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Using data to inform urban problem solving
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Philadelphia Research and Policy Initiative
The Pew Charitable Trusts

Pew’s Philadelphia research and
policy initiative seeks to inform
discussions on important issues
facing the city and the region and
to provide policymakers and other
decision-makers with data,
analysis, and examples of
promising practices that may help
them address key challenges.
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Tangled Titles in Philadelphia
What is a tangled title?

_"Tangled Title” describes a
_situation in which the deed to
~a home bears the name of
 someone other than the

T apparent owner
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Tangled Titles in Philadelphia
Key terms

Title: the legal right to ownership of a property

_ Deed: a formal written document that serves as
— proof of ownership

* Record owner: the person named on the deed

; recorded with the Department of Records

_. Probate: The legal process of administering an
| estate after someone di




Tangled Titles in Philadelphia
Previous reports

Philadelphia’s

Philadelphia’s

The State of Housing
Affordability in Philadelphia

Who's cost-burdened—and why



Tangled Titles in Philadelphia
How ‘Tangled Titles’ Affect Philadelphia (August 2021)
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Tangled Titles in Philadelphia
How ‘Tangled Titles’ Affect Philadelphia: Key Findings

At least 10,407 tangled titles (2% of residential properties) - collectively worth over
$1.1 billion.

North, West, and Southwest Philadelphia account for more than half of the city’s
tangled titles, but only about a third of all residential properties.

The neighborhoods most affected tend to be those with relatively low housing
values, low incomes, and high poverty rates.

The hardest-hit areas are predominantly Black; the least affected are majority
White.

Without assistance, remedying a tangled title can cost thousands - an estimated
$9,200 for the median property in our analysis.



Tangled Titles in Philadelphia
How tangled titles put owners and the community at risk

Risk to wealth
building

Cannot borrow
against the
property or pass on
to heirs

Risk of
deterioration

Cannot participate
in city home repair
programs or get
homeowners
insurance

Risk of
foreclosure

Obstacles to
entering payment
agreements with
city or water
department

Risk of deed theft

Deceased records
OWNers are more
vulnerable to
property theft

Risk to
heighborhood
quality & stability

Potential for
abandonment,
building collapse



Tangled Titles in Philadelphia

The extent of tangled titles in Philadelphia

Northeast-East

Percentage tangled

Top10% [ 4.4%to6.5%
2nd [ 3.5% to < 4.4%
3d | 25%to<35%
ath [l 18%to<25%
sth [l 14%to <1.8%
6th [ 1.2%to<1.4%
7th [0 1.0%to<12%
sth | | 0.8%to<1.0%
oth | | 04%1t0<08%

Bottom10% | | 0.0% to < 0.4%

’ Southwest

Nonresidential ['J

= Across the City, an average of 2
percent of residential properties are
affected.

= |n the most affected areas, tangled
titles comprise as much as 6.5 percent
of residential properties.
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Visualizing the extent of tangled titles
1000 properties
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Visualizing the extent of tangled titles

1000 properties: two percent tangled (citywide average)
[TTTTTTIITTITT ] CITTTTTTT T 00T T T T T T (T TIOTOTIIOTIIIT T O

s
)\ [T / T
7
\) 7, )
55 =1
) =]
)
> =
S

YA
RS %

[TTTTT T I . ‘ \ HMH
Visual for illustrative purposes only



Visualizing the extent of tangled titles
1000 properties: six percent tangled (most affected areas)

[ TTTTTTTTTTTTETTTTTTITITTITTITTIT 1 Tl

HNNNRERNERNREN

CTTITTTTTTTTTTITTTI0T00 T | O T T T T T

P

|

CITTTT T TTETTTTTITIOTIOOOTTT T O

|

-

|

RN i

Visual for illustrative purposes only

|

il

L
T
X .

ES 3

A4 TS

"HIW



Tangled Titles in Philadelphia
Neighborhood characteristics: financial

Characteristics of Census Tracts by Presence of Tangled Titles

Median house Median

¢

Tracts Percentage tangled assessed value . Poverty rate
er square foot household income
p Lower Northeast!
Northeast-West :
Top10% 4.4% to 6.5% $40 $28,636 34%
2nd 35%to<44% 357 $30426 32%
3rd 25% to<3.5% 78 $33,533 3%
4th 1.8% to < 2.5% $103 342,602 25% e ey
5th 1.4% to < 1.8% $122 $46,007 23%
6th 1.2% to < 1.4% $118 $54,340 20%
7th 1.0% to <1.2% $120 $44 233 24%
8th 0.8% to < 1.0% $132 $54 920 21%
Least Perrcenlt T Most
«— [ €45 angile OS5 —»
Oth 0.4% to < 0.8% $154 166,676 179% OOl EEEEE
Bottom 10% 0.0% to < 0.4% $204 E‘?EC‘Q’E 17% I:‘ Nonresidential




