
 
 
                                                                                                                                           City Hall 
                                                                                                                 Dr. Carlton B. Goodlett Place, Room 244 
           BOARD of SUPERVISORS                                                                  San Francisco 94102-4689 
                                                                                                                                    Tel. No. 554-5184 
                                                                                                                                    Fax No. 554-5163 
                                                                                                                               TDD/TTY No. 554-5227 
 
 

 

M E M O R A N D U M 
 

LAND USE AND TRANSPORTATION COMMITTEE 
 

SAN FRANCISCO BOARD OF SUPERVISORS 
 
TO:  Supervisor Myrna Melgar, Chair, Land Use and Transportation Committee 
 
FROM:  Erica Major, Assistant Clerk, Land Use and Transportation Committee 
 
DATE:  April 6, 2021 
 
SUBJECT: COMMITTEE REPORT, BOARD MEETING 
  Tuesday, April 6, 2021 
 
The following file should be presented as a COMMITTEE REPORT at the Board meeting, 
Tuesday, April 6, 2021.  This item was acted upon at the Committee Meeting on Monday, April 5, 
2021, at 1:30 p.m., by the votes indicated. 
 

Item No. 24  File No. 210292 
 
Resolution urging the Mayor’s Office of Housing and Community Development to 
prioritize small property owners and affordable housing providers in the distribution of 
rent relief funds through speedy review and approval timelines, technical assistance, 
high-quality customer service, and in-language support to non-English speakers; urging 
large corporate landlords to voluntarily reserve these funds for small property owners 
and affordable-housing providers; and requesting a monthly report from the Mayor’s 
Office of Housing and Community Development on the amount of federal rent relief 
funds received by each landlord in San Francisco. 

 
AMENDED, AN AMENDMENT OF THE WHOLE BEARING NEW TITLE 
 

Vote: Supervisor Myrna Melgar - Excused 
 Supervisor Dean Preston - Aye  
 Supervisor Aaron Peskin - Aye  
 Supervisor Connie Chan - Aye 

 
RECOMMENDED AS AMENDED AS A COMMITTEE REPORT  
 

Vote: Supervisor Myrna Melgar - Excused  
 Supervisor Dean Preston - Aye  
 Supervisor Aaron Peskin - Aye  
 Supervisor Connie Chan - Aye 
 

c: Board of Supervisors  
 Angela Calvillo, Clerk of the Board 
 Alisa Somera, Legislative Deputy  

Anne Pearson, Deputy City Attorney 
Kristen Jensen, Deputy City Attorney 
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[Urging the Prioritization of Small Property Owners and Affordable Housing Providers in the 
Distribution of Rent Relief Funds] 
 

Resolution urging the Mayor’s Office of Housing and Community Development to 

prioritize small property owners and affordable housing providers in the distribution of 

rent relief funds through speedy review and approval timelines, technical assistance, 

high-quality customer service, and in-language support to non-English speakers; 

urging large corporate landlords to voluntarily reserve these funds for small property 

owners and affordable-housing providers; and requesting a monthly report from the 

Mayor’s Office of Housing and Community Development on the amount of federal rent 

relief funds received by each landlord in San Francisco. 

 

WHEREAS, Corporate landlords have profited immensely before and during the 

COVID-19 pandemic, including nearly $50 billion from the 2017 Tax Cuts and Jobs Act, 

federal tax code benefits worth nearly $250 billion through 2027, LLC and REIT status 

benefits to reduce taxation, and millions of dollars from the federal Paycheck Protection 

Program, including PPP loans to corporate landlords Mosser Companies, Inc. in the range of 

$2 to $5 million, and a high-profile $3.6 million loan to Veritas Investments, each with billions 

in assets and a history of rent hikes allegedly subverting rent control measures and alleged 

tenant harassment; and 

WHEREAS, Tenants in San Francisco, according to the Budget & Legislative Analyst’s 

report on SF rental debt, have accumulated over $100 million in rental debt due to COVID-19, 

while San Francisco is set to receive only $54 million from Senate Bill No. 91 (SB 91) and the 

U.S. Treasury, a fraction of what is needed to ensure housing stability for tenants, small 

property owners, and affordable-housing providers in the City; and 
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WHEREAS, While the State of California, through SB 91, retains control of $28 million 

of the $54 million pool, the City of San Francisco, through the Mayor’s Office of Housing and 

Community Development (MOHCD), will control the remaining $26 million, allowing the City to 

establish equitable controls on the distribution of these limited public funds; and 

WHEREAS, Large real-estate investment firms like Veritas Investments and Mosser, 

who own hundreds of properties throughout San Francisco, have already begun efforts to 

secure these first-come, first-serve public funds, potentially ahead of small property owners 

and affordable-housing providers who have neither the resources nor the staff to secure these 

funds as quickly as large firms; and 

WHEREAS, These large real-estate investment firms have well-documented access to 

capital that small property owners and affordable-housing providers do not, shown most 

recently by Veritas’ acquisition of an 87-unit property in Nob Hill, bought from a San Francisco 

family for $43 million through a combination of debt and equity; and 

WHEREAS, The real-estate publication GlobeSt has written extensively on the 

enormous amount of capital that investors are pouring into the rental market, with lending 

poised to strengthen in 2021 and well-capitalized investment firms already positioned to take 

advantage of these trends; and 

WHEREAS, It is in the interest of San Francisco to prioritize small property owners and 

affordable-housing providers for limited public funds to ensure equitable access to these funds 

for owners who do not have extensive staff, industry contacts, and capital sources, and whose 

buildings are primarily for housing San Francisco residents instead of for securing returns for 

institutional investors; now, therefore, be it 

RESOLVED, That the San Francisco Board of Supervisors urges MOHCD and any 

other state and city agencies to work together to prioritize small property owners and 
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affordable-housing providers in the administration of the City’s state and federally funded rent-

relief programs; and, be it 

FURTHER RESOLVED, That the Board of Supervisors urges large, corporate 

landlords to voluntarily reserve these funds for small property owners and affordable-housing 

providers and negotiate in good faith with tenants and existing tenant associations; and, be it 

FURTHER RESOLVED, That the Board of Supervisors urges the City to promote its 

rent-relief program to small property owners and affordable-housing providers across the City 

neighborhoods, and in languages other than English, to ensure an equitable opportunity to 

participate in the program; to provide specialized assistance in navigating the program 

requirements and application to non-English speaking monolingual small property owners; 

and to list these organizations on the MOHCD website under additional resources; and, be it 

FURTHER RESOLVED, That the Board of Supervisors requests a monthly written 

report from MOHCD to the Clerk of the Board on the amount of federal rent relief funds 

received by each landlord in San Francisco, until all funds have been distributed.  
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• Cities/counties with >200,000 received a direct 
allocation; State received a separate allocation
– Direct allocation: $26.2M
– State’s allocation: $1.5B ($28.2M reserved for 

eligible San Francisco households)

• Spending deadline: September 30, 2022
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• Up to 15 months of rental assistance (March 13, 
2020 – September 30, 2022)
– Prospective rental assistance up to 3 months at a time

• ≦80% AMI and COVID-19-related housing instability
– Priority:  ≦50% AMI or 90+ days unemployed

• Payments to third parties (landlords, utilities, etc.)
– Direct-to-tenant payments only if landlord is 

unresponsive or uncooperative

Presenter
Presentation Notes

Utility assistance is also eligible type of assistance, including internet.
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• 81% Black and Brown
– 13% Black and 68% Brown

• 96% Extremely low and very low income
– 87% ELI & 9% VLI (≦30% & 50% AMI, respectively)

• 49% past homelessness
• 56% families with children
• 71% primary language spoken at home not 

English

Presenter
Presentation Notes

Top neighborhoods (78%):  Tenderloin, Mission, Bayview, Excelsior/OMI, Visitacion Valley/Portola
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• To apply:  ≦80% AMI and COVID-19-related 
housing instability

• To be selected:  based on vulnerability factors 
most predictive of homelessness & housing 
instability and equity factors

• Low barrier:  self-attestation to the maximum 
extent possible

• Financial assistance:  3 months back rent plus 3 
months forward rent, with a focus on April 2021 
and subsequent months
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• Uses evidence-based targeting to assist our 
most vulnerable tenants

• Designed to keep tenants in their homes by 
leveraging eviction protections and maximizing 
prospective rental assistance

• Provides maximum flexibility, low barrier
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• To apply:  ≦80% AMI and COVID-19-related 
housing instability

• To be selected:  ≦50% AMI or 90+ days 
unemployed

• Financial assistance:
– 80% of unpaid rent April 2020 – March 2021, if 

landlord forgives remaining 20%
– 25% of unpaid rent for this period, if landlord does 

not participate in program
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Focus of State’s Program
March 2020  December 2021  

June 2021  September 2020  
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Focus of City’s Program
March 2020  December 2021  
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City Program State Program 

Eligible Population ≦80% AMI and
COVID-19-related 
housing instability

≦80% AMI and
COVID-19-related 
housing instability

Target Population Most vulnerable 
tenants based on 
vulnerability and 
equity factors 

≦50% AMI or 90+ 
days unemployed 
then all eligible 
population

Target Assistance April 2021 and 
beyond

April 2020-March 
2021

Application Website Will launch in May HousingIsKey.com
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Step 1:  Apply online
– MOHCD grantees will provide application assistance in 

community
– Multilingual application

Step 2:  Post-application vulnerability assessment
– Meets vulnerability threshold: move on to next stage of 

process (verification of application info.)
– Does not meet vulnerability threshold: does not move 

on and receives notification with other resources
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Senate Bill No. 91 

CHAPTER 2 

An act to amend Sections 789.4, 1942.5, and 3273.1 of, to add Sections 
1785.20.4, 1788.66, and 1942.9 to, and to add and repeal Section 1788.65 
of, the Civil Code, to amend Sections 116.223, 1161.2, 1161.2.5, 1179.01, 
1179.02, 1179.03, 1179.03.5, 1179.04, 1179.05, and 1179.07 of, to amend 
the heading of Chapter 5 (commencing with Section 1179.01) of Title 3 of 
Part 3 of, to add Section 1179.04.5 to, and to add and repeal Chapter 11 
(commencing with Section 871.10) of Title 10 of Part of, the Code of Civil 
Procedure, to amend Section 925.6 of the Government Code, and to add 
Chapter 17 (commencing with Section 50897) to Part 2 of Division 31 of 
the Health and Safety Code, relating to tenancy, and making an appropriation 
therefor, to take effect immediately, bill related to the budget. 

[Approved by Governor January 29, 2021. Filed with Secretary 
of State January 29, 2021.] 

legislative counsel’s digest 

SB 91, Committee on Budget and Fiscal Review. COVID-19 relief: 
tenancy: federal rental assistance. 

(1)  Existing law prohibits a landlord from interrupting or terminating 
utility service furnished to a tenant with the intent to terminate the occupancy 
of the tenant, and imposes specified penalties on a landlord who violates 
that prohibition. Existing law, until February 1, 2021, imposes additional 
damages in an amount of at least $1,000, but not more than $2,500, on a 
landlord that violates that prohibition, if the tenant has provided a declaration 
of COVID-19 financial distress, as specified. 

This bill would extend the imposition of those additional damages from 
February 1, 2021, to July 1, 2021. 

(2)  Existing law, the Consumer Credit Reporting Agencies Act, provides 
for the regulation of consumer credit reporting agencies that collect 
credit-related information on consumers and report this information to 
subscribers and of persons who furnish that information to consumer credit 
reporting agencies, as provided. 

This bill would prohibit a housing provider, tenant screening company, 
or other entity that evaluates tenants on behalf of a housing provider from 
using an alleged COVID-19 rental debt, as defined, as a negative factor for 
the purpose of evaluating a prospective housing application or as the basis 
for refusing to rent a dwelling unit to an otherwise qualified prospective 
tenant. 

(3)  Existing law regulates the activities of a person or entity that has 
bought charged-off consumer debt, as defined, for collection purposes and 
the circumstances pursuant to which the person may bring suit. 
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This bill, until July 1, 2021, would prohibit a person from selling or 
assigning unpaid COVID-19 rental debt, as defined, for the time period 
between March 1, 2020, and June 30, 2021. The bill would also prohibit a 
person from selling or assigning unpaid COVID-19 rental debt, as defined, 
for that same time period of any person who would have qualified for rental 
assistance funding, provided pursuant to specified federal law, where the 
person’s household income is at or below 80% of the area median income 
for the 2020 calendar year. 

(4)  Existing law, until February 1, 2021, prohibits a landlord from 
bringing an action for unlawful detainer based on a cause of action other 
than nonpayment of COVID-19 rental debt, as defined, for the purpose of 
retaliating against the lessee because the lessee has COVID-19 rental debt. 

This bill would extend this prohibition from February 1, 2021, to July 1, 
2021. This bill would also prohibit a landlord, with respect to a tenant who 
has COVID-19 rental debt, as defined, and has submitted a specified 
declaration, from (A) charging or attempting to collect fees assessed for the 
late payment of COVID-19 rental debt or (B) increasing fees charged to a 
tenant or charging the tenant fees for services previously provided by the 
landlord without charge. The bill would also provide that a landlord who 
temporarily reduces or makes unavailable a service or amenity as the result 
of compliance with federal, state, or local public health orders or guidelines 
would not be deemed to have violated the rental or lease agreement, or to 
have provided different terms or conditions of tenancy or reduced services, 
as provided. 

(5)  Existing law, the COVID-19 Small Landlord and Homeowner Relief 
Act of 2020, among other things, requires that a mortgage servicer, as 
defined, that denies a forbearance request during the effective time period 
provide specified written notice to the borrower, as defined, that sets forth 
the specific reason or reasons that forbearance was not provided if certain 
conditions are met. Existing law defines the “effective time period” for these 
purposes as the period between the operational date of that act and April 1, 
2021. 

This bill would, instead, define “effective time period” for these purposes 
as the period between the operational date of the COVID-19 Small Landlord 
and Homeowner Relief Act of 2020 and September 1, 2021, thereby 
extending the duty of a mortgage servicer to provide written notice if the 
mortgage servicer denies a forbearance request. 

(6)  Existing law, until February 1, 2025, provides that a small claims 
court has jurisdiction in any action for recovery of COVID-19 rental debt, 
as defined, regardless of the amount demanded. Existing law prohibits the 
commencement of an action to recover COVID-19 rental debt brought under 
these provisions before March 1, 2021. 

This bill would extend these provisions from February 1, 2025, to July 
1, 2025. The bill would also extend the above-described prohibition on 
commencing an action in small claims court to recover COVID-19 rental 
debt to August 1, 2021. 
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(7)  Existing law provides for civil actions for the enforcement or 
protection of private rights or prevention of private wrongs. If in an unlawful 
detainer action the verdict of the jury or the findings of the court, as 
applicable, are in favor of the plaintiff, existing law requires that judgment 
be entered for possession of the premises, which is enforceable by a writ of 
possession of real property issued under specified law. Under existing law, 
the jury or the court, as applicable, may also award damages to the plaintiff 
in an unlawful detainer action, including damages for unpaid rent if the 
alleged unlawful detainer is based on the default in payment of rent. 

This bill, until July 1, 2027, and with specified exceptions, would require 
a plaintiff in an action seeking recovery of COVID-19 rental debt, as defined, 
to attach to the complaint documentation showing that the plaintiff has made 
a good faith effort to investigate whether governmental rental assistance is 
available to the tenant, seek governmental rental assistance for the tenant, 
or cooperate with the tenant’s efforts to obtain rental assistance from any 
governmental entity or other third party, as provided. The bill would 
authorize the court to reduce the damages awarded for any amount of 
COVID-19 rental debt sought if the court determines that the landlord 
refused to obtain state rental assistance as provided by this bill, as described 
below, where the tenant met the eligibility requirements and funding was 
available. The bill would prohibit commencement of an action to recover 
COVID-19 rental debt subject to these provisions until July 1, 2021, and 
require that the court stay proceedings in any such action pending as of the 
operative date of this bill until that date. 

The bill, until July 1, 2025, would prohibit a court from awarding 
attorneys’ fees that exceed specified amounts, which vary based on whether 
the matter is contested or uncontested, in any action to recover COVID-19 
rental debt, as defined, brought as a limited or unlimited civil case under 
normal circumstances, determined as provided. 

(8)  Under existing law, in certain actions involving the possession of 
real property, including unlawful detainer actions, the clerk is authorized 
to allow access to limited civil case records only to certain persons. Under 
existing law, the clerk may allow access to these records to any person (A) 
by order of the court, if judgment is entered for the plaintiff after trial more 
than 60 days after filing the complaint, or (B) 60 days after the complaint 
has been filed, if the plaintiff prevails in the action within 60 days of filing 
the complaint. Until February 1, 2021, these provisions allowing access to 
court records to any person do not apply if the plaintiff filed the action 
between March 4, 2020, and January 31, 2021, and the action is based on 
the alleged default in the payment of rent. 

This bill would extend this limitation on the access to court records from 
February 1, 2021, to July 1, 2021. The bill would revise this limitation to, 
instead, include actions filed between March 4, 2020, and June 30, 2021, 
based on the alleged default in the payment of rent. 

Subject to the above-described provisions, until February 1, 2021, existing 
law authorizes the clerk to allow access to civil case records for actions 
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seeking recovery of COVID-19 rental debt, as that term is defined, only to 
certain persons. 

This bill would extend this provision from February 1, 2021, to July 1, 
2021. 

Existing constitutional provisions require that a statute that limits the 
right of access to the meetings of public bodies or the writings of public 
officials and agencies be adopted with findings demonstrating the interest 
protected by the limitation and the need for protecting that interest. 

This bill would make legislative findings to that effect. 
(9)  Existing law, the COVID-19 Tenant Relief Act of 2020, establishes 

certain procedural requirements and limitations on evictions for nonpayment 
of rent due to COVID-19 rental debt, as defined. Existing law, among other 
things, prohibits a tenant that delivers a declaration, under penalty of perjury, 
of COVID-19-related financial distress from being deemed in default with 
regard to the COVID-19 rental debt, as specified. Existing law defines 
COVID-19 rental debt as unpaid rent or any other unpaid financial obligation 
of a tenant that came due between March 1, 2020, and January 31, 2021. 
Existing law repeals those provisions on February 1, 2025. 

This bill would recast these provisions as the COVID-19 Tenant Relief 
Act and extend the February 1, 2025, repeal date to July 1, 2025. The bill 
would instead define “COVID-19 rental debt” as unpaid rent or other unpaid 
financial obligation of a tenant that came due between March 1, 2020, and 
June 30, 2021. The bill would make various conforming changes to align 
with these extended dates. By extending operation of those provisions, the 
bill would expand the scope of the crime of perjury and thereby impose a 
state-mandated local program. This bill, for the duration of any tenancy that 
existed between March 1, 2020, and June 30, 2021, would prohibit a landlord 
from applying a security deposit to satisfy COVID-19 rental debt, or applying 
a monthly rent payment to any COVID-19 rental debt other than the 
prospective month’s rent, unless the tenant agrees in writing to allow the 
landlord to apply that security deposit or monthly rent payment in that 
manner. 

Existing law requires that a notice that demands payment of COVID-19 
rental debt served pursuant to specified law be modified, as provided. 
Existing law requires that notices provided between September 1, 2020, 
and January 31, 2021, comply with certain requirements, including that the 
notice include specified text. Existing law requires the Department of Real 
Estate to make available an official translation of that text by no later than 
September 15, 2020. 

This bill would extend operation of these requirements from January 31, 
2021, to June 30, 2021. The bill, for notices provided on or after February 
1, 2021, would revise the content of the text required to be included in the 
notice. The bill would also extend the duty of the Department of Real Estate 
to make available an official translation of that text to February 15, 2021. 

Existing law, on or before September 30, 2020, requires a landlord to 
provide a specified notice to tenants who, as of September 1, 2020, have 
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not paid one or more rental payments that came due between March 1, 2020, 
and January 31, 2021. 

This bill, on or before February 28, 2021, would require a landlord to 
provide an additional notice to tenants who, as of February 1, 2021, have 
not paid one or more rental payments that came due between March 1, 2020, 
and June 30, 2021. The bill would prohibit a landlord from serving specified 
notices demanding payment of rent until the landlord has provided this 
notice. 

(10)  Existing law establishes the Department of Housing and Community 
Development (HCD) and requires it to administer various housing programs. 
Existing law provides for rental assistance under several of those programs, 
including, among others, the California Emergency Solutions and Housing 
Program, the Emergency Housing and Assistance Program, and the Housing 
for a Healthy California Program. Existing federal law appropriates 
$25,000,000,000 for fiscal year 2021–22, to be allocated by the Secretary 
of the Treasury to states, local governments, and certain Indian tribes and 
used to provide financial assistance and housing stability services to eligible 
households, as provided. Existing federal law requires that 90% of the funds 
received by a grantee under these provisions be used to provide financial 
assistance to eligible households, including the payment of rent, rental 
arrears, utilities and home energy costs and arrears, and other expenses 
related to housing incurred due, directly or indirectly, to the COVID-19 
outbreak. 

This bill would establish a program for providing rental assistance, using 
funding made available pursuant to the above-described federal law, 
administered by HCD. In this regard, the bill would appropriate 
$1,500,000,000 from the federal Trust Fund to HCD for these purposes, 
permitting up to 10% of these funds to be used for administrative costs. The 
bill would specify eligible uses of funds allocated to grantees under these 
provisions, consistent with the above-described federal requirements. The 
bill would provide that assistance provided to an eligible household under 
these provisions would be deemed to be a “source of income” for purposes 
of the housing discrimination protections provided under the California Fair 
Employment and Housing Act, but would otherwise not be deemed to be 
income for purposes of the Personal Income Tax Law or used to determine 
the eligibility of an eligible household, or member or an eligible household, 
for any state program or local program financed wholly or in part by state 
funds. The bill would authorize HCD to adopt, amend, and repeal rules, 
guidelines, or procedures to implement these provisions and exempt those 
rules, guidelines, and procedures from the rulemaking provisions of the 
Administrative Procedure Act. 

This bill would provide for the allocation of block grant funds to localities, 
as defined, that meet certain population requirements. The bill would require 
an eligible grantee under these provisions to request that allocation from 
HCD by February 12, 2021, and require HCD to complete the initial 
allocation of these funds no later than February 19, 2021. The bill would 
further require the grantee to contractually obligate 65% of those funds by 
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June 1, 2021, and to expend the full amount of that allocation by August 1, 
2021. If the grantee does not contractually obligate or expend the required 
amount of allocation by those dates, the bill would require the grantee to 
repay any unused amount of block grant funds and would require HCD to 
reallocate those funds, as provided. 

This bill would also provide for the allocation of funds to counties with 
a population less than or equal to 200,000 and to localities that were eligible 
for, but did not receive, a direct allocation of assistance under the 
above-described federal law, or that were eligible for, but did not receive, 
block grant funds from HCD under this bill’s provisions. The bill would 
authorize a federally recognized tribe, as defined, that receives rental 
assistance funds under the above-described federal law to add that direct 
allocation to the funds administered by HCD, as provided. The bill would 
authorize HCD to contract with a vendor to serve as program implementer, 
in accordance with specified requirements, to manage and fund services 
and distribute emergency rental assistance resources, as provided. The bill 
would require an eligible grantee to contractually obligate those funds by 
July 31, 2021, and would, except with respect to any funds administered on 
behalf of a federally recognized tribe, authorize HCD to reallocate funds 
not contractually obligated by that date to other grantees that meet certain 
requirements. 

This bill, in any legal action to recover rent or other financial obligations 
under a lease that accrued between April 1, 2020, and June 30, 2021, would 
require, before any entry of judgment in the plaintiff’s favor, that the plaintiff 
verify certain information, under penalty of perjury, relating to state rental 
assistance. The bill, in any unlawful detainer action seeking possession of 
residential rental property based on nonpayment of rent or any other financial 
obligation under the lease, would similarly prohibit the court from entering 
judgment in favor of the landlord unless the landlord verifies certain 
information, under penalty of perjury, relating to state rental assistance. By 
expanding the scope of the crime of perjury, the bill would impose a 
state-local program. 

