June 2025

HISTORIC
COURTHOUSE

Fair Rents, Stable Communities:
How Strong Rent Stabilization
Can Help Passaic Thrive

Amee Chew

o INACTION °
.




Photos on pages 2, 5, 7,11, 25 and 26: Tenants
march to demand repairs and reasonable rents,
September 2024. (Make the Road New Jersey)

EXECUTIVE SUMMARY

The City of Passaic, NJ, is at the crossroads of a critical
choice: policymakers can safeguard low-cost housing
stock and protect renters to help our communities
thrive, rather than allowing displacement and
predatory real estate speculation to take deeper hold.

In February 2025, with the mayor’s backing, Passaic
enacted a historic rent stabilization ordinance limiting
rent increases to 6 percent plus a pass-through fee, in
multifamily rentals built before 1978." The additional
fee is set based on municipal tax increases for
landlords, and allows landlords to pass on the cost of
those increases to tenants.

An estimated 9,800 tenant households are now
covered by Passaic’'s new rent stabilization measure.?
Renter households are mostly low-income, and
disproportionately households of color.? Passaic’s rent
stabilization ordinance protects against egregious rent
gouging. However, the limit it places on rent increases
is high compared to local housing market conditions,
and thus, many renters will still face unaffordable
increases. Before the new regulations, median rent in
Passaic increased an average of 4 percent annually
from 2021-23* - well below today’s cap, but even a
4 percent increase has been a great strain to renter
households.

The recent rent stabilization ordinance is an important
step in the right direction. But the City of Passaic must
do more toensure its policy has the most advantageous
impact against displacement, by limiting annual rent
increases to 3 percent and closing loopholes.



We estimate, if stronger rent stabilization only
allowed landlords to increase the rent by a maximum
of 3 percent annually, this would put over $4 million
more back in the pockets of renters each year -
including $3.5 million in the pockets of low-income
households.® What's more, when renters thrive, so do
their communities. Low-income households are more
likely to actually spend added income, feeding money
back into the local economy to generate business
activity, employment, and tax revenue.®

If the City of Passaic strengthens its rent stabilization
ordinance, this has the potential to help protect over
4,000 households from homelessness.” Many, 38
percent, of Passaic’s renter households are extremely
low-income; while 4,560 renter households are
severely cost-burdened, spending the majority of their
income on housing.® These precarious households are
one unexpected emergency away from becoming
unhoused. A lower rent increase cap would more
effectively stabilize the most vulnerable families.
Preventing homelessness is also far more cost-
effective than responding afterwards.

Passaic’s rent stabilization ordinance currently allows
landlords to increase rents without any limit, to
market-rate, when tenants move out. This loophole
incentivizes landlords to evict or push out tenants,
so they can raise the rent without limit. Instead, the
city should adopt vacancy control, which limits rent
increases both within and between tenancies. Vacancy
control is critical for protecting Passaic's communities
from predatory landlords, and for creating longer-
term affordability. Otherwise, with tenant turnover,
stabilized rents will increasingly come to resemble
unfettered, market-rate rents.

Evictions in Passaic County have jumped in recent
years from 2,652 filings in 2021 to 6,745 in 2024.°
Corporate entities, which are known to evict at a higher
rate, have been expanding their holdings in Passaic.®
Most evictions are for non-payment of rent. A lower
rentincrease limit, along with vacancy control, are both
needed to slow the rising displacement and predatory
speculation in Passaic.

Only four other New Jersey municipalities with rent
stabilizationmeasuresallowrentincreasesof 6 percent
or more." Many jurisdictions with rent regulations

set permitted increases far lower, and several limit
increases below the Consumer Price Index (CPI).

Policymakers can more effectively protect Passaic’s
renters - most of whom are already rent-burdened™
- by lowering permitted increases to 3 percent or
the CPI, whichever is lower. Policymakers should
take swift action to further improve Passaic’s rent
stabilization ordinance by also: enacting vacancy
control, ending loopholes like “below market rate”
increases, expanding coverage, and strengthening
infrastructure for oversight and enforcement. The city
should establish processes for tenants to withhold
rent until habitability violations are addressed, provide
a publicly accessible rental registry, and fully staff its
rent stabilization agency.
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Protecting Community from Displacement

“I truly feel a sense of belonging here in Passaic,”
says Edwin, who at age 25 is a lifelong resident
of the city. "I feel safe here.” Edwin shares an
apartment with his mother and grandmother. The
three of them split the rent and other bills. But
as the cost of rent continues to rise, Edwin and
his family have begun to explore more affordable
apartments outside of Passaic, far from transit
and their loved ones.

Passaic's strength is its community. Yet as
rents continue to rise, tenants find themselves
in increasingly perilous conditions, or forced far
away from the communities they call home.



INTRODUCTION

Across the country and in Passaic, NJ, tenants and
unhoused people have been organizing for stronger
rent stabilization and tenant protections, as essential
policies for effectively addressing the affordable
housing crisis. With the COVID-19 pandemic, eviction
moratoriums were vital for keeping families safe,
stable, and housed. However, since the expiration of
those moratoriums, evictions and rents have spiked.®
Rising wealth inequality is fueling unchecked real
estatespeculation. Corporatelandlordsof all sizeshave
continued to expand their holdings, taking advantage
of disasters to rent gouge and displace families. For-
profit investors are turning our homes into investment
vehicles at the expense of residents.™

Rent increases are a leading cause of rising
homelessness.® Nationwide, communities are losing
lower-priced housing to landlords’ rent increases,
faster than subsidized affordable housing can be
built. Corporate landlords, which are known to
systematically hike rents and contribute to price
appreciation, are expanding their reach in New Jersey,
as well.” In Newark, institutional investors have
concentrated purchases of 1-to-4 unit homes in Black
neighborhoods.® These trends threaten to grow in
Passaic, where from 2012 to 2022, the share of 1-to-
4 unit properties owned by corporate investors nearly
tripled.” Today, just six landlords own an estimated
10 percent of rental units in Passaic.?? Corporate
landlords file evictions against tenants at a higher rate
than smaller landlords.? In Passaic County, evictions
have skyrocketed from 2,652 filings in 2021, t0 5,168 in
2022, and 6,745in 2024.%

Photos on pages 7, 10, 23 and 24: Tenants rally in Passaic,
NJ, for fair rent and better conditions, September 2024. Rent stabilization is a proven solution to rising
(Make the Road New Jersey)

homelessness and displacement, that state and local
governments have the power to implement swiftly
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and immediately - despite budget constraints and
a lack of federal funding.? In recent years, housing
justice movements have been making headway
and winning improved rent regulations. In 2020,

Newark implemented a pandemic moratorium
on rent increases;?* in 2023, it expanded its rent A
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The City of Passaic’'s policymakers now have a
historic opportunity to create a strong and effective
rent stabilization policy that will benefit residents for
decades to come. This report outlines the evidence
on rent stabilization’'s benefits, and provides policy

recommendations to strengthen this vital protection in
Passaic.




Terms

Rent Stabilization or Rent Control:

Regulations that limit rent increases in private rental housing, usually by
setting a maximum percentage of rent increase that is allowed each year,
while ensuring that landlords receive a fair return on their investment.
This helps create a predictable schedule for rent increases.

