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Baltimore, MD Cleveland, OH Dallas, TX Washington DC



City Baltimore

Cleveland

Dallas

Washington, DC

Voucher Marketing Subsidized (gosection8.com, housingcleveland.com)

Unsubsidized (craigslist)

Neighborhood Poverty High poverty (>20 percent poverty)

Low poverty (>20 percent poverty)

Neighborhood Racial Plurality White

Black

Hispanic (Dallas only)

Heterogeneity Sampling

http://gosection8.com/
http://housingcleveland.com/




50058 Data

All HCV subsidized units in the Baltimore, Cleveland, Dallas, and Washington, 

DC metropolitan areas, 1994 - 2015.

Ethnographic Field Observations

Accompanying landlords going about their day-to-day, observation of  REIAs, 

housing court, sheriff ’s ride alongs, stakeholder meetings.

Interviews

Open-ended semi-structured interviews with 160 landlords and property 

managers in four cities



INVESTMENT

Garboden, P. M. (2021). Amateur real estate investing. Journal of  Urban Affairs, 1-20.

EVICTION

Garboden, P. M., & Rosen, E. (2019). Serial filing: How landlords use the threat of  eviction. City & Community, 18(2), 

638-661.

SCREENING & DISCRIMINATION

Rosen, E., Garboden, P. M., & Cossyleon, J. E. (2021). Racial discrimination in housing: how landlords use algorithms 

and home visits to screen tenants. American Sociological Review, 86(5), 787-822.

VOUCHERS

Rosen, E. (2022). The Voucher Promise: “Section 8” and the Fate of  an American Neighborhood. Princeton University Press.

Garboden, P. M., Rosen, E., DeLuca, S., & Edin, K. (2018). Taking stock: What drives landlord participation in the 

housing choice voucher program. Housing Policy Debate, 2 8(6), 979-1003.

MANAGEMENT

Rosen, E., & Garboden, P. M. (2022). Landlord paternalism: Housing the poor with a velvet glove. Social Problems, 69(2), 

470-491.



SERIAL EVICTION FILING



“If  [the tenants] talk to us, they work with us, a payment plan or something 

or other…we’ll work with it. If  they don’t, then a court date would be 

applied for and they’d have their day in court…

That’s the first warning shot across the bow…

Once it reaches that stage… if  they’ve got access to any funds or an agency 

or whatever, on the day of  the court they’ll come up with a wad of  money 

saying, “Please don’t put me through this.” …And [for those] who don’t 

respond positively, we have to go to the next step. Yeah?”

- Arthur, Cleveland

The State as Collection Agency: Why Landlords Give Notice for Eviction



“Every month like clockwork, filing a notice. And then the whole thing about 

sending notices, there’s a whole procedure. And then, about two days before 

the eviction and we get paid. And the only way we get paid is because of  the 

threat of  an eviction. It’s sad but … people do not know how to budget. 

They live the pay for last week and worry about next week whenever, and 

today is even more of  a problem.” 

- Liam, Baltimore

The State as Collection Agency: Why Landlords Give Notice for Eviction



The Slam-Dunk Case

“I go down to the Justice of  the Peace, let them find a judge and I argue my 

case and she argues her case. And you hope to get a good judge who 

understand this economics and she’s just not paying. No matter what goes on 

wrong in the place, she has to pay and then I can fix that. She’s going to hold 

me accountable, but she’s got to pay that no matter what. But if  you are two 

or three months behind and you ain’t paying nothing, that’s a slam-dunk 

case.”

- Thon, Cleveland

The Pretext

“I will find a legal reason to take care of  it.”

- Charlie, Baltimore

Power & Insecurity: Why Landlords Let Tenants Stay In Arrears



SERIAL EVICTION 

FILING PATTERNS IN 

WASHINGTON, DC

http://bit.ly/evictionDC2020



Data from DC Superior Court (2014-2018)



Legend

Ward Boundaries

Unique Households with Filings
per 100 Renter Households

Fewer than 100 Renter

Households

0 - 2.9

2.9 - 5.7

5.7 - 9.4

9.4 - 19.2

19.2 - 41.4

Legend

Ward Boundaries

Share of Population Black or

African American

Fewer than 100 Renter

Households

0 - 0.09

0.09 - 0.32

0.32 - 0.60

0.60 - 0.91

0.91 - 1.00

Neighborhood hotspots 

show disproportionately 

high filing rates in DC



Most eviction filings do not end with

an executed eviction



k-means clustering algorithm based on 1) number 

of  filings per chain, 2) filings per month, 3) share 

of  filings in consecutive months, and 4) whether 

terminates in eviction

arg min
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Eviction Chains: Same landlord, same tenant, a 

gap of  six months of  more breaks the chain.



