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Photo : Rory Doyle – There is More Work to Be Done

✔In ten t ional fam ilial land  
con t ro l 

✔De ce a se d  p rop e rt y ow n e rs  
w it h ou t  a n  e s t a t e  p la n

✔De ce a se d  p rop e rt y ow n e rs  
w it h ou t  a n  in d ica t ion  o f 
fo rm a l t it le  t ra n sfe r w it h  a  w ill

Ownership Structures



Household and Community Implications
Propert y t it les are requ ired  for:

Market  Part icipat ion        Loans          Insurance         Federal Grants

Photo: Rory Doyle / 
There is More W ork to be Done

Im pacts of Not  Having  Clear Tit le:
▪ De cre a se d  a g e n cy fo r p ro p e rt y o w n e rs

▪ Vu ln e ra b le  t o  P ro p e rt y Lo ss

▪ In c re a se d  Dila p id a t io n  a n d  Va ca n cy

▪ Lo ss o f Ge n e ra t io n a l W e a lt h

▪ De cre a se d  t a x b a se  a n d  p ro p e rt y t a x re ve n u e

https://www.thereismoreworktobedone.com/rory-doyle
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Methodology: Private and Public Data

Private Data

• Tax and Assessm ent  Data 
• Ind icators of a t ransfer of ow nersh ip  

upon the ow ners’ death
• Propert y characterist ics that  align  

w ith  unclear t it le 
▪ Acce ss t o  d a t a  o t h e rw ise  o n ly 

a va ila b le  o n  t h e  lo ca l le ve l

Pub lic Data

• Co u n t y d e m o g ra p h ic  a n a lysis  t o  
co n t e xt u a lize  t h e  issu e  

• Co m m u n it y De m o g ra p h ics (ACS)
▪ P o p u la t ion  Ch a n g e s
▪ Ho u sin g  Qu a lit y a n d  Occu p a n cy

• Ma rke t  An a lysis  (HMDA) (HELOC)
• Da t a  a re  p u b lic ly a va ila b le  fo r e ve ry 

ce n su s t ra c t



Considerations: Private and Public Data

Private Data

▪ Data are not  pub licly availab le in  all 
localit ies 

• Assessm ent  p ract ices and 
recordat ion  are not  un iform ed

• Elect ron ic data are incom plete
• Does not  include dem ograph ic data

Pub lic Data

▪ Varied  m ethodolog ies based on  
source of data

▪ Varied  un it s of analysis
▪ Methodolog ical changes
▪ County or census t ract  analyses m ay 

b lur resu lt s 



Considerations: Private and Public Data Sets
• Varied  m ethodolog ies 
• Varied  un it s of analysis
• Year of data collect ion
• Inherent  risk in  the research
• Specifically ident ifying  heirs’ 

parcels or census t racts w ith  a 
h igh  p revalence of heirs’ 
p ropert ies m ay increase 
opportun it ies for exp loitat ion  
and  forced  sale

Photo: Jenn ifer Em m erling  / There is More W ork to be Done

https://www.thereismoreworktobedone.com/jennifer-emerling


Findings  

Total Est im ate of Iden t ified  
Resident ial Heirs' Propert ies: 
580,371 (0.6%)

Total Assessed  Value for 
Iden t ified  Resident ial Heirs’ 
Propert ies:
$32.3 Billion

*The find ings are based on est im ates from  44 States and the Dist rict  of Colum bia. 
The om it t ed  states are Kansas, Maryland, New  York, Verm ont , W isconsin , and W yom ing .



Population Decline

County Classificat ion
Percen t  Iden t ified  
Heirs’ Propert ies

No Populat ion  
Decline 0.4%

Populat ion  Decline 1.6%
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Coun t ies by Prevalence of Iden t ified  Heirs' Propert y 
Classificat ion  and  Popu lat ion  Change 2010-2020

Not Declining Population Declining Population

*The find ings are based on est im ates from  44 States and the Dist rict  of Colum bia. 
The om it t ed  states are Kansas, Maryland, New  York, Verm ont , W isconsin , and W yom ing .



Rural Geography
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FHFA  Duty to Serve Rural Geography and Identified Heirs' Properties

Suburban/Urban Rural

All Residential Properties Identified Heirs’ Property

64.6% of all iden t ified  heirs’ 
p ropert ies are in  DTS rural 
census t racts

*The find ings are based on est im ates from  44 States and the Dist rict  of Colum bia. 
The om it t ed  states are Kansas, Maryland, New  York, Verm ont , W isconsin , and W yom ing .



