notice to send
comments to the Rent Administrator and
the Chief Tenant Advocate on the impact of
the eviction. The landlord plans and tenant
comments must be reviewed will be
reviewed by RACD, and the plans must be
approved in writing by the RACD before any
evictions occur. If approved, the
renovations must begin no more than 120
days after you have vacated your unit, or
the Rent Administrator may rescind the
approval. 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 regulations, 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 cannot use this
reason unless your landlord first gives you
the chance to buy your apartment. (See the
section on How To Buy Your Building for
details on the tenant purchase process.)
8. Substantial Rehabilitation: Your landlord
must give you at least 120 days notice if
the landlord wants to substantially
rehabilitate your apartment. Before eviction
the rehabilitation must be approved in
writing by the RACD. 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 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 expiration of
the tenant purchase rights. (See the section on
How To Buy Your Building for details on the
tenant purchase 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
Condominium: Your landlord must give a 120day 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 (51% or more) of the
eligible residents need to vote in favor of
conversion. Even if the conversion vote is
successful, the landlord cannot evict you unless
your are first given the chance to buy your
apartment. (See the section on Condo and Coop
Conversion Controls for details on the
conversion process.)

E. Relocation Assistance
Relocation assistance is available to tenants in a variety of
cases: demolition of a building, substantial rehabilitation
()capital improvement 501(f)), discontinued use, or
conversion of your apartment building. Relocation
resources are available through the Department of
Housing and Community Development (DHCD) and the
Office of the Tenant Advocate. Services through DHCD
include help in finding alternative housing, information on
public housing, and other advisory services.
In addition, your landlord is required to provide monetary
assistance to help you move. If your eviction is due to
demolition, substantial rehabilitation, or discontinued use,
you should receive $150 for each pantry, kitchen, storage
area, or utility room over 60 square feet in your unit, 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 provided 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.

rental apartment, or the Mayor can begin an action
for eviction if the Superior Court of the District of
Columbia determines by a "preponderance of the
evidence" that an apartment is a "drug haven." (See
section 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 the RACD. (See the section on Agencies
And Information.) These organizations 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 individuals may qualify
for free or reduced fee legal assistance. (Check the
list in the section on Agencies and Information 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 lawyer. 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 subsection above "How to
Challenge a Notice to Vacate"; 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/dccourts/superior/civil/landl
ord_tenant_prose.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.

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 keep your
apartment even if you owe rent. If you paid your rent
late and then received a "summons 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.

F. Drug Related Evictions

You must be in court by 9:00 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.

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 possession of a

You may be asked to speak to the landlord's lawyer
about agreeing to settle. Be sure that you do not rely
only on the advice of the landlord's lawyer's. What
the lawyer recommends may not be in your best
interests but instead may be in the landlord's best
interests. Always get your own advice. (See the

D.C. Tenant Survival Guide
The Harrison Institute for Public Law
15

page

Agencies and Information section of this guide for a list of
legal service organizations 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.
The landlord's lawyer may ask you to sign a consent
agreement—sometimes called a "Consent Judgment
Praecipe" or Form (4)—to settle the case. Do not sign it
unless you fully understand it. 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. If you do not comply
precisely with the terms of the consent agreement you
can be evicted . In other words, if you miss a payment,
make a partial payment, or make a late payment, receive
a judgment against you for the entire amount of rent
requested in the suit. You will have a right to redeem (pay
all of the amount of rent owed to date, including
additional months of rent that have become due) and
remain on the premises.If you choose not to sign it, 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 continud 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 eviction" 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 addition, you will have a "money judgment" against
you which you are required to pay to remain in possession
of the apartment. An unpaid money judgment can affect
your credit rating.
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K. What Is A Writ Of Eviction?
The "writ of eviction" is a court paper which 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. This
can happen if:
 You don't go to court and there is a "default"
judgment entered by the court 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
Eviction
You may be able to fight a writ of eviction. A lawyer
can help. If you never received 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
money 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
Marshal's office makes up a new eviction list each
day; you can find when the eviction is actually
scheduled to take place by calling the Marshal's office
at (202) 616-8631 after 2:30 p.m. for the next day's
evictions. You may also call the Landlord and Tenant
Court Clerk's Office at (202) 879-1152 or 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.
If you are evicted, you may be able to stay
temporarily in a shelter. For non-emergency
admission to shelters run by the D.C. Government,
contact the D.C. Family Resource Center (located at
25 M Street, SW, (202) 724-3932) to receive a
waiting list number. 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. Call daily to check the waiting list
number being served at (202) 724-1382. Single
adults (without children) may be eligible for the
CCNV Shelter at 425 2nd Street, NW, (202) 3931909.

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
accommodation'' 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, distributing, or dispensing of
controlled substances due to activities in the
housing accommodation or has violated 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,
distribute, or use illegal drugs in the housing
accommodation.
5. If the property has a general reputation that
supports evidence introduced under any of the
first four sections above. General reputation
alone is not enough to establish that a house is a
drug haven.
6. If the activities have been discontinued by the
time of the court hearing.
7. Any other relevant and admissible evidence
related to whether the apartment 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 on "Preliminary Injunctions") 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.
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C. Preliminary Injunction
After an action has begun, a plaintiff bringing this
action can request a preliminary 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 determining
whether to grant the injunction:
1.

Whether the plaintiff is likely to prevail 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
determination.

D. Defenses Against an Action
There are only three (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 apartment;
or,

3.

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

E. Other Parties Who May
Make a Drug-Related
Eviction 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. These parties must submit their complaint
and a petition to the Mayor 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 authority including the
Metropolitan Police Department.

Know Your Rent Officials
Housing Regulation Administration (HRA): The
Housing Regulation Administration, or HRA, is a part
of the District of Columbia Department of Consumer
and Regulatory Affairs (DCRA). The HRA administers
the laws and regulations governing rental housing,
condominium and cooperative sales and conversions,
and housing standards, including housing-code and
lead paint inspections. The main contact number for
HRA is (202) 442-4400.












