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to Know During COVID-19 

Amazing Landlord Responses 

to COVID-19 

As the effects of the COVID-19 pandemic continue to unfold in Oregon, 

residential and commercial landlords seeking to regain possession of their 

rental properties are currently faced with a myriad of restrictions from 

several vectors, radically changing their ‘pre-pandemic’ way of doing things. 

Rationale: There are two primary reasons driving these actions: limiting the 

spread of the coronavirus by limiting evictions or otherwise ‘de-housing’ 

people in order to avoid greater COVID-19 exposure; and, the pragmatic 

recognition that the current extraordinary health needs leading to the 

closure of restaurants, schools, and all ‘non-essential’ businesses will cause a 

wide swath of our population to lose their jobs and businesses in order for 

everyone to ‘shelter in place’ and care for homebound family members, 

leaving many Oregonians unable to pay their rent through no fault of their 

own. 

Executive Orders: Under Governor Brown’s current Executive Orders, 

landlords may not issue termination notices or file, prosecute, or execute 

‘economic evictions’ for non-payment of rent, utilities, service charges, late 

fees, or other charges, without regard to whether the non-payment is the 

result of the COVID-19 epidemic.   

continued on page 8 

Slicing Through the Gordian Knot of Evictions  

in the COVID-19 Crisis 
By Brian Cox | April 15, 2020 
oregonrentalhousing.com 

 

 

With the health and safety 

of our members in mind, 

we have temporarily 

suspended general 

meetings at this time. 

Please refer to our website 

for updates. 

roa-swo.com 

 

General Meeting 
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Rent-Deferral Payback Plan Guidelines &  

What You Need to Know During COVID-19 
By Ellen Calmas | April 9, 2020 
rentalhousingjournal.com 

 

 key in communications and execution to avoid 

potential fair-housing violations while maintaining 

reputational equity. Relief that operators receive in 

the form of mortgage forbearance or government 

stimulus should be shared, as possible, with the 

understanding that we’re all in this together. Real-

time insights of resident status will guide decisions 

throughout the crisis. 

Here are some key considerations for property owners 

and managers in assessing and adapting deferral-

payback plans in these extraordinary times: 

Rent-Deferral Payback – Let the C-Suite Lead 

Already over-burdened community staff aren’t in a 

position to review each resident’s circumstances on a 

case-by-case basis to determine ability to pay, and the 

risks of community-based strategies are many. The 

appearance of bias can be greatest among residents 

most hurt by job loss or wage reduction, which could 

lead to fair-housing Issues and also could cause 

problems with lenders.  Offers should be consistent 

across communities. 

continued on page 5 

 

Review Vendor Services w/Scrutiny 

Viable, automated payback solutions that assure 

timely rent delivery will provide the greatest 

With April 1 in the rear-view mirror, the next big 

challenge for rental-housing operators is figuring out 

how to implement fair and effective rent-deferral 

payback plans for their communities. 

Finding the right payment plan is critical, although the 

answers are quite different for smaller landlords than 

for larger, better-capitalized REITS or privately owned 

corporations that can draw down lines of credit to 

smooth out rough patches. Large landlords also have 

better access to their lenders and greater ability to 

receive deferred or flexible loan payments than do 

many small landlords. 

The National Multi Housing Council and the National 

Apartment Association both offer a host of resources. 

What both associations agree on is that automated 

payments fit well with social distancing while 

providing increased assurance of payment reliability 

even in the uncertain times of COVID-19. 

Selecting the right rent-deferral payback plan requires 

a clear, disciplined approach that includes defined 

parameters for rent deferral (percentage and 

duration) as well as expectations for payback for 

participating residents who seek relief. Consistency is 

key in communications and execution to avoid 

potential fair-housing violations while maintaining 

reputational equity. Relief that operators receive in 

the form of mortgage forbearance or government 

https://rentalhousingjournal.com/rent-deferral-payback-plan-guidelines-what-you-need-to-know-during-covid-19/?fbclid=IwAR2Yls6CmfXJuWd0NzkAuV01SOsrRl3A_oAc--HvVccAU3CI38FGYPgFgSo
https://rentalhousingjournal.com/rent-deferral-payback-plan-guidelines-what-you-need-to-know-during-covid-19/?fbclid=IwAR2Yls6CmfXJuWd0NzkAuV01SOsrRl3A_oAc--HvVccAU3CI38FGYPgFgSo
https://www.nmhc.org/networking-opportunities/nmhc-suppliers-step-up-directory/
https://www.naahq.org/coronavirus-guidance#management
https://www.naahq.org/coronavirus-guidance#management


