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1. Stout Risius Ross, LLC (Stout) is a global investm ent bank and advisory firm  specializing in 

corporate finance, valuation, financial disputes, and investigations. In addition to these 

services, Stout’s professionals have expertise in strategy consulting involving a variety of 

socioeconom ic issues, including issues of or related to access to justice and the needs of 

low -incom e individuals and com m unities. 

2. U nder the direction of N eil Steinkam p, w ho leads Stout’s Transform ative Change 

Consulting practice, Stout is a recognized leader in the civil legal services com m unity and 

offers the follow ing services: 

 Econom ic im pact assessm ents and policy research for civil legal services 

initiatives 

 Strategy consulting and action plan developm ent for issues relating to access 

to justice 

 N on-profit budget developm ent, review , and recom m endations 

 Cost-benefit and im pact analyses for non-profit initiatives and activities 

 D ata-driven program  evaluation and im plem entation  

 D ispute consulting and dam ages analyses for low -incom e individuals. 

3. N eil Steinkam p is a M anaging D irector at Stout and a w ell-recognized expert and 

consultant on a range of strategic, corporate, and financial issues for businesses, non-

profit organizations and com m unity leaders and their advisors. N eil has extensive 

experience in the developm ent of strategic plans, im pact analyses, data evaluation, and 

organizational change. H is w ork often includes assessm ents of data reporting, data 

collection processes, the interpretation or understanding of structured and unstructured 

data, the review  of docum ents and databases, the developm ent of iterative process 

im provem ent strategies, the creation of data m onitoring platform s to facilitate sustained 

increm ental change tow ard a particular outcom e and creating collaborative environm ents. 

M r. Steinkam p also has prem ier experiencing w ith housing related issues, including 

eviction. H e has authored num erous econom ic im pact studies on providing low -incom e 

tenants w ith attorneys in eviction proceedings, one of w hich assisted in the passing of N ew  

York City’s historic right to counsel law . M r. Steinkam p also currently serves as the court-

appointed Independent D ata A nalyst in Baez v. N ew  York C ity H ousing A uthority 

overseeing N Y CH A ’s com pliance w ith the tim ely rem ediation of m old and leak w ork 

orders. 

4. N eil has served as a consultant to the N ew  York Perm anent Com m ission on A ccess to 

Justice (the Perm anent C om m ission) for the last 6 years. The Perm anent Com m ission is 

chaired by H elaine Barnett and its m em bership is com prised of N ew  York Legal services 

organizations, law  firm s, m em bers of the judiciary and other stakeholders. In his 

consulting capacity, N eil has w orked w ith the Perm anent Com m ission to develop 
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strategies and recom m endations to im prove access to justice across the state. M ost 

recently, N eil has w orked w ith the Perm anent Com m ission to launch an innovative survey 

of court users and to develop recom m endations to address the digital divide that arises 

w ith the use of virtual or rem ote court proceedings.
1
 N eil also provides rem arks at Chief 

Judge Janet D iFiore’s annual hearing on the im pact of civil legal services in N ew  York. H is 

rem arks have often discussed the econom ic im pact of civil legal services in N ew  York, as 

w ell as other strategies and recom m endations developed by the Perm anent Com m ission. 

5. In m id-2020, Stout developed innovative analyses of tenant household instability caused 

by the CO V ID -19 pandem ic, the estim ated rental debt ow ed, and estim ates of how  that 

instability could result in an unprecedented num ber of eviction filings in states throughout 

the country. Stout’s research and analyses have been cited in local and national 

publications, including, but not lim ited to, The N ew  York Tim es, The W ashington Post, 

CN BC, Reuters, Forbes, Politico, and Bloom berg, and w as referenced in the Centers for 

D isease Control and Prevention Septem ber 4, 2020 O rder enacting a nationw ide eviction 

m oratorium . Stout also m aintains an Eviction Right to Counsel Resource Center w hich 

includes Stout’s eviction cost-benefit analyses as w ell as a com pilation of resources related 

to the eviction process, housing instability, racial bias, the im pacts and econom ic costs of 

eviction, and draft and enacted legislation. In Septem ber 2020, Stout published a report for 

the N ational C ouncil of State H ousing A gencies (N CSH A ) estim ating of current and 

expected rental shortfall and potential evictions in the U nited States at that tim e. 

6. Stout has been engaged by m ore than 50 non-profit organizations serving low -incom e 

com m unities across the U nited States. These engagem ents often included program  or 

public policy evaluations, return on investm ent analyses, and strategic action planning. 

N eil is currently serving as the evaluator of Cleveland’s Right to Counsel, M ilw aukee’s 

Right to Counsel, and Connecticut’s Right to Counsel. Stout has conducted eviction right 

to counsel fiscal return on investm ent analyses and independent expert reports for 

advocates, coalitions, bar associations or governm ent agencies in N ew  York City, 

Philadelphia, Los A ngeles, Baltim ore, D elaw are, and D etroit. Follow ing the release of 

Stout’s reports in N ew  York City, Philadelphia, and Baltim ore, eviction right to counsel 

legislation w as enacted. Stout has also prepared return on investm ent and other analyses 

for Los A ngeles, N ew ark, Pennsylvania, and N ew  York (outside N ew  York C ity). In these 

engagem ents, Stout w orked closely w ith funders/potential funders, legal services 

organizations, landlords, academ ics studying housing and eviction, governm ent agencies 

and the continuum  of care, non-profits serving low -incom e residents, and im pacted 

residents.

 

1
 https://w w 2.nycourts.gov/accesstojusticecom m ission/annual.shtm l  
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$144-$200 m illion – The estim ated cost of providing an 

eviction right to counsel in New  York (outside New  York 

City) at full im plem entation, after a m ulti-year phase-in 

process. 

46,600 – The estim ated num ber of additional tenant 

households w ho w ould receive legal representation each 

year at full im plem entation, after a m ulti-year phase-in 

process. 

Net Positive Fiscal Im pact Expected - Based on available 

research and analyses from  NYC and other jurisdictions it 

is reasonable to expect that the cost of an eviction right to 

counsel ONYC w ould be m ore than offset by cost savings 

and econom ic im pacts New  York w ould recognize from  the 

housing stability the eviction right to counsel w ould 

achieve for New  Yorkers. 

7. Stout w as engaged by the N ew  Y ork Right to Counsel Coalition to perform  an analysis of 

the cost associated w ith an eviction right to counsel for tenants in eviction proceedings in 

N ew  York (outside N ew  York City – hereinafter referred to as O N YC ). The costs of fully and 

sustainably funding N ew  York C ity’s eviction right to counsel should be added to Stout’s 

estim ates herein to estim ate the cost of eviction right to counsel statew ide (both N ew  York 

City and O N YC). 

8. The Cost of an Eviction Right to Counsel. W e estim ate the cost of a fully im plem ented right 

to counsel O N YC to be approxim ately $144 m illion to $200 m illion annually, after a m ulti-

year phase-in process. This includes personnel costs for the hiring of staff attorneys (for 

eviction defense as w ell as affirm ative litigation), supervisors, paralegals, case m anagers 



 

 

10 

 

 

 

 

or social w orkers,
2
 intake specialists, case processing paralegals, program  adm inistration 

and outreach personnel. This estim ate also includes costs for facilities, technology, 

equipm ent, training, outreach and other costs necessary to provide representation under 

an eviction right to counsel. O ur analysis estim ates that, at full im plem entation, after a 

m ulti-year phase-in process, providers of eviction defense O N YC  w ould represent over 

46,600 additional tenant households annually through an eviction right to counsel, 

resulting in a cost per case of approxim ately $3,095 to $4,289 for those cases for w hich 

representation is provided. 

9. Eviction D isproportionately Im pacts Black and Brow n H ouseholds. Research from  across 

the country has dem onstrated how  racist housing policies and practices have contributed 

to and continue to exacerbate inequities in health, education, em ploym ent, w ealth, and 

housing. H ousing inequities, in particular, have been studied at length in a variety of 

jurisdictions. H om e ow nership rates am ong Black and brow n households are consistently 

low er than w hite hom eow nership rates, and eviction rates am ong Black and brow n renter 

households are consistently higher than eviction rates of w hite renter households. In m any 

jurisdictions, Black fem ale-headed renter households disproportionately experience 

eviction filings and eviction com pared not only to brow n and w hite households but also 

Black m ale-headed renter households. Section IV  of this report further details the 

disproportionate im pact eviction has on Black and brow n households, including in N ew  

York. 

10. Benefits of an Eviction Right to Counsel. The benefits associated w ith providing right to 

counsel for tenants facing eviction w ould likely be significant and far greater than the costs 

of providing representation. Section IV  of this report docum ents the extensive research 

supporting the m any fiscal benefits associated w ith providing legal representation for 

tenants facing eviction by reducing the stress and traum a associated w ith being sued for 

eviction, enforcing tenants’ rights, rem edying defective conditions, reducing the im pact of 

housing displacem ent, and m any other im pacts reducing the need for a social services 

response to people facing crisis and reducing the personal econom ic im pact to tenants.  

H ow ever, at this tim e, Stout has not m easured the specific econom ic benefits that could be 

reasonably expected from  a right to counsel for eviction cases O N Y C.  

Stout has estim ated the econom ic benefits that could be reasonably expected in several 

other jurisdictions across the U nited States. Stout has consistently found that the 

econom ic benefits that could be reasonably expected from  an eviction right to counsel are 

 

2
 This could include a variety of necessary support positions for law yers and tenants, including social w orkers, 

housing navigators, or others w ho can assist residents w ith their housing or other needs. 
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far greater than the costs of providing representation. In the jurisdictions Stout has 

analyzed, m ost w ere estim ated to potentially realize cost savings of betw een $3 and $6 per 

dollar invested in a right to counsel. State and local governm ent can recognize significant 

cost savings associated w ith the housing stability and avoided disruptive displacem ent 

enabled by successful legal representation. For exam ple, Stout estim ated that in Baltim ore 

the city m ay realize cost savings of $3.06 and the state of M aryland could recognize cost 

savings of $6.24 (Baltim ore City plus M aryland), from  the sam e investm ent in legal 

representation for low -incom e tenants facing eviction.  

In particular, significant cost savings are typically related to em ergency shelter costs, 

transitional housing and re-housing costs, em ergency healthcare and other costs 

associated w ith hom elessness, foster care costs, and im pacts to the education system . The 

cost savings realized w ill vary by jurisdiction due to the significant differences in funding 

sources (e.g., state vs. local), the social safety net responses available to people 

experiencing housing instability, and the cost of providing representation, w hich can vary 

even w ithin a state. For this reason, as ascertain specific cost savings quantifications m ust 

be custom ized for each jurisdiction.  

11. A dditional benefits of having representation during eviction proceedings have been w ell 

docum ented (quantitatively and qualitatively) by num erous studies throughout the 

country. W hile the benefits are vast, they include, at a m inim um : 

Im pacts of an Eviction Right to C ounsel Creating Benefits to Tenants as w ell as 

State and Local G overnm ent 

 D ecreased im pact on physical and m ental health of people in eviction proceedings 

and a reduction in excess m ortality; 

 D ecreased negative im pact on children, including their health, education, and 

potential future earnings; 

 Increased fam ily and com m unity stability that can arise from  avoiding disruptive 

displacem ent; 

 Increased trust in the justice system  and civic engagem ent; 

 D ecreased education costs, juvenile justice costs, and child w elfare costs 

associated w ith children experiencing hom elessness; 

 D ecreased cost of providing public benefits w hen jobs are lost due to eviction or 

the eviction process; 

 D ecreased additional costs associated w ith hom elessness; 

 A  reduction, over tim e, of the num ber of eviction cases filed resulting in im proved 

use of court resources; and 
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 The positive effects of stabilized em ploym ent and the econom ic and tax benefits 

to the state associated w ith consum er spending. 

 

A dditional Benefits to Tenants 

 D ecreased im pact associated w ith unm eritorious eviction cases brought against 

tenants; 

 M ore favorable outcom es for tenants, including decreased displacem ent; 

 D ecreased negative im pact of eviction on tenants’ credit score, ability to re-rent, 

and the potential loss of a subsidized housing voucher; 

 D ecreased negative im pact on tenants’ econom ic and m ental health due to 

em ploym ent disruption and loss of incom e, childcare costs, transportation costs 

and other costs arising w hen tenants are sued for eviction; and 

 Im proved preservation of financial and personal assets. 

 

12. Benefits of an Eviction Right to Counsel to Courts. W hen tenants are represented, 

landlords are less likely to bring unm eritorious claim s. Since N ew  York City’s increased 

investm ent in legal services for tenants in 2013, the N ew  Y ork City O ffice of Civil Justice 

has reported a 40 percent decrease in residential evictions.
3
 From  2018 to 2019 alone, 

residential evictions in N ew  York City decreased 15 percent.
4
 O ver the four-year period of 

2014 to 2017, an estim ated 70,000 N ew  York City tenants have retained possession of their 

hom es.
5
 Early indicators from  N ew  Y ork C ity’s im plem entation of Eviction Right to 

Counsel show  that few er orders to show  cause to stay evictions and for post-eviction relief 

are being filed, indicating that better outcom es are being achieved under Right to Counsel. 

Judge Jean Schneider, the cityw ide supervising judge of the N ew  York City H ousing C ourt, 

has stated that there have not been any m ajor problem s w ith backlog or efficiency issues 

in the first year.
6
 In fact, she testified in 2018 at a hearing on N ew  York State civil legal 

services that as a result of Right to C ounsel im plem entation “our court is im proving by 

leaps and bounds.”
7
 A t the sam e hearing, Judge A nthony Cannataro, the adm inistrative 

judge of the civil courts in N ew  York City, explained that judges have spent less tim e 

explaining housing rights and court processes to represented tenants w ho, w ithout Right 

 

3
 “A m id N ationw ide Increases, M ayor de Blasio A nnounces Record-Breaking 41 Percent D ecrease in Evictions 

Cityw ide.” O ffice of the M ayor. February 24, 2020 

4
 Ibid. 

5
 “N Y C O ffice of Civil Justice A nnual Report and Strategic Plan.” N ew  York City O ffice of Civil Justice. 2017. 

6
 Clark, D an M . “Increasing Tenants' A ccess to Counsel H as R aised Court Efficiency, Fairness, Judges Say.” N ew  

York Law  Journal. Septem ber 24, 2018. 

7
 Ibid. 
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to Counsel, w ill likely have previously been unrepresented.
8
 Lastly, as to efficiency, there 

is an increased likelihood that cases can be resolved out of court. W hile there w ere initial 

concerns that increased representation w ould slow  court procedures, early observations 

from  the im plem entation and expansion of Right to Counsel in N ew  York City have 

indicated that significant benefits are being observed by the judiciary through im proved 

m otion practice, judicial experience, pre-trial resolution, and rulings providing increased 

clarity for landlord and tenant advocates. 

13. Efforts to Pass Eviction Right to Counsel Legislation. For tenants facing eviction in cities 

across the country, having legal representation is often the difference betw een retaining 

housing and hom elessness.
9
 There are civil legal services providers and pro bono attorneys 

w ho often assist low -incom e tenants in eviction cases, but they are lim ited and constrained 

by a lack of resources and funding w hich results in only a sm all fraction of tenants 

obtaining representation; this constraint often does not exist for landlords. 

14. W ith needs as im portant as housing, em ploym ent, fam ily stability, education, and health 

at stake, m any legal and com m unity-based advocates seek a civil right to legal counsel, 

including in housing court.
10
 They advocate that a right to counsel, like the right that exists 

in crim inal proceedings in the U .S., w ould ensure due process of law  and fairness in an area 

of vital interest to tenants, their fam ilies, and society.
11
 Both international and national 

organizations as w ell as state and local governm ents have m ade com m itm ents to ensuring 

equal access to the law  and legal services w hen necessary. 