Rental Accommodations and Conversion
Division (RACD): The Rental Accommodations
and Conversion Division, or RACD, is part of the
Housing Regulation Administration of the
Department of Consumer and Regulatory Affairs.
This agency is responsible for administering the
Rental Housing Act of 1985 (as amended), which
establishes rent control, and the Conversion and
Sales Act (as amended). All tenant and landlord
petitions are filed with RACD. The main contact
number for RACD is (202) 442-4477.
Rent Administrator: The Rent Administrator is
the head of the RACD where all petitions must be
filed. The contact number for the office of the
Rent Administrator is (202) 442-4610.
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):
is an autonomous and impartial
administrative tribunal, within the Executive
Branch of the District of Columbia
Government, for hearing administrative
litigation involving the Government’s
enforcement programs. The main contact
number is 442-8167 and the website is:
www.OAH.dc.gov
Office of the Chief Tenant Advocate (OTA):
The Office of the Tenant Advocate (OTA) advocate
on behalf of tenants through legal representation,
creates educational materials focused on tenants
rights, provides community technical assistance to
tenant organizations and others interested in
preserving the rights and affordable housing for
renters in the District of Columbia. The main
contact number for the OTA is (202) 442-8359.
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.
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7.0 Rent Control
A. Limitations on Rent
Increases
The Rental Housing Act of 1985 and the Rent Control
Reform Amendment Act of 2006 regulates rent
increases in the District. As of August 4, 2006, the
Rent Control Reform Act abolished the use of rent
ceilings to limit increases for rental properties in D.C.
Instead, a new system was implemented with the
goal of keeping rent prices in tandem with
comparable market values and inflation. Tenants may
challenge rent levels for months preceding August 4,
200, and would need to apply the former law.
Tenants who decide that this action is necessary
should obtain legal support. (see Legal Service
Section)
Under the new law, a landlord can implement an
annual rent increase 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. For most tenants,
an automatic rent increase will be at least the CPI
percentage plus 2 percentage but no more than 10%
higher than the previous rent charged. The CPI
percentage that will be used to determine increases
for a rent-control year (May 1-April 30) will be 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 Administrator.
Although the annual rent increase is “automatic”, a
landlord must issue proper written notice at least 30
days in advance of an increase for the increase to be
valid. Also, the automatic increase is “use or lose”—if
the landlord does not implement the appropriate rent
increase for one 12 month period, the landlord
cannot implement the same increase in the following
year. A landlord can only impose automatic rent
increases once every 12 months; 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 RACD 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 housing code violations, lack of
apartment/manager registration, insufficient
notification period, unlawful calculation, and the
terms of your lease.
For additional information or questions regarding rent
control, contact the Rental Accommodations and
Conversion Division (RACD) of the D.C. Department
of Consumer & Regulatory Affairs at 941 North
Capitol Street NE, Suite 7100, (202) 442-4477.

B. Protection For Elderly and
Disabled Tenants

The allowable amount for an automatic rent increase is
less for tenants who qualify as elderly or disabled. For any
tenant who the Rent Administrator determines to be
elderly or disabled, the automatic rent increase
percentage allowed is the lesser of (1) the previous rent
charged plus the CPI or (2) a maximum of 5 percent of
the previous rent.
To qualify:
•

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

•

As disabled, [ADA has a three-part definition of
“disability” . The definition is based on the
definition under the Rehabilitation Act, and
reflets the specific types of discrimination
experienced by people with disabilities. Under
the ADA, an individual with a disability is a
person who:

•

- has a physical or mental impairment that
substantially limits one or more major life
activities;

•

-

has a record of such an impairment; or

•

-

is regarded as having such an impairment.

Individuals who meet this definition will complete the
RACD disability application and submit it to RACD Rent
Administrator to be validated. Tenants should provide a
copy of this validated application to the landlord.

C. Other Allowable Rent
Increases
A landlord can seek a rent increase larger than the annual
automatic increase by petitioning the Rent Administrator.
Tenants can participate in hearings regarding these rent
increases, and can challenge these increases if approved.

Hardship Increase
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 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 RACD, 941 North Capitol Street,
NE, Room 7100 (202) 442-4477. RACD will notify all of a
building’s tenants once the landlord has filed a hardship
petition.
Opposition: After a landlord files for a hardship petition,
the Rent Administrator will examine the landlord's claim
and will 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.
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Challenging a Hardship Petition - Accounting
Errors: The landlord must provide documentation of
the need for a rent increase when he or she files a
hardship petition. Someone with accounting
experience should review these documents for
mistakes. These documents can be reviewed and
copied at RACD, 941 North Capitol Street, NE, Room
7100. Bring calculators, paper, and a lot of change
for the photocopy machine. Plan to spend the day.
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 filing the petition. Make sure all
expenses 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 management fees of
more than 6% of the maximum rental income
or vacancy losses of more than 6%.
4. Check the management's calculation 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 replacement) cannot be included as
expenses. Look for expenses that could be
challenged as capital improvements.
6. All payments must be verified. 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
Customer Service Center at (202) 442-4477.

Capital Improvement Increase
How It Works: A landlord may petition for a rent
increase to cover the cost of improvements beyond
ordinary maintenance and repair, or "capital"
improvements. 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 21% 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 building-wide improvements over
96 months and individual unit improvements over 64

months.
Opposition: You can challenge a capital improvement
increase by arguing that the improvement is an ordinary
replacement or repair, rather than a capital improvement.
This argument must be made under the Federal income
tax depreciation rule, so ask the RACD or a lawyer for
help if needed. The landlord must also prove that the
improvements 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 plan of rehabilitation.
Opposition by low-income elderly or disabled
tenants: A low-income elderly or disabled tenant may
request an exemption from a capital improvement rent
increase. To qualify for an exemption, a low-income
elderly tenant must be 62 or older and have an annual
income of less than $40,000. Similarly a qualifying lowincome disabled tenant must have a significant medical
impairment and have an annual household income under
$40,000. If you think you meet these requirements, you
must file a claim for exemption with RACD within 15 days
of receiving notice of the landlord’s capital improvement
petition. You must also give a copy of this claim to the
landlord or the landlord’s attorney. The RACD will
determine if you qualify for the exemption at the same
hearing it determines whether the landlord may
implement the capital improvement increase. If the RACD
determines that you qualify for this exemption, the
landlord may only increase your rent under limited
circumstances.

