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The COVID crisis has a waterfall of effects . . .
W a t e r f a l l

Capital markets tighten credit and lenders can't or won't lend

Property owners / landlords can't cover operating costs & pay 
lenders, city services and taxes

Tenants lose income & can't pay rent



Paying the Rent
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One in four renters at little or no confidence in paying 
rent . . .
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U R B A N I N S T I T U T ESource: Authors' calculations using U.S. Census Bureau Household Pulse Survey Data collected between August 19 and August 31. 
Note: Results include estimates for renters who responded to the survey and answered specific questions about their ability to pay rent. The Pulse 

Renters in the United States
Confidence in paying September rent
Share of adults in renter households



5

36.4%

13.1%

7.7%
5.8%

36.4%
36.4%

34.1%

2.1%

31%

37% 37%

20%

69%

62% 63%

80%

0% 0% 0% 1%
0%

10%

20%

30%

40%

50%

60%

70%

80%

90%

100%

Asian alone Black alone Latino White alone

No or slight confidence Moderate or high confidence Likely to defer

Race or Ethnicity
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Source: Mary K. Cunningham calculations using U.S. Census Bureau Household Pulse Survey Data collected between August 19 and August 31.
Note: Results include estimates for renters who responded to the survey and answered specific questions about their ability to pay rent. The Pulse Survey provides 
estimates for all adults in households; therefore, percentages should be interpreted as the share of adults in households who pay rent. "Latino" includes 
respondents who identified as "Hispanic or Latino" of any race.  "White," "Black," and "Asian" exclude respondents who identified as "Hispanic or Latino."

Renters by Race and Ethnicity
Confidence in paying September rent
Share of adults in renter households

People of Color reported lower confidence in ability 
paying rent in September



The CDC Eviction Moratorium has provided relief but it 
is . . .
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• Issued under little known authority of the CDC and being challenged in court

• Set to expire December 31, 2020
• Would a lame duck President Trump extend it? 
• What will happen in the 20 days between it expires and a new President 

Biden is inaugurated? 

• Being implemented unevenly across the U.S. and within states
• Applies wherever there is not a more protective state moratorium
• Applies only to non-payment of rent 
• Tenants must sign declaration certifying that they meet the criteria
• Rent is still due and landlords may still charge late fees

https://www.cdc.gov/coronavirus/2019-ncov/downloads/declaration-form.pdf
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“Mom and Pop” landlords are struggling too . . .

 Survey data suggests that these owners may be most affected by the non-
payment of rent due to the COVID crisis

 Owners with portfolios of less than 10 units own slightly more than 50% of the 
rental stock

 51.9% of rental units in the Chicago Metro Area are in 2-19 units buildings, 
second only to Boston

 37% of 2 unit buildings and 30% of 4 units buildings are owned by immigrants



8

Black and Hispanic landlords have lower incomes, own 
fewer properties and are more likely to have a mortgage
 12% of landlords with a mortgage are 

in forbearance

 ~ 20% of Black landlords

 14 percent of Hispanic landlords 

 9 percent of white landlords 
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Black and Hispanic landlords are more likely to assist their 
tenants

 Overall, 38% of landlords offered 
rent payment plans to their tenants, 
with 61% of tenants accepting the 
offers.
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Struggling tenants and landlords are relying on 
savings to weather this crisis . . . 
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• Many tenants in 2-4 unit and single family rental buildings found 
that are relying on savings to meet their monthly obligations

• 41% of Black landlords, 35% of Hispanic landlords, & 34% of 
white landlords tapping their savings.



Policy Remedies
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We need expanded rental assistance to assist tenants 
and landlords weathering this crisis . . .
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 Rental assistance:
• As of this week, the Trump Administration pulled 

conversations for relief off the table until ‘after the elections’
• $50b in Emergency Solutions Grant dollars in House relief bill 

(HEROES Act)
• CARES Act provided some funds but doesn't meet the fully 

need
• Illinois stands out with the largest rental assistance fund 

using CRF funds.
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Many state and local programs are oversubscribed
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 Funded through housing trust funds, general 
revenue, and philanthropy

 Most short-term (1-3 months of rental assistance)
 State and local governments are facing budget 

shortfalls; funding is tenuous 



Estimating the Cost of Rental Assistance in Illinois
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Job Loss by Household Income
Estimating the Cost of Rental Assistance in I l l inois

Illinois National

Household income
Households with job 

loss Share of households
Households with job 

loss Share of households

Below 30% of AMI 16,885 3.9% 584,692 5.6%

30-50% of AMI 18,840 6.8% 690,655 9.8%

50-80% of AMI 37,022 11.5% 1,113,771 12.7%

80-100% of AMI 19,261 12.7% 624,793 14.3%

100-150% of AMI 32,411 13.4% 1,145,680 16.5%

150%+ of AMI 34,977 15.8% 1,105,242 17.7%

Total 159,396 9.6% 5,264,833 12.0%
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How Different Unemployment Assistance Options 
Affect Rent Burden in Illinois

Estimating the Cost of Rental Assistance in I l l inois
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Monthly Cost of Returning Households to Prior Rent 
Burden, with a Cap of 30 Percent in Illinois

Estimating the Cost of Rental Assistance in I l l inois

Method Households With no aid
With state

UI benefits

With state
UI benefits

+ $300/week

With state
UI benefits

+ $600/week
Income 
supports 159,396 $373,656,206 $134,756,760 $83,896,676 $73,850,477

Rent supports 159,396 $86,726,376 $52,439,610 $30,437,242 $26,851,476
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Monthly Cost of Alleviating Rent Burden for all 
Renters through Rental Assistance in Illinois

Estimating the Cost of Rental Assistance in I l l inois

Households With no aid
With state

UI benefits

With state
UI benefits

+ $300/week

With state
UI benefits

+ $600/week Households

1,652,301 $467,222,284 $437,991,321 $417,497,427 $407,273,056 1,652,301
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A portfolio approach is needed

• Relief packages should have delivery mechanisms that can 
cover back rent.

• Each delivery mechanism has limitations; several 
mechanisms will cover more renters in need

• In addition to allocating resources, tenant protections are 
also needed

• Problems in the rental market will shift over time and new 
policy interventions may be needed at different points



Resources & Tools
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Resources & Tools
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 Urban’s Renters and Rental Market Crisis Working Group: 
https://www.urban.org/renters-and-rental-market-crisis-working-group

 Research on state and local assistance: 
https://housingmatters.urban.org/articles/what-can-we-learn-new-state-and-
local-assistance-programs-renters-affected-covid-19

 Mapping tool to find neighborhoods in your community most at risk of housing 
instability: https://www.urban.org/features/where-prioritize-emergency-rental-
assistance-keep-renters-their-homes

 Sizing Federal Rental Assistance:
https://www.urban.org/policy-centers/research-action-lab/projects/sizing-
federal-rental-assistance

https://www.urban.org/renters-and-rental-market-crisis-working-group
https://housingmatters.urban.org/articles/what-can-we-learn-new-state-and-local-assistance-programs-renters-affected-covid-19
https://www.urban.org/features/where-prioritize-emergency-rental-assistance-keep-renters-their-homes
https://www.urban.org/policy-centers/research-action-lab/projects/sizing-federal-rental-assistance
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