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Extend CARES Act Eviction Moratorium, Combine
With Rental Assistance to Promote Housing Stability
By Sonya Acosta, Anna Bailey, and Peggy Bailey
Without new relief measures to help more struggling families afford rent and avoid eviction,
millions of households could face housing instability, homelessness, and greater overall hardship in
the coming months. To prevent this crisis and protect families, the next relief package should
include short-term emergency rental assistance to help prevent evictions for households behind on
their rent, emergency housing vouchers to help those at greatest risk of prolonged homelessness
upon eviction, and extensions of both income assistance and the federal ban on evictions to provide
additional security and keep people from falling through the cracks.
Emerging data show that the COVID-19 crisis is having especially severe impacts on low-income
households.1 Job losses have been heavily concentrated in industries that pay low average wages, and
households with high housing costs and low incomes often have little financial cushion. Recent
Census data show that 13.8 million adults in rental housing — 1 in 5 renters — report being behind
on rent, with households of color reporting far higher rates of missed payments compared to the
national average.2 Because of sharp inequities in education, employment, housing, and health care
stemming in large part from systemic racism, Black, Latino, Indigenous, and immigrant households
have been particularly hard hit.
Congress included a limited ban on evictions in the Coronavirus Aid, Relief, and Economic
Security (CARES) Act of March, but this moratorium expired on July 24. The federal eviction ban
paused evictions in most federally subsidized housing and covered between 12.3 million and 19.9
million households, or 28.1 to 45.6 percent of all renter households, preventing them from being
evicted if they were unable to pay their rent.3
Although the federal eviction ban — paired with various state and local protections — has helped
households avoid eviction, it does not prevent people from accruing housing-related debt. People
still owe rent payments even when they cannot be evicted for non-payment, so they are still at risk
of eviction when any federal, state, or local moratoriums end if they are unable to pay their current
rent or make up the past-due amounts.
Evictions can lead to long-term housing instability for households. The forced moves that result
from evictions are particularly harmful for children and can disrupt their social, physical, and
academic development. For people with low incomes, rent is typically their largest monthly expense,
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so help meeting this need can make a substantial difference in the family’s ability to afford other
necessities and remain stably housed during the crisis.4
Averting an eviction crisis in the coming months will require a multi-faceted approach that
includes a continued pause on evictions. Robust rental assistance and relief measures that shore up
income — like expanded unemployment benefits — are critical for ensuring struggling households
can afford to stay in their homes. To prevent evictions, and not just delay them, any eviction
moratorium must be paired with rental assistance.

Current Eviction Protections and Their Limitations
The CARES Act included a 120-day federal eviction moratorium for renters who participate in
federal housing assistance programs or live in a property with a federally backed mortgage.5 The
moratorium prohibited owners of the defined properties from both filing new evictions against
tenants for not paying rent and charging additional fees because of non-payment. This ban expired
on July 24, allowing landlords to issue 30 days’ notice for tenants to vacate properties.
The CARES Act moratorium covered tenants who receive assistance through most federal
housing programs, including public housing, the Housing Choice Voucher program, Low Income
Housing Tax Credit properties, and rural housing programs administered through the U.S.
Department of Agriculture (USDA). Also included in the protections were renters in homes with
mortgages owned, securitized, or insured by Fannie Mae, Freddie Mac, the Department of Housing
and Urban Development (HUD), USDA, or other federal agencies. The federal moratorium also
paused foreclosures for homeowners struggling to make payments on federally backed mortgages,
and landlords of federally backed multifamily properties may request up to 90 days of forbearance,
during which they could not evict any tenants in their property for non-payment.
Less than half of all 43.7 million renter households are estimated to have been covered by the
CARES Act moratorium. According to the Federal Reserve Bank of Atlanta, the federal ban covered
between 12.3 million and 19.9 million households (28.1 to 45.6 percent of all renter households),
meaning that the federal moratorium didn’t cover as many as 31.4 million renter households.6
(Separately, the Federal Housing Finance Agency [FHFA] has implemented a mortgage and eviction
moratorium on single-family homes with mortgages through Fannie Mae or Freddie Mac. This
applies to both homeowners and renters. FHFA recently extended this moratorium to August 31.7)
Some renters are covered by state and local bans, but many others have no protection at all. As
states shut down in March, courts closed in many places, which by default delayed eviction hearings;
however, in places without specific bans, landlords could still begin the process while housing courts
found a socially distant alternative.
The states and localities with eviction moratoriums provide varying levels of protection but
typically extend to all renters, not just those living in the federally subsidized homes covered under
the CARES Act.8 Some of these measures have already expired, others are set to end soon, and
some have been extended. Tracking evictions in a few cities has shown that local and state
moratoriums have had at least some success in keeping renters safely in their homes.9 After the
statewide eviction ban in Wisconsin expired on May 27, eviction filings in the first two weeks of
June increased 42 percent compared to the same time period in 2019, with a slightly greater increase
(44 percent) reported in Milwaukee County.10 In Shelby County, Tennessee, which includes the city
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of Memphis, about 9,000 eviction cases were pending when hearings resumed in mid-June.11 In
other places where evictions are still paused, filings have fallen sharply. In Boston, where the local
moratorium extends through mid-August, only eight eviction filings were processed from late June
to early July (a 99 percent decrease from the same period in 2019).12
The federal, state, and local bans have given many renters an important short-term reprieve but
are insufficient by themselves. Although renters generally cannot be evicted for non-payment while a
moratorium is in place, they still accrue debt if they are unable to pay their rent in full each month.
When an eviction ban lifts, a previously protected tenant who missed a rent payment (or several)
may still be unable to pay in the future, let alone address any back rent due.
Moreover, landlords, who may be coping with their own unemployment or additional expenses
related to the pandemic, rely on rental income to cover maintenance and other property-related
expenses, including property taxes. Smaller landlords spend at least half of their rental income on
mortgage payments, property taxes, and insurance for their properties.13 Significant decreases in
rental income could lead to declines in property upkeep and foreclosures, which in turn can lead to
more evictions and loss of affordable rental housing. In fact, a study of evictions in Milwaukee from
2009 to 2011 found that nearly 1 in 4 evictions was due to landlord foreclosure.14 Local governments
rely on property taxes from owners to fund essential services, such as health care, education,
nutrition services, and housing programs. Many municipalities are already struggling to cover
increased need during the pandemic, and decreases in property tax and other revenue from rental
housing could lead them to be less prepared to deal with increased homelessness or other impacts of
mass evictions.

