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Natalie Pruett is an independent planning consultant based in Flint, Michigan. Her work centers on 
urban revitalization, focusing on vacant property maintenance and reuse, tax foreclosure policy, land 
banking, and neighborhood stabilization. Pruett was involved in developing Flint’s award-winning Master 
Plan, particularly its land-use plan. In addition to working extensively with government and nonprofit 
organizations, she has worked with grass-roots organizations and community-based groups. Pruett is 
the author of Beyond Blight: City of Flint Comprehensive Blight Elimination Framework, a five-year blight 
elimination strategy for the City of Flint. She has also authored several articles on urban revitalization 
and neighborhood stabilization. Pruett holds a Bachelor’s of Science in Economics and a Bachelor’s of 
Arts in Political Theory and Constitutional Democracy from the James Madison College at Michigan 
State University. 

Founded in 2010, the Center for Community Progress is the only national 501(c)(3) nonprofit 
organization solely dedicated to building a future in which entrenched, systemic blight no longer exists 
in American communities. The mission of Community Progress is to ensure that communities have the 
vision, knowledge, and systems to transform blighted, vacant, and other problem properties into assets 
supporting neighborhood vitality. As a national leader on solutions for blight and vacancy, Community 
Progress serves as the leading resource for local, state, and federal policies and best practices that 
address the full cycle of property revitalization. Major support for Community Progress is generously 
provided by the Charles Stewart Mott Foundation and the Ford Foundation. 
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1 Mallach, Alan and Brachman, Lavea. “Regenerating America’s Legacy Cities.” Lincoln Institute of Land Policy (2013). 
2 Alexander, Frank S. “Land Banks and Land Banking: 2nd Edition.” Center for Community Progress (2015): 88-93. 
3 Conveyance means the transfer of property ownership from one party to another.  
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4 Barlev, Benzion, and May, Josef. “The Effect of Property Taxes on the Construction and Demolition of Houses in Urban Areas.” 
Economic Geography 52.4 (1976): 304-310. 

 
Data Source: United States Census Bureau 
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Esteban, Marisol and Altuzarra, Amaia. “A Model of the Spanish Housing Market.” Journal of Post Keynesian Economics 30:3 
(2008): 353-373. 

5 Figure 2 shows vacancy data for properties that are either zoned residential or commercial. All other properties are excluded, 
e.g. industrial, right of way, etc.  

 
 
Data Source: United States Post Office and City of Flint 
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6 All tax-foreclosed properties are inspected during the spring or summer of the year of foreclosure. During the inspection, each 
property is given an overall condition score according to a four-point scale. Structures in “Good” condition require cosmetic 
repair at most. Structures in “Fair” condition may require new roofs, may have boarded windows but are absent of broken 
windows that are not boarded, and contain aluminum siding on at least three exterior walls. Structures in “Poor” condition may 
include roof tears, exterior fire damage, walls stripped of siding, and non-boarded broken windows. Structures in “Substandard” 
condition typically include collapsed roofs, interior fire damage, compromised foundations, and/or collapsed structures. 

 
Data Source: Genesee County Land Bank Authority 
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7 Market value is defined as two times the State Equalized Value. 

 
Data Source: Genesee County Treasurer's Office and Genesee County Land Bank Authority 
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8 Alexander, Frank S. “Land Banks and Land Banking: 2nd Edition.” Center for Community Progress (2015): 88-93. 

9 Michigan Land Bank Fast Track Authority. http://www.michigan.gov/landbank/0,3190,7-298-44777---,00.html, accessed 

November 9, 2015. There are a total of 39 land banks in Michigan, including a state-level land bank and the Detroit Land Bank 
Authority in addition to the 37 county land banks. 

http://www.michigan.gov/landbank/0,3190,7-298-44777---,00.html
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10 This report provides an overview of the two tax-foreclosure conveyance systems for properties in Flint in order to evaluate the 
outcomes of each. While this overview does not detail the structuring of these systems over time, it does capture the bounds 
and intent that have remained constant since these two systems were formed more than ten years ago. Of the properties 
included in this report's comparative analysis, 76% or 8,151 were bundled during no-minimum-bid auctions. 

11 In all years covered by this report except 2008, bids at the no-minimum-bid auction started at $100. In 2008, these bids 
started at $20. 

 
Data Source: Genesee County Treasurer's Office 
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Sold at Auction
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Data Source: Genesee County Land Bank Authority 
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12 The Genesee County Treasurer’s Office provided tax-foreclosure data for each year and the results from auction sales. The 
Genesee County Land Bank Authority supplied data on demolition and its property sales as well as county parcel-level 
information. The City of Flint provided housing condition information as well as vacancy data from the United States Post Office 
from January of 2015.  

