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Chairman Phil Mendelson
at the request of the Mayor

A BILL

IN THE COUNCIL OF THE DISTRICT OF COLUMBIA

To amend the District of Columbia Housing Authority Act of 1999 to clarify the definition of the

term “obligation”, to expand eligibility of the Local Rent Supplement Program to include
District residents with very low income, and to allow rental assistance contract funding,
in connection with the Local Rent Supplement Program, to be transferred from the
original property to a different property while the original property undergoes
renovations or repairs; to amend the Rental Housing Act of 1985 to exclude from the
limitation on the exemption to a housing accommodation owned by natural persons for
the purpose of registration and coverage requirements those units owned by an inter vivos
trust, to clarify the right of entry by a housing provider, to authorize the court to enjoin
and assess damages against a tenant who denies the housing provider’s right of access to
the housing unit, to amend the notice requirements for eviction notices, to clarify the
applicability of other laws protecting District residents, to require initial eviction hearings
be held within 30 or 60 days based on the grounds for eviction, and to amend the service
requirements for eviction notices; to amend the Rental Housing Conversion and Sale Act
of 1980 to update and standardize definitions, to repeal redundant definitions, and to
remove the 30-day timeline for agreements or contracts to be filed, to reduce the
minimum number of days the Mayor has to negotiate in the event that tenants are not
properly notified of a pending sale, to lengthen the time in which the Mayor must file
required affordability covenants after purchasing a housing accommodation with existing
tenants, to remove the requirements regarding units that were vacant at the time of
purchase, and to remove the restriction on reducing the number of units affordable at
30% when developing an affordability plan; and to amend the Summary Abatement of
Life-or-Health Threatening Conditions Act of 1982 to require register agents to be
designated in accordance with procedures described in Subchapter IV of Chapter 1 of
Title 29 of the District of Columbia Official Code.

BE IT ENACTED BY THE COUNCIL OF THE DISTRICT OF COLUMBIA, That this

act may be cited as the “Housing Investment Protection Act of 2026”.

Sec. 2. The District of Columbia Housing Authority Act of 1999, effective May 9, 2000

(D.C. Law 13-105; D.C. Official Code § 6-201 et seq.), is amended as follows:
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(a) Section 2 (D.C. Official Code § 6-201) is amended as follows:
(1) Paragraph (35) is amended as follows:

(A) The existing text is designated as subparagraph (A).

(B) A new subparagraph (B) is added to read as follows:

“(B) A loan applied for, accepted, or received by the Authority from a
public or private source, as authorized by section 4(35), shall not be considered an obligation for
the purposes of section 10 or 11.”.

(2) Paragraph (42A) is amended by striking the phrase extremely low-income”
and inserting the phrase “extremely low-income and very low-income” in its place.

(3) A new paragraph (43D) is added to read as follows:

“(43D) “Very low-income” means an individual or family whose gross income
does not exceed 50% of the area median income.”.

(b) Section 26a(a) (D.C. Official Code § 6-226(a)) is amended by striking the phrase
“extremely low-income” and inserting the phrase “extremely low-income and very low-income”
in its place.

(c) Section 26a(c) (D.C. Official Code § 6-226(c)) is amended by striking the phrase
“extremely low-income” and inserting the phrase “extremely low-income and very low-income”
in its place.

(d) Section 26b (D.C. Official Code § 6-227) is amended as follows:

(1) Subsection (b-1) is amended as follows:
(A) Paragraph (1) is amended by striking the phrase “extremely low-

income” and inserting the phrase “extremely low-income and very low-income”.
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(B) Paragraph (2) is amended by striking the phrase “for such assistance”
and inserting the phrase “for such assistance, including standards for approving temporary
transfers of Long-Term Subsidy Contracts under subsection (f)(3) and (4) of this section” in its
place.