Vacancy Control:

An element of rent stabilization policy that limits rent increases both within
and between tenancies, even when tenants change or move out. This
restricts rent increases regardless of tenant turnover. In contrast, vacancy
decontrol enables landlords to increase the rent without any limit, when
tenants move out. Without vacancy control, landlords are incentivized to
evict tenants or discriminate against longer-term tenants; and over time,
rents in stabilized units come to resemble market rate units.



HOUSING UNAFFORDABILITY
IN PASSAIC, NEW JERSEY

Passaic is the third-largest city in Passaic County,
located at the county’s southeast corner on the banks
of the Passaic River. Passaic County, like other areas
of New Jersey, is a county of extremes: it ranges from
the post-industrial cities of Passaic and Paterson to the
forested hills of West Milford, just twenty miles to the
northwest. The City of Passaic has a median annual
householdincome of $50,893,% but the neighboring City
of Clifton has a median income over 94 percent higher.?
Wayne Township, just 8 miles away, has a median
annual household income of $151,561, almost three
times the median in the City of Passaic.?® Income and
wealth in Passaic County vary not just geographically,
but also racially and ethnically. The homeownership
rate among White households in Passaic County is 74
percent.®In contrast, the rate among Latine households
is a mere 31 percent.*

Passaic is a city of renters: 73 percent of housing units
are rentals, one of the highest rates in the state.®
Passaic’s renter households number about 15,600.%
Latine residents make up a disproportionate number
of renters: 73 percent of Passaic’s population, but
83 percent of renter households, are Latine.?® Most
renter households in Passaic are low-income, and a
striking number are extremely low-income: 19 percent
of Passaic renter households have annual household
incomes of less than $20,000, and an additional 20
percent have annual household incomes between
$20,000 and $35,000.%

Eighty-one percent of Passaic’'s extremely low-
income families are forced to pay unaffordable rent,
meaning they spend over 30 percent of their family
income on rent.¥” In short, many families - especially
the poorest - pay exorbitant portions of their income to
keep a roof over their heads.
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Tenants in Passaic sliffer heglect'even as landlords
profit. (Make the.Road New Jersey)

Despite composing approximately 5 percent of New
Jersey’s population, Passaic County accounted for 7
percent of evictions filed in New Jersey in 2024.% The
eviction rate, the number of eviction filings divided by
the number of renter households, was 8 percent, and
is on track to reach 9 percent in 2025.%° These eviction
filings are, of course, concentrated in the renter-heavy
urban areas of the county. The vast majority of eviction
filings are for alleged nonpayment of rent, particularly
in a state like New Jersey with good-cause eviction.

Rent increases exceed wage growth, so that keeping
up with the rent has become increasingly challenging
- especially for low-income renters for whom rent
makes up a greater portion of the household budget.
Between 2021 and 2023, median rent in the City of
Passaic increased an average of 4 percent annually.*
Average weekly wages in Passaic County grew only
2 percent in total over the same period.* Although
all renters feel the squeeze, the pressure on poorer

renters is even more severe. Tenants paying the lowest
rents experienced larger rent increases than those in
more expensive housing between 2021 and 2023:
lower quartile contract rent increased an average of 7
percent annually in these years.*? At the same time,
since 2000, real wages have actually decreased by
at least 5 percent for the bottom 50th percentile of
Passaic County workers.*

Besidesrising rents, many Passaic renters, particularly
poorer renters, deal with problems with conditions in
their apartments. At least 3,179 low- and moderate-
income households currently live in deficient units,
as defined in New Jersey’s Affordable Housing Law.*
Deficient housing is that which “is over 50 years and
overcrowded, that lacks complete plumbing, or that
lacks complete kitchen facilities.”® The housing stock
in Passaic is old, with 58 percent of rental units dating
from 1939 or earlier.*



Passaic’'s struggles with adequate housing are not
new. In August 1969, the city experienced five nights
of unrest after the eviction of a mother and her eleven
children from a slum apartment in the midst of rapid
rent increases and pervasive poor conditions.”” This
unrest formed part of the impetus for the landlord-
tenant reforms that swept New Jersey in the 1970s.%
Among these reforms was the widespread enactment
of rent control, with 110 municipalities, including
Passaic, implementing rent control ordinances by
1977.%

However, thereal estate industry fought to weaken rent
regulations, and in December 1999, Passaic enacted
permanent vacancy decontrol, dealing a serious blow
toits rent stahilization policy.®® From that date onwards
- until the new rent stabilization ordinance that passed
this year - new tenancies in Passaic have had no rent
control protection.® That is, until recently, only tenants
who lived in their units continuously from before 1999
could be protected by rent regulations.®

Since the 2008 foreclosure crisis, corporate
landlords have increasingly bought up homes and
apartments, particularly in Passaic's Black and Brown
neighborhoods.® An estimated 10 percent of rental
units in the City of Passaic are now owned by six
landlords, and the top twenty landlords own over 20
percent of rental units.®* Concentration of ownership
appears even more extreme for larger apartment
buildings. Focusing on buildings of five units or more,
the largest landlord controls at least 249 units across
15 buildings, an estimated 4 percent of apartment-
building units. The second largest holds 244 units
across just 6 buildings. When it comes to apartment
buildings, the top five landlords control over 17 percent
of apartment units in Passaic.®

Landlords are quick to file for eviction to protect their
speculative investments, especially because the costs
of eviction filings are relatively low.*® As mentioned,
evictionsareincreasing. In Passaic, Make the Road New
Jersey has worked with numerous tenants who faced
eviction for nonpayment of rent, after their landlords
imposed extreme rent increases. At one building,
tenants received notices demanding increases of
as much as 138 percent. These notices arrived in
August 2024, following a mortgage refinancing in
January 2024. In another example, tenants of a local

corporate landlord, which owns at least 65 properties
in Passaic, have faced a variety of issues, including
rent increases of hundreds of dollars, and eviction
filings alleging nonpayment of a single month of rent
several years ago. In the latter case, tenants had to
incur the costs of tracing a money order, the stress of
an eviction case, and risk being blacklisted for future
housing, all because of the landlord’s clerical error.”
When landlords seek increased profits, cut corners,
or expand beyond their capacity to manage their
buildings, tenants suffer the consequences.

Passaic has recently introduced innovative policies
to increase affordable housing supply. The city now
requires new developments of five units or more to
make at least fifteen percent of units affordable.®® But
although inclusionary zoning or affordable housing
set-asides ensure that new development is not solely
market-rate, the volume of new construction is low
relative to what rent control can cover. Passaic has
also amended its zoning code to permit accessory
dwelling units (ADUSs),% which are smaller dwellings
built on the same lot as an existing, primary dwelling.®
This zoning change is coupled with grants to encourage
ADU construction and conversion, with new ADUs to be
subject to a twenty-year deed restriction to maintain
affordability.® These policies are designed to increase
affordable housing supply, but their high affordability
thresholds keep them out of reach of many Passaic
households.®? And unlike rent control, the number of
units affected is very small.