15. Jurisdictions throughout the country have taken steps to provide the right to counsel or 

access to legal inform ation to tenants facing eviction.  

 States that have passed legislation creating an eviction right to counsel include: 

o W ashington 

o Connecticut 
o M aryland 

 

 Cities that have passed legislation creating an eviction right to counsel include: 

o N ew  York City 

 

8
 Ibid. 

9
 Brey, Jared. “H ow  Cities A re Trying to Level the Playing Field for Tenants Facing Eviction.” Spotlight on Poverty 

and O pportunity. O ctober 18, 2017. 

10
 Frankel, M artin, et al. “The im pact of legal counsel on outcom es for poor tenants in N ew  York City's housing 

court: results of a random ized experim ent.” Law  and Society Review . 2001. 

11
 Ibid. 
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o San Francisco 
o N ew ark 
o Philadelphia 
o Cleveland 
o Baltim ore 

o Boulder 
o D enver 
o Toledo 
o M inneapolis 

o Louisville 
o Seattle 
o K ansas City 

 

 Law m akers in num erous additional states and cities are considering eviction right 

to counsel legislation including, but not lim ited to: 

o N ew  York 
o N ew  Jersey 
o D elaw are 
o M assachusetts 

o South Carolina 
o N ebraska 
o Indiana 
o M innesota 

o H aw aii 
o M ilw aukee 

o D enver 
 

16. A dditional inform ation about the advocacy and tim elines associated w ith the eviction right 

to counsel in these jurisdictions can be found in A ppendix A . 

17. The im pact of the CO V ID -19 pandem ic also highlights the im portance of right to counsel 

in eviction cases. A s a result of the pandem ic, tenants have and w ill becom e m ore 

econom ically and financially disadvantaged, m ore likely to m iss one or m ore rent 

paym ents, and m ore likely to experience increasing pressure from  landlords, w ho m ay also 

be experiencing econom ic and financial pressures of their ow n. In these circum stances, it 

is critically im portant for tenants to rem ain in their hom es or be connected to services that 

can assist w ith finding alternative safe, stable housing – both of w hich can be achieved by 

representation through a right to counsel. In the face of im pending financial challenges for 
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m unicipalities affected by the econom ic consequences of the pandem ic, an investm ent in 

eviction right to counsel is fiscally prudent and w ill result in significant cost savings 

relative to the extraordinary costs that w ould be incurred to support N ew  York residents 

left to endure the traum a of the eviction process w ithout the assistance of a law yer. 

Further, attorneys w ill be able to provide tenants w ith assistance in navigating com plex 

rental assistance applications and system s. 
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18. U sing data from  the U nified C ourt System  of N ew  Y ork, the experience and expertise of 

eviction representation providers and tenant advocates and organizers O N YC, feedback 

from  the experience of eviction representation providers in N ew  York City, publicly 

available research, studies, and data, Stout estim ated the cost of providing eviction right 

to counsel O N YC.  

19. It is im portant to note that the estim ates herein are based on inform ation and feedback 

from  m any organizations across N ew  York. A s such, the expected and actual personnel 

costs, staffing m odels, overhead expenses, and other costs w ill likely vary for each 

individual organization. 

20. To estim ate the cost of providing an eviction right counsel to tenants in N ew  York, a variety 

of factors m ust be considered – the annual num ber of residential filings, the rate of tenant 

eviction due to default (i.e., not appearing at the scheduled court date), the rate at w hich 

tenants accept the offer of free legal representation, the num ber of hours required to 

effectively represent a tenant, and the cost of an attorney (e.g., salary, benefits, office 

supplies, technology, and other overhead) and supporting staff. Stout collaborated w ith 

providers of eviction representation in N ew  York and other stakeholders to develop a 

deeper understanding of the possible costs of an eviction right to counsel and to 

incorporate their expertise and experience in the calculations. 

21. Eviction Filings. Based on data from  the U nified Court System  of N ew  York, Stout estim ates 

that there w ere approxim ately 82,781 eviction case filings O N Y C in 2019. For purposes of 

this analysis, Stout used the 2019 eviction filing estim ate as a reasonable baseline from  

w hich to m easure the costs of an eviction right to counsel O N Y C. The significant im pact 

and disruption to court operations caused by the CO V ID -19 pandem ic, including court 

closures, the local, state and federal eviction m oratorium s and unprecedented rental 

assistance funding, has created a significant am ount to uncertainty regarding the num ber 

of eviction filings that could be expected during the rem ainder of 2022 and m ake the 

eviction filings of 2020 and 2021 unreliable as indicators of potential eviction filings in 

future years. Stout expects that in com ing years the effects of the disruption from  and 

response to the CO V ID -19 pandem ic w ill dissipate significantly. For this reason, Stout 

believes that using the 2019 eviction filings as a baseline for its estim ation is reasonable 

and appropriate. 

22. If an eviction right to counsel w ere fully im plem ented O N Y C, using a m ulti-year phase-in 

process, the annual num ber of filings w ould reasonably be expected to decrease, as has 

been observed in N ew  York City and San Francisco – tw o jurisdictions that have 
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im plem ented a right to counsel for tenants facing eviction.
12
 Since N ew  York City's 

increased investm ent in legal services for tenants in 2013, the N ew  York City O ffice of Civil 

Justice has reported a 40%  decrease in residential evictions. Evictions have declined by 

m ore than 30%  in zip codes w ith a right to counsel since im plem entation of the right to 

counsel in N ew  York City.
13
 In San Francisco, there w as a 10%  decrease in total eviction 

filings from  2018 to 2019. 

23. Stout estim ated that O N YC could experience an annual decrease in filings of 

approxim ately 5%  per year. A ccounting for this annual expected decrease in filings, Stout 

estim ated that at full im plem entation a reasonable expectation w ould be that 

approxim ately 67,426 eviction cases w ould be filed O N YC. 

24. Eligibility. Stout’s analysis of the cost of an eviction right to counsel O N YC  does not 

consider incom e or dem ographic eligibility criteria.  That is, it estim ates the cost for an 

eviction right to counsel that w ould be eligible to any tenant facing eviction O N YC. 

25. Tenant A ppearances. In recent years, approxim ately 42%  of tenants w ith eviction filings 

against them  O N YC do not appear for their court hearing and lose their cases for not 

appearing. In 2019, there w ere a total of 27,145 eviction non-com m ercial cases for courts 

O N YC in the D isposed status. O f those, 10,254 (37.8% ) had a Judgm ent Type of D efault, 

Failure to A nsw er, Failure to A ppear or Inquest. Each of those Judgm ent Types indicate 

that the case w as closed for reasons related to the tenant’s failure to appear for an eviction 

hearing. It is im portant to note that this can happen for m any reasons – including, but not 

lim ited to, im proper service of the eviction notice, unm et language needs of the tenant, 

and other reasons that m ay cause the tenant to m ove upon receipt of the court papers. A s 

such, an eviction right to counsel can also assist in resolving these issues and ensure the 

m erits of eviction cases can be heard and the cases can be effectively resolved based on 

those m erits. 

26. Expanding the tim e horizon to 2017-2019 changes this proportion to 37% . From  2015-2019 

the proportion w as also 37% . Stout applied the 37%  percent rate as reflecting the 

percentage of cases w here tenants w ould not be expected to appear. 

27. W ith funding dedicated to com m unity outreach and public aw areness cam paigns to ensure 

that tenants know  about and can use their right to counsel, default rates can be reduced. 

Stout included in its O N YC eviction right to counsel cost estim ate a line-item  expense for 

com m unity outreach (and related personnel costs). Stout incorporated an expected annual 

 

12
 “Press Release: Supervisor D ean Preston H olds H earing on Im plem entation for R ight to Counsel Law .” 

February 24, 2020. &  “N ew  York City Residential Eviction Filings D ecline.” N YU  Furm an Center. N ovem ber 18, 

2019. 

13
 U niversal A ccess to Legal Services: A  Report on Year Tw o of Im plem entation in N ew  York City." O ffice of Civil 

Justice, N ew  Y ork C ity H um an Resources A dm inistration. Fall 2019. 



 

 

19 

 

3 percentage point decline in the rate of m issed court dates as a result of this investm ent 

in outreach and com m unity organizing. A s discussed above, N ew  York City has experienced 

a 34%  decline in its default rate since increased funding for eviction representation
14
. A t 

full im plem entation, Stout estim ates the no appearance rate in O N YC  could decline to 

25% . There are m any factors that can im pact changes to the default or no appearance rate. 

It is reasonable to expect that the m any and significant differences in court processes, 

court locations, access to technology, rural locations and other factors w ould result in the 

O N YC  change to the default rate to be different than that experienced by N ew  York C ity. 

In addition, N ew  Y ork City is a single, very unique housing m arket w ith an im plem ented 

eviction right to counsel. A s such, Stout has estim ated that a reasonable expectation for a 

decline in the default rate O N YC  is approxim ately 32%  over 5 years (declining from  37%  to 

25% ). 

28. Independent Resolution W ithout Legal Representation. W e estim ate that approxim ately 

5%  of tenants w ill resolve the eviction case w ith the landlord independently and w ithout 

legal representation. These cases m ay involve sim ple non-paym ent of rent issues, w ithout 

other substantive defenses, that are cured by the tenant or for w hich paym ent and 

relocation plans are independently negotiated out-of-court betw een the landlord and 

tenant. A s such resolutions are reached out of court and m ay be difficult to identify in court 

docket records, w e have relied on the experience and expertise of legal services providers 

O N YC to guide this input. It is also im portant to note that in an eviction right to counsel, 

attorneys can also provide brief advice and inform ation for the tenants, attorneys can draft 

out-of-court settlem ents, review  agreem ents or settlem ent offers and ensure the tenant is 

fairly resolving the case w ith the landlord. 

29. A ccepting Representation. W e estim ate that approxim ately 97%  percent of tenants w ho 

appear w ould accept free legal representation at full im plem entation. Tenants m ay have 

reasons for declining the availability of legal representation. They m ay not think there is a 

benefit to having legal representation, they m ay not trust the legal profession, or they m ay 

sim ply feel they can represent them selves. W ith dedicated funding to com m unity 

organizing and outreach, w e expect the percentage of tenants that accept free legal counsel 

to be closer to 100% .
15
  

30. Therefore, Stout’s cost calculation for an eviction right to counsel includes only cases 

w here the tenant appears in court and accepts free legal representation – approxim ately 

46,600 cases annually (in addition to those served currently) at full im plem entation. 

 

14
 Ibid. 

15
 The expected representation acceptance rate w as developed based on the experience and expertise of O N Y C 

eviction defense providers and housing advocates as w ell as discussions Stout has had w ith housing advocates in 

other jurisdictions. 
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31. Increm ental Cost of an Eviction Right to C ounsel. Stout estim ates that providing legal 

representation to these additional 46,600 tenant households (beyond those served by 

current funding O N Y C ) w ould cost approxim ately $144 m illion and $200 m illion annually, 

after a m ulti-year phase-in process. 

32. H ours Required Per Case. To estim ate the num ber of staff law yers (and other staff) required 

to represent 46,600 tenant households annually, Stout estim ated the num ber of hours 

required to provide effective representation and the num ber of hours available from  staff 

attorneys annually to provide representation. Based on discussions w ith legal 

representation providers O N Y C, and Stout’s w ork analyzing eviction data from  around the 

country, Stout estim ated that a trained, supervised legal services staff attorney could be 

expected to provide 1,100 to 1,280 hours annually tow ard client representation in eviction 

cases if the eviction right to counsel w ere im plem ented. This num ber of hours is derived 

from  a reasonable w ork w eek for legal services staff attorneys, w ith reductions applied for 

holidays, sick days, vacation days, internal m eetings, and adm inistrative tasks. It is 

im portant to note that w hile staff attorneys m ay be able to w ork m ore hours each year, 

doing so w ill increase the risk and costs associated w ith staff turnover and training. Stout 

expects that 1,100 to 1,280 hours of client service hours annually provides a reasonable 

staff utilization w hile not creating undue stresses and burdens on staff attorneys already 

absorbing the traum a of the eviction process and unsafe housing conditions through their 

client representation. 

33. Based on discussions w ith eviction legal representation providers O N YC, and Stout’s w ork 

analyzing eviction data from  around the country, Stout estim ated that, on average, a legal 

services staff attorney could provide effective eviction representation in betw een 17 and 

20 hours per case, on average. The w ide variety of case and client circum stances can create 

significant variation in this estim ate for any individual case. In addition, the num ber of 

hours per case m ay vary significantly from  other jurisdictions depending on various factors 

such as, but not lim ited to, local law s and court processes. 

34. In developing this estim ate, Stout review ed data from  num erous legal services providers 

O N YC  for 2019 and 2020. A  reasonable expectation of the tim e required to provide effective 

representation in eviction cases should be inform ed by the prior experience of legal 

services organizations (including pre-pandem ic), the w ays in w hich the distribution of 

cases and client circum stances m ay differ in an eviction right to counsel (as com pared to a 

resource-lim ited legal services intake process), and the tim e required to assist clients w ith 

virtual hearings / technology, and rental assistance applications (w hen available). Stout 

considered all of these factors w hen review ing the data from  legal services providers and 

in our discussions w ith those organizations. 
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35. Based on these inputs, Stout estim ates that each trained, supervised staff attorney could 

be reasonably expected to provide representation in betw een 55 and 75 cases. Stout then 

applied this num ber of cases per year to the num ber of cases for w hich representation is 

expected to estim ate the num ber of staff attorneys that w ould be required during each year 

of im plem entation. A s detailed below , Stout then applied staffing ratios and annual staff 

salary and benefits estim ates to determ ine the personnel costs associated w ith the eviction 

right to counsel O N Y C . 

36. Staffing Costs. O f the estim ated $144 m illion and $200 m illion annual cost to fully 

im plem ent eviction right to counsel O N YC, after a m ulti-year phase-in process, 

approxim ately $131 m illion to $182 m illion w ould be for direct personnel costs to hire 

approxim ately: 

 619 to 840 staff attorneys 

 20 affirm ative litigation attorneys 

 88 to 168 supervising attorneys 

 206 to 280 paralegals 

 26 to 35 paralegal supervisors 

 77 to 105 case m anagers or social w orkers
16
 

 10 to 13 case m anager supervisors 

 36 to 49 intake specialists 

 112 to 155 program  adm inistration staff (accounting, H R, IT, etc.) 

 45 outreach staff 

 15 outreach staff supervisors 

37. The annual salary and benefits of this staff is based discussions w ith eviction legal 

representation providers O N Y C and includes an annual cost of living adjustm ent of 4 

percent. The staffing ratios used in these calculations are also based on feedback from  

eviction legal representation providers O N YC, as w ell as Stout’s experience analyzing 

eviction data across the U .S. These ratios m ay vary from  the current experience of eviction 

legal representation providers O N Y C. A n eviction right to counsel provides the 

 

16
 This could include a variety of necessary support positions for law yers and tenants, including social w orkers, 

housing navigators, or others w ho can assist residents w ith their housing or other needs. 
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opportunity for eviction legal representation providers to m ore consistently have 

dedicated staff w orking exclusively on eviction representation. This can provide 

efficiencies over tim e, opportunities to identify specialties for certain com plex 

circum stances, the developm ent of tools to address com m on challenges or inefficiencies 

and other opportunities to m axim ize im pact through effective and efficient staffing. 