This bill would require each grantee to provide HCD information relating 
to all applicable performance metrics. The bill would provide that funds 
provided are subject to the same reporting and verification requirements 
specified in the above-described federal law and, in addition, require the 
grantee to provide any other information HCD deems necessary for these 
purposes. The bill would require that a grantee ensure, to the extent feasible, 
that any assistance provided to an eligible household is not duplicative of 
any other state-funded assistance provided to that eligible household. The 
bill would require HCD to submit a monthly report to the Joint Legislative 
Budget Committee, containing specified information, for the duration of 
the rental assistance program. 

(11)  Existing law, the Government Claims Act, generally requires the 
presentation of all claims for money or damages against local public entities. 
Existing law provides for the presentation of a claim for which appropriations 
have been made, or for which state funds are available, under that act to the 
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Controller, in the form and manner prescribed by the general rules and 
regulations adopted by the Department of General Services. Existing law, 
with specified exceptions, prohibits the Controller from drawing a warrant 
for any claim until it has been audited in conformity with law and the general 
rules and regulations adopted by the Department of General Services 
governing the presentation and audit of claims. 

This bill, notwithstanding this limitation, would require the Controller to 
draw a warrant for any claim submitted by HCD to advance the payment 
of funds to a vendor selected to serve as program implementer for purposes 
of the above-described rental assistance program. The bill would require 
the vendor to serve as the fiscal agent on behalf of HCD and be responsible 
for maintaining all records of claims for audit purposes. The bill would 
specify that these provisions would remain operative so long as funds are 
made available pursuant to the above-described rental assistance program 
or as otherwise provided under federal law. 

(12)  This bill would declare that its provisions are severable. 
(13)  The California Constitution requires the state to reimburse local 

agencies and school districts for certain costs mandated by the state. Statutory 
provisions establish procedures for making that reimbursement. 

This bill would provide that no reimbursement is required by this act for 
a specified reason. 

(14)  This bill would declare that it is to take effect immediately as a bill 
providing for appropriations related to the Budget Bill. 

Appropriation: yes.​

The people of the State of California do enact as follows: 

SECTION 1. Section 789.4 of the Civil Code is amended to read: 
789.4. (a)  In addition to the damages provided in subdivision (c) of 

Section 789.3 of the Civil Code, a landlord who violates Section 789.3 of 
the Civil Code, if the tenant has provided a declaration of COVID-19 
financial distress pursuant to Section 1179.03 of the Code of Civil Procedure, 
shall be liable for damages in an amount that is at least one thousand dollars 
($1,000) but not more than two thousand five hundred dollars ($2,500), as 
determined by the trier of fact. 

(b)  This section shall remain in effect until July 1, 2021, and as of that 
date is repealed. 

SEC. 2. Section 1785.20.4 is added to the Civil Code, to read: 
1785.20.4. A housing provider, tenant screening company, or other entity 

that evaluates tenants on behalf of a housing provider shall not use an alleged 
COVID-19 rental debt, as that term is defined in Section 1179.02, as a 
negative factor for the purpose of evaluating a prospective housing 
application or as the basis for refusing to rent a dwelling unit to an otherwise 
qualified prospective tenant. 

SEC. 3. Section 1788.65 is added to the Civil Code, to read: 
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1788.65. (a)  Notwithstanding any other law, no person shall sell or 
assign any unpaid COVID-19 rental debt, as that term is defined in Section 
1179.02, for the time period between March 1, 2020, and June 30, 2021. 

(b)  This section shall remain in effect until July 1, 2021, and as of that 
date is repealed. 

SEC. 4. Section 1788.66 is added to the Civil Code, to read: 
1788.66. Notwithstanding any other law, no person shall sell or assign 

any unpaid COVID-19 rental debt, as that term is defined in Section 1179.02, 
for the time period between March 1, 2020, and June 30, 2021, of any person 
who would have qualified for rental assistance funding provided by the 
Secretary of the Treasury pursuant to Section 501 of Subtitle A of Title V 
of Division N of the federal Consolidated Appropriations Act, 2021 (Public 
Law 116-260), where the person's household income is at or below 80 
percent of the area median income for the 2020 calendar year. 

SEC. 5. Section 1942.5 of the Civil Code, as amended by Section 6 of 
Chapter 37 of the Statutes of 2020, is amended to read: 

1942.5. (a)  If the lessor retaliates against the lessee because of the 
exercise by the lessee of the lessee’s rights under this chapter or because of 
the lessee’s complaint to an appropriate agency as to tenantability of a 
dwelling, and if the lessee of a dwelling is not in default as to the payment 
of rent, the lessor may not recover possession of a dwelling in any action 
or proceeding, cause the lessee to quit involuntarily, increase the rent, or 
decrease any services within 180 days of any of the following: 

(1)  After the date upon which the lessee, in good faith, has given notice 
pursuant to Section 1942, has provided notice of a suspected bed bug 
infestation, or has made an oral complaint to the lessor regarding 
tenantability. 

(2)  After the date upon which the lessee, in good faith, has filed a written 
complaint, or an oral complaint which is registered or otherwise recorded 
in writing, with an appropriate agency, of which the lessor has notice, for 
the purpose of obtaining correction of a condition relating to tenantability. 

(3)  After the date of an inspection or issuance of a citation, resulting 
from a complaint described in paragraph (2) of which the lessor did not 
have notice. 

(4)  After the filing of appropriate documents commencing a judicial or 
arbitration proceeding involving the issue of tenantability. 

(5)  After entry of judgment or the signing of an arbitration award, if any, 
when in the judicial proceeding or arbitration the issue of tenantability is 
determined adversely to the lessor. 

In each instance, the 180-day period shall run from the latest applicable 
date referred to in paragraphs (1) to (5), inclusive. 

(b)  A lessee may not invoke subdivision (a) more than once in any 
12-month period. 

(c)  To report, or to threaten to report, the lessee or individuals known to 
the landlord to be associated with the lessee to immigration authorities is a 
form of retaliatory conduct prohibited under subdivision (a). This subdivision 
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shall in no way limit the definition of retaliatory conduct prohibited under 
this section. 

(d)  Notwithstanding subdivision (a), it is unlawful for a lessor to increase 
rent, decrease services, cause a lessee to quit involuntarily, bring an action 
to recover possession, or threaten to do any of those acts, for the purpose 
of retaliating against the lessee because the lessee has lawfully organized 
or participated in a lessees’ association or an organization advocating lessees’ 
rights or has lawfully and peaceably exercised any rights under the law. It 
is also unlawful for a lessor to bring an action for unlawful detainer based 
on a cause of action other than nonpayment of COVID-19 rental debt, as 
defined in Section 1179.02 of the Code of Civil Procedure, for the purpose 
of retaliating against the lessee because the lessee has a COVID-19 rental 
debt. In an action brought by or against the lessee pursuant to this 
subdivision, the lessee shall bear the burden of producing evidence that the 
lessor’s conduct was, in fact, retaliatory. 

(e)  To report, or to threaten to report, the lessee or individuals known to 
the landlord to be associated with the lessee to immigration authorities is a 
form of retaliatory conduct prohibited under subdivision (d). This subdivision 
shall in no way limit the definition of retaliatory conduct prohibited under 
this section. 

(f)  This section does not limit in any way the exercise by the lessor of 
the lessor’s rights under any lease or agreement or any law pertaining to the 
hiring of property or the lessor’s right to do any of the acts described in 
subdivision (a) or (d) for any lawful cause. Any waiver by a lessee of the 
lessee’s rights under this section is void as contrary to public policy. 

(g)  Notwithstanding subdivisions (a) to (f), inclusive, a lessor may recover 
possession of a dwelling and do any of the other acts described in subdivision 
(a) within the period or periods prescribed therein, or within subdivision 
(d), if the notice of termination, rent increase, or other act, and any pleading 
or statement of issues in an arbitration, if any, states the ground upon which 
the lessor, in good faith, seeks to recover possession, increase rent, or do 
any of the other acts described in subdivision (a) or (d). If the statement is 
controverted, the lessor shall establish its truth at the trial or other hearing. 

(h)  Any lessor or agent of a lessor who violates this section shall be liable 
to the lessee in a civil action for all of the following: 

(1)  The actual damages sustained by the lessee. 
(2)  Punitive damages in an amount of not less than one hundred dollars 

($100) nor more than two thousand dollars ($2,000) for each retaliatory act 
where the lessor or agent has been guilty of fraud, oppression, or malice 
with respect to that act. 

(i)  In any action brought for damages for retaliatory eviction, the court 
shall award reasonable attorney’s fees to the prevailing party if either party 
requests attorney’s fees upon the initiation of the action. 

(j)  The remedies provided by this section shall be in addition to any other 
remedies provided by statutory or decisional law. 
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(k)  A lessor does not violate subdivision (c) or (e) by complying with 
any legal obligation under any federal government program that provides 
for rent limitations or rental assistance to a qualified tenant. 

(l)  This section shall remain in effect until July 1, 2021, and as of that 
date is repealed. 

SEC. 6. Section 1942.5 of the Civil Code, as added by Section 7 of 
Chapter 37 of the Statutes of 2020, is amended to read: 

1942.5. (a)  If the lessor retaliates against the lessee because of the 
exercise by the lessee of the lessee’s rights under this chapter or because of 
the lessee’s complaint to an appropriate agency as to tenantability of a 
dwelling, and if the lessee of a dwelling is not in default as to the payment 
of rent, the lessor may not recover possession of a dwelling in any action 
or proceeding, cause the lessee to quit involuntarily, increase the rent, or 
decrease any services within 180 days of any of the following: 

(1)  After the date upon which the lessee, in good faith, has given notice 
pursuant to Section 1942, has provided notice of a suspected bed bug 
infestation, or has made an oral complaint to the lessor regarding 
tenantability. 

(2)  After the date upon which the lessee, in good faith, has filed a written 
complaint, or an oral complaint which is registered or otherwise recorded 
in writing, with an appropriate agency, of which the lessor has notice, for 
the purpose of obtaining correction of a condition relating to tenantability. 

(3)  After the date of an inspection or issuance of a citation, resulting 
from a complaint described in paragraph (2) of which the lessor did not 
have notice. 

(4)  After the filing of appropriate documents commencing a judicial or 
arbitration proceeding involving the issue of tenantability. 

(5)  After entry of judgment or the signing of an arbitration award, if any, 
when in the judicial proceeding or arbitration the issue of tenantability is 
determined adversely to the lessor. 

In each instance, the 180-day period shall run from the latest applicable 
date referred to in paragraphs (1) to (5), inclusive. 

(b)  A lessee may not invoke subdivision (a) more than once in any 
12-month period. 

(c)  To report, or to threaten to report, the lessee or individuals known to 
the landlord to be associated with the lessee to immigration authorities is a 
form of retaliatory conduct prohibited under subdivision (a). This subdivision 
shall in no way limit the definition of retaliatory conduct prohibited under 
this section. 

(d)  Notwithstanding subdivision (a), it is unlawful for a lessor to increase 
rent, decrease services, cause a lessee to quit involuntarily, bring an action 
to recover possession, or threaten to do any of those acts, for the purpose 
of retaliating against the lessee because the lessee has lawfully organized 
or participated in a lessees’ association or an organization advocating lessees’ 
rights or has lawfully and peaceably exercised any rights under the law. In 
an action brought by or against the lessee pursuant to this subdivision, the 
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lessee shall bear the burden of producing evidence that the lessor’s conduct 
was, in fact, retaliatory. 

(e)  To report, or to threaten to report, the lessee or individuals known to 
the landlord to be associated with the lessee to immigration authorities is a 
form of retaliatory conduct prohibited under subdivision (d). This subdivision 
shall in no way limit the definition of retaliatory conduct prohibited under 
this section. 

(f)  This section does not limit in any way the exercise by the lessor of 
the lessor’s rights under any lease or agreement or any law pertaining to the 
hiring of property or the lessor’s right to do any of the acts described in 
subdivision (a) or (d) for any lawful cause. Any waiver by a lessee of the 
lessee’s rights under this section is void as contrary to public policy. 

(g)  Notwithstanding subdivisions (a) to (f), inclusive, a lessor may recover 
possession of a dwelling and do any of the other acts described in subdivision 
(a) within the period or periods prescribed therein, or within subdivision 
(d), if the notice of termination, rent increase, or other act, and any pleading 
or statement of issues in an arbitration, if any, states the ground upon which 
the lessor, in good faith, seeks to recover possession, increase rent, or do 
any of the other acts described in subdivision (a) or (d). If the statement is 
controverted, the lessor shall establish its truth at the trial or other hearing. 

(h)  Any lessor or agent of a lessor who violates this section shall be liable 
to the lessee in a civil action for all of the following: 

(1)  The actual damages sustained by the lessee. 
(2)  Punitive damages in an amount of not less than one hundred dollars 

($100) nor more than two thousand dollars ($2,000) for each retaliatory act 
where the lessor or agent has been guilty of fraud, oppression, or malice 
with respect to that act. 

(i)  In any action brought for damages for retaliatory eviction, the court 
shall award reasonable attorney’s fees to the prevailing party if either party 
requests attorney’s fees upon the initiation of the action. 

(j)  The remedies provided by this section shall be in addition to any other 
remedies provided by statutory or decisional law. 

(k)  A lessor does not violate subdivision (c) or (e) by complying with 
any legal obligation under any federal government program that provides 
for rent limitations or rental assistance to a qualified tenant. 

(l)  This section shall become operative on July 1, 2021. 
SEC. 7. Section 1942.9 is added to the Civil Code, to read: 
1942.9. (a)  Notwithstanding any other law, a landlord shall not, with 

respect to a tenant who has COVID-19 rental debt, as that term is defined 
in Section 1179.02 of the Code of Civil Procedure, and who has submitted 
a declaration of COVID-19-related financial distress, as that term is defined 
in Section 1179.02, do either of the following: 

(1)  Charge a tenant, or attempt to collect from a tenant, fees assessed for 
the late payment of that COVID-19 rental debt. 

(2)  Increase fees charged to the tenant or charge the tenant fees for 
services previously provided by the landlord without charge. 
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(b)  Notwithstanding any other law, a landlord who temporarily reduces 
or makes unavailable a service or amenity as the result of compliance with 
federal, state, or local public health orders or guidelines shall not be 
considered to have violated the rental or lease agreement, nor to have 
provided different terms or conditions of tenancy or reduced services for 
purposes of any law, ordinance, rule, regulation, or initiative measure 
adopted by a local governmental entity that establishes a maximum amount 
that a landlord may charge a tenant for rent. 

SEC. 8. Section 3273.1 of the Civil Code is amended to read: 
3273.1. For purposes of this title: 
(a)  (1)  “Borrower” means any of the following: 
(A)  A natural person who is a mortgagor or trustor or a confirmed 

successor in interest, as defined in Section 1024.31 of Title 12 of the Code 
of Federal Regulations. 

(B)  An entity other than a natural person only if the secured property 
contains no more than four dwelling units and is currently occupied by one 
or more residential tenants. 

(2)  “Borrower” shall not include an individual who has surrendered the 
secured property as evidenced by either a letter confirming the surrender or 
delivery of the keys to the property to the mortgagee, trustee, beneficiary, 
or authorized agent. 

(3)  Unless the property securing the mortgage contains one or more 
deed-restricted affordable housing units or one or more affordable housing 
units subject to a regulatory restriction limiting rental rates that is contained 
in an agreement with a government agency, the following mortgagors shall 
not be considered a “borrower”: 

(A)  A real estate investment trust, as defined in Section 856 of the Internal 
Revenue Code. 

(B)  A corporation. 
(C)  A limited liability company in which at least one member is a 

corporation. 
(4)  “Borrower” shall also mean a person who holds a power of attorney 

for a borrower described in paragraph (1). 
(b)  “Effective time period” means the time period between the operational 

date of this title and September 1, 2021. 
(c)  (1)  “Mortgage servicer” or “lienholder” means a person or entity 

who directly services a loan or who is responsible for interacting with the 
borrower, managing the loan account on a daily basis, including collecting 
and crediting periodic loan payments, managing any escrow account, or 
enforcing the note and security instrument, either as the current owner of 
the promissory note or as the current owner’s authorized agent. 

(2)  “Mortgage servicer” or “lienholder” also means a subservicing agent 
to a master servicer by contract. 

(3)  “Mortgage servicer” shall not include a trustee, or a trustee’s 
authorized agent, acting under a power of sale pursuant to a deed of trust. 

SEC. 9. Section 116.223 of the Code of Civil Procedure is amended to 
read: 
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116.223. (a)  The Legislature hereby finds and declares as follows: 
(1)  There is anticipated to be an unprecedented number of claims arising 

out of nonpayment of residential rent that occurred between March 1, 2020, 
and June 30, 2021, related to the COVID-19 pandemic. 

(2)  These disputes are of special importance to the parties and of 
significant social and economic consequence collectively as the people of 
the State of California grapple with the health, economic, and social impacts 
of the COVID-19 pandemic. 

(3)  It is essential that the parties have access to a judicial forum to resolve 
these disputes expeditiously, inexpensively, and fairly. 

(4)  It is the intent of the Legislature that landlords of residential real 
property and their tenants have the option to litigate disputes regarding rent 
which is unpaid for the time period between March 1, 2020, and June 30, 
2021, in the small claims court. It is the intent of the Legislature that the 
jurisdictional limits of the small claims court not apply to these disputes 
over COVID-19 rental debt. 

(b)  (1)  Notwithstanding paragraph (1) of subdivision (a) Section 116.220, 
Section 116.221, or any other law, the small claims court has jurisdiction 
in any action for recovery of COVID-19 rental debt, as defined in Section 
1179.02, and any defenses thereto, regardless of the amount demanded. 

(2)  In an action described in paragraph (1), the court shall reduce the 
damages awarded for any amount of COVID-19 rental debt sought by 
payments made to the landlord to satisfy the COVID-19 rental debt, 
including payments by the tenant, rental assistance programs, or another 
third party pursuant to paragraph (3) of subdivision (a) of Section 1947.3 
of the Civil Code. 

(3)  An action to recover COVID-19 rental debt, as defined in Section 
1179.02, brought pursuant to this subdivision shall not be commenced before 
August 1, 2021. 

(c)  Any claim for recovery of COVID-19 rental debt, as defined in Section 
1179.02, shall not be subject to Section 116.231, notwithstanding the fact 
that a landlord of residential rental property may have brought two or more 
small claims actions in which the amount demanded exceeded two thousand 
five hundred dollars ($2,500) in any calendar year. 

(d)  This section shall remain in effect until July 1, 2025, and as of that 
date is repealed. 

SEC. 10. Chapter 11 (commencing with Section 871.10) is added to 
Title 10 of Part 2 of the Code of Civil Procedure, to read: 

Chapter  11.  Actions to Recover COVID-19 Rental Debt 

871.10. (a)  Except as otherwise provided in subdivisions (c) and (e), in 
any action seeking recovery of COVID-19 rental debt, as defined in Section 
1179.02, the plaintiff shall, in addition to any other requirements provided 
by law, attach to the complaint documentation showing that the plaintiff 
has made a good faith effort to investigate whether governmental rental 

96 

Ch. 2 — 13 — 

  



assistance is available to the tenant, seek governmental rental assistance for 
the tenant, or cooperate with the tenant’s efforts to obtain rental assistance 
from any governmental entity, or other third party pursuant to paragraph 
(3) of subdivision (a) of Section 1947.3 of the Civil Code. 

(b)  In an action subject to subdivision (a), the court may reduce the 
damages awarded for any amount of COVID-19 rental debt, as defined in 
Section 1179.02, sought if the court determines that the landlord refused to 
obtain rental assistance from the state rental assistance program created 
pursuant to Chapter 17 (commencing with Section 50897) of Part 2 of 
Division 31 of the Health and Safety Code, if the tenant met the eligibility 
requirements and funding was available. 

(c)  This section shall not apply within any jurisdiction that received a 
direct allocation of assistance from the Secretary of the Treasury pursuant 
to Section 501 of Subtitle A of Title V of Division N of the federal 
Consolidated Appropriations Act, 2021 (Public Law 116-260) and did not 
accept a block grant pursuant to Section 50897.2 of the Health and Safety 
Code and is not subject to paragraph (5) of subdivision (a) of that section. 

(d)  An action to recover COVID-19 rental debt, as defined in Section 
1179.02, that is subject to this section shall not be commenced before July 
1, 2021. 

(e)  This section shall not apply to an action to recover COVID-19 rental 
debt, as that term is defined in Section 1179.02, pending before the court 
as of the operative date of this section. 

(f)  Except as otherwise provided in this section, any action to recover 
COVID-19 rental debt, as defined in Section 1179.02, that is subject to this 
section and is pending before the court as of the operative date of this section 
shall be stayed until July 1, 2021. 

(g)  This section shall not apply to any unlawful detainer action to recover 
possession pursuant to Section 1161. 

(h)  Actions for breach of contract to recover rental debt that were filed 
before October 1, 2020, shall not be stayed and may proceed, except that 
this subdivision shall not apply to actions filed against any person who 
would have qualified under the rental assistance funding provided through 
the Secretary of the Treasury pursuant to Section 501 of Subtitle A of Title 
V of Division N of the federal Consolidated Appropriations Act, 2021 
(Public Law 116-260) and where the person’s household income is at or 
below 80 percent of the area median income for the 2020 calendar year. 

871.11. (a)  Notwithstanding any other law, in any action to recover 
COVID-19 rental debt, as defined in Section 1179.02, brought as a limited 
or unlimited civil case, the court shall not, under ordinary circumstances, 
award reasonable attorneys’ fees to a prevailing party that exceed the 
following amounts: 

(1)  If the matter is uncontested, five hundred dollars ($500). 
(2)  If the matter is contested, one thousand dollars ($1,000). 
(b)  In determining whether a case was litigated under ordinary 

circumstances, the court may consider the following: 
(1)  The number and complexity of pretrial and posttrial motions. 
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(2)  The nature and extent of any discovery performed. 
(3)  Whether the case was tried by jury or by the court. 
(4)  The length of the trial. 
(5)  Any other factor the court, in its discretion, finds relevant, including 

whether the tenant or the landlord, or both the tenant and the landlord, would 
have been eligible to receive a rental assistance payment from the 
governmental entity, or other third party pursuant to paragraph (3) of 
subdivision (a) of Section 1947.3 of the Civil Code. 

(c)  Nothing in this section shall be interpreted to entitle the prevailing 
party to an award of reasonable attorneys’ fees if that award is not otherwise 
provided for by law or agreement. 

(d)  This section shall remain in effect until July 1, 2025, and as of that 
date is repealed. 

871.12. This chapter shall remain in effect until July 1, 2027, and as of 
the date is repealed. 

SEC. 11. Section 1161.2 of the Code of Civil Procedure, as amended 
by Section 17 of Chapter 37 of the Statutes of 2020, is amended to read: 

1161.2. (a)  (1)  The clerk shall allow access to limited civil case records 
filed under this chapter, including the court file, index, and register of 
actions, only as follows: 

(A)  To a party to the action, including a party’s attorney. 
(B)  To a person who provides the clerk with the names of at least one 

plaintiff and one defendant and the address of the premises, including the 
apartment or unit number, if any. 

(C)  To a resident of the premises who provides the clerk with the name 
of one of the parties or the case number and shows proof of residency. 

(D)  To a person by order of the court, which may be granted ex parte, 
on a showing of good cause. 

(E)  Except as provided in subparagraph (G), to any person by order of 
the court if judgment is entered for the plaintiff after trial more than 60 days 
since the filing of the complaint. The court shall issue the order upon issuing 
judgment for the plaintiff. 

(F)  Except as provided in subparagraph (G), to any other person 60 days 
after the complaint has been filed if the plaintiff prevails in the action within 
60 days of the filing of the complaint, in which case the clerk shall allow 
access to any court records in the action. If a default or default judgment is 
set aside more than 60 days after the complaint has been filed, this section 
shall apply as if the complaint had been filed on the date the default or 
default judgment is set aside. 

(G)  (i)  In the case of a complaint involving residential property based 
on Section 1161a as indicated in the caption of the complaint, as required 
in subdivision (c) of Section 1166, to any other person, if 60 days have 
elapsed since the complaint was filed with the court, and, as of that date, 
judgment against all defendants has been entered for the plaintiff, after a 
trial. 
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(ii)  Subparagraphs (E) and (F) shall not apply if the plaintiff filed the 
action between March 4, 2020, and June 30, 2021, and the action is based 
on an alleged default in the payment of rent. 

(2)  This section shall not be construed to prohibit the court from issuing 
an order that bars access to the court record in an action filed under this 
chapter if the parties to the action so stipulate. 

