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Thank you, Chair Hoylman, Chair Kavanagh and members of the New York State Senate 

Judiciary Committee and Housing Construction and Community Development Committee for 

holding this very important hearing 

The Legal Aid Society 

The Legal Aid Society (Legal Aid) is the nation’s oldest and largest not-for-profit legal 

services organization. Legal Aid provides comprehensive legal services in all five boroughs of New 

York City for people who cannot afford to pay for private counsel. Since 1876, Legal Aid has 

advocated for low-income families and individuals and has fought for legal reform in City, State, 

and federal courts across a variety of civil, criminal and juvenile rights matters. Legal Aid takes on 

300,000 cases annually, including thousands of cases in which we fight for the rights of tenants in 

regulated and unregulated apartments across the city.  Legal Aid also takes on law reform and 

appellate cases, the results of which benefit more than 1.7 million low-income New Yorkers; the 

landmark rulings in many of these cases have a state-wide and national impact.  

The Housing Crisis in New York    
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As you know, New York State was the epicenter of the country’s COVID-19 pandemic. As 

of January 4, 2022, there have been at least 3,678,042 cases in New York State since the beginning 

of the pandemic.1  New York City was particularly hard hit.  As of January 4, 2022, Brooklyn, 

Queens and the Bronx are fifth, sixth and eighth counties with the highest death rate in the United 

States2.  New York State lost 59,240 people to COVID-19, 35,463 from New York City as of 

January 4, 20223.   

The disproportionate impact of COVID-19 on our client communities is well-documented. 

COVID-19 has exposed the long-standing racial and social inequities that have led to vulnerable 

populations bearing the brunt of this crisis. Throughout the crisis, Black and Latinx New Yorkers 

have died of COVID-19 at twice the rate of white people and have a hospitalization rate that is 

almost three times that of white people4. The CDC and others have attributed those rates to lack of 

access to health care and exposure to the virus related to occupation, including frontline, essential, 

and critical infrastructure workers.  “[A]s more data becomes available, one thing is clear: COVID-

19 has only magnified the systemic inequalities that persist in the United States. And nonwhite 

Americans, especially African Americans, have been hit hard on nearly every front5.”  Low-income 

workers have also faced higher job losses during the pandemic. In the first month of the pandemic, 

employment for workers in the bottom quintile dropped 35% as compared to a 9% drop in 

employment for the highest quintile of earners6.   

Although the economy is starting to rebound, COVID has had a devastating financial impact 

on of millions of New Yorkers, caused by death, disability, loss of work, and a range of increased 

expenses. Many New Yorkers struggled to pay their rent prior to the pandemic, and the COVID-

1 https://www.nytimes.com/interactive/2021/us/covid-cases-deaths-tracker.html
2 See Johns Hopkins University, Coronavirus Resource Center (last updated January 3, 2022).  This website notes that 
New York City’s data does not include probable COVID-19 deaths as this data is not reported.   
3 https://www.nytimes.com/interactive/2021/us/covid-cases-deaths-tracker.html
4 Centers for Disease Control and Prevention, COVID-19 Hospitalization and Death by Race/Ethnicity, available 
at https://www.cdc.gov/coronavirus/2019-ncov/covid-data/investigations-discovery/hospitalization-death-by-race-
ethnicity.html (Updated September 9, 2021). 
5  Harmeet Kaur, The coronavirus pandemic is hitting black and brown Americans especially hard on all fronts, CNN 
(May 8, 2020), https://www.cnn.com/2020/05/08/us/coronavirus-pandemic-race-impact-trnd/index.html.  
6 Tamaz Cajner, et al., The U.S. Labor Market During the Beginning of the Pandemic Recession, Nat’l Bureau of 
Econ. Research, https://www.nber.org/papers/w27159.pdf.    
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caused financial crisis exacerbated the instability. Prior to COVID, New York City’s unemployment 

rate was 3.8 percent, after COVID it shot up to 20 percent and has slowly decreased but as of 

November 2021, it is still an alarming 9 percent7.  To put this in perspective, New York State DOL 

has a monthly record of the unemployment rate starting January 1, 1976.  For decades, the highest 

unemployment rate recorded in New York City was 11.5 percent which was the rate from August 

through November 1992.  However since March 2020, New York City has seen eleven months with 

rates higher than the highest rate previously recorded.   

Moreover, unemployment insurance claim numbers do not capture the full extent of the 

financial hardship caused by COVID-19, because they exclude workers who have lost work but do 

not qualify for unemployment, including people without sufficient prior earnings or work history, 

undocumented immigrants, and those whose hours have been cut but who still work part-time.    

A Just Recovery from the COVID Crisis 

I want to thank your committees for the important legislation that you have passed over the 

last year and half that has kept New York tenants housed during this crisis.  Specifically, the Covid 

Emergency Tenant Protection and Foreclosure Act, the Tenant Safe Harbor Act and the Covid 

Emergency Rental Assistance Program.  These laws saved lives. Thank you to Chair Hoylman and 

Chair Kavanagh for your leadership and your sponsorship of these important pieces of legislation.  

However, almost two years into this crisis, we believe that it is essential that we turn toward 

permanent solutions to our housing crisis.   

New York State’s recovery from the twin health and economic crises must include new 

tenants protections to help New Yorkers maintain housing stability.  New York State has the highest 

percentage of tenant households in the United States, 46.1 percent of New York households rent 

their homes8.  Now more than ever we need to prohibit evictions without good cause.   

7 https://statistics.labor.ny.gov/lslaus.shtm
8 Estimate based on American Community Survey (ACS) five-year estimates for 2015-2019.. 
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Eviction Only For Good Cause  

We urge the passage of  Senator Salazar’s Good Cause Eviction bill S03082.  The Legal Aid 

Society believes that prohibiting evictions that are without cause is an essential tool in the fight to 

prevent displacement that undermines family stability.   

The Good Cause Eviction bill would extend the right to a renewal lease and protections from 

unconscionable rent increases to all tenants across New York State, except those living in owner-

occupied buildings with four or fewer units. The bill would protect 1.6 million tenant households 

across New York State9. Outside of New York City, fifty percent of tenants would be covered by 

this bill.  While the housing crisis is often labeled a New York City problem, the many campaigns to 

enact Good Cause Eviction laws on the local level indicate that this is a statewide problem.  The bill 

requires a landlord to obtain an order from a judge certifying that an eviction is for a good cause 

before they can remove a tenant from the unit. It further stipulates that the end of a lease is not a 

good cause. The bill also acknowledges that steep rent increases are often de facto evictions and 

requires that rent increases of more than 1.5 times the annual percentage change in the consumer 

price index be presumed unreasonable, unless accompanied by special conditions.  Rents have been 

rising rapidly in 2021 with a median increase of 13.5 percent nationwide November 2020 to 

November 202110.   

  When tenants lack the right to a renewal lease, it is in their interest to remain silent in the 

face of housing conditions that threaten their health and safety.  If the government is serious in its 

desire to prioritize safe and healthy homes, it must partner with tenants who live in these homes and 

experience the urgent need for repairs.  However, without a right to remain, it is impossible for 

tenants to assert their rights without risking eviction.  For example, Legal Aid is currently 

representing a woman, Ms. A, who lives in a two-unit building above a storefront in Jamaica, 

Queens. Ms. A is disabled and has been in and out of the hospital during the two years that she has 

lived in this apartment. In February 2021, there was a fire in a neighboring store which damaged the 

9 Ham, Kate, Community Service Society, Good Cause Eviction Legislation would protect 1.6 million Households, 
Nearly 50% of Tenants Statewide, September 2021. https://www.cssny.org/news/entry/good-cause-eviction-legislation-
protect-rental-households-tenants
10 https://www.multihousingnews.com/2021-rent-growth/
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ceiling in her apartment. She lived with a damaged ceiling and other unsafe and unsanitary 

conditions for months but decided that she had tolerated enough when her landlord changed the 

locks to her apartment in May. She brought two cases against her landlord in Queens Housing Court 

in May and August 2021, first to obtain the key to the new locks, then to address the conditions and 

harassment by her landlord. In the midst of these cases, she was served with eviction papers.   Ms. A 

is not alone.  Another current client, Mr. B, is a 77-year-old Ecuadorian immigrant who has lived in 

the same two family home in Bayside, Queens for 19 years. He lives with his wife and their 17-year-

old granddaughter. He has been fighting his landlord over heat, broken windows, and other horrible 

conditions for years. Finally, he filed a complaint in housing court and, in retaliation, his landlord is 

attempting to evict him.  These tenants are currently protected by the New York State eviction 

moratorium, but once the moratorium expires in January, they will have few defenses in her case. It 

will unfortunately only be a matter of time before they will be forced to vacate the apartment. Low-

income tenants, particularly the elderly and disabled, should not have to weigh the risk of eviction 

against asserting their right to essential services. 

