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Introduction

Evictions are concentrated among people with complex support needs and
research has shown that about one quarter of those evicted may become homeless
(Kenna et al., 2016). At the same time, facts and figures regarding housing margin-
alization processes are sparse. This has resulted in rather limited knowledge of the
dynamics behind housing exclusion and inclusion. The lack is particularly acute
when it comes to longitudinal studies focusing on the processes that precede and
follow from evictions (e.g. job loss, marital dissolution, and homelessness). In this
article, we put evictions in Sweden in a judicial and social context and present a
database covering all judicial processes registered by the Swedish Enforcement
Authority (Bailiff) that involved evictions or threats of eviction during 2009 to 2012.
These data have been linked to several administrative registers, including informa-
tion about household income, unemployment, iliness, etc. during 1990 to 2014,
The information makes it possible to describe social and health processes that
precede or follow a threat of eviction. Information concerning a control group
consisting of a 10% representative sample of the Swedish adult (16+) population in
2012 is also included.

While Sweden was not hit particularly hard by the financial crisis of 2008, other
developments in Swedish society in general and on the housing market in particular
are of interest. Affordable housing is unavailable to many (especially the young and
in urban regions), over-crowdedness is an increasing problem, and policies have in
recent years encouraged the public rental sector to have a more business-like
approach (Hedman, 2008). Distributional inequalities in health and income are on
the rise. Unemployment has remained high since the employment crisis in the
1990s (Palme et al., 2002) and several welfare state policy domains have witnessed
continued erosion (Fritzell and Lundberg, 2007; Ferrarini et al., 2012; Bdckman and
Nelson, 2017). In 2015, Sweden also received almost 163000 refugees that have to
be housed during the coming years.

We begin this article with a brief discussion of evictions as a social phenomenon
as well as the different forms and formal stages of the legal eviction process in
Sweden. Thereafter, we describe the Swedish housing market and its dynamics
within a broader framework of housing market organization. Based on the new
database, the paper continues with an overview of characteristics of individuals
and households threatened by eviction and actually evicted. Lastly, directions for
further research within and beyond the current research project are discussed.

7 With permission from the Stockholm Regional Research Ethics Committee (2014/24-31/5).
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Evictions and severe housing problems in modern welfare states

Access to stable, safe and decent housing is a crucial factor in human well-being,
health and sense of belonging (O’Mahony, 2006). An eviction, the loss of one’s
home, is one of the most severe sanctions one can be subjected to under civil law
(Desmond, 2012; Stenberg and Kjellbom, 2013; Kenna et al., 2016). Evictions are
manifestations of conflicts between property owners and residents or between
lenders and indebted home-owners. These conflicts concern two widely accepted
rights — the civil right to private ownership and the social right to housing (Marshall,
1963; Stenberg et al., 2011). How these competing interests are balanced in the
legal system varies across time and place. Two important factors are the relative
power of landlords and tenants and the structure of the housing market (supply and
demand, the relative proportions of owner-occupied, rental, social housing, etc.).
Due to the dual character of housing problems as both social and judicial issues,
both the social welfare offices and the judicial systems are usually involved in
eviction processes. The judicial system is called in to deal with claims regarding
breach of contract, and to guarantee the civil rights of landlords and tenants. The
social welfare services are typically involved in tenants’ basic need of housing.

Given the essential importance of a home, the proportionality of the sanction
(eviction) in relation to the failure (breach of contract) can be disputed. Many evicted
become homeless or resort to unsafe and substandard housing, and are thereby
in practice denied access to social citizenship (Somerville, 1998). In cases of
eviction, the widely-accepted norm that one should fulfil duties of payment and
uphold the contractual obligations of a lease is probably the most important reason
why this relatively severe sanction upholds its legitimacy in different political
systems and across time.

Most modern welfare states accept the social costs of the eviction sanction by
offering various inclusionary countermeasures to the victims of an eviction process.
But the scope and content of these countermeasures often depend on the distinc-
tion between “deserving” and “undeserving”. An interesting dilemma are children
living with “irresponsible” parents where social welfare services often consider it
necessary to pay the debt in order to save children from homelessness (Stenberg
et al., 2010). People threatened by eviction are typically weak actors: many do not
apply for assistance and are unable to enforce their rights by themselves?.