Substantial Rehabilitation Increase
How It Works: If a proposed rehabilitation will cost more
than 50% of the assessed value of the property (the
“assessed value” is what the property is worth for
property tax purposes), the landlord may petition for a
"substantial rehabilitation" 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 rehabilitation 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
rehabilitation 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
opportunity to voice their concerns at a hearing conducted
by the Rent Administrator.
Opposition: The proposed level of rehabilitation may be
challenged as greater than that necessary to bring the
apartments 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 they
must consider the validity of the Housing provider’s cost
estimates for repairs. The tenants’ goal should be to
prove to the RACD that the cost of the rehabilitation is
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less than 50% of the assessed value of the
apartments to be rehabilitated.

Service and Facilities Increase
How It Works: A landlord who substantially
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 housing code requirementthey.
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 vacancy
increase in rent, the landlord cannot make 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 employees) sign an agreement that sets
out the amount each tenant will pay. This agreement
must include detailed information on the changes in
rent, services, or facilities, as well as any capital
improvements, 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 encouraged 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.
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 tenants did not understand the rent
increase agreement; if tenants agreed to pay more than
they could afford; if tenants accepted cash in exchange
for an agreement to leave; or, if the agreement imposed
an unequal burden on a minority of tenants in the
building.

D. Legal Requirements for Rent
Increases
Landlords must meet the following standards to legally
raise rents:
1.

2.

Notice: The landlord must give written 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 increased
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.
Housing Code Compliance: The rental
apartment and common areas must be in
substantial compliance with the Housing Code.
Violations are proven 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 properly 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 RACD.

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 implementing
increases (unless the unit is vacant).

6.

7.

E. 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 section on
Forming a Tenant Organization and groups that can
provide help for this process in the Agencies and
Information section). Once you form a tenant
organization, assign people to particular tasks and
collect dues to cover expense such as photocopying,
purchasing documents, and legal assistance. 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 challenge 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 at the
file room at RACD,941 North Capitol Street, NE,
Room 7100, 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 both pick up
and file a tenant petition form at RACD, 941
North Capitol Street, NE, Room 7100. On the
form, check off the appropriate boxes that
describe your problem and provide a short
description. You must file four copies of the
petition plus the original. The clerk will stamp
one copy with the filing date and return it to you
to keep in your records.
The tenant petitions are divided into two types of
complaints:
a.
-

Lawful Calculation: Rent increases are
calculated from the “rent charged”. The Rent
Control Reform Amendment Act defines "rent
charged" as the legal rent as of August 4, 2006.
The landlord must file all rent increases with
RACD. You can check the records to determine if
the rent increases have been properly
calculated.

-

Lease: The rent charged may not exceed the
amount stated in an effective lease.
b.
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Complaints involving increases in rent—You
can challenge a rent increase if it was:
larger than legally allowed;
made without a 30 day written notice;
made when your apartment had housing
code violations; or,
made while a written lease was in effect.
Can challenge a rent increase if:
o An exemption from rent control
was taken while there were
code violations; and
o If the tenant is elderly or disabled
and the increase exceeds the
lesser of the CPI or 5%
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 while
you paid the high rent was reduced or
eliminated.
3. The hearing: After you file the petition with the
RACD Rent Administrator, it will be sent to the
Office of Aministrative Hearing (OAH) to schedule a
hearing.
The hearing process mimicks that of the Superior
Court so a tenant needs to be welled prepared; or,,
seek legal representative through the Office of the
Tenant Advocate at 202 442-8359..
If either party needs more time to prepare for the
hearing, the party may file a motion for
continuance, extension of time to file a pleading, or
leave to amend a pleading if the motion is filed five
(5) business days before the hearing or the due
date. This motion must be based on good and
sufficient cause supported by documentation
At the hearing, you will need to explain your
problem before the Administrative Law Judge (ALJ)
For example: If you seek a reduction in rent as a
result of the landlord not providing the services
promised in the lease, describe what services you
have not received, how this has affected you, and
how much the reduction is worth.
If your apartment has housing code violations, you
should show the ALJ pictures of the problems and
the dates the problems occurred.
After the tenant presents their case, 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 hearing. This
should not take more than 60 days, but OAH often
has a large backlog and decisions are often delayed
for many more months. With 10 business days of
receiving the decision, either party can file a motion
for reconsideration with the Hearing Examiner for the
following: a default judgment was entered if the party
failed to appear; if the judgment contains
typographical, numerical, or technical errors; if the
judgment contains obvious errors; or if new evidence
has been discovered. The OAD has 10 business days
to respond to the motion for reconsideration, or the
motion is denied automatically.
5. The appeal: Either party can appeal the OAH decision
to the three-member Rental Housing Commission
(RHC). You can represent 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 in the OAH’s decision. T RHC can only review
questions of law - it is up to the ALJ to make findings
of fact. In addition to filing three (3) copies of the
appeal with the Commission, the opposing party must
receive a copy of the appeal as well. Once your appeal
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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

F. Disclosure to Tenants
All tenants living in rent-controlled properties are
entitled to receive certain information regarding
previous rent increases for their unit. Once a year,
tenants can submit a written request to the landlord
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 RACD. 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 increases 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.

G. Rent Control Exemptions
Every housing accommodation in the District must be
registered with RACD 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 the RACD 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, or
whatever someone is willing to pay. The terms of the
lease, a binding contract, will govern the rights and
responsibilities of the landlord and tenant regarding
rent, rather than the rent control law. The following
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 Housing

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 continuously
vacant and not subject to a rent agreement
since 1/1/85.

5.

Apartments Under a Building
Improvement Plan: Apartments under the

Apartment Improvement Program or
Rehabilitation with D.C. Department of Housing
and Community Development (DHCD) and
approved by 70% of the tenants.
6.

Diplomatic Residences, Dormitories,
Hospitals, Nursing Homes, and Similar
Facilities.

7.

Housing for low income individuals or
families that is owned by a nonprofit
corporation which offers a comprehensive 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.