But this legislation would do more than prevent landlords from retaliating against tenants 

who complain about repairs.  It would ensure stable housing for New York tenants.  Our client, Ms. 

W has lived in her Queens home for 20 years with her husband and two children. Her unit is 

unregulated and the previous landlord passed away; now the new owners just served her with a 

notice to terminate during the ongoing pandemic. She believes the landlord wants to split the home 

into additional rental apartments in order to increase the rent revenue.   Mr. R is a single father of 

two school-aged children and a full-time student who has lived in East Elmhurst for several years. In 

February 2019, his landlord began a “no grounds holdover” eviction, providing no justification or 

“good cause” for kicking him out. Although Mr. R. is casting a wide and extensive search all over 

the five boroughs, he has had trouble finding a realtor who will move forward with his rental 

application upon learning he is a CITYFEPS voucher recipient. Due to the high rent in New York 

City, the comparatively insufficient amount of the voucher program, and housing discrimination 

against voucher recipients, Mr. R and his family are at high risk for homelessness. Most worryingly, 

he not only stands to lose his home but also custody of his son if he is forced to enter a shelter.   
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Housing Stability Leads to Better Outcomes in Health, Education and Employment 

When families have stable housing it leads to better outcomes in health, education and 

employment11.  Housing instability has been linked to greater risk of depression12, worse outcomes 

for chronic illnesses like diabetes,13 low-weight and/or pre term infants14, and general adverse 

childhood health15.  Frequent moves before a child is seven years old leads to greater thought-related 

and attention-related problems16  These problems can reduce educational achievement.  Children 

who experience high mobility between third and eighth grades do worse in school17.   Moreover, 

forced moves are also a predictor for job loss18.  If keeping employment without stable housing is 

difficult, finding new employment while unstably housed is even more difficult.  If we are to recover 

from this pandemic, people who were employed prior to the pandemic need assistance to find and 

11 See attachment to this testimony, Brief for Amici Curiae, Center for Health Policy and Law at Northeastern University 
School of Law, et al. filed on behalf of Defendants-Appellees and Intervenors in CHIP vs. the City of New York, Court of 
Appeals Second Circuit, 20-3366.   
12 Burgard, S. et al, Housing Instability and Health: Findings from the Michigan Recession and Recovery Study, Social 
Science & Medicine, December 2012.  
https://www.sciencedirect.com/science/article/abs/pii/S0277953612006272?via%3Dihub
13 Berkowitz, et al. Unstable Housing and Diabetes-Related Emergency Department Visits and Hospitalization: A 
Nationally Representative Study of Safety-Net Clinic Patients, 2018 
https://pubmed.ncbi.nlm.nih.gov/29301822/#:~:text=Conclusions%3A%20Unstable%20housing%20is%20common,for
%20vulnerable%20individuals%20with%20diabetes.  
14 Leifhart, et. al, Severe Housing Insecurity during Pregnancy: Association with Adverse Birth and Infant Outcomes, Int 
J Environ Res Public Health. 2020, https://www.ncbi.nlm.nih.gov/pmc/articles/PMC7700461/
15 Sandel, et al, Unstable Housing and Caregiver and Child Health in Renter Families, Pediatrics, 2018, 
https://publications.aap.org/pediatrics/article/141/2/e20172199/38056/Unstable-Housing-and-Caregiver-and-Child-
Health-in
16 Gaylord, et al., Impact of housing instability on child behavior at age 7, Int J Child Health Hum Dev., 2018, 
https://www.ncbi.nlm.nih.gov/pmc/articles/PMC8442946/
17Cutuli, et al, Academic achievement trajectories of homeless and highly mobile students: Resilience in the context of 
chronic and acute risk. Child Development 2013.https://www.researchgate.net/profile/Jeffrey-Long-
6/publication/24250390_Academic_achievement_of_homeless_and_highly_mobile_children_in_an_urban_school_distri
ct_Longitudinal_evidence_on_risk_growth_and_resilience/links/5c9b85c2a6fdccd4603f111c/Academic-achievement-of-
homeless-and-highly-mobile-children-in-an-urban-school-district-Longitudinal-evidence-on-risk-growth-and-
resilience.pdf
18 Desmond, et al, Housing and Employment Insecurity among the Working Poor, Social Problems, 2016. 
https://scholar.harvard.edu/files/mdesmond/files/desmondgershenson.sp2016.pdf?m=1452638824
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keep new jobs.  The cost of adverse health outcomes, poor education achievement and lack of 

employment is significant and will impede New York’s recovery from this crisis.   

Other Jurisdictions with Good Cause Laws 

While New York is often the leader in the country when it comes to tenant protections, other 

states and jurisdictions have surpassed us when it comes to good cause eviction. Indeed, New Jersey 

has had a similar law in effect since 197419. Connecticut has protected tenants with elderly or 

disabled household members from evictions without good cause since 198020.   Both of these 

statutory schemes provide that tenants may challenge unreasonable or unfair rent increases without 

including a definition of these terms.  S 3082 provides that unconscionable rent increases are 

measured by regional consumer price indexes and thus inflation.  

In 2019, both Oregon21 and California22 passed statewide good cause eviction protections. 

While those laws are new and studies about the effects of these laws would be difficult because of 

intervening COVID crisis, researchers did study the effect of good cause laws in California 

localities. Prior to the state-wide 2019 Tenant Protection Act, there were over 15 localities in 

California with good cause eviction protections23. Some of those laws had been in effect for decades. 

A study published in Princeton University’s Journal of Public and International Affairs considered 

four California cities that enacted good cause laws between 2000 and 2016 and compared them to 

California cities that had no good cause protections24. The study found statistically significant 

differences in eviction filing rates and eviction rates in the cities with good cause as compared to the 

19 Anti-Eviction Act, N.J. Stat. Ann. §§ 2A:18–61.1. 
https://www.nj.gov/dca/divisions/codes/codreg/pdf_regs/2A_18_61.pdf
20 Conn. Gen Stat. § 47a-23c  https://law.justia.com/codes/connecticut/2020/title-47a/chapter-832/section-47a-23c/
21 ORS § 90.427, https://oregon.public.law/statutes/ors_90.427
22 The Tenant Protection Act, CC §1946.2, 
https://leginfo.legislature.ca.gov/faces/codes_displayText.xhtml?lawCode=CIV&division=3.&title=5.&part=4.&chapter
=2.&article=
23 https://www.burlingtonvt.gov/sites/default/files/CDNR%20-
%20Just%20Cause%20Eviction%20Research%20Notes_0.pdf
24 Cuellar, Julieta, Effect of Just Cause Eviction Ordinances on Evictions in Four California Cities, Journal of Public and 
International Affairs, https://jpia.princeton.edu/news/effect-just-cause-eviction-ordinances-eviction-four-california-cities
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cities without. Both the eviction rates and the eviction filing rates were less in the cities with good 

cause.  

Prohibiting evictions without good cause is an idea whose time has come.  After almost two 

years of an unprecedented health crisis which has caused an historic financial crisis, it is time to 

consider permanent solutions to long term problems.  This bill would represent a huge step forward 

for Legal Aid’s clients in all five boroughs, and for tenants throughout New York State.  For Legal 

Aid lawyers on the front lines of the City’s housing crisis, these protections will help even the 

playing field in court, reducing the number of eviction proceedings brought against low-income 

tenants, and empowering them with many of the legal defenses tenants in regulated apartments 

already enjoy.    