2 Previous research has indicated that the legal possibility to appeal an eviction is probably
underused. In a randomized experiment from the U.S., low-income tenants provided with legal
counsel were much less likely to have an order of eviction against them and more likely to benefit
from stipulations requiring rent abatement or repairs to their apartment, compared to pro se
counterparts (Frankel et al., 2001). Another under-utilized measure is the possibility for the social
welfare services to intervene towards the later stages of the eviction process, for example, by
taking on the lease from tenants with rental arrears.
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Laws and Legal Processes

An eviction of a tenant is in Sweden based on a decision made by the Bailiff in a
summary proceeding, a decision by a regional rent tribunal, or a judgement from a
district court. For indebted homeowners, the basis is a protocol of a judicial fore-
closure of real estate. Few foreclosures end with evictions as most homeowners
move before a public auction is enforced. Therefore, we will in the following only
describe eviction processes involving tenants.

The most important steps in the eviction process, which are the same for private
and public landlords, are 1) the notice to quit, 2) the court procedure, and 3) the
actual enforcement. This process is similar in most countries, but varies substan-
tially in duration across nations. The legal process in case of rent arrears is swift in
Sweden compared to many other countries (Djankov et al., 2003; Kenna et al.,
2016), but the legal protection of tenants’ leases is comparatively strong (for details
see Baath, 2015, p.55).

All leases (with exemption of subletting) are unlimited in time. Landlords can only
terminate a lease with valid cause, typically rent arrears or extreme anti-social
behaviour. Tenants can prolong a contract indefinitely and have the right to
terminate a lease at any time with three months’ notice. A landlord can only refuse
to prolong a lease if there is a valid cause, such as repairs or renovations requiring
the property to be vacated. In this instance, the landlord is usually required to
provide alternative accommodation. Also, if the landlord wants to sell the property,
tenants’ right to residency is retained and present tenants are thus “included in the
bid”. In other countries, for example in England, fixed-term contracts are rather
common and landlords do not need a reason for terminating the contract (Kenna
et al., 2016).

Notice to quit and summary proceedings

The judicial procedure may follow one of two routes. The first and most common
is the summary proceeding. If the tenant is more than one week late with the rental
payment the tenant’s right to tenure is forfeited and the landlord is entitled to
terminate the lease. In this case, a notice to quit should be sent out one week after
the rent is due. However, there is no obligation for the landlord to terminate a lease
due torent arrears. The landlord can postpone a termination for an unlimited period
of time. In most cases the landlord reminds the tenant two weeks after the rent is
due. If the rent is not paid when the following month’s rent is due, a notice to quit
is sent out (Konsumentverket, 2011). The possibility of giving a notice to quit as early
as one week after the rent is due is the shortest period in Europe. For example, in
Greece it is two weeks, in the UK privately rented sector one month and in social
housing two months. In Germany it is two months (more than one month at two
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payments), and in France three months (where housing benefit is paid to the
landlord) (Kenna et al., 2016). After the tenant has been notified of the notice to quit
a three week long “regaining period” commences during which the tenant can
regain the right to tenure by paying the debt. If the tenant fails to pay the debt the
right to tenure is forfeited. Many countries have similar arrangements, but the length
of the regaining periods varies substantially. Denmark recently extended the period
from three days to two weeks, and in Germany the period was some years ago
extended from one to two months after the initiation of court proceedings (Kenna
et al., 2016).

When a notice to quit has been served the landlord is obliged to inform the municipal
social welfare board. Similar obligations for landlords to inform housing/social and
welfare/child protection agencies also exists in several other European countries
(see Kenna et al., 2016). This information may, however, have very different effects.
In Sweden the social welfare board may during the “regaining period” notify the
landlord in writing that it will assume responsibility for payment of the rent. This
decision, based on a standard means test, will stop the process (SFS 1970: 994).
In other European countries, the responses to the information varies substantially.
For example, in Austria local authorities have no obligation to ensure preventive
measures, in Belgium the authority is obliged to investigate how it can support the
household, and in Denmark the social authorities must act on the information when
there are children or people in need of support in the household. Similar obligations
can be found in Estonia (Kenna et al., 2016).

After the regaining period the Bailiff may provide a ruling according to summary
proceeding regulations. The tenant may contest the summary proceeding at any
stage from application to ruling. If so, the case is transferred to a district court.

Rent tribunals

The second type of judicial procedure is a proceeding in a rent tribunal. The landlord
will then apply to terminate the lease. This is a much more time-consuming process
as the landlord must wait three months between the notice to quit and the date the
tenant must leave the dwelling. An advantage for the landlord is, however, that the
tenant cannot regain tenancy by paying the rent during a three-week regaining
period. This process is mostly practiced in cases of repeated delayed rent
payments, illegal subletting, and tenants’ antisocial behaviour. According to a
recent amendment (July 1, 2014), the social welfare board must be informed in
these cases as well.
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The eviction

The third step in a typical eviction process is the actual enforcement of an eviction.
If the tenant has not moved out in due time, an eviction may be enforced in three
different ways. The most common is that the Bailiff changes the lock to the dwelling
and removes the tenant’s name from the door or entrance. The dwelling is then
redefined as a place of storage. The landlord is now responsible for the evictee’s
belongings. The second strategy is to conduct a stepwise eviction. Also in this case,
the lock is changed and the name removed, but two to seven days later the Bailiff
returns to empty the dwelling. The third eviction method is perhaps what most people
associate with an eviction, namely that the dwelling is emptied immediately and all
belongings moved to a storage, for which the evictee must pay. The belongings are
kept for three months during which the evictee can collect them. After three months
they can be disposed of (except particularly valuable or personal items). The evictee
may also empty the storage him- or herself during the three-month period.