(2) New paragraphs (f)(3) and (4) are added to read as follows:

“(3) A housing provider that has an existing Long-Term Subsidy Contract
(“LTSC”) for project-based assistance awarded under this section may request approval from the
Authority and the Department of Housing and Community Development to transfer, on a
temporary basis, the assistance provided by the LTSC to another project or projects (the
“receiving project”) for the purpose of renovating or rehabilitating the initial LTSC project for
re-occupancy. The receiving project must meet the eligibility criteria of the Rent Supplement
Program housing assistance, and the provider shall prioritize impacted residents for return to
units in the initial LTSC project once its renovation or rehabilitation is complete.

“(4) If a property receiving Rent Supplement Program funds awarded under this
section is placed into receivership, experiences a casualty that causes units in the property to be
deemed uninhabitable, fails multiple regular Authority inspections, fails an emergency Authority
inspection, or fails an emergency housing quality standards inspection, then the Authority may
suspend or terminate the Rent Supplement Program funds for the property and, with the approval
of the Department of Housing and Community Development, transfer the Rent Supplement
Program funds to another property on a temporary or permanent basis as is in the interest of the
tenants. The property to which the Rent Supplement Program assistance funds are transferred
must meet all eligibility criteria in order for the Rent Supplement Program housing assistance to

continue.”
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Sec. 3. The Rental Housing Act of 1985, effective July 17, 1985 (D.C. Law 6-10; D.C.
Official Code § 42-3501.01 ef seq.), is amended as follows:

(a) Section 205(a)(3)(D) (D.C. Official Code § 42-3502.05(a)(3)(D)), is amended to read
as follows:

“(D) The limitation of the exemption to a housing accommodation owned
by natural persons shall not apply to:

“(i) A housing accommodation owned or controlled by a
decedent’s estate or testamentary trust if the housing accommodation was, at the time of the
decedent’s death, already exempt under the terms of paragraphs (3)(A) and (3)(B) of this
subsection; or

“(i1) A housing accommodation held in an inter vivos trust that was
established by not more than 2 natural persons who collectively, directly or indirectly, own or
control 4 or fewer rental units in the District, all of which are held in the trust, and the
beneficiaries of which are natural persons who as a result of inheriting would own, directly or
indirectly, no other rental units in the District; and”

(b) Section 208(a)(1)(G) (D.C. Official Code § 42-3502.08(a)(1)(G)), is amended by
striking the phrase “pursuant to section 203 of Title 14 of the District of Columbia Municipal
Regulations” and inserting the phrase “designated in accordance with the procedures in
Subchapter IV of Chapter 1 of Title 29 of the District of Columbia Official Code” in its place.

(c) Section 501 (D.C. Official Code § 42-3505.01) is amended as follows:

(1) Subsection (a)(2) is repealed.:
(2) Subsection (a-1)(3) is repealed.

(3) New subsections (a-2) and (a-3) are added to read as follows:
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“(a-2) The notices required by subsections (a) and (a-1) of this section shall be provided
as follows:

“(1) By certified mail, return receipt requested, or delivery service providing
delivery tracking confirmation; and

“(2) By hand delivery to the rental unit or by posting on the front door of the
rental unit. If notice is served by posting a copy on the front door of the rental unit, a photograph
of the posted notice shall be submitted to the court. The photograph shall have a readable
timestamp that indicates the date and time the summons was posted.”

“(a-3) Nothing in this section shall be construed to excuse a housing provider’s unlawful
retaliatory action or failure to comply with the Violence Against Women Act of 1994, approved
September 13, 1994 (108 Stat. 1902; 34 U.S.C. § 12291 ef seq.), or successor legislation, the
Americans with Disabilities Act of 1990, approved July 26, 1990 (104 Stat. 327; 42 U.S.C. §
12101 et seq.), Titles VIII and IX of the Civil Rights Act of 1968, approved April 11, 1968 (82
Stat. 81; 42 U.S.C. §§ 3601-3619, 3631), the Human Rights Act of 1977, effective December 13,
1977 (D.C. Law 2-38; D.C. Official Code §§ 2-1401.01 et seq.), sections 507 and 508 of the
Rental Housing Act of 1985, effective July 17, 1985 (D.C. Law 6-10; D.C. Official Code §§ 42-
3505.07 and 42-3505.08), or other applicable federal or District law.”

