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Summary

The COVID-19 pandemic disrupted business operations nationwide, leading to dramatic job losses that threatened the ability of many to meet their financial obligations, including housing rental payments. It brought attention to the risks posed by potential increased evictions and tenant displacement, which could further the spread of the virus and cause economic hardship for tenants and landlords. In response to these concerns, Congress and the President enacted several laws providing significant amounts of supplemental funding to help tenants pay their rent and remain stably housed. The laws also included arguably unprecedented new federal policies designed to prevent landlords from pursuing eviction. Most of the funding and policies enacted were temporary, designed to address the immediate impacts of the pandemic. One eviction-related provision—a thirty-day notice to vacate requirement enacted as Section 4024(c) of the Coronavirus Aid, Relief, and Economic Security Act (CARES Act) (Pub. L. No. 116-136, § 4024(c), 134 Stat. 281, 492 (2020))—remains in effect, although its scope and future remain subject to debate.

In response to legal challenges to Section 4024(c)'s notice to vacate requirements, courts have reached some inconsistent holdings, but most have held that:


	the CARES Act notice to vacate requirement is not time-limited and, thus, is still in effect (see, e.g., Arvada Village Gardens LP v. Garate, 529 P.3d 105, 108 (Colo. 2023); D.H. v. Common Wealth Apartments, 231 N.E.3d 284, 288 (Ind. Ct. App. 2024); Olentangy Commons Owner LLC v. Fawley, 228 N.E.3d 621, 633 (Ohio Ct. of App. 2023); Sherwood Auburn LLC v. Pinzon, 521 P.3d 212, 216 (Wash. Ct. App. 2022); but see MIMG CLXXII Retreat on 6th, LLC v. Miller, 16 N.W.3d 489 (Iowa 2025));

	the CARES Act notice to vacate requirement is only applicable to the nonpayment of rent, rather than other grounds for eviction (see, e.g., West Haven Hous. Auth. v. Armstrong, 2021 WL 2775095, at *3 (Conn. Super. Ct. Mar. 16, 2021); King County Hous. Auth. v. Knight, 563 P.3d 1058, 1063 (Wash. 2025); but see Pendleton Place, LLC v. Asentista, 541 P.3d 397, 402 (Wash. App. 2024), abrogated by King County Hous. Auth. v. Knight, 563 P.3d 1058, 1063 (Wash. 2025)); and

	landlords must wait until after the thirty-day notice to vacate period passes before filing a judicial proceeding for eviction (see, e.g., Sherwood Auburn LLC, 521 P.3d at 217–18; Olentangy Commons Owner LLC, 228 N.E.3d at 632; but see Woodrock River Walk v. Rice, 906 S.E.2d 682, 685–87 (Va. Ct. of App. 2024)).



The Biden Administration took a number of administrative actions intended to enforce the CARES Act notice to vacate requirement (see, e.g., Extension of Time and Required Disclosures for Notification of Nonpayment of Rent, 86 Fed. Reg. 55693 (Oct. 7, 2021) and 30-Day Notification Requirement Prior To Termination of Lease for Nonpayment of Rent, 89 Fed. Reg. 101270, 101270 (Dec. 13, 2024)). The Trump Administration has since taken steps to undo many of those actions (see, e.g., Revocation of the 30-Day Notification Requirement Prior to Termination of Lease for Nonpayment of Rent; Indefinite Delay of Effective Date, 91 Fed. Reg 12301 (Mar. 13, 2026)).

Although Congress passed the CARES Act's notice to vacate requirement a number of years ago, there is some remaining ambiguity about the requirement's applicability and uncertainty about the degree to which it has been enforced. Further, it remains controversial, with some low-income tenant advocates arguing for its retention and enhanced enforcement, while some housing industry groups have called for its repeal. Legislation to repeal the requirement has been introduced in several Congresses, including the Respect State Housing Laws Act, H.R. 1078, 119th Cong. (2026), which the House Financial Services Committee reported favorably on February 25, 2026.