The relatively landlord-friendly eviction process in Sweden does, however, include
obligatory preventive measures. For example, the social services must be notified
when a legal eviction process is started, and they are commissioned to work preven-
tively against evictions. However, the social services do not have judicial means to
stop evictions and are not in general obliged to help households with rental arrears,
not even when the households include children (Stenberg and Kjellbom, 2013).

To receive assistance from the social services towards rental arrears, tenants must
apply and be found eligible. Although many households are in fact eligible for
support, few households facing eviction actually apply for housing allowances
(Flyghed, 2000). Another possibility for these households is that the social services
take over the rental contract, thereby preventing the eviction. This option is only
rarely taken into effect by the social welfare services. Whether, and to what degree,
the social services intervene in the eviction process (economically or otherwise)
depends on an overall assessment of the tenant’s needs, behaviour and actions,
as well as future prospects.

Evictions or forced move-outs?

As mentioned, the most common judicial procedure in Sweden involves a decision
by the Bailiff based on a summary proceeding which ends a tenant’s right to
residency. The decision can be used by the property owner (creditor) in an applica-
tion for the enforcement of an eviction, i.e. the last step of the eviction process. If
the executive department of the Bailiff finds that there are legal grounds for the
eviction, the tenant is asked to leave the dwelling on a specific day.
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About 6% of all applications for a summary proceeding are not executed (see
Figure 1) and the fate of these people is basically unknown. One explanation is
that many tenants manage to regain their leases. Another is that many tenants
move without being formally evicted to avoid the stigma of an eviction which only
reduces their chances of a new lease. Statistics on executed evictions thus tend
to grossly underestimate forced move-outs. The eviction process resembles “a
leaky funnel” where the number of applications for eviction is much higher than
the number of executed evictions.

According to Kjellbom (2013), it is possible to distinguish between three types of
forced move-outs. The distinction between the categories is based on the degree
of threat or force used to make the tenant move. Informally forced move-outs
include cases where the tenant accepts the landlord’s termination of the lease.
Formally forced move-outs take place when there is a legal decision requiring the
tenant to move, to which the tenant obliges. In both situations the tenant can leave
the dwelling during the process without opposing the decision and the legal
grounds for the termination of the lease will never be tried. This pattern can be
observed also in other European countries (Kenna et al., 2016). For instance, in
Finland every year between 2010 and 2013 more than 2000 households had left
their homes before the Bailiff could execute an eviction (Kenna et al., 2016). There
is no knowledge about how many people are affected, where they move, who they
are or what impact it has on homeless rates. The last category consists of executed
evictions. This may not necessarily be by force. It is the Bailiff’s duty at this point
to ensure that the tenant leaves the dwelling.

Housing Market Marginalization Dynamics

It can be hypothesized that levels and patterns of housing exclusion are influenced
by how the housing market is organized and how the housing stock is structured
(Ball and Harloe, 1992; Kemeny, 1995). The balance between for-profit and non-
profit principles and available forms of tenure produce different entry and exit
dynamics as well as varying selection of residents into tenure types.

The Swedish housing market has been characterized as an integrated rental system,
where non-profit rental sector actors (state, local actors) compete on the same terms
as the for-profit rental sector. Integrated rental systems tend to have comparatively
large proportions of rented dwellings, a more positively selected group of home-
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owners and a broader population of tenants®. On a societal level, they also reduce
housing costs for low-income groups and the prevalence of housing deprivation
(Borg, 2015; DeWilde, 2015). Private landlords have been forced to adjust rent levels
to match those of the non-profit sector, leading to below-market rents in the system
as a whole (Kemeny, 1995). The Swedish housing market has in recent years become
more market-oriented. In 2011, the Public Housing Companies Act was replaced by
the Public Municipal Housing Companies Act. The implication was that public
housing companies were to operate according to business-like principles. Rents are
set in local negotiations between landlords and tenant organizations, and private
landlords do not need to adjust their rents according to public housing rents. The
negotiations are still strongly connected to the utility value (bruksvarde) of the
dwelling, and disagreements may be settled by a Rent Tribunal.

