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Introduction
Like many Detroit neighborhoods, MorningSide has
been hit hard by tax foreclosure year after year. In 2015,
113 occupied homes were foreclosed and auctioned for
falling more than 2 years behind on property taxes.

After the auction, Loveland tried to visit
the occupants of these 113 homes to
understand their situations. We found 55
homes had already become vacant. Other
occupants were being evicted or wrestling
with whether to try and stay. You can find
these stories on pages 3-6.
Detroit’s tax foreclosure epidemic is far from over. As of
fall 2015, an estimated 60,000 Detroit properties were
due to receive foreclosure notices for 2016, including
as many as 40,000 occupied homes housing more than
100,000 Detroiters, or 1 in 7 city residents.

Occupancy of Morningside Tax Foreclosures
Before and After the Auction
before
BEFORE

As new programs aim to move more people into the city
and demolish blight, tax foreclosure and the auction as
currently conducted continue to displace people and
create the need for even more demolition.
A citywide census to understand who is being foreclosed
and how to help them, along with changes to the
auction, are needed to avoid damaging more people and
property in 2016.
Read on for human stories and data about tax
foreclosure and the auction in MorningSide, a
representative microcosm of all Detroit.
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Occupied Foreclosures in MorningSide after the 2015 Tax Auction
NOTE: SEE PAGES 3-6 FOR STORIES THAT BRING THESE
NUMBERS TO LIFE
In December 2014, at the start of Loveland’s foreclosure
survey, 113 out of MorningSide’s 198 residential foreclosures
had been surveyed as likely occupied.*
By the fall of 2015, 53 homes were newly unoccupied, and at
least 7 more occupants were in the process of moving out.

Loveland interviewed occupants, neighbors,
and new owners of 32 of the 113 properties
that had been occupied prior to the 2015
auction. Some were intent on staying, some
were on their way out of their homes. Here’s
what we found among those 32 properties:

Loveland began with a windshield survey of property
conditions and occupancy, and then knocked on the doors
of every occupied foreclosure. After two failed attempts,
the neighbors to either side and across the street were
approached.
As of December 4, 2015, Loveland had spoken with
occupants, neighbors, and new owners of 32 of the
foreclosed homes, 22 of which are currently occupied, 10
unoccupied.
Five renters and two owners were able to make arrangements
to rent from the property’s new owners; 3 families received
eviction notices from the same mass buyer immediately
following the auction. Another 3, who were in unsold
properties, hope to purchase their homes from the Detroit
Land Bank Authority (which now owns all unsold properties).
At least 2 renting families attempted to purchase their homes
on the tax auction with assistance from nonprofits but were
outbid by investors.

Will rent from new
owner, 7, 22%
Have already moved
out, 10, 31%

Hope to purchase
from DLBA, 3, 10%

Await contact from
new owner, 2, 6%
In the process of
moving, 7, 22%

Have been served
evicCons, 3, 9%

*occupied, maybe occupied, and partially occupied
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Twiana’s Story: Interview by Jackie Grant
Twiana Odom is a mom, artist, and giver with a soft spoken voice and
a big heart. She was a West Sider when she came to MorningSide
in 2012 as a volunteer on a blight cleanup project with MOSES. She
continued to come back and help with community board ups and
vacant lot cleanups after the MOSES project ended. She became
close to a lot of East Side residents and gained an affection for the
neighborhood.

Scammed
In early 2014, Twiana began renting a home on Buckingham in
MorningSide. The man who presented himself as the property owner
showed Twiana what appeared to be proof of ownership. They made
a written agreement, and she and her daughter moved in. The place
was messy but that did not faze Twiana. She got busy cleaning and
painting, and did some repairs inside. She cleared mountains of
trash and tree limbs that had been dumped in the backyard and did
some cleanup and planting in the front. Some time later she tried to
contact the owner about an issue with the sewer line, but he did not
respond. She became suspicious and started making inquiries. Also,
tax foreclosure notices started arriving from Wayne County with a
name different than that of her landlord. After further research she
discovered that he was not the legal owner of the property.