(b)  (1)  For purposes of this section, “good cause” includes, but is not 
limited to, both of the following: 

(A)  The gathering of newsworthy facts by a person described in Section 
1070 of the Evidence Code. 

(B)  The gathering of evidence by a party to an unlawful detainer action 
solely for the purpose of making a request for judicial notice pursuant to 
subdivision (d) of Section 452 of the Evidence Code. 

(2)  It is the intent of the Legislature that a simple procedure be established 
to request the ex parte order described in subparagraph (D) of paragraph 
(1) of subdivision (a). 

(c)  Upon the filing of a case so restricted, the court clerk shall mail notice 
to each defendant named in the action. The notice shall be mailed to the 
address provided in the complaint. The notice shall contain a statement that 
an unlawful detainer complaint (eviction action) has been filed naming that 
party as a defendant, and that access to the court file will be delayed for 60 
days except to a party, an attorney for one of the parties, or any other person 
who (1) provides to the clerk the names of at least one plaintiff and one 
defendant in the action and provides to the clerk the address, including any 
applicable apartment, unit, or space number, of the subject premises, or (2) 
provides to the clerk the name of one of the parties in the action or the case 
number and can establish through proper identification that the person lives 
at the subject premises. The notice shall also contain a statement that access 
to the court index, register of actions, or other records is not permitted until 
60 days after the complaint is filed, except pursuant to an order upon a 
showing of good cause for access. The notice shall contain on its face the 
following information: 

(1)  The name and telephone number of the county bar association. 
(2)  The name and telephone number of any entity that requests inclusion 

on the notice and demonstrates to the satisfaction of the court that it has 
been certified by the State Bar of California as a lawyer referral service and 
maintains a panel of attorneys qualified in the practice of landlord-tenant 
law pursuant to the minimum standards for a lawyer referral service 
established by the State Bar of California and Section 6155 of the Business 
and Professions Code. 

(3)  The following statement: 

“The State Bar of California certifies lawyer referral services in California 
and publishes a list of certified lawyer referral services organized by county. 
To locate a lawyer referral service in your county, go to the State Bar’s 
internet website at www.calbar.ca.gov or call 1-866-442-2529.” 
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(4)  The name and telephone number of an office or offices funded by 
the federal Legal Services Corporation or qualified legal services projects 
that receive funds distributed pursuant to Section 6216 of the Business and 
Professions Code that provide legal services to low-income persons in the 
county in which the action is filed. The notice shall state that these telephone 
numbers may be called for legal advice regarding the case. The notice shall 
be issued between 24 and 48 hours of the filing of the complaint, excluding 
weekends and holidays. One copy of the notice shall be addressed to “all 
occupants” and mailed separately to the subject premises. The notice shall 
not constitute service of the summons and complaint. 

(d)  Notwithstanding any other law, the court shall charge an additional 
fee of fifteen dollars ($15) for filing a first appearance by the plaintiff. This 
fee shall be added to the uniform filing fee for actions filed under this 
chapter. 

(e)  This section does not apply to a case that seeks to terminate a 
mobilehome park tenancy if the statement of the character of the proceeding 
in the caption of the complaint clearly indicates that the complaint seeks 
termination of a mobilehome park tenancy. 

(f)  This section does not alter any provision of the Evidence Code. 
(g)  This section shall remain in effect until July 1, 2021, and as of that 

date is repealed. 
SEC. 12. Section 1161.2 of the Code of Civil Procedure, as added by 

Section 18 of Chapter 37 of the Statutes of 2020, is amended to read: 
1161.2. (a)  (1)  The clerk shall allow access to limited civil case records 

filed under this chapter, including the court file, index, and register of 
actions, only as follows: 

(A)  To a party to the action, including a party’s attorney. 
(B)  To a person who provides the clerk with the names of at least one 

plaintiff and one defendant and the address of the premises, including the 
apartment or unit number, if any. 

(C)  To a resident of the premises who provides the clerk with the name 
of one of the parties or the case number and shows proof of residency. 

(D)  To a person by order of the court, which may be granted ex parte, 
on a showing of good cause. 

(E)  To any person by order of the court if judgment is entered for the 
plaintiff after trial more than 60 days since the filing of the complaint. The 
court shall issue the order upon issuing judgment for the plaintiff. 

(F)  Except as provided in subparagraph (G), to any other person 60 days 
after the complaint has been filed if the plaintiff prevails in the action within 
60 days of the filing of the complaint, in which case the clerk shall allow 
access to any court records in the action. If a default or default judgment is 
set aside more than 60 days after the complaint has been filed, this section 
shall apply as if the complaint had been filed on the date the default or 
default judgment is set aside. 

(G)  In the case of a complaint involving residential property based on 
Section 1161a as indicated in the caption of the complaint, as required in 
subdivision (c) of Section 1166, to any other person, if 60 days have elapsed 
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since the complaint was filed with the court, and, as of that date, judgment 
against all defendants has been entered for the plaintiff, after a trial. 

(2)  This section shall not be construed to prohibit the court from issuing 
an order that bars access to the court record in an action filed under this 
chapter if the parties to the action so stipulate. 

(b)  (1)  For purposes of this section, “good cause” includes, but is not 
limited to, both of the following: 

(A)  The gathering of newsworthy facts by a person described in Section 
1070 of the Evidence Code. 

(B)  The gathering of evidence by a party to an unlawful detainer action 
solely for the purpose of making a request for judicial notice pursuant to 
subdivision (d) of Section 452 of the Evidence Code. 

(2)  It is the intent of the Legislature that a simple procedure be established 
to request the ex parte order described in subparagraph (D) of paragraph 
(1) of subdivision (a). 

(c)  Upon the filing of a case so restricted, the court clerk shall mail notice 
to each defendant named in the action. The notice shall be mailed to the 
address provided in the complaint. The notice shall contain a statement that 
an unlawful detainer complaint (eviction action) has been filed naming that 
party as a defendant, and that access to the court file will be delayed for 60 
days except to a party, an attorney for one of the parties, or any other person 
who (1) provides to the clerk the names of at least one plaintiff and one 
defendant in the action and provides to the clerk the address, including any 
applicable apartment, unit, or space number, of the subject premises, or (2) 
provides to the clerk the name of one of the parties in the action or the case 
number and can establish through proper identification that the person lives 
at the subject premises. The notice shall also contain a statement that access 
to the court index, register of actions, or other records is not permitted until 
60 days after the complaint is filed, except pursuant to an order upon a 
showing of good cause for access. The notice shall contain on its face the 
following information: 

(1)  The name and telephone number of the county bar association. 
(2)  The name and telephone number of any entity that requests inclusion 

on the notice and demonstrates to the satisfaction of the court that it has 
been certified by the State Bar of California as a lawyer referral service and 
maintains a panel of attorneys qualified in the practice of landlord-tenant 
law pursuant to the minimum standards for a lawyer referral service 
established by the State Bar of California and Section 6155 of the Business 
and Professions Code. 

(3)  The following statement: 
“The State Bar of California certifies lawyer referral services in California 

and publishes a list of certified lawyer referral services organized by county. 
To locate a lawyer referral service in your county, go to the State Bar’s 
internet website at www.calbar.ca.gov or call 1-866-442-2529.” 

(4)  The name and telephone number of an office or offices funded by 
the federal Legal Services Corporation or qualified legal services projects 
that receive funds distributed pursuant to Section 6216 of the Business and 
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Professions Code that provide legal services to low-income persons in the 
county in which the action is filed. The notice shall state that these telephone 
numbers may be called for legal advice regarding the case. The notice shall 
be issued between 24 and 48 hours of the filing of the complaint, excluding 
weekends and holidays. One copy of the notice shall be addressed to “all 
occupants” and mailed separately to the subject premises. The notice shall 
not constitute service of the summons and complaint. 

(d)  Notwithstanding any other law, the court shall charge an additional 
fee of fifteen dollars ($15) for filing a first appearance by the plaintiff. This 
fee shall be added to the uniform filing fee for actions filed under this 
chapter. 

(e)  This section does not apply to a case that seeks to terminate a 
mobilehome park tenancy if the statement of the character of the proceeding 
in the caption of the complaint clearly indicates that the complaint seeks 
termination of a mobilehome park tenancy. 

(f)  This section does not alter any provision of the Evidence Code. 
(g)  This section shall become operative on July 1, 2021. 
SEC. 13. Section 1161.2.5 of the Code of Civil Procedure is amended 

to read: 
1161.2.5. (a)  (1)  Except as provided in Section 1161.2, the clerk shall 

allow access to civil case records for actions seeking recovery of COVID-19 
rental debt, as defined in Section 1179.02, including the court file, index, 
and register of actions, only as follows: 

(A)  To a party to the action, including a party’s attorney. 
(B)  To a person who provides the clerk with the names of at least one 

plaintiff and one defendant. 
(C)  To a resident of the premises for which the COVID-19 rental debt 

is owed who provides the clerk with the name of one of the parties or the 
case number and shows proof of residency. 

(D)  To a person by order of the court, which may be granted ex parte, 
on a showing of good cause. 

(2)  To give the court notice that access to the records in an action is 
limited, any complaint or responsive pleading in a case subject to this section 
shall include on either the first page of the pleading or a cover page, the 
phrase “ACTION FOR RECOVERY OF COVID-19 RENTAL DEBT AS 
DEFINED UNDER SECTION 1179.02” in bold, capital letters, in 12 point 
or larger font. 

(b)  (1)  For purposes of this section, “good cause” includes, but is not 
limited to, both of the following: 

(A)  The gathering of newsworthy facts by a person described in Section 
1070 of the Evidence Code. 

(B)  The gathering of evidence by a party to a civil action solely for the 
purpose of making a request for judicial notice pursuant to subdivision (d) 
of Section 452 of the Evidence Code. 

(2)  It is the intent of the Legislature that a simple procedure be established 
to request the ex parte order described in subparagraph (D) of paragraph 
(1) of subdivision (a). 
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(c)  This section does not alter any provision of the Evidence Code. 
(d)  This section shall remain in effect until July 1, 2021, and as of that 

date is repealed. 
SEC. 14. The heading of Chapter 5 (commencing with Section 1179.01) 

of Title 3 of Part 3 of the Code of Civil Procedure is amended to read: 

Chapter  5.  COVID-19 Tenant Relief Act 

SEC. 15. Section 1179.01 of the Code of Civil Procedure is amended 
to read: 

1179.01. This chapter is known, and may be cited, as the COVID-19 
Tenant Relief Act. 

SEC. 16. Section 1179.02 of the Code of Civil Procedure is amended 
to read: 

1179.02. For purposes of this chapter: 
(a)  “Covered time period” means the time period between March 1, 2020, 

and June 30, 2021. 
(b)  “COVID-19-related financial distress” means any of the following: 
(1)  Loss of income caused by the COVID-19 pandemic. 
(2)  Increased out-of-pocket expenses directly related to performing 

essential work during the COVID-19 pandemic. 
(3)  Increased expenses directly related to the health impact of the 

COVID-19 pandemic. 
(4)  Childcare responsibilities or responsibilities to care for an elderly, 

disabled, or sick family member directly related to the COVID-19 pandemic 
that limit a tenant’s ability to earn income. 

(5)  Increased costs for childcare or attending to an elderly, disabled, or 
sick family member directly related to the COVID-19 pandemic. 

(6)  Other circumstances related to the COVID-19 pandemic that have 
reduced a tenant’s income or increased a tenant’s expenses. 

(c)  “COVID-19 rental debt” means unpaid rent or any other unpaid 
financial obligation of a tenant under the tenancy that came due during the 
covered time period. 

(d)  “Declaration of COVID-19-related financial distress” means the 
following written statement: 

I am currently unable to pay my rent or other financial obligations under 
the lease in full because of one or more of the following: 

1. Loss of income caused by the COVID-19 pandemic. 
2. Increased out-of-pocket expenses directly related to performing essential 

work during the COVID-19 pandemic. 
3. Increased expenses directly related to health impacts of the COVID-19 

pandemic. 
4. Childcare responsibilities or responsibilities to care for an elderly, 

disabled, or sick family member directly related to the COVID-19 pandemic 
that limit my ability to earn income. 
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5. Increased costs for childcare or attending to an elderly, disabled, or 
sick family member directly related to the COVID-19 pandemic. 

6. Other circumstances related to the COVID-19 pandemic that have 
reduced my income or increased my expenses. 

Any public assistance, including unemployment insurance, pandemic 
unemployment assistance, state disability insurance (SDI), or paid family 
leave, that I have received since the start of the COVID-19 pandemic does 
not fully make up for my loss of income and/or increased expenses. 

Signed under penalty of perjury: 
Dated: 
(e)  “Landlord” includes all of the following or the agent of any of the 

following: 
(1)  An owner of residential real property. 
(2)  An owner of a residential rental unit. 
(3)  An owner of a mobilehome park. 
(4)  An owner of a mobilehome park space or lot. 
(f)  “Protected time period” means the time period between March 1, 

2020, and August 31, 2020. 
(g)  “Rental payment” means rent or any other financial obligation of a 

tenant under the tenancy. 
(h)  “Tenant” means any natural person who hires real property except 

any of the following: 
(1)  Tenants of commercial property, as defined in subdivision (c) of 

Section 1162 of the Civil Code. 
(2)  Those persons whose occupancy is described in subdivision (b) of 

Section 1940 of the Civil Code. 
(i)  “Transition time period” means the time period between September 

1, 2020, and June 30, 2021. 
SEC. 17. Section 1179.03 of the Code of Civil Procedure is amended 

to read: 
1179.03. (a)  (1)  Any notice that demands payment of COVID-19 rental 

debt served pursuant to subdivision (e) of Section 798.56 of the Civil Code 
or paragraph (2) or (3) of Section 1161 shall be modified as required by this 
section. A notice which does not meet the requirements of this section, 
regardless of when the notice was issued, shall not be sufficient to establish 
a cause of action for unlawful detainer or a basis for default judgment. 

(2)  Any case based solely on a notice that demands payment of 
COVID-19 rental debt served pursuant to subdivision (e) of Section 798.56 
of the Civil Code or paragraph (2) or (3) of Section 1161 may be dismissed 
if the notice does not meet the requirements of this section, regardless of 
when the notice was issued. 

(3)  Notwithstanding paragraphs (1) and (2), this section shall have no 
effect if the landlord lawfully regained possession of the property or obtained 
a judgment for possession of the property before the operative date of this 
section. 
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(b)  If the notice demands payment of rent that came due during the 
protected time period, as defined in Section 1179.02, the notice shall comply 
with all of the following: 

(1)  The time period in which the tenant may pay the amount due or deliver 
possession of the property shall be no shorter than 15 days, excluding 
Saturdays, Sundays, and other judicial holidays. 

(2)  The notice shall set forth the amount of rent demanded and the date 
each amount became due. 

(3)  The notice shall advise the tenant that the tenant cannot be evicted 
for failure to comply with the notice if the tenant delivers a signed declaration 
of COVID-19-related financial distress to the landlord on or before the date 
that the notice to pay rent or quit or notice to perform covenants or quit 
expires, by any of the methods specified in subdivision (f). 

(4)  The notice shall include the following text in at least 12-point font: 
“NOTICE FROM THE STATE OF CALIFORNIA: If you are unable to 

pay the amount demanded in this notice, and have decreased income or 
increased expenses due to COVID-19, your landlord will not be able to 
evict you for this missed payment if you sign and deliver the declaration 
form included with your notice to your landlord within 15 days, excluding 
Saturdays, Sundays, and other judicial holidays, but you will still owe this 
money to your landlord. If you do not sign and deliver the declaration within 
this time period, you may lose the eviction protections available to you. 
You must return this form to be protected. You should keep a copy or picture 
of the signed form for your records. 

You will still owe this money to your landlord and can be sued for the 
money, but you cannot be evicted from your home if you comply with these 
requirements. You should keep careful track of what you have paid and any 
amount you still owe to protect your rights and avoid future disputes. Failure 
to respond to this notice may result in an unlawful detainer action (eviction) 
being filed against you. 

For information about legal resources that may be available to you, visit 
lawhelpca.org.” 

(c)  If the notice demands payment of rent that came due during the 
transition time period, as defined in Section 1179.02, the notice shall comply 
with all of the following: 

(1)  The time period in which the tenant may pay the amount due or deliver 
possession of the property shall be no shorter than 15 days, excluding 
Saturdays, Sundays, and other judicial holidays. 

(2)  The notice shall set forth the amount of rent demanded and the date 
each amount became due. 

(3)  The notice shall advise the tenant that the tenant will not be evicted 
for failure to comply with the notice, except as allowed by this chapter, if 
the tenant delivers a signed declaration of COVID-19-related financial 
distress to the landlord on or before the date the notice to pay rent or quit 
or notice to perform covenants or quit expires, by any of the methods 
specified in subdivision (f). 
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(4)   For notices provided before February 1, 2021, the notice shall include 
the following text in at least 12-point type: 

“NOTICE FROM THE STATE OF CALIFORNIA: If you are unable to 
pay the amount demanded in this notice, and have decreased income or 
increased expenses due to COVID-19, you may sign and deliver the 
declaration form included with your notice to your landlord within 15 days, 
excluding Saturdays, Sundays, and other judicial holidays, and your landlord 
will not be able to evict you for this missed payment so long as you make 
the minimum payment (see below). You will still owe this money to your 
landlord. You should keep a copy or picture of the signed form for your 
records. 

If you provide the declaration form to your landlord as described above 
AND, on or before January 31, 2021, you pay an amount that equals at least 
25 percent of each rental payment that came due or will come due during 
the period between September 1, 2020, and January 31, 2021, that you were 
unable to pay as a result of decreased income or increased expenses due to 
COVID-19, your landlord cannot evict you. Your landlord may require you 
to submit a new declaration form for each rental payment that you do not 
pay that comes due between September 1, 2020, and January 31, 2021. 

For example, if you provided a declaration form to your landlord regarding 
your decreased income or increased expenses due to COVID-19 that 
prevented you from making your rental payment in September and October 
of 2020, your landlord could not evict you if, on or before January 31, 2021, 
you made a payment equal to 25 percent of September’s and October’s 
rental payment (i.e., half a month’s rent). If you were unable to pay any of 
the rental payments that came due between September 1, 2020, and January 
31, 2021, and you provided your landlord with the declarations in response 
to each 15-day notice your landlord sent to you during that time period, 
your landlord could not evict you if, on or before January 31, 2021, you 
paid your landlord an amount equal to 25 percent of all the rental payments 
due from September through January (i.e., one and a quarter month’s rent). 

You will still owe the full amount of the rent to your landlord, but you 
cannot be evicted from your home if you comply with these requirements. 
You should keep careful track of what you have paid and any amount you 
still owe to protect your rights and avoid future disputes. Failure to respond 
to this notice may result in an unlawful detainer action (eviction) being filed 
against you. 

For information about legal resources that may be available to you, visit 
lawhelpca.org.” 

(5)  For notices provided on or after February 1, 2021, the notice shall 
include the following text in at least 12-point type: 

“NOTICE FROM THE STATE OF CALIFORNIA: If you are unable to 
pay the amount demanded in this notice, and have decreased income or 
increased expenses due to COVID-19, you may sign and deliver the 
declaration form included with your notice to your landlord within 15 days, 
excluding Saturdays, Sundays, and other judicial holidays, and your landlord 
will not be able to evict you for this missed payment so long as you make 
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the minimum payment (see below). You will still owe this money to your 
landlord. You should keep a copy or picture of the signed form for your 
records. 

If you provide the declaration form to your landlord as described above 
AND, on or before June 30, 2021, you pay an amount that equals at least 
25 percent of each rental payment that came due or will come due during 
the period between September 1, 2020, and June 30, 2021, that you were 
unable to pay as a result of decreased income or increased expenses due to 
COVID-19, your landlord cannot evict you. Your landlord may require you 
to submit a new declaration form for each rental payment that you do not 
pay that comes due between September 1, 2020, and June 30, 2021. 

If you were unable to pay any of the rental payments that came due 
between September 1, 2020, and June 30, 2021, and you provided your 
landlord with the declarations in response to each 15-day notice your landlord 
sent to you during that time period, your landlord could not evict you if, on 
or before June 30, 2021, you paid your landlord an amount equal to 25 
percent of all the rental payments due from September 2020 through June 
2021. 

You will still owe the full amount of the rent to your landlord, but you 
cannot be evicted from your home if you comply with these requirements. 
You should keep careful track of what you have paid and any amount you 
still owe to protect your rights and avoid future disputes. Failure to respond 
to this notice may result in an unlawful detainer action (eviction) being filed 
against you. 

YOU MAY QUALIFY FOR RENTAL ASSISTANCE. In addition to 
extending these eviction protections, the State of California, in partnership 
with federal and local governments, has created an emergency rental 
assistance program to assist renters who have been unable to pay their rent 
and utility bills as a result of the COVID-19 pandemic. This program may 
be able to help you get caught up with past-due rent. Additionally, depending 
on the availability of funds, the program may also be able to assist you with 
making future rental payments. 

While not everyone will qualify for this assistance, you can apply for it 
regardless of your citizenship or immigration status. There is no charge to 
apply for or receive this assistance. 

Additional information about the extension of the COVID-19 Tenant 
Relief Act and new state or local rental assistance programs, including more 
information about how to qualify for assistance, can be found by visiting 
http://housingiskey.com or by calling 1-833-422-4255.” 

(d)  An unsigned copy of a declaration of COVID-19-related financial 
distress shall accompany each notice delivered to a tenant to which 
subdivision (b) or (c) is applicable. If the landlord was required, pursuant 
to Section 1632 of the Civil Code, to provide a translation of the rental 
contract or agreement in the language in which the contract or agreement 
was negotiated, the landlord shall also provide the unsigned copy of a 
declaration of COVID-19-related financial distress to the tenant in the 
language in which the contract or agreement was negotiated. The Department 
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of Real Estate shall make available an official translation of the text required 
by paragraph (4) of subdivision (b), paragraph (4) of subdivision (c), and 
paragraph (5) of subdivision (c) in the languages specified in Section 1632 
of the Civil Code by no later than February 15, 2021. 

(e)  If a tenant owes a COVID-19 rental debt to which both subdivisions 
(b) and (c) apply, the landlord shall serve two separate notices that comply 
with subdivisions (b) and (c), respectively. 

(f)  A tenant may deliver the declaration of COVID-19-related financial 
distress to the landlord by any of the following methods: 

(1)  In person, if the landlord indicates in the notice an address at which 
the declaration may be delivered in person. 

(2)  By electronic transmission, if the landlord indicates an email address 
in the notice to which the declaration may be delivered. 

(3)  Through United States mail to the address indicated by the landlord 
in the notice. If the landlord does not provide an address pursuant to 
subparagraph (1), then it shall be conclusively presumed that upon the 
mailing of the declaration by the tenant to the address provided by the 
landlord, the declaration is deemed received by the landlord on the date 
posted, if the tenant can show proof of mailing to the address provided by 
the landlord. 

(4)  Through any of the same methods that the tenant can use to deliver 
the payment pursuant to the notice if delivery of the declaration by that 
method is possible. 

(g)  Except as provided in Section 1179.02.5, the following shall apply 
to a tenant who, within 15 days of service of the notice specified in 
subdivision (b) or (c), excluding Saturdays, Sundays, and other judicial 
holidays, demanding payment of COVID-19 rental debt delivers a declaration 
of COVID-19-related financial distress to the landlord by any of the methods 
provided in subdivision (f): 

(1)  With respect to a notice served pursuant to subdivision (b), the tenant 
shall not then or thereafter be deemed to be in default with regard to that 
COVID-19 rental debt for purposes of subdivision (e) of Section 798.56 of 
the Civil Code or paragraphs (2) and (3) of Section 1161. 

(2)  With respect to a notice served pursuant to subdivision (c), the 
following shall apply: 

(A)  Except as provided by subparagraph (B), the landlord may not initiate 
an unlawful detainer action before July 1, 2021. 

(B)  A tenant shall not be guilty of unlawful detainer, now or in the future, 
based upon nonpayment of COVID-19 rental debt that came due during the 
transition period if, on or before June 30, 2021, the tenant tenders one or 
more payments that, when taken together, are of an amount equal to or not 
less than 25 percent of each transition period rental payment demanded in 
one or more notices served pursuant to subsection (c) and for which the 
tenant complied with this subdivision by timely delivering a declaration of 
COVID-19-related financial distress to the landlord. 
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(h)  (1)  (A)  Within the time prescribed in Section 1167, a tenant shall 
be permitted to file a signed declaration of COVID-19-related financial 
distress with the court. 

