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An Eviction Crisis 

Millions of people in the United States are evicted every year (Greenberg et al.2016). In North 

Carolina, the process by which a landlord can have a tenant removed from possession of a leased 

premises derives both from the common-law rights of a landlord and from current statutes 

enacted by our legislature. In Guilford County, we found that in 2015-2016 on average there are 

around 1,380 Summary Ejectment (or legal eviction filing) per month. In all, 16,390 cases were 

filed in 2015-2016. There is a human cost to evictions on tenants and their families. Eviction 

impacts a tenant’s future access to decent and affordable housing and has been shown to have 

negative impacts on physical and behavioral health outcomes. Evictions result in tenants accepting 

substandard housing on disparaging terms and increase the likelihood of homelessness. Many 

cost-burdened renters in Guilford County are one car-repair, one hospitalization, or one high-

utility bill away from being evicted from their homes. Data from the newly released Eviction Lab, 

the first national database of evictions, shows Greensboro as having the highest eviction rate of 

large cities in the state and the 7th highest eviction rate of large cities in the nation. In 2016, the 

eviction rate was 8.4 percent.1 This means that for every 100 renting households in Greensboro, 

8.4 experienced an eviction. On any given day in 2016, around 13 families were evicted from their 

homes. By contrast, Winston-Salem and High Point have, respectively, around 8 and 3 evictions 

daily. In total, Greensboro households experienced 4,948 evictions in 2016. Unfortunately, these 

numbers for 2016 underestimate the number of evictions in Greensboro. All of the evictions 

tracked in Eviction Lab are formal evictions - all going through the long process of legally removing 

a tenant. As Matthew Desmond, the Principal Investigator at the Eviction Lab, writes informal 

evictions are perhaps more common than formal evictions. An informal eviction could be a 

landlord padlocking the door while the tenant is at work or a landlord threatening a tenant if they 

do not leave their home. Housing instability has been shown to affect health outcomes, children’s 

academic achievement, employment, and neighborhood vitality.  

                                                
1 Eviction Lab, Princeton University, www.evictionlab.org .  

http://www.evictionlab.org/
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Guilford County Cost-Burdened Renters 

At the heart of the Piedmont Triad of North Carolina is one of the most sprawling metropolitan 

areas in the country. Guilford County includes the Greensboro-High Point MSA as well as 

incorporated towns of Gibsonville, Jamestown, Oak Ridge, Pleasant Garden, Sedalia, Stokesdale, 

Summerfield, and Whitsett, covering an area of 658 square miles and a population of over 511,815 

(ACS 2012-2016). It is the third most populated county in NC and has experienced a population 

growth of 21.6% since 2000. The county is expected to maintain a population growth of between 

1-2% annually. The population is mostly White 57.9% and African American 34.2% with a growing 

foreign-born population. The County is home to two major municipalities, Greensboro and High 

Point, with separate courts, jails and county human services departments in each city. 

Historically, the economy of Piedmont Triad relied heavily on furniture manufacturing, banking, 

textiles, tobacco production and agriculture. With globalization and competition from Latin 

America and East Asia, much of the textile and furniture production moved to countries with lower 

labor costs. Agriculture also experienced a decline as demand for tobacco has declined. These 

economic shifts were already well underway when the Great Recession hit the entire nation. 

Guilford County’s unemployment rate increased from about 5% in early 2008 to a peak of 12% in 

early 2010 before gradually falling back to 5.0% by Jan 2018.  

Today’s major employers with between 2,000 and 10,000 workers each include: Guilford County 

Schools; Cone Health; the City of Greensboro Government; U.S. Postal Service; UNCG; Guilford 

County Government; High Point Regional Hospital; American Express; Bank of America; Tyco 

Electronics; and UPS. The median household income for the County was $46,896 in 2016, 

compared to the state of North Carolina with a median of $48,256. 

Poverty in Guilford County is at 17.5% of the population. Poverty is concentrated in rural parts of 

the county where 12.7% of the population lives, as well as in a few census tracts of the urban core 

of High Point and Greensboro. Nationally, this trend has been well established in the literature - 

the poor have been increasingly concentrated. A recent study by Lichter, Parisi, and Taquino 

(2012) found, “America’s poor and affluent populations are increasingly being sorted unevenly 

across poor (and economically declining) and non-poor communities.” Geographic isolation is a 

central component to the notion of “concentration effects” on employment outcomes, 
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maladaptive behaviors, and cultural patterns that reflect and reinforce poverty. This concentration 

has resulted in 5 Census Tracts in Greensboro that are considered Medically Underserved Areas. 

These same areas are also designated by the USDA as low income/ low food access or “food 

deserts.” 

Over the last seven years the cost of living has increased disproportionate to incomes displacing 

many from homeownership in the post-recession period. An estimated 58.8% of households in 

Guilford County owned their home in 2016. Average rents have increased over 38% while incomes 

rose only 5%. Data from HUD used by the City of Greensboro to target affordable housing needs 

indicates that there is a gap of more than 20,000 households who are housing cost burdened (pay 

more than 30% of their income for housing). Estimates of population trends based on NC Office 

of State Budget and Management projections indicate that this gap will continue to increase. Much 

of the housing that the lowest income families and individuals live in and struggle to pay for is 

substandard and sometimes dangerous. The shortage of safe affordable housing results in a 

downward spiral for families and economic disparities between distressed and prosperous 

neighborhoods.  

 
Figure 1 - Eviction Rates 2005-2016 Piedmont Triad Large Cities, CHCS Analysis of Eviction Lab Data 2018 
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Previous Eviction Research 

A wide variety of methods have been used to study evictions and the impact of evictions on 

individuals, families, and communities. Recent studies have used surveys of tenants, interviews 

with those evicted, review of court records, and geocoding of court data matched U.S. Census and 

American Community Survey data. Likewise, ethnographic field work and observations have also 

been collected and analyzed providing rich narrative explanations to the understanding of the 

impact of eviction. A brief review of the literature found important predictors of eviction 

(neighborhood, race/ethnicity, familial status, and job loss), as well as discrimination-based 

evictions of minorities in mostly white neighborhoods, and serious individual and societal 

consequences of eviction. 

