—
R —
. ~ = Sy
—— ——

= —— —_—
. 2 = e
n e
; ——

J

axTs Heirs’ Property
Community Impact Briefing

-
—— '-.',-‘»‘ 3 5 Sk T P o AT T s X
A T /:-{ '.~ - e A ‘(-3;; _‘(‘3".‘. - ‘_!’Q‘,.‘.‘c’\- J:,‘\: ..-;;'-.f;-‘:'p_!‘: ‘(‘."".'f 3 - 4
A i AR St g e L S r S L AN e SN AN AR E e e X
s Y I e ,;iaf_fx:&’m&_ﬁr“{"“lfr o A A Y e A b TR
- 3 AL 4 s ey s L » St -
wge! — X ‘\‘“,'_ﬁ, l.;‘". 5”::.1:}’ o e - .

~ T ) a®

1" ,-‘-i
0-.-;\."‘. s g

~.

e 1
SR .



JENCST

AUBURN UNIVERSITY
RURAL SOCIOLOGY

ORDC~

Southern Rural Development Center

CLEAR
7% LANDING

A°"4 NEIGHBORHOOD
;:.‘l HOUSING SERVICES
i\ of BIRMINGHAM



Material Covered

- Definitions & Terminology

- 50 Year Origin Story: Current Trends

- Quantifying Heirs’ Property & its Burdens

- HP in Birmingham, Alabama

- Exploring the Midd

e Neighborhood Hypothesis

- Suggestions for Buil

ding an HP



Heirs’ Property

Real property passed to family
members by inheritance, usually
without a will, or without an
estate plan in place.

The most unstable form of
property ownership.




Heirs’ Property

“Intestate” & “clouded title”
Land targeted for forced
partition and tax sales.
Judge discretion involving
“best use”.

Millions of acres lost via

legal mechanisms (Wigfall v
Mobley)
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Land Use Policy 67 (2017) 367-377

Land Use Policy
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Unearthing ‘dead capital’: Heirs’ property prediction in two U.S. southern @cﬂmmc

counties

Cassandra Johnson Gaither™", Stanley J. Zarnoch”

“ US Forest Service, Southern Research Station, Forestry Sciences Lab, 320 Green St., Athens, GA, 30602, United States
" US Forest Service, Southern Research Station, 200 W.T. Weaver Blvd., Asheville, NC, 28804, United States

I Assessing the Impact on Low and Mid-Income

GEORGIA

Applesced  Georgians and Their Communities

ARTICLE INFO ABSTRACT

Keywords: Heirs’ property is a form of tenancy in common. It is typically inherited land passed to subsequent generations as
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OWNERSHIP CHARACTERISTICS OF HEIR PROPERTY IN A BLACK
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&-General Technical Report SRS225
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"5 N Bc N EWS After inheriting ancestral land, these Black families are defying the odds to keep it SHARE & SAVE — f X N\~ coe

NBCBLK

After inheriting ancestral land, these Black
families are defying the odds to keep it

Predatory developers often target Black families whose generational land lacks clear ownership.
Now, more families are securing deeds to keep their land and create real wealth.

For decades, countless Black property owners simply passed their land on to heirs through word of mouth. Instead of guaranteeing




“Let’s call it what it is -
LEGAL LAND THEFT.”
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Family of heirs

Family
stripped of
wealth
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One heir is induced to sell their
share of property to a real estate
developer, who petitions court
for partition sale at auction on
courthouse steps, which results
in property sold for pennies on
the dollar, leading to significant
economic loss to family of heirs
as well as emotional cost of
losing ancestral land.