Keeping the public rental sector in the same market as the private can be a market
interference that changes the competition; low-income tenants compete for
acceptable standard housing on the same market as everyone else but are “given
better odds”. This differs from the means-tested, selective principles associated
with so-called social housing. However, when housing in general and affordable
housing in particular is under-supplied, the pressure on low-income tenants and
prospective tenants may be quite harsh in integrated rental systems. When housing
demand is strong, landlords are likely to give less leeway to tenants with rent
arrears, lower incomes (i.e. lower security) making housing market entry difficult for
newcomers as well as re-enterers.

The present Swedish housing market is characterized by an acute housing shortage,
low mobility and a suboptimal use of dwellings (Boverket, 2014). This development
can be largely explained by rising incomes among high and middle income earners,
low mortgage costs and population growth. Consequently, vulnerable groups have
slim chances of acquiring a rental lease or buying property for that matter, espe-
cially in the urban regions. As a result, there are few “evictionable” persons in the
system. A lease is a prerequisite for a formal eviction and, hence, homeless people
cannot be evicted. This is reflected in Sweden’s low eviction rate and relatively high
rate of homelessness (Socialstyrelsen, 2012; Kronofogden, 2015). A similar obser-
vation has been made in research on evictions based on European sample data

3 According to this typology another prevalent rental system in affluent societies is a dualist rental
system (Kemeny, 1995). It has a tightly controlled state-regulated rental sector targeted at the
poor, often referred to as social housing, organized separately and not competing with the profit
rental sector. Its objective is to create accommodation for groups not able to participate in the
general housing market.
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(EU-SILC) including households in “regular” housing; people who became homeless
after an eviction were much less likely to be included in the interview sample (Kenna
et al. 2016).

The DEVS-Database

The DEVS-database (Dynamics of Evictions in Sweden) is based on data from the
Swedish Bailiff and contains all events in summary proceedings (from application to
ruling) between January 2009 and August 2012, and all stages in the execution
process (from application to eviction) between January 2009 and March 2012. The
database includes approximately 120000 cases of summary proceedings of which
113000 are unique case-IDs. Moreover, the database includes information concerning
roughly 28000 applications for eviction and around 8000 executed evictions.

The database is restricted to residents in Sweden (as defined by having a personal
identification number). Cases that did not concern dwellings are excluded (typically
closing down electricity or water, or evictions from garages and storages) or did not
concern long term residents in Sweden (typically visiting students). In addition, we
have excluded judicial eviction processes aimed at organizations, usually local social
welfare offices (subletting dwellings to clients) or enterprises. The database also
includes a 10% representative sample of the Swedish adult population (age 16+) in
2012, excluding those found in eviction data, as a point of reference (n = 770000).

Data from the Bailiff were linked with administrative registers from Swedish authori-
ties, enabling us to add information about other household members (wives/
husbands/children). For individuals aged 30 or below (N = 20000), we collected
information about their parents. The comprised DEVS-database therefore contains
a total of 3200000 individuals.

Apart from the original data from the Bailiff, information was collected from the
following registers: Statistics Sweden’s longitudinal integration database for health
insurance and labour market studies (LISA, 1990-2013), Statistics Sweden’s
geography and domestic residential mobility database (1990-2013), the Swedish
National Council for Crime Prevention’s data on criminal convictions (1990-2013),
student registers from the Swedish National Agency for Education (1987/88-2013)
and the National Board of Health and Welfare’s medical prescription (2005-2015),
patient (2001-2014) and cause-of-death (1991-2014) registers. We also gathered
information from the National Board of Institutional care on compulsory care for
young people with psychosocial problems and adults with substance abuse
(2000-2014). Finally, the database also includes background information from
Statistics of Sweden such as country of birth and sex.
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The DEVS-databases includes cases which end before the eviction and where
tenants have avoided eviction (either by moving beforehand or regaining their lease)
as well as cases that carry through the whole legal process and end in an executed
eviction. In this context, the “leaky funnel” metaphor seems to be a rather valid
description of the eviction process in Sweden; of all applications for summary
proceedings 19% carry over to applications for evictions and approximately 6% are
actually enforced. For about 13% of the applications for execution of an eviction
we have no other information than where the ruling was made (summary proceed-
ings prior to January 2009, rent tribunals, or district courts). We return to the flow
of cases in summary proceedings below.

Description of Applications and Landlords’ Claims

Of the applications for summary proceedings registered from 2009 to 2012, the
majority (60%) concern individuals who appear more than once. It is not unusual
that a single eviction event, concerning the same dwelling, renders several applica-
tions due to the “back-and-forth” character of the process. Applications could be
returned by the Bailiff to the plaintiff due to minor administrative errors, or withdrawn
applications repeated due to broken agreements of debtors. A small proportion of
the applications (14%) concern more than one individual, so-called “shared cases”.
These are most often cases where two parties share a rental lease.