(B)  If the tenant files a signed declaration of COVID-19-related financial 
distress with the court pursuant to this subdivision, the court shall dismiss 
the case, pursuant to paragraph (2), if the court finds, after a noticed hearing 
on the matter, that the tenant’s failure to return a declaration of 
COVID-19-related financial distress within the time required by subdivision 
(g) was the result of mistake, inadvertence, surprise, or excusable neglect, 
as those terms have been interpreted under subdivision (b) of Section 473. 

(C)  The noticed hearing required by this paragraph shall be held with 
not less than five days’ notice and not more than 10 days’ notice, to be given 
by the court, and may be held separately or in conjunction with any regularly 
noticed hearing in the case, other than a trial. 

(2)  If the court dismisses the case pursuant to paragraph (1), that dismissal 
shall be without prejudice as follows: 

(A)  If the case was based in whole or in part upon a notice served pursuant 
to subdivision (b), the court shall dismiss any cause of action based on the 
notice served pursuant to subdivision (b). 

(B)  Before July 1, 2021, if the case is based in whole or in part on a 
notice served pursuant to subdivision (c), the court shall dismiss any cause 
of action based on the notice served pursuant to subdivision (c). 

(C)  On or after July 1, 2021, if the case is based in whole or in part on a 
notice served pursuant to subdivision (c), the court shall dismiss any cause 
of action based upon the notice served pursuant to subdivision (c) if the 
tenant, within five days of the court’s order to do so, makes the payment 
required by subparagraph (B) of paragraph (1) of subdivision (g), provided 
that if the fifth day falls on a Saturday, Sunday, or judicial holiday the last 
day to pay shall be extended to the next court day. 

(3)  If the court dismisses the case pursuant to this subdivision, the tenant 
shall not be considered the prevailing party for purposes of Section 1032, 
any attorney’s fee provision appearing in contract or statute, or any other 
law. 

(i)  Notwithstanding any other law, a notice which is served pursuant to 
subdivision (b) or (c) that complies with the requirements of this chapter 
and subdivision (e) of Section 798.56 of the Civil Code or paragraphs (2) 
and (3) of Section 1161, as applicable, need not include specific language 
required by any ordinance, resolution, regulation, or administrative action 
adopted by a city, county, or city and county. 

SEC. 18. Section 1179.03.5 of the Code of Civil Procedure is amended 
to read: 

1179.03.5. (a)  Before July 1, 2021, a court may not find a tenant guilty 
of an unlawful detainer unless it finds that one of the following applies: 

(1)  The tenant was guilty of the unlawful detainer before March 1, 2020. 
(2)  In response to service of a notice demanding payment of COVID-19 

rental debt pursuant to subdivision (e) of Section 798.56 of the Civil Code 
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or paragraph (2) or (3) of Section 1161, the tenant failed to comply with the 
requirements of Section 1179.03. 

(3)  (A)  The unlawful detainer arises because of a termination of tenancy 
for any of the following: 

(i)  An at-fault just cause, as defined in paragraph (1) of subdivision (b) 
of Section 1946.2 of the Civil Code. 

(ii)  (I)  A no-fault just cause, as defined in paragraph (2) of subdivision 
(b) of Section 1946.2 of the Civil Code, other than intent to demolish or to 
substantially remodel the residential real property, as defined in subparagraph 
(D) of paragraph (2) of subdivision (b) of Section 1946.2. 

(II)  Notwithstanding subclause (I), termination of a tenancy based on 
intent to demolish or to substantially remodel the residential real property 
shall be permitted if necessary to maintain compliance with the requirements 
of Section 1941.1 of the Civil Code, Section 17920.3 or 17920.10 of the 
Health and Safety Code, or any other applicable law governing the 
habitability of residential rental units. 

(iii)  The owner of the property has entered into a contract for the sale of 
that property with a buyer who intends to occupy the property, and all the 
requirements of paragraph (8) of subdivision (e) of Section 1946.2 of the 
Civil Code have been satisfied. 

(B)  In an action under this paragraph, other than an action to which 
paragraph (2) also applies, the landlord shall be precluded from recovering 
COVID-19 rental debt in connection with any award of damages. 

(b)  (1)  This section does not require a landlord to assist the tenant to 
relocate through the payment of relocation costs if the landlord would not 
otherwise be required to do so pursuant to Section 1946.2 of the Civil Code 
or any other law. 

(2)  A landlord who is required to assist the tenant to relocate pursuant 
to Section 1946.2 of the Civil Code or any other law, may offset the tenant’s 
COVID-19 rental debt against their obligation to assist the tenant to relocate. 

SEC. 19. Section 1179.04 of the Code of Civil Procedure is amended 
to read: 

1179.04. (a)  On or before September 30, 2020, a landlord shall provide, 
in at least 12-point type, the following notice to tenants who, as of September 
1, 2020, have not paid one or more rental payments that came due during 
the protected time period: 

“NOTICE FROM THE STATE OF CALIFORNIA: The California 
Legislature has enacted the COVID-19 Tenant Relief Act of 2020 which 
protects renters who have experienced COVID-19-related financial distress 
from being evicted for failing to make rental payments due between March 
1, 2020, and January 31, 2021. 

“COVID-19-related financial distress” means any of the following: 
1. Loss of income caused by the COVID-19 pandemic. 
2. Increased out-of-pocket expenses directly related to performing essential 

work during the COVID-19 pandemic. 
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3. Increased expenses directly related to the health impact of the 
COVID-19 pandemic. 

4. Childcare responsibilities or responsibilities to care for an elderly, 
disabled, or sick family member directly related to the COVID-19 pandemic 
that limit your ability to earn income. 

5. Increased costs for childcare or attending to an elderly, disabled, or 
sick family member directly related to the COVID-19 pandemic. 

6. Other circumstances related to the COVID-19 pandemic that have 
reduced your income or increased your expenses. 

This law gives you the following protections: 
1. If you failed to make rental payments due between March 1, 2020, and 

August 31, 2020, because you had decreased income or increased expenses 
due to the COVID-19 pandemic, as described above, you cannot be evicted 
based on this nonpayment. 

2. If you are unable to pay rental payments that come due between 
September 1, 2020, and January 31, 2021, because of decreased income or 
increased expenses due to the COVID-19 pandemic, as described above, 
you cannot be evicted if you pay 25 percent of the rental payments missed 
during that time period on or before January 31, 2021. 

You must provide, to your landlord, a declaration under penalty of perjury 
of your COVID-19-related financial distress attesting to the decreased 
income or increased expenses due to the COVID-19 pandemic to be protected 
by the eviction limitations described above. Before your landlord can seek 
to evict you for failing to make a payment that came due between March 1, 
2020, and January 31, 2021, your landlord will be required to give you a 
15-day notice that informs you of the amounts owed and includes a blank 
declaration form you can use to comply with this requirement. 

If your landlord has proof of income on file which indicates that your 
household makes at least 130 percent of the median income for the county 
where the rental property is located, as published by the Department of 
Housing and Community Development in the Official State Income Limits 
for 2020, your landlord may also require you to provide documentation 
which shows that you have experienced a decrease in income or increase 
in expenses due to the COVID-19 pandemic. Your landlord must tell you 
in the 15-day notice whether your landlord is requiring that documentation. 
Any form of objectively verifiable documentation that demonstrates the 
financial impact you have experienced is sufficient, including a letter from 
your employer, an unemployment insurance record, or medical bills, and 
may be provided to satisfy the documentation requirement. 

It is very important you do not ignore a 15-day notice to pay rent or quit 
or a notice to perform covenants or quit from your landlord. If you are served 
with a 15-day notice and do not provide the declaration form to your landlord 
before the 15-day notice expires, you could be evicted. You could also be 
evicted beginning February 1, 2021, if you owe rental payments due between 
September 1, 2020, and January 31, 2021, and you do not pay an amount 
equal to at least 25 percent of the payments missed for that time period. 
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For information about legal resources that may be available to you, visit 
lawhelpca.org.” 

(b)  On or before February 28, 2021, a landlord shall provide, in at least 
12-point type, the following notice to tenants who, as of February 1, 2021, 
have not paid one or more rental payments that came due during the covered 
time period: 

“NOTICE FROM THE STATE OF CALIFORNIA: The California 
Legislature has enacted the COVID-19 Tenant Relief Act which protects 
renters who have experienced COVID-19-related financial distress from 
being evicted for failing to make rental payments due between March 1, 
2020, and June 30, 2021. 

“COVID-19-related financial distress” means any of the following: 
1. Loss of income caused by the COVID-19 pandemic. 
2. Increased out-of-pocket expenses directly related to performing essential 

work during the COVID-19 pandemic. 
3. Increased expenses directly related to the health impact of the 

COVID-19 pandemic. 
4. Childcare responsibilities or responsibilities to care for an elderly, 

disabled, or sick family member directly related to the COVID-19 pandemic 
that limit your ability to earn income. 

5. Increased costs for childcare or attending to an elderly, disabled, or 
sick family member directly related to the COVID-19 pandemic. 

6. Other circumstances related to the COVID-19 pandemic that have 
reduced your income or increased your expenses. 

This law gives you the following protections: 
1. If you failed to make rental payments due between March 1, 2020, and 

August 31, 2020, because you had decreased income or increased expenses 
due to the COVID-19 pandemic, as described above, you cannot be evicted 
based on this nonpayment. 

2. If you are unable to pay rental payments that come due between 
September 1, 2020, and June 30, 2021, because of decreased income or 
increased expenses due to the COVID-19 pandemic, as described above, 
you cannot be evicted if you pay 25 percent of the rental payments missed 
during that time period on or before June 30, 2021. 

You must provide, to your landlord, a declaration under penalty of perjury 
of your COVID-19-related financial distress attesting to the decreased 
income or increased expenses due to the COVID-19 pandemic to be protected 
by the eviction limitations described above. Before your landlord can seek 
to evict you for failing to make a payment that came due between March 1, 
2020, and June 30, 2021, your landlord will be required to give you a 15-day 
notice that informs you of the amounts owed and includes a blank declaration 
form you can use to comply with this requirement. 

If your landlord has proof of income on file which indicates that your 
household makes at least 130 percent of the median income for the county 
where the rental property is located, as published by the Department of 
Housing and Community Development in the Official State Income Limits 
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for 2020, your landlord may also require you to provide documentation 
which shows that you have experienced a decrease in income or increase 
in expenses due to the COVID-19 pandemic. Your landlord must tell you 
in the 15-day notice whether your landlord is requiring that documentation. 
Any form of objectively verifiable documentation that demonstrates the 
financial impact you have experienced is sufficient, including a letter from 
your employer, an unemployment insurance record, or medical bills, and 
may be provided to satisfy the documentation requirement. 

It is very important you do not ignore a 15-day notice to pay rent or quit 
or a notice to perform covenants or quit from your landlord. If you are served 
with a 15-day notice and do not provide the declaration form to your landlord 
before the 15-day notice expires, you could be evicted. You could also be 
evicted beginning July 1, 2021 if you owe rental payments due between 
September 1, 2020, and June 30, 2021, and you do not pay an amount equal 
to at least 25 percent of the payments missed for that time period. 

YOU MAY QUALIFY FOR RENTAL ASSISTANCE. In addition to 
extending these eviction protections, the State of California, in partnership 
with federal and local governments, has created an emergency rental 
assistance program to assist renters who have been unable to pay their rent 
and utility bills as a result of the COVID-19 pandemic. This program may 
be able to help you get caught up with past-due rent. Additionally, depending 
on the availability of funds, the program may also be able to assist you with 
making future rental payments. 

While not everyone will qualify for this assistance, you can apply for it 
regardless of your citizenship or immigration status. There is no charge to 
apply for or receive this assistance. 

Additional information about the extension of the COVID-19 Tenant 
Relief Act and new state or local rental assistance programs, including more 
information about how to qualify for assistance, can be found by visiting 
http://housingiskey.com or by calling 1-833-422-4255.” 

(c)  The landlord may provide the notice required by subdivision (a) or 
(b), as applicable, in the manner prescribed by Section 1162 or by mail. 

(d)  (1)  A landlord may not serve a notice pursuant to subdivision (b) or 
(c) of Section 1179.03 before the landlord has provided the notice required 
by subdivision (a) or (b), as applicable. 

(2)  The notice required by subdivision (a) may be provided to a tenant 
concurrently with a notice pursuant to subdivision (b) or (c) of Section 
1179.03 that is served on or before September 30, 2020. 

(3)  The notice required by subdivision (b) may be provided to a tenant 
concurrently with a notice pursuant to subdivision (b) or (c) of Section 
1179.03 that is served on or before February 28, 2021. 

SEC. 20. Section 1179.04.5 is added to the Civil Code, to read: 
1179.04.5. Notwithstanding Sections 1470, 1947, and 1950 of the Civil 

Code, or any other law, for the duration of any tenancy that existed during 
the covered time period, the landlord shall not do either of the following: 

(a)  Apply a security deposit to satisfy COVID-19 rental debt, unless the 
tenant has agreed, in writing, to allow the deposit to be so applied. Nothing 
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in this subdivision shall prohibit a landlord from applying a security deposit 
to satisfy COVID-19 rental debt after the tenancy ends, in accordance with 
Section 1950.5 of the Civil Code. 

(b)  Apply a monthly rental payment to any COVID-19 rental debt other 
than the prospective month’s rent, unless the tenant has agreed, in writing, 
to allow the payment to be so applied. 

SEC. 21. Section 1179.05 of the Code of Civil Procedure is amended 
to read: 

1179.05. (a)  Any ordinance, resolution, regulation, or administrative 
action adopted by a city, county, or city and county in response to the 
COVID-19 pandemic to protect tenants from eviction is subject to all of the 
following: 

(1)  Any extension, expansion, renewal, reenactment, or new adoption of 
a measure, however delineated, that occurs between August 19, 2020, and 
June 30, 2021, shall have no effect before July 1, 2021. 

(2)  Any provision which allows a tenant a specified period of time in 
which to repay COVID-19 rental debt shall be subject to all of the following: 

(A)  If the provision in effect on August 19, 2020, required the repayment 
period to commence on a specific date on or before August 1, 2021, any 
extension of that date made after August 19, 2020, shall have no effect. 

(B)  If the provision in effect on August 19, 2020, required the repayment 
period to commence on a specific date after August 1, 2021, or conditioned 
commencement of the repayment period on the termination of a proclamation 
of state of emergency or local emergency, the repayment period is deemed 
to begin on August 1, 2021. 

(C)  The specified period of time during which a tenant is permitted to 
repay COVID-19 rental debt may not extend beyond the period that was in 
effect on August 19, 2020. In addition, a provision may not permit a tenant 
a period of time that extends beyond August 31, 2021, to repay COVID-19 
rental debt. 

(b)  This section does not alter a city, county, or city and county’s authority 
to extend, expand, renew, reenact, or newly adopt an ordinance that requires 
just cause for termination of a residential tenancy or amend existing 
ordinances that require just cause for termination of a residential tenancy, 
consistent with subdivision (g) of Section 1946.2, provided that a provision 
enacted or amended after August 19, 2020, shall not apply to rental payments 
that came due between March 1, 2020, and June 30, 2021. 

(c)  The one-year limitation provided in subdivision (2) of Section 1161 
is tolled during any time period that a landlord is or was prohibited by any 
ordinance, resolution, regulation, or administrative action adopted by a city, 
county, or city and county in response to the COVID-19 pandemic to protect 
tenants from eviction based on nonpayment of rental payments from serving 
a notice that demands payment of COVID-19 rental debt pursuant to 
subdivision (e) of Section 798.56 of the Civil Code or paragraph (2) of 
Section 1161. 

(d)  It is the intent of the Legislature that this section be applied 
retroactively to August 19, 2020. 
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(e)  The Legislature finds and declares that this section addresses a matter 
of statewide concern rather than a municipal affair as that term is used in 
Section 5 of Article XI of the California Constitution. Therefore, this section 
applies to all cities, including charter cities. 

(f)  It is the intent of the Legislature that the purpose of this section is to 
protect individuals negatively impacted by the COVID-19 pandemic, and 
that this section does not provide the Legislature’s understanding of the 
legal validity on any specific ordinance, resolution, regulation, or 
administrative action adopted by a city, county, or city and county in 
response to the COVID-19 pandemic to protect tenants from eviction. 

SEC. 22. Section 1179.07 of the Code of Civil Procedure is amended 
to read: 

1179.07. This chapter shall remain in effect until July 1, 2025, and as 
of that date is repealed. 

SEC. 23. Section 925.6 of the Government Code is amended to read: 
925.6. (a)   Except as otherwise provided in subdivisions (b) and (e), 

the Controller shall not draw their warrant for any claim until the Controller 
has audited that claim in conformity with law and the general rules and 
regulations adopted by the department, governing the presentation and audit 
of claims. If the Controller is directed by law to draw their warrant for any 
purpose, the direction is subject to this section. 

(b)  Notwithstanding subdivision (a), the Assembly Committee on Rules, 
the Senate Committee on Rules, and the Joint Rules Committee, in 
cooperation with the Controller, shall adopt rules and regulations to govern 
the presentation of claims of the committees to the Controller. The 
Controller, in cooperation with the committees, shall adopt rules and 
regulations governing the audit and recordkeeping of claims of the 
committees. All rules and regulations shall be adopted by January 31, 1990, 
shall be published in the Assembly and Senate Journals, and shall be made 
available to the public. 

(c)  Rules and regulations adopted pursuant to subdivision (b) shall not 
be subject to the review by or approval of the Office of Administrative Law. 

(d)  Records of claims kept by the Controller pursuant to subdivision (b) 
shall be open to public inspection as permitted by the California Public 
Records Act (Chapter 3.5 (commencing with Section 6250) of Division 7 
of Title 1). 

(e)  (1)  Notwithstanding subdivision (a), the Controller shall draw their 
warrant for any claim submitted by the Department of Housing and 
Community Development to advance the payment of funds to a vendor 
selected pursuant to Section 50897.3 of the Health and Safety Code, based 
on approved applicants associated with Chapter 17 (commencing with 
Section 50897) of Part 2 of Division 31 of the Health and Safety Code. 
Funds made available for advance payment pursuant to this subdivision 
shall not exceed 25 percent of the original amount allocated for the program 
described in Chapter 17 (commencing with Section 50897) of Part 2 of 
Division 31 of the Health and Safety Code at any given time. 

96 

— 32 — Ch. 2 

  



(2)  The vendor described in paragraph (1) shall be the fiscal agent on 
behalf of the Department of Housing and Community Development and 
shall be responsible for maintaining all records of claims for audit purposes. 

(3)  Unless otherwise expressly provided, this subdivision shall remain 
operative so long as funds are made available pursuant to Chapter 17 
(commencing with Section 50897) of Part 2 of Division 31 of the Health 
and Safety Code or as otherwise provided under federal law. 

SEC. 24. Chapter 17 (commencing with Section 50897) is added to Part 
2 of Division 31 of the Health and Safety Code, to read: 

Chapter  17.  State Rental Assistance Program 

50897. For purposes of this chapter: 
(a)  “City” means a city or a city and county. For purposes of this chapter, 

a city may be organized either under the general laws of this state or under 
a charter adopted pursuant to Section 3 of Article XI of the California 
Constitution. 

(b)  “County” means a county, including a county organized under a 
charter adopted pursuant to Section 3 of Article XI of the California 
Constitution, or a city and county. 

(c)  “Department” means the Department of Housing and Community 
Development. 

(d)  “Eligible household” has the same meaning as defined in Section 
501(k)(3) of Subtitle A of Title V of Division N of the federal Consolidated 
Appropriations Act, 2021 (Public Law 116-260). 

(e)  “Federally recognized tribe” means an Indian tribe, as described in 
Section 501(k)(2)(C) of Subtitle A of Title V of Division N of the federal 
Consolidated Appropriations Act, 2021 (Public Law 116-260). 

(f)  “Funding target” means an allocation goal within a reservation pool 
to guide outreach and disbursement of funds to achieve the program’s policy 
goals within a geographic reservation pool. 

(g)  “Grantee” means a locality or a federally recognized tribe that 
participates in a rental assistance program pursuant to this chapter. 

(h)  “Locality” means a city, including a charter city, a county, including 
a charter county, or a city and county, including a charter city and county. 

(i)  “Program” means the process for awarding funds for state rental 
assistance pursuant to this chapter, as provided in Section 50897.2 or 
50897.3, as applicable. 

(j)  “Program implementer” means the contracted vendor selected to 
administer emergency rental assistance under the program pursuant to 
paragraph (1) of subdivision (a) of Section 50897.3. 

(k)  “Prospective rent payment” means a rent payment eligible for financial 
assistance pursuant to Section 501(c)(2)(A) of Subtitle A of Title V of 
Division N of the federal Consolidated Appropriations Act, 2021 (Public 
Law 116-260). 
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(l)  “Rental arrears” means rental arrears eligible for financial assistance 
pursuant to Section 501(c)(2)(A) of Subtitle A of Title V of Division N of 
the federal Consolidated Appropriations Act, 2021 (Public Law 116-260). 

(m)  “Reservation pool” means the amount of program funds set aside 
for a select geographic area. 

(n)  “State reservation table” means the methodology of distributing the 
state’s portion of funding received from Subtitle A of Title V of Division 
N of the federal Consolidated Appropriations Act, 2021 (Public Law 
116-260) and allocated among the following components: 

(1)  No more than 10 percent for state administration. 
(2)  One hundred fifty million dollars ($150,000,000) total set aside for 

smaller counties with a population less than 200,000, allocated based on 
proportional share of population from the 2019 federal census data. 

(3)  The remainder of the state allocation distributed to eligible localities 
with a population 200,000 or greater, based on their proportional share of 
population from the 2019 federal census data. 

(o)  “Utilities” means utilities and home energy costs eligible for financial 
assistance pursuant to Section 501(c)(2)(A) of Subtitle A of Title V of 
Division N of the federal Consolidated Appropriations Act, 2021 (Public 
Law 116-260). 

50897.1. (a)  (1)  Funds available for rental assistance pursuant to this 
chapter shall consist of state rental assistance funds made available pursuant 
to Subtitle A of Title V of Division N of the federal Consolidated 
Appropriations Act, 2021 (Public Law 116-260) and shall be administered 
by the department in accordance with this chapter and applicable federal 
law. 

(2)  Each locality described in Section 50987.2 shall receive an allocation 
of rental assistance funds, calculated in accordance with the state reservation 
table. 

(3)  Except as otherwise provided in this chapter, funds available for 
rental assistance administered pursuant to Section 50897.3 shall consist of 
state rental assistance funds calculated pursuant to the state reservation table. 

(b)  Funds provided for and administered pursuant to this chapter shall 
be used in a manner consistent with federal law, including the prioritization 
of assistance specified Section 501(c)(4) of Subtitle A of Title V of Division 
N of the federal Consolidated Appropriations Act, 2021 (Public Law 
116-260). In addition, in providing assistance pursuant to this chapter, the 
department and, if applicable, the program implementer shall prioritize 
communities disproportionately impacted by COVID-19, as determined by 
the department. State prioritization shall be as follows: 

(1)  Round one priority shall be eligible households, as specified in Section 
501(c)(4) of Subtitle A of Title V of Division N of the federal Consolidated 
Appropriations Act, 2021 (Public Law 116-260), to expressly target 
assistance for eligible households with a household income that is less than 
50 percent of the area median income. 

(2)  Round two priority shall be communities disproportionately impacted 
by COVID-19, as determined by the department. 
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(3)  Round three priority shall be eligible households that are not otherwise 
prioritized as described in paragraphs (1) and (2), to expressly include 
eligible households with a household income that is less than 80 percent of 
the area median income. 

(c)  (1)  Except as otherwise provided in paragraph (2), eligible uses for 
funds made available to a grantee under this chapter shall be as follows: 

(A)  Rental arrears. 
(B)  Prospective rent payments. 
(C)  Utilities, including arrears and prospective payments for utilities. 
(D)  Any other expenses related to housing as provided in Section 

501(c)(2)(A) of Subtitle A of Title V of Division N of the federal 
Consolidated Appropriations Act, 2021 (Public Law 116-260). 