(4) Subparagraph (a-1)(2) is amended by striking the phrase “30 days” and
inserting the phrase “10 days” in its place.
(5) Subsection (c) is amended as follows:
(A) Paragraph (1) is amended to read as follows:
“(1) A housing provider may recover possession of a rental unit where a court of

competent jurisdiction has determined that the tenant, or a person occupying the premises with or
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in addition to the tenant, has performed an illegal act within the rental unit or the housing
accommodation. The housing provider shall serve on the tenant a 30-day notice to vacate. If the
person who was found to have performed an illegal act is someone occupying the premises other
than the tenant, the tenant may be evicted only if the tenant knew or should have known that an
illegal act was taking place.”

(B) Paragraph (2) is amended as follows:

(1) Subparagraph (A) is amended to read as follows:

“(A)(1) A housing provider may, pursuant to the procedures set forth in this
paragraph, recover possession of a rental unit where it is alleged that the tenant, or a person
occupying the premises with or in addition to the tenant, has performed an illegal act within the
rental unit or housing accommodation that would constitute a dangerous crime as defined in §
23-1331(3) or a crime of violence as defined in § 23-1331(4).:

“(i1) The housing provider, after considering in good faith all reasonable
available means to preserve the housing of non-offending occupants, such as barring the
offending individual from the property or assessing whether the lease can be transferred to an
eligible occupant, shall serve on the tenant a 10-day notice to vacate

“(i1) In a claim to recover possession brought by a housing provider under
this paragraph, the Court shall hold a hearing on an expedited basis within 20 days after the filing
of the claim.”.

(i1) Subparagraph (B) is amended as follows:
(I) Sub-sub paragraph (i) is amended by striking the phrase

“; or” and inserting a semicolon in its place.
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(IT) Sub-subparagraph (ii) is amended by striking the phrase
“; or” and inserting a semicolon in its place.
(IIT) Sub-subparagraph (iii) is amended by striking the
period and inserting the phrase ‘; or” in its place.
(IV) A new sub-subparagraph (iv) is added to read as
follows:
“(iv) The crime was committed in self-defense or defense of
another.”.
(6) A new subsection (u) is added to read as follows:
“(u) The Court shall hold an initial hearing on a case brought under subsection (a-1) or
(b) of this section within 60 days after the complaint is filed and an initial hearing on a case
brought under subsection (c)(1) or (c)(2) of this section within 30 days after the complaint is
filed.”
(d) Section 531 (D.C. Official Code § 42-3505.51), is amended as follows:
(1) Subsection (b) is amended by adding a new paragraph (4) to read as follows:
“(4) Upon a showing by a housing provider that the tenant has refused entry to the
rental unit in violation of this section, or has not provided a housing provider with a new key or
means of access to the rental unit in violation of this section, any court of competent jurisdiction
may enjoin the tenant from that behavior, assess appropriate damages against the tenant for
breach of the housing provider’s right of access to the premises, or strike any relevant claim or
defense asserted by the tenant if doing so is an appropriate sanction.

(2) New subsections (c) and (d) are added to read as follows:



179

180

181

182

183

184

185

186

187

188

189

190

191

192

193

194

195

196

197

198

199

200

201

“(c) Subject to the provisions of this section, a housing provider shall have the right to
enter a rental unit during the tenancy for any reasonable purpose, at a reasonable time, after
having provided the tenant reasonable notice.

“(d)(1) A housing provider shall have a key or other means of access to each rental unit at
all times.

“(2) If the lock or other means of access to the rental unit are changed by the
tenant or a third party on behalf of the tenant, the tenant shall provide the housing provider with
the new key or means of access within 48 hours of the change.”

(e) Section 904(a) (D.C. Official Code § 42-3509.04(a)) is amended as follows:

(1) Paragraph (2) is repealed.