Tangled Titles in Philadelphia

Neighborhood characteristics: race and ethnicity

Race and Ethnicity in Census Tracts With Tangled Titles

Pe e ntage oo oulation  White  Black  Hispanic  Asian E::LE;’:
angled more
Top 10% 4.4% to 6.5% 129,084 5% 87% A% 2% 3%
Znd 3.5% to < 4.4% 162,464 A% 84% Qo 1% 2%
3rd 25% to < 35% 148701 9%  73% 13% 3% 29%
4th 1.8% to < 2.5% 156,013 40%  N% 20% 6% 2%
5th 14% to < 1.8% 163,153 4%  30% 21% 6% 2%
6th 1.29% to < 1.4% 167118 4%  28% 20% 8% 3%
7th 10% to < 1.2% 178,225 44%  27% 16% 10% 39%
Bth 0.8% to < 1.0% 183,511 45%  23% 19% 10% 39%
Gth 0.4% to < 0.8% 162,943 52% 21% 13% 11% 4%
Bottorm 10% 0.0% to < 0.4% 14,009 62% 13% 7

. Philadelphia

0.0% to 6.5%

% 145 3%
1’5?';“:'?5

Lower

Northeast-West

. \ Lower

Northeast-East

<« Least

Northeast:

¢

Percentage
Tangle

Most —

e ]

D MNonresidential



Tangled Titles in Philadelphia

How we came up with our estimate

* |dentify residential properties

City property tax assessment data

neighborhood-scale mixed use properties

Determine who is on the deed

City property tax assessment data and real estate transfers data
709,303 total record owners

e Check for deceased record owners

“Deceased suppression service”
29,315 deceased record owners

509,258 single family homes, condo units, small apartments, and



Tangled Titles in Philadelphia
Limitations of methodology

* Only able to identify one cause of tangled titles
* Deceased suppression service methodology not transparent

* Record owners who changed names or had multiple addresses likely
missed

e String match inherently imprecise



Tangled Titles in Philadelphia
Estimating tangled titles

Residential properties

-

(509,258) ‘

Owned by

(457,952)

l natural persons

\

All owners deceased

Deceased owner

(18,155)

Owned by corporate

(9.110) \|j survived by another —l

No owners deceased
(430,687)

Tenants in common
(1,297)

Has right

of survivorship

(16, 858)

or government entity
J/ (51,306)

All record owners are

11
deceased 9’ 0
+

Deceased record owner
survived by another

OBy 1,297
owner; property owned as
tenants in common
Total 10,407

“PEW



Tangled Titles in Philadelphia
Media coverage

= The Post and Courier

= a T@he Philadelphia Tnquiver 2

3

SOLUTIONSJOURNALISM

‘, The Philadelphia Tribune

Tangled titles in Philly threaten more than $1.1 mmm
billion in generational wealth _ e wEv ENTERTAINMENT

s 4 1 uisiana abortion ban 1 Wall Street’s rally slows, ‘Court closes restraining
(QVEF10/400 o Haves GAcIeaF ovWBRaHlp, WHIGh Ks6pa BaGpIa from aualifyiAg foF govarmmant Tangled titles can derail homebuyers s m! eehiisiol ) H i el o
help with home repairs, keeps them from being able to sell homes, and leaves them vulnerable to
dreams .

deed theft.

A | KYW NEWSRADIO « NEWS | LocaL

More than $1B lost for low & middle Philadelphia e‘<p101es heirs{ property
income Philadelphians due to solutions to.boost genelatlonal Wealth

& BY DAVID SLADE DSLADE@POSTANDCOURIER .COM “ & _
tangled titles 3

Brian Saunders TRIBUNE STAFF WRITER  Feb 15,2022 %0

Angelique Howard, 44, of North Philadelphia, (left) poses for a portrait with her daughter, Angelique Howard-Johnson, 16
(center), and sister Gabrielle Howard, 55, at her home. The Howard family was able to straighten out the home's tang .. Read more

AXIOS Ph"ade'phla = WWMW Law Topics ¥  Surveys & Rankings v  Cases & Verdicts ¥ People & Community v Public Notice & Classifieds ~  All Sect

TANGLED TITLE

0Oct22,2021- News

Philadelphia's $1 billion ©
problem: Tangled titles
‘ Taylor Allen

YOU OWN YOUR HOME HROROIC
NAME NOT ON DEED

COULD COST YOUR EVERYTHING

NEWS
'Tangled Titles' Put Philadelphia Homeowners at
Risk, According to New Pew Report

The legal remedies to the issue of unclear title tend to be fairly straightforward, but the
cost of obtaining the necessary help can stand in the way of resolving them.