38. H ow ever, it is also im portant to appreciate the challenges of adm inistering an eviction 

right to counsel program . The nature of the w ork is stressful, draining and often traum atic 

for staff. In addition, traditional salaries paid for legal services staff attorneys are below  

m arket rates offered by m any private law  firm s. Further, the m arket for new  and 

experienced staff and supervising attorneys m ay require that salaries and related personnel 

costs be re-evaluated over tim e to ensure adequate and stable staffing of the eviction right 

to counsel. Further, the occurrence of staff departures can cause case loads to be re-

assigned to other staff. This can require that additional staff are hired in order to 

accom m odate potential disruption from  unexpected departures or absences. 

39. The staffing ratios used in Stout’s calculations are: 

 5 to 7 staff attorneys for every 1 supervising attorney 

 3 staff attorneys for every 1 paralegal 

 8 paralegals for every 1 paralegal supervisor 

 8 staff attorneys for every 1 case m anager / social w orker 

 8 case m anagers / social w orkers for every 1 case m anager / social w orker 

supervisor 

 17 staff attorneys for every 1 intake specialist (944 to 1,280 annual intakes per 

person) 

 1 outreach staff supervisor for every 3 outreach staff 

40. The rem aining estim ated costs w ould be for non-personnel costs necessary for service 

delivery including, but not lim ited to, facilities costs, utilities, technology and equipm ent, 

training, com m unity organizing and com m unications, and program  evaluation. A t full 

im plem entation, the total of these costs are expected to be approxim ately 10%  of the total 

personnel costs and 9%  of the total program  costs. 

 Costs A ssociated w ith Physical Space: Even recognizing the potential to leverage 

rem ote w ork capabilities, the num ber of staff people that any of the eviction legal 

representation providers w ould need to hire w ill necessarily require additional 

physical space. Stout estim ates that each additional staff attorney or supervising 

attorney w ould require 150 square feet of additional office space (on average) and 

that each paralegal, case m anager or intake specialist w ould require (on average) 

90 square feet of additional office space. Based on feedback from  the eviction legal 

representation providers O N Y C, w e estim ated an average cost per square feet of 
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$18 (including utilities). Stout recognizes that this cost m ay vary significantly 

across that state but expects that $18 per square foot is a reasonable average to 

incorporate in this estim ate. A t full im plem entation, Stout’s estim ates indicate 

that a total of approxim ately 137,000 to 192,000 square feet of office space m ay 

be necessary for eviction legal representation providers across the state. 

 Costs A ssociated w ith Com m unity O utreach and O rganizing: Sustained 

com m unity outreach and tenant organizing w ill be necessary for the successful 

im plem entation of an eviction right to counsel O N YC. These activities can assist 

in raising com m unity aw areness of the eviction right to counsel, providing 

inform ation about the steps tenants need to take, and dem onstrating the im pact 

legal representation can have for tenants facing eviction. Sustained outreach w ill 

need to be conducted at both a statew ide and local level. Local outreach w ill be 

necessary to effectively com m unicate w ith at-risk tenants w ho m ay not trust 

statew ide governm ent-led outreach, experience barriers to com m unication, or do 

not have access to com m unication channels used for statew ide outreach. Stout 

has included costs associated w ith staffing for local outreach O N YC and costs 

associated w ith postage, printing, graphic design and tenant outreach. A t full 

im plem entation Stout has included approxim ately $1.7 m illion for annual 

outreach costs (other than personnel, described above). 

o In total, w e estim ate that the cost of dedicated outreach and tenant 

organizing personnel (described above), facilities and operational costs is 

approxim ately $6 m illion per year, in addition to $1.7 m illion per year for 

annual outreach costs described above.
17
 

o This estim ate of annual costs should be considered a m inim um  for w hat 

m ay be necessary to effectively and sustainably ensure organizers are 

integrated into the eviction right to counsel O N YC. D uring the course of a 

m ulti-year phase-in it w ill be im portant to incorporate feedback from  

tenant organizers regarding their experiences across N ew  York to ensure 

the necessary organizer staffing and other costs are appropriately included 

in the funding for the eviction right to counsel. 

 Stout understands that additional outreach costs w ill be necessary for a statew ide 

or O N YC  governm ent-led m arketing and public aw areness cam paign to raise 

aw areness about the eviction right to counsel. This m ay include but w ould not be 

lim ited to a statew ide hotline for renters to call, the developm ent and placem ent 

 

17
 W e estim ate that an additional one-tim e cost of approxim ately $2 m illion m ay be necessary to develop and 

launch this tenant organizing and outreach effort O N YC . 
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of m aterials such as posters and other inform ational aids, social m edia cam paigns, 

radio and TV  ad placem ents, etc. 

 O ther C osts: A dditional costs included in Stout’s estim ate include: 

o A ncillary Em ployee Costs 

 Furniture and Equipm ent 

 IT Equipm ent 

 Training 

 Recruitm ent C osts 

 Retention / Em ployee G oodw ill 

 

o O ther Program  Expenses 

 Litigation Expense 

 Translation Services 

 M eetings and Transportation 

 Library and O nline Research 

 O ffice O perations 

 External Consultants 

 Telecom m unications 

 D ues, Registrations and Licenses 

 Professional Services 

 Program  Evaluation 

 Insurance 

 

41. O N YC eviction legal representation providers review ed and confirm ed Stout’s estim ates 

for each of these costs based on their experience and expertise delivering eviction legal 

representation services O N YC. For non-personnel costs, Stout and O N YC eviction legal 

representation providers used the costs of their current operations as benchm arks. Stout 

categorized costs as fixed or variable, w ith variable costs fluctuating based on the num ber 

of staff attorneys, staff and other attorneys, total staff, or num ber of cases based on the 

nature of each cost. 
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42. Based on these calculations, Stout estim ates total annual non-personnel costs at full 

im plem entation, after a m ulti-year phase-in process, of approxim ately $13.5 m illion to 

$18.3 m illion.  

43. A t a total annual cost of approxim ately $144 m illion to $200 m illion, after a m ulti-year 

phase-in process, providing right to eviction counsel to approxim ately 46,600 tenants 

O N YC equates to approxim ately $3,095 to $4,289 per case for w hich representation is 

provided. 

44. Stout’s cost estim ates do not include the personnel or other costs associated w ith the 

state’s adm inistration of the eviction right to counsel.
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Im pacts and Related Costs of Evictions to Jurisdictions 

45. Stout review ed num erous studies and the results of program s w here representation w as 

provided to tenants. Stout’s research focused on: (1) the costs of eviction as they related 

to states, cities, counties, and m unicipalities and (2) the benefits associated w ith providing 

representation to tenants in eviction proceedings. 

46. The im pacts and costs of eviction to states, cities, counties, and m unicipalities are 

significant and m ulti-dim ensional. Substantial reporting has docum ented the negative 

im pact that evictions have on individuals, fam ilies, businesses, and com m unities. W hile 

m any of these im pacts are unquantifiable but nevertheless im portant, clear costs of 

disruptive displacem ent do exist. This section details these costs to provide insight into 

how  representation in eviction cases could m itigate these costs or assist in redirecting the 

funds to other efforts undertaken by the jurisdiction. 

47. Eviction D isproportionately Im pact Black and Brow n H ouseholds. Research from  across the 

country has dem onstrated how  racist housing policies and practices have contributed to 

and continue to exacerbate inequities in health, education, em ploym ent, w ealth, and 

housing. H ousing inequities, in particular, have been studied at length in a variety of 

jurisdictions. A s dem onstrated by the research described below , eviction rates am ong black 

and brow n renter households are consistently higher than eviction rates of w hite renter 

households. In m any jurisdictions, black fem ale-headed renter households 

disproportionately experience eviction filings and eviction com pared not only to brow n 

and w hite households but also black m ale-headed renter households. 

48. Research from  jurisdictions around the country related to the intersection of race and 

eviction is detailed as follow s: 

 In M assachusetts, Black tenants face eviction m ore than tw ice as often as w hite 

tenants, even though Black tenants are only 11 percent of the renting 

population.
18
 Black w om en are at a particularly high risk of experiencing eviction 

– nearly 2.5 tim es as often as w hite w om en despite their m uch sm aller share of 

the population.
19
 The racial disparities are so drastic in Boston that, sim ilar to 

V irginia, the share of Black renters in the com m unity is a greater predictor of the 

eviction filing rate than poverty.
20
 Even though only 18 percent of Boston’s rental 

m arket is located w ithin m ajority Black neighborhoods, approxim ately 37 percent 

of evictions filings against tenants in m arket-rate units are in these 

 

18
 Brief of A m ici Curiae M atthew  D esm ond, A m erican C ivil Liberties U nion, W illiam  Berm an, Justin Steil, and 

D avid Robinson Regarding The D isproportionate A dverse Effect of Eviction on Black Fam ilies.  

19
 Ibid. 

20
 Ibid. 



 

 

 

 

neighborhoods.
21
 The consequences of eviction are also w orse for Black renters, 

w ho face discrim ination in the rental m arket not only because they 

disproportionately appear in eviction case databases but also because of racial 

bias (conscious and unconscious) that result in them  being told about and show n 

less than half of the apartm ents that equally qualified w hite renters are seeking.
22
 

Black m arket-rate renters w ere able to visit only 48 percent of the apartm ents they 

sought, com pared to 80 percent of w hite m arket-rate renters.
23
 

 A n analysis conducted by the A ssociation for N eighborhood and H ousing 

D evelopm ent (A N H D ) found that evictions filed in N ew  York during the pandem ic 

w ere disproportionately filed in zip codes w here the m ajority of the population 

w as people of color.
24
 From  M arch 23, 2020 to January 7, 2022, there w ere 5.2 

evictions filed per 100 renter households in zip codes w here m ore than 50%  of 

residents w ere people of color com pared to 2.5 evictions filed per 100 renter 

households in zip codes w here m ore than 50%  of residents w ere w hite.
25
 In M arch 

2021, A N H D  found that eviction filing rates in zip codes w ith the highest CO V ID -

19 death rates, also predom inantly com m unities of color, w ere nearly four tim es 

higher than eviction filing rates in zip codes im pacted least by CO V ID -19.
26
 People 

of color constitute approxim ately 86%  of N ew  Yorkers w ho are behind on their 

rent but only approxim ately 44%  of the general population.
27
 

 A  statew ide analysis in M ichigan confirm ed the findings of studies w ithin cities 

and m etropolitan areas: higher eviction filing rates are associated w ith Black 

neighborhoods, single-m other households, and the presence of children.
28
 

 O f all tenants served by M ichigan’s Eviction D iversion Program  (ED P), 

approxim ately 53 percent w ere Black w hile 14 percent of M ichigan’s population is 

Black.
29
 This suggests that evictions disproportionately effect Black households, 

w hich is consistent w ith national research on the intersection of race and eviction. 
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22
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23
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 Block, Lucy. “N ew  York’s Pandem ic Rent Crisis.” A ssociation for N eighborhood and H ousing D evelopm ent. 

January 2022. 

25
 Ibid. 

26
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27
 Ibid. 

28
 G oodspeed, Robert et al. “M ichigan Evictions: Trends, D ata Sources, and N eighborhood D eterm inants.” 

U niversity of M ichigan Poverty Solutions. M ay 2020. 
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Poverty Solutions. June 2021. 



 

 

 

 

 In V irginia, approxim ately 60 percent of m ajority Black neighborhoods have an 

annual eviction rate above 10 percent, w hich is four tim es the national average, 

even w hen controlling for poverty and incom e.
30
 In the city of Richm ond, 

researchers found that for every 10 percent increase in the Black share of the 

population, the eviction rate increases by m ore than one percent. H ow ever, if the 

w hite population increases at the sam e rate, the eviction rate decreases by 

approxim ately one percent.
31
 That is, as the share of the Black population 

increases, the eviction rate increases. 

 In W ashington, particularly K ing and Pierce counties, Black adults m ake up a 

disproportionate num ber of eviction filings relative to their share of the 

population.
32
 Com pared to eviction rates of w hite renters, Black adults are evicted 

5.5 tim es m ore often than w hite adults in K ing County and 6.8 tim es m ore often 

in Pierce County.
33
 Latinx adults are evicted approxim ately tw ice as often than 

w hite renters in K ing County and 1.4 tim es as often in Pierce County.
34
 

 In California, com pared to non-H ispanic w hite renters, Black and Latinx renters 

are 2 to 2.5 tim es m ore likely to experience housing hardships.
35
 

 Black-headed households in Baltim ore experienced the highest eviction rate, 

w hich w as nearly 3 tim es higher than the w hite eviction rate.
36
 A pproxim ately 7 

percent of all Black m ale headed households and approxim ately 5 percent of all 

Black fem ale headed households w ere evicted.
37
 These rates are 51 percent and 11 

percent higher, respectively, than w hite m ale-headed households and w hite 

fem ale-headed household eviction rates.
38
 

 In Philadelphia, landlords are m ore than tw ice as likely to file an eviction against 

Black renters than w hite renters, a rate that is disproportionate to the share of 

Black renters.
39
 A ccording to an analysis of 2018-2019 residential eviction filings, 

the annual eviction filing rate against Black Philadelphia renters w as 

approxim ately 9 percent w hile the eviction filing rate against w hite Philadelphia 
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renters w as approxim ately 3 percent.
40
 A lthough Black Philadelphians m ake up 

approxim ately 45 percent of the city’s renters, they m ake up 66 percent of eviction 

filings.
41
 

 In W ashington, D C , evictions are disproportionately filed and executed in W ards 

7 and 8, w hich have the largest share of Black residents and the highest poverty 

rates in the D istrict.
42
 By contrast, W ards 2 and 3 have the low est filing rates, 

low est poverty rates, and sm allest share of Black residents.
43
 

 Court m onitors reported on the race and gender of tenants in eviction court in 

O rleans Parish, Louisiana. W hile 59 percent of O rleans Parish is Black, 

approxim ately 82 percent of tenants facing eviction w ere Black, w ith 57 percent 

of eviction proceedings being brought against Black w om en.
44
 

 In K ansas City, M issouri, race w as found to be the m ost im portant factor in 

predicting w hether som eone w ould be evicted.
45
 

 The m ajority Black neighborhoods in H am ilton County (Cincinnati, O hio) are also 

the ones w ith the highest eviction filing rates, w hile neighborhoods w ith few  Black 

residents experience few  evictions.
46
 C ontrolling for poverty rates and housing 

cost burden, for every 1 percent increase in Black residents, eviction filing rates 

increase by m ore than 8 percent.
47
 

 In Cleveland, all of the top ten census tracts w ith the highest eviction filings from  

2000 to 2016 are m ajority Black com m unities.
48
 

49. Eviction is a Leading Cause of H om elessness. W hile hom elessness m ay not alw ays be 

experienced im m ediately follow ing an eviction, eviction rem ains a leading cause of 

hom elessness.  
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50. A  2018 study of shelter use in N ew  Y ork City indicated that evictions: (1) increase the 

probability of applying for shelter by 14 percentage points com pared to a baseline 

probability of approxim ately 3 percent for households not experiencing an eviction; and 

(2) increase the num ber of days spent in shelter during the tw o years after an eviction filing 

by 5 percentage points, or about 36 days.
49
 The researchers concluded that because the 

estim ated effects of eviction persist long-term , avoiding eviction does not sim ply delay a 

period of hom elessness, it leads to lasting differences in the probability of experiencing 

hom elessness.
50
 The N ew  York City D epartm ent of H om eless Services found that eviction 

w as the m ost com m on reason for fam ilies entering city shelters betw een 2002 and 2012.
51
 

51. Based on a control group analysis, a 2013 evaluation of the H om ebase Com m unity 

Prevention Program  (the A bt Study) in N ew  York C ity found that 18.2 percent of fam ilies 

w ith children w ho w ere at risk of hom elessness applied for shelter, and 14.5 percent 

entered fam ily shelter.
52
 These m etrics com pare to H om ebase case m anagers’ expectations 

at program  enrollm ent, w hich w ere that 25 percent of fam ilies w ith children w ho w ere at 

risk of hom elessness w ould “definitely” enter shelter and for an additional 25 percent 

shelter entry w as “very likely.”
53
 The A bt Study w as an evaluation of the H om ebase 

Com m unity Prevention Program  w hich included an analysis of households’ use of 

hom eless shelters and services. The H om ebase program  is a netw ork of neighborhood-

based hom elessness prevention centers located in N ew  York City. H om ebase w as designed 

to prevent hom elessness and to prevent repeated stays in shelter. O ne of the research 

questions to be answ ered by the evaluation w as: does H om ebase affect the rate of shelter 

use (nights in shelter)? The evaluation population, as agreed upon w ith the N ew  York City 

D epartm ent of H om eless Services, w as 295 fam ilies w ith at least one child – 150 in the 

treatm ent group, and 145 in the control group. The evaluation indicated that over the 

evaluation period of 27 m onths (Septem ber 2010 to D ecem ber 2012) a statistically 

significant difference the likelihood of spending at least one night in shelter betw een the 

treatm ent and control groups – 14.5 percent com pared to 8 percent. Evaluators had access 

to individual-level adm inistrative data from  certain system s operated by three N ew  York 

City social services agencies (the D epartm ent of H om eless Services, the A dm inistration for 

Children’s Services, and the H um an Resources A dm inistration) and the N ew  Y ork State 

D epartm ent of Labor. This individual-level data w as m atched w ith H om ebase data based 

on social security num ber, nam e, date of birth, and gender. The evaluators did not have 
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access to data about single adults, adult fam ilies, and shelters outside of N ew  Y ork City. 

