
 

 
 

AGENDA REPORT 
 
Meeting Date: September 15, 2020 
Item Number: G-1 

To: Honorable Mayor & City Council  

From: Susan Healy Keene, AICP, Director of Community Development 
Helen Morales, DPA, Deputy Director of Rent Stabilization 
 

Subject:  CONSIDERATION OF A RENT SUBSIDY FOR TENANTS UNABLE 
TO PAY RENT DUE TO CIRCUMSTANCES RELATED TO THE 
CORONAVIRUS (COVID-19) PANDEMIC 
 
REQUEST AUTHORITY TO ENTER INTO A CONTRACT WITH  
JEWISH FAMILY SERVICES IN AN AMOUNT NOT-TO-EXCEED 
$98,527 TO QUALIFY APPLICANTS AND LANDLORDS PURSUANT 
TO THE QUALIFICATION CRITERIA ESTABLISHED BY THE CITY 
COUNCIL AND TO MAKE RENT SUBSIDY PAYMENTS TO 
LANDLORDS AND APPROVE A PURCHASE ORDER IN THIS 
AMOUNT 
 
AUTHORIZATION OF FUNDS IN THE TOTAL AMOUNT OF $442,935 
EXCLUSIVELY FOR RENT SUBSIDY PAYMENT TO LANDLORDS 
FROM CDBG FUNDS AND CARES ACT REIMBURSEMENTS; AND 
APPROPRIATION OF $415,527 FROM THE GENERAL FUND 
 

Attachments: 1. Summary of Surrounding Rent Subsidy Programs  
2. Jewish Family Services Estimated Costs 

 
 
RECOMMENDATION 

Staff recommends that the City Council move to approve a rent subsidy program for 
qualified COVID-19 financially impacted tenants residing in Beverly Hills units subject to 
the Rent Stabilization Ordinance (RSO). Staff requests Council review and provide 
guidance on the qualifying factors, subsidy timing and amounts. Staff also requests 
Council for authority to enter into a contract with Jewish Family Services in an amount 
not-to-exceed $98,527 to qualify applicants and landlords, pursuant to the qualification 
standards established by the City Council, and to make rent subsidy payments to 
landlords. Staff requests the City Council approve a purchase order for this in the 
amount of $98,527.  Staff also requests authorization in the total amount of $442,935 for 
rent subsidy payments to qualified landlords on behalf of qualified tenants financially 
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impacted by COVID-19 from CDBG funds and CARES Act reimbursement and a general 
fund appropriation of $415,527.   
FISCAL IMPACT 
The City Council may approve the recommendations of staff for the amount to allocate 
for the subsidy as well as the source of funds or provide alternative direction.  Staff 
recommends that City Council authorize the utilization of current funds for rent subsidy 
payments in the total amount of $442,935. $125,935 would be made available through 
CDBG funds, contingent upon the City Council approving a separate item on this 
evening’s agenda appropriating CDBG funds pursuant to prior City Council direction 
(including $75,935 that would be moved from the Single Unit Rehab program to rental 
assistance). An additional $317,000 is recommended to be appropriated from 
reimbursement funds the City is receiving from the CARES Act due to COVID-19.  Staff 
anticipates an additional $272,000 should be available for rental subsidy around 
December 2020 or June 2021 as follows; $101,000 in additional CDBG funds from the 
County for rental assistance and $171,000 from the Westside Cities Council of 
Governments for homelessness prevention. Staff would return for an additional 
appropriation when formal approval of these amounts is received from the County.  The 
current recommended amount of $442,935 and the anticipated future amount of 
$272,000 would make a total of $714,935 available for this rental subsidy program.  Staff 
also recommends a General Fund appropriation of $98,527 for Jewish Family Services 
to administer the rent subsidy. The total appropriation recommended for the General 
Fund as part of this item is $415,527. 
 
INTRODUCTION 
On July 21, 2020, the Rent Stabilization Division presented a staff report, upon the 
request of Vice Mayor Wunderlich, to consider a rent subsidy for tenants unable to pay 
rent due to circumstances related to the Coronavirus (COVID-19) pandemic. The City 
Council directed staff to return with a report that included additional information on rent 
subsidy programs in the surrounding jurisdictions. The following represents a discussion 
on rent subsidy programs in surrounding jurisdictions and staff’s understanding of City 
Council’s direction including: qualifying factors; the timing of subsidy payments; subsidy 
amounts; and request authority to enter into a contract with Jewish Family Services, to 
aid in the administration of the rent subsidy to qualified COVID-19 financially impacted 
tenants and provide direct rent subsidy payments to qualified landlords.  
 