Outbid
Twiana had fallen in love with the house and wanted to buy it from
the tax delinquent owner, but was never able to contact them. So she
went to a local nonprofit United Community Housing Coalition for help
navigating the 2015 Wayne County Tax Foreclosure Auction, going to
their meetings prior to the auction to understand the process. They
agreed to bid as her proxy up to a maximum of $3000 in the second
round.
Twiana did not win the house. Steve Hagerman, who purchased 107
auction properties in all, won the home and immediately served her
with an eviction notice to appear in 36th District Court.
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Twiana Odom in front of her house holding the eviction notice.

Still Hoping
Currently Twiana is still living in the home with her daughter who is
expecting a baby any day. Another daughter was just told that she
qualified to purchase a soon-to-be renovated Habitat for Humanity home
that sits back to back with the house that Twiana lives in and still would
like to buy. It had been a family dream to have homes back to back
because they are a close family.
She continues to keep up her place while helping with vacant lots and
board-ups with the Buckingham Block Club. Twiana has formed a strong
bond with her MorningSide neighbors, who have encouraged her and
would like to see her remain in the house. Bev, her nextdoor neighbor
says this house would never look as good as it does if it were not for
Twiana. And the broken sewer line? She dug up the backyard and
repaired it herself.

What is happening to other occupied foreclosures
in MorningSide: A sampling of stories

EVICTED

On Buckingham
Current renter is being evicted by the new
owner. See Twiana Odom’s story on page 4.
Auction Winner: Stevey Hagerman
Taxes Owed: $12,081.27
Purchase Price: $1,600

EVICTED

On Somerset
Neighbors say foreclosed owner is very ill with
cancer. An eviction notice was posted 11/24.

EVICTED

Auction Winner: Stevey Hagerman
Taxes Owed: $2,281.97
Purchase Price: $3,200

On Devonshire

The owner has lived in this house with a college-aged daughter. A stroke several years ago
left her right arm and shoulder paralyzed, and unable to work. The foreclosed home was
purchased at the auction, and Valerie was immediately served an eviction notice. She and
her daughter have until December 31st to move out.
Auction Winner: Stevey Hagerman
Taxes Owed: $12,762.37
Purchase Price: $3,400

UNSOLD

On Bedford
Foreclosed owner is seeking to purchase his
home back from the DLBA.
New Owner: Detroit Land Bank Authority
Taxes Owed: $9,133.25
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Moved Or Planning to Move

MOVED

On Courville
Family members of deceased owner moved out
during the auction.
Auction Winner: John Haedrich
Taxes Owed: $7,787.95
Purchase Price: $14,0500

MOVING

On Buckingham
Renter was outbid at the tax auction. New
owner offered to rent for $1,500/mo, which was
unaffordable. The family will be moving out.

MOVING
On Berkshire
Charles Watkins and his four children had rented this home for seven years when it was
foreclosed. He deposited $2,000 with a local nonprofit in an effort to purchase the home at
the tax auction, but was outbid by an investor. Charles has yet to hear from the new owner,
and is very worried about where they will live.
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Auction Winner: John Haedrich
Taxes Owed: $13,289.51
Purcahse Price: $3,300

Auction Winner: Stevey Hagerman
Taxes Owed: $7,512.79
Purchase Price: $8,700

MOVING

On Nottingham
Foreclosed owner inherited home with back taxes.
Owner’s brother broke in and changed a lock. Plan
to stay with relatives until they find a place to rent.
Auction Winner: Jason T. Ivy
Taxes Owed:$7,816.72
Purchase Price:$1,700

Rented to the Occupant

RENTED
On Audubon
Owners’ job losses led to tax foreclosure. The new
owner will allow their family to stay as a renters.
Auction Winner: Cathy Koch
Taxes Owed: $8,853.12
Purchase Price: $19,000

RENTED

On Three Mile Drive
Foreclosed previous owner has arranged to rent
from new owner.

RENTED
On Lakepointe
Monica Monroe’s family had owned this home for 35 years. After the home was lost to tax
foreclosure, Monica could not afford the new owner’s asking price. She has instead signed a
temporary 2-month lease at a lower rate, and plans to move.
Auction Winner: Damian Jackson
Taxes Owed: $10,792.95
Purchase Price: $11,300

Auction Winner: Mark Hoffman
Taxes Owed: $19,029.84
Purchase Price: $17,000

RENTED

On E Outer Drive
The current renter has made arrangements to
rent from new owner.
Auction Winner: Christopher Austin
Taxes Owed: $36,681.17
Purchase Price: $44,000
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Sampling of Foreclosure Occupant Types in MorningSide, 2014-2015
During Fall 2015, Loveland Technologies resurveyed condition and occupancy data for all 301 properties in MorningSide that entered the 2015
Tax Auction. Loveland spoke to occupants, neighbors, and new owners of 32 properties.