Evaluators used the individual-level data and a linear probability m odel to assess the 

likelihood of shelter entry. The evaluators indicated that lim itations of the Study included 

only analyzing data from  shelters operated by the D epartm ent of H om eless Services, the 

im pact of “one shot” assistance am ong the studied population and lim iting the study 

population to fam ilies w ith at least one child and pregnant w om en. 

52. Robin H ood, a N ew  Y ork City-based non-profit organization that provides funding to, and 

evaluation m etrics for m ore than 200 program s in N ew  York City, estim ates w ithout any 

intervention, approxim ately 25 percent of those at risk of experiencing hom elessness 

w ould enter shelter.
54
 Robin H ood’s estim ate, like the A bt Study case m anagers’, is based 

on the experiences and expectations of staff w orking w ith low -incom e fam ilies 

experiencing housing instability.  

53. A  2018 study of hom elessness in Los A ngeles County, citing surveys conducted as part of 

recent hom eless counts, stated that 40 percent of unsheltered adults cited unem ploym ent 

and lack of m oney, w hich encom passed inability to pay for shelter, as the reason for 

experiencing hom elessness.
55
 This factor w as identified m ore than tw ice as often any other 

factor, and eviction or foreclosure w as specifically identified as the prim ary reason for 

hom elessness by 11 percent of unsheltered adults.
56
 A  2014 San Francisco study of an 

eviction defense pilot program , citing a recent survey of fam ilies experiencing 

hom elessness, revealed that 11 percent of fam ilies in San Francisco hom eless shelters 

identified evictions (legal and illegal) as a cause of their hom elessness.
57
 The H ousing and 

H om eless D ivision Fam ily and Prevention Services Program  M anager in San Francisco has 

stated that the num ber of fam ilies experiencing hom elessness as a result of an eviction is 

potentially over 50 percent – m uch higher than 11 percent – w hen considering the 

interm ediate living arrangem ents m ade w ith friends and fam ily before the fam ilies w ho 

have been evicted access the shelter system .
58
  The 50 percent estim ate is supported by the 

survey of fam ilies experiencing hom elessness, in w hich 45 percent of respondents 

indicated that the cause of their hom elessness w as being asked to m ove out.
59
 Furtherm ore, 

a 2013 dem ographics report of adult shelters in San Francisco found that 36 percent of its 

population w as living w ith friends or relatives before experiencing hom elessness.
60
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54. A  2011 study of people experiencing hom elessness in H arris and Fort Bend counties 

(H ouston area), Texas found that approxim ately 30 percent of people experiencing 

hom elessness identified eviction (either by a fam ily m em ber or a landlord) as a cause for 

their hom elessness.
61
  

55. The M assachusetts Interagency Council on H ousing and H om elessness analyzed a variety 

of reports generated by the state’s shelter system  to determ ine that 45 percent of people 

experiencing hom elessness or w ho are at risk of experiencing hom elessness cite eviction 

as the reason for their housing instability.
62
  

56. Sim ilar statistics w ere observed in H aw aii w here 56 percent of fam ilies experiencing 

hom elessness cite inability to afford rent as the reason for their experiencing 

hom elessness.
63
 A n additional 18 percent of fam ilies cited eviction specifically, as the 

reason for their experiencing hom elessness.
64
  

57. In Seattle, a survey of tenants w ho w ere evicted revealed that nearly 38 percent w ere living 

unsheltered and half w ere living in a shelter, transitional housing, or w ith fam ily and 

friends.
65
 O nly 12.5 percent of evicted respondents secured another apartm ent to m ove 

into.
66
  

58. D etroit’s 2021 point-in-tim e hom eless count revealed that there w ere 1,293 people 

experiencing hom elessness w ho w ere sheltered, decrease of approxim ately 14 percent 

from  2020.
67
 D etroit did not conduct a point-in-tim e count of people experiencing 

hom elessness w ho w ere unsheltered in 2021.
68
 A ccording to the 2019 State of 

H om elessness A nnual report authored by H om elessness A ction N etw ork of D etroit, Black 

fam ilies are disproportionately experiencing hom elessness in D etroit.
69
 

59. In 2019, Black D etroit fam ilies w ith children represented approxim ately 79 percent of 

people experiencing poverty but 97 percent of people experiencing hom elessness.
70
 W hite 
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D etroit fam ilies w ith children represented approxim ately 14 percent of people 

experiencing poverty but only 2 percent of people experiencing hom elessness.
71
 This 

dem onstrates a racial disparity in fam ilies w ith children experiencing hom elessness that 

cannot be attributed to poverty alone. W hile the reasons people experience hom elessness 

are m ultifaceted, a prim ary reason is eviction. 

60. Researchers studying the typology of fam ily hom elessness (the C ulhane Study) found that 

approxim ately 80 percent of fam ilies experiencing hom elessness stay in em ergency shelter 

for brief periods, exit shelter, and do not return.
72
 The rem aining 20 percent of fam ilies 

experiencing hom elessness stay for long periods, and a sm all but notew orthy portion of 

fam ilies experiencing hom elessness cycle in and out of shelter repeatedly.
73
  

61. D ata from  California’s Continuum s of Care indicated significant racial disparities am ong 

people w ho have accessed hom eless services.
74
 California’s population is approxim ately 6 

percent Black, but Black or A frican A m ericans represent 31 percent of people accessing 

hom eless services.
75
 The data also indicated that 41 percent of people accessing hom eless 

services reported a disabling condition, 17 percent reported experiencing dom estic 

violence, and 22 percent w ere under the age of 18 – all factors that influence length of 

shelter stay, according to the Culhane Study.
76
 A  study of adm inistrative data from  the 

hom eless shelter system s in N ew  Y ork City and Philadelphia found dem ographic 

differences am ong people experiencing hom elessness, w hich contribute to differences in 

length of stay in shelters and could inform  program  planning.
77
 The significant 

concentration of non-w hite people and those experiencing m ental health challenges 

w ithin the shelter system  is consistent w ith the characteristics of people experiencing the 

eviction process. The researchers’ recom m endation that targeted preventive and 

resettlem ent assistance, transitional housing and residential treatm ent, and supported 

housing and long-term  care program s further indicates the incredibly costly housing 

responses needed to support people experiencing hom elessness as a result of disruptive 

displacem ent.  
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62. Figure 1 below  show s the percentage of people reporting that they are experiencing 

hom elessness and entering shelter because of eviction/inability to pay for shelter by 

jurisdiction. These shelter entry m etrics (i.e., the proportion of people at shelter 

connecting their entry to eviction/inability to pay for shelter) are not the sam e as the 

proportion of people experiencing eviction w ho enter shelter, but are inform ative about 

the role eviction has as a pathw ay to hom elessness and shelter entry. 

 

63. It is also w orth noting that not everyone w ho experiences disruptive displacem ent w ill also 

experience hom elessness. H ow ever, not experiencing hom elessness does not elim inate the 

social costs of disruptive displacem ent as these households w ill likely experience other 

traum a(s) related to disruptive displacem ent. These social costs and traum as m ay include, 

but are not related to, needing to staying w ith fam ily/friends until alternative affordable 

housing can be secured, experiencing challenges w ith securing alternative housing because 

of an eviction record, com m uting longer distances to w ork because of w here alternative 

affordable housing is available, disruptions to child school attendance and education, 

difficulty securing new  child care providers, m ental health traum a, and needing to m ake 

difficult financial decisions about basic needs (e.g., paying back rent ow ed or purchasing a 

m edically necessary prescription). 

64. Evictions Connection to H om elessness Causes Fiscal Costs for Shelter and O ther Supports. 

N ew  York provides a variety of housing social safety net responses to people experiencing 

hom elessness, one of w hich is em ergency shelter. Throughout the state, there are 
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em ergency shelters for both single individuals and fam ilies experiencing hom elessness. 

The statew ide average annual cost to N ew  Y ork to provide em ergency shelter for a single 

individual experiencing hom elessness is approxim ately $47,000, and the statew ide average 

annual cost to N ew  York to provide em ergency shelter for fam ilies experiencing 

hom elessness is approxim ate $81,700.
78
  

65. The M assachusetts H ousing and Shelter A lliance estim ates that a hom eless individual 

residing in M assachusetts creates an additional cost burden for state-supported services 

(shelter, em ergency room  visits, etc.) that is $9,372 greater per year than an individual w ho 

has stable housing.
79
 Each tim e a fam ily experiencing hom elessness enters a state-run 

em ergency shelter, the cost to the state is estim ated at $26,620.
80
 D ata from  the H om eStart 

Program  in M assachusetts indicates that the cost to prevent an eviction, negotiate back-

rent ow ed, and provide a fam ily w ith stabilization services is approxim ately $2,000 

(com pared to the em ergency shelter cost of $26,620 per year).
81
  

66. The Central Florida Com m ission on H om elessness has reported that the region spends 

$31,000 per year per person experiencing hom elessness on law  enforcem ent, jail, 

em ergency room , and hospitalization for m edical and psychiatric issues.
82
  

67. The City of Boise, Idaho reported that costs associated w ith chronic hom elessness are 

$53,000 per person experiencing hom elessness annually including day shelters, overnight 

shelters, policing / legal, jail, transportation, em ergency m edical services and drug and 

alcohol treatm ent.
83
 In contrast, providing people experiencing hom elessness w ith 

perm anent housing and case m anagers w ould cost approxim ately $10,000 per person 

annually.
84
  

68. By w ay of com parison, M aineH ousing, the state agency providing public and private 

housing to low - and m oderate-incom e tenants in M aine, found that the average annual 

cost of services per person experiencing hom elessness to be $26,986 in the greater Portland 

area and $18,949 statew ide.
85
 The services contem plated in the average annual cost w ere 
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associated w ith: physical and m ental health, em ergency room  use, am bulance use, 

incarceration, and law  enforcem ent.
86
  

69. D ata from  H A N D  indicated that annual cost of a unit of perm anent supportive housing in 

D etroit ranges from  $16,540 to $18,740, and the annual cost of a unit of rapid re-housing 

in D etroit ranges from  $17,516 to $18,616.
87
 These estim ated costs for perm anent 

supportive housing and rapid re-housing include the cost of housing as w ell as costs related 

to services people receive and adm inistrative functions. The m ost recent cost data 

available for transitional housing in D etroit is from  2013 and ranges from  $15,902 to 

$23,287 annually per unit.
88
 

70. Investing in eviction prevention helps a com m unity save valuable resources by preventing 

hom elessness before it starts.
89
 A  three-year study by RA N D  Corporation found that 

providing housing for very sick individuals experiencing hom elessness saved taxpayers 

thousands of dollars by reducing hospitalization and em ergency room  visits.
90
 For every 

dollar invested in the program , the Los A ngeles C ounty governm ent saved $1.20 in health 

care and social service costs.
91
 

71. Eviction Can A lso Lead to Costs A ssociated w ith U nsheltered Populations. In addition to 

costs related to sheltering people w ho are experiencing hom elessness, jurisdictions bear 

significant costs related to people w ho are experiencing unsheltered hom elessness. A  

person is experiencing unsheltered hom elessness if they are living som ew here not m eant 

for hum an habitation (e.g., tents, cars, recreational vehicles w ithout electricity or 

sanitation connections, sidew alks, abandoned buildings, and other public spaces).
92
 In 

2019, the U .S. D epartm ent of H ealth and H um an Services and the U .S. D epartm ent of 

H ousing and U rban D evelopm ent com m issioned a study of the costs to four cities (Chicago, 

H ouston, San Jose, and Tacom a) that w ere w orking to reduce encam pm ents used by people 

experiencing unsheltered hom elessness and providing services to people experiencing 

unsheltered hom elessness.
93
 The cost to reduce encam pm ents and provide services ranged 

from  $1,672 to $6,208 per unsheltered person per year.
94
 The overall annual cost to the 
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cities ranged from  approxim ately $3.4 m illion (H ouston) to approxim ately $8.6 m illion 

(San Jose).
95
 Figure 2 below  show s these costs. 

72. Costs incurred by local fire and police departm ents and em ergency m edical services w ere 

not included, but they can be the largest expenses for cities.
96
 These quantifiable costs are 

not the only costs to cities w ith responses to the unsheltered population. Providing 

services takes significant resource-intensive coordination am ong a variety of stakeholders. 

For exam ple, the study indicated the follow ing agencies / service providers w ere involved 

in responding to people experiencing unsheltered hom elessness: sanitation / solid w aste / 

environm ental services; hom eless services providers offering assistance w ith case 

m anagem ent, m edical and m ental health services, substance abuse services, food 

assistance, and financial assistance; departm ents of public health; departm ents of 

transportation; airport authorities; parks departm ents; public utility com panies; fire 

departm ents; city m anagem ent departm ents; outreach team s; and police departm ents.
97
 

73. In A pril 2021, a group of people experiencing unsheltered hom elessness living in a H art 

Plaza encam pm ent in D etroit w ere rem oved due to “unsafe conditions.”
98
 D etroit City 

Council approved a $2.9 m illion project to repair the “unsafe conditions,” w hich consisted 

of installing electrical w iring and underground draining.
99
 City officials m oved people 

living in the H art Plaza encam pm ent to hotel room s for the duration of the project.
100
 

A ccording to representatives from  a com m unity group providing toiletry and food to 

people living in the encam pm ent, as m any as 50 people had been seen living in H art 

Plaza.
101
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74. Eviction Can Cause Em ploym ent and H ousing Instability. Eviction can lead to job loss 

m aking it m ore difficult to find housing, further burdening an already struggling fam ily. 