DISCUSSION  
The City Council concurred on the need to establish a rent subsidy for tenants financially 
impacted by COVID-19 and in general expressed a desire to provide a rent subsidy 
dedicated to helping people in need on a going forward basis, beyond COVID-19. The 
City Council requested additional information on surrounding rent subsidy programs and 
provided staff guidance for the formulation of criteria to establish qualifying factors for 
the rent subsidy; subsidy timing; and subsidy amounts.  
 
Other Surrounding Rent Subsidy Programs 
 
The following is information regarding current rent subsidy programs for tenants 
financially impacted by COVID-19 from surrounding local jurisdictions including the: City 
of Los Angeles, West Hollywood, Santa Monica, and the County of Los Angeles. A 
schedule summarizing the surrounding local jurisdiction rent subsidy programs is 
provided as Attachment 1.  
The City of Los Angeles enacted an Emergency Rental Assistance Program in July 
2020. The program allocated $103,000,000 of CARES Act funds for a rent subsidy for 
tenants in the City of Los Angeles who are unable to pay rent due to circumstances 
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related to the COVID-19 pandemic. This program provides a maximum monthly subsidy 
of $1,000, with a household maximum of $2,000. Tenants must be at or below 80% of 
the area median income and renters of multifamily rental housing. The Emergency 
Rental Assistance Program is anticipated to assist fifty thousand (50,000) Los Angeles 
households. This program is administered by contract through the non-profit Housing 
Rights Center.    
Prior to COVID-19, the City of West Hollywood had a West Hollywood Rental Assistance 
Program administered by the National Council of Jewish Women. This program was 
placed on hold and the City of West Hollywood activated an Emergency Rental 
Assistance Program due to COVID-19. Under this program, eligible households can 
receive up to three payments, a minimum of 30 days apart, for up to $1,000 towards 
their monthly rent. Eligible households can never have previously received rental 
assistance through the West Hollywood Rental Assistance Program. Applicants must 
establish proof of financial hardship and be able to demonstrate need; must be able to 
cover any balance of rent owed and not covered by the program; and must have a viable 
plan to pay rent after assistance has stopped. As of March 16, 2020, the City of West 
Hollywood received 1,047 applications, and approved 801 applications for a total of 
$692,092 in Emergency Rental Assistance funds due to COVID-19. 
 
The City of Santa Monica COVID-19 Emergency Rental Assistance Program provides 
limited rental funds to eligible Santa Monica residents who can demonstrate a loss of 
income or increase in expenses due to the COVID-19 pandemic and can demonstrate 
the need for rental support. To be eligible tenants must reside in a rental unit in Santa 
Monica; not be a Preserving Our Diversity or rental housing voucher recipient; provide 
proof of loss of income or increase in expenses related to COVID-19, which makes them 
unable to pay rent; and qualify as low-income housing (80% of Area Median Income).  
The program provides eligible applicants with up to three (3) months of rental 
assistance, with a maximum subsidy of $5,000.  The City of Santa Monica anticipates 
that it will assist three hundred (300) households, which at a maximum subsidy of $5,000 
would amount to a total subsidy allocation of $1,500,000. 
 
The County of Los Angeles enacted their Rent Relief program on August 17, 2020 and 
allocated $100,000,000 of CARES Act funding to renters in Los Angeles County 
financially impacted by COVID-19. This program includes all residents in Los Angeles 
County, excluding only City of Los Angeles residents. Households with income currently 
at 30% of the median income can receive up to $10,000 and households currently at 
50% of the median income can receive up to $7,500.  Applicants will be selected utilizing 
two criteria: 1) fifty percent (50%) of the total allocation of funds will be allocated to 
residents who reside in higher risk zip codes and other socio-economic vulnerabilities 
and will be fast tracked for assistance if they are 50% or below the median income; 2) for 
all other areas not considered high risk for eviction or other socio-economic 
vulnerabilities, renters at 50% of the median income or below will be able to apply and 
will be assigned to a Service Planning Area (SPA) based on their zip code.  A formula 
used for the Federal Community Development Block Grant Program that considers 
population, poverty, and overcrowded housing, will be used to allocate the remaining fifty 
percent (50%) of funding available by SPA.  A lottery of eligible applicants will be run at 
the end of the application process. This program is administered through the Los 
Angeles County Development Authority and seeks to assist eight thousand (8,000) to 
nine thousand (9,000) households.  
 