In response to community concerns, the Passaic City
Council recently amended the city's rent stabilization
ordinance, enormously expanding the number of
tenants protected by rent stabilization.®® The mayor
of Passaic, Hector Lora, acknowledged the prevalence
of tenant complaints about exorbitant rent increases
when he introduced the new legislation.®* In January
2025, Passaic adopted rent stabilization measures
limiting rent increases to 8 percent, in multifamily
rentals built before 1978. Soon after, in February
2025, the city amended the ordinance, limiting rent
increases to 6 percent plus a pass-through fee, that
allows municipal property tax increases on landlords
to be passed onto tenants.®® The amended ordinance
also includes a mechanism for allowing greater rent
increases, of up to 20 percent annually, in units renting
at "below-market” rates.%



IMPACTS OF STRENGTHENING
PASSAIC’S RENT STABILIZATION:

WHO BENEFITS?

An estimated 9,800 tenant households,” out of

Passaic's 15,600 total renter households,®® are now
covered by the city’s new rent stabilization policy.*
Renter households are mostly low-income, and
disproportionately households of color. 7

Passaic’s rent stabilization ordinance currently
protects against egregious rent gouging: it sets
maximum permitted rent increases at 6 percent plus
additional pass-through taxes. However, this limit
is on the high-end of rent increases. Before the new
regulations, median rent in Passaic increased an
average of 4 percent annually from 2021-23" - well
below today’s cap of over 6 percent, but already a
great strain to low-income households. If instead,
policymakers lowered permitted rent increases to
beneath 4 percent, this would much more effectively
protect Passaic's renters, most of whom are already
rent-burdened.”

We estimate, if stronger rent stabilization only
allowed landlords to increase the rent by a maximum
of 3 percent annually, this would put over $4 million
more back in the pockets of the city’'s renters each
year - including $3.5 million in the pockets of low-
income households.”

If Passaic strengthens its rent stabilization ordinance,
this has the potential to protect over 4,000 households
from homelessness.” Many, 38 percent, of Passaic’s
renter households are extremely low-income; while
4,560 renter households are severely cost-burdened,
spending the majority of their income on housing.”
These precarious households are one unexpected
emergency away from becoming unhoused.

Evictions in Passaic County have skyrocketed in
recent years.”® Corporate landlords are known to
evict tenants at a higher rate, and based on available
court records, this is apparently the case in Passaic
County, as well.”7 Most evictions are for nonpayment
of rent. Stronger rent stabilization is critical to protect
Passaic’s communities from predatory landlords.
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Stronger Rent Control Is Needed
to Protect Workers

“The majority of what | earn goes to rent,” says U.A.,
who lives in Passaic with his family. “All we ask for

is a fair chance.” The inflation of the last few years,
coupled with stagnant wages, has reduced the quantity
and quality of food that U.A. can provide for his family.
"Before, with 50 dollars | could fill the refrigerator and
feed my children well. Today, the same amount doesn't
even cover the basics.” Strengthening rent control
would provide stability for U.A. and his three children,
and an opportunity to reach beyond the basics once
again.

Stephanie’s family struggles to afford the $1,600

of monthly rent for their 3-bedroom apartment and
over $900 in other monthly bills. Six adults share

the apartment, four of them working to cover their
household'’s needs. Rent is their biggest expense.
Stephanie’'s mother works 10.5-hour days at a hair
salon. Her stepfather works six days a week at a bagel
shop, at minimum wage - $15.49 an hour. Stephanie
and her brother also work, but do not earn enough to
move out.

With everyone chipping in, they are able to save a little
each month, but only by forgoing healthcare and other
needs. Stronger rent control with a 3 percent maximum
rent increase would save her family an additional

$600 annually. Stephanie says: “We would be able to
save this money for an emergency fund, or for regular
check-ups to the doctor, because my mom'’s health is
not good.”

"Stronger rent stabilization would make life here not
only more affordable, but more stable,” she explains.
“Right now, the constant pressure of making ends meet
weighs heavily on me.” With New Jersey’s minimum
wage pegged to increases in the Consumer Price Index,
uncontrolled rents become increasingly unaffordable
for minimum-wage workers.



WHY RENT
STABILIZATION?

Across the country, rent stabilization is a critical and
effective tool that provides tenants and communities
far-reaching benefits. Rent stabilization increases
housing stability and affordability for current
tenants. And this in turn has a positive ripple-effect
on communities, boosting economic well-being and
local economies, health, educational attainment,
environmental sustainahility, and civic engagement.’

Rent stabilization’'s wide and immediate reach makes it
a critical policy for stopping the bleeding - preventing
evictions, homelessness, and displacement - as
longer-term solutions, like increasing our deeply and
permanently affordable housing stock, are more
gradually put in place.

Nationwide, since 2013, we have lost over 2.5 million
lower-priced homes, renting at below $600 per month
- in large part due to landlords’ rent increases.”
Moreover, Tin 4 renter households can only afford rents
in this price bracket.8 Yet we haven’t built enough
affordable housing to make up for this hemorrhage.
In 2025, developers are projected to complete only
78,000 subsidized homes aimed at lower-income
households.®” Rent control is a smart and pragmatic
policy for safe-guarding the currently lower-cost and
affordable housing we do have.

Rent stabilization is also a winning issue with voters,
popular among both renters and homeowners.
National polls consistently find an overwhelming
majority of voters across party affiliation support rent
stabilization: for instance, one 2024 poll found that 78
percent of renters (and 67 percent of homeowners)
were more likely to vote for a candidate who supports
rent stabilization.’? In Passaic, of the city’'s 31943
potential voters, 73 percent are renters.5®
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The Need for Government Regulation
Against Speculation On Our Homes

Rents are not simply set based on supply and
demand.® Rather, our rents are influenced

by a host of factors including the unequal
power relation between landlords and tenants,
profiteering by third-party investors, and
speculation. Today, billionaires are buying up
our homes and holding them vacant, to profit by
flipping properties and treating them as mere
investment vehicles.® Simply increasing supply,
particularly through for-profit developers, is not
the answer - much newly built housing is wildly
unaffordable and would take decades to “trickle
down” in price, if ever.8

Our communities are losing their existing lower-
priced housing stock to landlords’ rent hikes,
faster than they can build subsidized housing to
make up for this loss. Policymakers must use rent
stabilization to preserve the existing lower-cost
housing we do have and keep families in place,
while expanding our deeply affordable housing
stock through not-for-profit development.



Stability and Affordability

Rent stabilization works: studies agree it is effective
at immediately improving housing stability and
affordability for current tenants.

Tenants living in rent-controlled units move less
frequently and are less likely to be forced to move.?
For instance, immediately after Los Angeles adopted
rent control, the share of renters who moved in the last
year decreased by 37 percent. What's more, moving
rates dropped the most for Black and Latine renters.®

Rent stabilization helps people stay in their homes
longer.® In New York City, tenants in rent-regulated
units were three times as likely as those in market-rate
units to have lived in their homes for 20 years or more
(23 percent compared with 7 percent). In Manhattan
they were 10 times as likely to have that length of
tenure (35 percent compared with 3 percent).”

The stability created by rent regulations dispropor-
tionately benefits low-income households, people
of color, seniors, and families with children, who are
most at risk of displacement, forced moves, and their
negative consequences.” Rent stabilization is a main
factor allowing low-income households of color, from
San Francisco to New York City, to continue living in
their gentrifying neighborhoods.?