(2)  For purposes of stabilizing households and preventing evictions, 
rental arrears shall be given priority for purposes of providing rental 
assistance pursuant to this chapter. 

(3)  Remaining funds not used as described in paragraph (2) may be used 
for any eligible use described in subparagraphs (B), (C), and (D) of paragraph 
(1). 

(d)  A grantee may provide payment of rental arrears directly to a landlord 
on behalf of an eligible household by entering into an agreement with the 
landlord, subject to both of the following: 

(1)  Assistance for rental arrears shall be limited to compensation of 80 
percent of an eligible household’s unpaid rental debt accumulated from 
April 1, 2020, to March 31, 2021, inclusive, per eligible household. 

(2)  (A)  Acceptance of a payment made pursuant to this subdivision shall 
conditioned on the landlord’s agreement to accept the payment as payment 
in full of the rental debt owed by any tenant within the eligible household 
for whom rental assistance is being provided for the specified time period. 
The landlord’s release of claims pursuant to this subparagraph shall take 
effect only upon payment being made to the landlord pursuant to this 
subdivision. 

(B)  The landlord’s agreement to accept payment pursuant to this 
subdivision as payment in full, as provided in subparagraph (A), shall include 
the landlord’s agreement to release any and all claims for nonpayment of 
rental debt owed for the specified time period, including a claim for unlawful 
detainer pursuant to paragraph (2) and (3) of Section 1161 of the Code of 
Civil Procedure, against any tenant within the eligible household for whom 
the rental assistance is being provided. 

(C)  For purposes of this paragraph: 
(i)  “Rental debt” includes rent, fees, interest, or any other financial 

obligation under a lease for use and occupancy of the leased premises, but 
does not include liability for torts or damage to the property beyond ordinary 
wear and tear. 

(ii)  “Specified time period” means the period of time for which payment 
is provided, as specified in the agreement entered into with the landlord. 

(e)  If a landlord refuses to participate in a rental assistance program for 
the payment of rental arrears, as described in subdivision (d), a member of 
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an eligible household may apply for rental arrears assistance from the 
grantee. Assistance for rental arrears pursuant to this subdivision shall be 
limited to compensation of 25 percent of the eligible household’s unpaid 
rental debt accumulated from April 1, 2020, to March 31, 2021, inclusive. 

(f)  Funds used to provide assistance for prospective rent payments for 
an eligible household shall not exceed 25 percent of the eligible household’s 
monthly rent. 

(g)  An eligible household that receives assistance pursuant to subdivision 
(e) shall receive priority in providing assistance for the eligible uses specified 
in subparagraphs (B), (C), and (D) of paragraph (1) of subdivision (c). 

(h)  Assistance provided under this chapter shall be provided to eligible 
households or, where applicable, to landlords on behalf of eligible 
households that are currently housed and occupying the residential unit for 
which the assistance is requested at the time of the application. 

(i)  For purposes of the protections against housing discrimination 
provided under the California Fair Employment and Housing Act (Part 2.8 
(commencing with Section 12900) of Division 3 of Title 2 of the Government 
Code), assistance provided under this chapter shall be deemed to be a “source 
of income, as that term is defined in subdivision (i) of Section 12927 of the 
Government Code. 

(j)  (1)  Notwithstanding any other law, except as otherwise provided in 
subdivision (i), assistance provided to an eligible household for a payment 
as provided in this chapter or as provided as a direct allocation to grantees 
from the Secretary of the Treasury pursuant to Subtitle A of Title V of 
Division N of the federal Consolidated Appropriations Act, 2021 (Public 
Law 116-260) shall not be deemed to be income for purposes of the Personal 
Income Tax Law (Part 10 (commencing with Section 17001) of Division 2 
of the Revenue and Taxation Code) or used to determine the eligibility of 
an eligible household, or any member of an eligible household, for any state 
program or local program financed wholly or in part by state funds. 

(2)  Notwithstanding any other law, for taxable years beginning on or 
after January 1, 2020, and before January 1, 2025, gross income shall not 
include a tenant’s rent liability that is forgiven by a landlord as provided in 
this chapter or as rent forgiveness provided through funds grantees received 
as a direct allocation from the Secretary of the Treasury pursuant to Subtitle 
A of Title V of Division N of the federal Consolidated Appropriations Act, 
2021 (Public Law 116-260). 

(k)  The department may adopt, amend, and repeal rules, guidelines, or 
procedures necessary to carry out the purposes of this chapter, including 
guidelines regarding the administration of federal rental assistance funds 
received under Subtitle A of Title V of Division N of the federal 
Consolidated Appropriations Act, 2021 (Public Law 116-260) that are 
consistent with the requirements of that federal law and any regulations 
promulgated pursuant to that federal law. The adoption, amendment, or 
repeal of rules, guidelines, or procedures authorized by this subdivision is 
hereby exempted from the rulemaking provisions of the Administrative 
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Procedure Act (Chapter 3.5 (commencing with Section 11340) of Part 1 of 
Division 3 of Title 2 of the Government Code). 

(l)  Any interest that the state, a locality, or, if applicable, the program 
implementer derives from the deposit of funds made available pursuant to 
this chapter or pursuant to subdivision (e) of Section 925.6 of the 
Government Code shall be used to provide additional assistance under this 
chapter. 

(m)  Upon notification from the Director of Finance to the Joint Legislative 
Budget Committee that additional federal rental assistance resources have 
been obtained, that assistance may be deployed in a manner consistent with 
this chapter. Any statutory provision established by subsequent federal law 
specific to the administration of those additional resources shall supersede 
the provisions contained in this chapter to the extent that there is a conflict 
between those federal statutory provisions and this chapter. Consistent with 
the authority provided in subdivision (l), to implement future federal rental 
assistance, the department shall make corresponding programmatic changes 
to effectuate the program in compliance with federal law. 

(n)  Notwithstanding any other law, a third party shall be prohibited from 
receiving compensation for services provided to an eligible household in 
applying for or receiving assistance under this chapter, except that this 
prohibition shall not apply to any contracted entity that renders those services 
upon the express authorization by the department, the program implementer, 
or a locality. 

(o)  Assistance provided under this chapter shall include a receipt that 
provides confirmation of payment or forgiveness, or both payment and 
forgiveness, as applicable, that has been made. The receipt shall be provided 
to both the eligible household and the landlord. 

50897.2. (a)  (1)  A locality that has a population of 500,000 or greater 
shall be eligible to receive a block grant allocation from the department. 

(2)  A locality with a population of 499,999 or less, but greater than 
200,000, may request an allocation of block grant funds pursuant to this 
section, in the form and manner prescribed by the department. The 
department shall grant a request for an allocation of block grant funds 
pursuant to this paragraph if the locality attest and, in the department’s 
judgment, demonstrates that it has established a program consistent with 
the requirements of this chapter and has the capability to implement the 
resources provided in accordance with applicable state and federal law, 
including this chapter and Subtitle A of Title V of Division N of the federal 
Consolidated Appropriations Act, 2021 (Public Law 116-260). 

(3)  A locality that is not eligible for, or does not receive, an allocation 
of block grant funds pursuant to this section shall receive its proportionate 
share of funds in accordance with the state reservation table, as provided in 
Section 50897.3. 

(4)  Any locality that receives a block grant pursuant to this section shall 
attest to the department, in the form and manner prescribed by the 
department, that it will distribute assistance equitably and consistent with 
demonstrated need within the jurisdiction. 
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(5)  To receive funds pursuant to this section, an applicant shall agree to 
utilize its direct allocation of assistance from the Secretary of the Treasury 
pursuant to Section 501 of Subtitle A of Title V of Division N of the federal 
Consolidated Appropriations Act, 2021 (Public Law 116-260) in a manner 
consistent with this chapter. Refusal to comply with this paragraph shall 
result in the applicant being prohibited from receiving state block grant 
funds and may result in the department recouping block grant funds that 
are spent in a manner inconsistent with this chapter. 

(6)  A locality that receive funds pursuant to this section shall not institute 
additional programmatic requirements that may inhibit participation in the 
rental assistance program. 

(7)  A locality that applies for assistance under this section may apply for 
an award allocation through an authorized representative, without its 
legislative body expressly adopting an ordinance or resolution authorizing 
that application, provided that it later authorizes a representative of the 
eligible grantee with legal authority to bind the eligible grantee to the terms 
and conditions of the award before executing the agreement with the 
department. 

(8)  The department shall allocate all funds made available for purposes 
of this section, in consultation with the Department of Finance. The initial 
allocation shall be completed and shared no later than February 19, 2021. 

(b)  Block grant funds allocated pursuant to this section shall be used for 
those eligible uses and compensation requirements specified in, and subject 
to the applicable requirements of, Section 50897.1. 

(c)  The deadlines for the allocation and use of block grant funds pursuant 
to this section shall be as follows: 

(1)  A locality shall request that allocation from the department no later 
than February 12, 2021. If a locality fails to request that allocation by that 
date, the moneys that would have otherwise been allocated to that locality 
shall instead be used to provide assistance in accordance with Section 
50897.3. 

(2)  A grantee that receives block grant funds under this section shall 
contractually obligate at least 65 percent of those funds by June 1, 2021. 

(3)  A grantee that receives block grant funds under this section shall 
expend the full amount of that allocation by August 1, 2021. 

(d)  (1)  (A)  Subject to subparagraph (B), if a grantee that receives block 
grant funds under this section fails to contractually obligate the minimum 
amount of those funds by the deadline specified in paragraph (2) of 
subdivision (c), or to expend the full amount of that allocation by the 
deadline specified in paragraph (3) of subdivision (c), the grantee shall repay 
to the department any unused amount of block grant funds allocated to it 
not contractually obligated or expended. 

(B)  The department may waive the requirement to repay funds pursuant 
to subparagraph (A) if the grantee demonstrates, to the satisfaction of the 
department, that it will contractually obligate and expend any unused block 
grant funds allocated to it within the timeframes specified in federal law. 
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(2)  The department may reallocate any funds repaid pursuant to paragraph 
(1) for purposes of this section. In reallocating those funds, the department 
shall prioritize allocating additional funding to the state rental assistance 
program provided in Section 50897.3 for localities that have expended at 
least 50 percent of their state reservation pool allocations as of June 1, 2021. 

(3)  Upon a finding by the department that the conditions specified in 
paragraph (2) are not met, the department may allocate those funds to 
localities that received block grant assistance pursuant to this section, 
provided they have expended at least 50 percent of their funds at the time 
of application and have a demonstrated need. 

(e)  A grantee participating in the program pursuant to this section shall 
enter into a standard regulatory agreement with the department that includes 
terms and conditions consistent with the requirements set forth in this section. 

(f)  A grantee that receives an allocation of block grant funds pursuant to 
this section shall be solely responsible for compliance with all applicable 
management, implementation, and reporting requirements established under 
state and federal law. 

50897.3. (a)  (1)  (A)  The department may contract with a vendor to 
serve as the program implementer to manage and fund services and distribute 
emergency rental assistance resources pursuant to this section. A vendor 
selected to serve as program implementer shall demonstrate sufficient 
capacity and experience to administer a program of this scope and scale. 

(B)  The program implementer shall have existing relationships with 
community-level partners to ensure all regional geographies and target 
communities throughout the state have access to the program. 

(C)  (i)  The program implementer shall have the technological capacity 
to develop and to implement a central technology-driven application portal 
and system that serves landlords and tenants, has mobile and multilanguage 
capabilities, and allows an applicant track the status of their application. 
The application system shall have the capacity to handle the volume of 
expected use without disruption. 

(ii)  The system shall begin accepting applications no later than March 
15, 2021 and be available 24 hours a day, seven days a week, with 99 percent 
planned uptime rating. 

(iii)  The system shall support, at minimum, a database of 1,000,000 
application records. 

(iv)  The system shall support at minimum 20,000 concurrent full-access 
users, allowing users to create, read, update and delete transactions based 
upon their user role. 

(D)  (i)  The program implementer shall demonstrate experience with 
developing and managing direct payment or grant programs, or direct 
payment and grant programs, including, but not limited to, program and 
application development, outreach and marketing, translation and 
interpretation, fraud protections and approval processes, secure disbursement, 
prioritizing the use of direct deposit, customer service, compliance, and 
reporting. 
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(ii)  The program interface shall include, but not be limited to, the 
following: 

(I)  Capability such that either the landlord or the tenant may initiate an 
application for assistance and that both parties are made aware of the 
opportunity to participate in the rental assistance program and accept the 
program parameters. 

(II)  Appropriate notifications to ensure that both parties understand that 
rental assistance is awarded in rounds of funding based on eligibility and 
that the eligible household is reminded that payment is ultimately being 
provided directly to the landlord, but the payment will directly address the 
eligible household’s rental arrears or prospective rent, as applicable. 

(III)  Notification to both parties, including the landlord and the eligible 
household, respectively, of the initiation and completion of the application 
process, whether the process is initiated by the landlord or the eligible 
household. Upon payment, the program implementer shall provide an 
electronic record that payment has been made and keep all records available 
for the duration of the program, or as otherwise provided under state or 
federal law. 

(E)  The program implementer shall be able to manage a technology-driven 
duplication of benefits process in compliance with federal law. 

(F)  The program implementer shall comply with all state protections 
related to the use of personally identifiable information, including providing 
any necessary disclosures and assuring the secure storage of any personally 
identifiable information generated, as part of the application process. 

(G)  The program implementer shall coordinate its program activities 
with education and outreach contractors and any affiliated service or 
technical assistance providers, including those that reach non-English 
speaking and hard-to-reach households, with considerations for racial equity 
and traditionally underserved populations. 

(2)  The department may establish a contract with an education and 
outreach contractor to conduct a multilingual statewide campaign to promote 
program participation and accessibility. 

(3)  In accordance with paragraphs (1) and (2), the department shall seek 
contracted solutions that minimize total administrative costs, such that 
savings may be reallocated for use as direct assistance. 

(4)  The department may receive rental assistance program funding from 
localities or federally recognized tribes to administer on their behalf in a 
manner consistent with this chapter. 

(b)  (1)  (A)  A county with a population less than or equal to 200,000 
and any locality that is eligible for, but did not receive, a direct allocation 
of assistance from the Secretary of the Treasury pursuant to Section 501 of 
Subtitle A of Title V of Division N of the federal Consolidated 
Appropriations Act, 2021 (Public Law 116-260) shall receive assistance 
pursuant to the state reservation table, to be administered in accordance 
with this section. 

(B)  A locality that was eligible for, but did not receive, a direct allocation 
of assistance from the Secretary of the Treasury pursuant to Section 501 of 
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Subtitle A of Title V of Division N of the federal Consolidated 
Appropriations Act, 2021 (Public Law 116-260) and was eligible for, but 
did not receive, block grant assistance under Section 50897.2 shall receive 
its proportionate share of assistance, as determined by the state reservation 
table, to be administered in accordance with this section. 

(2)  (A)  A locality that was eligible for, but did not receive, block grant 
funds pursuant to Section 50897.2, and has elected to administer its direct 
share of assistance provided under Subtitle A of Title V of Division N of 
the federal Consolidated Appropriations Act, 2021 (Public Law 116-260), 
shall have its proportionate share of block grant funds administered pursuant 
to this section. 

(B)  To minimize legal liability and potential noncompliance with federal 
law, specifically those violations described in Section 501(k)(3)(B) of 
Subtitle A of Title V of Division N of the federal Consolidated 
Appropriations Act, 2021 (Public Law 116-260), the department, or, if 
applicable, the program implementer, may request that localities described 
in this paragraph enter into a data sharing agreement for the purpose of 
preventing unlawful duplication of rental assistance to eligible households. 
Notwithstanding any other law, localities that enter into a data sharing 
agreement as required by this subparagraph may disclose personally 
identifying information of rental assistance applicants to the department or 
the program implementer for the purposes described in this subparagraph. 

(C)  Except as otherwise provided in subparagraph (B), a locality that is 
subject to assistance provided under this paragraph and received a direct 
allocation from the Secretary of the Treasury pursuant to Subtitle A of Title 
V of Division N of the federal Consolidated Appropriations Act, 2021 
(Public Law 116-260) shall not be eligible for administrative and technical 
assistance provided by the department, including, but not limited to, support 
for long-term monitoring and reporting. 

(D)  The state, the department, or the program implementer acting on 
behalf of the department, shall be indemnified from liability in the 
administration of assistance pursuant to this paragraph, specifically any 
violation described in Section 501(k)(3)(B) of Subtitle A of Title V of 
Division N of the federal Consolidated Appropriations Act, 2021 (Public 
Law 116-260). 

(3)  To the extent permitted by federal law, a locality that elects to 
participate in the program as provided in this section, and that received 
rental assistance funding directly from the Secretary of the Treasury pursuant 
to Subtitle A of Title V of Division N of the federal Consolidated 
Appropriations Act, 2021 (Public Law 116-260), shall add those funds 
received directly from the Secretary of the Treasury and any share of rental 
assistance funding provided pursuant to Section 50897.2 to the funds 
allocated to it pursuant to this section. Except as otherwise provided in 
paragraph (1) of subdivision (d), the total amount of funds described in this 
subparagraph shall be used by the grantee in accordance with this section. 
Participation shall be conditioned upon having an executed standard 
agreement with the Department. 
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(4)  To the extent permitted by federal law, a federally recognized tribe 
that receives rental assistance funds directly from the Secretary of the 
Treasury pursuant to Subtitle A of Title V of Division N of the federal 
Consolidated Appropriations Act, 2021 (Public Law 116-260) may add its 
direct federal allocation of funds to be administered pursuant to this section. 
Participation shall be conditioned upon having an executed standard 
agreement with the department. 

(5)  The department may establish additional funding targets within the 
reservation pool to support an equitable distribution that targets eligible 
households most impacted by COVID-19. 

(c)  Funds allocated pursuant to this section shall be used for those eligible 
uses specified in, and subject to the applicable requirements of, Section 
50897.1. 

(d)  (1)  Except as otherwise provided in paragraph (3), a grantee that 
receives funds pursuant to this section shall contractually obligate those 
funds no later than July 31, 2021. The department may, in its discretion, 
reallocate any funds allocated to a grantee that are not contractually obligated 
by that date to other grantees participating in the program that have expended 
at least 50 percent of their reservation pools or have an oversubscribed 
application list for rental assistance. 

(2)  In reallocating funds pursuant to this subdivision, the department or, 
if applicable, the program implementer acting on behalf of the department 
shall prioritize reallocating those unused funds to provide financial assistance 
for rental arrears accumulated on or after April 1, 2020, and before the 
expiration of the program. 

(3)  Funds administered on behalf of a federally recognized tribe as 
provided in paragraph (4) of subdivision (b) are not subject to the 
requirements of this subdivision. 

(e)  (1)  In any legal action to recover rent or other financial obligations 
under the lease that accrued between April 1, 2020, and June 30, 2021, 
before entry of any judgment in the plaintiff’s favor, the plaintiff shall verify 
both of the following under penalty of perjury: 

(A)  The landlord has not received rental assistance or other financial 
compensation from any other source corresponding to the amount claimed. 

(B)  The landlord does not have any pending application for rental 
assistance or other financial compensation from any other source 
corresponding to the amount claimed. 

(2)  In any unlawful detainer action seeking possession of residential 
rental property based on nonpayment of rent or any other financial obligation 
under the lease, the court shall not enter a judgment in favor of the landlord 
unless the landlord verifies all of the following under penalty of perjury: 

(A)  That the landlord has not received rental assistance or other financial 
compensation from any other source corresponding to the amount demanded 
in the notice underlying the complaint. 

(B)  That the landlord has not received rental assistance or other financial 
compensation from any other source for rent accruing after the date of the 
notice underlying the complaint. 
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(C)  That the landlord does not have any pending application for rental 
assistance or other financial compensation from any other source 
corresponding to the amount demanded in the notice underlying the 
complaint. 

(D)  That the landlord does not have any pending application for rental 
assistance or other financial compensation from any other sources for rent 
accruing after the date of the notice underlying the complaint. 

(f)  Notwithstanding any other state or local law, policy, or ordinance, 
for purposes of ensuring the timely implementation of resources pursuant 
to this section, a locality that has a population greater than 200,000 may 
enter into an agreement with the department to have its share of funds 
administered pursuant to this section by the department and may redirect 
those funds to the department for that purpose. 

50897.4. (a)  Each grantee under Section 50897.2 or 50897.3, as 
applicable, shall provide to the department information relating to all 
applicable performance metrics, as determined by the department. 

(b)  Funds provided to a grantee under this chapter shall be subject to the 
same reporting and verification requirements specified in Section 501(g) 
of Subtitle A of Title V of Division N of the federal Consolidated 
Appropriations Act, 2021 (Public Law 116-260). The grantee shall, in 
addition, provide any other information that the department deems necessary 
for purposes of this chapter, including, but not limited to, weekly funding 
obligation, expenditure, and projection reports. 

(c)  To the extent feasible, each grantee shall ensure that any assistance 
provided to an eligible household under this chapter is not duplicative of 
any other state–funded rental assistance provided to that eligible household. 

(d)  (1)  The department shall submit to the Joint Legislative Budget 
Committee, on a monthly basis for the duration of the program, a report 
that provides programmatic performance metrics for funds administered 
pursuant to this chapter. The report shall include, at minimum, the following 
information: 

(A)  Obligation of funds for assistance provided under this chapter. 
(B)  Expenditure of funds for assistance provided under this chapter. 
(C)  Expenditure by eligible uses for assistance provided pursuant to this 

chapter. 
(D)  Reallocation of funds, if any, for assistance provided pursuant to this 

chapter. 
(E)  Geographic distribution of funds provided pursuant to Section 

50897.3. 
(F)  For the first monthly report submitted pursuant to this section only, 

an overview of which jurisdictions have elected to participate in the state 
rental assistance programs as provided in Sections 50897.2 and 50897.3, 
respectively. 

(2)  A report required to be submitted pursuant to this subdivision shall 
be submitted in compliance with Section 9795 of the Government Code. 

50897.5. (a)  (1)  Item 2240-102-0890 of the Budget Act of 2020, 
appropriated to the Department of Housing and Community Development, 
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is hereby augmented by appropriating the sum of one billion five hundred 
million dollars ($1,500,000,000) from the Federal Trust Fund for the 
purposes of implementing the state rental assistance program provided under 
this chapter. 

(2)  The amount appropriated in paragraph (1) may be adjusted in 
accordance with additional funding the state receives for the rental assistance 
program in accordance with paragraphs (3) and (4) of subdivision (b) of 
Section 50897.3. 

(b)  The department may expend up to 10 percent of the funds appropriated 
pursuant to this section for the costs of administering the state rental 
assistance program in accordance with this chapter. 

50897.6.  It is the intent of the Legislature that the state closely monitor 
the usage of funding pursuant to this chapter to ensure that the program is 
stabilizing households and preventing evictions. 

SEC. 25.  The provisions of this act are severable. If any provision of 
this act or its application is held invalid, that invalidity shall not affect other 
provisions or applications that can be given effect without the invalid 
provision or application. 

SEC. 26.  The Legislature finds and declares that Sections 11 and 13 of 
this act, which amend Sections 1161.2 and 1161.2.5, respectively, of the 
Code of Civil Procedure, impose a limitation on the public’s right of access 
to the meetings of public bodies or the writings of public officials and 
agencies within the meaning of Section 3 of Article I of the California 
Constitution. Pursuant to that constitutional provision, the Legislature makes 
the following findings to demonstrate the interest protected by this limitation 
and the need for protecting that interest: 

This act balances the public’s right to access records of judicial 
proceedings with the need to protect the privacy of tenants facing financial 
distress due to COVID-19. 

SEC. 27.  No reimbursement is required by this act pursuant to Section 
6 of Article XIIIB of the California Constitution because the only costs that 
may be incurred by a local agency or school district will be incurred because 
this act creates a new crime or infraction, eliminates a crime or infraction, 
or changes the penalty for a crime or infraction, within the meaning of 
Section 17556 of the Government Code, or changes the definition of a crime 
within the meaning of Section 6 of Article XIII B of the California 
Constitution. 

SEC. 28.  This act is a bill providing for appropriations related to the 
Budget Bill within the meaning of subdivision (e) of Section 12 of Article 
IV of the California Constitution, has been identified as related to the budget 
in the Budget Bill, and shall take effect immediately. 