Foreclosed Occupant Type

The map to the left shows occupant type in the
32 foreclosures for which Loveland was able to
interview occupants, neighbors, and new owners.
Occupant Types:
13 owner occupants (“Owner”),
9 renters (“Renter”),
6 squatters (“Squatter”), and
4 other (“Other”)
“Squatter” is a common term for someone
occupying a home without the express
permission of a owner
“Other” ranged from the adult children of a
deceased owner to a property maintenance man
living in the home with the owner’s permission.
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Foreclosure in MorningSide, 2015
In 2015, MorningSide ranked among the top neighborhoods for
number of tax foreclosures, with 301 properties that entered the
auction.
As of December 2015, 21% of all MorningSide properties - or
more than 1 in 5 - are subject to be foreclosed next year.

Delinquent
749, 14%

Subject to
Foreclosure
1149, 21%

Auctioned
301, 5%

Unsold
56, 19%

Vacant lots
9%

All other
foreclosures
21%

Bundled
127, 42%

Sold
118, 39%
Not Delinquent
3361, 60%
(includes 619 tax exempt properties)

As of the end of 2015,
60,450 Detroit properties are
2 or more years behind on property taxes.

Likely Occupied Homes
70%

Sold

Sources:
2015 Loveland MorningSide Auction Survey
makeloveland.com
Wayne County Treasurer
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Breakdown of Foreclosure in MorningSide, 2011-2015
Tax foreclosure in Morningside has
fluctuated year by year, rising in even years
until it peaked 2015, when Wayne County
Treasurer’s office processed all properties
subject to foreclosure.
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The largest number of auction sales
occurred in 2012, though the vast majority
are once again over two years behind on
property taxes (“tax reverters”).
2013 saw the fewest properties enter the
auction.
Only 3 properties were withdrawn in 2014.

800
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to theWithdrawn
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years
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584

Withdrawn from AucBon (Payment Plans,
DOOEs, RedempBons, etc.)

Foreclosure Breakdown:
281

36

Unsold at Auction

Bundled and Transferred to DLBA
400

23
28

Sold at Auction

Sold at AucBon But Now 2 or More Years Tax
Delinquent

302
127

200

134

46

30
136

0
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2011

245

Bundled

Sold at AucBon

65
118
40

109

2012

Sold but now 2+ years delinquent

Withdrawn from Auction

Unsold at AucBon

66

81

2013

2014

56
2015

Withdrawn Tax Reverters

“Reason Withheld” from Auction in MorningSide, 2015
ACTIVE-BANKRUPTCY as of
19-MAY-2015, 7, 1%

Owned by govt
agency, 5, 1%

Payment Plan on File, 1, Special S]pulated
0%
agreement, 2, 0%

Other, 9, 2%
D.O.O.E.,
25, 4%

584 at-risk Morningside properties avoided
the 2015 tax auction.
More than one third of these were
redeemed by paying off required taxes
(2012 or prior). Just over half made
arrangements for some sort of payment
plan - a mix of interest rate reduced plans
and regular payment plans. 37 properties
did not have data on the reason withheld.
Only 25 properties were withheld with
a DOOE - a one-year extension for
distressed owner occupants.
Not included in this chart are the 395
tax reverter properties that were also
withdrawn from the auction. Tax reverters
are properties that were once bought at
the tax auction, but are now subject to
foreclosure (more than 2 years behind on
taxes).

BLANK/
UNKNOWN, 37,
6%
Required Taxes paidRedeemed FROM
FORECLOSURE AS OF
05/19/2015, 205, 35%
TEMP IR PLAN FOR 2014/
PRIOR TAXES, 86, 15%

PAYMENTPLAN FOR 2012/
PRIOR TAXES-IR CONV, 55,
10%

PAYMENTPLAN FOR 2012/
PRIOR TAXES , 152, 26%
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Auction Sales in MorningSide, Round 1 vs. Round 2, 2011-2015
Tax foreclosure reforms were
designed to accelerate the
seizure of vacant properties
to return them to productive
use. However, the combination
of aggressive foreclosure
proceedings on occupied
properties, mass investor
purchases in the auction’s second
round, and failure to adequately
address tax reverters has
resulted in the opposite. Families
are being evicted from occupied
foreclosures, while scores of
vacant tax reverter properties
are left in negligent private
ownership.