ROA-SWO Newsletter – May 2020 

4 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

https://eledwardsrentals.com/owner-info/
http://oregoncoastcarpetcleaning.com/
https://teampacpro.com
mailto:info@roa-swo.com?subject=ROA Newsletter Advertising


ROA-SWO Newsletter – May 2020 

5 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Insert Control Measures 

Speak with your enterprise operators about custom 

reporting and the ability to adjust systems so that 

residents aren’t constantly receiving late notices.  As 

importantly, determine access to real-time tracking of 

resident payback to provide insight into when your 

residents lose their jobs or have a reduction in hours and 

wages. Your deferral payback plan should be able to 

integrate with your system provider. 

Stay focused 

While March required scrambling to make communities 

safer, calls for rent strikes and complete rent forgiveness 

can be distracting and unproductive. Stay clear of the 

fray. Rent should be paid. How and when is what’s up for 

grabs. 

In this environment, where residents are fearful of being 

able to get a hospital bed should they need one, it’s 

important that the rental-housing industry communicate 

the intent to work together to keep a roof overhead. 

 

Rent-Deferral Payback Plan Guidelines &  

What You Need to Know During COVID-19 
continued from page 3 

Cover Your Bases 

Involve corporate legal teams to develop documentation 

to reapply security deposits and accept partial payments 

for participating residents. Assistance on language for 

lease addendums is important to ensure that residents 

fulfill their promises to pay with partial rent deferrals. 

Consider extending lease duration to give residents time 

to recover from the current crisis and get caught up on 

rent without getting further into debt. As a simple 

gesture of goodwill, refrain from late-rent reporting for 

the remainder of the year for residents participating in 

deferral initiatives.  These steps are being articulated by 

the federal government and may affect the ability to 

receive relief from the Coronavirus Aid, Relief, 

and Economic Security Act (CARES ACT). 

Review Vendor Services w/Scrutiny 

Viable, automated payback solutions that assure timely 

rent delivery will provide the greatest assurance of 

payment protection, particularly those that 

accommodate automated direct deposit for payments 

from unemployment checks. Removing residents from 

management of funds for rent and getting to the front 

the line from payroll and special benefits is critical, so 

your deferral payback plan should be able to deliver on 

these priorities. 

https://store.oregonrentalhousing.com/
https://oregonrentalhousingpac.org/
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DOWNLOAD THIS FORM FOR FREE 

at store.oregonrentalhousing.com 

https://store.oregonrentalhousing.com/
https://store.oregonrentalhousing.com/
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Slicing Through the Gordian Knot of 

Evictions in the COVID-19 Crisis  
continued from page 1 

The Executive Orders also suspend the imposition of late 

fees and prohibit law enforcement from serving or 

enforcing evictions of any kind. Landlords are also 

prohibited from issuing ‘no-cause’ or ‘landlord-cause’ 

termination notices or evictions: the former happens 

during the first year of tenancy or with owner occupied 

two-unit lots (typically duplexes or ‘mother-in-law’ 

units); the latter occur when a landlord wants to move 

in or move a family member into the rental, a buyer 

wants to live in the rental, the rental needs major 

renovation work, or the rental is being converted to 

‘non-rental’ purposes. Unable to remove their tenants, 

rental property sellers are unable to deliver possession 

of the property for an indeterminate amount of time, 

causing many real estate transactions to fail. 

Chief Justice Orders: Under Chief Justice Walters’ 

current orders, all stages of eviction proceedings are 

automatically postponed until after May 31st, with the 

caveat that evictions involving domestic violence, most 

situations giving rise to a 24-hour termination notice, 

and similar ‘high need’ eviction cases may proceed by 

seeking leave of court, following a process to be 

developed by each court (though trying to set and 

advance these cases may be difficult and/or follow 

uncertain timelines). Residential and commercial 

evictions may still be filed – though evictions for non-

payment or ‘no cause’ or ‘landlord-cause’ evictions are 

prohibited (violation is now a Class “C” Misdemeanor), 

and such ‘non-compliant’ evictions may be accepted or 

rejected at filing, depending on local court practice. 