Table 1. Characteristics of Cases in the Eviction Process. Percentages

Applications for Applications for Executed evictions
summary proceeding enforcement of
eviction
Time period Jan 2009 - Aug 2012 | Jan 2009 — Mar 2012 | Jan 2009 — Mar 2012
Tenure form
-rented 92 93 92
-owner-occupied 6 6 5
-student 1 0.2 0.2
-special lease 1 0.3 0.4
-N/A 1 1 2
Reasons given by the landlord
-rent arrears 98 97 95
-anti-social behaviour 1 1 2
-other; N/A 1 2 3
Total N (cases) 119966 26591 7733

"of which 23121 are found in the summary proceeding files.
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Although risk factors for evictions in Europe are related to various economic, social
and individual factors (Kenna et al., 2016), research has shown that the majority of
applications for summary proceedings, in Sweden as in Europe at large, are due to
unpaid rents (Kenna et al., 2016). Another common reason is repeated late
payments, suspected also to be used by landlords to evict undesired tenants. The
objectivity of repeated late payments make this an easier way to succeed with an
application for eviction compared to the higher threshold for evidence concerning
undesirable conduct. This is reflected in Table 1 where 98% of cases in summary
proceedings and 95% of the evictions are caused by rental arrears. Thus, the
landlord states deviant behaviour as the ground for terminating the lease in a very
small proportion of cases.

Tenure may affect the opportunity structures for residents and over 90% of the
cases in the DEVS-database concern rented housing, while 5 to 6% concern
owner-occupied housing (see Table 1).

Figure 1. The Flow of Cases from Summary Proceedings to Enforcement 2009.

No verdict
19926 (62%)
Applications for Verdict, no application

summary proceedings 2009 for enforcer;nent Not evicted
N (cases) = 32054 5569 (17%) 4707 (712%)

Verdict, application Evicted

— for enforcement 1799 (27%
6559 (20%) @7%)
N/A
53 (1%)

In order to follow the flow of cases through the various phases, we selected all
applications for summary proceedings during the first year in our observation
period, i.e. 2009. The outcome of these cases is illustrated in Figure 1. The 62%
that receive no verdict in the summary proceeding are, for example, cases where
there was some formal error in the application or where the lease was regained
during the three-week regaining period. In the 17% of applications with a verdict
but where an enforcement application was not made, the lease was most likely
regained or the social services took over the contract. It is also possible that the
debtors abandoned the dwelling to avoid an executed eviction. Of around 32000
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applications for a summary proceeding, 20% lead to an application for enforce-
ment, and of these cases only 27% result in enforced evictions. Thus, approxi-
mately 5% of the summary proceedings end with an executed eviction*.

A Description of Households Facing Severe Housing Problems

From previous research, we know that individuals and households threatened by
eviction make up a highly-selected group facing social and economic hardship.
Important risk factors are, for example, mental iliness, behavioural problems, and
weak social ties (Edgar, 2009). In this section, we are for the first time in Sweden
able to describe the socioeconomic situation and health of people threatened by
eviction, providing unique national information about a group of persons at the
margins of the housing market®.

Table 2 provides an overview of the situation at three stages of the eviction process:
1) at the last occurrence of an application for summary proceeding, 2) at the time
of first application for eviction enforcement, and 3) at the time of actual eviction.

Men are clearly overrepresented in the group facing severe housing problems, and
this gender imbalance increases as the eviction process passes through the three
judicial stages. The overrepresentation of men is partly due to the fact that they are
more frequently leaseholders. The increased imbalance throughout the eviction
process is harder to explain, but to the fact that men are less likely to be single
parents and as shown in the table, the prevalence of families with children decreases
across the eviction process. Furthermore, single men are subject to stricter means-
testing in relation to social assistance benefits (Holmlund, 2009).

Despite the overall reduction of risk across the eviction process, the proportion of
single parents is higher among the evicted compared to their proportion in the
population as a whole. Married/cohabiting parents, on the other hand, are under-
represented among the evicted. In total, two fifths of the applications for eviction
concern households with children under the age of 18. The proportion declines as
the legal process moves towards enforced evictions, which probably reflects a
greater engagement from the social services. Nonetheless, it is worth pointing out
that more than one fourth of the evicted households include children.

4 Note that of the total number of application for enforcement 10-15% come from district courts
and rent tribunals (Table 1).