The COVID-19 pandemic disrupted business operations nationwide, leading to dramatic job losses that threatened the ability of many to meet their financial obligations, including housing rental payments.1 It brought significant attention to the risks posed by potential increased evictions and tenant displacement, which could further the spread of the virus and cause economic hardship for tenants and landlords. In response to these concerns, Congress and the President enacted several laws providing significant amounts of supplemental funding to help tenants pay their rent and remain stably housed. These laws also contained arguably unprecedented new federal policies designed to prevent landlords from pursuing eviction. 

Most of the funding and policies enacted were temporary, designed to address the immediate impacts of the pandemic. One eviction-related provision—a thirty-day notice to vacate requirement enacted as Section 4024(c) of the Coronavirus Aid, Relief, and Economic Security Act (CARES Act)—remains in effect, although its scope and future remain subject to debate.2 Judicial rulings have served to narrow the scope of the provision in some areas,3 and Biden-era administrative actions intended to enforce the provision have been revised by the Trump Administration.4 Some low-income tenant advocates have argued for the provision's retention and enhanced enforcement,5 while certain housing industry groups have called for its repeal.6 Repeal legislation has been introduced in several Congresses, including the 119th Congress.7 

This report provides a review of key concepts in the eviction process, an overview of the CARES Act thirty-day notice to vacate requirement, a brief review of litigation involving its interpretation and issues with its use as a defense to eviction, a summary of recent administrative actions related to its enforcement by federal agencies, and information about related legislation.


Eviction Process: General Overview and Key Concepts

Renters and landlords generally enter into contracts, usually referred to as leases, that spell out the terms and conditions of tenancy, such as the monthly rent level, conditions for use of the property, and the maintenance duties of the landlord. These terms and conditions are primarily regulated by state and local law and vary across jurisdictions and circumstances.8 

Eviction is the legal process landlords use to compel the removal of a tenant from a property, using law enforcement resources if necessary, when the tenant has violated the terms of the lease.9 Like lease terms, evictions are primarily governed by state and local laws.10 These laws can have varying requirements concerning the reasons for which a tenant can be evicted, the amount and form of notice that landlords must give tenants before initiating an eviction, and the cost to file an eviction case or appeal, among other requirements.11 Common permissible grounds for eviction include nonpayment of rent, causing significant property damage, criminal or nuisance activity, or remaining on the property after the lease has expired.12 Generally, landlords begin the formal eviction process by issuing a written document—a notice to vacate (sometimes referred to as a notice to quit)—that informs the tenant of how many days they have either to vacate the premises, or, in some cases, to resolve a lease violation. The minimum length of time for a notice to vacate generally varies from 3 days to 120 days,13 based on state law and the alleged lease violation.14 If the tenant does not cure the lease violation or move out during the notice period, then a landlord may file an eviction lawsuit with the local housing court.15 During the judicial hearing, tenants may raise defenses to the eviction, such as that the landlord failed to comply with applicable eviction procedures.16 If the landlord prevails, then the court will issue an order that the tenant is in unlawful possession of the property.17 To enforce this order, the landlord generally must then file it with local law enforcement.18 A local law enforcement officer will then provide the tenant with notice of when the tenant must vacate the property, after which the officer will escort the tenant from the property, and the landlord may take possession of the premises and any personal property left by the tenant.19 

As discussed below, if the tenant or the property receives certain forms of federal assistance, additional federal requirements related to lease terms and eviction processes may apply as a condition of that assistance. Those federal requirements vary by administering agency and by program. 



Overview of the CARES Act Eviction Provisions

Congress passed the CARES Act in March 2020 to aid individuals and businesses harmed by the COVID-19 pandemic.20 Section 4024 of the CARES Act provides several forms of eviction-related protections for tenants in certain rental properties with federal assistance or federally related financing.21 These protections supplemented temporary eviction moratoria and rent freezes implemented in states and cities by governors and local officials using emergency powers.22 While Section 4024's tenant protections were narrower in scope than those proposed by some lawmakers, called for by some tenant advocates, or enacted in some other countries, they represented a significant federal expansion into an area of law that traditionally has been governed by state and local law.23


