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Over the past seven years, New York City’s 
eviction filings have declined dramatically 
due to changes in the legal framework 
governing landlord-tenant relationships. In 
2017, tenant groups pressured the city to 
become the first in the nation to provide 
income-qualifying tenants with free legal 
counsel during eviction proceedings. Two 
years later, a hard-won expansion of rent 
stabilization made evictions less profitable 
for landlords. Combined with additional 
funding for anti-landlord harassment 
programs and the enactment of Good 
Cause eviction protections in 2024, the 
city’s tenants have a broader set of tools 
to challenge forced displacement from 
their homes. However, the current mayoral 
administration has undermined these 
successes through understaffing and cost-
cutting measures that have reduced the 
effectiveness of tenant protection programs. 

Advocates continue to challenge these 
austerity actions while also fighting to 

Introduction

expand tenant protections, including 
a statewide Right to Counsel law. 
Meanwhile, local media and tenant groups 
in cities like Buffalo and Syracuse have 
sounded alarms about rising eviction 
rates, but sparse data has made 
comparisons across geographies difficult. 

In this report, we use data from the 
Community Service Society of New York’s 
inaugural statewide Annual Survey of 
Housing and Economic Security (2024)
to analyze eviction trends in five key 
cities and five subregions. In addition, 
we interweave findings from this survey 
with data from our retired Unheard Third 
poll, as well as eviction metrics collected 
by the New York State Unified Court 
System to measure the impact of tenant 
protection policies and pinpoint eviction 
vulnerabilities in New York City. We hope 
that this report will help inform ongoing 
organizing and legislative efforts to end 
unjust evictions in New York State. 

https://www.thecity.nyc/2021/05/20/right-to-counsel-expands-citywide-why-thats-a-big-deal-tenants-nyc/
https://www.nysenate.gov/legislation/bills/2019/S6458
https://www.nyc.gov/assets/hra/downloads/pdf/services/civiljustice/OCJ_Annual_Report_2019.pdf
https://www.nyc.gov/assets/hra/downloads/pdf/services/civiljustice/OCJ_Annual_Report_2019.pdf
https://www.thecity.nyc/2024/04/22/tenant-eviction-good-cause-rent-limits/
https://www.righttocounselnyc.org/statewidertc
https://buffalonews.com/news/local/the-reality-for-a-lot-of-us-wny-evictions-surge-amid-rising-rents-housing-shortage/article_076b4bb4-1777-11ee-bb17-2f5884a03b17.html
https://cnycentral.com/news/local/syracuse-city-auditor-pushes-for-tenant-protections-and-the-need-for-good-cause-evictions-law-rent-renters
https://www.cssny.org/advocacy-and-research/entry/the-unheard-third
https://www.cssny.org/advocacy-and-research/entry/the-unheard-third
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Key Takeaways

New York City

•	 Our analysis of eviction filing 
data published by the New York 
State Unified Court System 
shows that filings declined by 49 
percent between 2017 and 2024 
to 114,000. This is an indicator of 
changing landlord behavior, likely 
resulting in a reduction of informal 
displacement in New York City.

•	 Between 2017 and 2024, court-
ordered evictions declined by 26 
percent, falling to 15,400. Right 
to Counsel, local anti-harassment 
laws, and the 2019 rent laws 
are working in tandem to lower 
eviction rates in New York City. 
At the same time, underfunding 
hampers the implementation of the 
city’s Right to Counsel law from 
reducing evictions further.

•	 Eviction attempts were most 
likely to be experienced by 
rental assistance recipients 
and single parents. A quarter of 
voucher holders and 23 percent 
of single parents reported being 
threatened with eviction, about 
double that of New York City 
residents overall (12 percent). 

•	 In New York City, moderate-income 
people account for a growing share 
of tenants experiencing eviction 
attempts, up from 27 percent 
before the pandemic (2014-2019) 
to 39 percent after (2021-2024).1 

New York State

•	 Over a third (37 percent) of 
tenants surveyed in Buffalo, and 
about one-fifth in Syracuse, 
Albany, and Yonkers have eviction 
histories, negatively impacting 
their lives long-term.

•	 Tenants living outside of New 
York City are more likely to face 
evictions than those within the 
city. For example, nearly 23 
percent of tenants surveyed in 
Syracuse reported an eviction 
attempt within the past year—10 
percentage points higher than in 
New York City and statewide. 

•	 Highlighting the need for 
suburban tenant protections and 
subsidies, survey respondents 
from Long Island reported the 
largest share of owed back rent 
and eviction attempts in the past 
year (22 percent) of any  
New York subregion. 