When an eviction is filed, the first appearance setting 

and service of summons and complaint will all occur 

according to statute, only the FED summons and 

complaint will be accompanied by a multi-language 

notice advising the parties the first appearance date is 

automatically postponed to a later date and will be 

followed by a future court notice informing them of the 

new hearing date (notice below. Evictions that do 

proceed or that later proceed are expected to utilize the 

court’s newly-developed rules for court appearances, 

including efiling documents and exhibits and remote 

appearances by parties, witnesses and lawyers where 

possible. 

Federal Action: While federal law does not directly 

prohibit all evictions, portions of the CARES Act require 

all landlords with federally-backed mortgages, 

appearances by parties, witnesses and lawyers where 
possible. 

Federal Action: While federal law does not directly 
prohibit all evictions, portions of the CARES Act require 
all landlords with federally-backed mortgages, including 
those covered by HUD, USDA, FHA, VA, Fannie Mae and 
Freddie Mac, to forgo evicting their tenants by placing a 
60-day moratorium (beginning March 18th), and 
providing those landlords with various forms of relief, 
including a 180-day loan forbearance (which can be 
extended another 180 days at the borrower’s request). 
The Act allows multifamily housing owners with a 
federally-backed mortgage to request a forbearance for 
up to 30 days (which can be extended another 60 days at 
the borrower’s request), on the condition that they 
agree not to evict tenants or charge late fees. The Act 
also institutes a moratorium on filings for evictions for 
renters in homes covered by a federally-backed 
mortgage for 120 days of enactment. The Act provides a 
temporary moratorium on evictions for most residents 
of federally subsidized apartments, including those 
supported by HUD, USDA or Treasury (Low Income 
Housing Tax Credit developments). 

Local Ordinance: Multnomah County, Portland, 
Clackamas County, Gresham and Hillsboro have each 
imposed their own form of moratorium on evictions, and 
residential and commercial property owners would be 
wise to seek current information specific to their 
jurisdiction before proceeding. 

Oregon Legislature: In short, the Oregon legislature has 
yet to take any action regarding the pandemic. 

What is a residential or commercial landlord to 
do? With access to the courts effectively prohibited, at 
this point for months, many have asked what they should 
do considering the constant barrage of bad news. First, 
opening lines of communications and making payment 
arrangements and/or accepting partial payments from 
your tenants is likely a good option, and in some cases, 
may be the only payment you receive. Next, keep in mind 
that the COVID-19 state moratorium does not apply to 
conduct-based notices or evictions. If you have truly 
troublesome or dangerous tenants, your remedies are 
still intact – just delayed for now in many 
situations.  Finally, remember that the moratorium 
creates a payment deferral, not a payment forgiveness. 
Governor Brown’s executive order was explicitly clear 
that all amounts owed – except late fees – remain due 
and owing. 

In this writer’s opinion – Neither tenants nor property 
owners should have to stand alone bearing the social or 
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In this writer’s opinion – Neither tenants nor property 

owners should have to stand alone bearing the social or 

economic burden of the COVID-19 Pandemic. Perhaps 

the ‘best’ economically- and socially-rational way for the 

federal and state governments to preserve housing 

stability for families impacted by the COVID-19 crisis and 

struggling to cover housing expenses is by creating 

emergency rental assistance programs through a drastic 

short-term expansion of the Rental Assistance Vouchers 

program or similar programs. This should be the first and 

highest priority with regard to the allocation of funds 

provided to Oregon through the Federal CARES Act – 

immediately infusing cash for rent payments into the 

hands of renters and landlords. The eviction moratorium 

can also be better tailored to safeguard owners’ ability 

to effectively affect repairs and manage their 

communities, while allowing more types of housing 

providers access to mortgage forbearance, ensuring 

fairness and flexibility in its terms, and by providing 

financial assistance for property-level financial 

obligations such as property taxes, utilities or insurance 

payments and by extending credit to multifamily 

mortgage servicers, small landlords and multifamily 

businesses using the Small Business Administration’s 

Paycheck Protection Program. 