Section 4024(b): Temporary Eviction Moratorium

CARES Act Section 4024(b) temporarily prohibited landlords of certain "covered dwellings" from initiating eviction proceedings or "charg[ing] fees, penalties, or other charges" against a tenant for the nonpayment of rent.24 These protections extended for 120 days from enactment and expired on July 24, 2020.25 Section 4024(b) provides as follows:

Moratorium. During the 120-day period beginning on March 27, 2020, the lessor of a covered dwelling may not-

(1) make, or cause to be made, any filing with the court of jurisdiction to initiate a legal action to recover possession of the covered dwelling from the tenant for nonpayment of rent or other fees or charges; or

(2) charge fees, penalties, or other charges to the tenant related to such nonpayment of rent.

The "covered dwellings" subject to the Act's eviction protections are defined in Section 4024 as rental units in properties:


	1. that participate in "federal housing assistance programs;"26

	2. are subject to a "federally backed mortgage loan;" or

	3. are subject to a "federally backed multifamily mortgage loan."27



The CARES Act defines "federal housing assistance programs" broadly to include all federal housing programs providing affordable housing, including rental assistance programs administered by the Department of Housing and Urban Development (HUD), such as the Section 8 Housing Choice Voucher and the Section 8 project-based rental assistance programs, and the U.S. Department of Agriculture's (USDA) rural housing programs.28

The Act defines a "federally backed mortgage loan" as a single-family (one to four units) residential mortgage owned or securitized by Fannie Mae or Freddie Mac, or insured, guaranteed, or otherwise assisted by the federal government.29 The term includes mortgages insured by the HUD's Federal Housing Administration and the USDA's direct and guaranteed loans.30 The Act defines a "federally backed multifamily mortgage loan" almost identically to "federally backed mortgage loan," except that it applies to properties designed for five or more families.31 At the time of enactment, researchers estimated that the CARES Act eviction moratorium covered at least 28% and possibly as much as 46% of rental units in the nation.32

The temporary eviction moratorium established by CARES Act Section 4024(b) predated a broader eviction moratorium implemented by the Centers for Disease Control and Prevention (CDC) in fall 2020 that applied to all renters that attested to meeting certain conditions.33 That eviction moratorium expired on July 31, 2021.34



Section 4024(c): Notice Requirement

CARES Act Section 4024(c) contains tenant notice requirements applicable to the same tenants of "covered dwelling" units that were subject to the eviction moratorium under Section 4024(b). Specifically, the law states that:

The lessor of a covered dwelling unit-

(1) may not require the tenant to vacate the covered dwelling unit before the date that is thirty days after the date on which the lessor provides the tenant with a notice to vacate; and

(2) may not issue a notice to vacate under paragraph (1) until after the expiration of the period described in subsection (b).35

This section of the law contains two requirements. First, it barred landlords of "covered dwelling" units from issuing a notice to vacate during the 120-day period from enactment of the CARES Act through the end of the Act's eviction moratorium (July 24, 2020).

Second, it requires landlords of "covered dwelling" units to provide tenants at least thirty days' notice before they can be forced to vacate the property.36 In contrast to the eviction and late fee protections of Section 4024(b), which are expressly limited both to the 120-day time limit and to nonpayment, Section 4024(c) is neither expressly limited in time nor expressly tied to a particular termination cause.37


Legal Interpretations

State courts across the country have grappled with the scope of Section 4024(c)'s tenant notice requirement protections. Most of this litigation has focused on whether


	the notice to vacate is permanent or was subject to the 120-day time limit delineated in Section 4024(b);

	the protections apply to all grounds for eviction or if Section 4024(c)(2)'s cross-reference to 4024(b) incorporates Section (b)'s limitation to the nonpayment of rent; and

	landlords may initiate a judicial eviction proceeding before the end of the thirty-day notice period or if they must wait until after the thirty-day notice period passes.