In cities with rent regulations, median rents in
stabilized units are hundreds of dollars cheaper than
those in unregulated units. Stabilized tenants pay
substantially less than tenants in non-regulated units:
e.g.,$3,650 less peryearinLos Angeles, $6,000in New
York City, over $6,440 in Santa Monica, and $18,000
in high-cost Manhattan.”® Rent stabilization slows
down the growth in rents - so that regulated rents are
as much as 44 to 52 percent less than unregulated,
market-rate units.” The savings are even greater when
stabilized rents are compared to market-rate asking
rents that are advertised for vacant units.

Rent stabilization helps preserve affordability in
gentrifying neighborhoods. During the late 1990s,
rent for unregulated apartments in New York City's
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gentrifying neighborhoods increased by an average of
43 percent—compared to 11 percent for rent stabilized
apartments in these neighborhoods.”

The immediate savings that rent stabilization provides
tenants are critical. Rent stabilization’s predictable
and more affordable rents help protect tenants
against homelessness. In the longer-term, strong rent
stabilization has allowed tenants to afford healthcare
and child-rearing costs, to save for retirement, to plan
for the future - and to make important life choices
for their long-term well-being, such as changing jobs
or careers, going to school while working, choosing
fulfilling but lower-paying work, or starting a small
business.” Rent stabilization can support tenants in
achieving professional and economic mobility, for
instance by completing schooling while working,
or saving for opportunities.” Too often tenants are
caught up simply trying to secure the present. Rent
stabilization provides tenants the financial flexibility
to plan and pursue better futures.

Rent stabilization is most effective, however, when
it is strong: with vacancy control, and permitted
maximum increases below the rate of inflation. In the
1970s, many localities initially adopted rent control
with vacancy control, but in the 1990s, the real estate
industry fought to roll this back through statewide
pre-emptions that imposed vacancy decontrol. Under
vacancy decontrol, landlords can increase rents
without limit when tenants move out.

Numerous studies have tracked the benefits of vacancy
control to renters, and the harms of decontrol.”® For
instance:

In Springfield, New Jersey, rents increased an
average of 56 percent after vacancy decontrol.”

In Santa Monica, with vacancy control, rents for
83 percent of controlled units were affordable to
households that were low, very low, and extremely
low income. But after vacancy decontrol, less than
4 percent of stabilized rental units still remain
affordable to these households.™®



In California, vacancy decontrol contributed to the
displacement of Black renters. Before vacancy
decontrol, the share of Black renters increased in
California cities with strong rent control. But after
vacancy deregulations, the share of Black renters
decreased, as landlords priced out Black tenants.™

Lack of vacancy control is linked to a higher eviction
rate, both since rents are less affordable, and because
landlords are incentivized to push tenants out, so they
can increase the rent without limit.12

An appropriately low rent capis also critical to ensuring
rent stabilization is effective. Capping allowed rent
increases below the rate of inflation better benefits
precarious tenants, generally without hurting the
returns of landlords:

- Landlord costs typically increase at less than the
increase in the Consumer Price Index (CPI); studies
have found that a third to half of landlord costs
were unaffected by inflation. Thus, a rent increase
equal to the CPI generally overcompensates
landlords for their increased costs.™®

A recent study in Minneapolis found that limiting
rent increases to 75 percent of CPlI would
allow returns to landlords comparable to those
of average and median rent increases in the
uncontrolled market. Limiting rentincreases to CPI
plus 3 percent would allow returns comparable to
high-end rentincreases in the existing market; and
arent cap of CPI plus 7 percent would allow profits
far in excess of what landlords actually achieved
at the top of the market."
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Photos on pages 13 and 76%8 and their supportéks
rally for better conditionsiand anend to excessive rent
increases in Passaic, NJ, Septemher 2024.

(Make the Road New Jersey)
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Building Community Resilience

For Victar, high rents are not just an issue for
individual families, but for the community as a
whole. “If parents didn't have to work excessively
just to pay for rent, they could spend more time
with their families and provide the support their
children need,” he says.

Victor has lived in Passaic since age 16. His spouse
is a teacher, but with two breadwinners, they still
spend nearly half of their income on rent. They pay
over $2,400 monthly for a 2-bedroom that is home
to their five children.

Whereas under the current rent stabilization law's
permitted annual rent increase of over 6 percent,
Victor might have to pay nearly $2,000 more

in rent next year, in comparison, stronger rent
stabilization limiting rent increases to 3 percent
would put $900 back in his pocket. “I can put the
money towards college for my kids,” he says.

With rents rising faster than wages, parents are
forced to work more and more hours to keep a
roof over their family’s heads. Rent control helps
keep housing costs in line with income and gives
families the opportunity to plan for the future.

“Rent doesn’t work for people with minimum
wage, it's pretty sad,” says Victor. He loves that
in his neighborhood, “People are outgoing, if you
need something they want to help. That's why |
don’t want to move. I'll miss the community if |
have to move, the food, the culture.”




Reaching Those in Need

Rent stabilization is vital for - and disproportionately
benefits - those most harmed by rising rents
and displacement, including low-income people,
communities of color, seniors, people living with
chronic illness or disability, immigrants, women-
headed households, and families with children.'®

Throughout the country, rent-stabilized households
are majority or disproportionately low-income. In
New Jersey, New York, California, and elsewhere,
people of color disproportionately live in homes or
communities with rent stabilization.’”” Where it exists,
rent stabilization helps keep marginalized communities
of color in place. Immigrants are more likely to rent in
the private market, because they are not eligible for
government housing assistance.”®®

Universal policies like rent stabilization can be more
effective at promoting large-scale social equity
than means-tested policies that are only available
to a small fraction of those in need. Rent control is
accessible to those facing application barriers, and
it effectively reaches people who are barred from
government-subsidized affordable housing, including
many immigrant households."

It is important, however, to note that rent control is
most effective at reaching those most in need when
it is strong, with vacancy control and low permitted
increases (see pages 12-13).
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Caring for Children and Elders

Family circumstances dictate Clariza’s budget.
With an elderly mother and an 18-year-old
daughter in high school, Clariza is solely
responsible for the family’s rent of over $2,000
per month. “For my well-being as well as that of
my daughter,” says Clariza, "I hope that the cost
of living can be lowered.”

Community-Wide Benefits

When renters thrive, they lift up their communities.
Stable, affordable housing offers far-reaching benefits
that ripple across society.

Fighting Speculation on Our Homes. Rent
stabilization helps to counter profiteering and
predatory profit-seeking, such as that by corporate
landlords which target low-income communities
of color for rent hikes and evictions.™ By curbing
bad actors and dampening their expansion in the
real estate market, it helps level the playing field
for landlords, developers, and investors who are
good actors.