Predictors of Eviction 

There are many probable causes of a tenants’ inability to pay rent. Matthew Desmond, author of 

Evicted and many research articles on eviction, showed that sudden economic hardships including 

‘small disturbances’ such as the need for groceries, a sudden drop in income earned, a new pair 

of shoes for work, or cab/bus fare could put someone behind in rent and be a cause for eviction 

(2012). However, statistical models for eviction based on non-payment owing to a one-time, 

unexpected expense may be less likely to trigger eviction than non-payment owing to an economic 

setback that has no immediate remedy such as a job loss (Greenberg et al. 2016). 

Families and Eviction 

Families with children are more likely to be evicted than families without children. Consequences 

for evicting children were found to include family homelessness, high rates of residential mobility, 

and damaged school performances such as lower standardized test scores, truancy, lower 

academic achievement, delayed literacy, and increased likelihood of dropping out. In addition, 

families experience a loss of possessions, especially appliances or dressers that are too big or 

expensive to move (Greenberg et al. 2016; Rose and Kỳ-Nam Miller 2016; and Desmond, Winkler, 

and Ferriss 2013). In a study combining court records and US Census data, analyzed at the 

neighborhood level, neighborhoods with a higher percentage of children were found to 

experience a higher percentage of evictions when controlling for factors such as neighborhood 
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racial composition, poverty, female-headed households, vacancy rates and other key factors 

(Desmond, Winkler, and Ferriss 2013). Also, tenants with children were more likely to receive a 

judgment for eviction in court than tenants without children. Women with children also are 

impacted by non-custodial parents avoiding child support by working in the informal sector thus 

leading to more economic strain on single female headed households (Desmond 2012). 

Geographic and Ethnic Concentrations of Eviction 

Evictions are found in concentrated geographic areas. Raymond et al. (2016) found eviction rates 

of greater than 32 percent in some census tracts in Atlanta. The concentration of eviction rates 

led them to assert “the households bearing the brunt of the extremely high housing instability in 

Atlanta live in predominantly black neighborhoods” (16). Desmond (2012) also found that most 

evictions are in black neighborhoods and disproportionately impact black women: "Women from 

black neighborhoods made up only 9.6% of Milwaukee’s population, but accounted for 30% of 

evicted tenants" (104).  

There is an increased likelihood of discrimination as a cause for evictions for minorities living in 

non-minority neighborhoods. In their analysis of survey data from over 1,000 rental households, 

Greenberg et al. (2016) found Hispanic renters to have a much higher rate of eviction when 

controlling for “gender, age, marital status, presence of children, criminal record, socioeconomic 

status, and income” (121). This likelihood increased with the number of children in the family, in 

predominately white neighborhoods, or in cases with non-Hispanic landlords. Notably, by 

sampling tenants rather than studying court records, they found that, within the Hispanic 

population “most of these evictions were informal (not processed through a court of law).” The 

research did not show any observable effects on African-American renters. This is thought to be 

due to “housing segregation affects African American renters more severely than it does Hispanic 

Renters (Greenberg et al, 131).”  

Black women in these neighborhoods are more likely to work in the formal economy than men. 

Many black men in these areas have criminal records and/or high rates of unemployment that act 

as a barrier to securing housing. While these women are more eligible than men to meet the 

financial requirements of a lease agreement, they are none-the-less employed in the low wage 
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service sector and receive some form of financial assistance or SNAP. Desmond (2012) explains, 

"in high-poverty black communities, then, we should expect women’s names to be more likely to 

appear on an income check, on a lease, and, if things fall apart, on an eviction record." Women 

were also more likely than men to report a landlord for poor housing conditions resulting in 

retaliation in the form of evictions. 

Impact of Eviction 

There is a high price for evictions to landlords, courts, social service agencies, health systems, legal 

systems, and neighborhoods. There is a human cost to evictions at the individual level of tenants 

and their families. For the individual or family facing eviction from their home, the prospect of 

leaving can be quite traumatic - especially when there are few options to where to live next. Gold 

(2016) focuses the negative physical and behavioral health consequences of eviction. Involvement 

in eviction proceedings can also produce anxiety and depression in adults and reduced functioning 

in children. Also, an eviction history may mean that prospective renters and their families are 

forced to accept poorer conditions such as: “dust (lead, particulate matter, mold, pet and pest 

allergens, insects), gas (cigarette smoke, radon, carbon monoxide), water (moisture and polluted 

sources), and structural deficiencies. These hazards contribute to a variety of poor health 

conditions, including asthma, lead poisoning, elevated blood pressure, developmental delays, 

heart disease, and exposure to communicable diseases” (Gold 70). Some studies have concluded 

that just the threat of eviction, not just eviction itself, can have an effect on physical and mental 

health (Vasquez-Vera, Palencia, Magna, Mena, Neira, and Borrell 2017). 

There is also a community-level impact to evictions as they increase neighborhood household 

turnover rates and instability (Greenberg et al. 2016). Greenberg et al. note that the societal cost 

to evictions includes: “an increased burden on court dockets, increased use of the marshal or 

sheriff services used to remove families, and increase demands on social services, shelters, and 

hospitals by those who become homeless” (118). In addition, families experienced a complete loss 

of possessions, especially larger possessions such as appliances or dressers that were too big or 

expensive to move. This also occurs when items are placed in storage when evicted and payments 

on the storage units are missed. Lastly, eviction records decrease one's chances, or usually 
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disqualifies people from being eligible to participate in housing assistance programs. Kahlmeter, 

Backman, and Brannstrom (2018) studied the effect of eviction on economic hardship. Their 

measure of economic hardship is individual’s “use of social services” in the years following an 

eviction. They found that individuals who experience eviction use more social services in each year 

following an eviction than individuals who do not experience eviction.  

According to Acacia Consulting & Research (2005) increased evictions are due to rising rents, 

limited construction of new dwellings, falling incomes, and lack of access to social housing. 

Evictions are often due to nonpayment of rent. For tenants, the costs of eviction most often 

reported were: loss of belongings, loss of security deposits, and moving expenses. The average 

costs of eviction to tenants in their sample was $2,234. For landlords, the costs of eviction 

included: legal fees, unpaid rent, foregone rent, and rental repairs. The average costs of eviction 

ranged from $3,000 for landlords of social housing to $6,600 for landlords of private sector 

housing. All of the effects of eviction also come with a societal cost. Increased visits to the 

emergency room put a strain on the medical system. Extremely low-income residents are more 

likely to use public services, affecting the city budget. In New Orleans - a city of similar population 

to Greensboro, but with a much lower eviction rate (1.66 percent2) - researchers from the Urban 

Institute estimated that family financial insecurity resulting from eviction, unpaid property taxes, 

and utility bills costs the city anywhere from $8 to $18 million3.  