O 
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(415) 552-9292 FAX (415) 252-0461 
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1 

Policy Analysis Report 

To:  Supervisor Preston 
From:  Budget and Legislative Analyst’s Office 
Re:  Estimate of unpaid residential rent in San Francisco due to COVID-19 

pandemic and related public health orders 
Date:  October 27, 2020 

SUMMARY OF REQUESTED ACTION 

Your office requested that the Budget and Legislative Analyst estimate the amount of 

unpaid residential rent in the City and County of San Francisco due to the COVID-19 

pandemic, i.e. from direct health impacts and indirect economic impacts related to job 

or income loss. 

For further information about this report, contact Fred Brousseau at the Budget and 
Legislative Analyst’s Office. 

 

Executive Summary 

 The onset of the COVID-19 pandemic and the March 2020 sheltering-in-place 

orders in San Francisco and California had an immediate impact on the economy. 

Unemployment in San Francisco increased from a rate of 2.3 percent in February 

2020 to 12.6 percent in April 2020. This translated to an increase from 13,299 

individuals unemployed in February (and similar numbers in the preceding six 

months) to 69,806 in April, or an increase of 56,507 individuals.   

 One impact of the rapid spike in unemployment in March and April was an 

increase in partial or full non-payment of residential rent by San Francisco tenants. 

While unemployment decreased somewhat in July and August it remained well 

above pre-pandemic levels. The reduction in residential rent paid in San Francisco 

has been documented by various organizations including the Census Bureau, the 

San Francisco Apartment Association, and the Terner Center for Housing 

Innovation at UC Berkeley. Along with the Census Bureau, the National Multi-

Family Housing Council and the National Association of Hispanic Real Estate 

Professionals have reported the same phenomenon at the national level. 

 To estimate the amount of unpaid rent in San Francisco since sheltering-in-place 

began in March 2020, we reviewed datasets, survey results, and other analyses 

from various sources including those identified above. While no one source 

provides a definitive answer to the question of the  exact amount of residential 
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rent that has gone unpaid in San Francisco since March, we found similarities in 

the results of the various sources of information that allowed us to prepare a 

range of compatible estimates using varying assumptions about the proportion of 

newly unemployed that reside in and pay for rental housing.  

 We prepared a range of estimated unpaid residential rent amounts in San 

Francisco based on these various sources, ranging from $13.6 million a month up 

to $32.7 million per month for the period April - September 2020, as shown in 

Exhibit A.  

 The primary difference between our low and high estimates is that the low 

estimate assumes that those unemployed due to COVID-19 are distributed by 

housing type proportional to the City’s overall population, with 13,765 renter 

households affected, or approximately six percent of all renter households; our 

high end estimate assumes that a disproportionate number of renter households, 

33,200, are affected by COVID-19 related unemployment, or 15 percent of all 

renter households. The estimated unpaid rent is shown for both scenarios for one, 

three, and six months in Exhibit A.  

Exhibit A: Low and High Estimate of Residential Rent Partially or Not Paid by 

San Francisco Renters, April – September 2020 

 

 Estimate 

 # of Renter 

Households 

Months of Unpaid Residential Rent 

1 month 3 months 6 months 

Low 13,765 $13,558,128 $40,674,384 $81,348,768 

High 33,200 $32,702,000 $98,106,000 $196,212,000 

 

 For both our low and high unpaid rent estimates shown in Exhibit A, we assume 

median monthly rent of $1,970 and that unpaid rent for these households overall 

totaled 50 percent of the total amount due. This approach accounts for some 

households paying no rent, some paying partial rent, and some paying the full 

amount with other resources available to them such as savings, loans, basic and 

expanded unemployment insurance, and CARES Act stimulus payments.  

 Other indicators of tenants having difficulty paying rent were captured by input 

from a number of San Francisco community-based organizations that provide 

support services such as rental assistance and counseling for tenants facing 

eviction or having other issues with their rentals. The following four organizations 

surveyed all reported increases starting in March 2020 in the number of clients or 
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applicants seeking residential rental assistance or support services due to their 

inability to partially or fully pay their rent: Eviction Defense Collaborative, Housing 

Rights Committee, Causa Justa::Just Cause, and the Mayor’s Office of Housing and 

Community Development’s Give2SF Housing Stabilization Program.   

 Our low and high estimates of unpaid residential rent between April and 

September 2020 may not be good predictors of future unpaid rent. While 

unemployment in the City declined in August, though still remained well above 

February and prior months, protections and supports during the early months of 

the pandemic that assisted some tenants in paying their rent may be diminished 

or exhausted completely in the coming months. These supports include personal 

savings, loans, regular and expanded unemployment insurance, and stimulus 

payments made available through the CARES Act. 

 In addition to unpaid rent, landlords face a potential loss of income related to the 

pandemic. Renter property owners report increases in notices from tenants who 

wish to vacate their units, break their leases, or are requesting rent reductions. 

San Francisco Apartment Association surveys of its members since April 2020 have 

found landlords reporting increases in such notices as well as tenants breaking 

their leases or unexpectedly giving notice to vacate. 

 Financial assistance has been available to tenants in a number of forms since the 

onset of the pandemic and sheltering-in-place: regular unemployment insurance, 

and expanded unemployment insurance benefits and stimulus payments funded 

by the CARES Act, the latter two of which have largely expired. At the local level, 

the primary support service provided by the City has been the Give2SF Housing 

Stabilization Program, most of the funding for which has been expended as of the 

writing of this report. Unless new programs are adopted at the federal or state 

level, unpaid rent is likely to increase as long as San Francisco renters remain 

unemployed due to COVID-19.  

 Anti-eviction protections remain in place for several months but unpaid rent will 

become due in March 2021 under current legislation in many cases and rent is due 

on time starting again in February 2021. For tenants who have been and will 

remain unemployed in the coming months, there is little rental relief available. 

Project staff: Cody Xuereb, Fred Brousseau   
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1. The Impact of COVID-19 on San Francisco’s Rental Market 

The COVID-19 pandemic has had significant direct and indirect impacts on 

the economic, physical and mental wellbeing of all San Francisco residents. 

Various government, academic, and private sector data and reports show 

that the pandemic has resulted in increased unemployment, reductions in 

income, and non-payment of rent nationally, statewide, and in San 

Francisco. 

A number of studies we reviewed show that renters have been particularly 

impacted due to the significant economic impacts the pandemic and related 

public health orders have had on employment and earnings. Given the 

existing vulnerability of renters due to the City’s housing affordability crisis, 

the COVID-19 pandemic has added additional pressure due to its 

disproportionate impact on low-income working households. These studies 

also highlight disparate impacts on people of color, including Latinx and 

African American populations, related to higher COVID-19 exposure rates 

and employment in impacted industries.1  

 

 

COVID-19 Confirmed Cases and Unemployment in San Francisco 

                                                 
1 An April 2020 UCSF study of COVID-19 infections in San Francisco’s Mission neighborhood found the infection 
rate was 11 times higher than the city average and 95 percent of those who tested positive were Latinx, despite 
making up 44 percent of those tested. Nationally, Black and Latinx people were 3.8 and 2.5 times more likely to die 
from COVID-19 than White people, respectively (APM Research Lab, July 2020). People of color are also more likely 
to work in high-contact service industries and have pre-existing health conditions. 
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Exhibit 1 below provides an overview of the number of new COVID-19 cases 

in San Francisco alongside the number of unemployed individuals. This 

shows the significant increase in unemployment following the declaration of 

the first Bay Area Stay at Home order on March 16 2020, with the number 

of unemployed rising from 13,299 in February and 18,065 in March to 69,806 

in April. While this has improved somewhat through August following 

gradual reopening, the latest county level unemployment data indicates 

49,845 individuals were out of work in August, an increase of 31,790 

individuals compared to March.  

Exhibit 1: COVID-19 Confirmed Cases and Unemployment in San Francisco, August 
2019 – September 2020 

 

Source: SF Department of Public Health, US Bureau of Labor Statistics Local Area Unemployment 

Statistics 

Notes: Unemployment data for San Francisco County is published 6-8 weeks following the end of the 

month. 

This unemployment data may be an underestimate of those impacted by job 

or income loss as it does not include those with reduced hours or on 

furlough. For example, according to the California Employment 

Development Department, the total number of individuals claiming 

Unemployment insurance benefits in San Francisco County was 78,287 in 

July, indicating potential undercounting due to individuals leaving the 
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workforce, not actively looking for work, or working part time.2 The latest 

data from the U.S. Census Bureau’s Household Pulse Survey3 also indicates 

that 52 percent of people over 18 in the San Francisco Metropolitan Area 

reported a loss of income in their household since the start of COVID-19, as 

of the end of September.4 

San Francisco Rental Market during the COVID-19 Pandemic 

Increase in Renter households not Fully Paying Rent 

While there is no single source of data on the extent of non- or under-

payment of residential rent over time, several governmental and non-

governmental organizations have developed surveys and carried out 

analyses to measure this issue. Some of the organizations and efforts 

discussed further below include: 

 US Census Household Pulse Survey: representative weekly and biweekly 

national survey to measure household experiences during the COVID-19 

pandemic, including rent payment. 

 University of California, Berkeley Terner Center for Housing Innovation: 

analysis of Household Pulse Survey and other surveys to estimate the 

impact of job loss on payment of rent. 

 San Francisco Apartment Association: monthly survey of Association 

members on payment of rent and other issues. 

 U.S. Bureau of Labor Statistics (BLS): unemployment statistics for San 

Francisco allow for estimates of the number of unemployed individuals 

since the onset of the pandemic and imputation of the number of 

associated households paying partial or no rent.  

Exhibit 2 below provides a summary of the findings on non-payment of rent 

for each of these organizations, as well as a summary of our imputation of 

non-payment using BLS unemployment statistics for San Francisco. While 

the methodology, robustness and coverage of these sources differ, the 

estimates covering San Francisco and the region range from approximately 

                                                 
2 California Employment Development Department, Unemployment Insurance Claimants by County 
(https://edd.ca.gov/about_edd/Quick_Statistics_Information_by_County.htm)  
3 Since May 2020, the U.S. Census Bureau has run a representative weekly and biweekly national survey to 
measure household experiences during the COVID-19 pandemic, including information on employment and 
housing. The survey design allows representative estimates produced at the national and state level as well as for 
the top 15 largest Metropolitan Statistical Areas. 
4 U.S. Census Household Pulse Survey, Week 15 (Sept. 16 – 28). San Francisco Metropolitan Statistical Area 
includes San Francisco, San Mateo, Alameda, Contra Costa, and Marin counties.  

https://edd.ca.gov/about_edd/Quick_Statistics_Information_by_County.htm
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4.2 to 15 percent of renter households not fully paying their rent. This range 

likely reflects differences in the survey design, question phrasing, and 

individuals surveyed. Given the robustness and lower-level data available for 

the BLS unemployment statistics and Terner Center, we focused our analysis 

on these two sources and use estimates based on these sources for our 

range of two estimates of the amount of unpaid rent.  

Exhibit 2: Summary of Estimates of Percentage of Renter Households’ Non-Payment of 
Rent, by Data Source, April – September 2020 

Source Survey Measure Coverage Unit Apr May Jun Jul Aug Sept 

BLA Imput-
ation using 
BLS data 

% of Renter Households 
paying partial or no rent 
(based on # of 
unemployed individuals) 

SF County 
Renter 

Households 
6.5% 6.6% 6.7% 5.8% 4.2% - 

Terner 
% of Renter Households 
Impacted by Job Loss 

SF County 
Renter 

Households 
15.0%+ 15.0%+ 15.0%+ - - - 

HPS 
% Renter Households not 
Paying Last Month's Rent 
on Time 

SF MSA** 
All People 

18+ in 
Rental Units  

- 13.7% 11.7% 11.1% 12.4% 11.9% 

SFAA 
% Renter Households not 
Paying any rent due to 
COVID-19 

SF County Rental Units 5.7% 3.2% 2.3% 3.1% 2.2% - 

SFAA 
% Renter Households 
Paying Partial Rent 

SF County Rental Units - - 2.5% 3.4% 4.0% - 

SFAA 
Total % Renter Households 
not Paying or Partially 
Paying Rent 

SF County Rental Units 5.7% 3.2% 4.8% 6.5% 6.2% - 

Sources: BLS = BLA calculations using unemployment data from U.S. Bureau of Labor Statistics Local 

Area Unemployment Statistics; HPS = US Census Bureau’s Household Pulse Survey; Terner = UC 

Berkeley Terner Center for Housing Innovation, Analysis of BLS Current Employment Statistics and 

American Community Survey; SFAA = San Francisco Apartment Association, Survey of Association 

Members. 

Notes: See supporting tables in Appendix A.  

*Net Year over Year difference, 2019 vs. 2020.  

** San Francisco Metropolitan Statistical Area includes San Francisco, San Mateo, Alameda, Contra Cost 

and Marin counties. 
+ 15% estimate is a cumulative total of renter households impacted by job loss from April to June 2020. 

 

A review of the sources above and additional research carried out at the 

national level indicates that the key factors and characteristics associated 

with non-payment of rent include: 

 Job or income loss: A representative survey of 1,000 renters in Los 

Angeles County by UCLA and USC found that those who lost their job or 
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income were 2.5 to 4.5 times more likely to have trouble paying rent.5 

The Census Bureau’s Household Pulse Survey results indicate that 

Californians who experienced income loss were 2.7 times more likely to 

report having no confidence in making the next month’s rent (as of 

September 16 – 28). 

 Lower income households (i.e., those earning under $50,000 per year): 

an analysis by the Terner Center for Housing Innovation at UC Berkeley 

estimated that at the time of their job loss, 47 percent of renter 

households earned 80 percent of Area Median Income  or less in San 

Francisco.6 The UCLA/USC survey found non-payment of rent was twice 

as likely among those earning under $25,000 compared to all renters.7  

 Race/ Ethnicity: Black and Hispanic renters were found to be almost 

twice as likely to make a partial rent payment from May to July 2020 

compared to White renters in the UCLA/ USC Los Angeles renter survey. 

The Terner Center estimated that two thirds of renters who experienced 

job loss in San Francisco from April to June had a Person of Color in the 

household. 

 Building Type: Households in single family residences and smaller 

buildings (2 – 4 units) appear to be twice as likely to be behind on rent 

relative to those in mid-size buildings with 5 – 49 units, according to a 

Terner Center Analysis of the Census Bureau’s Household Pulse Survey. 

However, renters in buildings with 50 or more units were also more likely 

to be behind on rent payments than those in mid-size buildings.8 

Two sources of information reviewed for this report documented partial or 

non-payment of rent specifically in San Francisco since sheltering-in-place 

began in March 2020.  First, the national weekly U.S. Census Bureau 

Household Pulse Survey asks respondents, including San Francisco residents, 

if they paid last month’s rent timely.  The second source is the San Francisco 

Apartment Association which has been surveying its members monthly since 

April 2020 regarding the number of tenants paying partial or no rent as a 

                                                 
5 Manville, M., et al., COVID-19 and Renter Distress: Evidence from Los Angeles (UCLA-USC Report published 
August 31 2020). 
6 Terner Center for Housing Innovation, “COVID-19 and California’s Vulnerable Renters” (Blog post dated August 4, 

2020). 
7 Manville, M., et al., COVID-19 and Renter Distress: Evidence from Los Angeles (UCLA-USC Report published 

August 31 2020). 
8 Terner Center for Housing Innovation, “The ongoing housing crisis: California renters still struggle to pay rent 
even as counties re-open” (Blog post dated October 2, 2020). 

https://www.lewis.ucla.edu/research/covid19-and-renter-distress/
https://ternercenter.berkeley.edu/blog/covid-19-and-vulnerable-renters-california
https://www.lewis.ucla.edu/research/covid19-and-renter-distress/
https://ternercenter.berkeley.edu/blog/ongoing-housing-crisis-california-renters
https://ternercenter.berkeley.edu/blog/ongoing-housing-crisis-california-renters
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result of COVID-19. The Association also surveys its members monthly about 

other metrics such as notices to vacate filed by tenants, discussed further 

below.   

It is also worth noting that the estimates of non-payment are also likely to 

underestimate the number of undocumented residents who are less likely 

to be captured in official surveys. These individuals are likely at higher risk of 

non-payment due to limited access to federal and state benefits. A 2016 

analysis by the Migration Policy Institute estimated there could be up to 

49,000 unauthorized immigrants living in San Francisco County.9 

US Census Bureau’s Household Pulse Survey 

Starting in May 2020, the U.S. Census Bureau developed a national survey to 

measure household experiences during the COVID-19 pandemic. The survey 

includes questions on employment, the ability to meet basic needs, such as 

food and rent, and income sources. The Survey includes a question about 

whether individuals in renter households are current on their last month’s 

rent payment for the San Francisco and Los Angeles Metropolitan Statistical 

Areas as well as for California and the U.S. overall. While San Francisco 

renters appear to be faring better than these other areas, an average of 12 

percent of individuals in renter households reported not being current on 

rent payments between May 5th and September 28th, 2020. This is lower than 

the averages for California (15 percent), nationally (16 percent), and the Los 

Angeles metro area (17 percent). 

San Francisco Apartment Association Surveys 

This San Francisco Apartment Association has been conducting monthly 

surveys of its members since April 2020 requesting data on: unpaid rent, 

partially paid rent, notices to vacate filed, requests for rent reductions, and 

other metrics. The organization’s survey results from April through August 

2020 show that between 3.2 and 6.5 percent of renter households in San 

Francisco paid partial or no rent due to COVID-19.  

 

 

 

                                                 
9 Migration Policy Institute (2016), Profile of the Unauthorized Population: San Francisco County, CA 
<https://www.migrationpolicy.org/data/unauthorized-immigrant-population/county/6075> 
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Other Local Indicators of Non-Payment of Rent: Community Based 

Organizations and MOHCD Rent Relief Program 

Community Based Organization Feedback 

We contacted several community-based organizations (CBOs) that help 

tenants facing evictions about the demand for their assistance related to 

non-payment of rent since sheltering-in-place began.10 We received the 

following information from the CBOs we contacted, confirming the trend 

reported above that tenants who have lost their jobs or been cut back are 

facing the prospect of incurring debt by not paying or partially paying their 

rent.  

 Eviction Defense Collaborative: the EDC reported a doubling in requests 

for counseling and rental assistance since the start of the pandemic. They 

have also disbursed $584,000 in rental assistance to 191 individuals as of 

September 23 (most of this through the Give2SF Housing Stabilization 

Program).11 

 Housing Rights Committee of San Francisco: since the Stay at Home order 

in mid-March through the end of September, HRCSF estimates they 

received 1,230 inquiries from tenants related to inability to pay rent, 

around 75 percent of all inquiries received. HRCSF reports that this is a 

significant increase from before the start of the pandemic when only a 

few calls per month were received regarding difficulty paying rent. 

 Causa Justa::Just Cause: since the end of March through the end of 

September, Causa Justa reported receiving 157 calls from tenants unable 

to pay rent due to COVID-19, representing around one in five of all calls 

received over this time. 

San Francisco’s Give2SF Housing Stabilization Program 

In May, the Mayor’s Office of Housing and Community Development 

(MOHCD) launched a Housing Stabilization Program to provide rental 

assistance to tenants facing eviction due to financial hardship caused by the 

COVID-19 pandemic. The program aims to prevent evictions by providing 

financial assistance for future rents not covered by emergency eviction 

                                                 
10 The full list of CBOs contacted includes: Chinatown Community Development Center, Causa Justa::Just Cause, 
Housing Rights Committee of San Francisco, San Francisco Tenants Union and the Eviction Defense Collaborative. 
11 The Eviction Defense Collaborative is one of five organizations providing rental assistance through the Give2SF 
Housing Stabilization Program. 
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protections, rather than past due rent.12  Financial assistance is provided 

mostly to third parties (such as landlords) and accompanied with a written 

communication to landlords and tenants to ensure funds are applied for the 

month(s) specified. 

From May 4 to September 30, the program received 9,200 applications 

requesting a total of $43 million in housing assistance. This equates to 

roughly $4,700 per applicant on average, or around 2.5 months’ rent13. In a 

July 2020 proposal to the City’s Economic Recovery Taskforce, MOHCD 

estimated that up to 7,650 renter households at high risk of homelessness 

may need financial assistance for COVID-19-related hardship at an estimated 

total cost of $50 million. 

The program is primarily funded by private donations to the City’s Give2SF 

fund as well as federal funding from the CARES Act.14 According to MOHCD, 

the program currently has $7.5 million in direct financial assistance funding 

available, of which $6.5 million has been committed to help 1,449 

households (around $4,500 per household on average). Around half of the 

committed total has been paid. Ongoing funding from private donors for this 

program at the current level is not guaranteed.  

Affordable Housing Providers  

As part of our review, we also spoke with MOHCD regarding non-payment of 

rent experienced by affordable housing operators regulated by the MOHCD. 

MOHCD staff indicated data collection to assess the impact of non-payment 

on the financial condition of housing operators was ongoing and expected to 

conclude by February 28, 2021. MOHCD is also working with affordable 

housing providers to amend older ground leases and loans for 40 properties 

to allow providers greater access to surplus residual receipts, in line with 

MOHCD’s current residual receipts policy. 

A national survey of 164 major rental operators (including 70 percent with 

mostly subsidized units) in August 2020 found that 89 percent had 

experienced a reduction in revenues related to the pandemic, with an 

                                                 
12 For example, if an emergency tenant protection makes September missed rent un-evictable but not October 
missed rent, then the program would provide financial assistance to cover October, rather than the arrearage for 
which there is eviction protection. 
13 Based on a median gross rent of $1,970 for San Francisco County based on Terner Center analysis of the 2018 
American Community Survey. 
14 Community Development Block Grant COVID-19 funding. 
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average 11.8 percent decline in revenues.15 Among those experiencing 

revenue declines, 73 percent of providers reported non-payment of rent as 

the driver of revenue declines. While most affordable housing providers 

regulated by MOHCD are required to maintain a 25 percent operating 

expense reserve, an extended period of high unemployment combined with 

limited additional federal assistance for renters could lead to providers 

delaying maintenance or reducing other operating services to make up for 

revenue shortfalls. Housing providers have also seen an increase in expenses 

to meet public health orders (i.e. Personal Protection Equipment, 

reconfiguration of physical spaces to meet social distancing requirements, 

etc.). 

 

2. Estimates of Total Unpaid Rent due to COVID-19 

Despite multiple estimates of the number of renter households that are 

behind on rent payments or experiencing job loss due to COVID-19, we were 

unable to find any estimates of the amount of unpaid rent at the local or 

regional level, including for the City and County of San Francisco. Given these 

limitations, we used several different data sources to produce a range of 

estimates of the amount of unpaid rent among San Francisco renters 

between the onset of sheltering-in-place through September 2020. 

Our resulting estimates of unpaid rent between April and September 2020 

range from $13.6 million up to $32.7 million per month. For the six month 

period, this equates to between $81.3 million and $196.2 million.  

Our range of estimates reflects different assumptions including, on the low 

end: (1) that the pandemic-related unemployed are distributed between 

renters and homeowners proportional to their distribution in the population 

of San Francisco overall (i.e., renters do not make up a disproportionate 

share of the unemployed), (2) that these unemployed individuals are 

members of households with 2.16 occupants each, or the average for San 

Francisco renter households, and (3) these renter households with 

unemployed individuals paid 50 percent of their rent on average. The latter 

assumption is to account for partial or full rent paid by some households with 

personal savings, extended unemployment insurance and stimulus 

                                                 
15 Affordable Housing Finance, “Affordable Housing Owners See Higher Operating Costs Due to COVID-19” (article 
posted October 2, 2020). 

https://www.housingfinance.com/management-operations/affordable-housing-owners-see-higher-operating-costs-due-to-covid-19_o?utm_source=newsletter&utm_content=Article&utm_medium=email&utm_campaign=AHF_100720&
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payments from the CARES Act, loans, funds from rental assistance programs, 

and other sources.16  

Our high end estimate assumes that renters have disproportionately 

suffered unemployment and reduced employment based on the distribution 

of industries and occupations affected by the pandemic. This results in a 

disproportionate share of renter households assumed to have not paid or 

only partially paid their rent. We have adjusted the resulting maximum 

unpaid rent for those households to 50 percent of the total amount due for 

the same reasons as described above for our low-end estimate. 

