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BIRMINGHAM LAND BANK AUTHORITY 

NOTES AND ADOPTED BUDGET FROM FEBRUARY 2018 BOARD OF DIRECTORS 

MEETING 

The Birmingham Land Bank Authority(BLBA) was established to acquire the tax-delinquent 

properties, surplus properties of the local governments, and other properties located within the 

City of Birmingham in order to foster the public purpose of returning land which is in a 

nonrevenue-generating, nontax-producing status to an effective utilization status in order to 

remove blight, provide housing, and stabilize neighborhoods for the citizens of the City.  

The program provides the only feasible alternative to allowing vacant, abandoned tax delinquent 

parcels to sit.  

The authority also aims to interrupt the passive speculative market associated with tax 

delinquent properties which is detrimental to each of our 99 neighborhoods.  

Through our enabling legislation, the Land Bank has the authority to acquire tax deeds that are 

five years tax delinquent and have been sold to state for a nominal cost. The BLBA then can 

clear the title to these parcels through an expedited quiet title process outlined in the statute.  

The Housing Authority of Birmingham District, Bethel Ensley Action Task Force, Woodlawn 

Foundation, Titusville Development Corporation, Birmingham Airport Authority, East Lake 

Initiative and numerous other groups are stepping up to take advantage of the revolutionary 

mechanism that is in place to bring otherwise financially unobtainable properties back into 

productive use. 

The next year is crucial for Birmingham. Millions of dollars are flowing into agencies hands for 

development projects in Birmingham. These agencies need properties with clear, marketable 

and insurable title. The Authority is ready willing and able to continue assembling properties for 

these agencies. 

Operations 
 
The Birmingham Land Bank Authority currently operates with a staff of three employees.  Later 
in this document, a separate staffing section outlines current needs. 
 
The BLBA currently operates on an as-requested basis. We require that purchasers go through 
an application process before acquiring the tax deed to a property. While there are thousands of 
eligible properties in the City of Birmingham, the BLBA cannot and should not acquire tax deeds 
to properties without a planned project or end user identified. Due diligence is required for many 
properties due to environmental or other concerns. The BLBA only acquires single family 
residential properties due to limited staff and resources. City vetted/sponsored projects are 
eligible to acquire non-residential properties. 
 
Because of the volume and specialized nature of legal work, the Birmingham Land Bank 
Authority must contract with outside attorneys at a flat rate for most quiet title actions. 
The negotiated rate for quiet title attorneys since program inception has been 3,500.00 dollars. 
This does not include the closing fees or signage and publication costs. We have had several 
firms request to negotiate higher rates. Fees for initial title reports have increased, along with 
publication fees. Guardian ad litem fees, $1,200.00 of which come out of the contracted 
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attorney’s fees continue to rise in certain courts. One firm has recently noted that under the 
current rate structure, it is not economically feasible for them to continue working on BLBA 
cases. Despite BLBA’s capping of outside fees that contract attorneys are responsible for, the 
costs still eat into contractor’s margins and cause the BLBA to expend more money each year.  
 
The cost from start to finish to process each parcel is estimated to cost the BLBA from 
$4,500.00 to $6,000.00 per parcel. 
 
The cost to the citizen for the quiet title program has been $3,500.00 since program inception. 

This price includes the Birmingham Land Bank subsidizing from $1,000.00 to $1,500.00 per 

parcel. The BLBA cannot afford convey each property at a loss. 

If the City desires to make Land Bank properties with clear title more affordable, it will need to 

substantially increase its subsidy of the Land Bank to cover the costs to clear the title. “Mow to 

own/sweat equity” programs, for example, have been popular and successful in other places but 

making properties available for little or no cost means the Land Bank will require a substantial 

increase in funding.  