Evictions also have a long-term impact on tenants, impacting their viability in the rental market. 

Poor rental histories in fact, may make them “ineligible for public housing which leaves them 

forced into inadequate housing in disadvantageous neighborhoods (Greenberg et al.2016). 

Eviction records often disqualify renters from housing assistance programs. Eviction can lead have 

been shown to lead to mental health issues (Desmond and Kimbro 2015). They have been shown 

to lead also to job loss (Rojas and Stenberg 2016) and lower standards of living (Desmond and 

Shollenberger 2015) and economic hardship (Kahlmeter, Backman, and Brannstrom 2018). 

Evictions result in increase the likelihood of homelessness for displaced tenants. In Milwaukee, 

                                                
2 Eviction Lab, Princeton University, www.evictionlab.org. 
3 Retreived from: https://www.urban.org/sites/default/files/publication/87721/new-orleans-cost-eviction-
and-unpaid-bills-financially-insecure-families-city-budgets_1.pdf. 
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Greenberg et al. found that “one in two homeless adults cites eviction or other rental problem as 

the cause of his or her homelessness” (2016, 117). Similarly, Crane and Warner (1999) and 

Desmond (2015) found that eviction can lead to homelessness.  

Eviction Diversion 

Although literature suggests that it is better to prevent evictions before they happen, there are 

not many evaluations of eviction diversion or eviction prevention programs. If any exist, they are 

often for homelessness prevention programs that have an aspect of eviction diversion or eviction 

prevention to the program. The Institute for Urban Studies (2014) found that interventions often 

require tailoring to the specific individuals that are in need. They found that the costs of eviction 

fall to four groups: tenants, private landlords, programs, and society. Housing programs reported 

spending $3,000 to $6,000 to handle one eviction, on average. Findings also suggest that it may 

be better to provide tenants with additional resources than to go through the eviction process as 

it may offset the costs of eviction. Acacia Consulting & Research (2005) found that the top factors 

of success in preventing evictions, from a tenant perspective, included: direct outreach, early 

intervention and offering multiple and complementary services. The top factor of success in 

preventing evictions, from a landlord perspective, was direct payments from eviction prevention 

programs. Overall, tenants did not feel that eviction prevention programs were as successful as 

landlords and the eviction prevention programs themselves believed them to be. 
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Methodology 

VCAP and Court Records Review 

In 2017, the UNCG Center for Housing and Community Studies, funded by CFGG and GHC, 

conducted a preliminary analysis of local evictions trying to ascertain the scope and impact of the 

issue. Over the course of three months, student research assistants, interns, and volunteers 

examined files from the public records office of District 18 Guilford County Court. Superior Court 

Trial Court Administrator, Craig R. Turner, assisted by providing clearance for the researchers to 

use cellphones and laptops in the public records area. Complaint and Judgement forms from 

Summary Ejectment cases from May 2016, the peak month of the year, were first scanned using 

the mobile application - FineScanner which utilizes a cellphone camera to make a PDF of a 

document and allows quick scanning of files. These files were then saved to a shared folder from 

which the students could transfer the information to an electronic form using Qualtrics survey 

software. Once all cases had been submitted, the database was downloaded from Qualtrics to IBM 

SPSS 23 for cleaning and analysis. Misspelling and other data entry errors in addresses, notes fields, 

names, and other open text fields were corrected. Wherever possible data reduction was 

conducted with qualitative fields being recoded. Simple univariate analysis was then performed 

(Frequencies and Descriptive Statistics). A report entitled The Nature of Evictions in Greensboro: 

An Analysis of Summary Ejectment Filings for May 2016 from Court Records4 was authored to serve 

as a baseline for a local working group which is developing an Eviction Diversion Program. 

Of 16,601 total summary ejectments (i.e., landlord legal request to civil court to evict a tenant) 

filed in the 2015-2016-time period for Guilford County, more than half (58%) were granted, and a 

third (35%) were voluntarily dismissed or settled. None were denied, stayed, or paid before 

judgement according to the court tabulations. Due to the paucity of information contained in the 

VCAP, CHCS research assistants spent more than three months examining files from the public 

records office of the Guilford County Court. Nearly all cases in the Guilford County analysis (98.7%) 

were from non-payment of rent. While average (mean) rent in Greensboro, NC was $786 in May 

2016, the average rent listed on the Complaint for Summary Ejectment was $584.38 (mean). Thus, 

                                                
4 https://chcs.uncg.edu/wp-content/uploads/2017/07/Evictions-DRAFT-7-25-2017-SILLS.pdf 

https://chcs.uncg.edu/wp-content/uploads/2017/07/Evictions-DRAFT-7-25-2017-SILLS.pdf
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properties in which evictions are occurring are already in the lower, more affordable range for 

Greensboro. In 75.2% of cases, the defendant was not present in court. Tenants who did appear 

lacked legal representation. The Landlord almost always either won the case based on evidence 

and received compensation or received a judgment for possession as requested (99.0% of 

judgements and orders). A few plaintiffs (7.1%), accounted for nearly half (46.1%) of all cases filed. 

Little is known about the defendants. In most cases (94.0%) the defendant was served by postings, 

meaning a “Summons and Complaint” was attached to their front door by a sheriff (another data 

point that may be captured in County records). Many (60%) of the evicted households in our study 

had children present. Addresses were geocoded with ESRI Geographic Information System (GIS) 

ArcMap Desktop 10.4 and maps made showing point locations of evictions by type of rental, heat 

or cluster maps showing areas of high density of evictions, and hot-spot analysis showing 

statistically significant differences in expected versus actual densities of cases at the 90% 

Confidence level and above.5 Summary ejectment filings were concentrated disproportionately 

within a few specific census block groups already impacted by elevated levels of poverty, food 

insecurity, lack of medical care, crime, and health issues. 