Thus we strongly support Senator Salazar’s bill, S03082 and urge these Committees to 

pledge that this year this important tenant protection legislation will become law in New York State.   

Conclusion

Thank you for the opportunity to submit this testimony today and for your leadership in  

helping New Yorkers get through the current crisis.  

Respectfully Submitted: 

Adriene Holder 
Judith Goldiner 
Ellen Davidson 
The Legal Aid Society 
199 Water Street, 6th Floor 
New York, NY 10038 
212-577-3339 
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INTRODUCTION AND SUMMARY OF ARGUMENT1 

Public health research shows that housing affordability and neighborhood stability 

promote tenant and community health. High rent is one of the most significant stressors on 

neighborhood stability and is itself associated with health burdens. Renters across the country, 

particularly in the New York area, face high rental housing costs that can dramatically increase 

year-to-year. Persistently high and increasing rent burdens may lead to housing instability in the 

form of forced moves and evictions.  

High housing costs, frequent moves, and especially eviction erode the residential and 

social stability of entire neighborhoods; together these forces cause significant and well-

documented harms to individual health. First, rent typically “eats first” in renter budgets, 

meaning that rent-burdened tenants may be forced to forego essentials like food and medicine. 

Second, forced moves have detrimental effects on long-term health. Third, housing instability 

has particularly long-lasting effects on the health of children. Notably, these adverse health 

impacts disproportionately bear on people of color, particularly Black and Latinx renters.  

Public health research makes clear that housing unaffordability and instability undermine 

tenant and community health. Because rent stabilization measures prevent dramatic rent 

increases and enhance both household- and neighborhood-level housing security, they shield 

protected tenants from harmful health outcomes. As such, laws like the Housing Stability and 

Tenant Protection Act have an important, rational connection to the promotion of public health.  

  

 
1 Counsel for the parties have not authored this brief. The parties and counsel for the parties have 
not contributed money that was intended to fund preparing or submitting the brief. No person 
other than the amicus curiae contributed money that was intended to fund preparing or 
submitting this brief. 
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ARGUMENT  

I. Neighborhood Stability Supports Physical and Mental Health 

Rent stabilization measures like the Housing Stability and Tenant Protection Act protect 

affordability and enhance neighborhood stability; in doing so, they shield protected tenants from 

the adverse health effects associated with high housing costs and housing instability. 

A. Housing Stability Promotes Health in Neighborhoods 

“[N]early every academic study” on rent stabilization shows that it “increases housing 

stability for rent-stabilized residents,” especially for older tenants and long-term community 

residents.2 Rent regulations “help to ensure community continuity, aging in place, and retention 

of a workforce in high-cost cities.”3 

Research has documented the health benefits to individuals who have longer residential 

tenure as well as the benefits to individuals of living in a neighborhood where there is less 

residential turnover. A large body of literature has documented the important role that social 

networks play in providing both material and social support,4 particularly in low-income 

communities where pooling resources is often a critical survival strategy.5 Longer residential 

 
2 Manuel Pastor, Vanessa Carter & Maya Abood, Rent Matters: What are the Impacts of Rent 
Stabilization Measures?, Univ. of S. Cal. Dornsife Program for Enviro. & Regional Equity 16 
(2018), https://bit.ly/3xeL45Q. 
3 Id. 
4 See, e.g., Lisa F. Berkman & S. Leonard Syme, Social Networks, Host Resistance, and 
Mortality: A Nine-Year Follow-Up Study of Alameda County Residents, 109 Am. J. 
Epidemiology 186 (1979) (finding associations between reduced social ties and increased 
mortality); Christina Mair, Ana V. Diez Roux & Sandro Galea, Are Neighbourhood 
Characteristics Associated with Depressive Symptoms? A Review of Evidence, 62 J. 
Epidemiology & Cmty. Health 940, 952 (2008).  
5 Danya Keene, Michael Bader & Jennifer Ailshire, Length of Residence and Social Integration: 
The Contingent Effects of Neighborhood Poverty, 21 Health & Place 171, 175-76 (2013) 
[hereinafter Keene et al., Length of Residence and Social Integration]; Arline T. Geronimous, To 
Mitigate, Resist, or Undo: Addressing Structural Influences on the Health of Urban Populations, 
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tenure is associated with more social support, local friendships, and participation in local 

organizations, all of which are critical determinants of health and well-being.6 Additionally, 

research connects neighborhood stability in childhood with self-rated health later in life.7 

The health benefits of rent control policies are analogous to those of housing assistance. 

Public housing assistance is associated with better self-rated health and reduced rates of 

psychological distress in adults;8 the receipt of any form of rental assistance is associated with 

fewer cost-related unmet health care needs.9 In New York City, housing stability through public 

housing is associated with health benefits for diabetes.10 Children living in households that 

receive housing assistance experience particular physical and mental health benefits.11  

 
90 Am. J. Pub. Health 867, 867 (2000); see also Carol B. Stack, All Our Kin (1974) (describing 
kin networks).  
6 John D. Kasarda & Morris Janowitz, Community Attachment in Mass Society, 39 Am. Socio. 
Rev. 328, 335 (1974); Robert J. Sampson, Local Friendship Ties and Community Attachment in 
Mass Society: A Multi-Level Systemic Model, 53 Am. Socio. Rev. 766, 778 (1988); Amy J. 
Schulz et al., Discrimination, Symptoms of Depression, and Self-Rated Health Among African 
American Women in Detroit: Results from a Longitudinal Analysis, 96 Am. J. Pub. Health 1265, 
1269 (2006) (hypothesizing that relationships serve as protective factors against the harms of 
discrimination); Kristin Turney & Kristen Harknett, Neighborhood Disadvantage, Residential 
Stability, and Perception of Instrumental Support Among Mothers, 31 J. Fam. Issues 499, 518 
(2010); Keene et al., Length of Residence and Social Integration, supra note 5, at 175. 
7 Regina M. Bures, Childhood Residential Stability and Health at Midlife, 93 Am. J. Pub. Health 
1144 (2003).  
8 Andrew Fenelon et al., Housing Assistance Programs and Adult Health in the United States, 
107 Am. J. Pub. Health 571, 575-78 (2017). 
9 Alan E. Simon et al., HUD Housing Assistance Associated with Lower Uninsurance Rates and 
Unmet Medical Need, 36 Health Affs. 1016, 1021 (2017).  
10 Sungwoo Lim et al., Housing Stability and Diabetes Among People Living in New York City 
Public Housing, 11 Population Health (Aug. 2020). 
11 Katherine A. Ahrens et al., Housing Assistance and Blood Lead Levels: Children in the United 
States, 2005-2012, 106 Am. J. Pub. Health 2049, 2054 (2016) (finding that children whose 
families received rental assistance had significantly lower blood lead levels than a comparable 
group of children who did not receive assistance); Michel Boudreaux et al., Association of 
Childhood Asthma with Federal Rental Assistance, 174 JAMA Pediatrics 592, 596 (2020) 
(finding a reduction in emergency department visits among children receiving rental assistance, 
as compared to children who were waiting to receive rental assistance). See generally Andrew 
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B. Housing Instability Harms Neighborhoods—Which Undercuts Health 

Neighborhood instability is itself a negative input for health. Community connection and 

interpersonal ties are important determinants of health and well-being. Existing research finds 

that high rates of residential turnover weaken interpersonal relationships and disrupt social 

infrastructure.12 Residential instability among low-income families harms social relationships, 

neighborhood investment, and school stability.13 Neighborhood stability bolsters mental health 

through meaningful emotional investment in home, neighborhood, and community 

relationships.14 

However housing instability can have direct physical and mental health effects, as 

Section III will explore in depth. For instance, one recent study found that adults with cost-

related moves had 38% higher risk of unmet medical needs than those who stayed in place.15 A 