Exhibit 3: Low and High Estimate of Rent Partially or Not Paid by San 
Francisco Renters, April – September 2020 

Estimate 
 # of Renter 

Households 

Months of Unpaid Residential Rent 

1 month 3 months 6 months 

Low 13,765 $13,558,128 $40,674,384 $81,348,768 

High 33,200 $32,702,000 $98,106,000 $196,212,000 

Sources: BLA calculations based on BLS Local Area Unemployment Statistics and UC Berkeley 

Terner Center analysis. 

Notes: Assumes median monthly rent of $1,970 based on Terner Center analysis of 2018 ACS 

data. 

We do not assume that the estimated amounts of unpaid rent shown in 

Exhibit 3 will continue to be unpaid in coming months as, at this time, the 

safeguards in place during the first six months of the pandemic including 

enhanced unemployment insurance and stimulus payments through the 

CARES Act have now expired and, as of the writing of this report, no 

replacements of the same magnitude are in place. Further, to the extent that 

renter households have used personal savings and/or loans or funds from 

rental assistance programs, these amounts could be depleted and will not 

necessarily be replenished. This indicates that the amount of unpaid rent 

could likely increase in coming months if the pandemic and sheltering-in-

place remains in effect and unemployment remains well above average. A 

decrease in unemployment in August 2020 could have the effect of reducing 

the amount of unpaid rent, though the number of unemployed in August in 

San Francisco still greatly exceeded pre-pandemic levels.  

                                                 
16 This 50 percent assumption is also similar to estimates used in a report on unpaid rent due to COVID-19 
nationally for the National Council of Social Housing Agencies by STOUT from September 28, 2020. 

https://www.ncsha.org/resource/current-and-expected-rental-shortfall-and-potential-eviction-filings/
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Low estimate of partially or unpaid rent: $13.6 million per month  

Our low end estimate of partially or unpaid rent between April and August 

202017 is based on reported unemployment in San Francisco during that 

period. As shown in Exhibit 4, the incremental number of unemployed 

individuals in San Francisco after sheltering-in-place began amounted to an 

average of 51,646 for that period. We assumed that 58 percent of those 

individuals, or 29,732 individuals, were renters, consistent with the general 

distribution of individuals among those living in renter and owner-occupied 

housing units in San Francisco as a whole18. We then assumed that those 

individuals represented 13,765 households, based on the average renter 

household size in San Francisco of 2.16.19 Finally, we assumed that, on 

average, these renters paid 50 percent of the maximum amount of rent due 

to account for partial, no, and full payments by some renters even though 

they were unemployed.  

Exhibit 4: Assumptions for Low End Estimate of Amount of Unpaid Rent in 
San Francisco, April – August 2020 

Assumptions/ Inputs  Value 
Average Number of San Franciscans Unemployed April – August 2020 64,945 

Average Incremental Unemployed after Sheltering-in-Place 51,646 

Number of Renters (@ 58% of all individuals) 29,732 

Total Number of Renter Households experiencing Job Loss  

(@ average 2.16 persons/household) 
13,765  

Share of Total Renter Households in San Francisco 6.0% 

Median Rent for Impacted Renter Households $1,970  

Estimated Unpaid Rent (50% of maximum due) $13,557,540 

Sources: BLA analysis of BLS Local Area Unemployment Statistics and American Community Survey 

(ACS) 2019 1-year estimates (for renter and household size assumptions). 

As shown in Exhibit 4, our low estimate assumes that six percent of renter 

households in San Francisco did not fully or partially pay their rent between 

April and August 2020. As shown below, our high estimate is that 33,200 

renter households, or 15 percent of all renter households, did not pay rent 

during the first months of sheltering-in-place. Our high estimate reflects the 

assumption that renters have been disproportionately affected by 

unemployment during the pandemic.   

                                                 
17 September unemployment data was not available at the time of preparation of this report.  
18 American Community Survey 2019, Table B25008 
19 American Community Survey 2019, Table B25010 
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Other data sources and analysis that we reviewed present a range of renter 

households not paying some or all of their rent during sheltering-in-place 

months to date including an average of 5.8 percent of renter households 

based on San Francisco Apartment Association surveys of their members up 

to an average of 12.1 percent from the Census Bureau’s Household Pulse 

Survey conducted after sheltering-in-place began.20 Our low and high 

estimates incorporate  the range of these estimated shares of renter 

households not paying some or all of their rent.   

Limitations of our low estimate are that it could be understating the actual 

amount of unpaid or partially paid rent between April and August 2020. The 

unemployed due to COVID-19 could be disproportionately renters, for which 

this estimate is not adjusted, and there would thus be a higher number of 

households not paying or only partially paying their rent. Additionally, 

unemployment statistics focus on those who lost their job and does not 

include those who had a reduction in work hours or income due to the 

pandemic. Conversely, the estimates also do not account for replacement 

income received through unemployment insurance benefits. 

High estimate of partially or unpaid rent: $32.7 million per month  

For our high end estimate of unpaid rent, we combined an analysis by the 

Terner Center of renter households that experienced job loss from April to 

June 2020 with data from other sources on the extent of non-payment of 

rent across time. These estimates should be considered approximate given 

limitations in the data used and assumptions made (discussed below). We 

have also produced comparisons for these estimates by using other data 

sources and methodologies to estimate rent arrears at the state and national 

level (see Appendix B). We believe this approach may overestimate the total 

extent of unpaid rent but is likely the most robust given the documented link 

between loss of employment and ability to pay rent discussed above. 

The Terner Center Analysis was produced by combining monthly 

unemployment data from the Bureau of Labor Statistics’ Current 

Employment Survey (CES) from April to June 2020 with more detailed survey 

data from the 2018 U.S. Census Bureau’s American Community Survey (ACS). 

As a first step, unemployment by industry in the CES was used to estimate 

rates of unemployment by industry among renters identified in the ACS. 

Based on these industry estimates, unemployment could then be randomly 

                                                 
20 Applied to renter household population in the San Francisco Metropolitan Statistical Area (San Francisco, San 
Mateo, Alameda, Contra Cost and Marin counties. 
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assigned among renters in the ACS using a weighting factor to account for 

the greater likelihood of unemployment among renters. This random 

assignment allowed more detailed but still representative analysis of the 

characteristics of renters estimated to be unemployed following the start of 

COVID-19-related health orders. 

There are several key limitations with the approach used, including: 

 The analysis only includes data on job losses from April to June, 2020. 

Given continuing improvement in the local labor market since June, it is 

possible that some of the households with job loss may have returned to 

work. However, given the lack of additional relief, it is likely any rental 

debt incurred would still need to be paid back. Additionally, the analysis 

only includes households that experienced unemployment and does not 

include households who experienced a reduction in income due to 

reduced hours or furlough. 

 Assumption used to determine the extent of employment among 

renter households. The Terner Center analysis uses data from a 2018 

survey in order to estimate the extent of unemployment among renter 

households. It is possible that the actual level of unemployment among 

renters due to COVID-19 is higher or lower than what was found in 2018. 

 Unemployment Insurance and other federal stimulus were not 

included in the Terner Center’s assessment of the ability to pay rent. 

The approach used does not account for unemployment insurance (UI) 

benefits (conventional or supplemental CARES Act) or federal stimulus 

payments given limited data on this. However, given the limited and one-

time nature of these payments, it is possible that the ability to meet 

future rent payments may be limited. Additionally, other studies have 

estimated that UI take-up is around 65 percent, indicating that a non-

trivial share of unemployed individuals may not be receiving UI 

benefits.21 To account for this limitation, and as with our low end 

estimate, we adjusted the maximum unpaid rent amount by 50 percent 

to account for unemployed renters paying some or all of their rent 

through some combination of savings, loans, and federal and state 

support from unemployment insurance and stimulus payments. 

 

                                                 
21 Urban Institute, “How Much Assistance is Needed to Support Renters through the COVID-19 Crisis?” (Brief 
published June 15, 2020). 

https://www.urban.org/research/publication/how-much-assistance-needed-support-renters-through-covid-19-crisis
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Exhibit 5: High End Estimate of Unpaid Rent  

Assumptions/ Inputs  Value 
Total Number of Renter Households experiencing Job Loss 33,200  

Share of Total Renter Households in San Francisco 15% 

Median Rent for Impacted Renter Households $1,970  

Total Maximum Rent Due  $65,404,000 

Estimated Unpaid Rent (50% of maximum) $32,702,000 

Sources: BLA analysis based on Terner Center analysis and other sources. See Appendix B for full 

methodology. 

For illustrative purposes, based on our model and using Terner Center data, 

we estimated unpaid rent related to COVID-19 job loss under three other 

scenarios (Scenarios 2-4) based on information on three sub-groups imputed 

by the Terner Center. Estimates for these sub-groups were then modelled 

assuming they were unable to pay 50 percent of rent for 1, 3 or 6 months.  

The estimated amount of unpaid rent for these scenarios are set out in 

Exhibit 6 below. Given the limited amount of data on the extent of non-

payment across time, we have provided estimates for non-payment of 50 

percent of rent for a best-, central-, and worst-case (i.e. 1, 3 and 6 months).  

Our three alternative scenarios all assume a smaller share of renter 

households have not paid some or all of their rent since sheltering-in-place 

began compared to our high estimate. This is because we assume that only 

the following sub-groups of the renter household population did not pay 

rent: 

 Scenario 2: renter households with incomes of 80 percent of Area 

Median Income or less. 

 Scenario 3: renter households already rent-burdened (i.e., paying more 

than 30 percent of their gross income on rent) before sheltering-in-place 

began.  

 Scenario 4: renter households that lost at least half of their household 

income after sheltering-in-place began.  

As can be seen in Exhibit 6, these sub-groups amount to between 4.7 and 7.5 

percent of all renter households in San Francisco, or substantially less than 

our Scenario 1 assumed 15 percent share of all renter households estimated 

by the Terner Center as experiencing unemployment since the onset of the 

pandemic. 
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In Scenario 4, which focuses on unemployed renter households who are 

estimated to have lost at least half of household income, unpaid rent for 

17,000 impacted households is estimated at $16.7 million for one month to 

$100.5 million for all six months, with a central estimate of $50.2 million for 

three months. Scenarios 2 and 3, which focus on low-income and rent-

burdened households, respectively, result in unpaid rent estimates of 

between $15.5 million to $92.9 million and $10.5 million to $63.1 million for 

one to three months of non-payment.  

 

Exhibit 6: Alternative Scenarios for Estimated Unpaid Rent Scenarios using Job-Loss 
Methodology 

Unpaid Rent Scenario 
# of Renter 

HHs 
Impacted 

% Total 
Renter 

Households 

# of Months of Unpaid Rent (April - Sept) 

1 month 3 months 6 months 

Scenario 2: Started with Incomes of 
80% of AMI or Less 

15,700 6.9% $15,483,931  $46,451,794  $92,903,588  

Scenario 3: Were Already Rent 
Burdened Pre-COVID-19 

10,700 4.7% $10,524,181  $31,572,542  $63,145,084  

Scenario 4: Lost At Least Half of 
Household Income 

17,000 7.5% $16,749,516  $50,248,549  $100,497,097  

Source: BLA analysis based on Terner Center analysis and other sources. See Appendix A for full methodology. 

Notes: “Rent burdened” is defined as spending 30% or more of disposal income on gross rent. 

 

Estimates of Unpaid Rent by Building Size 

To provide further detail on the types of renters affected and the distribution 

of unpaid rent, we used an analysis of the Household Pulse Survey by the 

Terner Center to estimate the distribution of unpaid rent by building size.22 

Exhibit 7 below provides a summary of these estimates for Scenario 1 (i.e. 

where all households impacted by job loss pay 50% of total rent due). A 

further breakdown of unpaid rent by more granular building size categories 

is provided in Appendix C. Based on this more granular analysis, renters in 

single family residences and buildings with less than 10 units could account 

for $20.7 million in unpaid rent per month in San Francisco County based on 

our high end estimates. 

                                                 
22 Terner Center for Housing Innovation, “The ongoing housing crisis: California renters still struggle to pay rent 
even as counties re-open” (Blog post dated October 2, 2020). Note the breakdowns provided in this analysis are at 
the San Francisco Metropolitan Statistical Area. However we have applied the MSA distribution to SF County as 
this is the most current data. It is possible the impact on single family residences are overstated given the larger 
share of these units in the SF MSA compared to San Francisco county (26% vs. 12%, respectively). 

https://ternercenter.berkeley.edu/blog/ongoing-housing-crisis-california-renters
https://ternercenter.berkeley.edu/blog/ongoing-housing-crisis-california-renters
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Exhibit 7: Estimated Unpaid Rent by Building Size for High Estimate 

Building Size 

% of All 
Renter 

Households 
(SF Only)1 

Est. % of 
Renter 

Households 
Behind on 

Rent2 

# of Months of Unpaid Rent (April - Sept) 

1 month 3 months 6 months 

Single Family 12% 34% $11,099,907 $33,299,722 $66,599,444 

2-4 Units 22% 22% $7,168,832 $21,506,496 $43,012,992 

5 to 19 Units 27% 15% $4,763,798 $14,291,395 $28,582,791 

20 to 49 Units 13% 6% $1,828,645 $5,485,935 $10,971,870 

50 or More Units 25% 16% $5,300,889 $15,902,668 $31,805,337 

Other3 0.3% 8% $2,539,928 $7,619,783 $15,239,565 

Total 100% 100% $32,702,000 $98,106,000 $196,212,000 

Sources: BLA Analysis based on Terner Center analysis of Household Pulse Survey for week 13 (Aug. 19 – Sept. 3); 

American Community Survey 2019 1-year estimates, Table B25066. 

Notes:  
1 Breakdown by building size for all renter households is provided for San Francisco County for reference. 
2 Breakdown by building size for those behind on rent is based on an analysis of the Household Pulse Survey by the 

Terner Center. However, data is for the San Francisco Metropolitan Statistical Area, which includes San Francisco, 

Alameda, Contra Costa and Marin counties.  

3 Other includes mobile homes, RVs, boats, and other dwelling types. Given small sample sizes, estimates for this 

group are likely to be inaccurate. 

 

Another way in which the rental market has been affected by the pandemic 

and sheltering-in-place in addition to an increase in non- or partial payment of 

rents has been a reduction in demand for rental housing and/or an uptick in 

tenant requests for rent reductions. This is likely adding to a reduction in 

income for landlords beyond non-payment of rent. While tenants have been 

generally protected from eviction due to City orders adopted pertaining to 

non-payment of rent since sheltering-in-place, these orders require most 

tenants to pay their rent arrears in the future, meaning that landlords should 

eventually be paid for their lost income though they will have to manage cash 

flow problems if their expected income is deferred for six or twelve months 

(see Section 3 for details on eviction protections). Tenants vacating properties 

or asking for rent reductions, on the other hand, could mean permanently 

reduced income for landlords.  

These trends in reduced rental prices and increased vacancies are supported 

by data from San Francisco Apartment Association surveys of its members. 

While not representative of all landlords, the surveys show a significant and 

increasing share of landlords have received notices from tenants who wish to 

vacate their unit, break their lease, or are requesting rent reductions. Exhibit 
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8 below shows that from June to August 2020, the number of residential 

tenants submitting a Notice to Vacate to their landlords increased from 7.4 

to 14 percent of tenants in properties managed by survey respondents. The 

number of housing providers who had received requests for rent reductions 

increased from 21 percent in May to 45 percent in August and almost 40 

percent had a resident break their lease or give notice unexpectedly. 

Exhibit 8: San Francisco Apartment Association COVID-19 Survey Responses, April 
– August 2020 

 Survey Month (2020) 

Survey Statistic Apr. May June July Aug. 

Response Information      

# of Respondents 315 352 301 289 253 

# of Apartments Covered 
       

10,377  
       

13,961  
       

11,829  
         

5,908  
         

4,593  

% of residential tenants who:           

Submitted Notice to vacate since Shelter in Place   7.4% 13.0% 14.0% 

Currently vacant or will be vacant on 1st of the month    8.5% 10.5% 

% of respondents/ housing providers who:           

Received requests for rent reduction*  21.0% 28.0% 34.9% 45.4% 

Granted requests for rent reductions*   21.0% 26.2% 35.1% 
Had resident break their lease or unexpectedly give 
notice 16.0% 17.0% 24.0%  39.8% 

Source: San Francisco Apartment Association, Survey on Non-Payment of Rent due to COVID-19 

Notes: *Includes both temporary and permanent rend reductions. 

 

3. Summary of Legal Protections and Financial Assistance Available for 
Tenants and Landlords 

In response to the economic impacts of the COVID-19 pandemic, local, state 

and federal governments have primarily focused on providing temporary 

legal protections from eviction and foreclosure due to non-payment. These 

protections focus on preventing evictions due to non-payment of rent (or 

mortgages) that was due during the pandemic. However, tenants’ liability 

for unpaid rent remains and landlords are authorized to collect this debt 

through civil court collection processes starting in March 2021.While 

eviction protections largely continue in San Francisco through March 31 

2021, rent is due on-time and in full starting February 1st, 2021, with non-

payment subject to normal eviction and collection proceedings. 

Direct financial assistance has largely been provided through the expansion 

of unemployment insurance benefits by the CARES Act and subsequent 
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federal Executive Action. The continuation of these supplemental benefits 

beyond the end of the year is dependent on further federal or state action. 

Locally, the main program we identified was the primarily privately-funded 

Give2SF Housing Stabilization Program run by MOHCD since May. This 

program has committed $6.5 million of $7.5 million in total funding to 

provide financial assistance for 1,449 renter households. Continuation of this 

program is dependent on further funding which, to date, has been primarily 

from private sector donations. 

 

Local, State, & Federal COVID-19 Financial Assistance for Tenants and 

Landlords 

Direct financial assistance for tenants and landlords unable to make 

payments due to COVID-19-related financial hardship has been limited. 

Federal assistance has primarily come in the form of economic stimulus 

payments and expanded unemployment insurance benefits funded by the 

CARES Act, both of which have largely expired. While such assistance aims 

to replace a portion of income from involuntary unemployment, the 

expiration of supplemental UI benefits may lead to an increasing gap 

between household expenses (including rent) and income. Additionally, 

other than one-time Economic Impact Payments, we did not find any direct 

financial assistance programs available for landlords who may rely 

exclusively on rental income. Exhibit 9 provides a summary of federal, state 

and local assistance available. 

Exhibit 9: Summary of Financial Assistance and Rent Relief for Tenants affected by COVID-19 

Source/ 

Authority 

Program Description/ Eligibility Period Covered Amount 

Federal Economic Impact 

Payment (Stimulus 

Payment) 

Non-dependent US citizens with adjusted 

gross income below limit ($150,000 for joint 

filers, $112,500 for Head of Household, 

$75,000 for individuals) 

One-time 
$1,200 / 

person 

CARES Act (Supplemental 

Unemployment 

Insurance) 

Tied to state unemployment Insurance 

benefit eligibility (see below) 

Mar 27 – Jul. 25 
$600/ week 

($2,598/ mo.) 

Lost Wages Assistance 

(Supplement UI) 

Supplemental Unemployment Insurance 

following CARES Act supplemental UI sunset. 

Aug. 1 – 29  
$300/ week 

($1,299/ mo.) 
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(continuation 

subject to 

funding)  

Pandemic Unemployment 

Assistance 

COVID-19-impacted workers who don’t 

qualify for regular UI benefits (i.e. 

independent contractors, business owners, 

self-employed workers or those with 

insufficient earnings or work history for UI). 

Feb 2 – Dec. 26 

2020 

$167 - $450/ 

week  

($723 - 

$1,948/ mo.) 

State Unemployment Insurance 

Benefits 

Workers earning at least $1,300 during one 

quarter ($433/ mo.) in the 15 months 

preceding a claim. 

Ongoing 
$40 - $450/ 

week  

($173 - 

$1,948/ mo.)* 

Local MOHCD’s Give2SF 

Housing Stabilization 

Program (administered by 

community-based 

organizations under 

contract to MOHCD) 

Financial assistance program for SF residents 

facing financial hardship due to COVID-19-

related income loss or expenses. 

Based on 

funding ($7.5m 

available; 

$6.5m 

committed) 

$4,500 / 

renter (avg.) 

($3,000 - 

$10,000) 

Source: BLA review of available assistance 

Notes: *Actual amount depends on wages earned in the highest earning quarter in the year preceding a claim. 

 

Local, State, & Federal COVID-19 Legal Protections for Tenants and 

Landlords 

Exhibit 10 below summarizes the various local, state and federal legal 

protections for tenants and landlords facing financial hardship due to COVID-

19. While these provide comprehensive protections from eviction for 

tenants behind on rent due to COVID-19-related hardship, they do not 

address outstanding rental arrears debt which can be collected as soon as 

March 1st, 2021 under state law (AB 3088).  

Landlords with mortgages face similar risks in terms of foreclosures due to 

non-payment. The CARES Act provides homeowners with federally-backed 

mortgages the ability to request up to 360 days in mortgage forbearance and 

mortgage loan servicers are prohibited from beginning foreclosure 

proceedings until January 1st, 2021. However, these protections still require 

deferred mortgage payments to be paid back. Additionally, homeowners 

with non-federally-backed mortgages, common for larger properties that 
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exceed federal mortgage limits23, are not afforded these protections and 

must rely on the discretion of their mortgage loan servicers for forbearance. 

Exhibit 10: Summary of Local, State and Federal Eviction and Foreclosure Protections  

 2020 2021 

Source/ Authority Mar Apr May Jun Jul Aug Sept Oct Nov Dec Jan Feb Mar Apr 

Local –  
Mayor’s Eviction 

Moratorium (non-payment 
due to COVID) 

Mayor’s Eviction Moratorium: temporarily bans eviction for 
non-payment due to COVID-19 related financial impacts 
during the moratorium (3/13 – 9/30) until 6-months after 
the order ends (3/31/21). Provides 6-month extension for 
rent payments due during Eviction Moratorium. 

  

Local –  
Mayor’s Eviction 

Moratorium (all evictions) 

Mayor’s Eviction Moratorium: temporarily bans all evictions within 60 days 
of expiration of the order (currently 11/29/20), except evictions due to 
violence, health & safety or Ellis Act. 

     

Local –  
Board Legislation 

(Permanent Non-Payment 
Eviction Ban) 

Board Amendments to Rent Ordinance (7/27/20): 
permanent ban on eviction for non-payment during 
Governor’s Executive Order on evictions (3/16 – 9/30).* 
Can act as defense if other protections don’t apply. Does 
not prevent civil action to collect unpaid rent. 

 

Local – Board Legislation 
(No-Fault Eviction Ban) 

      Board Amendments to Rent Ordinance (10/6/20): 
temporary ban on no-fault evictions starting 9/15/20 
until 3/31/20. 

 

State –  
Legislature: AB3088  

(Past missed rent: 3/1 – 
8/31) 

AB 3088 COVID-19 Tenant Relief Act: Eviction 
protection for non-payment from 3/1 – 8/31 if 
declaration provided. Unpaid rent can be collected 
in Small Claims court starting 3/1/21. 

  

State –  
Legislature: AB3088  

(Deferral for future rent: 
9/1 – 1/31/21) 

 AB 3088 COVID-19 Tenant Relief Act: 
Eviction protection for non-payment 
of rent from 9/1 – 1/31/21, If 
declaration provided + 25% of total 
rent paid by end of period. If 25% not 
paid by 1/31, eviction possible starting 
2/1/21. 

  

State –  
Court Emergency Rule 1 

Judicial Council Emergency Rule 1, prohibited 
issuance of summons or entering defaults for 
unlawful detainer actions (evictions). Ended Sept. 1 

        

Federal –  
CDC Eviction Moratorium 

CDC Eviction Moratorium for non-payment of rent related to COVID-19 (until Dec. 
2020). Requires: (1) written notice/ certification by tenant to landlord; and (2) 
Individuals earning <$99k ($198k married). Unpaid rent can be collected on in full 
after moratorium ends. 

    

Federal –  
CARES Act Relief for 
Homeowners with 
Federally-backed 

Mortgages 

CARES Act Mortgage Forbearance and Foreclosure Moratorium: The CARES Act 
allows homeowners with federally-backed loans (i.e. FHA, VA, USDA/ Fannie Mae, 
Freddie Mac) the option to request mortgage forbearance (i.e. deferment) for up to 
360 days (two 180-day options) for COVID-19 related financial hardship. Federally-
backed mortgage loan servicers are also prohibited from foreclosing on properties 
until Dec. 31. Any mortgage payments suspended under forbearance must be repaid. 