500

450
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400

350
302
300

242

250

Sold 1st Round

Total Sold in Round 1
200
169
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Sold
Round
Total
Sold 2nd
in Round
2

150
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0
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Tax
Reverter
(out of
TaxNow
Reverter
(Sold
at
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Foreclosure in MorningSide, 2014-2015
During Fall 2015, Loveland Technologies resurveyed condition and occupancy data for all 301 properties in MorningSide that entered the 2015
Tax Auction. Loveland spoke to occupants, neighbors, and new owners of 32 properties.

Future Plans of Foreclosed Occupants
The map to the left shows what is happening
with occupants (or former occupants) of 32
foreclosed homes, 22 of which are occupied
and 11 unoccupied.
Current Situation:
7 Will rent from new owner
3 Hope to buy from DLBA
3 Have been served evictions
7 Are currently moving
10 Have already moved out
2 Await contact from new owner
Loveland has not made contact with the 51
remaining occupied foreclosed homes.
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On Foreclosure Reform Efforts
NOTE: THIS SECTION REFERENCES A LEGAL TWEAK DESIGNED TO HELP PEOPLE IN 2015
Principal Residence Exemptions (PRE), for owner occupants of a property as their primary residence, reduces property taxes
by exempting a property from local school operating taxes. A few owner occupants who could have benefited from reduced
property taxes did not have a PRE. More often, properties that were no longer owner-occupied, but still had 100% PRE,
continued to benefit from reduced property taxes.
Owner occupants with PREs should have been able to take advantage of a new law designed to help prevent tax foreclosure by
capping their tax burden at 1/2 the State Equalized Value. 42 homes with 100% PRE went on to the auction owing more than 1/2
the SEV in taxes, interest and fees.

2015 MorningSide residential foreclosures with
100% Principal Residence Exemptions (PRE):
15 vacant
lots
1 mixed use

99 homes

2015 MorningSide residential foreclosures that owed
more than 1/2 the State Equalized Value (SEV):

Includes:
• 4 renters
• 3 squatters
• 2 other non-owners
• 33 unoccupied
•
41 occupied foreclosed
Series1, $135.00, 68%
homes did not have any
PRE.

Owed more
than 1/2 SEV
63, 32%

Owed less than 1/2 SEV
135, 68%
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Includes:
• 42 with 100% PRE
• 2 with 50% PRE
• 19 with no PRE
42 homes with 100%
PRESeries1,
did63,not
have their
32%
tax burden capped at
1/2 SEV.

Tax Reverters in MorningSide, 2015
The map to the left shows tax reverters: properties sold at auction but now two or more years behind in property taxes. Selling a tax foreclosure
to someone else is clearly no guarantee that they will pay the taxes either.

Tax Reverters by Year Sold at Auction
Sold Year:
		2011
		2012
		

2013

Top Owners of Tax Reverters:
Artesian Equities LLC 		

119

Metro Property Group LLC 		

10

International Traders 			

Green Clover Property LLC 		

Southfield Equity Holdings LLC
Strategic Advantage LLC 		

Penn State Energy LLC 		

Asset Management Directors LLC
Cashflow to Retire LLC 		

11
10
7
6
6
5
5
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Conclusion

The policy intention of tax foreclosure and the tax foreclosure auction is to turn abandoned properties into occupied
properties quickly. Now that it’s clear the opposite is happening, it’s time to change the policy, or continue damaging
neighborhoods like MorningSide.
A citywide door-to-door census to understand who is being foreclosed and how to help them, along with changes
to the auction that discourage the random sale of occupied homes, are needed to avoid damaging more people and
property in 2016.
Occupied properties can be passed through the auction to the land bank or another organization capable of
transitioning occupants to owners where possible, or finding them the best housing solution available while keeping
the property from becoming vacant and needing to be demolished.
Thank you for reading this. Please feel free to share it widely.
For more information on the results of the last 5 years of tax foreclosure and auction, see A Recent History of Tax
Foreclosure on the Loveland blog.
Contact the Loveland team with any questions or observations at team@makeloveland.com.
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