▶ Single Filing (SF): One filing not preceded 

or followed by another filing

against the same household within six months

▶ Two Dispersed (TD): Exactly two filings 

against the same household in

non-consecutive months

▶ Two in a Row (TR): Exactly two filings 

against the same household in

consecutive months

▶Moderate-Length Chains (M): Between 3 

and 6 filings

▶ Long Chains (L): Between 7 and 16 filings

▶ Very Long Chains (VL): More than 17 

filings
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Key Conclusions

1. Eviction is a process, not just an outcome. It defines power 

dynamics between landlord and tenant with important implications 

for housing security.

2. Roughly half  of  evictions are part of  serial chains.

3. Evictions filing patterns depend on landlord strategy: large 

landlords are much more likely to file on the same tenant multiple 

times.



Our Homes, Our Votes: Midterm Elections
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Closing the Voter Turnout Gap



Vote411.org



Vote Early Day Voter Tool



Transportation to the Polls 

• Preload the code VOTE22 into the Lyft app before Election Day 
• 50% off rides to the polls (up to $10) on rideshare, bikeshare, and scooter rides



Navigating Voter ID Barriers

VoteRiders
Hotline: 
844-338-

8743



Election Protection Resources

• English: 866-OUR-VOTE (866-687-
8683)

• Arabic: 844-YALLA-US (844-925-
5287)

• Spanish: 888-VE-Y-VOTA (888-839-
8682)

• English, Mandarin, Cantonese, 
Korean, Vietnamese, Tagalog, Urdu, 
Hindi, and Bengali/Bangla: 888-API-
VOTE (888-274-8683)



Voting While Experiencing 
Homelessness

• Voters CAN register and vote 
without a permanent 
residential address! 

• Look into state rules

• USICH offers tips for individuals 
experiencing homelessness and 
service providers



Make Voting a Community 
Activity!

•Organize group walks or rides 
to the polls

•Host an Election Night watch 
party

•Post on social media using 
the hashtag 
#OurHomesOurVotes22



Housing on the Ballot

•Dozens of housing and 
homelessness-related ballot 
measures across the country

•No matter where you are, 
housing is always on the 
ballot!



Monday, November 14: 
Holding Candidates to their 
Campaign Promises
Elected officials are most attentive to the concerns of their 
constituents who vote. After the election is over, housing 
organizations should evaluate the success of their voter 
engagement efforts and demonstrate that low-income renters 
are a significant, active voting bloc in their communities—a 
constituency to whom elected officials must be responsive. 
Panelists will discuss opportunities to hold elected officials 
accountable to their campaign promises, establish 
relationships with new staff, and ensure that candidates who 
champion affordable housing on the campaign trail maintain 
that commitment when their terms begin. 

The panel will feature Neisha McGee, manager of advocacy, 
engagement & mobilization at Independent Sector, Molly 
Jacobson, senior policy analyst at the Virginia Housing 
Alliance, and Cristin Langworthy, community engagement & 
government relations coordinator at the Housing Network of 
Rhode Island.



Happy Voting!

Visit ourhomes-ourvotes.org for more 
resources



ERA Spending & Reallocation Data 
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Emergency Rental Assistance 
and ERASE 

New Treasury Quarterly Data
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Q1 2021-Q2 2022 Data

ERA1 & ERA2 Quarterly Demographic Data

• ERA1 demographic data from January ‘21 through June 
’22

• ERA2 demographic data from April ‘21 through June ‘22

• State, local, territorial grantees, Department of Hawaiian 
Homelands 

• Does not include data from tribal grantees

https://home.treasury.gov/system/files/136/Q1-2021-Q2-2022-ERA-Demographic-Data.xlsx


Demographic Data

Similar to what we saw in 2021
• ~40% of households served identified as Black/African American

• ~20% of households served identified as Hispanic/Latino

• ~2% of households served identified as Asian

• ~64% of households served had extremely low incomes

Learn more → Office of Evaluation Science research on ERA demographic make up 
compared to U.S. renter population

https://nlihc.org/resource/new-research-finds-treasury-era-program-reached-many-black-renters-and-renters-extremely


Additional Indicators

Application & 
Household Info

→ # of applications

→ % of applications 
accepted in quarter

→ # of households 
assisted by type of 
assistance received

Spending

→ Financial assistance

→ Housing stability 
services

→ Administrative 
expenses

→ Cumulative 
obligations

Assistance 
Received

→ Average months of 
assistance 
provided for 
prospective rent or 
utilities

→ Average amount of 
assistance 
provided by type of 
assistance



Things to keep in mind

• Households may be duplicated across quarters

• Quarterly spending data may not match with monthly data due 
to missing quarterly data