Eviction and Homelessness Incur Costs for Renters, Landlords, and Cities
Failing to expand and extend eviction moratoriums or provide rental assistance could lead to
millions of evictions over the next several months. One in five adults in rental housing reported that
they were behind on rent in a Census Bureau Household Pulse Survey conducted in early July. That
includes 12.5 million adults who had not paid rent and another 1.3 million whose rent had been
deferred.15
The data also show wide racial and ethnic disparities in the share of renters behind on rent.
Structural racism and discrimination create the circumstances that have contributed to Black and
Latino households being more likely to be renters and to have lower incomes and fewer assets,
which puts them at higher risk of missing rent payments and being evicted. The pandemic has
impacted renters of all racial and ethnic backgrounds, but mass evictions would deepen existing
disparities, many of which stem from explicitly and implicitly racist housing policies.20 (See Figure 1.)
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FIGURE 1

Evictions may force families into more crowded housing conditions, like doubled up with other
families or at a homeless shelter, putting them at higher risk of contracting COVID-19. Families that
end up in the homelessness system, which is under considerable strain from the pandemic, will likely
have to eat, sleep, and bathe with many other people. An April Centers for Disease Control and
Prevention study of shelters in Boston, San Francisco, Atlanta, and Seattle found that 25 percent of
shelter residents and 11 percent of staff had contracted COVID-19.16 Other evicted households that
become homeless but are unable or decide not to go to a shelter may struggle to access basic
amenities like bathrooms due to restaurant and store closures.17 Homelessness has lasting impacts,
and among children, it is associated with increased likelihood of cognitive and mental health
problems,18 physical health problems such as asthma,19 physical assaults,20 accidental injuries,21 and
poor school performance.22
People often assume that homelessness is the only outcome of evictions, but while many people
who are evicted from their homes enter homeless shelters, not all do.23 Families with low incomes
are resilient and often find ways to avoid homelessness, but evidence shows evictions are also
harmful in the short and long term.
Displacement through eviction often results in households moving to housing with substandard
living conditions in neighborhoods with higher rates of crime and poverty, which may lead to health
and safety problems.24 Landlords often reject potential tenants with a recent eviction, limiting
renters’ choices when moving. Evictions can have especially severe consequences for children.
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Evictions often lead to children changing schools, and such disruptions are associated with students
falling behind by almost half a year of school or more. Frequently moving between the ages of 6 and
10 is associated with lower incomes later in life for any child, and the more frequent the moves, the
greater the impact.25 If displaced from their previous neighborhood, adults must navigate losing
social ties, finding new child care, changing jobs or losing income, and the other logistical and
financial aspects of moving with little time to prepare.26
In addition to the human costs, evictions are expensive for tenants, landlords, and municipalities.
When evicted, renters must bear the cost of moving or replacing their possessions in addition to the
hurdle of paying a deposit for a new rental unit. Workers who are evicted may miss work to attend
hearings or move, pay more in commuting costs from their new home, or lose their job entirely.
Landlords and tenants both often have to pay court fees, and most landlords also incur attorney
fees. Landlords may also lose rental income while waiting for a new tenant to move in. Meanwhile,
municipalities must pay the costs of staffing courts and enforcing and supervising evictions.
Evictions may also increase the need for homeless shelters and other social services, again increasing
costs for local governments.
Mass evictions during the pandemic would be particularly harmful. Even if families are not forced
into more crowded housing situations, going through the eviction process could put households at
increased risk of contracting COVID-19 as they attend housing court and move their belongings.
While some courts are conducting virtual hearings, others still require people to come in person. In
one such example, the housing court denied a request for a virtual hearing from a woman in
Louisiana with high risk of serious consequences if infected with COVID-19 due to her disability.27
Unemployment is expected to remain high well into 2021,28 and evictions could make it even
harder for affected individuals to find and maintain work. Evictions can sever a family’s social ties,
exacerbating the social isolation and disruptions in education that children faced during spring
school closures and may continue to experience as schools adjust for the new school year. Many
systems that help struggling families are already over-burdened and would likely be unable to meet
the rising need that such an increase in evictions would likely cause.