•	 Statewide, 31 percent of Latino 
respondents had either been 
evicted or moved out of a fear 
of being evicted in the past, 
compared to 12 percent of non-
Latino New Yorkers. 

•	 Fourteen percent of Black 
households in our survey 
experienced an eviction attempt 
within the past year, compared to 
9 percent of white households.

https://ww2.nycourts.gov/lt-evictions-33576
https://ww2.nycourts.gov/lt-evictions-33576
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The impact of evictions on the State’s largest cities

Our survey showed that 21 percent of 
tenants across New York State owed back 
rent, 17 percent had an eviction history, and 
13 percent experienced an eviction attempt 
within the past year. Evictions happen for a 
wide range of reasons: Landlords use their 
right to evict not only to reclaim leased 
property when a tenant is past due on their 
rent or is in violation of the lease, but also  
to generate profit, discipline tenants, and 
lash out against local governments (see 
Appendix I for a breakdown of how eviction 
rates are shaped by local real estate  
market dynamics).

An eviction history—aggregated and 
packaged by third-party data brokers and 
used by property managers to evaluate 
potential tenants2—can indefinitely limit 
a tenant’s ability to secure housing. It 
often forces renters into informal housing 
agreements, without the protections of 
formal tenancy. Without a lease, tenants are 
not covered by rent stabilization or Good 
Cause protections, are unable to apply for 
rental assistance3, and are generally too 
precarious to report harassment and unsafe 
living conditions. The aftereffects of an 
eviction can haunt tenants’ health, housing 
choices, and finances for decades. 

In our statewide survey, we asked 
respondents three questions to  
understand the immediate and enduring 
nature of evictions: 

•	 Has their landlord tried to force them 
out within the past year?

•	 Do they owe back rent?

•	 Have they had ever been evicted or 
moved out of fear of being evicted? 

The latter question is particularly important, 
as the majority of evictions are informal 
forced moves that go unrecorded (also called 
self-evictions).4

As Chart 1 shows that Buffalo had a 
strikingly high share (37 percent) of tenants 
with eviction histories and the largest 
percentage of tenants with rent arrears 
(23 percent). The city’s per capita eviction 
filing rates far outpace those of New York 
City. Buffalo’s Black neighborhoods bear 
a disproportionate share of this burden, 
reflecting a national trend where evictions 
are both a cause and a result of poverty 
among Black tenants. 

Eviction histories were also prevalent in 
Syracuse, Albany, and Yonkers, where 
roughly one-fifth of surveyed tenants were 
forced to move by their landlord in the past. 
While we do not have data on the balance 
between court-ordered vs. self-evictions in 
each city, a significant share of tenants are 
likely locked out of the formal rental market.

Syracuse had both the highest percentage of 
respondents reporting an eviction attempt 
within the past year (23 percent) and the 
lowest percentage reporting rent arrears 
(6 percent). This seemingly contradictory 
data may suggest that Syracuse landlords 
are using evictions as a method for 
disciplining tenants.5 One-third of all New 
York State respondents who reported an 
eviction attempt were not behind on rent, 
highlighting the prevalence of eviction 
threats as a method of behavior control, 
rather than a means to reclaim property. 

In Albany, as highlighted in Chart 1, 21 
percent of tenants reported an eviction 

https://economics.nd.edu/assets/303258/jmp_rcollinson_1_.pdf
https://www.investigativepost.org/2022/11/09/buffalos-sky-high-evictions/
https://www.investigativepost.org/2022/11/09/buffalos-sky-high-evictions/
https://evictionlab.org/demographics-of-eviction/
https://www.tandfonline.com/doi/abs/10.1080/02673037.2019.1639635
https://academic.oup.com/sf/article/100/1/316/5903878?login=false
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history, while only 5 percent experienced 
an eviction attempt in the past year, 
potentially pointing to a positive shift in 
landlord behavior. The city has seen a 
resurgence of tenant organizing in recent 
years and was the first city in New York 
State to opt into Good Cause eviction 
protections in June 2024.6

Our regional maps on the next page show 
that, Western New York and Finger Lakes 
had the largest percentage of tenants 
reporting eviction histories (17 percent), 
with the percentage driven by the 
prevalence of evictions in Buffalo.