+ Community Wealth-Building & Stronger Local
Economies. Rent stabilization supports inclusive
prosperity, redirecting resources back into our
communities rather than to line the pockets of real
estate speculators. When low-income households
gain income, they are more likely than higher-
income households to actually spend these extra
funds - creating local business activity, jobs, and
tax revenues. Rising rents are a major driver of
inflation, particularly for lower-income people;™
rent stabilization helps dampen inflation, in a
manner that helps foster economic and racial
equity.Rentstabilizationallowslow-wage workers,
including those performing undervalued care work,
toremain in higher cost areas and benefit from the
hard-fought gains of increased minimum wage. It
can improve employee retention,™ and help small
businesses remain in operation by keeping their
customer base and workforce in place.™

Healthier People and Communities. Stable,
affordable housing is absolutely critical for
health. A 2018 study of more than 22,000 low-
income renter households in five cities found that,
controlling for other factors, just being behind in
rent was associated with poor caregiver health,
maternal depressive symptoms, and increased
child lifetime hospitalizations.™ National research
has found a 10-point increase in rent burden was
associated with an 8 percent higher risk of death.™
People having trouble paying rent are twice as
likely to take sick days, and their children are at risk
of developmental delays." Rent-burdened families



are also forced to make unhealthy trade-offs, giving
up nutritious food, medicine, and healthcare, in order
to afford rent, and suffering worse health outcomes
as a result.”™ In contrast, when low-income families
pay rents they can afford, they are able to spend
four times as much on healthcare, and 50 percent
more on food, compared to their severely cost-
burdened peers—making them more likely to get
healthcare and necessary medication.™ Eviction is a
public health crisis. Even the threat of displacement
harms health, and the health consequences of forced
moves are long-term.”® Studies have found that
forced moves are linked to nutritional deficiency, low
birthweight and other health challenges for children,
and can be fatal for seniors and those with disability
or chronic illness.” Homelessness catastrophically
erodes health and increases mortality,”? and rent
increases are a key driver of homelessness.'?

Improved Educational Outcomes. Housing stability
increases school attendance and promotes
educational attainment. Children who move
frequently have more absences, lower likelihood of
finishing school, lower test scores, and educational
delays.” With every move, a student loses an
estimated three to six months of education, resulting
in delayed literacy and skills™ Rent stabilization
also helps teachers who are increasingly underpaid
and rent-burdened to continue in their profession.
A national survey found one in four former teachers
would consider returning to teaching if offered
housing incentives.'?

Climate-friendly Development & Disaster Response
Without Displacement. Strong rent regulations
are necessary for preventing displacement after
disasters, when landlords and speculative investors
have taken advantage of the lack of housing to price
gouge. Rent stabilization also helps prevent costs of
green upgrades from burdening renters, by ensuring
landlords pay their fair share.”” Anti-displacement
policies like rent stabilization are needed to realize
the equity and environmental benefits of transit-
oriented development. Low-income households
use transit more than wealthier households,
so when transit-rich areas gentrify and low-
income households are replaced by higher income
households, transit ridership decreases and car
usage increases.” Displaced low-income workers
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often commute longer distances, typically by car,
because they are still tied to jobs and services in the
urban centers from which they were displaced.™

Civic Engagement & Inclusive Democracy. Stable,
affordable housing allows renters additional time
and resources to participate politically, volunteer,
and give back to their communities. A study in Atlanta
found that gentrification is linked to decreased voter
turnout among historically disenfranchised groups.™?
A national study in 2023 also links evictions to
decreased voting.® Rent stabilization fosters
more resilient communities of color, by helping
anchor these communities in place, thus guarding
their political representation, cultural and civic
institutions, and small businesses. And rent control
helps communities develop stronger social safety
nets, as renters put down long-term roots. When
renters can stay in their homes, they deepen social
ties with their neighbors and local communities,
deepening networks with nearby friends who can
help with healthcare, childcare, or other needs.

P
Healthy Futures

Rosa has been a resident of Passaic for over twenty
years. She works full-time making minimum wage, and
the stress of making next month’s rent dominates her
life: “I live with constant stress, to the point that many
nights | can't sleep.”

She wishes she could provide more support for her
children studying at college, and extracurricular
activities for her younger daughter, but there simply isn't
room in her household budget. Rosa says controlling
rent costs would allow her to support her children and
provide them the opportunities they deserve. With a

3 percent limit on rent increases, she would be able

to save several hundred dollars extra a year for her
children’s college fund: "Rent stabilization is important
because | would have that peace of mind, to save
money for my younger children to have access to higher
education someday.”



Policy Advantages: Speed,
Scale & Cost-Effectiveness

As a policy, rent stabilization has practical advantages.
Its speed and scale are unrivaled by other policy
options: it has the ability to swiftly impact the majority
of low-income renters.”® It has tremendous reach
because it governs private rental housing. Therefore,
ensuring rent stabilization is strong and without
loopholes, is particularly important to fulfill its power
to have a broad positive impact.

As mentioned, Passaic’'s rent stabilization ordinance
covers as many as 9,800 households. In contrast,
Passaic has just 384 units of public housing and 952
units of subsidized affordable housing.®® If Passaic
expanded its rent-stabilization to cover single-
family rentals and all duplexes, this would protect an
estimated 2,600 more households.™

Rent control is also cost-effective. In many localities,
rent stabilization is administered by rent boards that
are fully or largely financially self-sufficient. In Santa
Monica and Berkeley, for example, rent boards do not
draw from cities’ general funds, but cover all operating
costs from fees set yearly to match projected

expenses. Santa Monica raised its rent board budget
of over $5 million in 2018 by charging landlords a
monthly registration fee of $16.50 per unit; the board
has 25 full-time staff to ensure implementation and
enforcement, overseeing over 27,000 units.™ In the
short-term, rent boards may have limited startup
costs. Other affordable housing policies - such as
vouchers, construction, and rehabilitation of deeply
affordable housing - are also direly needed, but far
more expensive than rent control. By preserving
affordability on a widespread basis, rent stabilization
helps local governments stretch limited funds for
subsidized housing much further.

The costs of preventing homelessness through
policies like rent stabilization far outweighs the cost
of homelessness to city budgets. The cost of leaving
a person out on the street is over $35,000 per year—
money that is largely spent on publicly funded crisis
services such as emergency medical treatment.” The
Urban Institute estimated that housing insecurity and
eviction costs cities millions annually in homeless
services, unpaid utilities, and more.™

Helping Passaic Thrive

Stephanie has lived in Passaic for twenty years, since age
two. “l grew up with a community that is very diverse,”
she reflects, “but you see a lot of comman faces everyday.
That familiarity of people brings a feeling you're at home,
that this is your community. All these people you talk to
and engage with frequently, having these places to go

to - restaurants, schools, parks... It's a good community. It
would be challenging trying to leave a community you've
grown up in, just because housing isn't affordable. The
solution isn't about going somewhere else, but staying and
making it a more livable place.”

She adds, “Sometimes there's a negative reputation,

it's a bad environment here or dangerous - but those
things come about when there’s a lack of support for the
community.” Rent stabilization is a safety net that helps
nurture the community’s resilience to stressors.



b
The Truth About Rent Stabhilization

Rent stabilization’s main purposes are to stabilize rent, combat rampant
speculation in the rental market, and help decrease the power imbalance between
landlords and tenants. Rent stabilization is also the subject of much public debate,
which often has not focused on its direct benefits to tenants, or its effectiveness
in stabilizing rents. The real estate industry has invested millions of dollars into
misinformation campaigns and fear-mongering to malign rent stabilization.’®

We address misconceptions here. Scholars and economists have called for an
evidence-based approach, to better understand rent stabilization’s real-world
impacts.”®

Rent stabilization...