13 Although 2015 tax-foreclosed properties are referenced and examined throughout other sections of the report, this 
comparison of outcomes does not include 2015 tax foreclosures for several reasons. The conveyance of these properties was 
completed only three months ago, in January of 2016. Attempting to identify an outcome or change in condition for these 
properties would be disingenuous. Additionally, given the 2015 policy change that is discussed in Section IV, the conveyance of 
the 2015 tax-foreclosed properties was administered differently than in previous years, in response to the findings of this 
research, and would confuse this analysis if included.  
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10,646 94 939 9,613 2,067 

8,238 94 939 7,205 1,741 

1,481 43 245 1,193 584 

3,252 39 474 2,739 769 

1,780 5 80 1,695 175 

1,725 7 140 1,578 212 

2,408     2,408 326 

3,505 12 220 3,273 387 

$7,700  $13,150  $10,200  $6,500  $13,400  

$8,925  $13,288  $10,484  $7,959  $14,824  

5,086 94 939 4,053 1,303 

1,340 55 258 1,027 614 

1,121 22 180 919 431 

942 9 191 742 149 

1,683 8 310 1,365 109 

5,560     5,560 764 

2,625 17 501 2,107 258 

401 10 382   9 

1,376 58 328   990 
1 1,054 8 29   1,017 

2

3 $1  $1,000  $20    $1  

$67,000  $13,250  $13,000    $67,000  

$2,700  $3,700  $525    $4,500  

$3,889  $4,080  $915    $6,011  

$9,046,335  $354,947  $856,660    $7,834,728  
Data Source: Genesee County Treasurer's Office, Genesee County Land Bank Authority, United States Post Office, City of Flint 
 
1 The discrepancy between the number of occupied and owner-occupied structures sold by the Land Bank is explained in the Occupancy section of Section III. 
2 Sales of residential structures are represented in this table, exclusively. All properties sold at auction included a structure and are represented in the table. 

764 of the properties conveyed to and subsequently sold by the Land Bank were vacant lots. These sales are not included in this table. These vacant lots had 

a minimum sale price of $1, a $12,000 maximum price, $100 median price, $174 average price, and generated a total of $133,040 in revenue. 
3 Although the starting minimum bid at the no-minimum bid auction was generally $100 between 2008 and 2014, lower starting minimum bids were used in 

2008 and 2011. As a result, five properties in this analysis were sold at the no-minimum bid auction for less than $100 
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14 The Structure Condition component of this analysis excludes properties that were vacant lots and did not contain a structure at 
the time of foreclosure. 

15 Property condition in 2015 is determined by using data from the 2014 Housing Condition Assessment as well as 2015 
Genesee County Land Bank Authority property condition data. The 2014 Housing Condition Assessment was conducted through 
a partnership between the City of Flint and Community Foundation of Greater Flint. The Assessment began in the fall of 2014 
and was completed in the winter of 2015. This property condition data was updated and supplemented in the fall of 2015 with 
property condition data from the Genesee County Land Bank Authority. It is important to clarify that time is not held constant in 
this approach. A change in condition after seven years is observed for structures foreclosed in 2008, while only a two-year 
condition change is captured for those foreclosed in 2012. Though this approach would not be acceptable for comparing 
changes in property condition between specific properties foreclosed during varying years, it is acceptable for examining 
changes in condition according to conveyance for properties consistently foreclosed during the same seven-year time span. 

 An apples to apples comparison between structure deterioration in the two systems is complicated by two factors. First, the 

overall pool of structures analyzed remains the same between the time of transfer and 2015 for those sold at auction, but 
decreases significantly in the case of transfers to the land bank due to the demolition activity undertaken by the land bank. 
Second, the condition of the structures at the time of transfer differs, with a larger percentage of the properties received by the 
Land Bank already in Poor or Substandard Condition compared with those sold at auction. For these two reasons, comparisons 
regarding structure deterioration alone are of limited value and conclusions should be drawn carefully. 
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Condition at Time of Foreclosure Condition in 2015 

   

Condition at Time of Foreclosure Condition in 2015, Condition in 2015, Properties that 
      Structures Still Standing    Contained Structure at Time  
   of Foreclosure 

    
Data Source: Genesee County Land Bank Authority, City of Flint 
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17 Griswold, Nigel G. and Norris, Patricia. “Economic Impacts of Residential Property Abandonment and the Genesee County 
Land Bank in Flint, Michigan.” The MSU Land Policy Institute Report #2007-05 (2007) 1-48. 

Mallach, Alan. “Demolition and Preservation in Shrinking US Industrial Cities.” Building Research & Innovation 39.4 (2011): 380-
394. 

 
Data Source: Genesee County Land Bank Authority, City of Flint 
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“Estimating Home Equity Impacts from Rapid, Targeted Residential Demolition in Detroit, MI: Application of a Spatially-Dynamic 
Data System for Decision Support” by Dynamo Metrics, LLC. http://www.demolitionimpact.org, accessed on November 25, 
2015. 

 
Data Source: Genesee County Land Bank Authority, City of Flint 
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18 The demolition candidate rate is calculated as the percentage of tax-foreclosed properties that contained a structure at the 
time of foreclosure and still contained a structure in Poor or Substandard condition that was not scheduled for demolition as of 
November 2015. 
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19 Mallach, Alan. “Housing Market Conditions Assessment City of Flint, Michigan.” Center for Community Progress (2013) 8. 