Community Indicators 
and Heirs’ Property

(Deaton  2005), (W ay et . al 2012), (Johnson Gaither 2019), (Bailey et . al 2017)

Ind icators of d isinvestm ent  include:

Poverty rates
Lim ited  
Market  
act ivit y

Poor 
Housing  

Cond it ions

High  Rates 
of Absentee 
Ow nersh ip

Prior research  has suggested  that  
com m unit ies w ith  ind icators of d isinvestm ent  

have h igher p revalences of heirs’ p roperty



Duty to Serve 
High Needs Regions
2018 – 2020  

Reg ions w ith  ind icators of 
sustained d isinvestm ent  and 
unaddressed housing  needs are 
iden t ified  as h igh-needs reg ions: 
• M idd le Appalach ia
• Low er Mississipp i Delta
• Tribal Lands
• Colon ia Investm ent  Areas
• Persisten t  Poverty Count ies 



High-Needs Rural Regions Race/ Ethnicity Demographics, ACS 2021
Percen t  Popu lat ion  by Race and  Ethn icit y

Rural Census 
Tract s in  High  
Need  Reg ion W hite, 

Not  Hispan ic
Black, 
Not  Hispan ic

Am erican  
Ind ian  or 
Alaska Nat ive, 
Not  Hispan ic

Asian , Not  
Hispan ic

All Other 
Races, Not  
Hispan ic

Hispan ic or 
Lat ino

Midd le 
Appalach ia 91.7% 2.5% 0.3% 0.5% 2.2% 2.7%

Low er 
M ississipp i 
Delt a

68.6% 25.1% 0.3% 0.5% 2.6% 2.9%

Federally 
Designated  
Tribal Lands 

28.7% 0.5% 56.0% 0.7% 3.9% 10.2%

Colon ias 27.6% 1.4% 3.0% 0.6% 1.3% 66.1%



Poverty Rates in Rural Census Tracts in Each High-Needs Rural Region by Race and Ethnicity, ACS 2021

High  Need 
Reg ions

Percent  Below  Povert y by Race and  Ethn icit y

Total 
Povert y 
Rate

W hite
Black or 
African 
Am erican

Am erican 
Ind ian and  
Alaska 
Nat ive 

Asian All Other 
Race

Hispan ic or 
Lat ino 

M idd le 
Appalach ia 18.1% 17.6% 26.4% 21.5% 18.8% 27.5% 28.6%

Low er 
M ississipp i 
Delt a

19.8% 14.9% 32.9% 24.6% 14.8% 25.9% 25.7%

Federally 
Designated  
Tribal Lands

27.3% 12.8% 31.1% 36.2% 14.6% 22.8% 22.6%

Colon ias 22.8% 21.1% 28.9% 33.4% 10.8% 26.7% 26.4%



Heirs’ Prevalences in 
High Needs Regions

Appalach ia: 
0.9 percent  to 23 percent  per county

Colon ias: 
0.4 percent  to 0.8 percent  per county 

M ississipp i Delta: 
0.3 percent  to 4.1 percent  per county

(Deaton 2005), (W ay et . al 2012), (Bailey et . al 2017),  (Johnson Gaither 2017), (Turner et . al 2023), (Johnson Gaither 2019)

Est im ates for count ies in  the 
Appalach ian reg ion and  in  
the Mississipp i Delta, and  
count ies that  contain  a 
colon ia. 



Poverty Rates and Persistent Poverty Counties by Race and Ethnicity 
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Classificat ion

Percent  
Ident ified  
Heirs’ Propert y

Persisten t  Povert y 1.2%

All Ot her Count ies 0.6%

*The find ings are based on est im ates from  44 States and the Dist rict  of Colum bia. 
The om it t ed  states are Kansas, Maryland, New  York, Verm ont , W isconsin , and W yom ing .



Discussion
County analysis b lu r the data, census t ract  analysis are needed

Federally Designated  Tribal Lands have m ult ip le p ropert y t it le st ructures 

Colon ias include unrecorded  and  recorded  cont racts for deed  

Further research is needed

Targeted  solu t ions that  address heirs’ p ropert y and  other im pacts of d isinvestm ent  
are needed



A Methodolog ical Approach t o Est im ate Resident ial 
Heirs’ Propert y in  t he Un ited  States

Published: December 2023

HAC/ Fannie Mae Heirship Research Report 
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