We are in this together, and together we are stronger. 

Be Well, 

Brian Cox, Attorney at Law 

 If you file your complaint, your filing fee will not be 

refunded, even if it is subject to the Executive Order. 

 You should review the full Executive Order to 

determine if it applies to the complaint you are 

filing. Available at: https://www.oregon.gov/gov/ 

admin/pages/eo_20-13.aspx. 

 If you have questions, you may want to contact an 

attorney. 

The following are excerpts from Governor Brown’s Executive Order 20-13: 

“1. Residential Tenancies. 

a. During this moratorium, landlords of residential properties in Oregon shall 

not, for reason of nonpayment as defined in paragraph 1(b) of this Executive 

Order, terminate any tenant’s rental agreement; take any action, judicial or 

otherwise, relating to residential evictions pursuant to or arising under ORS 

105.105 through 105.168, including, without limitation, filing, serving, 

delivering or acting on any notice, order or writ of termination or the 

equivalent; or otherwise interfere in any way with such tenant’s right to 

possession of the tenant’s dwelling unit. 

b. The term “nonpayment” as used in paragraph 1 of this Executive Order 

means any nonpayment of rent, late charges, utility charges, or any other 

service charge or fee, as described in ORS 90.392(2)(a) or (c), 90.394, or 

90.630(1)(d) or (10), or any termination without cause under ORS 90.427. All 

other terms used in paragraph 1 of this Executive Order shall have the same 

meanings as set forth in ORS chapters 90 or 105. 

c. Nothing in paragraph 1 of this Executive Order relieves a residential tenant’s 

obligation to pay rent, utility charges, or any other service charges or fees, 

except for late charges or other penalties arising from nonpayment which are 

specifically waived by and during this moratorium. Additionally, paragraph 1 

of this Executive Order does not apply to the termination of residential rental 

agreements for causes other than nonpayment. 

d. * * * 

2. Non-Residential Tenancies. 

a. During this moratorium, landlords of non-residential properties in Oregon 

shall not, for reason of nonpayment as defined in paragraph 2(b) of this 

Executive Order, terminate any tenant’s lease; take any action, judicial or 

otherwise, relating to non-residential evictions pursuant to or arising under 

ORS 105.105 through 105.168, including, without limitation, filing, serving, 

delivering or acting on any notice, order or writ of termination or the 

equivalent; or otherwise interfere with such tenant’s right to possession of 

the leased premises. 

b. The term “nonpayment” as used in paragraph 2 of this Executive Order 

means nonpayment of rent, late charges, utility charges, or any other service 

charge or fee, as described in the lease or in ORS 91.090, 91.210 or 91.220. All 

other terms used in paragraph 2 of this Executive Order shall have the same 

meanings as set forth in ORS chapters 91 or 105. 

c. Paragraph 2 of this Executive Order shall apply if a tenant provides the 

landlord, within 30 calendar days of unpaid rent being due, with 

documentation or other evidence that nonpayment is caused by, in whole or 

in part, directly or indirectly, the COVID-19 pandemic. Acceptable 

documentation or other evidence includes, without limitation, proof of loss of 

income due to any governmental restrictions imposed to mitigate the spread 

of COVID-19. 

d. * * * 

~ ~ ~ ~ ~ 

 

This information is current as of April 15th, 2020. 

Time and answers are changing rapidly, and all 

readers are encouraged to seek the most current 

and reliable information available. 

 

* * *Court notice accompanying FED Summons * * * 

NOTICE TO LANDLORDS FILING FED (EVICTION) CASES 

On April 1, 2020, Governor Kate Brown issued Executive 

Order 20-13 which, among other things, prohibits the 

filing of certain eviction cases. The Executive Order was 

effective immediately and remains in effect for 90 days 

unless extended or terminated earlier by the Governor. 

 A violation of Executive Order 20-13 could subject 

you to criminal penalties including a Class C 

Misdemeanor punishable by a fine of up to 

$1,250.00 and up to 30 days in jail. 

 If you file your complaint, your filing fee will not 

be refunded, even if it is subject to the Executive 

Order. 

This information is current as of April 15th, 2020. 