Long Island had the lowest percentage 
of tenants reporting eviction histories 

(7 percent), but it had both the highest 
percentage of recent eviction attempts (22 
percent) and tenants in arrears (28 percent). 
This data dovetails with reports of skyrocketing 
rents and increasing homelessness on Long 
Island, reflecting a broader growth in suburban 
poverty nationwide.7

Although only a small fraction of renters in 
Nassau and Suffolk counties are covered by 
rent stabilization, the counties have long been 
characterized by racialized hostility toward 
tenants, tenant protections, and affordable 
housing subsides since the development 
of their first suburban subdivisions. The 
combination of this legal legacy and rising 
rents has left Long Island’s tenants  
particularly vulnerable. 

Data source: CSS analysis of 2024 Annual Survey of Housing and Economic Security data.
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14%
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20%
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11%
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Chart 1: The impact of evictions on the State’s largest cities

https://www.cbsnews.com/newyork/news/deeds-to-land-in-levittown-nations-first-suburb-rooted-in-systemic-racism/
https://projects.newsday.com/long-island/real-estate-agents-investigation/
https://aas.princeton.edu/news/interview-keeanga-yamahtta-taylor-why-racism-has-been-profitable
https://www.newsday.com/long-island/politics/racial-covenant-newsday-suffolk-richberg-i25743
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The impact of evictions 
on the State’s regions 
(excluding NYC)

Data source: CSS analysis of 2024 
Annual Survey of Housing and 
Economic Security data.
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New York State evictions by income levels 

Across New York State, a similar share 
of urban and suburban respondents 
reported a recent eviction attempt—14 
and 15 percent, respectively. Evictions 
were less common in rural areas, where 
only 5 percent of respondents reported 
experiencing an attempt. However, 
this relatively low figure likely masks 
uneven burdens across income and race. 
Nationally, rural eviction filing rates are 
four times higher for Black households 
than for white households (5.5 versus  
1.4 percent). 

Further, 15,000 of the state’s most 
vulnerable rural tenants live in buildings 
developed under United States 
Department of Agriculture’s Section  
515 program.8 

The vast majority of the State’s  
Section 515 buildings will be eligible to 
leave their affordability program in the 
coming years, creating the potential for  
a rural mass eviction crisis.

As illustrated in Chart 2, our survey  
found that households earning 200 
to 400 percent of the federal poverty 
level (FPL) were slightly more likely to 
experience an eviction attempt than 
the average tenant in New York State.9 
This may be due to moderate-income 
households facing increasing pressure 
from rising rents, while simultaneously 
being excluded from social safety  
net programs and means-tested legal  
protections like Right to Counsel, which 
is capped at 200 percent FPL.

Townhouses in Albany, New York

https://evictionlab.org/more-than-200000-rural-families-face-an-eviction-every-year/
https://rpa.org/work/reports/rural-new-yorkers-at-risk
https://rpa.org/work/reports/rural-new-yorkers-at-risk
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Chart 2: Households earning 200-400% of the FPL more likely to report eviction attempts

Vulnerability to eviction in New York State 
varies by both race and Latino origin. 
Fourteen percent of Black households 
in our survey experienced an eviction 
attempt within the past year, compared 
to 9 percent of white households. Sixteen 
percent of Black households and 12 percent 
of white households have been evicted 
in the past. Nationally, one in five Black 
tenants are threatened with eviction 
annually, while one in ten is evicted, with 
significant variation by state.10 New York 
State’s Black-white eviction disparity is 
less pronounced than other states, likely 
because of the state’s stronger fair housing 
and eviction protection laws. However, the 
racialization of eviction’s persists, especially 
when a tenant’s race intersects with other 
marginalized identities.11

Respondents who identified as Latino 
in our statewide survey were more than 
twice as likely to have experienced 
an eviction attempt in the past year 
(22 percent), compared to non-Latino 
respondents (10 percent). Latino 
respondents also reported strikingly high 
eviction histories: 31 percent had either 
been evicted or moved out of a fear of 
being evicted in the past, compared to 
12 percent of non-Latino respondents. On 
the national level, researchers have not 
found significant differences in eviction 
rates between Latino and non-Latino 
tenants. However, authors of the most 
comprehensive eviction study to date have 
noted the limitations of available eviction 
data, which likely leads to undercounting 
of Latino tenants.12
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Strengthened rent stabilization and Right to Counsel successfully 
reduced eviction rates in New York City

Eviction rates in New York City began 
declining in earnest a decade ago, driven 
by tenant organizing that spotlighted the 
unjust and racialized nature of evictions. In 
2014, the de Blasio administration began 
increasing public spending on tenant legal 
assistance and anti-displacement programs, 
while also tightening the statutory definition 
of tenant harassment and experimenting 
with stronger anti-landlord harassment 
programs.13 By late 2017, when tenant 
groups won the landmark Right to Counsel 
(RTC) law, court-ordered evictions had 
declined by 28 percent, to 20,800 (See 
Chart 4).14

However, the administration insisted on 
a means test for the law, limiting legal 
representation to tenants under 200 
percent of the FPL. Despite this limitation, 

the law was a significant victory, paving the 
way for 17 cities and 5 states to implement 
similar laws. Right to Counsel proved highly 
effective: as the law was rolled out, evictions 
declined more than five times faster in zip 
codes covered by the law compared to those 
without it. 