Michigan-based study found that individuals who had moved for cost reasons in the past three 

years were more likely than those not experiencing housing instability to report a recent anxiety 

attack.16 Even for those not individually impacted by a recent move, research suggests that 

residential displacement can have neighborhood-level impacts. For example, with respect to 

 
Fenelon, Natalie Slopen, Michel Boudreaux & Sandra J. Newman et al., The Impact of Housing 
Assistance on the Mental Health of Children in the United States, 59 J. Health & Soc. Behav. 
447 (2018) (finding children living in public housing have better mental health outcomes). 
12 Robert J. Sampson, Jeffrey D. Morenoff & Felton Earls, Beyond Social Capital: Spatial 
Dynamics of Collective Efficacy for Children, 64 Am. Soc. Rev., 633, 642 (1999). 
13 Matthew Desmond & Rachel Tolbert Kimbro, Eviction’s Fallout: Housing, Hardship, and 
Health, 94 Soc. Forces 295, 296 (2015). 
14 Id. 
15 Katherine L. Chen, Lauren E. Wisk, Teryl K. Nuckols, Joann G. Elmore, W. Neil Steers, & 
Frederick J. Zimmerman, Unmet Medical Needs Among Adults Who Move due to Unaffordable 
Housing: California Health Interview Survey, 2011–2017, J. Gen. Internal Med. (Dec. 28, 2020). 
16 Sarah A. Burgard, Kristin S. Seefeldt, & Sarah Zelner, Housing Instability and Health: 
Findings from the Michigan Recession and Recovery Study, 75 Soc. Sci. & Med., 2215, 2219 
(2012). 
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displacement of homeowners, foreclosures may have neighborhood-wide health impacts that are 

not restricted to those who lose their homes. Heart attacks have significantly higher one-day case 

fatality rates among those residing in neighborhoods with high residential turnover.17 Living near 

a foreclosed property is associated with increases in body-mass index even after accounting for 

other risk factors.18 A systematic literature review found that foreclosure has adverse health 

impacts not only at the individual level, but also at the community level, because “increasing 

degradation of the neighborhood environment ha[s] indirect, cross-level adverse effects on health 

and mental health.”19 

Access to affordable, stable housing leads to better health outcomes for families and 

children, as well as for entire neighborhoods. The remainder of this brief explores the interrelated 

relationship between housing affordability, residential stability, and health outcomes in greater 

depth. These connections demonstrate the importance of rent stabilization measures, which 

prevent sudden rent increases and forced moves, for promoting individual and community health.  

 

II. New Yorkers Face High Rent Burdens and Neighborhood Instability, but Rent 
Stabilization Helps to Mitigate These Impacts 
 

Neighborhood instability caused by high rent is a severe problem nationally and 

especially in New York State. A full-time minimum wage job is not enough to affordably rent a 

 
17 Basile Chaix, Maria Rosvall & Juan Merlo, Neighborhood Socioeconomic Deprivation and 
Residential Instability: Effects on Incidence of Ischemic Heart Disease and Survival After 
Myocardial Infarction, 18 Epidemiology 104, 108–09 (2007). 
18 Mariana Arcaya et al., Effects of Proximate Foreclosed Properties on Individuals’ Weight 
Gain in Massachusetts, 1987-2008, 103 Am. J. Pub. Health e50, e54 (2013). 
19 Alexander C. Tsai, Home Foreclosure, Health, and Mental Health: A Systematic Review of 
Individual, Aggregate, and Contextual Associations, 10 PLOS ONE 1, 1 (2015). 
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one-bedroom apartment in any state; in many areas, nearly two full-time jobs are needed.20 

Nationally, one in four renters spent over half their income on housing before the pandemic due 

to stagnant wages, rising rents, and lack of federal financial support.21 The cost burden is even 

greater among households in poverty: one in four spent over 70% of their income on rent in 

2018.22 

New Yorkers face the extreme end of these national housing pressures. In more 

affordable parts of New York State with a minimum wage of $11.80, two full-time minimum-

wage jobs are not enough to afford the fair market rent for a one-bedroom apartment.23 In New 

York City’s extremely high-cost housing market, over half of renter households are rent-

burdened, spending more than 30% of their income on rent.24 Rent burden is disproportionately 

concentrated and more severe among low-and moderate-income households.25 As a result of 

 
20 About Out of Reach, Nat’l Low Income Hous. Coalition https://reports.nlihc.org/oor/about 
(last visited Apr. 17, 2021) (indicating that in some states, 80 or more hours of work—equivalent 
to two full-time 40-hour-per-week jobs—would be needed). “Affordable” rent is considered 30% 
of a renter’s income. Id. 
21 10.9 million renter households (25% of all renter households) were spending over 50% of their 
income on rent each month in 2018. Joint Ctr. for Housing Stud. of Harv. Univ., America’s 
Rental Housing 2020, 4, 26 (2020), https://bit.ly/3iJ95tx. 
22 U.S. Census Bureau, American Housing Survey (2020), https://bit.ly/3iFzF6H (select area: 
national; year: 2019; table: “Housing Costs”; Column Variable 1: “Poverty Level”; Tenure 
Filter: “Renter”; and click “Get Table.”) (reflecting fraction of renters paying between 70% and 
99% of their monthly house-hold income as housing costs, among renters earning < 100% of the 
federal poverty level who report positive income, nonzero rent, and who do not report paying 
100% or more of total household income as total housing costs). 
23 Out of Reach 2020: New York, Nat’l Low Income Hous. Coalition, 
https://reports.nlihc.org/oor/new-york.  
24 Selected Housing Characteristics, ACS 5-year estimates, 2019, U.S. Census Bureau, 
https://bit.ly/3xiBT4G.  
25 Almost all rent-burdened households in the city earn less than 80% of area median income, 
and nearly two-thirds of extremely low-income renters are severely cost-burdened, spending 
more than half of their income on rent. CHAS 2013-2017 Data for New York City, Dep’t of 
Hous. & Urb. Dev., https://www.huduser.gov/portal/datasets/cp.html (select Geographic 
Summary Level: Place; State: New York; Place: New York City). 
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widespread unemployment and income shortfalls,26 the pandemic has exacerbated these 

burdens.27 

Rent burdens and sudden increases put New Yorkers at high risk for eviction. In 2012, 

New York City Housing Court saw almost 80 evictions for nonpayment of rent a day.28 Over 

100,000 city residents a year are forced out of their housing by evictions, foreclosures, changes 

in ownership, or building condemnations.29 By 2017, rent nonpayment constituted the grounds 

for nearly 85% of all private landlord eviction cases in New York City.30 Although eviction 

filings have decreased slightly over time, New York City still saw 139,614 eviction filings in 

2019, over 80% of which were for nonpayment.31 And although New York State instituted an 

eviction moratorium during the pandemic, New York has still seen 53,811 eviction filings since 