• Treasury flagged that application acceptance rates may need 
to be updated by grantees



NLIHC ERA Spending Resources

1. Spending Tracker

https://bit.ly/35ASYxy

2. ERA Dashboard

https://bit.ly/3CohcqY

For questions regarding ERA data, email research@nlihc.org

https://bit.ly/35ASYxy
https://bit.ly/3CohcqY
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Legislative 
Opportunities in 2022

November 2022



Congress is negotiating a final FY23 spending bill, and key decisions 
are being made now about how much funding should go to housing 
and homelessness programs.
There’s a lot at stake! 
• The Senate bill provides $3 billion in less funding than the House bill!
• While the House bill would expand rental assistance to 140,000 more 

households, the Senate bill would expand assistance to fewer than 
5,000 households.

Ensure the Highest Funding Possible 
for Affordable Housing Programs



Urge your senators and representatives to provide affordable housing 
programs with the highest possible funding, including: 
• An expansion of housing vouchers to an additional 140,000 households.
• Significant funding to preserve and operate public housing ($5.125 billion 

for the Public Housing Capital Fund, and $5.06 billion for the Public 
Housing Operating Fund).

• $3.6 billion for HUD’s Homeless Assistance Grants program to address 
the needs of people experiencing homelessness.

• $100 million for legal assistance to prevent evictions. 
• $300 million for the competitive tribal housing program, targeted to 

tribes with the greatest needs. 

Ensure the Highest Funding Possible for 
Affordable Housing Programs



Timing:
• End of the year
Targets: All members of Congress (Democrats and Republicans)
• House and Senate Appropriations Committees

Ensure the Highest Funding Possible for 
Affordable Housing Programs

https://appropriations.house.gov/about/membership
https://www.appropriations.senate.gov/about/members


Reform and Expand the 
Low Income Housing Tax Credit

LIHTC is the primary source of financing for the construction and 
preservation of affordable housing. While it is an important 
resource, LIHTC, on its own, rarely builds or preserves homes 
affordable to households with the lowest incomes, those with the 
greatest and clearest needs. Moreover, LIHTC tenants and 
applicants have few protections to ensure they are treated fairly. 
Any expansion of LIHTC in a tax extenders package must be 
paired with key reforms to ensure that the program better serves 
people experiencing or at risk of homelessness.



Deeper Income Targeting



Deeper Income Targeting



Deeper Income Targeting

Congress must include in any tax extenders package: 
• A 50% basis boost for housing developments where at 

least 20% of units set aside for households with extremely 
low incomes, as proposed in the Build Back Better Act. 

• An 8% set-aside of tax credits to help offset the costs to 
build these homes, as proposed in the Build Back Better 
Act.



Rural and Tribal Needs

In any tax extenders package, Congress should: 
• Designate rural and tribal communities as “Difficult To 

Develop Areas (DDAs),” as proposed in the Build Back 
Better Act. This would make housing developments in 
rural and tribal communities automatically eligible for a 
30% basis boost.



Other Needed Reforms

In any tax extenders package, Congress should: 
• Eliminate the Qualified Contract loophole.
• Clarify and strengthen the “right of first refusal (ROFR)” 

for nonprofits.
• Provide HUD access to IRS data on LIHTC properties
• Strengthen renter protections.



Tax Extenders Package

Timing:
• End of the year
Targets:
• Senate Finance Committee
• House Ways and Means Committee
• All members of Congress (Democrats and Republicans)

https://www.finance.senate.gov/about/membership
https://waysandmeans.house.gov/


Take Action

Engage your members of Congress using:
• Advocacy Toolkit
• Factsheet: Urgently Needed LIHTC Reforms
• Factsheet: Why LIHTC Expansion Must Serve Households with 

the Greatest Needs
• Budget chart and analysis
• State Housing Profiles

https://nlihc.org/sites/default/files/HoUSed-Fall-Winter-2022-Toolkit.pdf
https://nlihc.org/sites/default/files/LIHTC-Reforms-2022.pdf
https://nlihc.org/sites/default/files/LIHTC-Reform-%20Expansion-Must-Serve-Households-with-the-Greatest-Needs.pdf
https://nlihc.org/sites/default/files/NLIHC_HUD-USDA_Budget-Chart_FY23_Senate.pdf
https://nlihc.org/resource/senate-fy23-appropriations-bill-includes-some-increases-affordable-housing-and
https://nlihc.org/housing-needs-by-state


Take Action



Resources

NLIHC’s HoUSed Campaign 

(nlihc.org/housed): Campaign Updates