5 Similar reports are available in Denmark (Christensen and Nielsen, 2009; Host et al., 2012;
Christensen et al., 2015) and Norway (Holm and Astrup, 2009).
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Table 2. Descriptive Statistics for the Reference Population and for the Population
at Different Stages of the Eviction Process 2009-2012. Percentages and means.

Applications for | Applications for Evicted' Reference pop.
summary enforcement of 2012
proceedings’ eviction®

Men 56.1 59.3 66.7 49.3
Women 43.9 40.7 33.3 50.7
Family type:
Married/cohab. no children 4.2 3.5 3.1 23.0
Married/cohab. with children 18.4 16.4 10.9 32.2
Single parent household 21.4 21.6 15.8 7.9
Single household. no children 56.0 58.5 70.3 36.6
Mean age 40.2 41.3 41.4 50.5
Type of Municipality:
Metropolitan 17.4 14.3 18.2 17.8
Suburban 11.2 10.1 10.9 15.3
Large cities 33.1 32.6 29.5 27.7
Commuter municipality 5.7 6.4 5.9 6.4
Sparsely populated 2.2 2.5 2.1 3.1
Manufacturing municipality 6.0 7.4 6.6 6.2
Other, > 25000 inhab. 15.2 15.7 16.7 13.6
Other, 15-25000 inhab. 6.9 8.2 7.4 7.0
Other, < 15000 inhab. 2.2 2.9 2.6 2.8
Country/region of birth:
Sweden 66.5 71.2 70.7 85.0
Other Nordic 1.5 1.5 1.7 1.0
Other West 4.0 4.0 4.2 2.8
Other Europe" 5.0 4.4 3.7 2.5
Middle East 9.0 6.9 6.9 3.3
Other' 13.9 12.0 12.7 5.4
Educational level:
Lower secondary; n/a 35.2 36.4 39.0 20.8
Upper secondary 49.9 52.6 50.4 45.4
Tertiary 14.9 10.9 10.5 33.8
No labour market income 38.2 42.6 51.3 14.6
Equiv. disp. household inc." 122541 117143 104202 206875
No. of years with Social Assistance"i:
0 42.4 32.4 31.1 92.6
1 15.7 18.5 18.5 2.6
2 12.1 141 13.5 1.5
3 9.9 12.0 12.1 1.0
4 8.4 10.0 10.6 .8
5 11.6 12.9 14.2 1.4
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Applications for | Applications for Evicted' Reference pop.
summary enforcement of 2012
proceedings' eviction’

Criminal conviction *:
0 57.5 50.6 42.0 86.3
1 17.8 18.9 18.4 8.7
2+ 24.7 30.5 39.6 4.9
Mean no. hospital stays*:
All diagnoses 1.1 1.1 1.1 1.4
Psych. Diagnoses 0.7 0.8 1.2 0.2
N 70124 22642 7170 706017

" Refers to registration year of the first application.

i Refers to last registration year for enforcement.

i EU-25, other Western Europe, Australia, Canada, New Zealand, USA.

» Former Soviet Union European part, Romania, Bulgaria, Balkan except Greece.

v Sub-Saharan Africa, Latin America and Asia except the Middle East.

“'In active ages: 25-54.

Vi SEK. Including negative incomes. Equalized for household size where first adult=1; second adult=0.51;
additional adults=0.6; first child (0-19) =0.52; additional children (0-19) =0.42.

Vit Any means tested social assistance receipt in the year within 5 years from reference year.
*Since 1990.

* Within 10 years from reference year.

Single person households dominate the group exposed to actual eviction.
Persons above age 65 make up only a small proportion, and the proportion of
young adults (age 18-24) varies between 10-14%. This age structure is reflected
by the lower mean age among those in the eviction process as compared to that
of the reference population.

A few comparable studies show similar results from other countries (Kenna et al.,
2016). In, Finland, for example, single person households constitute 71% of the
evictees, in Denmark 63% (court cases) and 57% in Germany. Single parent house-
holds constituted 25% of all households with a notice to quit in France, and 19% of
all court cases and 14% of the evicted in Denmark. In Germany and Finland multi-
person households were more often evicted than single parents. In most European
countries two-parent households seem to be underrepresented compared to their
share of the population, and couples without children constitute a rather small share
of households threatened by eviction. As in Sweden, the percentage of single mothers
and parents with children in Denmark drops significantly from the court to actual
eviction, this is also likely to reflect a higher probability of receiving help from the
social authorities. The overwhelming majority of adults involved in the eviction
process were between 25 and 65 years old and people over 65 made up a very small
proportion in European countries for which statistics were available.
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There are only small differences with regard to municipality type among those in
the eviction process and the population as a whole. Nor does municipality type
seem to discriminate much with regard to selection inside the eviction process.

