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• How many households are at risk of eviction because of COVID-19-related job losses?

– Moratoriums may have helped keep people in their homes so far

– Moratoriums make clear that any accrued rental debt must still be paid in full

– Income replacement policies are important but insufficient
• Not everyone receives unemployment insurance (UI)
• Many such policies have already started to expire

• How much additional help may be needed, and for whom?
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Motivation
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• National data set of individuals working before COVID-19
– Individual incomes, occupations, demographics
– Household rents
– Incorporate other household spending and savings

• Simulate monthly individual job losses (and gains) with data on aggregate employment changes 
and occupational risk of job loss

• Forecast resulting household rental debt by month under different policy scenarios

• Caveats
– Excludes financial distress not caused by job loss
– Only counts lost income that would go to pay rent, not all lost income

• Big picture: 32 million renter households with workers before COVID-19
– 7.5 million (23.5%) experience unemployment between March and August 2020

Approach
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• Each policy scenario assumes 
100% of households receive that 
policy

• CARES UI very protective for 
those who receive it

• Economic Impact Payments (EIP) 
moderately protective

• Key question: how many 
households receive:

– CARES UI and EIP
– EIP only
– Nothing
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Different Policy Scenarios

Adapted from Reed and Divringi (2020), Household 
Rental Debt During COVID-19
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• Blend different policy scenarios 
to obtain overall picture of rental 
debt

• UI recipiency rate: state level 
from Census Household Pulse 
survey

– National average is 50%

• EIP recipiency rate: 90%

• 1.3 million renter households 
with debt by December

– 4.2% of all
– 3.9 million individuals

• Average debt among those with 
debt is $5,400 by December

6

Likely Scenarios

Adapted from Reed and Divringi (2020), Household 
Rental Debt During COVID-19
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• Likely scenario:
– UI recipiency rate: 50%
– EIP recipiency rate: 90%

• Hispanic renter households most 
likely to be in debt: 6% by 
December

• Black and other nonwhite and 
non-Hispanic households are at 
the overall average: 4.3% by 
December

• White and Asian households less 
likely: 3.5% by December
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Likely Scenario by Race and Ethnicity

Adapted from Reed and Divringi (2020), Household 
Rental Debt During COVID-19
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• Likely scenario:
– UI recipiency rate: 50%
– EIP recipiency rate: 90%

• Single-headed family households 
most likely to be in debt: 4.9% by 
December

– 78% of these households 
are female-headed

• Married family households are at 
the overall average: 4.3% by 
December, which is the overall 
average

• Non-family households are less 
likely: 3.5 to 3.7% by December
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Likely Scenario by Household Type

Adapted from Reed and Divringi (2020), Household 
Rental Debt During COVID-19
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• Around 1.3 million renter households will owe around $5,400 each in rent by December 2020
– 17 percent of the 7.5 million renter households experiencing job loss since March 2020
– 3.9 million individuals: 2.8 million adults and 1.1 million children

• UI with CARES provisions very protective for those who receive it
–  Extend  as necessary, many features expired or beginning to expire

• Make alternative sources of support available, particularly to those not receiving UI
–  Existing CARES aid to state and local governments for housing insufficient
–  Recipiency key: be careful with program design

Full report available at: https://www.philadelphiafed.org/community-development/publications/special-reports/household-rental-
debt-during-covid-19.

Please contact us with questions or if you are interested in more specific results not available in the report: davin.reed@phil.frb.org, 
eileen.divringi@phil.fr.org

Policy Takeways
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A framework for equitable housing recovery…
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…advances economic mobility…

“…All people achieve a 
reasonable standard of living 
with the dignity that comes 
from having power over their 
livers and being engaged in 
and valued by their 
community” (Ellwood and 
Patel 2018).
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…centers racial equity…

 As an outcome – when race no longer determines one’s 
outcomes and everyone has what they need to thrive –

 As a process whereby those most affected by racism 
are “meaningfully involved in the creation and 
implementation of the institutional policies and 
practices that impact their lives.” 

Source:  “What is Racial Equity?” Center for Social Inclusion, 
https://www.centerforsocialinclusion.org/our-work/what-is-racial-
equity/

https://www.centerforsocialinclusion.org/our-work/what-is-racial-equity/


…and 
learns 
from the 
past



Four Principles for an Equitable Housing Recovery 
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1. Keep all 
renters and 

homeowners 
housed

2. Maintain 
steady 

supply of 
homes & 
financing

3. Stabilize 
communities

4. Center 
people in 

policy 
response
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Principle 1: Keep all renters and homeowners housed 
while targeting those with most need and maximizing their 
choices 
 Provide payment relief to renters, including unemployment benefit boosts 

and rental assistance.

 Provide payment relief to homeowners, including mortgage forbearance 
and refinancing. 

 Prevent evictions through moratoria and rent and fee reductions or 
forgiveness.

 Set a low bar for assistance by simplifying eligibility requirements and 
processes.

 Transition gradually from emergency status.
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Principle 2: Maintain a steady supply of affordable housing 
and mortgage financing
 Provide payment relief to small rental property owners through mortgage 

forbearance.

 Support tenants through rental assistance.  

 Help homeowners responsibly access low mortgage rates and home equity.

 Increase capital for mission-based organizations to purchase at-risk units. 

 Incentivize lenders to reach payment agreements or workout plans with 
borrowers.
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Principle 3: Stabilize communities by increasing power and 
autonomy and the sense of belonging
 Increase emergency funds to hardest hit areas.

 Ensure inclusive local recovery planning.
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Principle 4: Center people in policy response

 Provide households with individualized attention and financial counseling. 

 Focus holistically on household circumstances.

 Make assistance easier to find.

 Design materials and processes accessible to people in crisis. 
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