 
26 New York’s unemployment rate reached 15.7% in June 2020 and dropped to only 8.5% in 
March 2021. In New York City, the unemployment rate was even higher, reaching a peak of 
20.3% in June 2020 before falling only to 11.7% in March 2021. Massachusetts, New Jersey, 
and New York Had Highest Unemployment Rates in June 2020, U.S. Bureau of Lab. Stats.: The 
Econ. Daily (July 22, 2020), https://bit.ly/3gBN426; Nick Reisman, New York's Unemployment 
Declined in March; See Breakdown of Lost Jobs Since Pandemic Began, Spectrum News (Apr. 
15, 2021, 1:47 PM), https://bit.ly/3namOgT; Ulrike Nischan, Uneven Impact: What Job Loss 
During COVID-19 Means for New Yorkers Now and Into the Future, N.Y.C. Dep’t of Consumer 
& Worker Prot. 6 (2020), https://on.nyc.gov/3tJQALJ; Local Area Unemployment Statistics: 
New York City, U.S. Bureau of Labor Stats., https://bit.ly/3n7XBn0. 
27 Of renters surveyed by the U.S. Census Bureau in March in New York, 43% of households 
with children had slight or no confidence in their ability to pay next month’s rent, leaving them 
at heightened risk of eviction, as compared to just 17% of renter households without children. 
Black renters report being at risk of eviction nationally and in New York at much higher rates 
than white renters. For example, in New York, 35% of Black renter households had slight or no 
confidence in their ability to pay April rent, far more than 9% of white renter households. U.S. 
Census Bureau, Week 27 Household Pulse Survey: March 17 – March 29 (Apr. 7, 2021), 
https://bit.ly/3gtN4Bj, at Housing Table 2b.  
28 Matthew Desmond & Monica Bell, Housing, Poverty, and the Law, 11 Ann. Rev. L. Soc. Sci. 
15, 24 (2015). 
29 Sophie Collyer & Lily Bushman-Copp, Forced Moves and Evictions in New York City, Robin 
Hood (May 2019), available at: https://bit.ly/32CJ3Ta. 
30 N.Y.U. Furman Ctr., Data Brief: Trends in New York City Housing Court Eviction Filings, 10 
(2019),  https://bit.ly/3n9bIsa.  
31 State of the City 2019: Eviction Filings, N.Y.U. Furman Ctr., https://bit.ly/3n91zvK. 
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March 2020.32 In April 2021, over 222,000 eviction cases for 222,000 households—more than 

the population of Rochester33—were active across the state; this is likely an undercount.34 In 

New York City, “those who are forced to move are more disadvantaged across a host of 

measures of well-being… they are more likely to be in poverty (29%), experience a material 

hardship (55%) such as running out of food or having utilities cut off due to nonpayment, and be 

rent burdened (53%).”35 Without a legal regime that protects New Yorkers from dramatic rent 

increases, rents burdens would likely be even higher and mass evictions even more likely.  

Rent protection disproportionately shields New Yorkers who otherwise would be most 

vulnerable to rent increases and concomitant housing instability. Rent-stabilized units in New 

York City tend to house lower-income renters: In 2011, 65.8% of tenants in these units qualified 

as low-income (i.e., earning less than 80% area median income), in contrast to the 53.1% of 

market-rate tenants who meet this definition.36 Seniors are also disproportionately represented 

among tenants in rent-regulated units as compared to market rate units—17.4% of rent-regulated 

and only 7.9% of market rate units.37 City-wide, households of color occupy a greater share of 

rent-regulated units than they do market-rate units—64.7% compared to 57.0%.38 There is a 

significant variation by neighborhood. In Manhattan, where the difference is starkest, 

 
32 Lucy Block, 220,000 Tenants on the Brink and Counting, Ass’n for Neighborhood & Hous. 
Dev. (Mar. 17, 2021), https://bit.ly/3dGEYmY. This includes both commercial and residential 
evictions. 
33 Stefanos Chen, NY Renters in Covid Hot Spots are Four Times More Likely to Face Eviction, 
N.Y. Times (Mar. 30, 2021), https://nyti.ms/3tGCbA0. 
34 Block, supra note 32. Towns and villages report evictions differently, so they are not included 
in this number. Some of these cases were filed before the pandemic began, but remain active. Id. 
35 Collyer & Bushman-Copp, supra note 29 (citations omitted). 
36 N.Y.U. Furman Ctr., Fact Brief: Profile of Rent-Stabilized Units and Tenants in New York 
City, 1, 4 (2014), https://bit.ly/3auTLzm.  
37 Id. at 7. 
38 Id. at 7-8. 

Case 20-3366, Document 170, 04/23/2021, 3085396, Page24 of 37



 
 

9 

householders of color occupy about one-quarter of market rate units, but just over one-half of 

rent-regulated units.39 Elsewhere, research shows that tenant households in rent-regulated units 

tend to be headed by single mothers.40  

Rent stabilization also protects tenants in areas facing neighborhood churn. In 2016, over 

one-third of low-income households in the New York metropolitan area lived in neighborhoods 

at risk of or experiencing displacement or gentrification; this proportion represented over 1.1 

million low-income households who could experience housing instability.41 Luckily, under the 

current rent stabilization regime, hundreds of thousands of units eligible for rent stabilization are 

located in neighborhoods undergoing displacement or gentrification.42  

In sum, high housing costs and sudden rent increases threaten renters’ housing security, 

particularly in the New York area. Rent stabilization measures serve to protect already-

vulnerable individuals, households, and neighborhoods from forced moves and displacement. 

This protection also helps renters avoid the adverse health impacts that high rent burdens, forced 

moves, and housing instability bring.  

   

III. High Rent Burdens, Forced Moves, and Housing Instability Harm Health 

A large and growing body of research shows that high rental cost burdens generate 

significant and adverse health consequences. High rent alone undermines physical and mental 

health. In New York City, researchers found that higher rent burdens are associated with worse 

 
39 Id. 
40 Pastor, Carter & Abood, supra note 2, at 20. 
41 Mapping Displacement and Gentrification in the New York Metropolitan Area, Urb. 
Displacement Project, https://bit.ly/3dB8g6B.  
42 Madeleine Parker & Karen Chapple, Revisiting Rent Stabilization in the Neighborhood 
Context: The Potential Impact of Rent Regulation on Community Stability and Security in the 
New York Metropolitan Region, 46 Fordham Urb. L.J. 1137, 1140, 1172 (2019).  
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self-reported health.43 This relationship is particularly strong for severely rent-burdened 

households.44 Other studies have also found that high housing costs and self-reported challenges 

with paying the rent are associated with numerous adverse health outcomes, including increased 

odds of high blood pressure,45 greater likelihood of depression,46 medication non-adherence,47 

and increased acute healthcare use.48 Rental cost burdens are also associated with worse 

academic outcomes for children, with implications for children’s cognitive achievement.49  

High rent causes displacement, forced moves, evictions, and housing instability, 

adversely affecting health in numerous ways. Rent-burdened households are frequently forced to 

spend money on rent before healthcare or food. Large bodies of research suggest adverse health 

effects from unstable neighborhoods, whether the person studied is the one consistently moving 

or merely lives in a neighborhood with frequent churn and instability. These health effects are 

particularly pronounced for forced moves and for children.  

A. Rent “Eats First,” Displacing Spending on Essentials Like Food and Medicine 

Cost-burdened households must make difficult trade-offs between the roof over their 

heads and basic necessities such as food and medications—and the rent usually “eats first.”50 

This effect of high rental cost burdens directly undermines physical and mental health.  

 
43 Rachel Meltzer & Alex Schwartz, Housing Affordability and Health: Evidence From New 
York City, 26 Hous. Pol’y Debate 80, 81 (2016). 
44 Id. 
45 Craig Evan Pollack, Beth Ann Griffin & Julia Lynch, Housing Affordability and Health 
Among Homeowners and Renters, 39 Am. J. Preventive Med. 515 (2010). 
46 Id.; Burgard et al., supra note 16. 
47 Margot B. Kushel, Reena Gupta, Lauren Gee, & Jennifer S. Hass, Housing Instability and 
Food Insecurity as Barriers to Health Care Among Low-Income Americans, 21 J. Gen. Internal 
Med. 71, 75 (2006). 
48 Id. 
49 Sandra J. Newman & C. Scott Holupka, Housing Affordability and Child Well-Being, 25 Hous. 
Pol’y Debate 116, 146-47 (2015). 
50 Matthew Desmond, Evicted 31 (2016).  
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Rent-burdened households regularly have no choice but to decide whether to pay for 

housing or other essential needs. Research among low-income renters with type 2 diabetes 

demonstrates the frequency of these dilemmas. One study participant who was spending 80% of 

her income on rent described how hard it was to balance even small expenses such as the modest 

copay for her diabetes medication. She explained, “So do I get the food for the kid or do I get my 

medication so I can stay alive and take care of him? It’s a toss-up.”51 A 2019 nationwide survey 

of renters found that more than half of respondents said they delayed medical care like 

preventative check-ups, treatment for illness, and over-the-counter medication, because they 

could not afford it.52 The effect was even more pronounced among severely rent-burdened 

tenants.53 In New York City, the higher the rent burden, the higher the likelihood of postponing 

medical services for financial reasons.54  

The COVID-19 pandemic has intensified financial dilemmas. For instance, a survey of 