 
Figure 2 - Eviction Hot Spots in Greensboro 

                                                
5 http://pro.arcgis.com/en/pro-app/tool-reference/spatial-statistics/h-how-hot-spot-analysis-getis-ord-gi-
spatial-stati.htm  

http://pro.arcgis.com/en/pro-app/tool-reference/spatial-statistics/h-how-hot-spot-analysis-getis-ord-gi-spatial-stati.htm
http://pro.arcgis.com/en/pro-app/tool-reference/spatial-statistics/h-how-hot-spot-analysis-getis-ord-gi-spatial-stati.htm
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Qualitative Interviews and Observations 

This report picks up from the previous study. A total of 231 telephone numbers were harvested 

from the data set of 1104 cases. Nearly half of these numbers (45.5%) were no longer in services 

a year later. Up to three calls were made to each of the remaining numbers. Voicemail was left 

indicating the UNCG was conducting a study and that we would be calling back or that they could 

call us. A third (34.2%) remained unreachable after multiple attempts. Of those who answered 10 

(4.3% of all numbers) refused to be interviewed and 16 cases (6.9%) had only received a summary 

ejectment but had not received an eviction judgement. Many of these had remained in place after 

paying back rent due. Finally, 20 individuals (8.7%) completed a 10-15 minute telephone interview.  

To supplement the interviews, CHCS staffers including Kelsi Hobbs (PhD Candidate Economics), 

Linda Cheng (BA Economics Student) and Phillip Sheldon (MPA Candidate) attend State of North 

Carolina District 18 Court in Greensboro over the course of several days in July 2018 making note 

of court proceedings and processes. A short narrative was authored based on field notes 

 
Figure 3 - Disposition of Phone Calls 
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Courthouse Observations 

From Monday to Thursday in Greensboro the small claims court is filled with uneasy tenants, most 

facing eviction. With barely four rows of seating, the courtroom is cramped. Anywhere from 15 to 

25 people fill these seats during any court session. Mothers hold their children on their laps, 

couples sit together in silence reviewing their notes, landlords (or their legal representation) hold 

large folders holding their case notes. Over the course of our observations, familiar faces began 

showing up at court - most often attorneys representing larger property owners. While tenants 

appear unsure, frustrated, and tense, landlords look bored and inconvenienced.  

Small claims court begins as soon as the magistrate arrives. As the magistrate reads out the docket 

of cases, the scale of Greensboro’s eviction crisis is evident - as dockets posted outside the 

courtroom can run to two or three pages in length. In small claims court landlords make up the 

largest portion of those in court. This is because tenants - as both our observations in Greensboro 

and research demonstrate - more often than not, do not show up in court. Some landlords note, 

when the magistrate calls one of their cases, that they are dismissing a case. Most likely, these 

cases were dealt with outside of court and the tenant has paid back outstanding rents to the 

landlord. Following the reading of the docket, the magistrate begins to hear cases. 

Generally, an eviction case happens quickly. In one series of cases heard in June, a landlord’s 

attorney approached to have the magistrate hear their cases. Twelve cases were before the court 

from this property, twelve households facing eviction. Of these cases, only one of the tenants 

appeared in court. For the remainder of the cases, the magistrate asked what outcome the 

attorney was petitioning for in these cases; the attorney responded, “Possession, your honor.” 

Because the tenants were not present to defend themselves in these cases, the magistrate granted 

possession in all of these cases. Twelve households were evicted in less than a minute. Those in 

attendance did not hear the details of these cases, so we do not know the reasons behind why 

these twelve households could not pay their rent. 

For those cases in which tenants appeared in court, a few common themes emerged. Most often, 

tenants experienced a crisis that ate up the money that they would have used for rent. In a few 
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cases we observed, tenants experienced a medical crisis that caused them to fall behind on rent. 

Some broke their leg and were unable to work; another tenant was diagnosed with cancer and the 

shock of the diagnosis caused her to miss her rent payments. Other tenants recently lost their job 

or were underemployed, working long hours for minimum pay. In some cases, tenants were 

between jobs and were having a lapse in pay, causing them to miss rent payments.  

Following the tornado that struck East Greensboro, one tenant stated that the storms damaged 

her fridge, causing her have to spend more money on food. The landlord, according to the tenant, 

failed to make repairs on the refrigerator in a timely fashion causing the tenant financial duress. 

This tenant was appearing in court nearly a month after the tornado. Some tenants, during their 

cases, argued that landlords were relatively accommodating with rent payment until they started 

complaining about property conditions, then they found themselves served with an eviction 

notice. 

When the amount of rent owed was mentioned, these amounts ranged from $834.75 to $3050. 

Representing a month of rent due or, in many cases, multiple months of back rent, tenants are 

unable to pay back these large amounts. In most cases, landlords only petition for “possession 

without monetary settlement,” meaning that the landlord only receives the unit and without 

requiring the tenant to pay back owed rent. Some landlords still choose to petition for “possession 

with monetary settlement,” meaning that back rent is owed to the landlord within a certain period 

of time following the settlement. In response to a landlord seeking possession with monetary 

settlement, one magistrate responded, “You know that people who can’t afford to pay rent aren’t 

hiding money under their mattresses. They can’t pay rent because they don’t have the money.” 

Following the settlement of the case, tenants who have judgements made against them have to 

vacate the property in ten days. During this ten-day period tenants can appeal their case or reach 

an agreement with their landlord to pay back owed rent. Since many of these negotiations occur 

outside of court - sometimes in the courthouse lobby - we are unable to state how many of the 

tenants who had judgements against them stayed housed through such negotiations. Some 

tenants, however, claim in court that they are going to pay back their landlord following during 

the ten-day appeal period; or that they are already getting money to pay their landlord, they just 

need more time to collect the remaining money. 
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Status Where did you live immediately after the summary ejectment?  

Homeless Moved in with sister. Moved furniture to sisters and sent the rest to storage. 

Homeless I stayed with friends; was there for a little over a year. I moved into a new place 
just a few weeks ago. 

Homeless I was homeless for over a year after that eviction staying on different people’s 
couches. I just recently Aug/Sep got an apartment. I had to put the apartment in 
someone else's name in order to get one 

Homeless Although I wasn’t officially evicted, I stayed with a family member for a while.  It 
took me about a year to get a new place of my own.” 

Homeless We lived in a hotel for a few days before moving into where we are now. The 
landlord here has made a lot of promises they didn’t keep about keeping the 
apartment up and fixing things. Now I just feel stuck. Everywhere that will take me 
is like this in some way 

Homeless I was homeless for a week, lived in my SUV.  After that, my mother didn’t want me 
living like that so I moved to Virginia with family for about a year. It caused 
problems and separated me from my fiancé for a long time. 