August 04, 2021 at 04:45 PM

@ 4 minute read

Real Estate

Elfreth’s Alley in Philadelphia, referred to
as the nation’s oldest residential street,
dating to 1702. Credit:
fliphoto/Shutterstock.com

Aleeza Furman
Litigation Reporter

14142 7.9. @
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Tangled Titles in Philadelphia
Influence

‘, The Philadelphia Tribune
=S

Tangled titles bill passed in City Council

Brian Saunders TRIBUNE STAFF WRITER Dec2,2021 %0

Councilmember Kathering Gilmore Richardson says *Philadelphians have called out for equity and inclusion, and expanding generational wealth through

“Ensuring that we are addressing tangled titles and deeds for the
more than 10,000 families that are suffering across the city is one of

the most monumental things we can do in the housing arena for

individuals here in the city of Philadelphia,” Gilmore Richardson said.

There will be a $7.6 million investment over the next four years to
resolve tangled title situations, which amounts to $1.9 million per
year.

VIP INACTION PUBLISHED JANUARY 26, 2022

Following the Data: VIP
Volunteers Serve in Hardest-Hit
Neighborhoods

This month, the Thomson Reuters Foundation published an article
exploring the ways U.S. cities use data to help underserved
communities during the pandemic. A VIP homeownership client’s
story helped illustrate the point. Here is an excerpt

Donald Gadsen and his
out their financial affair

illness - plunging the fz

wife had been meaning to sort

when she died after a sudden
nily and their century-old
Philadelphia home in zal limbo.

ars on, Gadson recently got matters i

al aid or ganization, ensur

- which had been in his wife'’s name - w
eventually pass to his two sons.

“A home is where y an start building wealth -
ething stable, something you know,”
Gadson, 62, told the Thomson Reuters Foundation by
phone.

because it's

Many more city resider 2d title” issues

may now be abl
thankstoap
released last yea

Officials 51» the research will help the |“1|_m|_1 int aid for

MAKE A WILL!

EVERY WILL IS ONE LESS

o
2 VA ANDDETERFEES.
2 CHANGE THE NAE O THE 0D

iSU CASAESTAANOMBREDE  iHAGA UN
UNA PERSONA FALLECIDA?  TESTAMENTO!

SUCHSN ESTA PROBABLEENTE 21 Ui]

“TITULO ENTRECRUZADO”

CADATESTAMENTO ES UN

City of

Philadelphia

TANGLED TITLE INFORMATION SHEET

You e beng given s shet i accordance with Bill No. 2106714, iroduced by

17,

Soat T et et August 12022 e s . B st providers must

‘provide the survivor of the deceased with a copy of this information sheet, and a certified death
the

©)
Commonwealth of Pennsylvasia

provides you bout Philadelphia
‘probate, which has led o 2

Philadeiphia
Important Definitions
Estate

An estte s ll property owned by a person when they dic.

Probate

‘Probate i a legal process that detemmines that a willis valid and should be carried out. This
process allows for the heir(s) to take legal ownership of the deceased individual's property. This
includes, for example. homes, vehicles, bank accouns, etc

Tangled

Tangled e descrbes problemsslatd t the egal vessipof el este, youtive na
‘yoursel deed, you may have a

tangled ttle. This oft vhe d po




Tangled Titles in Philadelphia
Quotes from affected homeowners

“Just recently, the main sewer line broke,
and | thought | was going to have to pay over
$2 500 to fix it, which | can’t afford because
| live off Social Security. | didn’t qualify for
repair programs, since I’m not on the deed
of the property.” - Gina Miller, 60, West Philadelphia

“My mother passed away, and |
had the house, but | never put
the house in my name. | was her
only heir. | was thinking it
automatically went to me.”

-Monique Spicer, 48, North Philadelphia

“I went to a lot of places, and they told me, ‘You don’t
own the house and you can’t get the help. And now |
do, and now [ can. | can now say, ‘Here’s the deed,

what can we do?’”

- Michael Schwartz, 60, Northeast Philadelphia