Does not decrease construction. In general, other factors—including overall
market conditions and zoning—have far more influence over new housing
supply than the presence of rent regulations.”® Multiple studies of rent control
across the country have found no discernible impact on construction rates.™
Moreover, New Jersey's state-wide law exempts buildings built in the last 30
years from rent stabilization, and so new construction is not impacted.

Is not the chief cause of rentsincreasing in unregulated units, and can even be
protective against such increases. In Massachusetts (before it was abolished),
California, and New Jersey, rent control either slightly increased affordability
in non-controlled units or slowed growth in median rent overall.? One study
of rent controlin San Francisco found that landlords converting their buildings
to condos or otherwise removing them from the rental stock led to a decline
in supply and an increase in rents—suggesting that the problem is not rent
control itself but loopholes that need to be closed."®

Effectively reaches low-income and marginalized tenants. Rent stabilization
disproportionately benefits those most harmed by rising rents and
displacement, including low-income people, communities of color, seniors,
people living with chronic illness or disability, immigrants, women-headed
households, and families with children.® In cities where it exists, rent
stabilization is the largest source of housing for low-income people - housing
more low-income families than public and subsidized housing combined.

Allows landlords fair returns on their investments. Rather than causing
landlords undue hardship, even strong rent controls allow landlords fair
profits. Scenario modeling of rental housing in Minneapolis over a 10-year
investment horizon found that rent caps at and even below the Consumer
Price Index would have allowed industry-standard returns on investment.'s

17



Strengthening Passaic’s

Rent Stabilization:
Policy Recommendations

Passaic's 2025 rent stabilization ordinance is a historic step to
protect renters, since the city’s rollback of rent control in 1999.
However, Passaic's current rent regulations can be strengthened
further. In light of this report’s findings, policymakers should:

Lower permitted increases to 3% or the CPI, whichever is lower

Rent stabilization policies should set the maximum allowed increase to a
rate lower than inflation, or the Consumer Price Index (CPI), to best protect
tenants. Doing so would not necessarily hurt returns to most landlords (see
page 17). Due to high inflation, some jurisdictions using a CPl-based cap
have amended their formula to include a maximum cap that applies whenever
CPl is too high. Rising rents are a major driver of inflation, and slowing rent
increases to below CPI would help dampen inflation.

| N

Passaic still permits an annual rentincrease rate - 6 percent, plus fees
for taxes on landlords - which is on the extreme high end, compared
to rent stabilization ordinances in New Jersey and throughout the U.S.
Only four other New Jersey municipalities with rent stabilization allow
rent increases of 6 percent or more." Instead, most pin permitted
increases to the CPI or inflation, often with a maximum cap that kicks
in when inflation is too high."” Passaic's previous rent stabilization law
limits increases to CPI.® New York City limits annual rent increases to
2.75 percent in units with 1-year leases; and recognizing that inflation
is skyrocketing, Los Angeles limits rent increases to 60 percent of CPI
or 3 percent, whichever is less.™

Wage growth in Passaic County is far lower than 6 percent per year.™
Thus, Passaic's large permitted increase guarantees that housing
will remain unaffordable to working families, enabling displacement.
Instead, Passaic should lower the maximum permitted rent increase to
3 percent annually, or a portion of the CPI, whichever is less.
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E( Require vacancy control

Rent stabilization must include vacancy control, to be effective at maintain-
ing housing affordability and stability in the longer-term. Vacancy control
means that limits on rent increases apply both within and between tenan-
cies, even when tenants move out. Without vacancy control, landlords may
raise the rent to market rate or without any limit, when tenants move out.
Landlords are incentivized to harass and evict tenants, and to discriminate
against longer-term tenants, so they can raise the rent without limit. Without
vacancy control, rents in stabilized units increasingly resemble market-rate
rents over time."!

| N

Passaic allows unlimited rent increases whenever tenants move out.
Passaic should instead adopt vacancy control, to limit rent increases
both between and within tenancies.

Data from New Jersey and California shows that vacancy control is
vital to keeping low-income renters housed and protecting communi-
ties of color like those in Passaic from displacement (see pages 12-13).
Cities throughout New Jersey, like Newark and Union City, as well as
New York City, Montgomery and Prince George’s Counties in Maryland,
and Portland, Maine, have vacancy control.

M Remove “Below Market Rate” increases

Rent stabilization should not allow higher rent increases on lower-rent
units. This especially hurts the lowest-income tenants who can least afford
these. Rent stabilization should also avoid loopholes including that allow
deregulation, and should minimize pass-through of capital improvements,
property taxes, or utility costs to tenants.

| N

Passaic’s new ordinance contains a loophole allowing increases of up
to 20 percent annually, for units deemed below the “Low HOME Rent
Limit.” This allows landlords to target the poorest, most low-income
tenants for the highest rent increases.

The “"Low HOME Rent Limit” is set based on median incomes for all
of Bergen and Passaic Counties, but this geography, as a whole, is
far more affluent than the City of Passaic.”? As a result, the “Low
HOME Rent Limit" creates an artificially high, mis-matched rent
floor when applied to Passaic. On top of this, the “Low HOME Rent
Limit” is designed to be affordable to families whose incomes are
50 percent of AMI; and hence, it is by definition unaffordable to
poorer and extremely low-income households.
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Passaic's existing lower-rent and more affordable units are not
actually "below market rate”: since the vast majority of the cities’
units fell out of rent control after 1999, current rents are already
market rents.

Rather, this loophole allows landlords to drastically increase rents
in existing low-rent and affordable housing, towards an inflated
benchmark set based on rents in more affluent areas. It enables
the gentrification and displacement of the most vulnerable, low-
income households - the very families whom rent stabilization
should most protect.

Landlords can claim this loophole and seek a 20 percent rent
increase if they demonstrate a lack of health or code violations.
However, this in itself does nothing to improve habitability while
keeping tenants in place. Also, landlords should not require the
“incentive” of rentincreases, to uphold basic habitability standards.
Rather, the city must enforce habitability as a given.

Passaic must remove the loophole for “below market rate” increases,
to ensure rent stabilization reaches the low-income tenants whom it
should most protect.

Ij Cover More Properties

Rent stabilization should aim to cover as much of the rental stock as possible.
Many traditional exemptions no longer reflect the current conditions of our
housing market, and should be updated accordingly.

