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This study takes as its starting point developments regarding 
evictions and forced (foreclosure) sales in recent years and looks at 
the following themes: 

  Investigate developments in the rate of evictions and forced 
sales in 2008 

  Type, scope and quality of data related to evictions and 
forced sales 

  Investigate who is evicted and who is affected by forced 
sales  

  Investigate the causes of evictions and forced sales 

  Investigate the pre and post eviction/forced sale situation of 
different categories of households  

  Pre and post eviction/forced sale situation in light of 
available mechanisms 
 

The study of evictions is based mainly on a qualitative approach, 
with interviews with senior figures within the eviction process; the 
study of forced sales is based mainly on an analysis of register data.  

The study has a four-part structure. The first part introduces the 
research questions and explains the methodological approaches. 
This is followed by two distinct analyses of evictions and forced 
sales. The concluding part presents the characteristic features of 
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evictions and forced sales and summarises the biggest challenges to 
reducing prevalence.  

Changes in the rate of evictions and forced sales in 2008 

The number of eviction applications and enforced evictions was 
lower in 2008 than 2007; this however followed particularly strong 
rise in 2007 relative to the previous year. Inspecting the figures 
more closely, the main part of the growth is shown to be in the 
number of eviction applications, though actual evictions did rise in 
some of the major cities. Oslo, Trondheim and Tromsø thus saw 
applications rise in number from 2007 to 2008, while actual 
evictions went down. For many small municipalities and 
municipalities in the metropolitan areas of the major cities, 
applications and actual evictions both fell. These municipalities 
include, for instance, Asker, Bærum and Sandnes. Nevertheless, 
individual metropolitan and rural municipalities display mixed rates 
of growth and decline.  

Nature and reliability of the data 

The state of the data on evictions creates several qualitative and 
quantitative challenges. In relation to evictions, the enforcement 
authorities (namsmann) enter information into a processing system, 
SIAN, managed by the Norwegian National Police Directorate. As 
of 2008 the system is based on universe data. However, personal 
information entered into the system is limited to individuals’ 
national identity number. Knowing the ID number, however, it 
should be possible to crosscheck with information stored on other 
ID-based databases. But there is no simple procedure available to 
the enforcement authorities to create statistics over evicted 
persons on the basis of SIAN data. To the extent the enforcement 
authorities perceive this as hampering how they proceed in their 
work and in preventing evictions, crosschecking with other census-
based data systems is the only feasible alternative.  

Beyond this, eviction statistics do not exist. The social services do 
not, as a rule, compile statistics over personal details, housing 
situation etc. in eviction cases. Information on evictions can only 
be obtained by crosschecking the ID number with other official 
databases.  

The quality of the information on forced sales is better. The 
leading official sources of data on enforced sales are the National 
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Courts Administration and the Norwegian Mapping and Cadastre 
Authority. Data held by the former is limited at the moment to 
forced sales for which an application has been filed. Data held by 
the latter are limited to officially recorded forced sales of owner-
occupied homes, not housing co-operative units. To assess the 
extent of underreporting by the Mapping Authority, and establish 
the prevalence of co-op properties being forcibly sold, we looked 
at data on forced sales at the country’s biggest receivables 
management company, Lindorff Decision. These data revealed 
similar tendencies, something we take to indicate a low level of 
underreporting in the data from the Mapping Authority. 

The forced sale of housing co-operative properties accounts for 25 
per cent of the total, which is slightly higher than the number of 
co-operatives nationwide would indicate.  

Who is evicted and whose property is forcibly sold? 

Given the data constraints on eviction cases, it is difficult to draw a 
general picture of who is actually evicted. Our discussion is 
therefore based solely on the qualitative data obtained during 
interviews with social services, enforcement authorities, rental 
property managers including municipal managers. In the 
experience of these parties, evictions tend to result from poor 
economic management. In most cases, the evicted individual has 
enough money to cover housing expenses, but simply doesn’t pay 
the rent. Additional problems are present in some cases, including 
substance abuse and/or psychiatric disorders.  

Some evictions result from a tenant’s failure to renew the tenancy 
contract, others from anti-social behaviour (i.e. noise, disturbance, 
etc.). Individuals are frequently hampered by an inability to cope 
with independent living. Again, substance abuse and/or mental 
health problems may be a contributing cause.   

Regarding forced sales, households are spread relatively evenly 
across the income range. Twenty-two per cent are low-income 
households   where low income is defined as 60 per cent of the 
median income; a third of the forced sales are within the two 
lowest income deciles, while half have normal incomes. Twelve per 
cent belong to the highest income deciles.  
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As an indicator of loan to value ratio,  we divided total debt by the 
household’s pre-tax income. The ratio should preferably not be 
greater than 3. What we find, however, is that 45 per cent of the 
households have a ratio higher than 3, and as many as 25 per cent 
an extremely high ratio of 5 or more. Gross imbalance between 
loans/mortgages and incomes is an important contributing cause 
of forced sales.  

We find an overrepresentation of single person (44 per cent) and 
single parent (10 per cent) households among evicted households. 
In comparison, the national proportion of single person 
homeowners is 36 per cent and of single parent homeowners 6 per 
cent. The imbalance is related to the higher susceptibility of these 
households to changing circumstances affecting expenses or 
income. The changes can be caused by relationships breaking up 
and the death of a spouse or partner. About 15 20 per cent of 
forced sales come about as a result of broken relationships or 
deaths.  