The most cost effective method of operation would involve a substantial investment in funding 

Attorney/Paralegal positions in the legal department that would solely work on Land Bank 

cases. Additional attorneys and paralegals are needed, with probably three attorneys and two 

paralegals needed to clear the backlog of quiet title actions in a reasonable amount of time and 

to handle a comparable volume going forward. One significant justification for bringing more 

legal work in house is that doing so will enable the Land Bank to continue subsidizing costs and 

even further reduce the sale costs of properties with clear titles. The investment in internal legal 

staffing would limit the exposure that the Birmingham Land Bank Authority gets when it expends 

money to outside attorneys while waiting for the purchaser to remit payment of the subsidized 

fee. 

With increased staff and resources, the BLBA will be able to explore programming that will 
generate more revenue. In the next year, the BLBA plans to implement changes that will 
ultimately generate revenue including market value sales and strategic acquisitions that will 
allow the BLBA to attract even more developers and private entities. The goal, in addition to 
neighborhood revitalization is to ultimately not be totally reliant on an annual allocation from the 
City of Birmingham. 
 
Funding Agreement 
 
Section 1(b)(1) of the Funding Agreement between the City of Birmingham and the BLBA states 

that “The City and the board of directors of the Authority acknowledge that, at least for the 

foreseeable future, the Land Bank is expected to operate at a deficit, requiring subsidies from 

the city. Section 2(b)  states that “city personnel will be used to provide additional staff 

resources to the Authority…for the purpose of assisting the Board in the execution of its duties 

and responsibilities. 

Maintenance of Properties 

There is a misconception that the properties offered on our website are owned by the Authority. 

The properties listed on our website are still owned by other entities, with the tax interest held by 

the State of Alabama Department of Revenue. 
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Under the funding agreement between the City of Birmingham and the Birmingham Land Bank 

Authority, Birmingham Department of Public Works is to assist the Authority with maintenance 

of the properties in which the Land Bank holds an interest. As many external hurdles regarding 

to clear title are eliminated, the length of time in which the BLBA holds an interest in a property 

is expected to shrink. 

The Authority, since inception, has only acquired tax interest in properties on demand for 

ultimate transfer to applicants. As the Authority moves toward more strategic acquisitions and 

site assembly, resources will be needed to devote more attention to securing and safeguarding 

properties.  

Interest in BLBA programming continues to grow and the need for the BLBA continues to grow 
as eligible parcels continue to increase inside of Birmingham City Limits. We can expect over 
1,000 parcels to become eligible for BLBA acquisition this year alone. There are currently over 
10,000 eligible parcels at this moment.  
 
Finding the most efficient, effective method to clear title, assemble for redevelopment, and 
transfer ownership of these properties to citizens and organizations continues to be our main 
goal. 
 
Each property that the BLBA conveys becomes a property tax generator and is a property that 
the City of Birmingham does not have to maintain or demolish. 
 

 

 

 

 

 

 

DEFINITIONS 

1. Tax Delinquent Property- Property taxes in the State of Alabama become due annually 

on October 1st. On January 1st of the next year, they become delinquent. Tax certificates 

on delinquent properties are sold each year in May. 

2. Land Bank Eligible Properties- Properties that go unsold in the County tax sale are then 

deemed sold to the State of Alabama Department of Revenue(ADOR). A property must 

sit with the ADOR and be delinquent for five years before it is eligible to be acquired by 

the Birmingham Land Bank Authority. 

3. Quiet Title Action- A lawsuit filed to clear and quiet the title of properties in which the 

Birmingham Land Bank Authority has acquired the tax deed. This lawsuit requires an 

attorney to examine the title of a property and notify anyone with an interest in the 

property (heirs, lienholders, mortgagees) that a petition to quiet title has been filed. Any 

party that has been determined to have an interest in the property has the ability to 

redeem (pay the back taxes, interest and any fees incurred) the property in accordance 

with Ala. Code Title 40, Chapter 10 up until the date of final judgement. With a final 
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judgement, the Court may grant fee simple title to the property, which shall vest title 

absolutely in the BLBA. The BLBA will then have ability to convey property with 

marketable and insurable title to a new owner. 