M atthew  D esm ond, author of Evicted: Poverty and Profit in the A m erican City, describes 

how  job loss and eviction can be interconnected. W hen an evicted tenant does not know  

w here their fam ily w ill sleep the next night, m aintaining steady em ploym ent is unlikely. If 

the evicted tenant is unem ployed, securing housing after being evicted m ay take 

precedence over securing a job. If the evicted tenant is em ployed, the instability created by 

eviction often affects w ork perform ance and m ay lead to absenteeism , causing job loss.
102
 

The period before an eviction m ay be characterized by disputes w ith a landlord or stressful 

encounters w ith the court system .
103
 These stressors can cause w orkers to m ake m istakes 

as they are preoccupied w ith non-w ork m atters.
104
 A fter an eviction, w orkers m ay need to 

m iss w ork to search for new  housing, and because they now  have an eviction record, finding 

a landlord w illing to rent to them  m ay increase the tim e it takes to secure new  housing.
105
 

W orkers m ay need to live farther from  their jobs, increasing the likelihood of tardiness and 

absenteeism .
106
 A  recent H arvard U niversity study suggests the likelihood of being laid off 

to be 11 to 22 percentage points higher for w orkers w ho experienced an eviction or other 

involuntary m ove com pared to w orkers w ho did not.
107
 A  sim ilar analysis in W isconsin, the 

M ilw aukee A rea Renters Study, found that w orkers w ho involuntarily lost their housing 

w ere approxim ately 20 percent m ore likely to subsequently lose their jobs com pared to 

sim ilar w orkers w ho did not.
108
 A pproxim ately 42 percent of respondents in the M ilw aukee 

A rea Renters Study w ho lost their job in the tw o years prior to the study also experienced 

an involuntary m ove.
109
 The im pact of job loss and eviction disproportionately affects Black 

people w ho face significant discrim ination in both the housing and labor m arkets.
110
 

75. Eviction not only adversely affects unem ployed and em ployed tenants’ job prospects but 

also their earnings and the potential future earnings of children. A  study of eviction filings 

from  2007 to 2016 in N ew  York City sought to assess w hether evictions contributed 

substantially to poverty by analyzing the effect of evictions on earnings and 
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em ploym ent.
111
 Eviction filing data w as linked to M edicaid, Tem porary A ssistance for 

N eedy Fam ilies, Supplem ental N utrition A ssistance Program , and other N ew  York City-

specific benefits data.
112
 The researchers found that eviction w as associated w ith betw een 

$1,000 and $3,000 reduction in total earnings in the one to tw o years post-filing.
113
 Robin 

H ood estim ates a child’s average future earnings could decrease by 22 percent if the child 

experienced juvenile delinquency, w hich can be associated w ith the disruption to fam ilies 

from  eviction.
114
 W hen fam ilies and children earn less (now  or in future periods) the 

associated financial strains can result in various costs to the cities and com m unities in 

w hich they live. Research has show n that forced m oves can perpetuate generational 

poverty and further evictions.
115
 In addition, the reduction in earning capacity for these 

fam ilies can increase the dem and on various social services provided by these cities and 

com m unities. Further, cities lose the econom ic benefit of these w ages, including the 

econom ic stim ulus of com m unity spending and potential tax revenue. These im pacts – 

potential earning capacity, generational poverty, and other econom ic consequences – are 

long-term  and incredibly challenging to reverse. 

76. Eviction Can Im pair Tenants’ A bility to Re-Rent and H arm  Credit Scores. Tenants w ith an 

eviction case brought against them  m ay have the case on their record w hether they are 

ultim ately evicted or not. This inform ation is easily accessible, free, and used by landlords 

and tenant screening com panies to create tenant blacklists, m aking it difficult for tenants 

w ith eviction records to re-rent and exacerbating housing discrim ination.
116
 D ata 

aggregation com panies are now  creating “screening packages” that landlords can use to 

select their tenants.
117
 These packages often include a full credit report, background check, 

and an eviction history report. U sing data and technology to stream line and autom ate the 

screening process w ill only exacerbate the im pact of eviction on tenants. O ne data 

aggregation com pany stated the “it is the policy of 99 percent of our [landlord] custom ers 
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in N ew  Y ork to flat out reject anybody w ith a landlord-tenant record, no m atter w hat the 

reason is and no m atter w hat the outcom e is.”.
118
  

77. In cities w here there is a right to counsel, the num ber of eviction filings has declined, 

indicating that a right to counsel can also reduce the harm ful effects of being exposed to 

the eviction process regardless of case outcom es. M any landlords and public housing 

authorities w ill not rent to tenants w ho have been recently evicted. Therefore, renters w ith 

an eviction on their record w ill often be forced to find housing in less desirable 

neighborhoods that lack adequate access to public transportation, are farther from  their 

jobs, have lim ited or no options for child care, and lack grocery stores.
119
  

78. A  U niversity of N orth C arolina G reensboro study found that 45 percent of tenants w ho w ere 

evicted had difficulty obtaining decent, affordable housing after their evictions.
120
 

A dditionally, evictions can have a detrim ental im pact on tenants receiving federal housing 

assistance, such as Section 8 vouchers. In som e cases, court-ordered evictions m ay cause 

revocation of Section 8 vouchers or render the tenant ineligible for future federal housing 

assistance.
121
  

79. Landlords often view  a potential tenant’s credit score as a key factor in determ ining 

w hether they w ant to rent to the potential tenant. A  low  credit score caused by a past 

eviction can m ake it exceedingly difficult for renters to obtain suitable housing.
122
 A  tenant 

w ho w as interview ed in the U niversity of N orth Carolina G reensboro study stated, “it 
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[eviction] affected m y credit and it is hard to get an apartm ent… three landlords have 

turned m e aw ay.”
123
 D am age to a renter’s credit score from  an eviction can also m ake other 

necessities m ore expensive since credit scores are often considered to determ ine the size 

of initial deposit to purchase a cell phone, cable and internet, and other basic utilities.
124
 

A nother tenant from  the U niversity of N orth Carolina G reensboro study stated, “I have 

applied for at least three different places and w as turned dow n because of the recent 

eviction. The only people I can rent from  now  are slum lords w ho neglect their properties. 

The ones that don’t even care to do any kind of record check.”
125
  

80. In M ilw aukee, tenants w ho experienced an involuntary m ove w ere 25 percent m ore likely 

to have long-term  housing instability com pared to other low -incom e tenants.
126
 A  2018 

survey of tenants w ho had been evicted in Seattle found that 80 percent of survey 

respondents w ere denied access to new  housing because of a previous eviction, and one-

third of respondents w ere not able to re-rent because of a m onetary judgm ent from  a 

previous eviction.
127
  

81. A s the federal eviction m oratorium  and other pandem ic-related rental protections are 

com ing to an end, the Consum er Financial Protection Bureau released an Enforcem ent 

com pliance bulletin rem inding landlords, consum er reporting agencies, and others of their 

obligations to accurately report rental and eviction inform ation.
128
 W ithout a law yer, it m ay 

be challenging for tenants to dispute inaccurate rental and eviction inform ation they find 

on their credit reports. 

82. Eviction Can A lso A rise from  U npaid U tility Bills and Property Taxes. N on-paym ent of 

utilities and property taxes can both result in eviction and the loss of housing vouchers.
129
 

83. A  recent study of the costs of eviction in Seattle connected incom e instability and having 

unpaid utility or property tax bills to possible eviction.
130
 A fter an incom e disruption (i.e., 

job loss, health em ergency, unexpected expenses), financially insecure households are 

three tim es m ore likely to m iss a utility paym ent and 14 tim es m ore likely to be evicted 
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than financially secure households.
131
 In 2011, the average electric bill in H ouston, Texas 

w as found to be m ore than $200 per m onth during the sum m er, m aking utility paym ents a 

barrier to m aintaining housing for low -incom e renters.
132
 Furtherm ore, som e rental 

assistance program s in H ouston calculate a “utility allow ance,” w hich often do not fully 

cover true utility costs, leaving tenants at risk of eviction if utility bills are unpaid.
133
 M issed 

rent paym ents (including utilities) can also result in landlords m issing property tax 

paym ents, w hich are a prim ary source of revenue for local governm ents.
134
 

84. Eviction is Connected to Physical H ealth Im pacts. A  significant body of research has 

docum ented the connection betw een health and housing. Substandard housing conditions 

are associated w ith a variety of health conditions, such as respiratory infections, asthm a, 

and lead poisoning.
135
  

85. H ousing instability can affect the health of fam ily m em bers of all ages.
136
 Researchers at 

Boston M edical Center found that caregivers of young children in unstable low -incom e 

housing are tw o tim es m ore likely than those in stable housing to be in fair or poor health, 

and alm ost three tim es m ore likely to report sym ptom s of depression. Children aged four 

and under in these fam ilies had alm ost a 20 percent higher risk of hospitalization, and m ore 

25 percent higher risk of developm ental delays.
137
 A nother study of caregivers to children 

found that, of m ore than 22,000 fam ilies served by m edical centers over a six-year study 

period, approxim ately 34 percent had at least one of the follow ing adverse housing 

circum stances: 27 percent had been behind on rent; 12 percent had experienced 

hom elessness; and 8 percent had m oved at least tw ice in the previous 12 m onths.
138
 A  

recent study published by the A m erican A cadem y of Pediatrics exam ining the effects of 

hom elessness on pediatric health found that the stress of both prenatal and postnatal 

hom elessness w as associated w ith increased negative health outcom es com pared to 

children w ho never experienced hom elessness.
139
 A  study of nearly 10,000 m others in five 

U .S. cities found that prenatal hom elessness w as associated w ith a higher likelihood of low  
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birth w eight and preterm  delivery.
140
 Researchers from  H arvard and Princeton (in 

conjunction w ith the Public H ealth Institute of Basel, Sw itzerland) had sim ilar findings in 

their study of eviction filings: experiencing an eviction filing during pregnancy w as 

associated w ith an increased risk of low  birth w eight and prem ature birth.
141,142

 

Furtherm ore, Black m others w ho are experiencing hom elessness have w orse birth 

outcom es than other m others w ho are experiencing hom elessness – a reflection of the 

disparate health outcom es generally experienced by the Black population.
143
  

86. A  2016 Canadian study found that eviction specifically is associated w ith increased odds of 

having detectable viral loads am ong people living w ith H IV  and increased rates of illicit 

drug use and relapse.
144
 

87. Fam ilies w ho are evicted often relocate to neighborhoods w ith higher levels of poverty and 

violent crim e.
145
 Researchers at Boston M edical Center and Children’s H ospital found that 

hom es w ith verm in infestation, m old, inadequate heating, lead, and in violent areas w ere 

connected to increased prevalence of respiratory disease, injuries, and lead poisoning in 

children.
146
 Living in a distressed neighborhood can negatively influence a fam ily’s w ell-

being.
147
 M oreover, fam ilies experiencing eviction w ho are desperate to find housing often 

accept substandard living conditions that can bring about significant health problem s.
148
 

The prim ary health outcom e found to be related to housing is respiratory health, w hich is 

m easured by the presence of respiratory disease or by lung function.
149
 H ousing conditions 

that are respiratory health factors include cold tem peratures, hum idity, and ventilation – 

all of w hich contribute to the grow th of m old, fungi, and other m icroorganism s.
150
 Living 

 

140
 Cutts, D iana B. et al. “H om elessness D uring Pregnancy: A  U nique, Tim e-D ependent Risk Factor of Birth 

O utcom es.” M aternal and Child H ealth Journal. N ovem ber 2014. 

141
 K hadka, A ayush, et al. “In utero exposure to threat of evictions and preterm  birth: Evidence from  the U nited 

States.” H ealth Services Research. 2020. 

142
 H im m elstein, G racie and D esm ond, M atthew . “A ssociation of Eviction W ith A dverse Birth O utcom es A m ong 

W om en in G eorgia, 2000 to 2016.” JA M A  Pediatrics. M arch 2021. 

143
 G ay D aw es, Elizabeth. “H ousing Instability Is an Im portant (Yet O verlooked) Factor in the M aternal H ealth 

Crisis.” Rew ire.N ew s. A pril 12, 2018. 

144
 “Eviction and H ealth: A  V icious Cycle Exacerbated by a Pandem ic.” Robert W ood Johnson Foundation. A pril 

2021. Referencing K ennedy, M ary Clare et al. “Residential Eviction and Risk of D etectable Plasm a H IV -1 RN A  

V iral Load A m ong H IV -Positive People W ho U se D rugs.” A ID S Behavior. February 2016. 

145
 D esm ond, M atthew  and Tolbert K im bro, Rachel. “Eviction’s Fallout: H ousing, H ardship, and H ealth.” Social 

Forces. February 24, 2015. 

146
 “N ot Safe at H om e: H ow  A m erica’s H ousing Crisis Threatens the H ealth of Its Children.” The D oc4K ids 

Project, Boston M edical Center and Children’s H ospital. 1998. 

147
 D esm ond, M atthew  and Tolbert K im bro, Rachel. “Eviction’s Fallout: H ousing, H ardship, and H ealth.” Social 

Forces. February 24, 2015. 

148
 Ibid. 

149
 Shaw , M ary. “H ousing and Public H ealth.” D epartm ent of Social M edicine, U niversity of Bristol. O ctober 2003. 

150
 Ibid. 



 

 

 

 

in these conditions can result in w heezing, aches and pains, gastrointestinal issues, 

headaches, and fever.
151
 D ata from  the Third N ational H ealth and N utrition Exam ination 

Survey estim ated that housing environm ents exacerbate the effects of asthm a in 40 

percent of children.
152
 W hile m old is often a cause of asthm a, it is also a food source for 

dust m ites, w hich are a know n allergen.
153
 In addition to causing respiratory health issues, 

exposure to lead can have irreversible health im pacts. Because lead is m ore prevalent in 

older and substandard housing, lead poisoning m ust also be view ed as a m anifestation of 

the affordable housing crisis.
154
 A ccording to the Centers for D isease C ontrol and 

Prevention, children w ho live in households at or below  the federal poverty level and those 

living in housing built before 1978 are at the greatest risk of exposure.
155
 Children of color 

are also at a higher risk of lead exposure attributable in significant part to the longstanding 

effects racist housing policies including redlining, w hich have exacerbated other historical 

inequities in accessing safe and healthy housing.
156
 Even at low  levels of exposure, lead 

causes brain and nervous system  dam age including: im paired grow th, hyperactivity, 

reduced attention span, intellectual and developm ental disabilities, hearing loss, 

insom nia, and behavioral issues.
157
 Researchers from  H arvard recently studied the 

connection betw een eviction and lead poisoning by analyzing data from  the national 

Fragile Fam ilies &  Child W ellbeing Study. Children evicted in their first year of life w ere 

predicted to have approxim ately a 10 percent likelihood of being diagnosed w ith lead 

poisoning by age 3 com pared to approxim ately a 5 percent likelihood if they w ere not 

evicted.
158
 Future evictions w ere show n to exacerbate this disparity. Betw een ages 3 and 5, 

children evicted in both the first and third years of life w ere predicted to have an 11 percent 

likelihood of being new ly diagnosed w ith lead poisoning com pared to a 2 percent likelihood 

if they w ere never evicted.
159
 

88. A lthough already w ell-docum ented, the CO V ID -19 pandem ic has created further evidence 

of the connection betw een housing and health. H ousing instability underm ines crucial 

infection prevention strategies deployed throughout the pandem ic, exacerbating the 

health consequences of eviction.
160
 Research has show n that eviction and displacem ent are 
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associated w ith increased CO V ID -19 infection and m ortality rates.
161
 Eviction and 

displacem ent lead to overcrow ding, doubling up, and hom elessness, w hich all increase 

contact w ith other people and m ake social distancing challenging.
162
 W hile m ost people 

w ho experience eviction do not im m ediately enter shelter and instead double up w ith 

friends and fam ily, these living arrangem ents increase the likelihood of exposure to 

CO V ID -19 and are com pounded by m em bers of these households w ho are often w orking 

essential jobs w ith a higher risk of exposure.
163
 Research has dem onstrated that eviction 

and housing instability are associated w ith a variety of com orbidities – increased incidence 

of high blood pressure, heart disease, respiratory illnesses, sexually transm itted infections, 

and drug use.
164
 These com orbidities, in com bination w ith the inability to socially distance, 

puts people w ho have been evicted or w ho are experiencing housing instability at increased 

risk of contracting, spreading, and dying from  CO V ID -19.
165
 Figure 3 show s the link 

betw een eviction and housing instability and CO V ID -19 transm ission and m ortality. 