We also see a number of young adults as forced sale victims. 
Twenty-seven per cent are 34 or less. Nationally, young 
homeowners in this age-group make up 16 per cent of the total. 
The leading causes of forced sales are high loan to value ratios and 
short tenancies. Divorce rates and partnership terminations are 
higher in this group as well.  

The ratio between geographical centrality and forced sales mirrors 
essentially the ratio between centrality and homeowners in general. 
Low saleability in decentralised housing markets is weighed up by 
lower loan to value ratios, and vice versa.  

Causes of evictions and forced sales 

The cause of most evictions is financial, generally default on rental 
payments. But failure to renew tenancy contracts is also prevalent 
in certain areas. Antisocial behaviour and inappropriate use of the 
property occur as well, but the incidence is lower. The essential 
causes of defaulting on rental payments or not renewing a tenancy 
contract are often bound together with other problems, i.e., 
substance abuse and/or mental health issues. Quantitative analyses 
of  time series of forced sales, 1991 2008, show a strong 
correlation with unemployment. Forced sales seem therefore to be 
related to economic cycles. Frequency is low when the economy is 
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healthy, and relatively higher in periods of economic decline. 
Unemployment and bankruptcies are major causes, but high 
interest rates seem to play a less prominent role as an explanatory 
variable. The most important reason for this lies in the system of 
setting interest rates in Norway. Norges Bank   Norway’s central 
bank   sets the key policy rate, the aim of which is to contain 
inflation close to 2.5 per cent. It entails, however, a negative 
correlation between interest rates and employment. High rates are 
therefore countered by low employment. Borrowing rates have 
risen sharply in recent years. Many first-time buyers enter a heated 
market, leading to high loan to value ratios and exacerbating the 
impact of rising unemployment.  

An explanatory forced sale model also requires one to understand 
why households suffering from mortgage payment problems don’t 
sell the property themselves. We have therefore complemented the 
macro analysis with analyses of microdata obtained from Lindorff 
and compared voluntary sales with enforced sales after an 
application action is filed with the courts. The main difference 
between them is the poor economic management of those who 
experience forced sale. Another finding: decentralised housing 
markets increase the likelihood of forced sale.  

How do various household categories fare following an 
eviction / forced sale? 

Given the constraints affecting the data for this study, it is difficult 
to describe in general terms how households fare following an 
eviction or forced sale. Chance determines whether the social 
welfare authorities are brought into the case: there are no statistics 
on this aspect of the proceedings. The enforcement authorities 
have no access to the wider picture, beyond anecdotal encounters 
with “recidivists”, of whom apparently there is a substantial 
number, and not always individuals in the lowest income brackets. 
Again, it is about an inability to manage a household budget, often 
combined with substance abuse and/or psychiatric problems.    

The same paucity of information exists on those whose homes 
were sold at foreclosure sales. The impression gained during this 
study is that most people who have lost their homes move into 
rented, often less spacious accommodation.  Given the sharp rise 
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in house prices, most homes sold at foreclosure sales realise a net 
profit, also for the dweller who lost their home.  

Situation before and after eviction/forced sale in light of 
current mechanisms 

For the people cited in an eviction action, the main problem is 
often not the inability to pay, although the immediate cause of the 
action to terminate the contract will often lie in an accumulation of 
rent arrears. Changing the economic support schemes would 
therefore probably be less effective as a eviction-preventive 
measure. It is of key importance to oversee clients and provide 
differentiated accommodation, monitoring persons who are unable 
to cope with all the demands of living independently. Another step 
would be to manage the client’s income, and make sure rent is 
paid. Closer collaboration between municipal social services, 
housing offices and housing services is another important measure. 
Many evictions are from municipal housing, where the housing 
office allocates accommodation based on social profile and rent is 
paid out of the pension or benefit. Many of the people concerned 
find managing their own economy very problematic. It would 
seem therefore to be counter-productive to put people already in 
receipt of care and supervision by the authorities through an 
eviction due to rental arrears when there is an ability to pay.   

The key mechanisms today for reducing the number of forced 
sales are financial advisory services provided by the municipalities, 
housing support, social security, refinancing with a start-up loan, 
the duty of banks to dissuade from credit purchases and the debt 
settlement scheme. It is difficult to say how these mechanisms 
perform in practice, due to the data situation. The low number of 
forced sales, which remains relatively low during economic 
downturns as well, suggests a general measure of success, an 
impression strengthened by the correlation between people’s 
inability to manage their economic affairs and the many forced 
sales. There is also a connection between relatively stable forced 
sale numbers and the health of the wider economy in the country, 
with high levels of prosperity, fast growth and economic equality. 
Unlike most countries in the western hemisphere, Norway has 
generous welfare schemes with a large degree of social security, 
combined with an efficient labour market, low unemployment, and 
short average periods of unemployment.  
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Studies by the Consumer Council of Norway would indicate a 
need to expand advisory services in many municipalities, especial 
small ones. Strengthening these services is another key measure for 
reducing the number of forced sales.  

Studies by the Financial Supervisory Authority of Norway found 
inadequacies in the practice of the legal duty to dissuade from 
credit purchases, although it the measure has served to tighten 
credit practices among banks. According to our investigations, 25 
per cent of the victims of forced sales are heavily indebted. It is 
difficult to say whether inadequate credit assessment procedures or 
consumer borrowing is the more to blame. To reduce the number 
of forced sales even more, one should therefore implement 
measures to prevent injudicious borrowing. One such measure 
could be to tighten credit card borrowing by establishing a debt 
register.  

 