The City of Beverly Hills residents qualify for the Los Angeles County Rent Relief 
program. The Rent Stabilization Division sent an eblast on August 11, 2020 providing 
information regarding the Los Angeles County Rent Relief Program. The eblast was 
mailed to: all emails obtained through the facilitated sessions; all tenants who filed a 
COVID-19 form by email; and all registered landlords.  Additionally, the Beverly Hills 
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Public Information Officer disseminated the information via social media on August 13, 
2020.  
 
Many of the four surrounding local jurisdictions’ rent subsidy programs have common 
elements. Three of the four programs are administered through a non-profit third-party 
contract (City of Los Angeles, Santa Monica, and West Hollywood).  Both the City of Los 
Angeles and Santa Monica, use the HUD low income limits, which is 80% of area 
median Income, to qualify a tenant for a rent subsidy.  All four programs make rent 
subsidy payments directly to landlords through third party contracts and require proof of 
tenancy and documentation to establish loss or reduction in income related to COVID-
19.  Like these programs, staff recommends that the City’s rent subsidy be administered 
by contract through Jewish Family Services, a non-profit; qualify tenants using the HUD 
low income limits, 80% of area median income; direct payments to landlords through 
Jewish Family Services; and require proof of tenancy and documentation to establish 
that they are financially impacted by COVID-19 and meet the City Council’s qualifying 
criteria. 
 
Qualifying Criteria 
 
The City Council considered the following qualifying criteria for rent subsidy payments to 
landlords on behalf of residential tenants in the City of Beverly Hills: 
 

A. Tenants must reside in a multifamily property subject to the RSO as evidence by 
a current lease; proof of prior rent payments; or utility bill that establishes 
residency; and be able to demonstrate that they are financially impacted by 
COVID-19. 

B. The City may further limit eligibility to those tenants with monthly rents no more 
than $5,000. 

C. Tenant Income qualifications: Is the income required to be considered eligible for 
the program.  The City may consider the following options: 

 
OPTION NO. 1 
  The City may consider utilizing the HUD established Low-Income 

Limits (80% of AMI) as a qualifying standard for income that was 
received in the last thirty (30) days prior to the application for rent 
subsidy. The table below lists low income (80% AMI) by 
household size.  As listed below, a family of four would qualify if 
their gross monthly income were $7,508 or less. Both the City of 
Los Angeles and Santa Monica currently use the HUD low 
income limits qualifying standards.  
 

OPTION NO. 2 
 Determine a City of Beverly Hills income eligibility criteria to 

qualify residents.  
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HUD FY 2020 Income Limits Summary 

Persons in Family 
  1 2 3 4 5 6 7 8 
                  
Monthly 
Low-
Income 
Limits 
(80% AMI) 

5,258 6,008 6,758 7,508 8,113 8,713 9,313 9,913 

Low 
Income 
Limits 
(80% AMI)  

63,100 72,100 81,100 90,100 97,350 104,550 111,750 118,950 

 
 

D. In addition to tenant income qualifications, the City Council may decide to 
establish asset limitation requirements for tenants.  

E.  Landlord qualifications: The City Council discussed the need for the landlord to 
qualify for the rent subsidy. The City may consider the following options: 
 

o OPTION NO. 1 
  Limit payments to landlords that are small mom and pop 

businesses identified as: 
• owns one (1) RSO property and resides in the building as 

a primary residence; or 
• owns no more than 4 units of residential property and a 

single-family home on a separate lot; and 
• property must have a current registration with the Beverly Hills 

Rent Registry. 
 

o OPTION NO. 2 
 Establish some other criteria for landlords to qualify for the rental 

subsidy payment.   
F. Establish tenant and landlord viability moving forward: The City Council 

discussed ensuring that any tenant or landlord that receives a rent subsidy 
establishes viability moving forward that the Tenant will be able to continue 
making payments and that the landlords business remains viable and is able to 
provide rental housing to the tenant. The City may consider the following options:  
 

o OPTION NO. 1 
 Tenant to provide a viable plan to pay rent after rental assistance 

has stopped. Landlord’s property must be a going concern and 
not in default or listed for sale.  



Page 6 of 7   

o OPTION NO. 2 
  Require that both the tenant and landlord provide a statement 

under penalty of perjury that: 1) the tenant will be able to make 
the rental payments after the rent subsidy is paid; and 2) the 
owner will continue to maintain his property and provide the rental 
housing to the tenant.   

G. Priority to household with children registered in the Beverly Hills Unified 
School District (BHUSD) (42% of BHUSD enrollment reside in RSO Units). 
The City may consider the following options: 

 
o OPTION NO. 1 

 Require that the tenant provide proof that a household member is 
a student currently enrolled in a school within the BHUSD. 

o OPTION NO. 2 
 Require the tenant to provide a statement under penalty of perjury 

that the household has a student currently enrolled in a school 
within the BHUSD.  
 