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 landlord 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 and Conversion
Division of the D.C. Department of Consumer and
Regulatory Affairs (RACD), 941 North Capitol Street, NE,
Room 7100, (202) 442-4477. You can then either file a
tenant petition or complain in court.

9.0 Tenant Petitions and
Conciliation
If you believe your landlord has violated the Rental
Housing Act of 1985 (as amended), all tenants have a
right to file a tenant petition at RACD to initiate a case
against the landlord. A tenant can challenge a landlord for
any of the following 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

illegal security deposit
Once you have filed your tenant petition, it will be sent to
the Office of Administrative 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 Administrative Law Judge
(ALJ) will issue a Decision and Order (DO) on behalf of the
Rent Administrator. If you disagree with a Decision and
Order (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 this is unsuccessful, you may file
a notice of appeal within ten (10) business days of service
of the DO or order to the Rental Housing Commission
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(RHC). For a more detailed discussion of the filing,
hearing and appeals process, see the subsection on
“How to Challenge a Rent Increase” in the section on
Rent Control.
Conciliation can be a faster and easier process than a
formal hearing to settle disputes with your landlord.
Even after you have filed a tenant petition, you can
ask for conciliation before your hearing. In this
process, a both you and your landlord will meet with
a conciliator at the RACD office, and the conciliator
will listen to both sides, help the landlord and tenant
find areas of agreement, explain the rights and duties
of landlords and tenants under D.C. law, and
interpret the possible violations of the law by either
party. You do not have to have an attorney in
conciliation, and unlike in a hearing all parties can
work together to arrive at a mutually agreeable
settlement. For more information on conciliation or to
request a conciliation meeting, contact RACD at
(202) 442-4477.

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 agencies 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 duties 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 conciliation
meetings;

Organizing tenant participation in buildingwide inspections; and

Informing tenants on their right to form
tenant organizations.

Works closely with legal service providers
and;

Coordinates referrals of tenants to legal
service providers.
For more information on the increasing number of

services offered by the OTA, contact the OTA directly at
941 North Capitol Street, NE, Suite 9500, (202) 4428359.

11.0 Federally Subsidized
Housing
Some buildings are part of federal programs that keep the
rents affordable. The most common programs are: The
Housing Choice Voucher Program Project based Section
8), which pays 70% of a income-eligible tenant’s rent,
Section 236 and Section 221(d)(3) and Section 202 are
housing production programs, that provide landlords with
low interest mortgage loans in exchange for providing
lower rents.
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 several
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 necessarily 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 on Evictions). In addition, once the
building leaves the federal program it may become
subject to rent control (see section 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.
Whether or not your apartment will be subject to rent
control when the building leaves the federal program, you
may become eligible for an Enhanced voucher, which
allows you to use a DCHA-issued voucher in the same
building.Section 8 vouchers, another program that helps
you pay rent. The notice from the landlord will provide
information on whom to apply for a voucher. The office
that can assist you is the Housing Voucher Office of the
D.C. Housing Authority (DCHA), 1133 North Capitol Street
NE, 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. Two organizations that might be able to help, or
refer you to other organizations that could help, are The
D.C. Tenant Survival Guide
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National Housing Trust/Enterprise Preservation
Corporation, (202) 333-8931, or The Harrison
Institute for Public Law, (202) 662-9607.
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 housing programs, or financial assistance
for moving expense.

12.0 Public Housing
Public Housing is housing that is owned by the city
government through the District of Columbia Housing
Authority. Public housing is often subject to different
rules that other types of housing. This section
describes some of the most important differences
between public and private housing.
1. Damages or Maintenance Problems
The D.C. Housing Authority is responsible for the
maintenance and repair of public 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
necessary repairs are made, and all utilities are
operating properly. The tenant can address repair
issues through the same means a private tenant can
(and refer back to Section 3.0), but also that a public
housing tenant can address repair issues through the
grievance process.
The D.C. Housing Authority inspects public housing
apartments annually. The Authority should promptly
repair any damages found during the inspection. If
the damage is more then 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 damages found by
residences should be immediately reported to the
D.C. Housing Authority Control Center, (202) 5351044. 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.

B. Notice of Tenant Election

2. Evictions

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:

Grounds for eviction are the same in public housing as
they are for private housing (See section 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 a 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 drugrelated activity took place somewhere outside of the
apartment building’s premises. When deciding whether or
not to evict the tenant, the Housing Authority may
consider whether or not 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 a
tenant will not be evicted.

13.0 Condo and Coop
Conversion Controls
The Rental Housing Conversion and Sale Act (as
amended) gives tenants a valuable protection when an
owner wishes to convert from rental to condominium or
cooperative ownership. An owner may convert a rental
property to an condominium 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 Conversion and Sales Office
of RACD, 941 North Capitol Street, NE, Room 9500, (202)
442-4477.

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

To begin the process of converting a building, the
owner must request an election by giving a written
request to each tenant and to the RACD Conversion
and Sales Office within the Department of Consumer
and Regulatory Affairs. 202 442-4477. The request
for election must be sent by first class mail and
posted in the building. It must include information on
tenant rights and tenant assistance organizations in
English and in Spanish if necessary.

1.

A tenant organization, if one exists or can be
organized, has 30 days to decide whether to
hold an election. 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; and a summary of tenant
information. 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 request for
election. If no tenant or owner requests an
election, the conversion will be certified as
approved without an election. Housing
Counseling Service and University Legal
Services assist tenants in organizing tenant
associations.

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 permitted to vote:
 households in which any member is a lowincome elderly or disabled tenant who
exercises their right to be protected from
eviction (see “Protection of Elderly and
Disabled Tenants” sub-section below);
 households in which any member moved into
the building less than 90 days before the
election; and,
 households in which any member has been an
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employee of the landlord within 120 days of the
landlord's request for a tenant election.

received a full 60 days to contract for the purchase of
the apartment.

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

For cooperative conversions, or for condominium
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.

D. Conduct and Results Of The
Election

G. Protection for Low-Income
Elderly and Disabled Tenants

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 information, frequent
visits or calls in spite of household's objections, threat of
retaliation (including illegal demands for higher rent,
decreased services, increased lease obligations, or
outright eviction), violation of privacy, or refusal to renew
a tenant's lease. If coercion is found by the Conversion
and Sale Regulatory Office, another election will be held
within 47 days of its finding.