Los Angeles households showed that 56% of rent relief applicants had cut back on food, 40% on 

utilities, 22% on educational expenses, and 27% went without medicine or seeing a doctor.55  

B. Forced Moves Harm Long-Term Health 

 
51 Danya E. Keene, Monica Guo & Sascha Murillo, “That Wasn't Really a Place to Worry About 
Diabetes”: Housing Access and Diabetes Self-Management Among Low-Income Adults, 197 J. 
Soc. Sci. & Med. 71, 71–77 (2018). 
52 Enterprise Health Begins with Home Initiative, Renters Report Housing Costs Significantly 
Impact Their Health Care, Enterprise Cmty. Partners, Inc. (Apr. 3, 2019), 
https://bit.ly/3axwOvv.  
53 Id. 
54 Meltzer & Schwartz, supra note 43, at 81. The researchers used data from the Housing 
Vacancy Survey, a representative sample of 16,000 New York City households, to estimate the 
effect of rental cost burden on health and healthcare. Id. at 80.  
55 Vincent Reina, Claudia Aiken & Sydney Goldstein, The Need for Rental Assistance in Los 
Angeles City and County, Hous. Initiative at Penn (2021), https://bit.ly/3grNA2H. 
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Eviction is associated with decreased access to primary and specialty medical care, 

regardless of an individual’s housing status post-eviction.56 Evictions and other forced moves are 

also associated with HIV risk behaviors,57 sexually transmitted infections,58 drug use,59 and 

suicide.60 Evictions and housing instability are associated with higher mortality regardless of 

cause,61 as well as poor self-reported health generally.62 Evicted individuals are also more likely 

to visit emergency rooms.63 Those facing eviction have difficulty prioritizing their health needs 

while fighting to maintain housing.64  

Forced moves cause amplifying and cumulative health effects. Low-income renters who 

experience forced mobility once—whether due to eviction, landlord foreclosure, or building 

 
56 See Mary Clare Kennedy, Thomas Kerr, Ryan McNeil, Surita Parashar, Julio Montaner, Evan 
Wood & M-J Milloy, Residential Eviction and Risk of Detectable Plasma HIV-1 RNA Viral Load 
Among HIV-Positive People Who Use Drugs, AIDS & Behav., Mar. 2017, at 681, 683 (2017). 
Eviction may lead to decreased engagement in healthcare, resulting in missed appointments and 
lack of adherence to prescribed treatment. See Linda M. Niccolai, Kim M. Blankenship & Danya 
E. Keene, Eviction From Renter-Occupied Households and Rates of Sexually Transmitted 
Infections: a County-Level Ecological Analysis, 46 Sexually Transmitted Diseases 63, 66 (2019).  
57 Allison K. Groves, Linda M. Niccolai, Danya E. Keene, Alana Rosenberg, Penelope 
Schlesinger, & Kim M. Blankenship, Housing Instability and HIV Risk: Expanding our 
Understanding of the Impact of Eviction and Other Landlord-Related Forced Moves, AIDS & 
Behav., Jan. 2021, at 1-10. 
58 Niccolai, Blankenship & Keene, supra note 56. 
59 Adreas Pilarinos, Mary Clare Kennedy, Ryan McNeil, Huiru Dong, Thomas Kerr, & Kora 
DeBeck., The Association Between Residential Eviction and Syringe Sharing Among a 
Prospective Cohort of Street-Involved Youth, 14 Harm Reduction J. 1, 1, 3 (2017). 
60 Matthew Desmond, Carl Gershenson & Barbara Kiviat, Forced Relocation and Residential 
Instability Among Urban Renters, 87 Soc. Serv. Rev. 227, 230 (2015). 
61 Yerko Rojas, Evictions and Short-Term All-Cause Mortality: A 3-Year Follow-Up Study of A 
Middle-Aged Swedish Population, 62 Int’l J. Pub. Health 343, 346 (2016). 
62 Hugo Vásquez-Vera, Laia Palència, Ingrid Magna, Carlos Mena, Jaime Neira, & Carme 
Borrell, The Threat of Home Eviction and Its Effects on Health Through the Equity Lens: A 
Systemic Review, 175 J. Soc. Sci. & Med. 199, 202-05 (2017). 
63 Robert Collinson & David Reed, The Effects of Eviction on Low-Income Households 25-26 
(2018).  
64 Keene, Guo & Murillo, supra note 51. 
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condemnation—go on to experience higher rates of unforced mobility, as well.65 Forced moves 

compel renters into substandard housing, which drives them to continue moving in search of a 

stable environment. This is especially true of households with children, who often feel additional 

pressure to accept the first available housing when forced to move.66 The worse the quality 

housing in New York City, the more likely a resident is to suffer from depression.67 And the 

health impacts of forced moves endure over time. A recent study finds that evictions have both 

short-term (12 months) and medium-term (7-8 years) impacts on overall self-rated health and 

mental health.68 People who have moved because of unaffordable rent are more likely to skip or 

delay medications and medical care than those who have moved for other reasons or not moved 

at all.69 

When households are evicted, they not only experience the trauma of lost housing, they 

also face considerable barriers to finding new housing.70 They often must settle for inadequate 

conditions replete with health hazards such as mold, lead paint, and broken plumbing.71 Many 

prospective tenants marked with an eviction record are unable to find housing at all and 

consequently end up homeless or doubled up with family and friends. These arrangements are 

 
65 Desmond, Gershenson & Kiviat, supra note 60. 
66 Id. 
67 Sandro Galea, Jennifer Ahern, M. Sasha Rudenstine, Zachary Wallace, & David Vlahov, 
Urban built environment and depression: A multilevel analysis, 59 J. Epidemiology & Cmty. 
Health 822 (Nov. 2005). 
68 Megan E. Hatch & Jinhee Yun, Losing Your Home is Bad for Your Health: Short- and 
Medium-Term Health Effects of Eviction on Young Adults, Hous. Pol’y Debate, Oct. 2020, at 1-
21. 
69 Katherine L. Chen, Lauren E. Wisk,, Teryl K. Nuckols, Joann G. Elmore, W. Neil Steers, & 
Frederick J. Zimmerman, Unmet Medical Needs Among Adults Who Move due to Unaffordable 
Housing: California Health Interview Survey, 2011–2017. J. Gen. Internal Medicine (2020). 
70 Desmond, supra note 50. 
71 Id; supra note 11 and accompanying text (detailing health hazards of lead-based paint). 
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unstable, crowded, and often stressful, and these conditions can wear on the health of both guests 

and hosts.72  

For women, eviction is also associated with physical and sexual assault, drug use, and 

related harms.73 Evictions may be especially painful for parents or expecting parents. Evictions 

are associated with significant increases in maternal depression, parenting stress, and poor child 

health.74 For example, mothers with a recent eviction reported higher rates of depression and 

worse health outcomes for their children.75 Moreover, a recent study found that eviction during 

pregnancy was associated with adverse birth outcomes like reductions in infants’ weight and 

gestational age at birth.76  

A recent longitudinal study of over 1,000 low-income California residents found that 

those reporting a forced move due to cost in the past year slept on average 32 fewer minutes per 

night and experienced worse sleep.77 Sleep is one of the most critical parts of health—racial 

disparities in sleep may help drive unequal rates of cardiovascular disease and obesity among 