More Rental Assistance Funding Needed to Avoid Rise in Evictions,
Homelessness
Although the CARES Act eviction moratorium and mortgage protections were limited to certain
federally supported properties, they have been critical for keeping some people in their homes
during the pandemic. The House-passed Heroes Act would extend and expand these renter and
homeowner protections for up to a year. Extending and expanding the federal eviction and
mortgage foreclosure bans are short-term solutions that would continue to protect people living in
the specified properties but still lead to people accruing housing-related debt.
In addition to proposals targeted to people who need mortgage assistance (including landlords),
Congress must provide assistance specifically for renters to enable families to pay past and future
rent costs. This would ensure that families avoid accruing debt due to an inability to afford rent and
possible eviction when the federal moratorium expires. Rental assistance also helps landlords pay
their mortgage, property taxes, and other bills.
Specifically, the next relief package should include:
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• Short-term emergency rental assistance. For most people, evictions can be mitigated with

short- or medium-term help paying their rent.29 The next relief package must include
significant emergency rental assistance that helps people pay both current and past-due
housing-related costs (including utilities). These resources should prioritize those facing the
most severe housing challenges, including those experiencing or at high risk of homelessness.
Emergency rental assistance is also critical for helping landlords cover their costs.

• Emergency housing vouchers. For people who are homeless or renters who are at the

greatest risk of eviction and homelessness, long-term rental assistance such as a housing
voucher is much more likely than short-term rental assistance to provide the long-term
stability that can be essential to reducing hardship and helping people get back on their feet.
For renters, unpredictable factors such as illness or job losses can trigger eviction and
homelessness, but underlying factors can significantly increase their chances of ending up in
an emergency shelter or on the street. These factors include a history of poverty and housing
instability (including prior episodes of homelessness), living doubled up with other families
due to economic hardship, having high levels of debt or rent arrears, having already received
an eviction notice, being pregnant or having young children, or attempting to flee domestic
violence.30 In addition, over 40 percent of people living in homeless shelters have a disability;31
people with disabilities face higher unemployment rates than the general population and may
experience discrimination or health-related barriers to work and accessing housing.32
Congress should provide $26 billion33 for new Housing Choice Vouchers targeted to people
who are homeless; at risk of homelessness; or fleeing or attempting to flee domestic violence,
dating violence, sexual assault, or stalking.34 These groups are facing some of the most urgent
housing needs during the COVID-19 crisis and are most likely to need assistance the longest.
This level of investment would help approximately 500,000 households access a safe, stable,
and accessible home.
Long-term rental assistance like Housing Choice Vouchers reduces housing instability,
homelessness, and poverty while improving outcomes for children and adults, research
shows.35 Despite such success, about 75 percent of households likely eligible for rental
assistance do not have it due to funding constraints.36 Vouchers are especially vital to reducing
the racial inequities exacerbated by the pandemic. Seventy percent of households currently
receiving vouchers are people of color,37 and vouchers have a record of reaching low-income
Black renters in need of assistance.38 Long-term rental assistance will be critical to helping
many of the hardest-hit families find or keep a home and to preventing further entrenchment
of racial and economic disparities.

• Extend income assistance. Households will need more than just rental assistance to make

up for lost income and stay stably housed, but additional support provided in the CARES Act
that may help tenants is also set to expire soon. For example, many people who lost their jobs
due to the pandemic have relied on expanded unemployment benefits, which both expanded
who is eligible for jobless benefits and increased the amount they receive by $600 per week.
The $600-per-week benefit increase is slated to expire at the end of July, while the eligibility
expansions and additional weeks of jobless benefits are set to expire at the end of the year.
Congress should extend these unemployment benefit expansions and provide other forms of
support targeted on struggling households, such as temporary increases in SNAP benefits, the
Child Tax Credit, and the Earned Income Tax Credit. These forms of support bolster income
and can help families pay the rent.
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