SELECTED OBJECTIVES 

1. Quiet Title Program- Continue to facilitate the clearing of title of land bank eligible vacant 

and abandoned properties for redevelopment and full ownership. 

2. Catalytic Development- Assemble property for catalytic development with the City of 

Birmingham and other partner organizations. 

3. Decrease pressure on City Resources – Each parcel that the BLBA clears title to and 

conveys to a responsible, qualified owner is a parcel that the City of Birmingham 

Department of Public Works no longer has to maintain. 

4. Side-Lot/Adopt-a-Lot- Lease programs allow citizens and organizations to maintain and 

utilize properties while preparing to go through the full Quiet Title Program. 

5. Increase Revenue for City of Birmingham- Each parcel that is sold and developed will 

bring in property tax revenue, permit revenue and value to neighborhoods littered with 

blight and abandoned structures. 

6. Community Engagement- Increase awareness in each of our 99 neighborhoods on 

program options. There are still over 10,000 available properties for acquisitions. One of 

our main goal is empower our citizens to take control of blight elimination in their 

neighborhoods. 

7. Program Sustainability-As operational hurdles are cleared, we hope to develop 

programs utilizing strategic acquisitions and partnerships to generate revenue and 

ultimately reduce the need for subsidies from the City of Birmingham. 

 

BUDGET LINE ITEMS 

1. Legal Services- General Counsel assisting the Authority in operational matters. 

2. Training, Web Design and Data Management- STR Grants, LLC provides property and 

data management software for our program. They also provide training for program 

updates and consulting as needed. 

3. Signage- The Authority is required by state statute to place signage on each parcel that 

it takes through the quiet title process. The statute requires 4 by 4 foot signs to be 

placed on each property. This is the cost of printing. Staff places the sign. 

4. Center for Community Progress Conference- Reclaiming Vacant Properties Conference.  

5. Legal Advertising- Overages in statute required publication costs. 

6. Quiet Title Actions- These funds are used to aggressively utilize the expedited Quiet 

Title Process so that properties can be conveyed to applicants for development and 

ownership. Each action costs the BLBA around $5,000.00. 
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PERFORMANCE MEASUREMENTS 

 2016 
Actual 

2017 
Estimated 

2018 
Goal 

Applications Submitted 2909 1200 1200 

Quiet Title Final Orders 45 130 500 
 

Closings 0 100 400 

Properties entering 
acquisition queue 

383 333 333 
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BIRMINGHAM LAND BANK AUTHORITY 

FUNDING SOURCE: GENERAL FUND -143_000. 

TOTAL BUDGET: $949,140.00 

TOTAL PERSONNEL: 3 ADDITIONAL EMPLOYEES REQUESTED: 4 

 

Birmingham Land Bank Authority 2018-2019 Requested Budget 

    

General Operations Expenses to Birmingham Land Bank Authority 

Legal Services (counsel assisting Legal Department) 50,000.00  

Training , Web Design, Yearly Subscribtion Cost for website & data 
mangement 

44,200.00  

Signs used in quiet title actions 8,000.00  

Travel to Center for Community Progress Conference (Board officers & 3 
staff) 

9,040.00  

Office supplies, software subscriptions 7,900.00  

Legal Advertising for Quiet Title Actions 30,000.00  

Quiet Title Actions (160 Actions@ $5,000/case) 800,000.00  

***********Subsequent funding will come from recovered costs   

Subtotal general operations costs (Requested Allocation from COB) (949,140.00) 

Quiet Title Actions Expected Revenues 

Costs to be recovered in Gen Request quiet title actions 
($3500/case@160) 

560,000.00  

Costs to be recovered in Gen Request quiet title actions 
($5000/case@112) 

560,000.00  

****Subsidy removed and base price increased to cover loss   

subtotal revenues 1,120,000.00  

Balance  170,860.00  

Subtotal general operations costs (Requested Allocation from COB) (949,140.00) 
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STAFFING 

The Land Bank is currently staffed by 3 City of Birmingham employees. Eric Fancher, Assistant 

to the Mayor serves as Administrator of the program. Montrese Daniels and JoAnne Denny Burl, 

employees from Community Development serve on the staff of the Authority. Law Department 

Attorney, Jim Stanley, has served as internal advisor on BLBA issues.  