20 PRE claims are used to measure owner-occupancy because only person(s) who own and occupy a residence are eligible for 
the exemption. "A Principal Residence Exemption (PRE) exempts a residence from the tax levied by a local school district for 
school operating purposes up to 18 mills. Section 211.7cc and 211.7dd of the General Property Tax Act, Public Act 206 of 
1893, as amended, addresses PRE claims. To qualify for a PRE, a person must be a Michigan resident who owns and occupies 
the property as a principal residence. The PRE is a separate program from the Homestead Property Tax Credit, which is filed 
annually with a Michigan Individual Income Tax Return." Source: http://www.michigan.gov/taxes/0,4676,7-238-43535_43539-
--,00.html, accessed on October 6, 2015. 

21 Land Bank sales are identified according to two criteria: first, a sale recorded by the Land Bank that was completed after 
being paid in full; and second, a transfer of title and ownership from the Land Bank to the private purchaser. This distinction is 
important as the Land Bank sells improved property primarily through land contracts and rent-to-own agreements. 
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22 25 properties in total. 

23 Occupancy was measured by using data that was collected by the United States Post Office (USPS) in January of 2015. The 
USPS vacancy data primarily measures and counts whether or not addresses receive mail, which is not a completely accurate 
measure of property vacancy. For example, the USPS data considers households vacant that do not receive delivered mail 
because they use a post box as well as households that have mail forwarded or temporarily stopped because of vacation or 
seasonal migration. As a result, using USPS data accepts an imperfect measure of vacancy that is likely to overestimate property 
vacancy.  

24 76% of Flint’s residential structures are occupied according to the USPS vacancy data and 56% are owner-occupied 
according to PRE claims of 100%. 76% of the structures sold by the Land Bank are both occupied and owner-occupied. 

   
Data Source: Genesee County Land Bank Authority, City of Flint 
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25 The repeat tax-foreclosure analysis examined only properties that were eligible for a second instance of tax-foreclosure. 
Because properties are tax foreclosed when property taxes are not paid for three years, properties that were tax foreclosed in 

 
Data Source: Genesee County Land Bank Authority, United States Post Office, City of Flint 
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2013 and 2014 were not eligible for a second instance of tax foreclosure in 2015. Thus, this repeat tax foreclosure analysis 
examined a subset of the properties in this Section III comparative analysis. Only properties that were tax foreclosed between 
2008 and 2012 were included in the repeat tax foreclosure analysis. Accordingly, properties that were tax-foreclosed in 2013 
and 2014 were not included. Repeat tax-foreclosure rates were calculated for properties sold at public auctions by dividing the 
number of these properties that had been tax-foreclosed again by 2015 (392 properties) by the number of properties sold at 
public auctions between 2008 and 2012 (683 properties). The repeat tax-foreclosure rate for properties sold by the Land Bank 
was calculated by dividing the number of properties that had been tax-foreclosed again by 2015 (9 properties) by the number of 
properties that were tax-foreclosed between 2008 and 2012, transferred to the Land Bank, and subsequently sold by the Land 
Bank (1,740 properties). 

 
Data Source: Genesee County Treasurer's Office 
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26 Vacant lot sales are excluded from the average and median sales price analysis. The average sale price for a vacant lot in 
Flint, Michigan is $150. Since vacant lots account for a substantial portion of GCLBA sales and no public auction sales, vacant 
lot sales were excluded to ensure an accurate comparison of average and median values. Prices for the sale of improved 
residential properties (properties that contain a structure) are compared. 

 
Data Source: Genesee County Treasurer's Office, Genesee County Land Bank Authority 
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Data Source: Genesee County Treasurer's Office, Genesee County Land Bank Authority 
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13 175 188 $2,300  $732  $784  $13,797  $128,170  $141,967  

8 94 102 $6,293  $407  $659  $28,900  $38,300  $67,200  

7 134 141 $4,046  $927  $1,193  $44,050  $124,200  $168,250  

25 137 162 $3,600  $655  $1,188  $101,150  $87,800  $188,950  

9 81 90 $4,098  $846  $1,122  $32,400  $68,550  $100,950  

15 200 215 $4,026  $1,385  $1,596  $66,200  $276,940  $343,140  

17 118 135 $4,694  $1,125  $1,490  $68,450  $132,700  $201,150  

44 NA 44 $4,286  NA $4,694  $206,554  NA $206,554  

Data Source: Genesee County Treasurer's Office  
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Data Source: Genesee County Treasurer's Office  
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27 The minimum-bid auction, by definition, requires a significantly higher minimum bid. Thus, sales prices for the minimum-bid 
auction are generally significantly higher than no-minimum bid prices. 

 
Data Source: Genesee County Treasurer's Office 
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Data Source: Genesee County Treasurer's Office 
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www.thelandbank.org

www.thelandbank.org

http://www.thelandbank.org/
http://www.thelandbank.org/
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www.imagineflint.com

http://www.imagineflint.com/
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