People born outside Sweden are more likely to end up in an eviction process as
compared to native Swedes. The highest surplus risk is found for immigrants from
the Middle East and those in the “other” category. However, within the eviction
process the pattern is virtually the opposite. Here the prevalence of native Swedes
increases across the process, whereas for immigrant groups it declines or remains
fairly stable. Foreign-born individuals are also overrepresented in other European
studies, and their share seems to decrease from court to eviction. For example, in
Denmark foreign-born constitute 7% of the population, but 23% of those threat-
ened by eviction and 19% of the evicted (Kenna et al., 2016). As immigrants generally
have lower incomes and generally run a higher risk of unemployment, their over-
representation is expected. It is more difficult to understand why the risk decreases
from the summary proceeding to the eviction. One could speculate that to a higher
degree than natives they move before an eviction is executed, because they
interpret a notice to quit as an order to move. It is also possible that foreign-born
families in the eviction process more often have children and thus are more likely
to receive help from social authorities.

People with basic compulsory education (9 years) or less make up around a third
of cases in the eviction process. The corresponding proportion in the population
as a whole is only one fifth. Moreover, the proportion of individuals at this educa-
tional level increases slightly as the eviction process proceeds, whereas the
proportion of people with education at the tertiary level decreases. As compared
to the population as a whole there is a clear correlation between educational level
and eviction risk, implying that the lower the educational level the higher the risk for
ending up in an eviction process. Education level is, then, of some importance
within the eviction process, but it is most important in terms of selection into the
process. Economic resources and educational level are strongly correlated, but
education may also reflect a greater awareness of laws and rights.

The three factors indicating aspects of income maintenance - proportion with no
labour market income, disposable income and means-tested social assistance
benefit receipt — all point in the expected direction. Of those facing actual eviction
more than half had no labour market income and their disposable income was
nearly half of that of the reference population. In the population as a whole less than
8% had received social assistance benefits within the previous five years, whereas
the corresponding figure for the evicted was nearly 70%. For all these factors we
observe the expected negative gradient across the eviction process.
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In the reference population about 14% had been convicted for crime since 1990,
whereas among those threatened by eviction just over 40% had been convicted
and among evicted as many as 58%. This “criminal” gradient is even more
pronounced if we only look at those with two or more convictions, where the risk is
over eight times as high among the evicted as compared to the reference popula-
tion. Despite this high surplus risk eviction does not seem to trigger crime (Flyghed,
2000). Criminal activity is high both before and after the eviction. However, incar-
ceration may cause evictions as inmates fail to fulfil their obligations as tenants
when serving their sentences. Besides unpaid rents, unacceptable behaviour is a
more frequent cause for eviction in this group (Nilsson and Tham, 1999).

Finally, perhaps somewhat surprising, the reference population were more likely to
have been hospitalized compared to the study group. This observation is, however,
largely attributable to the ten year mean age difference between the two groups.®
As could be expected, the prevalence of psychiatric diagnoses in the two groups
differs substantially; persons in the study group were more likely to have been
hospitalized with a psychiatric diagnosis than the reference population. Prevalence
rates also vary within the study group where psychiatric diagnoses are most
commonly found among persons in the last stage of the eviction process. In the
first published empirical study from this project, Rojas & Stenberg (2015) found that
those who had lost their legal right to their dwellings and for whom the landlord had
applied for the eviction to be executed were approximately four times more likely
to commit suicide than those who had not been exposed to this experience
(OR=4.42), even after controlling for several demographic, socioeconomic and
mental health conditions prior to the date of the judicial decision. Mental health
problems affect the probability of being subjected to an eviction process in the first
place, but these findings suggest that the prospect of losing one’s home is a
traumatic experience which may have an independent impact on the individual’s
psychological well-being.

Evictees do not constitute a social group in the same sense as, for example,
substance abusers, prisoners, and people in institutional care or homeless persons.
An evictee is basically defined by their present status in a judicial/formal process
and not by their social status or welfare problems per se — and in that way the group
is more transient than the other examples. Nonetheless, the status as an evictee is
associated with great risks of exclusion and disadvantage.

It is important to bear in mind that our results describe selection processes at
different stages rather than an assessment of how experiences of an eviction
process affects individuals. It is reasonable to assume that cases that disappear

6 When we restrict the analysis to the age group 20-40 we found no differences between the
groups (not shown).
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throughout the process largely represent tenants who have managed to regain their
lease by themselves or with the help of the social services. Potentially, tenants who
regain their lease or move before being evicted have greater resources or social
relations to aid them in finding new housing arrangements compared to those who
stay until they are vacated. It has, however, not been possible to test this hypothesis
until now due to absence of relevant data. In order to increase our understanding
of the causal links in the eviction process, individuals must be followed longitudi-
nally. Such research questions and appropriate methodology are readily applicable
to the data provided by this project and are likely to lead to important new insights
for policy and practice.