 

89. Eviction is Connected to M ental H ealth Im pacts. A n A ssociate Professor of Pediatrics at 

D rexel U niversity College of M edicine testified at a Philadelphia City Council hearing that, 

“science has show n that children w ho live in stressful environm ents, such as substandard 

housing, the threat of eviction, hom elessness and poverty, have changes in their 

neurological system  that affects their ability to learn, to focus, and to resolve conflicts.”
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Professor D aniel Taylor also stated that this “toxic stress” affects m any of the body’s 

critical organ system s resulting in an increased prevalence of behavioral issues, diabetes, 

w eight issues, and cardiovascular disease.
167
 Furtherm ore, m ajor life stressors have been 

found to increase rates of dom estic violence.
168
 A ccording to a nationw ide survey of 

dom estic violence shelters and program s, approxim ately 41 percent of respondents 

indicated evictions and hom e foreclosures as a driver of increased dem and for dom estic 

violence services.
169
 In Seattle, approxim ately 38 percent of survey respondents w ho had 

experienced eviction reported feeling stressed, 8 percent experienced increased or new  

depression, anxiety, or insom nia, and 5 percent developed a heart condition they believed 

to be connected to their housing instability.
170
 A m ong respondents w ho had school-age 

children, approxim ately 56 percent indicated that their children’s health suffered “very 

m uch” as a result of eviction, and approxim ately 33 percent indicated that their children’s 

health suffered “som ew hat” for a total of 89 percent of respondents’ children experiencing 

a negative health im pact because of eviction.
171
 A  recent study in Cleveland by Case 

W estern U niversity found that approxim ately 21 percent of interview ed tenants facing 

eviction self-reported that they w ere experiencing poor health.
172
 Forty-five percent of 

interview ed tenants reported that they had been m entally or em otionally im pacted by the 

eviction process and that their children w ere also m entally or em otionally im pacted.
173
 

90. A  survey of approxim ately 2,700 low -incom e m others from  20 cities across the country w ho 

experienced an eviction consistently reported w orse health for them selves and their 

children, including increased depression and parental stress.
174
 These effects w ere 

persistent. Tw o years after experiencing eviction, m others still had higher rates of m aterial 

hardship and depression than m others w ho had not experienced eviction.
175
 In a study of 

the effects of forced dislocation in Boston’s W est End, approxim ately 46 percent of w om en 

and 38 percent of m en expressed feelings of grief or other depressive reactions w hen asked 

 

167
 Ibid. 

168
 M akepeace, J. “Life Events Stress and Courtship V iolence.” Fam ily Relations. January 1983. 

169
 “H om eless Service U tilization Report.” Center on Fam ily at the U niversity of H aw aii and the H om eless 

Program s O ffice of the H aw aii State D epartm ent of H um an Services. 2010. Referencing “D om estic V iolence 

Counts 2009: A  24-H our Census of D om estic V iolence Shelters and Services.” N ational N etw ork to End D om estic 

V iolence. 2009. 

170
 “Losing H om e: The H um an C ost of Eviction in Seattle.” The Seattle W om en’s C om m ission and the H ousing 

Justice Project of the K ing County Bar A ssociation. Septem ber 2018. 

171
 Ibid. 

172
 “The Cleveland Eviction Study: O bservations in Eviction Court and the Stories of People Facing Eviction.” 

Center on U rban Poverty and Com m unity D evelopm ent, Case W estern U niversity. O ctober 2019. 

173
 Ibid. 

174
 D esm ond, M atthew  and Tolbert K im bro, Rachel. “Eviction’s Fallout: H ousing, H ardship, and H ealth.” Social 

Forces. February 24, 2015. 

175
 Ibid. 



 

 

 

 

how  they felt about their displacem ent.
176
 A  study on the effects of eviction in M iddlesex 

County, C onnecticut included interview s w ith individuals w ho had experienced an 

eviction. In alm ost every case, interview ees expressed that their eviction negatively 

im pacted their physical and m ental health.
177
 A pproxim ately tw o-thirds of interview ees 

reported feeling m ore anxious, depressed, or hopeless during the eviction process.
178
 

Individuals w ho had previously struggled w ith m ental health issues reported that the stress 

from  the eviction exacerbated their conditions w ith three interview ees reporting 

hospitalization for m ental health issues follow ing their evictions.
179
 Inadequate sleep, 

m alnourishm ent, physical pain, and increased use of drugs and alcohol w ere also cited by 

the interview ees.
180
  

91. A s w ith m any of the negative im pacts of eviction, both physical and m ental health issues 

can be long-term , difficult to reverse, and extrem ely costly to treat. A  study of M edicaid 

recipients in N ew  Jersey found that health care spending for M edicaid recipients  w ho w ere 

experiencing hom elessness w ere betw een 10 and 27 percent higher than M edicaid 

recipients  w ho w ere stably housed, all else equal.
181
 The 10 to 27 percent increase in 

M edicaid spending for individuals experiencing hom elessness equates to an additional 

$1,362 to $5,727, of w hich at least 75 percent is attributed to inpatient hospital and 

em ergency departm ent services.
182
 A  study in M ichigan found that M edicaid spending for 

adults experiencing hom elessness w as 78 percent higher than the statew ide average and 

26 percent higher for children experiencing hom elessness than the statew ide average.
183
  

92. The connection betw een housing stability and a household’s m ental and physical health is 

evident. Safe, habitable hom es are im portant, especially in tim es of crisis w hen m ental and 

physical health issues m ay becom e exacerbated. D uring the CO V ID -19 pandem ic, 

num erous cities and states throughout the country instituted eviction m oratorium s, 

recognizing the crucial role housing plays in public health and safety.
184
 Researchers from  

the U niversity of California, Los A ngeles’ Zim an Center for Real Estate found that renters 

reported better m ental health as the eviction m oratorium s progressed, particularly the 
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m ental health of Black renters.
185
  Each additional w eek that eviction m oratorium s w ere in 

place, the share of Black renter households w ho reported “feeling anxious” decreased by 

approxim ately 2 percent.
186
 

93. Eviction Can be a Cause of Suicide. In 2015, the A m erican Journal of Public H ealth 

published the first com prehensive study of housing instability as a risk factor for suicide.
187
 

Researchers identified 929 eviction- or foreclosure-related suicides,
188
 w hich accounted for 

1 to 2 percent of all suicides and 10 percent to 16 percent of all financial-related suicides 

from  2005 to 2010.
189
 In 2005, prior to the 2009 housing crisis, there w ere 58 eviction-

related suicides.
190
 A t the peak of the housing crisis in 2009, there w ere 94 eviction-related 

suicides, an increase of 62 percent from  2005.
191
 These statistically significant increases 

w ere observed by researchers relative to the frequency of all other suicides during the sam e 

period and relative to suicides associated w ith general financial hardships, suggesting that 

the increase in eviction- or foreclosure-related suicides w as not only a part of a general 

increase in the num ber of suicides.
192
 A fter the housing crisis, eviction-related suicides 

began to return to pre-crisis levels. A pproxim ately 79 percent of suicides occurred before 

the actual loss of housing, and 39 percent of people taking their lives had experienced an 

eviction- or foreclosure-related crisis (e.g., eviction notice, court hearing, vacate date) 

w ithin tw o w eeks of the suicide.
193
 A  2012 analysis of online court record archives that 

linked court records to suicide deaths found that in an urban county, nearly a third of 

suicide victim s had recent court involvem ent – tw ice the proportion of the control group.
194
 

Foreclosure w as associated w ith a threefold increase in the risk of suicide.
195
 

94. Researchers in Seattle seeking to exam ine the m ost extrem e consequences of eviction 

conducted a detailed review  of 1,218 eviction cases in Seattle, finding four individuals w ith 

eviction cases w ho died by suicide.
196
 In a M iddlesex County, C onnecticut report, a tenant 
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experiencing eviction had shared w ith the interview er that she “ended up having a 

breakdow n, and I ended up in the hospital and I had a suicide attem pt.”
197
 

95. Eviction Can Cause Excess M ortality. A ccording to The N ational H ealth Care for the 

H om eless Council, people experiencing hom elessness have higher rates of illness and die, 

on average, 12 years sooner than the general population.
198
 A  7-year study of people 

experiencing hom elessness in N ew  Y ork City w ho w ere living in em ergency shelter found 

that their age-adjusted m ortality rate w as 4 tim es higher than the general population.
199
  

96. A  19-year study by researchers at W ayne State U niversity of M edicine com pared the health 

status of older adults in D etroit to older adults in M ichigan outside of D etroit. The analysis, 

titled D ying Before Their Tim e (D BTT), found that older adults living in D etroit die at tw ice 

the rate of those living in M ichigan outside of D etroit.
200
 The researchers identified social 

determ inants of health as a m ajor cause of excess death in D etroit.
201
 Social determ inants 

of health, one being housing, influence betw een 60 percent and 70 percent of individual 

and com m unity w ellbeing.
202
 The health conditions detailed in paragraphs 147-151, 

particularly chronic diseases (e.g., hypertension, heart disease, diabetes), are know n 

contributors to early death. Tw enty-one percent of D etroiters suffer from  asthm a, 13 

percent suffer from  diabetes, and 11 percent suffer from  cardiovascular disease – all 

preventable diseases.
203
 D etroit also has a m aternal m ortality rate 3 tim es higher than the 

national average.
204
 

97. Eviction Im pacts the Education of Children. W hen fam ilies are evicted, children experience 

a variety of disruptions that can negatively im pact their education and behavior. W hen 

children succeed in school, it is often indicative of their needs being m et in other areas of 

their lives.
205
 

98. The N ational A ssessm ent of Education Progress, know n as “the N ation’s Report Card,” 

suggests that children w ho frequently change schools (i.e., m ore than tw ice in the 
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preceding 18 m onths) are half as likely to be proficient in reading as their stable peers.
206
 

A  study of third grade students w ho frequently changed schools found that students 

w ithout stable housing w ere approxim ately tw ice as likely to perform  below  grade level in 

m ath com pared to stably housed students.
207
 N ot only do unstably housed students 

perform  w orse in reading and m ath than their stable peers, they are also nearly three tim es 

m ore likely to repeat a grade, and the likelihood that they w ill graduate is reduced by m ore 

than 50 percent.
208
 In Seattle, approxim ately 88 percent of survey respondents w ith school-

aged children reported their children’s school perform ance suffered “very m uch” because 

of the eviction the fam ily experienced, and approxim ately 86 percent of respondents 

reported their children had to m ove schools after the eviction.
209
 

99. In A tlanta, an ongoing program  em beds housing attorneys and com m unity advocates in 

high schools in neighborhoods w here m any residents are experiencing housing 

instability.
210
 A s a result of this program , the enrollm ent turnover rate decreased by 25 to 

51 percent in certain schools, and attorneys stopped 20 evictions and assisted w ith 81 other 

housing-related cases.
211
 

100. D uring the 2018-2019 school year, approxim ately 62 percent of students in D etroit Public 

Schools Com m unity D istrict (D PSCD ) w ere chronically absent, m issing 10 percent or m ore 

of school days.
212
 Throughout M ichigan, approxim ately 20 percent of students w ere 

chronically absent.
213
 Researchers at W ayne State College of Education found that D etroit 

has the highest chronic absenteeism  rate in the country, and researchers at the U niversity 

of M ichigan Youth Policy Lab identified low  fam ily incom e and unstable housing as 

 

206
 Isaacs, Julia and Lovell, Phillip. “The Im pact of the M ortgage Crisis on Children and Their Education.” First 

Focus. M ay 1, 2008., citing Rum berger, Russell. “The C auses and Consequences of Student M obility.” Journal of 

N egro Education. 2003. 

207
 Isaacs, Julia and Lovell, Phillip. “The Im pact of the M ortgage Crisis on Children and Their Education.” First 

Focus. M ay 1, 2008., citing “Elem entary School Children: M any Change Schools Frequently, H arm ing Their 

Education.” U nited States G eneral A ccounting O ffice Report. 1994. 

208
 Ibid. A nd Isaacs, Julia and Lovell, Phillip. “The Im pact of the M ortgage Crisis on Children and Their 

Education.” First Focus. M ay 1, 2008., citing Rum berger, 1993. 

209
 Losing H om e: The H um an Cost of Eviction in Seattle.” The Seattle W om en’s Com m ission and the H ousing 

Justice Project of the K ing County Bar A ssociation. Septem ber 2018. 

210
 Starnes, A shleigh and K ing, K atie. “Standing w ith O ur N eighbors Featured on CBS This M orning.” A tlanta 

V olunteer Law yers Foundation. M arch 23, 2018. 

211
 Ibid. 

212
 Singer, Jerem y and W inchell Lenhoff, Sarah. “A ttendance Throughout the Seasons in the D etroit Public 

Schools Com m unity D istrict.” W ayne State College of Education, D etroit Education Research Partnership. 2020. 

213
 Ibid. 



 

 

 

 

contributing factors.
214,215 

Students experiencing hom elessness are also chronically absent. 