F. Notice of Intent To Convert
The owner converts the property by providing the tenants
a 120 day notice of intent to convert to cooperative or
condominium ownership. The notice must be in a form
approved by the Conversion and Sales Office.
The Notice of Intent to Convert must be delivered by first
class mail (or hand delivered if a condominium) and it
must be posted in conspicuous places in the common
areas of the housing accommodation. 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 Notice of Intent and the tenant must have
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Even if a building is converted to a condominium or
cooperative, under D.C. law an owner may not evict
elderly or disabled tenants who meet certain income
requirements.
On the day of the conversion election, to qualify:
 As elderly, a tenant must be at least 62 years
old.
 As disabled, a tenant must have a medically
determinable physical impairment, including
blindness, which limits 75% of the tenant’s
ability to move about, to assist him- or
herself, or to engage in an occupation.
The Conversion and Sales Office may request a
tenant to provide medical documentation of the
physical disability; however, a tenant must be given
at least 30 days to provide any requested
documentation. 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 disabled tenant’s annual
household income must be less than a designated
percentage of the area median income for an average
household in the Washington-Arlington-Alexandria
Metropolitan 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 $40,000 to qualify
for this protection. For the most recent information
on qualifying as a low-income elderly or disabled
tenant, contact the Condominium and Cooperative
Conversion and Sales Office at (202) 442-4477.
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 Sales Office 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 on the grounds of failure to pay rent,
conviction of an illegal act on the premises, or
violation of the lease terms, but only after the tenant
has been allowed 30 days to correct the violation.

H. Relocation Assistance
The owner is required to provide relocation payments to
tenants displaced by condominium or cooperative
conversion. The owner is required to provide relocation
assistance up to $500 to each tenant who does not
purchase an apartment or share or enter into a lease or
lease option of at least 5 years duration. The owner is
required to pay only if the tenant provides a relocation
expense receipt or a written estimate from a moving
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 $500 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.

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 understanding 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:

Housing assistance payments are also available from the
city for tenants displaced by condominium or cooperative
conversion. The city will provide low income families a
lump sum payment to cover increased housing costs. For
further information call the Conversion and Sales Office at
(202) 442-4477.

14.0 How to Buy Your
Building
What are your rights if your landlord plans to sell,
demolish or discontinue the housing 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 controlling rents
if an outside investor buys the building. Tenants can use
their right to purchase to receive a payment from a thirdparty for assignment of the purchase right or a payment
from the landlord in exchange for moving. Tenants
should consult with an attorney before signing any related
agreements.

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
condominium 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 condominium or cooperative, they are often able to
become homeowners at affordable prices.
In addition, when tenants own their building (either by
themselves or together with a developer), they control
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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 apartments.

The tenants should request copies of the third party
contract and access to the financial information and
floor plans. The buyer 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
"settlement" 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 Incorporating a Tenant

Organization.) The tenant organization must
represent a majority of the households in the
building. When determining if the association
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 organization,
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 Sales Office of
the D.C. Department of Consumer and Regulatory
Affairs (referred to as the "Conversion and Sales
Office" 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 Branch within 30 days after receiving the
offer. The application of registration is available at
the Conversion and Sales Office, 941 North
Capitol Street, NE, (202) 442-4477.




Buildings with one rental apartment. You
have 30 days to give the owner and the
Conversion and Sales Office a written statement
of interest in purchasing.
Buildings with 2 to 4 apartments. A group of
tenants acting together have 15 days to provide
the owner and the Conversion and Sales Office
with a written statement of interest. The tenants
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 statement of interest to the
owner and the Conversion and Sale Office. Each
statement of interest must be 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:
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1.

the owner offers to sell to a third party 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 sellers a deposit
upon signing the contract for sale. The owner cannot
require a deposit that is more than 5% of the agreed
purchase 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 equity 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 purchase, 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 negotiation 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 contract 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 themselves, tenants
can exercise their rights in partnership with other groups
or they can sell their rights to other groups. A
partnership 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 developers, 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.

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 assistance so that you fully understand your
rights and the procedures you must follow.
A good starting place is the Conversion and Sales
Office (202) 442-4477, 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.

2. Development Corporation of Columbia
Heights, 3419 14th Street, NW,
Washington, D.C. 20010, (202) 483-4986
(development assistance);
2.

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

3.

Harrison Institute for Public Law, 111 F
Street, NW, Suite 102, Washington. D.C.
20001, (202) 662-9600 (legal);

4.

Latino Economic Development
Corporation, 2316 18th Street, NW,
Washington, D.C. 20009, (202) 588-5102
(organizing, financial and development
assistance);

5.

Marshall Heights Community
Development Corporation, 3939 Benning
Road, NE, Washington, D.C. 20019, (202)
396-1200 (organizing, planning,
development assistance);

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 building. 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.

CARECEN, 1459 Columbia Rd. NW,
Washington D.C., 20009, (202) 328-9799
(organizing and planning);

6. Manna, Inc., 828 Evarts Street, NE,
Washington, D.C. 20018, (202) 832-1845
(development assistance);

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
apartment. 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 apartment. 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
Program, tenants may call DHCD at (202) 442-7200.

7. One D.C., 614 S Street, NW, Rear Carriage
House, Washington, D.C. 20001, (202)
232-2915 (organizing);
8.

New Columbia Community Land Trust,
1419 V Street, NW, Washington, D.C.
20009, (202) 986-9225 (development
assistance);

9.

University Legal Services, 2200 I Street,
NE, 2nd Floor, Washington, D.C. 20002,
(202) 547-4747 (development assistance);

10.Washington Inner City Self Help. 1419 V
Street, NW, Washington, D.C. 20009, (202)
332-8800 (organizing).