In the past year, we have explored the sharing of tasks with other departments to no avail and 

had little cooperation with the previous administration. Staff routinely works beyond traditional 

working hours (holidays, weekends and after hours) to keep the program moving forward. 

Administrator also spends many hours placing signs on parcels going through the quiet title 

process as required by the state statute. Lack of resources and staff hinders the ability to focus 

on addressing evaluation and strategic planning for the BLBA. 

BLBA staff is ready, willing and able to work with other departments to share tasks and utilize 

interns/volunteers if provided the infrastructure. 

In addition to fielding 60-150 calls and walk-ins each day, current BLBA duties for the three 

employees staffing the Birmingham Land Bank Authority include, but are not limited to the 

following:        

Current Staff Positions: 

 

Administrator, Birmingham Land Bank Authority 

Under direction from Board of Directors, with guidance from Director of Community 

Development, manages Birmingham Land Bank Authority Program implementation, operations, 

strategy and evaluation to ensure that program operations efficiently and effectively adhere to 

applicable laws and adopted mission statement. 

Current Job Duties: 

 Prepares reports on program operations, initiatives and engagement to Board of 

Directors. Also interfaces with City Councilors, Executive Leadership Team and other 

Departmental Leadership. 

 Prepares, plans and implements budgeting and works to ensure program viability by 

analyzing operations, expenses and revenue to improve efficiency and effectiveness. 

 Prepares materials/manuals for internal and external parties on the operation of the 

program.  

 Manages staff of two Community Development employees  

 Provides updates on operational/staffing problems. 

 Prepares sample solutions to remedy any issues. 

 Works with Board of Directors and City Leadership to address these issues. 

 Works to with Judges, Title Insurance Companies and other external parties to address 

concerns and hindrances to optimal program performance. 

 Manages and negotiates contracts with 12 outside law firms that perform General 

Counsel, lobbying, quiet title and closing work on behalf of the Birmingham Land Bank 

Authority.  
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 Analyzes performance, expenses and work product of these firms to ensure that 

Birmingham Land Bank Authority is properly expending and engaging these contractors. 

 Manage implementation of land bank procedures to ensure compliance with state 

enabling legislation. 

 Designs workflow, budgetary and service input interface for property management 

software to increase staff efficiency and to better capture data for analyzation. 

 Works with inside and outside general counsel to develop policies and procedures that 

address issues that arise during the growth of the program. 

 Collaborates with other departments/organizations/agencies to implement catalytic 

development projects that are beneficial to citizens of Birmingham.  

 Conducts/coordinates community and neighborhood outreach and engagement. 

 Hosts 4 seminars each month. 

 Addresses at least 4 neighborhood meetings each month. 

 Addresses outside community groups and college classes on request. 

 Panelist on request for Birmingham Bar, and local CLEs regarding Alabama Tax 

Foreclosure Laws. 

 Manages Program website and social media. 

 Field calls and walk-in visits daily from citizens, organizations, departments and other 

entities that are interested in or participating in land bank programming. 

 Represent the land bank on the city’s property committee. 

 Inspect properties for occupancy and also places statute required quiet title signage on 

each property that goes through the quiet title process. 

 

Adopt-a-Lot/Side-Lot Manager: (Upgrade to Administrative Analyst) 

 Field calls and walk-in visits daily from citizens, organizations, departments and other 

entities that are interested in or participating in land bank programming 

 Using map tools, assist citizens in determining addresses of vacant lots/ assist in 

distinguishing lots from structured properties 

 Single point of contact for applicant for life of program 

 Process applications 

 Process refunds; manage and assess inventory of materials, equipment and supplies 

 Change availability status of properties that are signed for so that they reflect on the 

website 

 Monitor conclusion of agreements and manage transition to Gen. Request or transfer of 

tax deed 

 Review applications and reach out to citizens to make appointments to sign agreements 