    

Source: BLA review of available protections.    Note: *On September 23 2020, the Governor of California issued a 
partial extension to the Eviction Executive Order for commercial tenancies. The impact of this extension on the 
coverage period for residential evictions is currently an unsettled legal question.  
                                                 
23 2020 Federal Housing Finance Agency limits for mortgages in San Francisco county are $765,000 for one-unit, 
$980,325 for two-units, $1,184,925 for three-units, and $1,472,550 for four-units. 
<https://www.fhfa.gov/DataTools/Downloads/Pages/Conforming-Loan-Limits.aspx> 

https://www.fhfa.gov/DataTools/Downloads/Pages/Conforming-Loan-Limits.aspx
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APPENDIX A 

Detailed Tables with Non-Payment of Rent Estimates 

The tables below provide additional detail on the sources supporting the 

statistics presented above. 

Exhibit A1: Percent of Late Rent Payments by Month for National Multifamily 
Housing Council-surveyed Housing Providers, April - September 2020 vs April - 
September 2019 

 % of Rent    

Month 2019 2020 
Difference 

(Year over Year) 

April 2.3% 5.4% 3.1% 

May 3.4% 4.9% 1.5% 

June 4.0% 4.1% 0.1% 

July 3.4% 4.3% 0.9% 

August 4.2% 5.5% 1.3% 

September 4.5% 5.4% 0.9% 

Average (Apr – Sept) 3.6% 4.9% 1.3% 

Source: National Multifamily Housing Council data for 11.1 - 11.5 million apartment units each month. 

Notes: The percent of late payments are based on payments made by the end of the month and excludes 

any partial payments made. Data above excludes non-professionally managed rental properties and housing 

providers with five or fewer rental units. 
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Exhibit A2: Terner Center Estimates of Renter Households Impacted by COVID-19 Job Loss 
for the Top 10 Most Impacted Counties, April – June 2020 

     % of Impacted Renter HHs That: 

County 
Total Renter 
Households 

(HHs) 

 Renter HHs 
Impacted by 

Job Loss  

% 
Impacted 

by Job 
Loss 

 Median 
Rent of 

Impacted 
HHs  

Have 
Residents 
of Color 

Started 
with 

Incomes of 
80% of AMI 

or Less 

Total Now 
Rent 

Burdened 

Lost At 
Least 50% 

of HH 
Income 

Los Angeles   1,807,000  286,800  16% $1,500 78% 57% 74% 54% 

San Diego   530,500  79,800  15% $1,640 68% 56% 75% 51% 

Orange   443,900  68,500  15% $1,800 72% 55% 75% 47% 

Alameda   270,700  40,700  15% $1,750 78% 51% 70% 50% 

San Bernardino   260,800  37,800  14% $1,340 81% 47% 75% 54% 

Riverside   250,000  36,400  15% $1,410 76% 43% 71% 53% 

Santa Clara   278,100  33,500  12% $2,200 79% 47% 66% 44% 

San Francisco   226,000  33,200  15% $1,970 66% 47% 59% 51% 

Sacramento   238,900  33,000  14% $1,250 70% 56% 71% 55% 

Contra Costa   135,500  23,700  18% $1,830 73% 53% 71% 49% 

California 5,943,000  903,000  15% $1,530 73% 53% 72% 52% 

Source: UC Berkeley Terner Center for Housing Innovation,  

Notes: Estimates of renter households are modelled based on Terner Center analysis of the 2018 American Community 

Survey 5-Year PUMS data and unemployment statistics from the U.S. Bureau of Labor Statistics Current Employment 

Survey. 

 

Exhibit A3: San Francisco Apartment Association COVID-19 Survey Responses on 
Non-Payment of Rent, April – August 2020 

 Survey Month (2020) 

Survey Statistic Apr. May June July Aug. 

# of Respondents 315 352 301 289 253 

# of Apartments Covered 
       

10,377  
       

13,961  
       

11,829  
         

5,908  
         

4,593  

% of residential tenants who:           

Did not pay ANY rent for the month due to COVID 5.7% 3.2% 2.3% 3.1% 2.2% 

Paid partial rent for the month   2.5% 3.4% 4.0% 

Total % residential tenants paying some or no rent 5.7% 3.2% 4.8% 6.5% 6.2% 

Source: San Francisco Apartment Association, Survey on Non-Payment of Rent due to COVID-19 
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APPENDIX B 

Detailed Explanation of Methodology for Calculating Unpaid 

Residential Rent Estimates 

In order to estimate unpaid residential rent due to non-payment in San 

Francisco County, we used the following steps:  

Step Calculation Assumptions 

1 Start with Terner Center estimates of renter 

households experiencing job loss for San 

Francisco County (Scenario 1) and relevant 

sub-groups (Scenarios 2 – 4) 

- Assumes Terner Center estimates using 

ACS & CES data are accurate and 

representative of actual SF renter 

household population in number and 

characteristics 

- Assumes job loss is strong and accurate 

predictor of non-payment of rent 

2 Multiply Terner Center estimates of impacted 

renter households times the Terner Center 

estimate of median gross rent of impacted 

households from ACS 2018 

- Assumes median rent from ACS 2018 is 

still accurate and representative 

- Assumes the distribution of rent 

estimated from Terner Center is similar to 

that of actual renter households affected 

by COVID-19 job loss  

3 Multiply estimates from Step 2 by percent of 

rent paid in each month (50%) and then the 

number of months of missed rent (1, 3 and 6 

months) 

- Assumes 50% rent payment is similar to 

actual rent payment trends for impacted 

renters (on average) 

- Assume 1, 3 and 6 missed payment month 

inputs are similar (on average) to actual 

rent payment trends for impacted renters 
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APPENDIX C 

Detailed Breakdown of Unpaid Estimates by Building Size and 

Scenario 

The exhibits below provide a further breakdown of estimated unpaid rent by 

building size, including estimates for 5 – 9 units and 10 – 19 units, as 

distinguished in the American Community Survey (ACS). These estimates 

should be treated with caution as they assume the distribution of unpaid 

rent among these two groupings to be the same as the distribution of renter 

households among these two groupings in the ACS. According to the ACS 

2019 1-year estimates, there were 32,955 renter household units in 

buildings with 5 – 9 units and 29,325 renter household units in buildings with 

10 – 19 units, i.e. a ratio of 53 percent to 47 percent, respectively, for the 5 

– 19 unit building category overall. This ratio is then used to distribute the 

estimated unpaid rent estimates for the 5 – 19 unit building size category 

across the two sub-categories (i.e., 5 – 9 units and 10 – 19 units). 

Exhibit C1: Unpaid Rent Estimates by Building Size for High Estimate (All Renters 
Impacted by Job Loss pay 50% of rent due) 

      
 # of Months of Unpaid Rent (April 
- Sept)  

  

Building Size 
 % of Rented 
HHs  

 Est. % of Renter 
HHs Impacted by 
Job Loss  

 1 month   3 months  6 months 

Single Family Home 12% 34% $11,099,907 $33,299,722 $66,599,444 

2 - 4 Units 22% 22% $7,168,832 $21,506,496 $43,012,992 

5 - 9 Units 14% 8% $2,520,729 $7,562,186 $15,124,372 

10 - 19 Units 13% 7% $2,243,070 $6,729,210 $13,458,419 

20 - 49 Units 13% 6% $1,828,645 $5,485,935 $10,971,870 

50+ Units 25% 16% $5,300,889 $15,902,668 $31,805,337 

Other* 0.3% 8% $2,539,928 $7,619,783 $15,239,565 

Total 100% 100% $32,702,000 $98,106,000 $196,212,000 

Source: BLA Analysis based on Terner Center analysis of Household Pulse Survey for week 13 (Aug. 19 – Sept. 3); 

American Community Survey 2019 1-year estimates, Table B25066. 

Notes: Breakdown by building size is based on data for the San Francisco Metropolitan Statistical Area, which 

includes San Francisco, Alameda, Contra Costa and Marin counties. 

* Other includes mobile homes, RVs, boats, and other dwelling types. Given small sample sizes, estimates for this 

group are likely to be inaccurate. 

 

  



Memo to Supervisor Preston 
October 27, 2020   

 

  Budget and Legislative Analyst 

28 

Exhibit C2: Unpaid Rent Estimates by Building Size for Scenario 4 (Renters Impacted by 
Job Loss who experienced loss of at least half of household income and paid 50% of rent 
due) 

      
 # of Months of Unpaid Rent (April 
- Sept)  

  

Building Size 
 % of Rented 
HHs  

 Est. % of Renter 
HHs Impacted by 
Job Loss  

 1 month   3 months  6 months 

Single Family Home 12% 34% $5,685,220 $17,055,661 $34,111,323 

2 - 4 Units 22% 22% $3,671,778 $11,015,333 $22,030,665 

5 - 9 Units 14% 8% $1,291,083 $3,873,248 $7,746,496 

10 - 19 Units 13% 7% $1,148,870 $3,446,609 $6,893,218 

20 - 49 Units 13% 6% $936,607 $2,809,821 $5,619,642 

50+ Units 25% 16% $2,715,043 $8,145,129 $16,290,258 

Other* 0.3% 8% $1,300,916 $3,902,748 $7,805,496 

Total 100% 100% $16,749,516 $50,248,549 $100,497,097 

Source: BLA Analysis based on Terner Center analysis of Household Pulse Survey for week 13 (Aug. 19 – Sept. 3); 

American Community Survey 2019 1-year estimates, Table B25066. 

Notes: Breakdown by building size is based on data for the San Francisco Metropolitan Statistical Area, which 

includes San Francisco, Alameda, Contra Costa and Marin counties. 

* Other includes mobile homes, RVs, boats, and other dwelling types. Given small sample sizes, estimates for this 

group are likely to be inaccurate. 
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M E M O R A N D U M 

 
 

TO: Eric D. Shaw, Director, Mayor’s Office of Housing and Community 
Development 

 Harvey Rose, Budget Analyst, Budget and Legislative Analyst’s Office 
 Robert Collins, Executive Director, Rent Board 
   
FROM: Erica Major, Assistant Clerk, Land Use and Transportation Committee 
 
DATE:  March 24, 2021 
 
SUBJECT: LEGISLATION INTRODUCED 

 
The Board of Supervisors’ Land Use and Transportation Committee has received the 
following proposed legislation, introduced by Supervisor Chan on March 16, 2021: 
 

File No.  210292 
 

Resolution urging the Mayor’s Office of Housing and Community Development 
to prioritize small property owners and affordable housing providers in the 
distribution of rent relief funds through speedy review and approval timelines, 
technical assistance, high-quality customer service, and in-language support 
to non-English speakers; and urging large corporate landlords to voluntarily 
reserve these funds for small property owners and affordable-housing 
providers. 
 

If you have comments or reports to be included with the file, please forward them to me at 
the Board of Supervisors, City Hall, Room 244, 1 Dr. Carlton B. Goodlett Place, San 
Francisco, CA 94102 or by email at: erica.major@sfgov.org.  
 
cc: Eugene Flannery, Mayor’s Office of Housing and Community 
 Amy Chan, Mayor’s Office of Housing and Community 
 Severin Campbell, Budget and Legislative Analyst’s Office 
 Menard Nicholas, Budget and Legislative Analyst’s Office 
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FOR IMMEDIATE RELEASE
March 25, 2021
Contact: Ian Fregosi
(415) 347-6232 | ian.fregosi@sfgov.org

Supervisors, Tenants, and Small Property Owners Call On Corporate Landlords to
Forgive COVID-19 Rent Debt and Urge City to Reserve Public Rent Relief Funds for Small

Property Owners and Affordable Housing Providers

SAN FRANCISCO — Supervisors Connie Chan, Hillary Ronen, Gordon Mar, and Aaron Peskin
were joined today by tenants and small property owners in calling for large corporate landlords
to negotiate with their tenant associations and use their own capital to provide rent relief to their
tenants before dipping into limited public funds. This follows a resolution introduced by
Supervisor Chan on March 16th. San Francisco will be receiving $54 million in rent relief funds
from the state and federal government thanks to SB-91 and the CARES Act. But according to a
recent report from the Budget Legislative Analyst, tenants in San Francisco have accumulated
over $100 million in rental debt due to COVID-19 — twice the amount of available public funds
for rent relief.

“The funds from the state and federal government are critical, but it’s not enough to support all
of the tenants in San Francisco staring down thousands of dollars in rent debt,” said Supervisor
Connie Chan. “If corporate landlords can leverage their existing assets to provide direct relief to
their tenants, that allows public funds to forgive rent for tenants of smaller landlords who aren’t
able to offer more relief than they already have.”

Rather than leverage their own capital, some large real-estate investment firms with hundreds of
properties throughout San Francisco have already begun efforts to secure these first-come,
first-serve public funds, potentially ahead of small property owners and affordable-housing
providers who have neither the resources nor the staff to secure these funds as quickly as large
corporate landlords. These large real-estate investment firms have well documented access to
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capital that small property owners and affordable-housing providers do not, shown most recently
by Veritas Investments’ acquisition of an 87-unit property in Nob Hill, bought from a San
Francisco family for $43 million through a combination of debt and equity.

“I want to thank the Supervisors, fellow small landlords, and tenant associations for standing
together today,” said Bryant Phuong, a small landlord in the Tenderloin. “I own one
apartment building in the City, and tenants have unpaid rent. For big landlords, the unpaid rent
may cut into their profit. For me, it cuts into my family’s savings. I urge the City to prioritize small
landlords in the distribution of limited public funds. And I urge large, corporate landlords like
Veritas, Mosser, and Ballast to negotiate with their tenant associations.”

“I know I could apply for help on my own, as an individual, but it is more important to me to
support my neighbors in the tenants association and support small landlords like Mr. Phuong,”
said Juana May, a Veritas Tenants Association member in the Tenderloin who lost her job
at the beginning of the pandemic. “That is my choice, and it is the choice of many tenants in
the tenants association. I hope that Veritas respects our choice and agrees to the dignity of
good-faith negotiations on a rent relief agreement that meets our needs.”

"One of the most glaring issues that has defined the pandemic is the absolute inequity in how
people have been individually affected," said Supervisor Hillary Ronen. "It is our lowest-wage
service workers who have lost employment, communities of color who have gotten sickest,
poorer neighborhoods that are now filled with tents and RV homes, rent-controlled tenants who
most fear the end of the eviction moratorium, and small landlords who are holding on by their
fingernails as they face a mountain of debt. Now that federal and local rent relief is finally on the
way, it is crucial that the first chance goes to the most vulnerable tenants, to small landlords,
and to our affordable housing providers."

"Just as we've targeted commercial grants and other relief at small, women-owned and
minority-owned businesses, the Mayor's Office of Housing should be making every effort to
ensure that outreach is culturally competent and that mom-and-pop landlords and affordable
housers have a fair chance to apply for this limited pool of funds," said Supervisor Aaron
Peskin in a written statement.

Chan’s resolution also calls for the City to prioritize culturally competent outreach and
distribution of rent relief funds to small property owners and affordable housing providers, with
the expectation that corporate landlords leverage their existing capital to provide rent relief for
their tenants. The resolution is expected to be heard at the April 5th meeting of the Land Use
and Transportation Committee.

###



This message is from outside the City email system. Do not open links or attachments from untrusted
sources.

legislative_aides@sfgov.org>
Subject: Re: Requesting Support on Sup. Chan's Rent-Relief Resolution

Dear Supervisors and Staff,

I want to quickly follow up on my previous email and share Supervisor Connie Chan's press release
from yesterday's press conference. Supervisors Chan, Ronen, Mar, and Peskin joined with small
landlords and members of tenant associations under Veritas, Mosser, and Ballast to urge equitable
distribution of limited public funds for rent relief and to support tenant associations who are seeking
good-faith negotiations with those large actors.

Please let me know if you have any questions about this strategy, and I hope additional Supervisors
sign on to Sup. Chan's resolution in advance of its committee hearing on April 5.

Thank you and take care,
Brad Hirn
Housing Rights Committee of SF

On Wed, Mar 17, 2021 at 12:45 PM Brad Hirn <brad@hrcsf.org> wrote:

Dear Supervisors and Staff,

This is Brad Hirn at Housing Rights Committee of SF. I am reaching out to request your urgent
support for Supervisor Chan's resolution, introduced yesterday, regarding the equitable
distribution of limited rent-relief funds and support for tenant associations who are actively
seeking good-faith negotiations with their landlords.

I want to clarify & emphasize three points:

1. As much as this resolution is about the equitable distribution of very limited public funds, it
is also about the Board of Supervisors getting behind the years of work that tenants under
large landlords have put in to organize themselves and build a negotiating table with their
landlords. Tenants under Veritas, Mosser, and Ballast (aka Brick + Timber) -- three of SF's
largest landlords with properties throughout the state -- have all been organizing over the
last 12 months to build viable tenant associations. Without a codified framework (yet!)
regarding tenant associations, recognition of associations, and collective bargaining, these
tenants are trying to make the road as they walk it, creating credible plans to reach
collective agreements with their landlords that meet the needs of members while reserving
limited public funds. This resolution supports these associations.

2. Tenants' rights groups are hearing that SB 91 funds ($28 million) will run out in less than a
month -- as quickly as three weeks. My personal estimate is that, if Veritas, Mosser, and
Ballast all secured public funds, then they would capture more than 50% of the SB 91 pot.
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Meanwhile, I just got in touch with a small landlord in the Tenderloin who is scrambling to
get relief. This owner has one multifamily building in the TL, a neighborhood in which
Veritas and Mosser have consolidated their holdings and continue to do so. If small
landlords like this are not prioritized through all possible ways, including this resolution,
then large landlords will become better-positioned to acquire more properties and
consolidate further. In fact, this is already happening.

3. This issue is statewide and national, and SF can lead the way. Today, a group of national
organizations released a new report on corporate landlords. The groups behind the report
made a separate handout on California: Ten of the 20 corporate landlords featured in the
report operate in California, with several of those ten operating in SF. One key finding:
These ten landlords have amassed $191 billion in "cash-on-hand" to buy properties on
the market. This resolution is an opening call to help prevent this trend from playing out in
SF and across California.

Please let me know if you have any questions, and I hope you will consider co-sponsoring Sup.
Chan's resolution.
 
Thank you,
Brad Hirn
Housing Rights Committee of SF
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Supervisors, Tenants, and Small Property Owners Call On Corporate Landlords to
Forgive COVID-19 Rent Debt and Urge City to Reserve Public Rent Relief Funds for Small

Property Owners and Affordable Housing Providers

SAN FRANCISCO — Supervisors Connie Chan, Hillary Ronen, Gordon Mar, and Aaron Peskin
were joined today by tenants and small property owners in calling for large corporate landlords
to negotiate with their tenant associations and use their own capital to provide rent relief to their
tenants before dipping into limited public funds. This follows a resolution introduced by
Supervisor Chan on March 16th. San Francisco will be receiving $54 million in rent relief funds
from the state and federal government thanks to SB-91 and the CARES Act. But according to a
recent report from the Budget Legislative Analyst, tenants in San Francisco have accumulated
over $100 million in rental debt due to COVID-19 — twice the amount of available public funds
for rent relief.

“The funds from the state and federal government are critical, but it’s not enough to support all
of the tenants in San Francisco staring down thousands of dollars in rent debt,” said Supervisor
Connie Chan. “If corporate landlords can leverage their existing assets to provide direct relief to
their tenants, that allows public funds to forgive rent for tenants of smaller landlords who aren’t
able to offer more relief than they already have.”

Rather than leverage their own capital, some large real-estate investment firms with hundreds of
properties throughout San Francisco have already begun efforts to secure these first-come,
first-serve public funds, potentially ahead of small property owners and affordable-housing
providers who have neither the resources nor the staff to secure these funds as quickly as large
corporate landlords. These large real-estate investment firms have well documented access to
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capital that small property owners and affordable-housing providers do not, shown most recently
by Veritas Investments’ acquisition of an 87-unit property in Nob Hill, bought from a San
Francisco family for $43 million through a combination of debt and equity.

“I want to thank the Supervisors, fellow small landlords, and tenant associations for standing
together today,” said Bryant Phuong, a small landlord in the Tenderloin. “I own one
apartment building in the City, and tenants have unpaid rent. For big landlords, the unpaid rent
may cut into their profit. For me, it cuts into my family’s savings. I urge the City to prioritize small
landlords in the distribution of limited public funds. And I urge large, corporate landlords like
Veritas, Mosser, and Ballast to negotiate with their tenant associations.”

“I know I could apply for help on my own, as an individual, but it is more important to me to
support my neighbors in the tenants association and support small landlords like Mr. Phuong,”
said Juana May, a Veritas Tenants Association member in the Tenderloin who lost her job
at the beginning of the pandemic. “That is my choice, and it is the choice of many tenants in
the tenants association. I hope that Veritas respects our choice and agrees to the dignity of
good-faith negotiations on a rent relief agreement that meets our needs.”

"One of the most glaring issues that has defined the pandemic is the absolute inequity in how
people have been individually affected," said Supervisor Hillary Ronen. "It is our lowest-wage
service workers who have lost employment, communities of color who have gotten sickest,
poorer neighborhoods that are now filled with tents and RV homes, rent-controlled tenants who
most fear the end of the eviction moratorium, and small landlords who are holding on by their
fingernails as they face a mountain of debt. Now that federal and local rent relief is finally on the
way, it is crucial that the first chance goes to the most vulnerable tenants, to small landlords,
and to our affordable housing providers."

"Just as we've targeted commercial grants and other relief at small, women-owned and
minority-owned businesses, the Mayor's Office of Housing should be making every effort to
ensure that outreach is culturally competent and that mom-and-pop landlords and affordable
housers have a fair chance to apply for this limited pool of funds," said Supervisor Aaron
Peskin in a written statement.

Chan’s resolution also calls for the City to prioritize culturally competent outreach and
distribution of rent relief funds to small property owners and affordable housing providers, with
the expectation that corporate landlords leverage their existing capital to provide rent relief for
their tenants. The resolution is expected to be heard at the April 5th meeting of the Land Use
and Transportation Committee.
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DATE: March 31, 2021 

 

TO: Angela Calvillo 

Clerk of the Board of Supervisors 

 

FROM: Supervisor Myrna Melgar, Chair, Land Use and Transportation Committee 

 

RE: Land Use and Transportation Committee 

COMMITTEE REPORT 

 

Pursuant to Board Rule 4.20, as Chair of the Land Use and Transportation Committee, I have deemed the 

following matters are of an urgent nature and request they be considered by the full Board on Tuesday, April 

6, 2021, as Committee Reports:  
 

210147 Interim Zoning Controls - Extending and Modifying Requirements for 

Conditional Use Authorization for Conversion of Residential Care Facilities to 

Other Uses 
 

Resolution extending for six months and modifying interim zoning controls enacted in Resolution 

Nos. 430-19 and 539-19 to require a Conditional Use Authorization and specified findings for a 

proposed change of use from a Residential Care Facility; affirming the Planning Department’s 

determination under the California Environmental Quality Act; and making findings of consistency 

with the General Plan, and the eight priority policies of Planning Code, Section 101.1. 
 

210223 Commemorative Street Plaques - Historical Markers - LEATHER & LGBTQ 

Cultural District Leather History Cruise 
 

Resolution authorizing the placement of the LEATHER & LGBTQ Cultural District Leather History 

Cruise plaques, to be installed on the sidewalks at various historic locations within and near the 

Cultural District in the area bounded by Brannon Street, Third Street, Mission Street, Twelfth Street 

and Division Street; and initiating the process set forth in Public Works Code, Sections 789 et seq., to 

provide for the creation of a program for and installation of commemorative plaques on the Leather 

History Cruise. 
 

210292   Urging Prioritization of Small Property Owners and Affordable Housing  

                            Providers in the Distribution of Rent Relief Funds 

 

Resolution urging the Mayor’s Office of Housing and Community Development to prioritize small 

property owners and affordable housing providers in the distribution of rent relief funds through 

speedy review and approval timelines, technical assistance, high-quality customer service, and in-

language support to non-English speakers; and urging large corporate landlords to voluntarily reserve 

these funds for small property owners and affordable-housing providers. 
 

These matters will be heard in the Land Use and Transportation Committee at a Regular Meeting on Monday, 

April 5, 2021, at 1:30 p.m.  
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providers.
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