15.0 Forming a Tenant
Organization
A. Steps to Forma Tenant
Association
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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 frequent 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 organization.
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 association. Bylaws ensure that
everyone understands the rules and enables a
tenant organization to operate democratically and
fairly.
Distribute a regular newsletter: Generally, your
negotiating position is strengthened by the number
of residents involved in your tenant organization. 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 landlord 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 problems 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 bargaining position a
lawyer may be helpful, especially if you cannot
effectively negotiate with the landlord without
taking legal action. A lawyer will be able to outline
legal choices, negotiation strategies, and legal
action.
Be realistic in your expectation: In order to get
concessions on your requests, 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. Seek legal counsel if possible.

B. Tenant Right to Organize Act
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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 interactions 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 organization. (See “Forming a
Tenant Organization” subsection in the Agencies and
Information section 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 common
areas;
 Placing literature about a tenant organization
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 common 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.

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 important to incorporate. For example,
if you receive a notice from your landlord that your
building is for sale, you must incorporate your tenant
organization in order to negotiate for purchase of the
building. (See the section on Buying 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 business 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 941 North Capitol Street
NE, Room 9500. 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
organization will have rules for operating.

E. Sample Articles and Bylaws
Examples of articles and bylaws that other tenant
organizations have used are available from most of the
organizations listed in the Agencies and Information
section of this guide.

17. Homeownership
Programs
There are many different forms of homeownership—
through holding a share in a housing cooperative, buying
your unit as a condominium, or purchasing a single-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 thoroughly understand the risks and benefits
of homeownership before embarking on this path.
There are many programs that offer financial education,
counseling and assistance to potential homebuyers in the
District. The D.C. Housing Finance Agency (HFA) operates
the Home Resource Center, which distributes free
information on homeownership and offers mortgage prequalification 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.
In addition to financial counseling, HFA also administers
the D.C. Bond Program. This program provides lowinterest mortgage loans to first-time homebuyers at
below market rates. Potential 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).
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The Department of Housing and Community
Development (DCHD) administers 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 Assistance
program provides interest-free and lowinterest loans to assist in the purchase of
single-family homes, condominiums, or
cooperative apartments. D.C. residents who
meet certain 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 loans of up to $11,500 to employees
of the D.C. government who are first-time
homebuyers in the District.

D.C. Metropolitan Police Housing
Assistance Program: The D.C. Metropolitan
Police Housing Assistance program provides
up to $10,000 in deferred loans for down
payment and closing cost assistance to firsttime homebuyers who are also members of
the Metropolitan Police Department. The
program also provides income and property
tax credits.

Homestead Housing Preservation
Program: The Homestead Housing
Preservation program enables first-time
homebuyers to purchase tax delinquent 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 participants receive a
$10,000 deferred mortgage to assist with
financing.

Single Family Residential Rehabilitation
Program: The Single Family Residential
Rehabilitation Program provides low-interest
loans to rehabilitate single family, owneroccupied 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.

First Right Purchase Assistance
Program: The First Right Purchase program
provides short-term and permanent financing
loans to qualifying tenant groups to exercise
their rights under the District’s Tenant
Opportunity 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
purchase and rehabilitation of a property.

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.

18. Agencies and
Information

Condominium and Cooperative Conversion and
Sales Office

A. District Government
Regulatory Agencies

(202) 442-4477; 941 North Capitol Street, NE,
Room 7100

Housing Customer Service Center, Rental
Accommodations And Conversion Division (RACD),
Department of Consumer and Regulatory Affairs
(202) 442-4477; 941 North Capitol Street, NE, Suite 7100
Hours: Walk-ins, 8:30 a.m.-3:30 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 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. Examine and oppose
landlord hardship, substantial rehabilitation, or petitions
related to capital improvement.
Corporations Division, Department of Consumer And
Regulatory Affairs
(202) 442-4400; 941 North Capitol Street, NE, Room
9500

Hours: Walk-ins, 8:30a.m.-3:30p.m.; Calls accepted,
8:30a.m. – 4:30p.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.
Office & Tax Revenue—Real Property Division
(202) 727-4829; 941 North Capitol Street, NE, Room
110
Hours: 8:15 a.m.-4:30 p.m.
www.cfo.dc.gov
Obtain the assessed value of a building.
D.C. Office of Human Rights—Fair Housing
Division
(202) 727-4559; 441 4th Street, NW, Suite 570

North
www.ohr.dc.gov

www.dcra.dc.gov

Hours: 8:30a.m.-5:00p.m.

Hours: 8:30a.m.-3:30p.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.
Office of the Tenant Advocate
(202) 442-8359; 941 North Capitol Street, NE, Suite 9500
Provides information and resources for tenants on a
variety of issues. Offers assistance in forming a tenant
organization.
Housing Management Administration
(202) 535-1044; 1133 North Capitol Street, NE, Suite 150

File a complaint against a landlord for housing
discrimination or complain about discrimination on
the basis of race, religion, nationality, age, sex,
marital status, source of income, presence of
children, etc. The booklet entitled "Human Rights Act
of 1977" is available in this office.
Department of Housing & Community
Development (DHCD) Home Purchase
Assistance Program
(202) 442-7200; 801 North Capitol Street, NE, Suite
6000
www.dhcd.dc.gov
Hours: 8:15a.m.-4:45p.m.

Hours: 8:15a.m.-4:45p.m.
Obtain maintenance help for public housing projects.
D.C. Housing Authority
(202) 535-1000; 1133 North Capitol Street, NE, 1st Floor
Hours: Walk-ins, Tuesday or Thursday, 8:30a.m. –
3:30p.m.; Calls accepted Monday – Friday, 8:15a.m. –
4:45p.m.
www.dchousing.org
Obtain general help and information related to public and
subsidized housing.

Provides second mortgages to single family home
purchasers and administers the HOMESTEAD
program. DHCD has other programs for rehabilitation
of single family homes.
D.C. Housing Finance Agency
(202) 777-1600 (General information); (202) 777HOME (Questions on homeownership); (202) 7771644 (Schedule a homeownership workshop)
815 Florida Avenue, NW
www.dchfa.org

Office of Zoning
(202) 727-6311; 441 4th Street, NW, Suite 210 South
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Hours: 9a.m.-5p.m.

Hours: 8:30a.m.-3:30p.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.