Courts have reached inconsistent rulings, but most courts that have addressed them appear to have held that


	the CARES Act notice to vacate requirement is not time-limited;38

	the CARES Act notice to vacate requirement is only applicable to the nonpayment of rent, rather than other grounds for eviction;39 and

	landlords must wait until after the thirty-day notice to vacate requirement period before filing a judicial proceeding for eviction.40



Regarding whether the notice to vacate requirement is temporary, for example, both the Colorado Supreme Court and the Ohio Court of Appeals relied on the plain language of the statute to conclude that the CARES Act's thirty-day notice to vacate requirement is permanent because subsection (c) includes neither an expiration date nor a tie to subsection (b)'s 120-day window.41 Both courts noted their powerlessness to insert time limits into Section 4024(c) "where Congress omitted one."42

The Washington Supreme Court and the Superior Court of Connecticut, in contrast, concluded that the CARES Act's notice to vacate requirement is limited to the nonpayment of rent because subsections (b) and (c) were linked together.43 Applying the plain meaning of the statute as a whole, both courts determined that Congress must have intended to limit Section 4024(c)'s notice to vacate requirement to Section 4024(b)'s limitation to the nonpayment of rent because of subsection (c)(2)'s express reference to subsection (b) and the linkage of the two subsections with the conjunction "and."44

The Iowa Supreme Court, in MIMG CLXXII Retreat on 6th, LLC v. Miller, agreed with the majority of courts that the CARES Act's notice to vacate requirement is limited to the nonpayment of rent, but, in contrast to others, held that the notice requirements were not permanent, but instead were limited to Section 4024(b)'s 120-day window.45 The Miller holding is an outlier among the cases, but is discussed at length because it synthesizes the opinions that came before it and explains why it reached different conclusions than other courts.

To reach its holdings, the Miller court reviewed the series of opinions interpreting Section 4024(c)'s temporal nature, on the one hand, and scope of applicability on the other, and identified, in its view, logical inconsistencies in the legal reasoning of the two lines of cases. The Miller court first observed that the decisions holding the CARES Act's thirty-day notice requirement to be permanent all used reasoning similar to that of the Colorado Supreme Court and the Ohio Court of Appeals discussed above—i.e., that Section 4024(c) lacks an express expiration date or an express tie to the 120-day limit applicable to Section 4024(b).46 By contrast, the Miller court explained, the majority of courts that have interpreted the scope of Section 4024(c)'s notice requirement have concluded that it applies exclusively to evictions for the nonpayment of rent, based on that same limitation having been expressly imposed by Section 4024(b) and subsection (c)(2)'s express reference to subsection (b).47 The Miller  court found these holdings irreconcilable, concluding, "Either section [4024] is 'intertwined' or it isn't. If courts are importing subsection (b)'s nonpayment of rent limitation into subsection (c)(1)'s thirty-day notice requirement, shouldn't they also import subsection (b)'s moratorium period qualification into subsection (c)(1)?"48

The Miller court then looked to Section 4024 in its entirety, concluding that Congress must have intended for subsections (b) and (c) to work together as "an ensemble."49 To interpret the subsections as completely independent of each other would require a court to reach what the Miller court described as the "absurd" conclusion that Congress intended to require a landlord to provide thirty days' notice to vacate for any reason, including when the tenant was engaging in criminal behavior that threatened the life and safety of other residents.50

Upon reviewing Section 4024 holistically, the Miller court found a logical tie between subsections (b) and (c) through subsection (c)(2)'s direction that the lessor of a covered dwelling unit may not issue a notice to vacate under Section 4024(c)(1) "until after the expiration of the period described in subsection (b)" and the linkage of subsections (c)(1) and (c)(2) by the word "and."51 The Miller court, therefore, held that the CARES Act's notice to vacate requirement "applies only to nonpayment defaults that occurred during the 120-day moratorium described in section [4024](b)."52

Most courts have concluded that Section 4024 requires landlords to wait until after the end of the thirty-day notice period to initiate eviction proceedings. For example, the Washington Court of Appeals held that the CARES Act notice to vacate requirement applies to landlords, and landlords cannot initiate a judicial eviction proceeding until the tenant is in unlawful possession of the property, which does not occur until after the thirty-day-notice period.53 The Ohio Court of Appeals reached a similar holding.54  In contrast, the Virginia Court of Appeals came to the opposite conclusion, holding that the filing of an eviction proceeding merely begins the process, and the CARES Act notice to vacate requirement is only violated if the court issues the summons of unlawful possession before the end of the thirty-day notice period.55