Real estate
speculators and
developers
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Pennies on
the dollar

Sold at
auction
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= WatchLive News Weather Sports Community LatestVideo About Us

WTVM Investigates: 84-year-old Auburn woman
forced to sell home of over 60 years

THE DANGERS OF HEIR PROPERTY

B [ LOCAL WOMAN FORCED TO SELL HER HOME OF 60+ YEARS his
JOHN FOY @ LocaL sporsshool football teams still competing in the 2023 state tournament: Hams c

104| 60°

By Ben Stanfield
Published: Nov. 14, 2023 at 11:00 PM CST | Updated: Nov. 15, 2023 at 9:24 PM CST

NEWS

Alabama woman fights developer’s attempt to
buy her home of 60 years

Updated: Nov. 16, 2023, 6:01 p.m. | Published: Nov. 16, 2023, 5:47 p.m.

C6) () () (@) :
Developers Sue 93-Year-0ld Woman Over Her Land. Shes Flghtmg

Back.

The battle on Hilton Head Island, South Carolina, represents the ongoing fight to keep and protect land in Black

communitics nationwide.

a By Aallyah Wright June 27, 2023

1 attempt to

el t

Protect home with “The
Best.”

tell you that.”
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Impact of Heirs’ Property:
On the Household

Perpetuates Encourages _ _
intergenerational Relational conflict Hindering

poverty and emotional insuring property

Blocking access
to some federal
programs




Impact of Heirs’ Property:
On the Community

Land cannot Lost
be developed Community opportunities
to full loses taxes for
potential Improvements

Affects how
land is
managed




Disadvantages of Heirs’ Property

Deteriorates housing stock, decreases property values.

Traps intergenerational wealth, perpetuates poverty.

HP is Dead Capital. No access to loans or liquidity.

Not eligible for most government programes.

Difficult to locate. No standard tax nomenclature to
identify properties.




Secondary Data

& Citizen Access, County
Records, ReGrid, CoreLogic

& Corporations, Churches, Govt
Buildings, Trusts

& LooKk for certain features such as
ownership rights classifications,
old sales,

Syntax_13* X
use "D:\CorelLogic Data\2023\National Abridged.dta"

72 72 I 2 v v T B I B I B [ BN B

* REMOVE CORPORATIONS *

drop if OWNER1CORPORATEINDICATOR
drop if OWNER2CORPORATEINDICATOR
drop if OWNER3CORPORATEINDICATOR
drop if OWNER4CORPORATEINDICATOR

destring PROPERTYINDICATORCODE, replace

drop if PROPERTYINDICATORCODE==11 |PROPERTYINDICATORCO
PROPERTYINDICATORCODE==26 | PROPERTYINDICATORCODE==27

PROPERTYINDICATORCODE==32 | PROPERTYINDICATORCODE==50

destring LANDUSECODE, replace
*REMOVE NON-HP LANDUSES*

drop if

LANDUSECODE==118
LANDUSECODE==159
LANDUSECODE==208
LANDUSECODE==220
LANDUSECODE==235
LANDUSECODE==245
LANDUSECODE==257
LANDUSECODE==276
LANDUSECODE==290
LANDUSECODE==311
LANDUSECODE==324
LANDUSECODE==344
LANDUSECODE==366
LANDUSECODE==453

LANDUSECODE==102
LANDUSECODE==119
LANDUSECODE==200
LANDUSECODE==209
LANDUSECODE==221
LANDUSECODE==236
LANDUSECODE==246
LANDUSECODE==258
LANDUSECODE==278
LANDUSECODE==300
LANDUSECODE==312
LANDUSECODE==326
LANDUSECODE==349
LANDUSECODE==401
LANDUSECODE==455

LANDUSECODE==103
LANDUSECODE==127
LANDUSECODE==201
LANDUSECODE==210
LANDUSECODE==222
LANDUSECODE==237
LANDUSECODE==247
LANDUSECODE==261
LANDUSECODE==279
LANDUSECODE==301
LANDUSECODE==313
LANDUSECODE==328
LANDUSECODE==352
LANDUSECODE==410
LANDUSECODE==480




Estimated Acres of Heirs' Property
By County 2019

K

{
2,

Acres

Thomson and Bailey (2023)

Acres Per County [ 3,000.01 - 5,000
ACRES_sum B 5.000.01 - 10,000
| o054-1000 [ 10.000.01-51562
. 1,000.01-3,000