In June 2019, after a long campaign to 
close loopholes in New York State’s rent 
stabilization law, Albany passed the Housing 
Stability and Tenant Protection Act (HSTPA). 
The Act curbed rent increases at vacancy 
and ended the practice of deregulating 
rent stabilized units, reducing (but not fully 
eliminating) the incentive for landlords to evict 
long-term tenants. It also expanded eviction 
protections, giving all tenants more time to 
respond to nonpayment petitions, address 
lease breaches, and pay rent arrears. 

247,000 234,000 230,000

180,000

45,000

139,000

118,000

2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024

Chart 3: Eviction filings decreased by half since 2013

Data source: 2013-2018 from New York City Department of Social Services’ Office of Civil Justice (OCJ) reports; 2019-2024 CSS analysis 
of eviction filings available via New York State Unified Court System’s data dashboard.

https://d3n8a8pro7vhmx.cloudfront.net/righttocounselnyc/pages/10/attachments/original/1517948094/history_of_RTC.pdf?1517948094
https://www.nyc.gov/assets/hra/downloads/pdf/services/civiljustice/OCJ-Annual-Report-2018.pdf
https://www.nyc.gov/site/hpd/services-and-information/certification-of-no-harassment-conh.page
https://civilrighttocounsel.org/uploaded_files/283/RTC_Enacted_Legislation_in_Eviction_Proceedings_FINAL.pdf
https://www.cssny.org/publications/entry/nyc-right-to-counsel-first-year-results-and-potential-for-expansion
https://www.cssny.org/publications/entry/nyc-right-to-counsel-first-year-results-and-potential-for-expansion
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Data source: 2013-2016 from New York City Department of Social Services’ Office of Civil Justice (OCJ) reports; 2017-2024, CSS analysis 
of evictions available via New York City’s Open Data portal.
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The pandemic hit less than a year later. 
The eviction moratorium stopped nearly 
all legal evictions in 2020 and 2021, but 
it did not prevent landlords from filing 
for 123,000 potential future evictions. 
By 2024, these filings had either been 
processed through the court system or 
dismissed. 

As illustrated in Chart 2, between 2017 and 
2024, court-ordered evictions declined 
by an additional 26 percent to 15,400, 
the result of Right to Counsel, local anti-
harassment laws and the HSTPA working 
in tandem. Rent stabilized, low-income 
tenants who qualify for an attorney can 
often rely on HSTPA-based defenses in 
housing court. Market tenants with low 
incomes benefit from extended eviction 
proceedings, which allow them to gather 
evidence, develop a defense, and pay back 
rent arrears. In FY2023, among tenants 

who qualified for an attorney because of 
Right to Counsel, 84 percent were able to 
remain in their homes. 

More dramatically, eviction filings declined 
by 49 percent between 2017 and 2024 (See 
Chart 3), dropping to 118,000—a sign of 
changing landlord behavior. Strengthened 
legal frameworks discourage serial eviction 
filings, which punitively create chaos in 
tenants’ lives. The reduction in filings has a 
stabilizing effect on low-income households’ 
housing tenure and likely reduces the 
number of self-evictions in New York City.

At the same time, more than a third of 
qualifying tenants are facing housing court 
without legal counsel, because of systemic 
underfunding of the program. A fully funded 
Right to Counsel would likely produce an 
even larger reduction of eviction filings and 
executed evictions.

Chart 4: Court-ordered evictions up in 2024, still below pre-RTC & HSTPA numbers

https://www.nyc.gov/site/hra/help/legal-assistance.page
https://data.cityofnewyork.us/City-Government/Evictions/6z8x-wfk4/data
https://citylimits.org/2023/03/27/courts-dismissed-121k-dead-eviction-cases-in-nyc-what-does-it-mean/
https://www.nyc.gov/assets/hra/downloads/pdf/services/civiljustice/OCJ_UA_Annual_Report_2023.pdf
https://www.righttocounselnyc.org/nyccrisismonitor
https://www.righttocounselnyc.org/nyccrisismonitor
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Family composition and rental assistance are the biggest predictors 
for eviction attempts in NYC

Twelve percent of our survey respondents 
living in New York City reported experiencing 
an eviction attempt in the past year. 