Nationally, renters in two-to-four-unit buildings have the lowest median
household income, with Black and Brown tenants renting 44 percent of
these units;™ exempting these smaller apartments from rent stabilization
has a disproportionately harmful impact on low-income renters and renters
of color. Single-family rentals are also a growing part of housing stock,
increasingly owned by corporate landlords that evict and rent gouge tenants
at a high rate.®™ In 2023, Newark's rent stabilization covered 70 percent of
units, and it expanded its rent regulations further to include single-family
homes.™s

Subsidized housing, unfortunately, has become increasingly beholden to
for-profit investors and landlords who fail to keep it deeply affordable for
residents. In Antioch, CA, tenants in subsidized housing under the Low-
Income Housing Tax Credit (LIHTC) program won rent control. In LIHTC
housing, for-profit investors receive government tax breaks, in order to invest
in building housing with temporary affordability requirements. However, the
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affordability requirements for LIHTC rents set these based on area median
income (AMI); as a larger area gentrifies, LIHTC rents are allowed to increase,
even if low-income tenants’ actual incomes do not keep up. Rent stabilization
has proven necessary for subsidized housing residents because LIHTC rents
based on AMI were increasing at a rate they could not actually afford.™¢

“New construction” exemptions are a misnomer, as over time, the buildings
exempted are decades old and no longer new housing stock. Moreover, this
exemption may largely be unnecessary, as studies show rent stabilization
does not dampen housing production. Multifamily underwriting standards
typically assume that rent will grow only 3 percent annually — well within the
allowed rent increases of many rent control policies.”” The burden of proving
financial hardship and petitioning for a new construction exemption should
be on landlords, rather than assumed. Exemptions of new construction are
also discriminatory against people with disabilities, because most accessible
housing is newer.®® In Portland, ME, voters passed a rent cap of 70 percent of
CPI'in 2020, with no new construction exemption, and the city continues to
have a thriving development ecosystem.™

| N

Passaic exempts all single-family homes and owner-occupied
duplexes. But as many as 15 percent of rental properties may be single-
family rentals (SFRs), and roughly 45 percent might be duplexes, many
of which could be misclassified as owner-occupied. If Passaic covered
all rental units in duplexes, approximately 3,300 more homes would be
stahilized.'®

Passaic exempts properties built after 1978 - thus exempting all
buildings less than 47 years old. Approximately 14 percent of all
residential units are built after 1978.¥" What's more, Passaic's
exemption for newer buildings is in excess of New Jersey's state-
wide law, which preemptively exempts buildings under 30 years old.
If Passaic simply aligned its exemption for newer buildings with New
Jersey's state-wide law, this would cover an additional 8 percent of
all residential units, approximately 1,500 more homes.*? Covering all
rental properties, or adopting a rolling date for new construction, better
protects tenants and ensures rent stabilization remains effective long-
term.
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Ij Ensure Habitability Without Displacement

Rent stabhilization should work hand-in-hand with well-designed code
enforcement policies which compel landlords to maintain safe and habitable
housing, while keeping current tenants in place. Rent stabilization policy can
serve as a vehicle for improving habitability, when it includes infrastructure
that allows tenants to make individual or collective complaints, and to seek
rent decreases for health and safety violations.s®

Tenants should have the right to withhold rent for habitability violations, and
if code violations are brought before a rent control board, evictions should be
barred. Rent stabilization should include escrow provisions that allow tenants
to contest rent increases and withhold rent without retaliation. Tenants must
be protected against landlord retaliation for making complaints, withholding
rentuntilrepairs are made, organizing, or otherwise asserting their rights under
the law. New Jersey provides state-wide just cause eviction protections,’*
as well as some protections against harassment,® and these can be further
enhanced locally.'é¢

h

Passaic’s ordinance currently does not include remedies for tenants
facing health and safety violations, such as the option to withhold rent
or seek compensation. Instead, it should provide strong protections for
tenants who suffer habitability violations or withhold rent due to these.
Passaic should also create a clear and accessible process for tenants
to seek remedy, and withhold or decrease rent payments when faced
with such violations.

Strengthen Tenant-Centered Implementation, Oversight, & Enforcement

The strongest implementation of rent control requires a coordinated
infrastructure of institutions for accountability, enforcement, public
education, and transparency. Rent control boards should be designed to
allow for effective oversight and tenant leadership. Publicly accessible rental
registries, particularly those that track beneficial ownership, rents, fees,
turnover, and eviction, are also critical for transparency and enforcement.

In Berkeley, CA, the Rent Control Board is elected and includes tenant
leaders. The Board conducts and publishes a regular survey of tenants
in rent-stabilized housing, that provides detailed demographic data,
information on rents, and evidence of vacancy decontrol's harmful
impacts.'’
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In New York City, rent regulation laws require survey data collection and
publication about every three years, offering an important picture of
policy areas for improvement.'s®

In Santa Monica, CA, an elected Rent Board is compensated $75 per
meeting, and oversees implementation, holds hearings, and files lawsuits
against landlords. Small per unit fees paid by landlords and tenants
fund a Rent Control Agency (RCA) with a staff of 25, which maintains a
registry of all rent-controlled units, pursues delinquent registration fees,
publishes annual reports, and runs a Rent Control Office (RCO). The RCO
answers questions from landlords and tenants, publishes a newsletter
mailed twice a year to tenants, and conducts outreach. A Public Rights
Division (PRD) under the City Attorney takes tenant complaints and
can initiate legal action against a landlord on behalf of the city. Code
enforcement officers are trained on tenant harassment protections and
can issue citations that may become part of a PRD lawsuit™*

h

Passaic’s ordinance creates anappointed Rent Leveling Board, but more
robust infrastructure is needed for implementation, accountability,
and effective enforcement. The city should set clear guidelines on rent
decreases and relief for tenants who experience habitability violations
or service cuts. To improve transparency and implementation, other
municipalities have created rental registries that track beneficial
ownership; as well as rent control agencies staffed through a per unit
fee on landlords and tenants, to conduct public education, monitoring,
and enforcement. City attorneys can file lawsuits against violating
landlords on behalf of the public, and code inspection processes can
support such lawsuits.
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CONCLUSION

The economic well-being and health of Passaic
depends on the well-being of its renters and
low-income residents. Policymakers have
the opportunity to collaborate with residents,
tenant groups, and unhoused organizations to
strengthen Passaic’s rent stabilization policy
and close loopholes.

The stakes are sweeping, and so is the upside:
stronger rent stabilization will immediately
benefit thousands of renter households in
Passaic, putting millions of dollars back into
these families’ pockets and boosting our
communities’ resilience.

To complement rent-stabilization, the City of
Passaicmustalsostrengthencodeenforcement,
mechanisms for enforcing rent stabilization, and
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community education on tenant rights. It should
pass tenant protections such as right to counsel,
and a tenant and community opportunity to
purchase act (TOPA/CQOPA)." The city must
take steps to protect tenants from all forms
of harassment and discrimination, including
retaliatory eviction filings, discriminatory
threats of immigration enforcement, and source
of income discrimination. In the longer-run,
the city can explore means of expanding its
subsidized affordable housing stock, including
through the use of acquisitions and conversions
through TOPA/COPA, tax foreclosures, or
code enforcement; public land banking; and
financing affordable housing trust funds
through progressive taxation or taxes on vacant
properties.



APPENDIX: METHODOLOGY

Methodology for Estimating Rent-Stabilized
Households, Savings to Stabilized Tenants,
Ownership Concentration, and Other
Property Analysis

Property assessment records were downloaded from
the Passaic County tax data portal in May 2025, and
processed in OpenRefine to extract unit counts where
available. We inferred owner occupancy based on
whether the property address and owner’s mailing
address matched.