Homeless I lived in a tent in the woods with my dogs for about two months before a woman 
gave me some money to get a hotel for a while. When the money ran out I was 
back and forth in between the woods and living in a hotel whenever I had the 
money. I panhandled. In September is when I moved into the house I am still in 
now. 

Homeless I was staying with friend and then my mom. And then I got in the shelter 

Homeless We were on the street for 2 weeks. Then we stayed at a hotel for a while. Then we 
stayed with a family from our church. I was embarrassed and felt like I was a burden 
on others 

Homeless I stayed with family friends, and in short term places after the eviction 

Homeless I moved in with a friend and became a roommate. I am currently looking for a new 
place. In the process of the move I broke my wrist so I’m trying to heal so that I can 
use my hands. I work in construction for myself 

Homeless Moved in with mother 

Homeless We went to a hotel for about 4 months, then at family for the holidays, I subleased 
an apt for a month and a half, then we moved into a house, we have been here 
about 4 months 

Not Homeless I moved directly to another residence before the eviction had time to go through. 

Not Homeless Avoided eviction still is same property but gets filed on (eviction) every month. 

Not Homeless Avoided eviction stayed in same property 

Not Homeless Avoided eviction stayed in same property 

Not Homeless Avoided eviction stayed in same property 

Not Homeless Avoided eviction stayed in same property 

Not Homeless Avoided eviction stayed in same property 
Figure 4 - Homeless After Summary Ejectment 
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Interviewees 

Sample 

On average household size of those interviewed was 2.8, but the range extended from 1 person 

to 6 people in the household. More than half (60%, n=12) were households with children. Only 

one household had a member over the age of 65. Half (50%, n=10) of all interviewees reported 

having been evicted at least once before and two had been evicted three times in the past.  

Homelessness 

More than half, (65% or 13 of 20) experienced homelessness for a few weeks to a year after the 

eviction. Of those 10 ended up ‘stacked up’ for a periods of time with family or friends. 

Immediately following their summary ejectment, three were living with friends/relatives, five were 

still in the same property, and one moved out and obtained a new residence before the eviction 

had time to come up on her record. 

Property Issues 

More than half of renters interviewed (55% or 11 of 20) indicated that the homes they were 

renting had maintenance and structural issues that went unaddressed. For example:  

“The house had a lot of issues that made paying the full rent not worth it. The 

house had issues with the heat, air, and structural issues like the windows 

leaking so much air in and out. The landlord would promise to fix things and 

would not. Even when he did send someone out to fix something, it was never 

a professional. It was people who were unqualified to fix what needed to be 

done. Some of the things they did even posed a threat to my safety like electrical 

dangers. When I started having a problem paying the rent I asked the landlord 

if he could reduce it since things in the home were not being fixed and I was 

even doing some repairs myself. He refused. I tried to get money from the VA 

to help me with the past and current rent, but the home would not even pass a 

basic inspection for them to approve to help me with it.” 

Some tenants who made maintenance requests believed that their evictions were in-part a 

retaliation for asking for repairs. One tenant, a disabled veteran, was injured due to poor repair of 

the property and then charged for the repairs for a faulty railing:   

“The railing on my staircase at one end (over time) came completely detached 

out of the wall and my leg was fractured from falling.  I had lived here for nine 

years at this time. The property was undergoing a HUD inspection on the day 
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this happened. When it did, I immediately went down to the office and told both 

the manager, [Name Removed], and the office assistant, what happened. 

However, I did not call it into maintenance. I did not have a rent amount to pay 

every month, but I began getting rent statements in the mail for a certain (forgot 

amount) amount of money. I went to the office multiple times to inquire about 

why I was receiving rent statements, but no one could tell me what it was for. 

This continued for a couple of months. When I received the eviction papers it 

was for $138 and I had 15 days to pay it or I would be padlocked and put out. 

When I went and spoke to the manager about it, she was very nasty and irate 

with me. At this time, I was also being tested for breast cancer. The manager 

could have cared less that I was injured and because so was out of work and 

school. She didn’t care that I was a veteran or that I was having health issues 

that was leaning towards being thought of as possible cancer. All she cared 

about was getting that money.  Nothing (a letter) ever came in the mail about 

the railing, being charged, or warning of eviction if not paid.” 

Public housing maintenance issues came up several times: “In a previous apartment with GHA, the 

sewage backed up and came in through the floor of the apartment...flooding it.  All of my living 

room /kitchen furniture was ruined. GHA did nothing to compensate me for the damages.”  

Reasons for Eviction 

Lost Income 

Employment instability and job loss were the primary reason for facing eviction. More than half 

(55%, n=11) of all interviewees reported having faced a loss of income. For example, one 

interviewee was waiting on disability after losing a job: “I lost my job, and hadn’t yet been given a 

set amount for my disability from the VA.” Another family had lost the second income provided 

by the mother due to medical issues: “[She] had a child and had to have a surgery. [She] couldn’t 

work so I was the only source of income.” One had a job-related injury that kept him out of work: 

“At the time I could not pay the money due to being out of work due to an injury. I had been 

working part time at Ralph Lauren. The only income I had was my assistance check from the VA. It 

has made it hard to get back on track financially.”  Self-employed and irregular pay was another 

related issue: “I am an owner of a company, contractor, you know so. Sometimes we get paid and 

sometimes we don’t.” Another explained that she was dependent upon her son’s disability 

payment to afford rent, but that the disability checks were sometimes stopped:  
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“I had lived in the property for two years. At the time right before the eviction 

process started, my son got really sick. He was in and out of the hospital and 

then went to jail. My son gets disability and I depended on that as some of our 

household income to pay all the bills. When he goes into the hospital and/or jail, 

the payments stop. This is what caused me to get late paying my rent, but I 

always paid it all. I always paid it late, but the landlord never had a problem 

working with me. This month, he filed eviction papers. On the court date, I was 

supposed to be there at 9am. I arrived at 9:02am. When I walked in and let the 

courtroom attendant know I was there, she notified the judge. I had all the 

money on me to pay off what I owed.  I told the judge that when they called my 

name. The judge’s exact words to me were, “Ms. [Name Removed] you know 

what time you’re supposed to be here, the property has already been given 

back to the landlord. You have 10 days to vacate the property.  Please leave 

the courtroom. The landlord kept my deposit and charged me extra for things I 

did not owe even though I left the property clean.”   