(2) A new paragraph (2A) is added to read as follows:

“(2A) By email or other written electronic means if the recipient has given written
consent to receive communications through a particular email address or electronic account.”

Sec. 4. Chapter 15 of Title 16 of the District of Columbia Official Code is amended as
follows:

(a) Section 16-1502a(a) is amended by striking the phrase “rent payment” and inserting
the phrase “tenant’s portion of the rent payment” in its place.

Sec. 5. The Rental Housing Conversion and Sale Act of 1980, effective September 10,
1980 (D.C. Law 3-86; D.C. Official Code 42-3401.01 ef seq.) is amended as follows:

(a) Section 103 (D.C. Official Code § 42-3401.03) is amended as follows:

(1) A new paragraph (8A) is added to read as follows:

“(8A) “Department” means the Department of Housing and Community Development, or

any successor agency.”
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(2) A new paragraph (13A) is added to read as follows:
“(13A) “New building” means a building that has completed construction within the 15
years before the relevant date of sale, including:
“(A) A building that received a permanent certificate of occupancy for a
new multifamily building within the 15-year period;

“(2) A building whose gross floor area was increased through an
addition that resulted in the greater of 10 new dwelling units or a 50% increase in the number of
dwelling units relative to what existed in the building before the addition, if the permanent
certificate of occupancy for the addition was issued within the 15-year period; or

“(3) A building changed in use and occupancy from any non-
residential category to Residential Group R-2, as defined by the Construction Codes, a
permanent certificate of occupancy for which was issued within the 15-year period .””

(3) Paragraph (14) is amended to read as follows:
“(14) “Owner” means:
“(A) Any person, any one of a number of persons, or any entity in whom is vested
all or any part of the beneficial ownership, dominion, or title of a housing accommodation; or
“(B) The committee, conservator, or legal guardian of a person described in
subparagraph (A) of this paragraph who is non compos mentis, a minor child, or otherwise under
a disability.
(4) Paragraph (17) is amended to read as follows:
“(17)(A) “Tenant” means any person or persons who, under the terms of a current or
expired written lease or other rental agreement, are entitled to occupy the housing

accommodation and are liable to the owner for the payment of rent.
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“(B) Nothing in this paragraph shall be construed to limit the definition of
“tenant” for purposes of any other law.”.

(5) A new paragraph (20) is added to read as follows:

“(20) “Qualified purchaser” means a person:
“(A) Certified by the Mayor pursuant to section 402d; or
“(B) An agency or instrumentality of the District government.”.
(b) Section 401a (D.C. Official Code § 42-3404.01a) is repealed.
(c) Section 402b (D.C. Official Code § 42-3404.02b(b)) is amended to read as follows:

(1) Paragraph (9) is amended to read as follows:

“(9) The transfer of ownership interest in a corporation, partnership, limited
liability company, association, statutory trust entity formed under the Uniform Statutory Trust
Entity Act of 2010, D.C. Official Code § 29-1201.01 et seq., or a similar provision of another
jurisdiction, or other entity that owns a housing accommodation; provided, that the sole purpose
of the transfer is to admit one or more limited partners, investor members, or other equity
investors, and either:

“(A)(1) Such new equity investors individually or combined, if more than
one, will have a minority interest;
“(2) Before and after the transfer, or transfers, to such new equity
investors, the owner is controlled, directly or indirectly, by the same person or entity; and
“(3) a Notice of Transfer is sent to tenants for this exemption

pursuant to section 403a; or

10
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“(B)(1) Each of such new equity investors will receive tax benefits
pursuant to 26 U.S.C. § 42, or a comparable District program, and will make capital
contributions required in order to receive such tax benefits; and

“(2) A Notice of Transfer is sent to tenants for this exemption pursuant to
section 403a.”

(2) Paragraph (20) is amended to read as follows:

“(20) A sale or other transfer of interest in a new building as defined in section
103(13A); provided, that a Notice of Transfer is sent to tenants for this exemption pursuant to
section 403a; provided further, that this exemption shall not apply to the District’s opportunity to
purchase under title IV-A.”.