For the wuniverse of rental units, we examined
class 2 (residential properties of 1-4 units), class
4C (apartments of 5 or more units), and class 4A
(commercial properties with apartment units)
buildings in the property assessment data. To estimate
total rental units, we counted units in these classes,
except for owner-occupied units. For estimates of
single-family rentals, we counted 1-units that are not
owner-occupied.

To estimate the number of rent-stabilized households,
we counted residential units in properties built before
1978, except for 1-unit residences (single-family homes
and condos), and owner-occupied duplexes.

To calculate aggregate savings to stabilized tenants,
we took the difference between a 6 percent versus 3
percent annual rent increase, applied to the median
monthly rent ($1,230 in 2023 for the City of Passaic
according to 1-year ACS data), to first calculate annual
savings per household. We then multiplied by the
estimated number of stabilized households, tocalculate
aggregate annual savings. To calculate savings to low-
income stabilized tenants, we multiplied the former
aggregate savings by 80 percent, the proportion of
renters households in the City of Passaic who are low-
income, according to CHAS data for 2017-2021.

To analyze ownership, we used owner mailing address
to infer when properties have the same owner. With
the unit data that was available, we created a ranking
of landlords with the most rental units.

Eviction Data

A sample of eviction filings between January and May
2025 was cross-referenced against county tax records,
property records, and eviction filings to identify corporate

landlords among the plaintiffs

Data.census.gov Place Data

Data was obtained from data.census.gov for Passaic,
New Jersey, using the website's built-in advanced search
filters. This data comes from the 2023 5-year ACS
estimates.

CHAS City-Level Data

City-level CHAS (Comprehensive Housing Affordability
Strategy) data for 2017-2021 was acquired using the
CHAS Query Tool on the US HUD website. The datais from
the “Income by Cost Burden (Renters Only)” table.

Tenants march to demand repairs and reasonable rents,
September 2024. (Make the Road New Jersey)



https://www.taxdatahub.com/63c530ebf420705a76375c34/Passaic
https://www.taxdatahub.com/63c530ebf420705a76375c34/Passaic
https://records.passaiccountynj.org/press/Clerk/clerkhome.aspx?op=search
https://www.njcourts.gov/public/find-a-case/civil-case-public-access
http://data.census.gov
http://CHAS Query Tool
http://Data.census.gov
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ENDNOTES

City of Passaic, ORDINANCE AMENDING CHAPTER 231 "RENT CONTROL" TO CHAPTER 231 RENT STABILIZATION", AMENDING SECTION 8 AND ADDING SECTION 23
RENT STABILIZATION OF 2025" OF THE CITY OF PASSAIC CODE, Pub. L. No. 2474-24 (2025), https://www.cityofpassaic.com/DocumentCenter/View/10273/2474-
24-Rent-Leveling-Board-; City of Passaic, ORDINANCE AMENDING CHAPTER 231 “RENT STABILIZATION" OF THE CITY OF PASSAIC CODE, Pub. L. No. 2476-25
(2025), https://www.cityofpassaic.com/DocumentCenter/View/10288/Rent-Stabilization-Ordinance-Update-2476-25-PDF; City of Passaic. Chapter 231. Rent
Stabilization (1986). https://ecode360.com/print/PA1001?guid=8638096.

Based on analysis of 2025 property assessment data, counting residential properties built before 1978, excluding single-family homes and owner-occupied duplex-

es. See Appendix for more information on methodology.

https://www.census.gov/quickfacts/fact/table/passaiccitynewjersey/POP815223; https://data.census.gov/table/ACSDT1Y2023.825003I?q=ten-
ure+race+and+ethnicity&g=160XX00US3456550; Lauren Nolan, Passaic County Rental Housing Profile (New Brunswick, NJ: Ralph W. Voorhees Center for Civic
Engagement, Sept. 2024), 11, 15, https://rwv.rutgers.edu/wp-content/uploads/2025/01/Passaic-County-Rental-Housing-Profile-FINAL.pdf.

Based an Census data for median “contract rent,” which is the agreed on monthly rent not including utilities or other payments. https://censusreporter.org/top-
ics/housing/; https://data.census.gov/table/ACSDT1Y2023.825058?q=B25058:+Median+Contract+Rent+(Dollars)&g=160XX00US3456550; https://data.cen-
sus.gov/table/ACSDT1Y2022.B25058?q=B25058:+Median+Contract+Rent+(Dollars)&g=160XX00US3456550; https://data.census.gov/table/ACSDT1Y2021.
B250587q=B25058:+Median+Contract+Rent+(Dollars)&g=160XX00US3456550.

Based on taking the difference between a 6 percent versus 3 percent annual rent increase, applied to the median monthly rent ($1,230 in 2023 for the City of Pas-

saic according to 1-year ACS data), in order to calculate annual savings per household. We then multiplied by estimated number of stabilized households, to calcu-
late aggregate annual savings. For savings to low-income households, we multiplied aggregate savings to tenants by 80 percent, the proportion of renters house-
holds in the City of Passaic who are low-income, according to CHAS data for 2017-2021. See Appendix for more information on methodology.

E.g., Jonathan Fisher et al., “Estimating the Marginal Propensity to Consume Using the Distributions of Income, Consumption, and Wealth” (Washington Center for
Equitable Growth, April 19, 2018), https://equitablegrowth.org/working-papers/marginal-propensity-consume/.

According to CHAS (Comprehensive Housing Affordability Strategy) data, in 2021, 4,020 renter househalds in the City of Passaic were both extremely low-income
and severely rent-burdened, spending the majority of their income on housing. See Appendix for more information on methodology.

According to city-level CHAS (Comprehensive Housing Affordability Strategy) data for 2017-2021.

Unigue Eviction Filings by Vicinage, 2021-2025 (Calendar Year), N.J. Dep't of Cmty. Affs., Off. of Eviction Prevention (Apr. 24, 2025) (on file with authors).

See notes 19-21.
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NorthJersey.com (Jan. 3, 2025), https://www.northjersey.com/story/news/passaic/passaic-city/2025/01/03/city-of-passaic-reveals-plan-to-stabilize-rental-
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RENT STABILIZATION OF 2025" OF THE CITY OF PASSAIC CODE, Pub. L. No. 2474-24 (2025), https://www.cityofpassaic.com/DocumentCenter/View/10273/2474-
24-Rent-Leveling-Board-; City of Passaic, ORDINANCE AMENDING CHAPTER 231 "RENT STABILIZATION" OF THE CITY OF PASSAIC CODE, Pub. L. No. 2476-25
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es. See Appendix for more information on methodology.
2023 1-year American Community Survey, https://data.census.gov/table/ACSDT1Y2023.825011?q=renter+households&g=160XX00US3456550.
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Seenote 3.
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Unigue Eviction Filings by Vicinage, 2021-2025 (Calendar Year), N.J. Dep't of Cmty. Affs., Off. of Eviction Prevention (Apr. 24, 2025) (on file with authors).

See also note 21. Our analysis of available court docket records for Passaic County landlord-tenant cases filed between January to early May 2025, obtained from
the New Jersey Courts. Eviction records are not easily accessible or abtainable, and those available were a fraction of eviction filings.
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default/files/reports/files/Harvard_JCHS_Americas_Rental_Housing_2024.pdf.
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