Rent Increases 

Two of twenty tenants said the reason they were unable to make rent was that the owner had 

raised rent. One explained that they had struggled since the property was sold and rent increased 

with new owners: “About 3 years ago my landlord at the time, after 18 years, sold the property 

I’m renting. They went up on the rent and I’ve just had a hard time paying it with all the other 

bills.” Another, living in public housing explained:  

“My rent in public housing went up to over $700 a month for a two bedroom. It 

was not affordable compared to what I was making. I was having to spend too 

much money on the rent and couldn’t afford my other bills and household 

necessities for me and my daughter. That amount of rent put me in a bad place. 

I could not save anything (money). How do they expect you to live and save 

and move out of the projects if the rent is so high you can’t afford to? I don’t feel 

like housing authority is set up for people to win. It’s set up for people to fail. As 

soon as you have the smallest change in income they are right there to collect 

it.”  

Repair and Utility Costs 

Three of the tenants (15%) said that the reason they were behind on rent was that they had paid 

for repairs in the home and/or that the utilities were too high and left too little for rent. For 

example: “…we asked the landlord to start making repairs to the bathroom. She refused to repair. 

Because we were doing some repairs here and there ourselves, and because the bills were sky 

high because of the lack of energy efficiency of the structure, we started making partial payments. 
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She evicted us because we wouldn’t pay the full rent when she refused to make the property 

livable.”  Another tenant explained: “I had a water leak in the house that they refused to fix. I could 

only afford 600/month because my water bill was so high. I tried to get him to fix it many times 

with no luck.” 

Repeated Summary Ejectment Filings 

Two tenants said that the landlord had filed summary ejectments against them multiple times. 

The mounting late charges and court fees eventually got them too far behind to be able to pay 

current rent due: “Every Time I’m late, which is almost every month, they file the eviction papers 

and I get charged the late fee and the court fee. That’s an extra $200 a month.” Sometimes the 

court allowed for extra time to make up these fees: “I went to court and the property owners 

asked me to pay the rent plus the court cost.  I asked for time to make the payment and the judge 

gave me 30 days.”   

Landlord Issues 

Six of the twenty respondents (30%) indicated issues with the landlord as contributing to the 

eviction. For example, one tenant said: “I was paying some (a portion of) rent every month. Two 

people (the landlord themself and one other who worked for them) were collecting the money so 

one person would tell me one thing and the other something different.  One (the other person) 

kept telling me everything was ok since I was paying something on it every month, and the other 

(the landlord) acted like it wasn’t ok.” Others indicated that there was inconsistency in how the 

landlord would work with them on late rent one month, then choose not to another month: “The 

landlord did try to work with me but one month she stated she just used my security deposit to 

cover that month, but when the next month rolled around she had no recollection of telling me 

that and claimed I was then a month behind. We never could get past that. I told her I was going 

to move out and she filed eviction papers the next day.” Many complained that they lost their 

security deposits: “Even though he had all his money, he kept my $850 security deposit even 

though I left the home very clean.” Other issues included being evicted in order to give the 

property to another tenant: “The landlord stated he was putting me out also because he wanted 
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to give the property to someone else. I had organizations that were willing to help me but they 

were still going to put me out even If I payed them the money so I stopped paying.”  

Other Reasons 

Other reasons for the eviction included a roommate death, leaving the tenant short on the rent: 

“I always paid my rent on time but, but my roommate was not paying his rent. After months of not 

paying his rent, he died. This left all of the back rent unpaid” In another case there was a 

disagreement over the rent as the tenant was under the impression that he would be staying rent-

free while his friend was buying the property. However, the friend did not end up buying and the 

tenant was then left with rent he had not anticipated, moreover there was no written contract. 

Another issue for a tenant was complaints by neighbors over having service dogs. She felt these 

complaints led to her eviction: “I am disabled and have two service dogs. My neighbor at the time 

had two young grandchildren. They enjoyed aggravating my dogs by doing things like ringing the 

doorbell and running away or messing with them through the windows. When they did that it of 

course made the dogs bark more. My neighbor complained about the barking and I was evicted 

for it. I had only been there a short time and my neighbor had lived there for eleven years so they 

went with her.” 

Impact of Evictions 

The literature has shown many negative outcomes for families facing eviction: mental health 

issues, lost earnings, missed school, and long term negative economic outcomes that limit 

economic and social mobility. 

Mental/Emotional Impact 

Nearly all tenants reported some kind of mental or emotional impact (90% or 18 of 20). For 

example, one tenant said it made them feel “Emotional distress. It just makes you feel bummed 

and that not being able to pay is your fault.” Anxiety and depression were common: “It mentally 

disturbed me because it made me homeless. The stress caused me depression and to have to start 

therapy. It was a lot.” Several mentioned treatment or medication as a result of the stress: 

“Emotionally...depression, anxiety, mood disorder...it kept enhancing those issues I already have. 

I had to get a medication increase and start seeing a therapist.”  
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The impact of the mental health issues, caused at least in part by eviction, included lost work and 

difficulty in personal relationships: "Mentally, it put me through a bad depression. My family 

wouldn't help me. I was sleeping on stranger’s couches.  It put me in a very bad place emotionally. 

The depression was so bad it made me physically sick, and barely able to work. I cried all the time 

which strained my relationships with family/friends.”   

Children were also impacted emotionally by the housing instability. One mother said; “Yes, they 

were worried if they would be separated from each other. It caused them a lot of anxiety.” Another 

parent explained: “Yes; it was a little difficult. They didn’t really know. They had a lot of questions. 

They would wonder why we had to move around so much but they also were unhappy about 

where we were living.” One family who became homeless, was spilt up for a time: “Yes, my son 

(adult disabled) and I had to separate because no one would take us together. Since his disability, 

I have always had to take care of him. So, this really affected him and sent him in a downward 

spiral.” The impact was noticed in very young children as well: ““It emotionally affected my 

daughter at two years old. For a long time, she kept asking me where her room was...where it 

went?” The fear of insecurity persists for some children: “My daughter is always fearful of being 

padlocked out of our home when I pay something, even utility bills, late.” 