Check if a notice to vacate is legal and get a noncompliance letter sent to a landlord for illegal notice.
U.S. Marshal's Service, D.C. Superior Court
(202) 616-8631; 500 Indiana Avenue, NW, Room C250

B. Inspectors
Residential Housing Inspection Administrqtion
(Regulatory Agency at DCRA)
(202) 442-4400; 941 North Capitol Street, NE, Room
7100

Hours: 9a.m.-4:30p.m.
Inquire whether a tenant has been scheduled for an
eviction (must come in person).

www.dcra.dc.gov/services/inspections/index.shtm

D. Emergency Shelters

Hours: Walk-ins, 8:30 a.m.-3:30 p.m.; Calls accepted,
8:30a.m.-4:30p.m.

D.C. Government Family Resource Center

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)
(202) 636-1330; 900 Brentwood Road, NE, Room 2175;
P.O. Box 96096-6096 Washington, D.C. 20066-6096
Hours: 8:15a.m.-4:45p.m.
Report stolen mail, insecure boxes, and mail crimes to
this office. To report mail fraud, call 1-800-372-8347.

(202) 724-3932 or (202) 863-1370, 25 M Street,
SW, for families only; Madison Emergency Shelter,
651 10th street, NE, (202) 547-2600, for women, no
children; CCNV, 425 2nd Street, NW, (202) 3931909, for single adults; or, the Shelter Hotline, (202)
399-7093.
Hours: Varied- Inquire within.
Obtain temporary housing for evicted low income
families and individuals.
Jubilee Housing

Fire Prevention Division

(202) 299-1240; 2482 Ontario Road, NW

(202) 727-1614; 441 4th Street, NW

Hours: Monday-Friday, 9a.m.-5p.m.

www.fems.dc.gov

www.jubileehousing.org

Hours: 8:15a.m.-4:45p.m.

A faith-based nonprofit that provides affordable
housing and supportive services to low-income
families in Adams Morgan and surrounding
neighborhoods.

Request fire safety inspections for common areas of
multiple occupancy buildings. For inspections of individual
units, call (202) 673-3331.
D.C. Department of Health, Environmental Health
Administration Lead Based Paint Management

E. Legal Services for Individual
Tenants

(202) 535-1934; 51 N Street, NE, 3rd Floor
D.C. Lead Hotline: (202) 535-2637

For free legal help to low-income tenants.

www.doh.dc.gov

Archdiocesan Legal Network

(The eligibility criteria follow each address)
(202) 772-4324; 924 G Street, NW

Request lead-based paint inspections.

http://www.catholiccharitiesdc.org/center/spec_servi
ces/arch_legal.html

C. Evictions

Hours: 9a.m.-5p.m.

Clerk, Landlord & Tenant Court
(202) 879-1152 (recording) (202) 879-4879; Court
Building B, 510 4th Street, NW, Room 110
Hours: Monday-Friday, 8:30a.m.-5p.m.; Saturday, 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.
Rental Accommodations And Conversion Division
(RACD) (Eviction Section)
(202) 442-4477; 941 North Capitol Street, Suite 7100
D.C. Tenant Survival Guide
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Provides pro bono legal assistance to low income
individuals and families.
Ayuda/Latino Project
(Spanish Speaking) (202) 387-4848; 1707 Kalorama
Road, NW
Hours: Immigration assistance Mondays and
Thursdays 9a.m.-11a.m.
www.ayudainc.org
Provides assistance related to immigration and
domestic violence. No landlord/tenant services are
available. Consultation fee is $15.

Neighborhood Legal Services

(202) 328-5500; 1200 U Street, NW

(202) 682-2700; 701 4th Street, NW

www.legalclinic.org

Hours: 9a.m.-5p.m.

Hours: No walk-ins; call for intake sites and hours or
visit website

www.nlsp.org
www.lawhelp.org/dc
Provides a full range of civil legal services. The main office
will refer the case to a local office based on the zip code.
Call for income eligibility.

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

(202) 638-4798; 806 7th Street, NW, Suite 300

F. Legal Services For Tenant
Organizations

Hours: 10 a.m.-2p.m.

The Harrison Institute for Public Law

Inquire about the income criteria for these services.

(202) 662-9600; 111 F Street, NW, Room 102

D.C. School of Law - Housing Clinic

http://www.law.georgetown.edu/clinics/hi/housing.ht
ml

D.C. Law Students in Court

(202) 274-5120; 4200 Connecticut Avenue, NW, Building
38, 2nd Floor
Hours: 9a.m.-5:30p.m.
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.
Catholic University- Columbus Community Law
Services
(202) 319-6788; 3602 John McCormack Road, NE Hours:
9a.m.-5p.m.
In order to use these services, annual income for 1 person
must be under $17,720; for each dependent, add
$6,140/year.
Landlord Tenant Resource Center

(202) 508-1710; 510 4th Street, NW, Court Building B,

Hours: 9a.m.-5p.m.
Provides representation for tenant organizations,
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.
D.C. Bar Pro Bono Program, Community
Economic Development Project
(202) 737-4700, ext. 369 1250 H Street NW, Sixth
Floor
www.dcbar.org/for_the_public/programs_and_servic
es/ced_project/index.cfm
Helps tenants associations obtain pro bono counsel to
assist them in efforts to purchase buildings.
D.C. Tenants Advocacy Coalition (TENAC)

Room 115

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

Hours: 9:15a.m.-12p.m.

www.tenac.org

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

Prepares legislative proposals on behalf of tenants
and provides legal information for individual tenants
and tenant organizations. Hotline answers
landlord/tenant, rent control, and evictions
questions. Also assists in forming tenant
organizations.

Legal Counsel For The Elderly
(202) 434-2170; 601 E Street, NW, Building A, 4th Floor
Hours: Legal hotline open from 9:30a.m.-5:30p.m.
www.aarp.org/states/dc/dc-lce/
Generally for tenants over 60 years of age; however,
handles disability cases for tenants over 55 years of age.
Provides over-the-phone advice. Inquire about income
criteria needed for legal services.