 
72 Desmond, Gershenson & Kiviat, supra note 60. 
73 See Nihaya Daoud, Flora I. Matheson, Cheryl Pedersen, Sarah Hamilton-Wright, Anita Minh, 
Janice Zhang & Patricia O’Campo, Pathways and Trajectories Linking Housing Instability and 
Poor Health Among Low-Income Women Experiencing Intimate Partner Violence (IPV): Toward 
a Conceptual Framework, 56 Women & Health 208 (2016); Alexandra B. Collins, Jade Boyd, 
Will Damon, Sandra Czechaczek, Andrea Krüsi, Hannah Cooper & Ryan McNeil, Surviving the 
Housing Crisis: Social Violence and the Production of Evictions Among Women who use Drugs 
in Vancouver, Canada, 51 Health & Place 174 (2018). 
74 Desmond & Kimbro, supra note 13, at 304. 
75 Id. at 312. 
76 Gracie Himmelstein & Matthew Desmond, Association of Eviction With Adverse Birth 
Outcomes Among Women in Georgia, 2000 to 2016, JAMA Pediatrics, Mar. 2021, at E1-E7. 
77 Robert Bozick, Wendy M. Troxel, & Lynn A. Karoly, Housing Insecurity and Sleep Among 
Welfare Recipients in California, SLEEPJ, Feb. 2021, at 1–6.  
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Black and Latinx Americans.78 These moves may act as a source of trauma and stress that 

adversely affects psychological well-being.79 

Research on natural disasters points to health costs of forced displacement. FA study of 

Hurricane Katrina evacuees found that those who remained unstably housed (moving from place 

to place) or relocated to new communities experienced higher levels of psychological distress 

than those who returned to New Orleans.80 But displacement need not be so drastic to have 

adverse effects. Studies also find adverse health impacts among residents who are displaced from 

gentrifying urban neighborhoods. Residents displaced from gentrifying or gentrified tracts are 

more likely to visit emergency rooms and experience hospitalization due to drug and alcohol 

intake and mental health, as compared to residents who remain in these neighborhoods.81 Studies 

of former public housing residents who were relocated from buildings that were demolished also 

find evidence of marked health declines.82  

 
78 See Kieren J. Egan, Kristen L. Knutson, Alexandre C. Pereira, & Malcolm von Schantz, The 
Role of Race and Ethnicity in Sleep, Circadian Rhythms and Cardiovascular Health, 33 Sleep 
Med. Rev. 70 (2017); Chandra L. Jackson, Susan Redline, & Karen M. Emmons, Sleep as a 
Potential Fundamental Contributor to Disparities in Cardiovascular Health, 36 Ann. Rev. Pub. 
Health 417, 418 (2015); Girardin Jean-Louis, Shawn Youngstedt, Michael Grandner, Natasha J. 
Williams, Daniel Sarpong, Ferdinand Zizi, & Gbenga Ogedegbe, Unequal Burden of Sleep-
Related Obesity Among Black and White Americans, 1 Sleep Health 169, 170 (2015). 
79 Mindy Thompson Fullilove & Rodrick Wallace, Serial Forced Displacement in American 
Cities, 1916–2010, 88 J. Urb. Health 381, 384 (2011). 
80 Elizabeth Fussell & Sarah R. Lowe, The Impact Of Housing Displacement on the Mental 
Health of Low-Income Parents After Hurricane Katrina, 113 Soc. Sci. & Med. 137, 138 (2014). 
81 Sungwoo Lim, Pui Ying Chan, Sarah Walters, Gretchen Culp, Mary Huynh, & L. Hannah 
Gould, Impact of Residential Displacement on Healthcare Access and Mental Health Among 
Original Residents of Gentrifying Neighborhoods in New York City, PLOS ONE, Dec. 2017, at 
1–12.  
82 These residents were displaced when their buildings were demolished as part of the HOPE VI 
program in the early 2000s. See, e.g., Danya E. Keene & Arline T. Geronimus, ‘Weathering‘ 
HOPE VI: The Importance of Evaluating the Population Health Impact of Public Housing 
Demolition and Displacement, 88 J. Urb. Health 417 (2011). In one study, among adults aged 
65+, the percent reporting poor or fair health increased from 45% to 65% in the 8 years 
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The COVID-19 pandemic shows how housing instability can affect the health of entire 

communities. Eviction forces families into transiency and crowded residential environments. 

Crowded housing arrangements are especially problematic in the context of the current 

pandemic, as residential crowding increases the likelihood of spreading respiratory and 

infectious diseases such as COVID-19.83 Moreover, transiency caused by eviction can also 

increase the likelihood of spreading COVID-19 if individuals cannot isolate.84  

 
following relocation, compared to stable rates in the general population (22%) and in a nationally 
representative sample of black women (42%). Id. at 428. 
83 See Eric Lofgren, N. H. Fefferman, Y. N. Naumov, J. Gorski, & E. N. Naumova, Influenza 
Seasonality: Underlying Causes and Modeling Theories, 81 J. Virology 5429, 5431 (2007) (“The 
person-to-person spread of virus-laden aerosol particles is greatly enhanced by having a dense 
population of susceptible individuals surrounding each infective subject, thereby maximizing the 
potential for the spread of infection.”); see also B. L. Gleason et al., Geospatial Analysis of 
Household Spread of Ebola Virus in Quarantined Village—Sierra Leone, 2014, 145 
Epidemiology & Infection 2921, 2921 (2017) (showing that an increasing number of persons per 
household was a risk factor for household Ebola acquisition); Michelle Kermode, Nick Crofts, 
Bryan Speed, Peter Miller, & Jonathan Treeton,  Tuberculosis Infection and Homelessness in 
Melbourne, Australia, 1995–1996, 3 Int’l J. Tuberculosis & Lung Disease 901, 901, 905 (1999) 
(finding the case incidence rate among males experiencing homelessness to be roughly thirteen 
times the state-wide figure, and higher among those accommodated in crowded living 
environments); Andrew R. Zolopa, Judith A. Hahn, Robert Gorter, Jeanne Miranda, Dan 
Wlodarczyk, Jacqueline Peterson, Louise Pilote, & Andrew Moss, HIV and Tuberculosis 
Infection in San Francisco’s Homeless Adults: Prevalence and Risk Factors in a Representative 
Sample, 272 JAMA 455, 458 (1994) (finding significant relationship (p< 0.01) between “high 
contact” living situations like shelters and tuberculosis infection among sample of homeless San 
Francisco residents).  
84 Michael Z. Levy, Justin Sheen, Anjalika Nande, Ben Adlam, Andrew Greenlee, & Daniel 
Schneider, COVID-19 Eviction Simulations, Github (2020), https://bit.ly/2GE4Pyf; see also 
Justin Sheen, Anjalika Nande, Emma L. Walters, Ben Adlam, Andrei Gheorghe, Julianna 
Shinnick, Maria Florencia Tejeda, Andrew J. Greenlee, Daniel Schneider, Alison L. Hill, & 
Michael Z. Levy, The Effect of Eviction Moratoria on the Transmission of SARS-CoV-2 (2021), 
https://bit.ly/35qOdUw (finding a strong relationship between evictions and COVID-19 
infections). 
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Research directly links eviction rates to COVID-19 incidence. One study found evidence 

that lifting state policies that prevented evictions during the pandemic was associated with higher 

COVID-19 incidence and mortality in those communities.85  

 

C. Housing Instability Is Particularly Harmful to Children 

Residential instability is associated with particularly significant adverse health outcomes 

in children. A recent review of 22 studies finds that residential mobility is associated with higher 

levels of behavioral and emotional problems, increased teenage pregnancy rates, accelerated 

initiation of illicit drug use, adolescent depression, and reduced continuity of healthcare.86 

Forced relocation also increases the likelihood of lead exposure87 and food insecurity88 and can 

result in overcrowding that can affect children’s sleep and concentration.89 These effects may 

reverberate beyond childhood. One study found that changing neighborhoods during childhood 

was associated with a higher probability of reporting poor self-rated health in adulthood.90  

Housing instability also causes school instability, which can result in worse performance 

and reduce children’s likelihood of graduating.91 Frequent family relocation is associated with 