Single parents and voucher holders were 
the most likely to report an eviction 
attempt.15 As Chart 5 shows, a quarter of 
voucher holders and 23 percent of single 
parents reported being threatened with 
evictions, about double that of New York 
City residents overall.16

Our single parent findings are consistent 
with a 2023 national survey of eviction 
data, which found that children were the 
most vulnerable to eviction in the U.S.17 In 
a 2024 brief co-authored with UnlockNYC, 
a tech nonprofit that works with voucher 
holders seeking to move into permanent 
housing, we found that single mothers with 
vouchers were also the most likely to face 
source of income discrimination and to 
experience homelessness.18

Elevated eviction threats for voucher 
holders across all rental assistance 
programs are more surprising. This finding 
could stem from several factors, including 
administrative program failures (e.g., an 
agency not paying a landlord the subsidized 
portion of the rent on time) or the precarity 
of extremely low-income peoples’ jobs (e.g., 
gig work), which do not guarantee a steady 
paycheck month-to-month.

23%

25%

Single
Parents

Voucher
Holders

12%
All Households

Chart 5: NYC single parents & voucher holders 
twice as likely to report an eviction attempt

Data source: CSS analysis of 2024 Annual Survey of Housing and 
Economic Security data.

https://www.cbsnews.com/newyork/news/new-york-city-rental-assistance-programs-cityfheps-department-of-social-services/
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Moderate-income households in NYC face increasing 
eviction attempts

Among New York City residents experiencing 
an eviction attempt in the past year, more 
than half (58 percent) had no prior eviction 
history, indicating that eviction vulnerability 
is expanding among all New Yorkers. 

Since the beginning of the Covid pandemic, 
we have noted increasing eviction attempts 
on moderate-income respondents (or those 
earning 200-500 percent of the federal 
poverty level). As chart 6 shows, between 
2014 and 2020, moderate-income tenants 

made up, on average, only 27 percent of 
households reporting a recent eviction 
attempt.19 After 2020, their share went up 
to 39 percent on average —a 12 percentage 
point increase from before the pandemic.20

This shift is likely a result of multiple 
factors, including rising rents, growing 
housing insecurity among moderate-income 
households, and their exclusion from means-
tested social safety net programs and legal 
protections like Right to Counsel. 
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200-500% FPL
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Chart 6: The share of moderate-income households experiencing eviction attempts 
is increasing

Data source: CSS analysis of 2024 Annual Survey of Housing and Economic Security data.

https://www.cssny.org/publications/entry/right-to-counsel-works-why-wont-the-city-and-state-use-it-to-stop-more-evic
https://www.cssny.org/news/entry/new-yorkers-unaffordability-crisis-new-data-shows-hardships-rising-moderate-income
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Recommendations 

Right to Counsel, stronger rent stabilization 
laws and, more recently, Good Cause 
eviction protection have equipped New 
York City’s tenants with more tools to 
fight against unjust evictions and created 
a regulatory environment that has helped 
reduce serial eviction filings. At the same 
time, a significant number of tenants remain 
excluded from Right to Counsel, and eviction 
rates in the rest of the state have begun to 
outpace those in New York City.

To continue reducing evictions, we 
recommend:

•	 Expanding a fully funded Right to 
Counsel statewide, to ensure that all 
tenants can benefit from the law’s 
proven success. 

•	 Ending means testing for Right to 
Counsel, to extend eviction defense to 
a growing number of moderate-income 
tenants in need. 

•	 Passing the Housing Access Voucher 
Program, a bill that would create a 
state rental assistance program that is 
modeled on Section 8. A state voucher 
program would provide low-income 
tenants with supplemental income to 
avoid eviction.

•	 Ensuring effective administration of 
existing voucher programs—including 
Section 8, FHEPS, and CityFHEPS—to 
reduce eviction threats targeting 
voucher holders.

•	 Enacting programs that benefit single 
parents to minimize their risk for 
eviction, including (i) reforming the 
New York State Child Tax Credit to 
make it fully refundable and increasing 
the amount of credit21, (ii) increasing 
the benefit amounts for public 

assistance recipients, which have 
not been updated in decades and 
are woefully inadequate to help 
low-income families in an expensive 
state like New York State22, and (iii) 
eliminating the minimum earnings 
requirement for accessing child care 
assistance23, in addition to the other 
recommendations listed above that 
strengthen tenant protections and 
provide housing related assistance.