G. Legal Services For Those
Who Do Not Qualify For Free
Legal Help

Legal Aid Society

Referrals to compensated attorneys are available
from the following organizations

(202) 628-1161 (intakes); 666 11th Street, NW, Room
800

D.C. Bar Lawyer Helpline Service

www.legalaiddc.org
Hours: Mondays, 9a.m.-7p.m.; Tuesdays 9a.m.-3p.m.;
Thursdays 9a.m.-3p.m.
Income must be under $19,140 for individuals plus
$6,800 per dependent. Handles landlord-tenant, family
law, and public benefit cases.
Washington Legal Clinic For The Homeless
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(202) 626-3499
www.lawhelp.org/dc
Reduced fee legal services may be available.
D.C. Bar Association
(202) 737-4700
www.dcbar.org

Eisen & Rome
(202) 659-2822; One Thomas Circle NW, Suite 850
Provides legal services for a fee.

I. Affordable Housing
Developers
Community Preservation and Development
Corporation

Carol Blumenthal, Blumenthal & Shanley
(202) 332-5279; 1700 17th Street, NW, Suite 301
Provides legal services for a fee.

(202) 895-8900; 5513 Connecticut Avenue NW, Suite
250

The Harrison Institute for Public Law

www.cpdc.org

(202) 662-9600; 111 F Street, NW, Suite 102

Develops affordable housing.

See above description.

Development Corporation of Columbia Heights
(202) 483-4986; 3419 14th Street NW

H. Forming a Tenant Organization

www.dcch.org

The following groups can help tenant form a tenant
organization

Preserves and develops affordable housing in
Columbia Heights.

CARECEN

East of the River CDC

(202) 328-9799; 1459 Columbia Road, NW

(202) 561-4974; 3029 Martin Luther King, Jr.
Avenue, SE, 3rd Floor

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.

www.ercdc.org
Develops affordable housing.
The Jair Lynch Companies

Gray Panthers of Metro Washington

(202) 462-1092; 1508 U Street, NW

(202) 737-6637; 1612 K Street, NW, Suite 300

www.jairlynch.com

www.graypanthers.org

Develops affordable housing.

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.

Latino Economic Development Corporation, Inc.

Latino Economic Development Corporation, Inc.

(202) 588-5102; 2316 18th Street, NW
www.ledcdc.org
Hours: 9a.m.-5:30p.m.

www.ledcdc.org

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

Hours: 9a.m.-5:30p.m.

Manna, Inc.

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

(202) 832-1845; 828 Evarts Street, NE

(202) 588-5102; 2316 18th Street, NW

www.mannadc.org

One D.C.

Provides organizing and development assistance to
low-income tenants.

(202) 232-2915; 614 S Street, NW, Rear Carriage House

Mi Casa, Inc.

www.onedconline.org

(202) 722-7423; 6230 3rd Street, NW, Suite 2

Assists tenants in organizing, tenant purchase, and
cooperative conversion.
University Legal Services

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

(202) 547-4747; 2200 I Street, NE, 2nd Floor

The National Housing Trust/Enterprise
Preservation Corporation

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

(202) 333-8931, 1101 30th St. NW, Suite 400,
Washington, D.C., 20007

Washington Inner City Self Help
(202) 332-8800; 1419 V Street, NW
Assists tenants in organizing.

Helps tenants preserve the affordability of buildings
with rents that are subsidized through federal
programs like project-based Section 8, Section 236,
and Section 221(d)(3)
New Columbia Community Land Trust
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(202) 986-9225; 1419 V Street, NW

www.rpjhousing.org

www.cdsc.org/ncclt/home.html

Hours: 9a.m. - 5p.m.

Provides organizing and development assistance to lowincome tenants.

Assists low income, first time homeowners with down
payments. This organization also operates a
transitional home and helps to rehabilitate homes. No
emergency services for tenants are provided.

Victory Housing
(301) 493-6000; 5430 Grosvenor Lane, Suite 210,
Bethesda, MD 20814
www.victoryhousing.org

D.C. Energy Office
(202) 673-6700; 2000 14th Street NW, Suite 300E
Energy Hotline: (202) 673-6750

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

www.dceo.dc.gov
Hours: 8:30a.m.-4:30p.m.

(202) 574-1508; 1130 Varney Street, SE

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

www.wheelercc.org

Legislative Services

Provides affordable housing in Washington Highlands and
surrounding neighborhoods.

(202) 724-8050; John A. Wilson Building, 1350
Pennsylvania Avenue, NW,

Wheeler Creek Estates, CDC

www.dccouncil.washington.dc.us

J. Miscellaneous

Hours: 9a.m.-5:30p.m.

Small Claims Court

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

(202) 879-1120; 510 4th Street NW, Room 120

D.C. Public Service Commission

http://www.dccourts.gov/dccourts/superior/civil/small_cla
ims.jsp

(202) 626-5100; 1333 H Street, NW, Suite 200

Hours: Monday through Friday 8:30am - 4pm;
Wednesday night 6:30pm - 8pm; Saturday morning
9a.m.-12p.m.

Hours: 9am-5:30p.m.

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

www.dcpsc.org
Handles complaints about utility problems such as
high bills, service cut offs, or bad service.
My Sister's Place

(202) 234-3062; 11 DuPont Circle, NW, Suite 400

(202) 529-5991; P.O. Box 29596, NE, Washington,
D.C. 20017

www.equalrightscenter.org

Hours: 24 Hours, call before coming.

Hours: 9a.m.-5p.m.

Provides assistance and shelter for battered women
and their children.

Provides aid in making claims of housing discrimination.
Housing Counseling Services

Section 8 Rental Assistance

(202) 667-1939; 2410 17th Street, NW, Adams Alley

(202) 535-1433; 1133 North Capitol Street, NE,
Room 100

Hours: Monday-Friday 9a.m.-5p.m., Wednesday 9a.m.8p.m.

Hours: 8:15a.m.-4:45p.m.

Provides counseling, training, and advocacy for tenants,
home owners, and homebuyers. (Spanish is spoken).
SOME (So Others Might Eat)
(202) 797-8806; 71 O Street, NW
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.
Robert Pierre Johnson Housing Development
Corporation
(703) 528-5606; 2666 Military Road, Arlington, VA 22207
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Obtain rental assistance for low income persons.