Impact on Work and School 

Seven out of twenty (35%) indicated impact on their work, school, or children’s school.  Two 

interviewees said they lost clients for their home businesses: “I lost my entire clientele as a hobby 

mechanic because no one knows where I moved to and I don’t have their information. Everybody 

used to just come by the house when they needed work done. So, I have lost that income and had 

to start over.” The other said: “Because I was evicted I wasn’t able to continue my home business. 

I was working for a company called telenetwork and I did tech support for those who had cable 

and internet.”  

Children often missed school as a result of evictions. One mother said: “My kids had to move 

school which caused them both tons of problems. They both lost their friends. My daughter has 

never been the same. Now she stays in trouble most of the time. My son was bullied really bad 



21 
 

when he had to change schools, it was really hard on all of us.” Another parent explained how the 

school found they had moved and may force them to change schools:  

“The kids did have school issues.  Here recently this last school year they did 

find out, because I was still letting them go to their school but, clearly, we didn’t 

live there. So somehow the school found out, I think because other students 

moved into that home, so that’s the only way they could find out. So there was 

that, I had to put in a request form for them to keep going to the same school, 

they approved it for the remainder of this past year but they didn’t approve it for 

this upcoming year. So now, we’re kind of stuck in between I don’t know where 

they’re going to go to school at. So that’s kind of what’s happening now. I’d 

definitely say that does affect them because they didn’t want to move schools 

and I didn’t want them to either.”  

Economic Impact on the Family 

Nine of the twenty respondents had difficulty obtaining decent and affordable housing (45%). 

Interviewees said their credit was impacted: “it affected my credit and it is hard to get an 

apartment…three landlords have turned me away.” For some, the impact has continued even 

when finances have become better: “We even had to leave Greensboro.  Now that I have a job 

and income I can afford a nicer place in a better neighborhood but can't because of the eviction 

on my record.”  Some tenants have had to get co-signers: “Before I got this house (the one she’s 

currently in), I was turned away a few times because of the evictions on my record. I was only able 

to get this house because someone cosigned for me.” The eviction record results in more money 

spent in application fees: “We were turned down a lot. I spent about 200 in application fees before 

we just stopped and started looking for a private owner. They seem to work with you more.” Also, 

the only properties that seem available are smaller management companies and owner/landlords: 

“I have applied for at least three different places and were all turned down because of the recent 

eviction on the record. The only people I can rent from now are slumlords who neglect their 

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

Current Housing Situation 

One year after facing eviction, seven participants (35%) say they are in safe, clean, and affordable 

housing. These individuals are in good neighborhoods and generally like the housing they are in. 

Three (15%) say their housing is okay though it may need modest or minor repairs. Two tenants  
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Condition Narrative 

Good It is really nice. It’s safe and clean. I don’t have to pay for it at the moment but I definitely wouldn’t 
be able to pay for it myself 

Good I moved from the public housing unit when I received my Section 8 voucher. Where I am now is 
safe, clean, and affordable 

Good We found new place on Craigslist. 3 bed/2 bath, one car garage, 1 garage, hardwood floor. Big yard. 
Oh yeah it is clean, safe, and affordable. 

Good Very nice. I live in a townhome that is in a good neighborhood. It is very clean and I can afford it 
okay 

Good I now live in an apartment. It is safe, clean, and affordable 

Good It's fine, if you got money you can stay where you want. 

Good Yes it is safe, clean, and affordable for me now that I have a stable job.” 

Okay It needs modest repairs, but where I am now is above the other places I have been. The landlord 
addresses the concerns but we are scared to bring up issues because of what we have been through 
in requesting repairs 

Okay Only Painting needs to be done. I have reported it and it hasn’t been addressed, Yes it is affordable, 
clean, and a safe neighborhood. 

Okay Sustainable, back living with my fiancé. It took almost a year for us to get another place. I wanted 
to stay in Greensboro but have not been able to come back due to not being able to afford the 
housing 

Not Affordable It is clean, not affordable. Most of my money goes to my rent. All of the income based housing units 
are full. Over 50% of my income goes to my rent. I am still in Greensboro. Although it is not 
affordable for me and I struggle because of it, it is what I have to do to live somewhere nice, safe  
and decent 

Not Affordable It is safe, not as affordable as I would like for my income, but I’m happy with it. Landlord keeps it 
up. Not energy efficient but it’s ok 

Not in own place Still staying with sister. Housing conditions are safe clean and affordable with sister. 

Not in own place Yes, it is safe clean and affordable. Currently living in California. Staying with friends. Has a job 

Not in own place Yes, staying with mother 

Poor Conditions/ 
Not Safe 

There is a Copperhead snake issue directly outside of my apartment. It is especially bad at night. 
They will not address the issue, I am medically supposed to be in a flat due to my asthma. I am not. 
Bathroom sink is dry rotted, they will not fix it even though I have called it in multiple times.” 

Poor Conditions/ 
Not Safe 

The landlord already seems to be pretty neglectful. I have a window that is broke that they just had 
someone come and tape up so the air didn’t come through. I have no screens on any windows so I 
rarely am able to open them. Some of my light switches don’t work at all. They have promised to 
come and fix things but have yet to do it. 

Poor Conditions/ 
Not Safe 

Where I am now I have no fire detectors and the electric box is not up to code. They haven't fixed 
an apartment next door where there was an electrical fire. No maintenance issues are seen about. 
The power was sparks in some places. I must cut off the air conditioner so the stove will work 
without starting a  fire. They have threatened to put me out if calls are made to report code 
violations. The apartments are not insulated. I have almost an $800 electric bill in the winter. 

Poor Conditions/ 
Not Safe 

It should be condemned. I don’t report anything because I know they will put me out if I do. The 
foundation is cracked on both sides, mold, a  leak in the ceiling, the basement floods every time it 
rains good. There is mold in the bathrooms and bad mold in the basement. There are broken 
windows in the basement that have been broken since before I moved in here 

NA No Answer 
Figure 5 - Current Housing Situation 

  



23 
 

(10%) say the place where they are now is not affordable, but is safe and clean. Three (15%) are 

still ‘stacked up’ with family or friends. One participant had no comment about the condition of 

their current housing. Finally, four (20%) feel their housing is in disrepair, unsafe, and/or unclean. 

One of these four said that their situation was untenable, but they had no other options: “The 

landlords are not compassionate about my health situation whatsoever. They could care less. 