•	 Sealing eviction records upon filing to 
help tenants overcome past eviction 
histories, modeled on the successful 
implementation of similar laws in 
California and Colorado.

In New York City, laws and programs 
driving the decline of evictions have 
been undercut by the austerity 
of the Adams administration. For 
example, the Department of Social 
Services unnecessarily pitted Right to 
Counsel against its Anti-Harassment 
Tenant Protection (AHTP) program, by 
shifting funding from the latter to 
the former. AHTP is a complementary 
program to Right to Counsel, helping 
tenants to proactively sue their landlords 
for bad conditions or harassment. 

At the end of 2024, the City Council 
successfully lobbied for an additional 
$5 billion in funding for housing and 
anti-displacement programs, which will 
include increased funding for Right to 
Counsel (as well as AHTP and tenant 
organizing more broadly). While it is 
not clear exactly how much money will 
be allocated to Right to Counsel, the 
program needs an additional $350 million 
to fully cover qualifying tenants, for a 
deeper reduction in evictions.

https://www.cssny.org/publications/entry/homelessness-evictions-rising-new-york-housing-access-voucher-program-solution-havp
https://www.cssny.org/publications/entry/homelessness-evictions-rising-new-york-housing-access-voucher-program-solution-havp
https://www.cssny.org/news/entry/csss-statement-on-governor-hochuls-state-of-the-state
https://www.cssny.org/news/entry/csss-statement-on-governor-hochuls-state-of-the-state
https://www.nysenate.gov/legislation/bills/2025/A106
https://www.nysenate.gov/legislation/bills/2025/A106
https://empirestatechildcare.org/wp-content/uploads/2024/12/ESCCC-Statement-on-Veto-of-Minimum-Earnings-Child-Care-Bill-1.pdf
https://empirestatechildcare.org/wp-content/uploads/2024/12/ESCCC-Statement-on-Veto-of-Minimum-Earnings-Child-Care-Bill-1.pdf
https://nlihc.org/sites/default/files/2023-04/eviction-record-sealing-and-expungement-toolkit.pdf
https://citylimits.org/2024/08/09/city-cuts-funding-for-tenant-lawyers-who-combat-landlord-harassment-building-violations/
https://council.nyc.gov/press/2024/11/01/2732/
https://council.nyc.gov/press/2024/11/01/2732/
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Appendix I: How landlords use evictions

Local real estate markets, government regulations, and tenant 
organizing all influence how landlords use their right to evict. To better 
understand this dynamic, we have developed a framework to classify 
how landlords are able to use eviction based on their local rental market 
and regulatory environment. 

The table below outlines how landlords can use evictions in environments 
where laws and regulations are consistently enforced and where local 
submarkets are not highly stratified. 

High-cost rental market Low-cost rental market

•	 Displacing long-term, lower income, 
and/or Black and Latino tenants in 
favor of new, higher income, and/or 
white tenants.

•	 Punishing tenants for organizing, 
requesting repairs, or contacting 
local government/legal service 
provider for help.

•	 Reclaiming possession of a rental 
property because of non-payment 
or a lease violation.

•	 Employing serial eviction filings as a 
rent collection strategy, outsourcing 
enforcement to local civil courts.

•	 Boosting a property’s net operating 
income by charging tenants late 
fees, court fees, and other eviction 
associated costs.

•	 Threating mass eviction in expiring 
subsidized housing to receive more 
subsidies from the state or local 
government. 

•	 In portfolios with a large number of 
voucher holders, employing eviction 
filings as a tool to change a housing 
agency’s rental assistance policies. 

•	 Punishing tenants for organizing, 
requesting repairs, or contacting 
local government/legal service 
provider for help.

•	 Reclaiming possession of a rental 
property because of non-payment 
or a lease violation.

https://www.cura.umn.edu/research/build-baby-build-housing-submarkets-and-effects-new-construction-existing-rents
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1.	 Moderate-income households are those 
earning between 200 percent – 400 
percent of the Federal Poverty Line.

2.	 Even though the practice is increasingly 
challenged, for-profit and non-profit 
landlords, as well as public housing 
authorities use eviction histories in their 
tenant selection processes.

3.	 An eviction history does not disqualify a 
tenant from receiving rental assistance, 
including Section 8 vouchers. However, 
all rental assistance programs 
require documentation and extensive 
cooperation from landlords, which 
is harder to secure in the rental gray 
market.