Time and answers are changing rapidly, and all 

readers are encouraged to seek the most current 

and reliable information available. 
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Contact us at: 

2707 Broadway Ave.         info@roa-swo.com 

North Bend OR 97459   (541) 756-0347 

Know a fellow landlord who could benefit from using 

our helpline, taking some courses, networking with 

other landlords? 

Refer them to your local ROA! 

 

 

This publication is designed to provide informative material to its readers. It is distributed with the understanding 

that it does not constitute legal, accounting, or other professional advice. Although the material is intended to be 

accurate, neither we nor any other party assume liability for loss or damage as a result of reliance on this material. 

Appropriate legal or accounting advice or other expert assistance should be sought from a professional. 

Ever wonder what goes on at ROA Board meetings? 

Have any suggestions to share? Interested in 

joining?  Bring your thoughts and/or ideas. Or just 

listen in and see what we're all about. 

The ROA Board of Directors meets every first 

Tuesday of the month at 880 California Ave. in 

North Bend from noon to 1:00pm. Meetings are 

always open to members. 

roa-swo.com 

Your ROA Board of Directors 

President: Cindy Colter 

coltercindy@gmail.com (541) 404-8609 

Vice President: Jaime Thurman 

jaime@eledwardsrealty.com (541) 756-0347 

Secretary: Sage Coleman 

sage@pacificpropertiesteam.com 

Treasurer: Kris Thurman 

kris@eledwardsrealty.com (541) 756-0347 

Position #1: Maria Menguita 

malumeng@gmail.com 

Position #2: Regina Gabbard 

rgabbard15@yahoo.com 

Position #3: Joan Mahaffy 

mahaffyje12@yahoo.com (541) 269-6562 

Position #4: Charlotte Dooley 

charlotte@pacificpropertiesteam.com 

Position #5: Dennis Schad 

dennisschad@gmail.com (541) 297-3609 

Position #6: Reyna Hernandez 

rhernandez@orcca.us (541) 435-7080 

mailto:info@roa-swo.com?subject=Newsletter%20Response
https://roa-swo.com/events
hhttps://roa-swo.com/
mailto:coltercindy@gmail.com
mailto:jaime@eledwardsrealty.com
mailto:sage@pacificpropertiesteam.com?subject=ROA%20Newsletter%20Response
mailto:kris@eledwardsrealty.com?subject=ROA%20Newsletter%20Response
mailto:malumeng@gmail.com
mailto:mahaffyje12@yahoo.com?subject=ROA%20Newsletter%20Response
mailto:dennisschad@gmail.com?subject=ROA%20Newsletter%20Response


ROA-SWO Newsletter – May 2020 

11 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Amazing Landlord Responses to COVID-19 
By Heather Peake | April 7, 2020 
rentecdirect.com 

 

Landlords aren’t simply asset managers, they are 

essential to society for the renter to have a place to call 

‘home’.  

Property managers looking for ideas on how to make a 

greater impact on your tenants may find inspiration from 

these tales of how landlords help tenants during this 

pandemic. Plus, you’ll find suggestions for simple ways 

to help your tenants that you may find useful.   

AMAZING LANDLORD RESPONSES TO COVID-19 

It is often lost on society that property owners and 

property managers provide an essential service. Often, 

landlords go above and beyond for their residents year 

round. Yet, in this season of uncertainty we see landlords 

help tenants in grander and amazing ways that deserve 

to be shared.  

RENT FORGIVENESS IN THE NEWS 

Property owners with the financial means have been 

overwhelmingly generous. These landlords help tenants 

by offering rent forgiveness in light of the difficulties and 

struggles renters are facing due to the pandemic.   

Landlords Help Tenants w/ Rent Forgiveness Coast-to-

Coast. In Bakersfield, Ca, Dennis Beaver and his wife 

created a stimulus plan of their own to help their tenants 

struggling with financial hardship to pay rent in April 

telling his tenants, “Don’t pay April’s rent this is our gift 

to you. We are all in this war together.”  

On the East Coast, Mario Salemo waived rent for 

hundreds of tenants across his residential and 

commercial portfolio. Salemo says, “I’m really not 

concerned about the rent right now, I’m concerned 

about peoples’ health. Not only are we up against an 

epidemic, these poor people have no jobs and they’re 

worried about getting sick. I didn’t think it was much on 

a person like me, who God was good to, to help them all 

out.” 