Current Status

While courts have reached some inconsistent interpretations of Section 4024(c) and litigation remains ongoing, it appears as of the date of this report that the CARES Act's thirty-day notice to vacate requirement is available as a defense throughout a significant portion of the country for tenants of "covered dwelling" units who are subject to eviction proceedings for the nonpayment of rent. There are some exceptions, however, such as tenants in Iowa after the Iowa Supreme Court's decision in Miller.56 Another complicating factor is that many tenants may not be aware of the CARES Act notice to vacate requirement or how to exercise it, and there have been reports of inconsistent judicial enforcement of the requirement.57





Administrative Actions

Federal agencies have taken various actions to influence the implementation of the CARES Act's thirty-day notice to vacate requirement. During the Biden Administration, these actions typically involved efforts to inform program participants of the requirement or require administrative agencies to take certain actions implementing or expanding upon the CARES Act requirement. During the second Trump Administration, actions have largely involved rescinding or revoking Biden-era guidance. A discussion of relevant actions by HUD, USDA, and the Federal Housing Finance Agency (FHFA), Fannie Mae and Freddie Mac's federal regulator, follows.


HUD Rulemaking

HUD implemented several eviction notice policies since the COVID-19 pandemic: an interim final rule in 2021 issued in response to the expiration of the CDC eviction moratorium, a final rule in 2024 during the Biden Administration, and a proposal in 2026 by the Trump Administration to rescind the 2024 Final Rule.58


2021 Interim Final Rule

In October 2021, HUD issued the 2021 Interim Final Rule regarding additional notice requirements for a subset of HUD programs, namely, those that provide project-based rental assistance.59 HUD issued this rule in response to the expiration of the CDC eviction moratorium and the availability of significant amounts of federal housing assistance funding to aid tenants during the COVID-19 pandemic through, among other sources, the Emergency Rental Assistance (ERA) program.60

The 2021 Interim Final Rule authorized HUD to require Public Housing Agencies (PHAs) and other owners of properties receiving forms of project-based rental assistance to provide a thirty-day notice before evicting tenants for the nonpayment of rent "if the [HUD] Secretary determines that tenants must be provided with adequate notice to secure Federal funding that is available due to a Presidential declaration of a national emergency."61 The policy was "aimed at assisting HUD-assisted tenants and landlords with securing available resources that assist with the payment of back rent and avoid unnecessary evictions for non-payment."62

HUD subsequently issued guidance exercising authority under the 2021 Interim Final Rule during the presidentially declared COVID-19 emergency, which required owners to provide tenants with information about ERA funding.63

Before the 2021 Interim Final Rule, the HUD project-based rental assistance programs covered by the rulemaking were subject to different regulatory eviction notice requirements, as summarized in Table 1.64



Table 1. Pre-2021 Eviction Notice Requirements for HUD Project-Based Rental Assistance Programs






	Program

	Regulation

	Timeline




	Public Housing

	24 C.F.R. § 966.4

	Nonpayment, notice: In the case of termination for nonpayment of rent, a PHA shall provide at least fourteen days' written notice.




	
	
	



	Project-Based Section 8

	24 C.F.R. §§ 880.607(c)(2), 247.4(c)

	Nonpayment, notice: For termination for nonpayment of rent, "the time of service must be in accord with the lease and State law." Notice: For termination of tenancy for "other good cause," HUD regulations require thirty days' notice along with the provision of specific information to the tenant.




	Section 8 Moderate Rehabilitation Program 

	24 C.F.R. §§ 880.607(c)(2), 247.4(c)

	Nonpayment, notice: Five working days' notice required before tenancy termination for nonpayment.