 
85 Kathryn M. Leifheit, Sabriya L. Linton, Julia Raifman, Gabriel Schwartz, Emily Benfer, 
Frederick J. Zimmerman & Craig Pollack, Expiring Eviction Moratoriums and COVID-19 
Incidence and Mortality 4 (2021), https://ssrn.com/abstract=3739576. 
86 T. Jelleyman & N. Spencer, Residential Mobility in Childhood and Health Outcomes: A 
Systematic Review, 62 J. Epidemiology & Cmty. Health 584, 584 (2008).  
87 Case Western Reserve Univ., Homelessness Just ‘One of the Concerns’ When Someone is 
Evicted, Newswise (Jan. 28, 2020), https://bit.ly/3au98rP. 
88 Kathryn M. Leifheit, Gabriel L. Schwartz, Craig E. Pollack, Maureen M. Black, Kathryn J. 
Edin, Keri N. Althoff, & Jacky M. Jennings, Eviction in Early Childhood and Neighborhood 
Poverty, Food Security, and Obesity in Later Childhood and Adolescence: Evidence From a 
Longitudinal Birth Cohort, 11 SSM Population Health 1, 6 (2020). 
89 Desmond, Gershenson & Kiviat, supra note 60.  
90 Bures, supra note 7, at 1147. 
91 Desmond & Kimbro, supra note 13, at 296.  
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failing a grade and with displaying multiple behavioral problems in school.92 Students with high 

levels of residential instability “perform worse on standardized tests, have lower school 

achievement and delayed literacy skills, are more likely to be truant, and are more likely to drop 

out.”93 They also display higher rates of adolescent violence.94 The evidence is clear: child health 

and housing security are closely intertwined.95 

 

IV. Black and Latinx New Yorkers Disproportionately Face High Rental Burden and 
Housing Instability, Exacerbating Existing Health Inequities  

 

The housing instability impacts discussed above disproportionately fall on New York’s 

communities of color. Research has demonstrated that families of color are more vulnerable to 

eviction. Recent studies of eviction filings and COVID death rates in New York demonstrate 

how these communities are vulnerable to multiple crises, including housing instability.  

 
92 David Wood, Neal Halfon, Debhra Scarlata, Paul Newacheck, & Sharon Nessim, Impact of 
Family Relocation on Children’s Growth, Development, School Function, and Behavior, 270 
JAMA 1334 (1993).  
93 Matthew Desmond, Weihua An, Richelle Winkler, & Thomas Ferriss, Evicting Children, 92 
Soc. Forces 303, 320 (2013).  
94 Id. at 306. 
95 See generally Council on Cmty. Pediatrics, Providing Care for Children and Adolescents 
Facing Homelessness and Housing Insecurity, 131 J. Am. Acad. Pediatrics 1206 (2013). 
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African Americans have experienced housing displacement for generations.96 For people 

of color, who have one-twelfth the wealth accumulation of white people97 due to decades of 

racially discriminatory U.S. housing policy,98 the loss of employment or an unexpected 

emergency can precipitate housing instability. Over 70% of Black and Latinx adults entered the 

pandemic lacking emergency funds to cover expenses compared to half of white adults.99 

Gentrification and rising housing costs create a risk of displacement that 

disproportionately impacts New Yorkers of color. A recent study notes that the majority of 

neighborhoods affected by rent regulation across the tristate area are low-income (neighborhoods 

with a median household income below 80% of the tristate area median income), and are 

undergoing processes of gentrification, displacement, or both.100 As noted in Section II, people 

of color occupy a higher share of rent-regulated units than market units.101  

Evictions disproportionately impact communities of color in New York. A 1993 New 

York City study found that 86% of the tenants facing eviction in housing court were Black or 

 
96 For example, in the 1950s–70s, many African American communities were displaced as part 
of urban renewal projects that demolished large swaths of “blighted” housing to make room for 
the construction of highways, art centers and other projects. Many residents displaced by urban 
renewal efforts were housed in newly-constructed public housing developments only to be 
displaced in the 1990s through large scale demolition of public housing across the US. The 
foreclosure crisis in the mid 2000s had a disproportionate impact on African American 
homeowners, contributing to another wave of home loss. See Fullilove & Wallace, supra note 
79, at 382-83. 
97 Janelle Jones, The Racial Wealth Gap: How African-Americans Have Been Shortchanged Out 
of the Materials to Build Wealth, Econ. Pol’y Inst. (Feb. 13, 2017, 12:01 PM), 
https://bit.ly/32xVkrY (comparing median wealth of white and black families). 
98 See Richard Rothstein, The Color of Law  (2017) (reviewing how de jure segregation and 
wealth inequality was shaped by government-directed redlining and home-ownership programs). 
99 Mark Hugo Lopez, Lee Rainie, & Abby Budiman, Financial and Health Impacts of COVID-
19 Vary Widely by Race and Ethnicity, Pew Res. Ctr. (May 5, 2020), https://pewrsr.ch/3gziruj. 
100 Parker & Chapple, supra note 42, at 1137, 1140, 1172.  
101 Fact Brief, supra note 36 at 7–8. 
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Latinx.102 More recently, research by the Community Service Society found that before the 

pandemic, Latinx tenants in New York were most likely to be threatened with an eviction.103 

Between 2017 and 2019, tenants living in majority-Black ZIP codes in New York were three 

times as likely and tenants in majority-Latinx ZIP codes twice as likely to be evicted as those 

living in majority-white ZIP codes.104 The Furman Center also found that in 2019, the areas of 

New York City with the highest eviction filing rates had the highest share of Black and Latinx 

residents.105 The risk of eviction is also gendered, with Black women facing the highest risk.106 

In 17 out of 36 states studied, they face double the rate of eviction filings as white renters.107 

These disparities have continued and become more pronounced during the pandemic. 

First, Black and Latinx people have died of COVID-19 at higher rates than white people.108 

Black and Latinx people are also disproportionately financially affected by the pandemic, with 

one study finding a higher proportion of Black and Latinx households unable to pay rent.109 

Moreover, recent reporting highlights how pandemic hardship exists side by side with housing 

instability in New York City and how both of these hardships disproportionately burden 

 
102 Chester Hartman & David Robinson, Evictions: The Hidden Housing Problem, 14 Hous. 
Pol’y Debate 461, 467 (2003) (discussing a 1993 study from the New York Community Training 
and Resource Center and City Wide Task Force on Housing Court, Inc.). 
103 Oksana Mironova, Race and Evictions in New York City, Cmty. Serv. Soc’y (2020), 
https://bit.ly/3dB8bzU. 
104 Id. 
105 State of the City 2019, supra note 31. 
106 Peter Hepburn, Renee Louis, & Matthew Desmond, Racial and Gender Disparities Among 
Evicted Americans, Eviction Lab (2020), https://bit.ly/3dEPR91. 
107 Sophie Beiers, Sandra Park, & Linda Morris, Clearing the Record: How Eviction Sealing 
Laws Can Advance Housing Access for Women of Color, ACLU (Jan. 10, 2020), 
https://bit.ly/3tq1q9w. 
108  COVID-19 Racial and Ethnic Health Disparities, CDC (Dec. 10, 2020), 
https://bit.ly/3dGxDUC. 
109 Paul M. Ong, Systemic Racial Inequality and the COVID-19 Renter Crisis fig.3 (2020), 
https://bit.ly/3v7gJEA. 
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communities of color. The neighborhoods with the highest COVID death rates have also seen the 

most eviction filings—around 15,000, compared to around 4,000 for the neighborhoods with the 

lowest COVID death rates.110 Landlords are filing 3.6 times faster in ZIP codes with the highest 

death rates.111 In these most affected areas, around 68% of residents are people of color.112 This 

research shows how “people of color are bearing the brunt of multiple crises”113—and how 

eviction can exacerbate or layer on top of existing challenges. 

 

CONCLUSION 

Stable, affordable housing promotes household and community health, while high rent 

burdens, sudden rent increases, and concomitant housing instability have demonstrated adverse 

health impacts on renters. These impacts are particularly severe for children and communities of 

color. Especially in high-cost areas like New York, rent stabilization measures like the Housing 

Stability and Tenant Protection Act promote housing affordability, individual- and 

neighborhood-level stability, and protect already-vulnerable renter households. As such, these 

measures have an important and rational connection to the promotion of public health.  

 
110 Chen, supra note 33. 
111 Block, supra note 32. 
112 Chen, supra note 33. 
113 Block, supra note 32. 
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