They don’t try to work with anybody. They could care less if I live or die due to the issue with the 

home. If I could afford to move I would, but this is my home. We love the neighborhood. My 

living here is unbearable and unenjoyable. I don’t enjoy it here anymore. If I could find another 

three bedroom house I could afford I would go there.”  

Addressing the Issue: Eviction Diversion Project 

We have seen that the volume of evictions in Guilford County is far higher than should be 

expected. This is due in part to the poor market conditions for providing affordable housing and 

the great need for these units. Also, though we have seen that evictions are the result of 

unfortunate economic conditions of the population – underemployment, loss of work, and 

reliance on disability or other forms of assistance. We have also seen that local landlords are not 

incentivized to work with clients to avoid evictions. We have documented Summary Ejectment 

filings being used as a collections tool and to move out old tenants and make way for higher rents. 

Moreover, many face evictions due to substandard conditions and poor property maintenance 

leading to inability to pay full rent because of high utility bills or paying for needed repairs. 

The impact on individuals and families is clear: anxiety, depression, and mental health are 

impacted; families become even more precariously housed or homeless; and a year after facing 

eviction only a third are found to be living in safe, clean, and affordable housing. Eviction also 

impacts the lives of our youngest residents. School performance tends to decrease when students 

are in unstable housing situations. Parents who are working multiple jobs or worrying about 

eviction may not have the time to take an active role in their child’s education. One mother who 

was interviewed by CHCS reported that her daughter became anxious when her mother paid any 

bill late, not just the rent. In another interview, a different mother said that her daughter 

repeatedly asked her “where her room went.”  



24 
 

We have recently begun working with landlords in a Landlord Advisory Group (LAG). We have 

learned from them that evictions cost landlords thousands of dollars. According to our research in 

Greensboro, the average back rent owed to landlords was $998.52. Additionally, landlords must 

pay fees for padlocking doors and other various court fees. After evicting a tenant, landlords often 

lose months of rent as they prepare the unit for the next tenant. One landlord reported losses of 

nearly $4,000 from each eviction. In order to stay afloat, landlords pass these costs to new tenants.  

Our findings have several potential implications for further study and development of an 

intervention. Limited work has already begun with modest support from a Community-Engaged 

Pathways and Partnerships (P2) Grant from UNCG ($16,000) to convene a research group and pay 

for some travel. In our current collaborative effort to address this issue, UNCG Center for Housing 

and Community Studies (CHCS), UNCG Economics Department, UNCG Computer Sciences 

Department, and the UNCG Center for Youth, Family, and Community Studies have been working 

with the Greensboro Housing Coalition, the NC District 18 Courts, local philanthropy, tenants, 

landlords, and Guilford County Government (through our MetroLab6 partnership) to develop a 

pilot program that will divert potential eviction cases from adjudication into mediation and case 

management, keeping tenants in their homes while addressing both landlord and tenant concerns. 

The program is being developed with tenants and landlords as co-Investigators to provide 

emergency financial assistance to avoid evictions due to inability to pay utilities or rent owed in a 

crisis situation, landlord-tenant mediation to defuse situations potentially leading to eviction, and 

landlord and tenant education services to help both parties understand obligations and ensure 

that people remain successfully housed. The program will be monitored and evaluated for cost-

effectiveness and Social Return on Investment (SROI). We will also develop a tenants’ rights 

educational campaign to inform those facing possible evictions of the legal process and their rights 

and responsibilities. In this manner, we hope to begin reducing this high number of evictions in 

our community in the most cost-effective manner while addressing the needs of all involved in the 

process. We are hoping to move to a pre-pilot test of eviction diversion this fall (2018) if support 

can be found for our community partners. 

                                                
6 https://metrolabnetwork.org/  

https://metrolabnetwork.org/
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Appendix A – Interview Script 

Participant Name:_ 

 

Telephone: 

 

Case # : 

 

Date of Case : 

 

Landlord : 

 

 
First Call Date 

 

Second Call Date 

 

Third Call Date 

 

 
 IF No Answer leave a message and call back after 24 hrs.   

 

 
Good Morning/Afternoon/Evening, my name is ___________________. 
I work with the UNCG Center for Housing and Community Studies and we’re conducting a 
confidential study about evictions in Guilford County and how they affect the lives of 
people/families who have experienced them. We received your information from public 
eviction records from May of 2016 and was hoping you would be willing to give us about 10 
minutes of your time in answering some questions about your eviction experience. This 
information will be helpful in developing a program with the Greensboro Housing Coalition to 
assist tenants facing eviction.  Again, your responses will be kept completely confidential and 
your name and private information will in no way be associated with your responses. We will 
only report your responses aggregated with those of others who have faced eviction. 
 
Would you have five minute to answer a few questions now?  
IF NOT Ask for then note a callback time/date here.  
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NOTE THE MAIN GOAL IS TO UNDERSTAND WHY THEY WERE EVICTED AND WHAT IMPACT 
EVICTION HAS HAD ON THEM AND THEIR FAMILIES. YOU MIGHT GET THIS IN THE FIRST 
QUESTION. 
 
1. In your own words, tell me about what happened that led to your landlord filing to evict 

you? Capture as much as your can verbatim, allow them to be as expansive as possible. 
Engage in active listening.  

 

 
PROBE AS NEEDED: 
2. Did you have any financial issue that lead to an inability to pay? If so, please tell me about 

them.  

 

 
3. Have you ever been evicted before? If yes, how many times? 

 

 
 
4. How many people/family lived with you at the time of your eviction? Were any children or 

elderly living with you? 

 

 
5. Did the eviction process affect you mentally, emotionally, or physically?  If so, how? 

 

 
6.  Did the eviction impact your work, school, or social relations? For example, did you miss 

work or school, get fired, lose friend or other relations? 

 

 
7.  If Applicable Did the eviction impact your children? For example, did they miss school, 

change school, experience mental or emotional issues, etc.  
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8.  What was your housing status immediately after you were evicted? Did you experience 
homelessness, did you stay with friends or family, did you stay in a hotel or other short-
term residence or were you able to find a new place to rent? 

 

 
9. Has going through an eviction made it difficult to obtain affordable and decent housing? If 

yes, in what way? 

 

 
10. How would you describe your housing presently? Is where you are staying safe, clean, 

affordable? 

 

 
11. Is there anything else you would like to tell me about your eviction experience? 

 

 
 

 
 