D uring the 2016-2017 school year, approxim ately 40 percent of students w ere chronically 

absent and w ere chronically absent m ore than tw o-and-a-half tim es m ore frequently than 

students w ho w ere housed and m ore than four tim es as often as higher incom e students.
216
  

101. Children w ho frequently m ove are also m ore likely to experience behavioral issues. 

Researchers analyzed survey data from  the M others and N ew borns Study, a longitudinal 

birth cohort m aintained by the Colum bia Center for Children’s Environm ental H ealth, to 

ascertain certain characteristics of children born to approxim ately 500 m others.
217
 

Researchers found that children w ho experienced housing instability w ere approxim ately 

tw ice as likely to have thought-related behavioral issues and w ere approxim ately one-and-

a-half tim es m ore likely to have attention-related behavioral health issues than children 

w ho w ere stably housed.
218
 

102. Eviction Causes Fam ily Instability Causing R esponses from  Child W elfare and Foster Care 

System s. Poverty, housing instability, and child w elfare/foster care system  involvem ent are 

connected. Low -incom e children of parents w ho are experiencing hom elessness are four 

tim es m ore likely to becom e involved w ith the child w elfare system  than low -incom e, 

stably housed children.
219
 H om elessness not only increases the likelihood that a child w ill 

be placed in foster care, but also creates barriers to fam ily reunification once a child is 

placed in foster care or w ith other fam ily m em bers.
220
 A ccording to U .S. D epartm ent of 

H ealth and H um an Services, approxim ately 10 percent of children are rem oved from  their 

hom es because of housing issues.
221
 W ith an average annual cost for out-of-hom e care of 

$18,000 per child, the federal governm ent is expected to spend $972 m illion on foster 

care.
222
 In contrast, providing housing and in-hom e services through the Fam ily First 

Prevention Services A ct to keep fam ilies together w ould cost an estim ated $276 m illion, an 

annual cost savings of $696 m illion.
223
 California spends approxim ately $167 m illion 
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annually in federal funds on foster care and services for children separated because of 

housing instability, but the state could save approxim ately $72 m illion if it could use those 

funds to ensure housing w as readily available w hen parents are eligible for reunification.
224
 

This fam ily separation is a lesser-know n consequence of the affordable housing crisis 

throughout the country and in D etroit. Furtherm ore, w ith a significant lack of safe 

affordable housing, children aging out of foster care often experience hom elessness upon 

leaving foster care. A  survey of form er W ayne County foster care youth found that 47 

percent of respondents experienced one or m ore episodes of hom elessness before age 20, 

and 23 percent experienced hom elessness im m ediately upon leaving foster care.
225
 

103. In a survey of 77 fam ilies living in W orcester, M assachusetts shelters, approxim ately 19 

percent of their children w ere placed in foster care com pared to 8 percent of low -incom e, 

housed children in W orcester.
226
 Findings from  a sim ilar survey of fam ilies experiencing 

hom elessness in N ew  York City indicated that 35 percent of fam ilies had an open child 

w elfare case and 20 percent had one or m ore children in foster care.
227
 A  study of 

approxim ately 23,000 m others living in Philadelphia found that approxim ately 37 percent 

of m others experiencing hom elessness becam e involved w ith child w elfare services w ithin 

the first five years of a child’s birth com pared to approxim ately 9 percent of m others living 

in low -incom e neighborhoods and 4 percent of other m others.
228
 The risk of child w elfare 

services involvem ent at birth is nearly seven tim es higher for m others w ho have ever 

experienced hom elessness than for m others w ho have neither experienced hom elessness 

nor are in the low est 20 percent bracket of incom e.
229
 Children born into fam ilies that have 

experienced hom elessness w ere placed into foster care in approxim ately 62 percent of 

cases com pared to approxim ately 40 percent of cases involving low -incom e fam ilies.
230
  

104. D uring fiscal year 2019, approxim ately 19 percent of children in foster care in M ichigan 

entered foster care due to inadequate housing.
231
 

105. Researchers at Case W estern Reserve U niversity in Cleveland, O hio exam ined the effects 

of entry into foster care on children’s w ell-being and future opportunity. The researchers 
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found that of the students in foster care system s, m ore than 57 percent w ere chronically 

absent at school (i.e., having m issed m ore than 10 percent of the days enrolled).
232
 

A dditionally, nearly 80 percent of students involved in both foster care and the juvenile 

system  w ere cited as being chronically absent.
233
 N ine percent of students that had been in 

foster care had used hom elessness services, and 14 percent of students that w ere involved 

in foster care and the juvenile system  had used hom elessness services.
234
 Lastly, the 

researchers found that, of students involved w ith the foster care and juvenile system s w ho 

began ninth grade, only 23 percent w ere still enrolled during tw elfth grade com pared to 58 

percent of non-system  involved students.
235
 These factors indicate that students rem oved 

from  their fam ilies are m ore often absent in school, drop out of school prior to com pletion, 

or use hom elessness services. 

106. A  first of its kind study in Sw eden recently exam ined to w hat extent children from  evicted 

households w ere separated from  their fam ilies and placed in foster care. The study found 

that approxim ately 4 percent of evicted children w ere rem oved from  their fam ilies 

com pared to 0.3 percent of non-evicted children.
236
 A n A m erican study, using a nationally 

representative longitudinal data set, explored the prevalence of housing inadequate 

housing am ong fam ilies under investigation by child w elfare services agencies.
237
 Findings 

indicated that inadequate housing contributed to 16 percent of child rem ovals am ong 

fam ilies under investigation by child protective services.
238
  

107. The A dm inistration for Children and Fam ilies, a division of the U .S. D epartm ent of H ealth 

and H um an Services, issued in January 2021 an Inform ation M em orandum  (IM ) 

highlighting the im portance of civil legal services in advancing child and fam ily w ell-being, 

addressing social determ inants of health, and enhancing com m unity resiliency.
239
 The IM  

cites housing, access to adequate housing, habitability, and eviction as civil legal issues 

that, if left unresolved, can becom e a m ajor im pedim ent to keeping fam ilies together.
240
 

108. Eviction Causes Com m unity Instability. Researchers have investigated how  high eviction 

rates unravel the social fabric of com m unities. W hen evictions take place on a large scale, 
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the effects are felt beyond the fam ily being evicted; a social problem  that destabilizes 

com m unities occurs.
241
 M ore than m iddle- and upper-incom e households, low -incom e 

households rely heavily on their neighbors. For exam ple, individuals in low -incom e 

com m unities depend on each other for childcare, elder care, transportation, and security 

because they cannot afford to pay for these services independently. These inform al support 

netw orks develop over tim e, particularly in com m unities w ith no or m inim al social safety 

nets.
242
 H ow ever, these inform al support netw orks are fragile, and w hen people are 

displaced from  their com m unities, the netw orks are m ore likely to becom e strained.
243
  

109. The lack of form al social safety net supports is then further exacerbated because the 

inform al support netw orks that w ere once there are gone because people providing those 

supports have been displaced.
244
 Thus, people living in these com m unities can becom e 

m ore susceptible to crises.
245
 M atthew  D esm ond has indicated through his w ork that 

eviction can account for high residential instability rates in neighborhoods w ith high levels 

of poverty, holding all other factors equal.
246
 

110. Eviction Right to C ounsel Can Im prove the C ourt System . U nrepresented tenants increase 

the adm inistrative burden on courts that w ould not exist if the tenant w ere represented. 

U nrepresented tenants likely to be uninform ed about the applicable law  and court 

procedures, w hich poses significant dem ands on court staff and court resources.
247
 For 

exam ple, w hen asked w hat types of resources they used, unrepresented tenants responded 

w ith “consultation of court staff” as one of their top three resources.
248
 The researcher w ho 

adm inistered the survey stated that incom plete or illegible court filings from  

unrepresented tenants m ake it difficult for judges to determ ine w hat relief is being sought 

or if the claim  has a legally cognizable basis.
249
 A dditionally, the pervasive challenge of 

tenants failing to appear for scheduled hearings causes uncertainty for the court staff about 

the num ber of cases to schedule on any given docket, leading to unnecessary delays for 

other cases in the court’s caseload.
250
 U nm eritorious cases filed by landlords or landlord 
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counsel, w ho expect the tenant to be unrepresented, also adm inistratively burden the court 

system . O ver a three-m onth period in Tulsa, O klahom a, m ore than 500 com panies w ith 

invalid lim ited liability com pany status filed evictions, despite lacking capacity to bring 

suit in O klahom a, thus filling docket space w ith baseless cases and using court resources 

to process them .
251
 

Benefits of Providing Representation Through a Right to Counsel 

111. M ore Favorable O utcom es for Tenants. The U nited States Suprem e C ourt decision in 

G ideon v. W ainw right established that the Fourteenth A m endm ent to the C onstitution 

creates a right for indigent crim inal defendants to be represented by counsel. A lthough 

this decision explicitly applies in crim inal cases, the consequences of an eviction to the 

tenant can be sim ilarly severe, debilitating, and harm ful. Studies from  around the country 

have assessed the significant im pact of tenant representation in eviction cases. 

 M ichigan – In response to the pandem ic, M ichigan launched a statew ide Eviction 

D iversion Program  (ED P) from  July-D ecem ber 2020. The ED P dram atically 

increased the num ber of tenants receiving legal assistance and representation.
252
 

W hen extensive legal services w ere provided to tenants, they avoided eviction 97 

percent of the tim e.
253
 

 Los A ngeles, California – The Sargent Shriver Civil Counsel A ct established pilot 

projects to provide representation to low -incom e litigants in certain civil case 

types, including evictions.
254
 For tenants w ho received full representation, “95 

percent faced an opposing party w ith legal representation and 1 percent did not 

(this inform ation w as m issing or unclear for 4 percent of clients).”
255
 Law yers 

representing tenants achieved favorable outcom es for their clients in 89 percent 

of cases, including 22 percent rem aining in their hom es; 71 percent having their 

m ove-out date adjusted; 79 percent having back rent reduced or w aived; 45 

percent retaining their housing subsidy; 86 percent having their case sealed from  

public view ; and 54 percent having their credit protected.
256
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 N ew  York City – Researchers conducted a random ized trial in N ew  York City 

H ousing Court w here tenants w ere random ly selected to receive attorney advice 

or representation or be told that no attorney w as available to assist them  at that 

tim e.
257
 Both groups of tenants w ere follow ed through to the conclusion of their 

cases. Tenants w ho w ere represented by attorneys w ere m ore than four tim es 

m ore likely to retain possession of their apartm ents than sim ilar tenants w ho w ere 

not represented.
258
 A  2011 study of an eviction defense program  in the South 

Bronx found that attorneys prevented an eviction judgm ent for approxim ately 86 

percent of their clients.
259
 The program  also addressed other long-term  client 

challenges and w as able to prevent shelter entry for approxim ately 94 percent of 

clients.
260
 In A ugust 2017, N ew  York City M ayor Bill de Blasio signed into law  

landm ark legislation that guarantees low -incom e tenants access to counsel in 

eviction proceedings. A  2021 report on the first year of im plem entation in N ew  

York City stated that 84 percent of tenants represented through N ew  York City’s 

Right to C ounsel Law  rem ained in their hom es.
261
  From  2018 to 2019 residential 

evictions decreased 15 percent in N ew  Y ork City, and since the C ity’s increased 

investm ent in eviction defense in 2013, residential evictions have decreased 40 

percent.
262
 

 San Francisco, California – Represented tenants w ere able to rem ain in their 

hom es in 67 percent of cases.
263
  

 Philadelphia, Pennsylvania – Stout found that 78 percent of unrepresented 

tenants experience case outcom es that have a high likelihood of disruptive 

displacem ent.
264
 W hen tenants are represented, they avoid disruptive 

displacem ent 95 percent of the tim e.
265
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 H ennepin County, M innesota – Represented tenants w in or settle their cases 96 

percent of the tim e, and settlem ents m ade by represented tenants are 

significantly better than settlem ents m ade by unrepresented tenants.
266
 

Represented tenants are nearly tw ice as likely to rem ain in their hom es.
267
 If 

represented tenants agree to m ove, they are given tw ice as m uch tim e to do so, 

and nearly 80 percent of represented tenants do not have an eviction record as a 

result of the case com pared to only 6 percent of unrepresented tenants.
268
 

 Boston, M assachusetts – Represented tenants fared tw ice as w ell in term s of 

rem aining in their hom es and alm ost five tim es as w ell in term s of rent w aived 

and m onetary aw ards com pared to unrepresented tenants.
269
 Represented tenants 

also created a lesser strain on the court system  than those w ho w ere 

unrepresented.
270
 D ata from  the H om eStart Program  in the G reater Boston A rea 

indicates that 95 percent of clients assisted by the program  w ith their eviction 

case had not been evicted in the follow ing four years.
271
 

 Seattle, W ashington – Represented tenants w ere approxim ately tw ice as likely to 

rem ain in their hom es as unrepresented tenants.
272
 

 Chicago, Illinois – Represented tenants had their cases resolved in their favor 

approxim ately 58 percent of the tim e com pared to 33 percent of the tim e for 

unrepresented tenants.
273
 Represented tenants w ere also m ore than tw ice as likely 

to have their cases dism issed, and w hen tenants w ere represented, the rate of 

landlord sum m ary possession aw ards decreased from  approxim ately 84 percent to 

approxim ately 39 percent.
274
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 D enver, C olorado – A pproxim ately 79 percent of unrepresented tenants are 

displaced due to an eviction.
275
 In sharp contrast, represented tenants experience 

displacem ent in only 10 to 20 percent of cases, depending on w hether the housing 

is public or private.
276
 

 Jackson County (K ansas City), M issouri – A pproxim ately 72 percent of 

unrepresented tenants had eviction judgm ents or m onetary dam ages entered 

against them  com pared to 56 percent of represented tenants.
277
  

 Colum bus, O hio – The Legal services Society of Colum bus provided 

representation to tenants through its Tenant A dvocacy Project (TA P).
278
 O ne 

percent of TA P-represented tenants received a judgm ent against them  com pared 

to approxim ately 54 percent of non-TA P cases.
279
 A pproxim ately 40 percent of 

TA P-represented tenants negotiated an agreed upon judgm ent com pared to 

approxim ately 15 percent of non-TA P cases.
280
 TA P-represented tenants w ho 

negotiated agreem ents to rem ain in their hom es m ore than tw ice as often as non-

TA P cases, and TA P-represented tenants successfully negotiated an agreem ent to 

m ove and avoided an eviction judgm ent m ore than seven tim es as often as non-

TA P cases.
281
 A n organization in Franklin County (C olum bus, O hio) providing 

eviction m ediation services reported that during 2019, approxim ately 84 percent 

of tenants at risk of being evicted w ere able to avoid disruptive displacem ent as a 

result of their services.
282
 Furtherm ore, the organization follow ed up w ith clients 

served one year later and found that 94 percent of them  had m aintained stable 

housing, and 87 percent had no subsequent eviction filed against them .
283
 

 Tulsa, O klahom a – A  2021 study by the U niversity of Tulsa found that 79 percent 

of unrepresented tenants had judgm ents against them  com pared to 43 percent of 

represented tenants.
284
 Representation also im pacted w hether landlords received 
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m oney judgm ents and the am ount of the m oney judgm ents. U nrepresented 

tenants w ere nearly tw ice as likely to receive a m oney judgm ent than represented 

tenants, and m oney judgm ents against represented tenants w ere on average $800 

low er than those against represented tenants.
285
 

 W ashington, D C – A  recent analysis dem onstrated the H ousing Right to Counsel 

Project clients w ho w ere represented w ere 5 tim es less likely to receive an order 

allow ing M arshals to schedule an eviction and 3.5 tim es m ore likely to enter 

settlem ent agreem ents.
286
 

 Cleveland, O hio – Stout’s independent evaluation of Cleveland’s Eviction Right 

to Counsel found that for cases closed betw een January 1, 2021 and D ecem ber 31, 

2021, Cleveland Legal services attorneys w ere able to achieve the follow ing 

outcom es for clients w ith these respective goals
287
: 

o  Prevented eviction judgm ent or involuntary m ove – 93%  

o  Secured rental assistance – 83%  

o  Secured tim e to m ove (30 days or m ore) – 92%  

o  M itigated dam ages – 94%  

o  Secured m onetary relief – 97%  

 N ebraska – A  recent report indicated that the N ebraska Bar A ssociation’s tenant 

representation pro bono project in tw o counties reduced the im m ediate eviction 

rate from  90%  to 2% .
288
 

112. D isparities in outcom es, w hile perhaps the m ost concrete difference betw een represented 

and unrepresented tenants, are not the only challenge tenants face in court. A  San 

Francisco H ousing Court study observed how  landlords’ attorneys can gain the upper hand 

even w hen the law  does not support their case.
289
 Repeat players gain advantages from  their 

developed expertise and know ledge including specialized know ledge of substantive areas 

of the law , experience w ith court procedures, and fam iliarity w ith opposing counsel and 

decision-m akers.
290
 H ow ever, w hen tenants are represented, these pow er dynam ics are 

m ore balanced. There are also w ays that representation can create positive outcom es 

beyond “w inning” a contested case. A n attorney can help lim it the collateral dam age of 
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being evicted.
291
 The tenant, w ith attorney assistance, could attem pt to settle the case w ith 

the landlord w ithout proceeding to trial and negotiating extra tim e before m oving.
292
 The 

appearance of an attorney for either party has been show n to increase settlem ent rates 

from  7 percent if neither party w as represented to 26 percent if the defendant w as 

represented and 38 percent if the plaintiff w as represented.
293
 A dditionally, an attorney 

m ight also help the tenant reach a settlem ent that involves vacating the apartm ent w ithout 

an adverse judgm ent that w ould affect the tenant’s ability to re-rent.
294
 

113. Few er Tenants Lose by D efault. W hen tenants do not file an answ er or attend court for 

their scheduled hearing, a default judgm ent is often entered in favor of the landlord if the 

landlord or landlord counsel is present.
295
 That is, tenants autom atically lose if they do not 

attend their hearing and the landlord or the landlord’s attorney/agent does attend the 

hearing. In m any jurisdictions, even w here it is possible, it is difficult at best to reopen 

cases that tenants have lost by default, and the specialized know ledge of an attorney is 

usually required. There are num erous reasons a tenant m ay lose by default, such as: (1) 

confusion and intim idation about the legal process; (2) the tenant has already vacated the 

apartm ent; (3) the tenant acknow ledges that rent is ow ed and does not believe going to 

court w ill change the situation; (4) the tenant does not realize there m ay be valid defenses 

to raise; and (5) the tenant cannot m iss w ork to attend court w ithout jeopardizing 

em ploym ent. A dditionally, if tenants default because they do not know  their rights, they 

could lose the opportunity to reopen their cases even if they have m eritorious defenses.  

