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"The Biden administration is stepping up pressure on the nation’s biggest

residential landlords following reports that apartment building owners were

seeking to evict tens of thousands of renters despite federal freezes on evictions

implemented during the coronavirus pandemic.

On Monday, officials with the Federal Trade Commission and the Consumer

Financial Protection Board sent out a letter to dozens of debt collectors and major

landlords who collectively house more than two million people.."

~New York Times, May 4, 2021

https://www.nytimes.com/2021/05/04/us/biden-evictions.html
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Pre-COVID19 Housing Crisis

More than 46% renters cost-burdened

Unprecedented rates of homelessness, PIT 4,071

Eviction Defense Pilot Program, 2018 

COVID19 Eviction Moratoria

Statewide eviction moratorium expired on Dec. 31, 2020

Federal CDC moratorium extended to June 30, 2021
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To be protected under moratorium, tenant must sign

and provide landlord a declaration stating they are

experiencing financial hardship due to COVID-19.

CDC moratorium does not require landlord to provide

notice of protections.
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9,249 evictions 3,912 evictions 1,514 evictions
*As of April 27th
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Jan 2020, 920 evictions

Feb 2020, 819 evictions

Nov 2020, 205 evictions

Dec 2020, 239 evictions

Baseline expectation Altered, compounding



candicdebacaD9 @candicdebacaD9 distr ict9@denvergov .org@candicdebacaD9

90% of eviction filings resulted in eviction during COVID

95% of landlords were represented by counsel

Only 1% of tenants were represented by counsel

According to Denver County Court data,
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Black and Latino individuals and families are significantly more likely to face eviction

Black female renters are filed against for evictions at double the rate of white renters.

Families with children disproportionately receive eviction judgments.

During September and October of 2020, Colorado adults living in households with

children were nearly 3X as likely as those without children to report being behind on rent,

and significantly more likely to have slight or no confidence in their ability to pay next

month’s rent.

Black women with children face the highest rate of eviction.

 



Homelessness

Financial dependence on others

Mental health declines

Inability to rent in my own name

afterward

Children's health declines
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*Consistent with national data: https://www.aspeninstitute.org/blog-posts/a-glimpse-into-the-eviction-crisis-why-housing-stability-deserves-greater-attention/
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Courts inform of resources

Tenant only learns their options for current

legal support if they appear in court. Most

self-evict 

TRUA

Design and administrative challenges

slowing the disbursement of funds.

No immediate prioritization of evictions

Resources are provided at 1st court appearance. If tenant

reaches out via 311 they are routed to TRUA. 
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Fragmented approach

Eviction Defense pilot began prior to consolidating/creating

HOST

Much more investment downstream rather than prevention

Preventing an eviction is the  least costly, most effective way to

mitigate homelessness paired with rental assistance; 4:1 ROI

Data has shown that evictions are not only caused by

economic hardships but are themselves a root cause of

poverty and homelessness.

Credit, permanent record, total disruption
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https://www.9news.com/article/news/investigations/colorado-covid-evictions/73-e10a1374-cf15-47a8-bd02-9a412754988d
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The Eviction Legal Defense pilot success & challenges 

The courts impartiality

Articulated pathway to support & coordinated resources

Current limitations in access to eviction data

Preparation for mounting problem

There is a known power imbalance inherent in eviction proceedings that cannot be corrected

passively.
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70% of clients still had to move out, but no judgment was

entered upon move-out

28% of clients retained housing AND avoided a money

judgment

2% judgment for possession entered

1,159 unduplicated households served 2019 and 2020 (601

in 2019; 558 in 2020). Spent $499,879.13 = $431/household

for eviction legal assistance

In the 2018 pilot program run by Colorado Legal Services (CLS):

Avg. cost per case
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40% of clients reported having a disability

31% were families with children

41%  were people of color

·Of the clients served by CLS: 

 

*Consistent with national data: https://www.stout.com/en/services/transformative-change-consulting/eviction-right-to-counsel-resources
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"People with disabilities who become evicted often lose the ability to be housed in the

future. We have had people tell us about experiences in court when they are

unrepresented: making an agreement with a lawyer they thought was there to help them

but it was the lawyer for the landlord, paying someone all of the cash they had only to

have the money never recorded and the debt remained, agreement to leave thinking the

eviction was going to be removed from their record, and people showing up at the wrong

court, or on the wrong day or time."

-Julie Reiskin, Executive Director, Colorado Cross Disabilities Coalition 



Pre-ordinance

Conversations with

housing service

providers, analysis of

national and local

data including

eviction defense

pilot program

Nov-Dec 2020

Presentation of

systemic issues and

research findings at

Budget & Policy

Committee

Jan 2021

Stakeholder

Engagement

including Counil

1:1s, focus groups,

town halls, and

survey collection

Feb-Mar 2021

Analysis of survey

results, ordinance

draft, round two of

Council 1:1's.