Conclusion

Severe housing problems, evictions and homelessness have been rising in Europe in
the wake of the financial crisis in 2008-2009. Increasing rates of poverty and unem-
ployment have heightened the general risk of homelessness. Budgetary consolida-
tions have diminished welfare states’ capacity to alleviate and prevent evictions and
other forms of severe housing problems. Households struggling with mortgages or
rent arrears, high energy and utility bills and over-indebtedness face the greatest risks
for eviction or repossession. Instability in the banking sector has added to the
problem. The crisis has led to a sharp increase in evictions and repossessions in
several EU member states and more people are now exposed to longer periods of
homelessness than before the financial crisis (Busch-Geertsema et al., 2014).

In this paper we have presented results from a Swedish database constructed for
the purpose of increasing knowledge about housing marginalization processes. A
first aim in this research project was to provide a fuller description of the eviction
process. A second was to explore how evictions and eviction processes are linked
to other aspects of social exclusion and the extent to which evictions and threats
thereof contribute to other forms of social or health problems.

The database enables us to follow individuals from the start of the summary
proceeding to an eventual executed eviction. Almost all of the cases in our study
were caused by rent arrears — only 1-2% by some form of anti-social behaviour.
These proportions do not change over the course of the process. Only a minority
of the cases end up as executed evictions. Of all 32 000 applications for a summary
proceeding in 2009, only 37% lead to a verdict, and of all verdicts, less than half
were used to apply for an execution of the eviction order. Finally, of all applications
for enforcement of executions, 27% actually took place. Through further analyses
of these data we hope to increase our knowledge about the causes of this “leaky
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funnel” -process. Two main hypotheses are that some households simply regain
their lease by paying the rent arrear, and that others simply move in order to avoid
an executed eviction. At present our knowledge about this process is scarce.

Although this paper is only a description of households involved in the eviction
process, it is obvious that these people suffer from severe social marginalization and
that the process from applications of summary proceedings to actual evictions
involves a strong negative selection of individuals, with an increasing level of margin-
alization. In the general adult population in Sweden almost 15% do not have any
labour market income, whereas among households where the landlord has applied
for a summary proceeding the corresponding rate was 38%, and among those
actually evicted more than half of the households lacked labour market income. Less
than 8% of the Swedish population received means-tested social assistance during
a period of five years before the eviction year. Among households threatened by an
application of a summary proceeding the rate was 58% receiving social assistance
benefits and 69% among the evicted. The same pattern prevails regarding criminal
convictions and number of hospital stays related to mental health disorders.

An opposite trend appears for single-parent households where the share decreases
from summary proceeding to eviction. This could be caused by a more generous
provision of means-tested benefits and greater societal support to such families. Single
parents are more likely to be defined as deserving poor, compared to, for example,
single males which are the dominant types of households in eviction processes.

Research on persons who have actually been evicted has typically found an accu-
mulation of problems, where the eviction itself may represent an additional trauma/
crisis. Housing market vulnerability and the risk of exclusion are mainly effects of
poverty, which, in turn, is strongly related to a person’s position on the labour
market. Partly as a result of the dismantling of a comprehensive social protection
system - traditionally a trademark of the Swedish welfare state — relative poverty
rates have been on the rise for several decades. Since the unemployment crisis of
the early 1990s the Swedish labour market has tightened significantly as well,
where new entrants, particularly youth and immigrants, have great difficulty finding
permanent employment. How these long term societal trends have affected the link
between poverty, precarious employment, access to housing — and evictions - is
not possible to explore with DEVS data, but data from the limited time span
presented in this study suggest that such links are evident. However, these obser-
vations may of course merely reflect selection of vulnerable individuals and we
would therefore like to point out the need to investigate the reciprocity of housing
problems and problems in other important spheres. Potentially, severe housing
problems can also be “triggers” in processes of marginalization and ill health or at
least obstacles towards social inclusion. Largely due to the lack of longitudinal data
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this aspect of housing marginalization is mostly overlooked in current research.
Therefore, the second aim of this research project is to study housing marginaliza-
tion processes longitudinally.

In summary, we believe that the database presented in this article will provide
empirical foundation for ground-breaking research into the dynamics at the margins
of housing markets. In terms of both exclusion and reestablishment on the housing
market, the database can help shed new insights regarding the role of wanting
resources, prevalence and importance of various risk factors, and the typical as
well as atypical courses of events. This new knowledge can be used to investigate
links between marginalization processes in different social arenas or processes
such as the labour market, family life, or poverty.
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