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Research Background

● Both Terner and Furman have detailed rent payment data, and have 

published initial findings in briefs and reports…

● Documenting a noticeable increase in rent nonpayments in March, 2020

● And elevated nonpayment rates through 2020.

● Early next week, we will release a third, joint brief;

● Using the two samples to dig deeper into the question: To what degree do 

subsidies protect tenants and landlords from an economic shock?

Thanks to Katherine Key, Max Brueckner-Humphreys, and Jiaqi Dong for their 
research assistance.
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https://ternercenter.berkeley.edu/research-and-policy/paying-the-rent-in-a-pandemic/
https://furmancenter.org/research/publication/rent-payments-in-a-pandemic-analysis-of-affordable-housing-in-new-york-city


Key differences between samples
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Terner Furman

Geographic Scope California 

(15 counties)

New York City

(5 counties)

Sample Size ~8,500 households

(1 firm)

~14,000 households

(3 firms)

Rent Payment Data Tenant portion of rent charges and 

payments 

Subsidy and tenant portion - charges 

and payments 

Cumulative arrears Monthly tenant charges and 

payments, no running balance of total 

rental arrears

All monthly charges and payments 

(tenant and subsidy) as well as 

running balance of total rental arrears

Subsidy Information Federal rental subsidies that 

adjust according to income (HUD 

and USDA subsidies)

Subsidies that adjust according to 

income (including HUD and City 

subsidies)

Demographic Information Race and ethnicity, income, age, etc. 

Receipt of fixed income sources (i.e., 

Social Security and Supplemental 

Security Income)

None



Definitions and Sample Characteristics:

Sample
● Primarily affordable/rent-restricted housing (generally LIHTC but some 

rent stabilized or other affordable housing)
● January 2019 to December 2020

Terminology
● Nonpayment: No payment made towards tenant portion in a given 

month
● Subsidized: Rental subsidies that adjust with income (e.g., Section 8)
● Fixed income: Social Security or Supplemental Security Income 

(observable in CA sample)
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Definitions and Sample Characteristics:

Differences among samples, portfolios, and tenants:
● 56% of NYC sample is subsidized compared to 46% of CA sample

● Other ways the sample might differ:
Depth and type of subsidies
Management practices
Presence of resident services and/or wraparound supports
State and local policies

● Various measures of nonpayment notably higher in NYC than CA, even 
prior to COVID-19
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Subsidized households had higher nonpayment rates before the 
pandemic (2019)...
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...that may be driven by their much lower incomes.
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Nonpayment rates increased after shutdown for both subsidized and 
unsubsidized households.
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In California, households without a source of fixed income 
experienced the greatest increases in nonpayments amid the 
downturn.
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In both samples, unsubsidized households accrued higher arrears 
during 2020.
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Households with no subsidy or fixed income accrued higher levels of back 
rent during the pandemic.
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From an owner’s perspective, rental subsidies have a buffering effect 
on the total rent debt that may accumulate during an economic 
downturn.



Questions?
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Thank You!
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Preserving and Expanding the Supply of 

Affordable Rental Housing
Reforming Policy, Practices and Capital and Building Trust

Corianne Payton Scally, Urban Institute
Priya Jayachandran, National Housing Trust
Joshua L. Schonfeld, Newpoint Real Estate Capital LLC
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Our patchwork system 
for preserving and 
expanding the 
affordable rental 
housing supply is 
inefficient. 

To accelerate 
production, we need 
more capital plus 
reforms in policies and 
practices.
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To deploy capital more effectively…reform LIHTC

▪ Eliminate or amend the “qualified contract” 

requirement for buying out existing owners

▪ Protect the established Right of First Refusal for 

nonprofit partners
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To deploy capital more effectively… support mission-
based owners

▪ Provide access to flexible, enterprise-level capital

▪ Build capacity to support the preservation of 

unsubsidized affordable rental housing
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To deploy capital more effectively…provide favorable 
financing & risk-sharing

▪ Provide more favorable terms that reflect actual risk 

profile of affordable rental housing

▪ Leverage public financing to share risk and target 

revenues
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To streamline and coordinate…create an interagency 
working group

▪ Include federal agencies, lenders, developers, and 

state and local stakeholders

▪ Focus on reducing delays and costs
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To streamline and coordinate…expedite subsidy approvals, 
renewals, and transfers

▪ Improve process for obtaining evidence of approvals 

for lenders