Apr 2021
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General Timeline of Events
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25 agencies, depts & organizations
13 councilmembers

269 respondents

2 focus groups

2 town halls

55 orgs



Apartment Association of Metro Denver

Colorado Legal Services

Colorado Coalition for the Homeless

COVID-19 Eviction Defense Project

Colorado Homes for All

Colorado Realty & Property Management, Inc.

Denver Department of Housing Stability

Denver Housing Authority

Denver Office of Financial Empowerment

Denver Evictions Group

Denver Public Defender’s Office

Denver County Court

Denver City Council (Two rounds of 1:1’s)

GES Coalition

Investment Community of the Rockies

Renter's Roundtable

The Colorado Health Foundation
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Total renter respondents: 122

Renter Respondents by District
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Landlord Respondents by District
Total landlord respondents: 147 

Have evicted tenants: 63 
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Tenants Represented by Attorney? 
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Reasons

No-

99%



Tenant Attended 1st Court Appearance
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Reasons for Evictions
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Nonpayment

65.8%

Violation of lease

21.1%

Code/Law violations

9.2%

Habitability

2.6%

While most evictions are for

nonpayment, not all evictions are

formal or for nonpayment. Some

evictions are "constructive

evictions" or retaliatory for tenants

raising complaints. 

*Consistent with national data: https://evictionlab.org/why-eviction-matters/#why-do-people-get-evicted



Yes

47.4%

Maybe

31.6%

No

21.1%
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Landlord accountability 

Empowerment 

 Payment plan to stay 

Prevent permanent record 

Would tenant representation matter?
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Possibilities?



Corrects the imbalance of power and knowledge; due process of law + procedural

fairness

Increases likelihood that tenant will stay housed, negotiate safe terms, make landlords

whole and avoid homelessness

Reduces downstream costs to the City in a range of service areas + increases judicial

efficiency

FAIRNESS & EQUITY

BETTER OUTCOMES

FISCAL RESPONSIBILITY
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Source: https://www.denvergov.org/content/dam/denvergov/Portals/690/Housing/HousingInclusiveDenver_FINAL_020918.pdf



What data should to be collected to inform future

policy and funding needs?

Where will it live? 
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Who will be eligible?
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Require an annual report to assess impact and needs

Codify eviction defense program into a right for tenants making 80% or below

of the AMI

Require a landlord or property manager to provide tenants with a copy of a

tenant rights brochure when a tenant signs a lease AND at the time that an

eviction lawsuit is commenced by the owner or landlord against the tenant

Require the City to provide funds explicitly for legal assistance for qualifying

persons no later than their first court date

 



Create a new, permanent funding mechanism
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Create a universal right

Create a new entity/division in the City Charter
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*Produced by Legislative Services

Other cities: 



Denver Evictions filings (5-year average 2015-2019): 8,800

RTC need and acceptance at 80% AMI: ~4,750

Pilot program cost per case (generous!): $880 

Includes salaries and benefits for attorneys, paralegals, and

navigators in additions to overhead costs

Target cost per case: $800

HOST FTE (salary + benefits), marketing and outreach costs: $200,000
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*Produced by Legislative Services



candicdebacaD9 @candicdebacaD9 distr ict9@denvergov .org@candicdebacaD9

*Produced by Legislative Services

$3.8 million in legal services provision + $200,000 for HOST FTE + outreach =

$4 million annual initial investment
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*Analysis conducted by Legislative Services

If 3-5% of program participants avoid homelessness each year, this program could pay for
itself through avoided costs from sources including:

Significantly lower emergency shelter and housing program costs

Decreased education costs, juvenile justice costs, and child welfare costs associated

with children experiencing homelessness.

A reduction in additional law enforcement and incarceration costs

A gradual reduction in the number of eviction cases filed resulting in improved use and

efficiency of court resources

Increased economic activity due to retention of housing and employment

Denver could see a return of $12 million or more annually.
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Denver 2021 budget allocated $1.8M to Eviction Legal Defense

(began in 2018), up from $297K in 2020. Supplemental of 300k

was added to DHS budget for eviction assistance. 

SB20B-002: Housing and Direct COVID Emergency Assistance:

Amongst rental assistance, directs $1M from the General Fund to the

Eviction Legal Defense Fund (state grants to partner providers)



New York (July 2017)

Washington DC

San Francisco (June 2018)

Newark (Dec 2018)

Cleveland (Sept 2019)

Philadelphia (Nov 2019)

Boulder (Nov 2020)

Seattle (March 2021)

Maryland (April 2021)

Washington (April 2021)

1.

2.

3.

4.

5.

6.

7.

8.

9.

10.

Fresno, California

Tulsa, Oklahoma

Nebraska

1.

2.

3.

Passed
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Considering

*List is growing by the day!



86% of represented tenants able to stay in their homes.

98% of tenants represented in administrative termination of tenancy proceedings.

Eviction rate in relevant zip codes down more than 30%.

67% of represented tenants able to stay in their homes.

Eviction filings declined by 10%.

In first 6 months, 93% of those represented avoided eviction or involuntary move.

83% who were seeking additional time to move were able to get it.