Parcels

Thomson and Bailey (2023)

Estimated Parcels of Heirs' Property
By County 2019

e
‘-'-ﬁ‘-m

Parcels o 651-1,300
Cases B 1,301 -2,600
1-300 [ 2,601-5172
300 - 650




Estimated Total Market Value
of Heirs' Property By County 2019

Value

Thomson and Bailey (2023)

Acres Per County 1 25,000,001 - 75,000,000
MARKETTOTALVALUE_sum [ 75,000,001 - 150,000,000
.| 9,520-5,000,000 B 750,209,106

.| 5,000,001 - 25,000,000
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TAYLOR / LILLIE TAYLOR

@ Send Flowers 2> Share

Q, search by Name
¥ Send Flowers < £ Share ) < ] Follow)

Williams / Walter Williams

Boykin / Gloria Boykin

- ~ BORN DIED
Gloria Ann Boykin
1934 - 2022 S——
HOME

Davenport-Harris
Funeral Home, Inc.

301 Martin L. King, Jr.
Dr. SW

Birmingham,
Alabama

Gloria Boykin Obituary

loria Ann Boykin Apr. 17, - 1934 - Dec.

20, 2022 Age 88, Gloria passed away

peacefully. She leaves her children,
Herman Boykin, Jr., Terri Boykin Outlin (
Anthony, Sr.), and Keith A. Boykin (Veronica).
Celebration of Life Funeral Mass, Thursday,
Dec. 29, 2022 at 11:00am, Our Lady of Fatima
Catholic Church, 708 1st Street South,
(Titusville), Birmingham, Alabama 35205.
Public Visitation; Wed., Dec. 29, 2022; 12- 6pm.
Masks Required. Interment- ElImwood
Cemetery. Davenport & Harris directing.

To plant trees in memory, please visit
the Sympathy Store.
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The Middle Neighborhoods Hypothesis

Last summer, NCST visited with our team in Birmingham. Chris
Garland, Jordan Backstrom, and Christopher Tyson. Kriss Hoff
shared data.

A focus on residential areas that are neither clearly thriving nor
deeply distressed, but instead sit in a fragile middle position
where modest, targeted intervention can stabilize
homeownership, preserve housing stock, and prevent
neighborhood decline.
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The Tipping Point: Middle Neighborhood Vulnerability
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Median Assessed Value ($)

$75,000

$560,000

$25,000

$0

Wealth Composition by Title Status and Neighborhood Tier

Tier 1: Stable Tier 2: Vulnerable Tier 3: Stressed Tier 4: Tipping

Asset Component [l improvement [l Land



Strategic Intervention Zones
Middle Neighborhoods & Total Heirs' Property Parcels
- W

Middle Neighborhoods |

Tier 1: Stable
Tier 2: Vulnerable
Tier 3: Stressed

Tier 4: Tipping




The Contagion Effect: Distance vs. Property Value
Median Value of Clear-Title Homes (50ft to 3,000ft Increments)

$70,000

$65,000

$60,000

Median Property Value ($)

$55,000

0 500 1000 1500 2000 2500 3000
Distance from Heirs' Property (Feet)



Heirs' Property Density (%)
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The Long Shadow of 1937

Heirs' Property Density Across Birmingham's HOLC Grade D Boundary
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Latent Risk Matrix: Greying Neighborhoods & Clouded Titles

|
Middle Neighborhood Risk Tier : owderly
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Holding Onto Home Triage Framework
Local Market Dynamics

Clouded Wealth By Neighborhood

Heirs' Property Value Distribution (Sorted By Median Heirs' Property Value)

Generational Strategic Municipal

Risk Tier

Non-Middle

& Asset Condition

Vulnerability (65+)

Intervention

Asset Premium: Property
values exceed the city
median. Generational
properties are well-
maintained by families using
out-of-pocket cash, acting as

Moderate: Aging in place
is occurring, but
neighborhood wealth
buffers and market
stability provide some

Wealth Preservation:
Deploy free probate clinics
to formalize titles. Focus is
strictly on helping resilient
families unlock the equity

Highland Park

Crestline

orest Park

Five Points South
restwood Sou

Crestwood North

Xmoor

Redmont Park

East Avondale

Roebuck Springs

G\en Iris

Apple Valley

Echo nghlands

SprmgﬁLake

insulation against sudden Killougi\Srwood
Wealth Anchors for the el AN they have already protected. s n'?.'l'ﬂ‘%eﬁ"g‘sgf ;

block.