H. Exclude those households who received a subsidy from the Los Angeles 
County Rent Relief program. 

 
o The City Council may consider to not augment the rent subsidy to 

Tenants who received a subsidy from the Los Angeles County Rent 
Relief program. This would preserve the City’s funds and ensure that 
more households are assisted.    

 
I. Additional Considerations: Although the City Council did not discuss, the 

City Council may also consider the following: 
 

1. Require that the Landlord provide the tenant with a Notice to meet to 
attempt to develop a repayment strategy for back rent. This is similar 
to the requirement in the Beverly Hills Urgency Ordinance that 
required commercial landlords to provide notice to their commercial 
tenants to meet and discuss a repayment plan.  

 
2. Require that the Landlord agree not to execute a Notice to Cure or 

Quit or otherwise attempt to collect back rent for a 12-month period 
after the expiration of the declared emergency. 

 
3. Consider the use of CDC guidelines to prioritize households with at 

least one-member age 65 or older or a member that has a pre-
existing condition. 

 
Timing of the Rent Subsidy 
 
The Council expressed their desire to start the program as soon as possible to get funds 
in the hands of landlords in need while at the same time expressing their desire to 
ensure that Beverly Hills tenants remain housed, with an emphasis on those households 
with children registered in the BHUSD. The City Council may consider a hybrid 
approach. This may consist of starting the program with a goal of utilizing 50 percent of 
funds immediately and reserving 50 percent of available funds for when the urgency 
ordinance is lifted to assist households facing eviction.   
Subsidy Amounts 
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Staff identified current funds in the total amount of $442,935 for the rent subsidy 
program and anticipates another $272,000 will be available within the next several 
months. The monthly subsidy may consist of a payment of the balance of unpaid rent up 
to $1,000, for a maximum period of three (3) months. Using the maximum subsidy of 
three thousand dollars ($3,000), the City would be able to assist an estimated 238 
eligible households.   
 
Authority to Enter into a Contract with Jewish Family Services 
 
The City Council agreed to amend the existing contracts with Bet Tzedek for legal 
services and Jewish Family Services to qualify tenants and administer the funds to 
landlords. The scope of the services for Bet Tzedek will remain the same, to provide 
tenants with legal services related to the RSO unit.  At this time, Bet Tzedek will continue 
to provide the same legal services under the current contract with no additional funding 
requests. Staff will return to City Council at a later date if it is determined that more 
funding will be required. 
 
The scope of the current contract with Jewish Family Services does not include the 
services that are currently being requested.  Staff requests authority to enter into a new 
contract with Jewish Family Services to include a social service contract to qualify 
tenants who reside in units subject to the RSO and administer the funds to qualified 
landlords. The City is proposing to utilize the service of Jewish Family Services to qualify 
applicants and landlords pursuant to the qualification standards provided by the City 
Council and to make rent subsidy payments to landlords. 
 
The application process, administered by Jewish Family Services, will consist of the 
following: receive and process all applications; qualify all applicants by the qualifying 
criteria established by the City Council; require supporting documentation for all 
qualifying criteria including proof that the tenant resides in an RSO unit and is able to 
demonstrate that they are financially impacted by COVID-19, proof the landlord meets 
qualifying criteria and that the landlord is financially impacted due to COVID-19, proof 
that the tenant meets the income qualifications, proof that the landlord and tenant can 
establish that the tenancy will remain viable; and verification of outstanding rental 
amounts. Once the applicant and landlord have been deemed qualified, Jewish Family 
Services will make rent subsidy payments to landlords.  Jewish Family Services will be 
required to obtain a W-9 form from the owner before receipt of rent subsidy. All 
information received by Jewish Family Services will be obtained for the sole purpose of 
qualifying tenants. While this process moves forward, Bet Tzedek may assist the tenant 
and landlord in any other legal processes as may be required. 
 
Jewish Family Services estimates their total costs to administer the rent subsidy 
program at $98,527. Therefore, staff requests authority to enter into a contract with  
Jewish Family Services in an amount not-to-exceed $98,527 to qualify applicants and 
landlords pursuant to the qualification criteria established by the City Council and to 
make rent subsidy payments to landlords, with a corresponding General Fund 
appropriation. If authorized, staff will return to City Council with a contract complete with 
eligibility requirements as defined by City Council.  

Jeff S. Muir 
Director of Finance 

 
 
 

 
Susan Healy Keene, AICP       

Director of Community Development 
Approved by  Approved by 
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