HOUSING AND COVID-19
ASSISTANCE OPTIONS POST-MORATORIUM
STEPHEN MATTHEWS & NANA BOATENG

METRO WEST LEGAL SERVICES
(508) 620-1830

WHERE WE ARE RIGHT NOW
• The Massachusetts Eviction Moratorium expired October 17,
2020. A Federal Eviction Moratorium against eviction remains in
effect through the end of June 2021for some tenants at risk for
eviction for non-payment.
• Eviction cases that had been “paused” due to the Eviction
Moratorium have now resumed.
• Paused cases had numbered approximately 11,000 across the
Commonwealth.
• Courts are addressing the paused cases in chronological order.
• Most court hearings are being conducted by videoconference.
• New cases can soon be filed after the Landlord properly
terminates a tenancy.
• Estimates range from 20,000 to 200,000 expected new cases.

WHERE WE ARE RIGHT NOW
(CONT.)

• The Federal Eviction Moratorium stems from an order by the
Center for Disease Control (CDC). The CDC passed the order
in efforts to temporarily halt residential evictions to prevent the
further spread of Covid-19.
• In response to the end of the Commonwealth’s Eviction
Moratorium, Governor Baker has implemented an Eviction
Diversion Initiative. (to be discussed below).
• The moratoriums both federal and state did not waive a tenant’s
rent obligation but prevent or delayed an eviction action for
nonpayment of rent.
• Some large landlords have voluntarily agreed to delay evictions for
failure to pay rent until 2021.

CDC EVICTION MORATORIUM
• The Federal CDC Eviction Moratorium is effective beginning
September 4, 2020 through June 30, 2021.
• The CDC Eviction Moratorium protects residents who are
facing eviction for non-payment of rent (a) if they fall under a
financial cap, (b) attest to efforts to obtain government
assistance for rent, and (c) assert that they are unable to pay
rent or a full rent due to loss of income for rent.
• Eligible residents must sign a declaration form and provide a
copy to landlord, owner of residential property, or whoever
has the right to evict.

• Tenants are still responsible for rent and any fees, penalties
or interest owed to the landlord.
• Court can accept eviction filings, process cases, and enter
judgements, but won’t issue order of execution.

GOVERNOR BAKER’S
EVICTION DIVERSION INITIATIVE
• The cost of the Eviction Diversion Initiative exceeds 170 million
dollars.
• The EDI infused another $70 million in emergency rental
assistance to the RAFT Program (Rental Assistance for Families
in Transition) for a total allocation of $100 million for RAFT.

• The EDI allocated $12.3 million to provide tenants and landlords
with access to legal representation and related services prior to
and during the eviction process, as well as community mediation
to bring tenants and landlords together to find a resolution.
• The EDI provides nearly $50 million for post-eviction rapid
rehousing.

RAFT/ERMA
• The RAFT program helps keep households in stable housing situations
when facing eviction, foreclosure, loss of utilities, and other housing
emergencies caused by loss of income, increase in expenses, or both.
• Applicants affected by the COVID-19 crisis are eligible for up to $10,000
in assistance, up from $4,000 pre-COVID.
• Households with incomes up to 50% of Area Median Income (AMI), or
60% of AMI for people who are at risk of homelessness because of
domestic violence, are eligible for assistance.
• ERMA (Emergency Rental and Mortgage Assistance) can provide rental
and mortgage assistance to low-income households who have been
impacted by the crisis and may not be eligible for RAFT.
• This program is available for households within the 50-80% range of
Area Median Income (AMI). Like RAFT, ERMA may provide up to $4,000
for eligible households to assist with rent or mortgage arrears accrued
after April 1, 2020 and/or with upcoming rent or mortgage payments.

RAFT REQUIRES ONE OF FIVE “HOUSING CRISES”
FOR ELIGIBILITY
• Upstream Rent Arrears: There is no current court action, applicant has received notice of rent arrears issued
by landlord.
(1) Market Housing / (2) Subsidized Housing

• Court Eviction: Court action has been filed or already gone to judgement.
(3) Market Housing / (4) Subsidized Housing

• (5) Inability to pay future market rent.
• RAFT can provide for stipend payments up to a total cap of $10,000 to assist tenants pay arrears and/or future
rent. Landlord must commit to sustain tenancy for 6 months from first RAFT payment or until June 2021 if
school aged children in household, whichever date is later.

• Forward rent payment and/or payment plan for arrearage can be negotiated by SMOC (which requires a tenant
pay at least 30% of income towards rent) or by a court or community mediator.