	Other project-based rental assistance programs (incl. Section 202 Housing for Persons who are Elderly and Section 811 Housing for Persons with Disabilities)

	24 C.F.R. § 247.4(c)

	Nonpayment, notice: For termination for nonpayment of rent, a termination notice must be provided with enough advance time to comply with both the rental agreement or lease and state laws. Notice: For termination of tenancy for "other good cause," HUD regulations require thirty days' notice along with the provision of specific information to the tenant.







Source: Revocation of the 30-Day Notification Requirement Prior To Termination of Lease for Nonpayment of Rent, 91 Fed. Reg. 9449, 9450 (Feb. 26, 2026).







2024 Final Rule

The 2024 Final Rule implemented on a permanent basis the same thirty-day notice requirements authorized by the 2021 Interim Final Rule, while eliminating the condition that the notice requirements be contingent on a presidential declaration of a national emergency.65 The 2024 Final Rule broadened the scope of the 2021 Interim Final Rule by also requiring that the notice include various information on actions tenants can take to avoid eviction and an itemized list of the tenant's arrearages.66 The 2024 Final Rule further barred owners from issuing a termination notice until the day after the day the rent was actually due, and from filing an eviction proceeding if a tenant pays arrearages during the thirty-day notice period.67

HUD provided a number of justifications for the rule. For example, HUD expressed a desire to create consistency across its programs.68 HUD also noted that a thirty-day notice could decrease unnecessary evictions to the benefit of both tenants and owners, and that owners had proven their ability to comply with the similar thirty-day notice to vacate requirement imposed by the CARES Act.69



2026 Interim/Proposed Rules

On February 26, 2026, HUD issued an interim final rule that would have revoked the 2024 Final Rule, effective March 30, 2026.70 This 2026 Interim Final Rule indicated that the applicable administrative eviction requirements would revert back to those that were in place prior to the 2021 Interim Final Rule, which are summarized in Table 1 above.71 The 2024 Interim Final Rule did not directly address covered owner responsibilities under the CARES Act.

HUD justified the 2026 Interim Final Rule on the basis that there was a surge in arrearages during the COVID-19 pandemic, but that since then, arrearages had not returned to their pre-pandemic levels.72 As a result, HUD-assisted owners, in HUD's view, suffered financial strain that was exacerbated by the 2024 Final Rule's requirements, making it difficult for owners to meet their obligations to maintain staff, property insurance, property maintenance, and other HUD program obligations.73

Before the 2026 Interim Final Rule took effect, however, several plaintiffs filed a lawsuit challenging it under the Administrative Procedure Act (APA).74 The complaint alleged that the 2026 Interim Final Rule violated the APA's notice and comment procedures and was arbitrary and capricious in violation of the APA because HUD "failed to justify its abrupt policy reversal on the same factual record with no new facts or data, failed to adequately explain why those same facts now lead it to the opposite conclusion, and failed to consider alternatives to wholesale rescission."

In response to this lawsuit, HUD, on March 13, 2026, effectively converted the 2026 Interim Final Rule into a proposed rule by delaying the 2026 Interim Final Rule's effective date until after HUD issues a final rule that, in accordance with the APA, will consider and respond to the substantive comments HUD receives.75 As a result of this change, the plaintiffs voluntarily dismissed their lawsuit.76




USDA Rulemaking

In similar fashion to HUD, the USDA's Rural Housing Service (RHS), which administers the agency's rural housing loan programs, issued eviction notification regulations77 during the Biden Administration that have been rescinded in the current Trump Administration.78

In March 2024, RHS issued a final rule, effective April 24, 2024, requiring borrowers of USDA's rural housing loans to provide thirty days' notice before evicting tenants for the nonpayment of rent.79 RHS explained that it intended the regulation to align the covered programs' regulations with what is statutorily required by the CARES Act.80 The final rule also required covered borrowers to provide tenants with an accounting of the tenant's arrearages and instructions on how to avoid an eviction.81 It further required them to provide tenants with information about federal housing assistance programs during presidentially declared disasters.82