Rent Forgiveness Country by Country 

Meanwhile, in addition to offering groceries, medicine, 

or other supplies, Chris Boyes, a landlord in Toronto 

LANDLORDS OFFERING PARTIAL RENT CONCESSIONS 

In some cases, it just isn’t feasible financially for a 

landlord to offer a full month’s rent so some are offering 

discounts in the form of a partial rent forgiveness.   

A commercial landlord in Alexandria Virginia is offering 

tenants partial rent forgiveness by waiving rent for the 

days a business has to be closed due to the pandemic.  

The San Antonio Apartment Association has asked its 

members to forgive twenty-five percent of rent owed for 

tenants who receive aid from the city. While in Cape 

Code a landlord discounted rent by thirty percent.  

BUT, WHAT IF I CAN’T OFFER RENT FORGIVENESS?  

It is a misconception that all landlords have amassed 

great wealth and can handle not collecting rent.  

While some lenders are allowing landlords to defer 

mortgage payments, and even with governmental 

business incentives, sometimes offering rent forgiveness 

may be understandably out of reach because:  

 Rent payments cover property taxes, utilities, or 

maintenance 

 Profit margins have been too thin to create a savings 

cushion 

 Profits are used to keep the landlords’ family afloat 

 Landlording might be your only source of income 

 You may be self-employed and in need of assistance 

yourself if rents aren’t collected 

And that’s ok. There are still many small things a landlord 

can offer to extend a helping hand and show tenants 

they care.   

 

https://www.rentecdirect.com/blog/landlords-help-tenants-covid/?fbclid=IwAR1HGnmN43qJ0EPbTUsWPBZAAGhoNDZbIAa-qfoNI4dclOuDo78TFiY3KD0
https://www.rentecdirect.com/blog/landlords-help-tenants-covid/?fbclid=IwAR1HGnmN43qJ0EPbTUsWPBZAAGhoNDZbIAa-qfoNI4dclOuDo78TFiY3KD0
https://www.rentecdirect.com/blog/landlords-help-tenants-covid/?fbclid=IwAR1HGnmN43qJ0EPbTUsWPBZAAGhoNDZbIAa-qfoNI4dclOuDo78TFiY3KD0
https://www.turnto23.com/news/local-news/local-landlord-waives-april-rent-for-tenants-during-the-covid-19-outbreak
https://www.turnto23.com/news/local-news/local-landlord-waives-april-rent-for-tenants-during-the-covid-19-outbreak
https://greenpointers.com/2020/03/31/williamsburg-landlord-mario-salerno-waives-rent-for-all-hundreds-of-tenants-due-to-coronavirus/
https://greenpointers.com/2020/03/31/williamsburg-landlord-mario-salerno-waives-rent-for-all-hundreds-of-tenants-due-to-coronavirus/
https://greenpointers.com/2020/03/31/williamsburg-landlord-mario-salerno-waives-rent-for-all-hundreds-of-tenants-due-to-coronavirus/
https://www.thestar.com/news/gta/2020/04/01/i-really-dont-care-about-money-now-i-care-about-you-toronto-landlord-gives-tenants-a-rent-holiday-during-covid-19-pandemic.html
https://www.thestar.com/news/gta/2020/04/01/i-really-dont-care-about-money-now-i-care-about-you-toronto-landlord-gives-tenants-a-rent-holiday-during-covid-19-pandemic.html
http://wjla.com/news/coronavirus/virginia-landlord-comes-to-the-rescue
http://wjla.com/news/coronavirus/virginia-landlord-comes-to-the-rescue
http://sacurrent.com/the-daily/archives/2020/04/03/san-antonio-landlords-asked-to-forgive-25-of-rent-for-certain-tenants-impacted-by-coronavirus-outbreak
http://sacurrent.com/the-daily/archives/2020/04/03/san-antonio-landlords-asked-to-forgive-25-of-rent-for-certain-tenants-impacted-by-coronavirus-outbreak
https://capecodchronicle.com/en/5514/features/5680/Good-Deeds.htm
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2707 Broadway Ave. 

North Bend, OR 97459 

https://roa-swo.com/