114. In its analysis of evictions in Philadelphia, Stout found that tenants w ho w ere represented 
w ere 90 percent less likely to lose by default than unrepresented tenants.

296
 U nrepresented 

tenants lost by default in approxim ately 58 percent of cases in Philadelphia.
297
 Sim ilar 

default rates have been observed throughout the country. In Jackson County (K ansas City), 

M issouri approxim ately 70 percent of tenants lost by default.
298
 In H aw aii, half of all 

eviction cases result in a default judgm ent in favor of the landlord.
299
 In Seattle, tenants 
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lose by default in approxim ately 48 percent of cases.
300
 In a study of evictions in 

G reensboro, N orth Carolina, m ore than 75 percent of tenants did not attend their hearing, 

losing by default.
301
 A s observed in Philadelphia, having representation significantly 

reduces the likelihood that a tenant loses by default. Even if the tenant is unable to attend 

the hearing, counsel can attend on the tenant’s behalf, often m itigating the consequences 

of losing the case by default. Evidence from  N ew  York City indicates that w hen tenants are 

represented, the num ber of default judgm ents decreases.
302
 Since the introduction of the 

right to counsel program , default judgm ents have decreased approxim ately 34 percent in 

N ew  York City from  35,130 in 2016 to 23,146 in 2019.
303
 

115. Connection to O ther Services and Im proved H ousing Transitions. Representation in an 

eviction case can be im portant not only for navigating the legal system , but also for 

providing tenants access to em otional, psychological, and econom ic assistance from  other 

service providers.
304
 Civil legal services attorneys and pro bono attorneys are often aw are 

of additional resources w ithin a com m unity and can help tenants navigate these system s, 

w hich can be challenging for som eone w ho is inexperienced w ith them . These tenant 

attorneys can connect tenants to em ergency rent assistance program s and refer them  to 

m ental health providers or other social services they m ay need.
305
 Representation can also 

achieve an outcom e that m axim izes the tenant’s chances of either staying in his or her 

hom e or finding another suitable place to live w ithout disrupting, or w orking tow ard 

m inim ized disruption of, their w ell-being or fam ily stability.
306
 A ccording to a Chicago-

K ent College of Law  study, represented tenants experienced a clear advantage as their 

cases progressed through the court system  even if the landlord prevailed.
307
 Even w here the 

ultim ate disposition w as the sam e – eviction – legal representation allow ed tenants m ore 

tim e to secure alternative housing and avoid losing their personal belongings.
308
 

A dditionally, if tenants do require additional tim e to find alternative, suitable living 

arrangem ents, law yers can often negotiate that additional tim e for the tenant to do so. In 
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its analysis of evictions in Philadelphia, Stout found that, on average, represented tenants 

had approxim ately 50 days to vacate their apartm ents w hen they agreed to do so com pared 

to 35 days for unrepresented tenants.
309
 A  study of evictions filed in San M ateo County, 

California found that represented tenants w ere granted approxim ately tw ice as long to find 

alternative housing than unrepresented tenants.
310
 A pproxim ately 71 percent of a sam ple 

of tenants represented through California’s Sargent Shriver Civil Counsel A ct w ho w ere 

surveyed one year after their cases closed reported living in a new  rental unit com pared to 

approxim ately 43 percent of tenants w ho w ere not represented through the Sargent Shriver 

Civil Counsel A ct.
311
 This suggests represented tenants had higher rates of reasonable 

settlem ent agreem ents that supported housing stability.
312
 

116. Connections to other housing services are particularly relevant now  as rental assistance is 
available for qualifying tenants. The application process to apply for and receive rental 

assistance can be com plex and burdensom e. Being connected to and having assistance 

throughout the rental assistance application process can benefit both tenants and 

landlords, as tenants are able to rem ain in their hom es and landlords are able to receive 

rental assistance dollars. 

117. Court Efficiency G ains. Results from  the San Francisco Right to Civil Counsel Pilot Program  

indicated that w hen tenants are represented cases m ove through the legal processes m ore 

efficiently than w hen tenants are unrepresented. The average num ber of days from  filing 

the com plaint to a judgm ent entered by the clerk decreased from  37 to 31.
313
 The average 

num ber of days from  filing the com plaint to a negotiated settlem ent decreased from  72 to 

62.
314
 The average num ber of days from  the filing of the com plaint to the entry of a court 

judgm ent decreased from  128 to 105, and the average num ber of days from  filing the 

com plaint to dism issal of the action decreased from  90 to 58.
315
 Cases closing tim es are 

independent of the tim e a tenant has to m ove. W hen tenants are represented, the courts 

can close cases faster and tenants can secure m ore tim e to m ove. 

118. Trusting the Justice System  and Exercising of Rights. Evaluations of providing counsel are 

often focused on the outcom e for the litigant. H ow ever, tenants are also m ore apt to accept 
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adverse court decisions if they perceive that the law  and court procedures w ere follow ed.
316
 

W hether court personnel treated the litigant fairly, w hether the litigant w as able to state 

his or her side of the story, and w hether the decisions w ere based on facts are additional 

factors that increase w hether tenants trust that the justice system  can provide justice for 

them .
317
 The im portance of providing legal representation is not lim ited to advocating in 

the best interest of the litigant, but also encom passes providing them  w ith the assurance 

that som eone is on their side and providing greater confidence in the justice system .
318
 A  

right to counsel also ensures a tenant is exercising their rights to the fullest extent. This 

w ill be increasingly im portant as the national eviction m oratorium  and other pandem ic-

related tenant protections expire. For exam ple, landlords and consum er financial reporting 

agencies have an obligation, according to the Consum er Financial Protection Bureau, to 

accurately report rental and eviction inform ation.
319
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1. N ew  York. July 2017: N ew  York City becam e the first U .S. city to pass legislation 

guaranteeing a right to counsel for tenants in eviction proceedings.
320
 The legislation w as 

spurred by strong grassroots m ovem ents by tenant organizers and advocates. Stout’s cost-

benefit analysis, com pleted prior to passage of the legislation, concluded that the 

legislation could save N ew  York City $320 m illion annually.
321
 A pril 2019: City council 

m em bers introduced bills to expand the incom e eligibility for the right to counsel and fund 

tenant organizing.
322
 N ovem ber 2019: The N ew  York City O ffice of Civil Justice, the office 

responsible for overseeing the im plem entation of right to counsel, reported that since the 

right w as enacted, 84 percent of represented tenants have rem ained in their hom es.
323
 

A dditionally, evictions have declined by m ore than 30 percent in the zip codes w ith a right 

to counsel since im plem entation of the right to counsel.
324
 February 2020: Tw o com m ittees 

of the N ew  York City Council heard eight hours of testim ony from  tenants, organizers, 

com m unity organizations, legal services providers, governm ent agencies, and housing 

court judges regarding the im pact that right to counsel has had in N ew  York City. 

Testim ony also included support for the tw o pending bills – one for increasing the incom e 

eligibility and one for funding tenant organizing.
325
 A pril 2021: City Council passed a bill 

that accelerates im plem entation of right to counsel and requires the O ffice of Civil Justice 

to “w ork w ith com m unity organizations to engage and educate tenants of their rights in 

housing court, including but not lim ited to hosting know  your rights trainings and other 

w orkshops for tenants, distributing w ritten inform ation to tenants, assisting tenants to 

form  and m aintain tenant associations, referring tenants to designated com m unity groups, 

and any other activity to engage, educate or inform  tenants about their rights in housing 

court.”
326
 Septem ber 2021: Statew ide eviction right to counsel legislation w as introduced 

in the A lbany County Legislature.
327
 

2. California. June 2018: San Francisco becam e the second city to guarantee a right to counsel 

for tenants in evictions cases through a ballot referendum . San Francisco M ayor London 

Breed subsequently earm arked $1.9 m illion for fiscal year 2018-2019 and $3.9 m illion for 
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fiscal year 2019-2020 to im plem ent the new  law .
328
 July 2018: A dvocates in Concord 

released a report discussing housing affordability challenges, hazardous conditions, and 

tenants’ persistent fear of eviction. The report recom m ended a cityw ide right to counsel 

law .
329
 A nother tenant advocacy group in the area released a report calling for a statew ide 

right to counsel bill, noting the increasing num ber of tenants facing eviction and the rapid 

pace of eviction proceedings.
330
 June 2019: Pro bono law  firm , Public Counsel, and the 

U niversity of California Los A ngeles release a report advocating for reform s to landlord-

tenant law , including establishing a right to counsel as a tenant protection.
331
 Septem ber 

2019: Los A ngeles County Board of Supervisors passed m otions to advance several tenant 

protection m easures, including an eviction defense program  for low -incom e households 

facing eviction.
332
 Initial proposed funding included $2 m illion for startup costs and $12.5 

m illion for im plem entation annually.
333
 D ecem ber 2019: Santa M onica took steps tow ard 

becom ing the sixth city to establish a right to counsel for tenants facing eviction.
334
 Los 

A ngeles City Council voted to add $9 m illion to its eviction defense fund, increasing the 

fund to $23.5 m illion for eviction defense.
335
 February 2020: D ata w as released show ing 

that eviction filings in San Francisco declined by 10 percent, and that 67 percent of those 

receiving full-scope representation have been able to stay in their hom es.
336
 A pril 2021: 

A ssem bly Bill 1487 passed California’s A ssem bly Judiciary Com m ittee. The bill w ould 

establish a statew ide eviction defense program  for low -incom e renters.
337
 The author of the 

bill, A ssem blym an Jesse G abriel, estim ated that the bill w ould have a return on investm ent 

of $4 for every dollar invested (400 percent), w hich includes costs savings related to 

shelters and health care.
338
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3. N ew  Jersey. In D ecem ber 2018, N ew ark City Council passed a bill guaranteeing a right to 

counsel in eviction cases.
339
 In its first four m onths of existence, the new ly-created O ffice 

of Tenant Legal Services “took on 140 cases, yielding results that have helped m ore than 

350 residents avoid hom elessness.”
340
 

4. O hio. In Septem ber 2019, Cleveland’s city council passed legislation to provide a right to 

counsel for tenants w ho have incom es at or below  100 percent of the federal poverty 

guidelines and w ho have at least one child.
341
 D uring the first six m onths follow ing 

enactm ent: approxim ately 93 percent of represented tenants seeking to avoid an eviction 

or involuntary m ove w ere able to do so; approxim ately 83 percent of represented tenants 

seeking m ore tim e to m ove (30 days or m ore) w ere able to achieve this outcom e; and 

approxim ately 89 percent of represented tenants seeking to m itigate their dam ages w ere 

able to do so.
342
 In Septem ber 2021, Toledo City Council enacted an eviction right to 

counsel ordinance for tenants facing eviction w ith incom es at or below  200 percent of the 

federal poverty guidelines.
343
 

5. Pennsylvania. June 2017: Philadelphia City Council allocated $500,000 to expand legal 

representation for tenants facing eviction.
344
 N ovem ber 2018: Stout released a cost-benefit 

analysis of right to counsel legislation in Philadelphia, finding that such a law  w ould save 

the City of Philadelphia $45.2 m illion annually.
345
 M ay 2019: Philadelphia City Council 

m em bers introduced a bill to establish an ordinance for a right to counsel in eviction 

proceedings.
346
 N ovem ber 2019: Philadelphia City Council passed right to counsel 
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Philadelphia launched its eviction right to counsel program  in tw o zip codes in 

Philadelphia w ith plans to expand to four m ore zip codes by July 2022.
349
 

6. Colorado. N ovem ber 2020: V oters in Boulder approved a ballot initiative establishing a 

right to counsel for tenants facing eviction regardless of incom e.
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 A pril 2021: A  group of 

tenant advocates filed a ballot initiative to fund a right to counsel for D enver renters facing 

eviction, and tw o city councilm em bers plan to introduce a sim ilar proposal via the local 

legislative process.
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7. W ashington. January 2021: SB 5160 w as introduced and w ould guarantee counsel for 

indigent tenants facing eviction statew ide, if passed. The bill has a flexible definition of 

“indigent,” and the O ffice of Civil Legal services w ould receive the funds necessary to 

provide counsel.
352
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facing eviction.
353
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354
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im plem entation plan.
355
 W ashington’s right to counsel m ust be fully im plem ented no later 

than A pril 22, 2022. 

8. M aryland. D ecem ber 2020: The City of Baltim ore enacts an eviction right to counsel for 

low -incom e tenants. January 2021: A  group of M aryland legislators introduced a legislative 

package that includes a right to counsel for tenants facing eviction and underscores the 

need for tenant outreach and tenants’ rights education.
356
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report of recom m endations and findings related to M aryland’s statew ide eviction right to 

counsel legislation.
358
 

9. Connecticut. In M ay 2021, C onnecticut becam e the third state to enact a right to counsel 

for low -incom e tenants facing eviction. The legislation provides representation to tenants 

w ho have household incom es at or below  80 percent of the state m edian incom e adjusted 

for fam ily size or w ho receive public assistance.
359
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first phase of its statew ide eviction right to counsel program  in 14 zip codes that represent 

25 percent of eviction filings across the state.
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10. M ilw aukee. In June 2021, the M ilw aukee C ounty Board of Supervisors passed a resolution 

establishing a right to counsel for tenants facing eviction regardless of incom e.
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11. K ansas City. In D ecem ber 2021, city council for K ansas City, M issouri passed an ordinance 

establishing a right to counsel for tenants facing eviction regardless of incom e.
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12. D elaw are. In M ay 2021, SB 101 w as introduced in D elaw are. The bill w ould provide a 

statew ide right to counsel for tenants facing eviction w ith household incom es of 200 

percent or less of the federal poverty level.
363
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be subm itted to the state legislature to assist w ith tenant displacem ent.
364
 O ne of the bills 

w ould require a court-appointed attorney to represent low -incom e tenants in eviction 

proceedings.
365
 January 2019: Throughout 2019, various bills w ere introduced to the 

M assachusetts State Legislature proposing a statew ide right to counsel in eviction 

proceedings, creating a public task force, and prom oting hom elessness prevention.
366
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