On February 25, 2026, RHS issued a final rule rescinding the 2024 rule.83 In contrast to HUD's 2026 Interim Final Rule, RHS expressly discussed the CARES Act notice requirement. RHS explained that the 2024 Final Rule's eviction notice requirement was "unnecessary" because covered borrowers are already subject to the CARES Act's notice requirement.84 The agency also indicated that it was "confident that longstanding guidelines and regulations" protect tenants from eviction prior to thirty days' notice about their nonpayment of rent.85 RHS also stated that it "will inform tenants when Federal funding is available during a presidentially-declared national emergency, where notifications are required."86



Fannie Mae and Freddie Mac

In October 2020, the FHFA released a fact sheet clarifying for owners and tenants the applicability of the CARES Act requirements, including the thirty-day notice to vacate requirement, to properties with agency-backed loans.87 Fannie Mae implemented this requirement through issuance of Supplement 21-08: CARES Act Compliance with Law Notice.88 Freddie Mac implemented this directive by making changes to its seller/service guides requiring that borrowers be notified of the thirty-day notice to vacate requirement as part of the mortgage origination process.89

In fall 2025, reports indicated that Fannie Mae and Freddie Mac were no longer enforcing the requirement.90 In October 2025, Fannie Mae announced it was retiring Supplement 21:08.91 Freddie Mac reportedly removed the CARES Act mortgage origination requirements from its seller/servicer guide.92




Considerations for Congress and Legislative Proposals

Historically, state and local governments have taken primary responsibility in regulating the landlord-tenant relationship and eviction process.93 As such, eviction rules and procedures vary widely across the country. Through enactment of CARES Act Section 4024, Congress deviated from the common historical practice by establishing a temporary eviction moratorium and, as applied in a number of jurisdictions, a seemingly permanent federal eviction notice standard applicable to federally related properties, which covers a broad swath of the country's residential rental market.94 While courts have interpreted the CARES Act notice provision inconsistently, the law is still largely available to tenants as a potential procedural defense to an eviction action.95 Federal agencies that administer housing programs that include properties that are subject to the Act have taken a number of administrative actions designed to ensure owners understood and followed the requirements.96 Since the beginning of the Trump Administration, a number of those actions have been reversed, raising questions about owners' and tenants' understanding of the requirement or its applicability to them.97

Even before conflicting judicial rulings and administrative policy changes, there were questions about the effectiveness of the CARES Act notification requirements, in part, because no federal agency is charged with monitoring or enforcing the requirement and no systematic information is available about how often it is followed.98

Although the policy has now been in place for a number of years, it remains controversial, with landlord and industry groups contending that the language is ambiguous and not intended to be permanent, and that the notice requirement itself is burdensome and adds to the expense of evictions for owners.99 Reflecting these concerns, legislation has been introduced in the past several Congresses to repeal Section 4024 of the CARES Act, including a bill in the 119th Congress—the Respect State Housing Laws Act, H.R. 1078—that the House Committee on Financial Services reported favorably on February 25, 2026.100

Conversely, advocates for low-income tenants have contended that the federal government should go further to ensure renters have a minimum set of eviction procedural rights, including the type of notice requirement codified by the CARES Act, and beyond.101 Support for maintaining the current notice requirement was expressed by several Members of Congress in the Minority Views portion of the published committee report accompanying H.R. 1078.102

Congressional action either affirming, strengthening, or repealing the CARES Act notice policy could resolve current and future ambiguity about its applicability. If a repeal were enacted, then the eviction notice requirements of state and local laws would apply to all tenants other than those residing in properties subject to heightened federal regulatory requirements. Congress could also choose to amend CARES Act Section 4024(c) to clarify whether the notice requirements were intended to be permanent or temporary or applicable only to evictions for the nonpayment of rent or for other causes.103

Similarly, Congress could establish statutory eviction notice standards applicable to federal programs. Legislation could adopt any of the administrative actions discussed above or entirely different standards.104 Establishing an eviction notice standard by statute could eliminate or reduce federal housing agency authorities to change those standards administratively, thereby preventing dramatic changes of the policy from one presidential administration to another. On the other hand, statutorily eliminating or reducing executive agency discretion to modify eviction notice programmatic requirements might make it more difficult for administering agencies to respond quickly to future unforeseen situations that might warrant a deviation.
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