4.	 A 2021 article in Evidence Matters, 
HUD Office of Policy Research & 
Development’s publication, notes 
that “Because many evictions occur 
outside of the court system, local 
and national surveys that capture 
information directly from renters 
about their experiences of illegal and 
informal forced moves will be needed to 
complement a tracking system oriented 
toward formal evictions.”

5.	 For more on eviction as discipline see 
Leung, Hepburn, and Desmond 2020 
and Immergluck 2019. For a theoretical 
background on serial eviction filings as 
rent collection strategy see Watson, 
Garboden et al. 2023; Garboden and 
Rosen 2019;

6.	 Albany opted into Good Cause in July 
2024, while our survey was fielded in 
August 2024. It is unlikely that Good 
Cause explains the low instances of 
eviction attempts in 2024, because it 

has simply not been on the books for 
long enough.

7.	 “Rising rents on Long Island leave many 
with no affordable options,” Newsday, 
July 30, 2023; “Rate of homelessness, 
emergency shelter use trending up on 
Long Island,” Newsday, September 23, 
2024.

8.	 The Section 515 Rural Housing Program 
provided below-market USDA mortgages 
for the development of affordable rental 
housing for low-income families, seniors, 
and people with disabilities.

9.	 200 to 400 percent of the federal 
poverty level (FPL) corresponds to 
$48,460 to $96,920 for a family of 
three in 2024.

10.	 Graetz, Gershenson et al., ‘A 
Comprehensive Demographic Profile of 
the United States Evicted Population,” 
Proceedings of the National Academy of 
Sciences, 2023.

11.	 See, for example, “Denial Tactics: 
Tracking New Forms of Source of Income 
Discrimination in New York City,” our 
report with UnlockNYC about the 
experience of voucher holders in NYC’s 
housing market.

12.	 “According to Eviction Lab researchers, 
many Hispanics, especially those with 
family members who lack legal status, 
don’t go through formal judicial or legal 
processes when they get an eviction 
notice, so they end up being evicted 
informally without any legal or judicial 
record.” See NBC News’ coverage of “A 
Comprehensive Demographic Profile of 
the United States Evicted Population.”

Endnotes

https://nam11.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.huduser.gov%2Fportal%2Fsites%2Fdefault%2Ffiles%2Fpdf%2FEviction-Database-Feasibility-Report-to-Congress-2021.pdf&data=05%7C02%7Colynch%40CSSNY.ORG%7C190cad74f5854267ae9f08dd5b5a5e68%7C9c675efd39e944caae663b914ae8259d%7C0%7C0%7C638767165903635065%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=jhokMvv1HKZQzWr4xoWDsUy2blCAPLrEX340EuwNbN8%3D&reserved=0
https://academic.oup.com/sf/article/100/1/316/5903878
https://www.tandfonline.com/doi/abs/10.1080/02673037.2019.1639635
https://journals.sagepub.com/doi/full/10.1177/23780231231196274#bibr15-23780231231196274
https://onlinelibrary.wiley.com/doi/abs/10.1111/cico.12387
https://onlinelibrary.wiley.com/doi/abs/10.1111/cico.12387
https://www.newsday.com/long-island/high-rent-apartment-rental-affordable-unit-r9cz9s6x
https://www.newsday.com/long-island/high-rent-apartment-rental-affordable-unit-r9cz9s6x
https://www.newsday.com/long-island/politics/homelessness-long-island-mtslvex9
https://www.newsday.com/long-island/politics/homelessness-long-island-mtslvex9
https://www.newsday.com/long-island/politics/homelessness-long-island-mtslvex9
https://www.researchgate.net/publication/374393022_A_comprehensive_demographic_profile_of_the_US_evicted_population
https://www.researchgate.net/publication/374393022_A_comprehensive_demographic_profile_of_the_US_evicted_population
https://www.cssny.org/publications/entry/denial-tactics-tracking-new-forms-of-source-of-income-discrimination-in-new
https://www.cssny.org/publications/entry/denial-tactics-tracking-new-forms-of-source-of-income-discrimination-in-new
https://www.cssny.org/publications/entry/denial-tactics-tracking-new-forms-of-source-of-income-discrimination-in-new
https://www.nbcnews.com/news/latino/rental-evictions-impact-kids-black-women-latinos-study-finds-rcna121067
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13.	 The number of people receiving city-
funded housing legal assistance more 
than doubled from 2014 to 2015, from 
12,700 to 31,600.

14.	 While the modern campaign for Right 
to Counsel began around 2012, tenant 
advocates have been aware of the 
imbalance of power in housing court 
since the 1980s.

15.	 Voucher holders can include those 
receiving rental assistance from the 
federal Section 8 program, the state 
FHEPS program, the city’s CityFHEPS 
program, and others. 