89% of tenants represented by lawyers achieved a favorable outcome.

New York

San Francisco

Cleveland

Los Angeles
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*Source:: The Network for Public Health Law



In NYC the payoff was evident after only one year; 3:1 - 4:1 ROI
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https://www.cssny.org/news/entry/nyc-right-to-counsel
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& counting!
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New York: 
https://legistar.council.nyc.gov/LegislationDetail.aspx?ID=1687978&GUID=29A4594B-9E8A-4C5E-A797-96BDC4F64F80&Options=ID|Text|&Search=214-B

DC: 
https://lims.dccouncil.us/Legislation/B22-0024

San Francisco: 
https://sfgov.legistar.com/LegislationDetail.aspx?ID=3268932&GUID=EEA4358C-C18D-4AE9-B682-9295A3AC3FAA&Options=ID|Text|&Search=eviction

Newark: 
https://newark.legistar.com/LegislationDetail.aspx?ID=3600177&GUID=706512AB-9068-4508-8193-1F1C1293ABE5&Options=&Search=&FullText=1

Cleveland: 
https://cityofcleveland.legistar.com/LegislationDetail.aspx?ID=4138057&GUID=C96C18A7-4516-4439-A9FF-A3766DB6066D&Options=ID|Text|&Search=eviction

Philadelphia: 
https://phila.legistar.com/LegislationDetail.aspx?ID=3943568&GUID=EC5846F5-CECE-414F-A9F4-CA2F49D698B1&Options=ID%7CText%7C&Search=tenants&FullText=1

Boulder: 
https://bouldercolorado.gov/central-records/document-archive



https://denver.legistar.com/LegislationDetail.aspx?ID=4765247&GUID=F4CA7A38-6691-43AD-8F1E-224A58BAF70D&Options=ID|Text|&Search=eviction

A resolution approving a proposed Agreement between the City and County of Denver and Colorado Legal Services, Inc. for eviction legal assistance to eligible

households in the City and County of Denver. Approves a contract with Colorado Legal Services for $1,112,520 and through 12-31-23 for eviction legal

assistance, citywide (HOST-202157453). The last regularly scheduled Council meeting within the 30-day review period is on 3-8-21. The Committee approved

filing this item at its meeting on 2-3-21.

https://denver.legistar.com/LegislationDetail.aspx?ID=4699551&GUID=7A0B7019-51F6-4A15-A5CE-E5F32EE6D5DD&Options=ID|Text|&Search=eviction

Denver Human Services requests $300,000 in supplemental appropriation primarily to address a higher demand in rental and eviction assistance. The current

appropriation to the General Assistance Fund No. 13305, cost center 5551100 is $1,510,015. The requested supplemental will bring the appropriation level to

$1,810,015, representing a 20% increase. The 2021 Human Services budget includes an additional $1 million specifically appropriated for eviction assistance. 

SB20B-002 State dollars 

The bill requires the state treasurer to transfer $500,000 from the general fund to the eviction legal defense fund for the purpose of providing legal representation

to indigent tenants to resolve civil legal matters arising on and after March 1, 2020, concerning an eviction or impending eviction related to the public health

emergency caused by the COVID-19 pandemic. The state court administrator must use the money by June 30, 2021. 

Current partner provider grantees (not exclusively Denver providers): 

Colorado Legal Services- 1.3mil 

9to5- 130,000

CO Poverty Law Project- $70,000
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Are all historically disadvantaged groups who are affected by the decision we are making
currently represented in this process including those who have been historically
oppressed because of their race, gender, sexual orientation, class, disability, immigration
status and age? Have we heard the voices of those who are affected?
How will the proposed decision affect each group?
How will the proposed decision be perceived by each group?
Does the decision advance racial equity or mitigate unintended consequences?
Have we checked our own biases in this process?
Are we conscious of how our privilege is showing up in this process?
Is racial equity at the core of our thinking and decision-making?
What revisions are needed in the decision under discussion?
Have we also considered other groups who might be affected?
Have we considered access limitations?
Who might be uncomfortable in this decision?
Have we included mechanisms to lift up/hear silenced voices?
Is there a better path forward?
What additional work is needed?
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*Source: HOST 
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*Source: HOST 
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*Source: HOST 
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*Source: HOST 
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*Source: HOST 
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*Source: HOST 
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*Source: HOST 
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*Research conducted by Legislative Services
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Source: City and County of San Francisco

San Francisco All Cases in Eviction Defense System by Income Levels
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*Source: http://civilrighttocounsel.org/ 
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*Source:  Denver  County  Courts
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Source: Denver County Court
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Source: Rental Registry Proposal: https://denver.legistar.com/LegislationDetail.aspx?ID=4906155&GUID=5DF5FF66-D888-412D-90E7-9654F73418BA&Options=&Search=

Rental Stock Estimates: 

Apartment Association represents 805 landlords.

Those 805 landlords own 104,178K apartment units.

Denver Assessor estimates that we have approx.193K total rental units. 

Denver Apartment Association (via testimony): 