Emerging Deficit: Values
hover near the city median.
Early signs of deferred
maintenance are visible as
families struggle to access
traditional credit/HELOCs
for major repairs.

Imminent: A significant
wave of senior transitions
is approaching. If
properties pass without
wills, the neighborhood
can slip into Tier 3
conditions.

Preventive Legal Triage:
Proactive, targeted
deployment of wills, estate
planning, and municipal
micro-repair grants before
the senior homeowner
transitions.

Equity Erosion: Values are

Severe: Senior

us| HIHS
South East Lake
North Avondalﬁ

Brummitt Heights
Fairview

East Lake
Belview Heights

Central Park
College Hills
G A

K
South Tluswlle
lest End Man

Ensley nghlands
e Ge&mﬁ\mﬁlPadrk
iber ands
Arlln%on W%s End

Mason Cit:
North Praft

A s g Structural Stabilization: pencale City

slipping significantly below  homeowners in : ] Inglenaok

: ¥ E Intervene with clouded-title Easl Thomas

the median. Structural depreciating assets with v : East Birmingham

. : L s ) 2 i ¥ resolution, targeted tax relief, EEAY
Tier 3: deterioration is accelerating, limited exit options. The Zwy Kingston
. . and significant rehab Rising - West FiliColon

Stressed and the lack of access to wealth transfer is being ER2T Spings

capital is actively
depreciating adjacent clear-
title homes.

actively stalled by legal
barriers and a lack of
repair capital.

subsidies to arrest further
decline and keep families
housed.

Market Contagion: Severe,
localized equity collapse.
Concentrated vacancy,
structural abandonment, and
blight pressure on
surrounding blocks.

Critical Intervention
Required: The
generational wealth
transfer is failing.
Properties have likely
been abandoned by heirs
due to insurmountable tax
or repair burdens.

Aggressive Mitigation:
Land bank acquisition,
clearing deeply encumbered
titles, and strict code
enforcement on predatory
speculators to prevent
speculative displacement and
protect distressed assets.

Methodology Note: ‘Middle Neighborhoods’ are author-defined census tracts with median household
incomes between 60—120% of the City Median Income (CMI). The income band was derived through
original analysis informed by consultation with NCST’s Middle Neighborhoods Initiative; NCST'’s
classification system was not applied.
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North Birmingham
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0 Tier1 M Tier2 M Tier 3 [ Tier 4

$10K $25K $50K

Total Appraised Value (Logarithmic Scale)

$100K

$250K

$500K



HP Intervention Costs and Returns

Problem Investment Projected Return
Title S5-Year Total
Wealth Wealth Clearance Recoverable Community ROI
Risk Tier HP Trapped at Risk Cost Tax Base Return Ratio
- 147 $17,073,173 $29,400 $955,500 $639,662  $17,712,835 18.5x
Tier 2:
759 $69,874,769  $2,201,100 $4,933,500 $2,791,468  $72,666,237 14.7x
Vulnerable
Tier 3:
1,145 $93,241,227  $1,946,500 $7,442,500 $3,557,076  $96,798,303  13.0x
Stressed
- 181 $10,420,768 $651,600 $1,176,500 $414,566  $10,835,334  9.2x
Grand Total 2ol $190,609,937 $4,828,600 $14,508,000 $7,402,772 $198,012,709 13.6x
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Heirs Property Practitioner Network
(HPPN)

A community of dedicated attorneys working to support heirs' property owners
in navigating the complexities of generational real estate ownership.
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