16.	 On the state level, our findings were 
very similar: A quarter of both voucher 
holders and single parents reported 
being threatened with evictions, nearly 
twice the rate of New Yorkers overall. 

17.	 “Overall, adult renters living with at least 
one child in their home were threatened 
with eviction at an annual rate of 10.4%, 
twice that of adults without children 
(5.0%).” See: Graetz, Gershenson, et. al., 
‘A Comprehensive Demographic Profile 
of the United States Evicted Population,” 
Proceedings of the National Academy of 
Sciences, 2023. 

18.	 Source of income discrimination is an 
illegal landlord practice of refusing to 
accept housing vouchers to pay rent.

19.	 Prior to 2021, we asked our respondents 
“if they have been threatened by 
foreclosure or with eviction?”, as part of 
a broader battery of economic hardship 
questions. In 2021, we modified our 
survey, and changed the question to 
the more targeted “To the best of your 

knowledge, did your landlord try to 
evict or force you out of your home 
over the past year?” Among tenants, 
the shift toward more evictions among 
moderate income tenants occurred in 
2020, a year before we changed the 
wording of our eviction question.

20.	 In 2024, we revamped out survey (see 
methodology statement). While the 
share of moderate-income tenants 
reporting evictions increased by 10 
points in NYC between 2023 and 
2024, that increase may be a result of 
technical changes to our survey. 

21.	 In her 2025 State of the State address, 
Governor Kathy Hochul included 
provisions to expand the Empire State 
Child Tax Credit amount and make it 
fully refundable. 

22.	 The Child Poverty Reduction 
Advisory Council’s report included 
recommendations to increase the cash 
assistance amounts by 100 percent of 
their current levels to make meaningful 
impact on child poverty levels. 

23.	 The State Legislature passed the bill 
that would eliminate this requirement 
in its 2023-2024 legislative session 
but Governor Hochul vetoed it. 

https://housingcourtanswers.org/the-history-of-the-right-to-counsel-movement/
https://www.researchgate.net/publication/374393022_A_comprehensive_demographic_profile_of_the_US_evicted_population
https://www.researchgate.net/publication/374393022_A_comprehensive_demographic_profile_of_the_US_evicted_population
https://www.governor.ny.gov/sites/default/files/2025-01/2025StateoftheStateBook.pdf
https://www.governor.ny.gov/sites/default/files/2025-01/2025StateoftheStateBook.pdf

https://otda.ny.gov/news/meetings/CPRAC/2024-12-18/attachments/2024-12-18-CPRAC-2024-Recommendations-and-Progress-Report.pdf
https://otda.ny.gov/news/meetings/CPRAC/2024-12-18/attachments/2024-12-18-CPRAC-2024-Recommendations-and-Progress-Report.pdf
https://empirestatechildcare.org/wp-content/uploads/2024/12/ESCCC-Statement-on-Veto-of-Minimum-Earnings-Child-Care-Bill-1.pdf
https://empirestatechildcare.org/wp-content/uploads/2024/12/ESCCC-Statement-on-Veto-of-Minimum-Earnings-Child-Care-Bill-1.pdf
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Methodology
For more than 20 years, the Community Service Society 
of New York (CSS) has gathered insights from New 
York City residents through our annual “Unheard Third” 
survey, which polled New Yorkers of all backgrounds but 
emphasized low-income earners. This year, we expanded 
our scope with our new Annual Survey of Housing and 
Economic Security, polling residents across all of New 
York State—urban, suburban, and rural communities 
alike. We asked questions about housing, employment, 
public benefits, financial access, health care, and more. 
The 2024 CSS Annual Survey of Housing and Economic 
Security sampled 4,789 New York State adult residents 
reached through a combination of online panels, cell 
phones, landlines, text messages, digital targeting, 
and in-person intercepts from August 16 through 
October 17, 2024. The survey was designed by CSS in 
collaboration with Seven Letter Insight and conducted 
in English, Spanish, Chinese, Haitian Creole, and Russian. 
We oversampled low-income residents; public housing 
residents; and residents of New York City, Long Island, 
Buffalo, Albany, Yonkers, and Syracuse. The margin of 
error for the entire survey is +/- 1.42 percent at the 95 
percent confidence interval. For those making under 
200 percentof the Federal Poverty Level statewide, 
the margin of error is +/- 2.53 percent at the 95 
percent confidence interval. The margin of error for 
respondents in New York City and for those outside of it 
is +/- 1.96 percent at the 95 percent confidence interval.
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