(d) Section 403a (D.C. Official Code § 42-3404.03a) is amended as follows:

(1) Subsection (a) is amended to read as follows:

“(a) If a Notice of Transfer is required to be sent to the tenants pursuant to section 402(b),
the owner shall also provide the Mayor with a Notice of Transfer in a housing accommodation
before the transfer of the housing accommodation or the transfer of an interest in a housing
accommodation.”

(2) Subsection (g) is amended to read as follows:

“(g) Failure of a tenant or tenant organization to file timely a petition for relief pursuant
to section 403a(b) shall preclude the tenant or tenant organization from asserting any rights under
titles IV and V.

(e) Section 405a(a) (D.C. Official Code § 42-3404.05a(a)) is amended by striking the
phrase “is filed with the Department within 30 days after signature by all parties” and inserting

the phrase “filed with the Department” in its place.:

11
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(f) Section 433 (D.C. Official Code § 42-3404.33) is amended as follows::
(1) Subsection (b)(1) is amended as follows:

(A) Subparagraph (A) is amended by striking the phrase “the monthly
rent” and inserting the phrase “the monthly rent for such tenants.”

(B) The lead-in language to subparagraph (B) is amended to read as
follows:

“(B) After the first 12 months, the monthly rent for such tenants shall be
subject to allowable percentage increases annually, limited to the greater of:”

(2) Subsection (c) is amended as follows:

(A) Paragraph (1) is amended by striking the phrase “Upon the initial sale”
and inserting the phrase “Within one year of the initial sale” in its place.

(B) Paragraph (2) is repealed.

(3) Subsection (d) is amended as follows:

(A) Paragraph (1) is amended by striking the phrase “The Mayor, or an
assignee” and inserting the phrase “Within one year of the initial sale of the housing
accommodation to the Mayor or the Mayor’s assignee, the Mayor, or an assignee” in its place.

(B) Paragraph (3) is amended by striking the phrase “at 30% or 60%” and
inserting the phrase “at 60%” in its place.

(g) Section 434(a) (D.C. Official Code § 42-3404.34(a)) is amended by striking the
phrase “negotiate a contract for sale.” and inserting the phrase “negotiate a contract for sale,
except in the case where a notice of sale is not issued to the tenants pursuant to section

402b(b)(20), in which case the Mayor shall have not less than 60 days from the date of the

12
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owner’s receipt of the Mayor’s written statement of interest, issued pursuant to section 432(b), to
negotiate a contract for sale.” in its place.

Sec. 6. Section 5(b)(1) of the Summary Abatement of Life-or-Health Threatening
Conditions Act of 1982, effective March 10, 1983 (D.C. Law 4-205; D.C. Official Code § 42-
903(b)(1)), is amended to read as follows:

“(b)(1) A person or entity that is the nonresident owner of one or more rental units shall
appoint and continuously maintain a registered agent for the service of process. The registered
agent shall be designated in accordance with the procedures in Subchapter IV of Chapter 1 of
Title 29 of the District of Columbia Official Code. The registered agent shall be an individual
who is a resident of the District of Columbia or an organization with an address located in the
District of Columbia.”.

Sec. 7. Fiscal impact statement.

The Council adopts the fiscal impact statement in the committee report as the fiscal
impact statement required by section 4a of the General Legislative Procedures Act of 1975,
approved October 16, 2006 (120 Stat. 2038; D.C. Official Code § 1-301.47a).

Sec. 8. Effective date.

This act shall take effect following approval by the Mayor (or, in the event of veto by the
Mayor, action by the Council to override the veto), a 30-day period of Congressional review as
provided in section 602(c)(1) of the District of Columbia Home Rule Act, approved December
24,1973 (87 Stat. 813, D.C. Official Code § 1-206.02(c)(1)), and publication in the District of

Columbia Register.
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