HOUSING CONSUMER EDUCATION CENTERS
(HCEC)
• Can also be referred to as a Regional Administering Agency (RAA)
• Administer both RAFT and ERMA applications, which can be applied for at the same time
• Offer wide range of services to tenants, landlords, prospective buyers, and homeowners

• HCEC for Framingham is South Middlesex Opportunity Council (SMOC) can be reached through phone at
(508) 872-0765 and email at HCEC@smoc.org.
• Best way to apply for RAFT and ERMA is through their web portal at https://www.waitlistcheck.com/MA29771916

FEDERAL EMERGENCY RENTAL ASSISTANCE
PROGRAM (ERAP)
• The Federal Program offers higher benefits by providing duration of assistance (12
months) regardless of local rents. Only for renters.
• DHCD will implement starting on March 22, 2021.
• It does not replace RAFT/ERMA but supplements existing programs.
• Renters directly or indirectly impacted by COVID with rental arrears after 3/13/2020.
• DHDC will continue to use the existing RAFT COVID criteria for eligibility.

• Federal dollars can be used for rental arrears, rental utilities and rental stipends in 3
months increments.

FEDERAL EMERGENCY RENTAL ASSISTANCE
PROGRAM (ERAP)
• Up to 12 months’ worth of assistance rather than a fixed monthly amount of dollars.
• If necessary for housing stability and additional 3 months may be provided.
• Household with income-based rental subsidies cannot receive more than their portion of
the rent and cannot receive stipends.
• Renters should apply by using existing or new application at RAA for geographic region.
• Any pending or unapproved RAFT/ERMA applicants upon date of implementation will
immediately be considered for ERAP.

EVICTION MYTHS
• A judge cannot evict a family with children

• Evictions cannot happen during winter or during the holidays
• It takes a long time to evict someone
• If the tenant owes rent, the landlord must take a repayment
plan if the tenant offers one

EVICTION TIMELINE
• Notice to quit

• 14-day notice for nonpayment
• One month ahead of time for a tenancy-at-will
• Right to cure (in a non-payment case)

• Summons and Complaint

• Can only be commenced after NTQ has expired
• Tenant served with a copy of summons and complaint first, then (entered) filed at the
courthouse. Known as the Entry Date.

• Tenant’s Response
•
•
•
•

Answer (i.e. defenses and counterclaims)
Discovery ( interrogatories and document requests)
Due the first Monday after the Entry Date (7 days)
Filing an answer and discovery will reschedule Trial Date 2 weeks in the future

• Entry of Judgement
• Judge’s written decision
• Usually entered the day after the Trial Date

EVICTION CASES – HOUSING COURT

• Housing Court has established a two-tier process. The first tier
focuses on mediation. The Tenant and Landlord meet with a housing
specialist (a trained employee of the Housing Court) in efforts to try
to reach an Agreement in the eviction case.
• If no Agreement is reached, the case will be assigned for a second
court event and scheduled for a possible hearing before a Judge or a
second effort at mediation.
• Litigants are expected to receive a listing of Housing Resources from
the Housing Court when informed of their first-tier court event.

ADVICE TO TENANTS AND FAMILIES
• Attend all court events!!!!! More than 25% of Tenants fail to
show for court hearings. Default judgments and bad
outcomes happen when tenants fail to show.
• File an Answer (the tenant’s written response to the eviction
complaint) and ask for Discovery (written request that the
Landlord answer questions and provide documents).

• If the case was filed in a District Court, transfer the case to
Housing Court. Housing Courts have more resources
available to tenants and more experience with housing issues.
• Seek legal assistance by contacting our office or by seeking
help from a Lawyer for the Day program.
• Seek grant assistance (RAFT/ERMA/Municipality Grants) as
early as possible and preferably before a court action is even
filed.

MASSACHUSETTS DEFENSE FOR EVICTION (MADE)

• Greater Boston Legal Services has created a free self-guided
interview for tenants facing eviction.
• The program allows a tenant and/or their lawyer/helper to
electronically complete answer and discovery forms which
are crucial to tenants’ defenses.
• The program and an accompanying training can be accessed
through the GBLS web portal at https://gbls.org/MADE

LEGAL REPRESENTATION
• The Commonwealth has invested significant resources to
try to sustain tenancies during this pandemic. Eviction =
unsafe housing, overcrowding, an increased demand for
shelter; all of which exacerbate Covid-19 exposure.
• The Eviction Diversion Initiative includes funding for 22
teams of legal advocacy (each team consisting of at least
two attorneys, two paralegals, and an intake worker) to
staff court sessions across the Commonwealth.
• MWLS has had the equivalent of 2 FTE’s for eviction
defense. We have been assigned two teams (10
additional temporary attorneys and advocates) to handle
the expected surge of eviction cases within our service
area.

CONTACT INFORMATION
• Metro West Legal Services- 63 Fountain Street Framingham, MA 01702
• Stephen Matthews
• Phone: (508) 371-4552
• Email: smatthews@mwlegal.org

• Nana Boateng
• Phone: (508) 371-4072
• Email: housing.americorps@mwlegal.org