 Record tax deeds & manage tax deed database 

 Access tax deeds and other tax related documents through the Jefferson County, State 

of Alabama and the Alabama Department of Revenue websites for citizens interested in 

acquiring properties through the BLBA 

 Prepare resolutions and other documentation for BLBA Board meetings 

 Manage BLBA calendar 

 Process incoming mail and correspond accordingly 

 Use New World Accounting tool to research Land Bank payments and refunds 
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 Weekly travel to the courthouse to drop off and pick up tax deeds from Probate, 

Assessment and Redemption 

 Prepare and present information to be shared on Social media and news outlets. 

  

General Request Manager (Administrative Analyst) 

 Field calls and walk-in visits daily from citizens, organizations, departments and other 

entities that are interested in or participating in land bank programming 

 Using map tools, assist citizens in determining addresses of vacant lots/ assist in 

distinguishing lots from structured properties 

 Single point of contact for applicant for life of program 

 Process applications 

 Process refunds; manage and assess inventory of materials, equipment and supplies 

 Change availability status of properties that are signed for so that they reflect on the 

website 

 Monitor conclusion of agreements and manage transition to Gen. Request or transfer of 

tax deed 

 Review applications and reach out to citizens to make appointments to sign agreements 

 Record tax deeds & manage tax deed database 

 Access tax deeds and other tax related documents through the Jefferson County, State 

of Alabama and the Alabama Department of Revenue websites for citizens interested in 

acquiring properties through the BLBA 

 Manage communications with Alabama Department of Revenue 

 Manage assignment of quiet title actions to attorneys 

 Interface with contracted attorneys on status of cases and payments 

 Prepare resolutions and other documentation for BLBA Board meetings 

 Manage BLBA calendar 

 Process incoming mail and correspond accordingly 

 Use New World Accounting tool to research Land Bank payments and refunds 

 Weekly travel to the courthouse to drop off and pick up tax deeds from Probate, 

Assessment and Redemption 

 Prepare and present information to be shared on Social media and news outlets. 

  

STAFFING NEEDS: 

 

BLBA Receptionist (Administrative Clerk) 

Due to the volume of pedestrian, email and phone traffic, the BLBA is in dire need of a 

dedicated administrative receptionist to screen calls and assist with correspondence. 

This position would also be responsible for the recording of tax deeds and information 

with Jefferson County. 
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Dedicated Accountant (Accountant) 

An accountant or accounting assistant is needed to processes the increasing volume of 

financial transactions that occur on behalf of the BLBA. Processing of vendor payments, 

applicant payments/refunds, and redemptions take up a significant amount of staff time 

and energy. We have experienced numerous issues with the processing of payments 

over the last few months. When payments become past due, the attorneys stop 

working. One individual with specialized knowledge of the process is needed to keep 

the flow of expenses and revenue going. 

  

Inspectors/Real Estate Manager (Real Estate Manager) 

In the next few months, at least 130 individuals will become owners of properties 

conveyed to them by the BLBA. In each of their agreements, they have agreed to 

develop their properties according to their stated plans. We need boots on the ground to 

inspect these properties along with our leased properties to ensure compliance with 

code and BLBA policies. We also need assistance placing the statutory required 

signage on each property that goes through the quiet title process. Future tasks can 

also include inspection of land bank eligible properties for strategic acquisition and front 

end screening of properties for environmental and other risks. These tasks are ones 

that we have attempted in the past to share with other departments. 

In the future, we hope that a Real Estate Manager could be in place to guide inspectors 

on these tasks. 

Compliance Manager(s) (Administrative Analyst) 

Applicants currently submit a maintenance and development plan with their 

applications. These plans outline what the applicant intends to do with the properties 

and their capability to complete their project. Special attention is needed to ensure that 

applicants are eligible to participate in the program according to policies and procedures 

and that their intended plans adhere to the goals of our program which include the 

removal of blight and neighborhood revitalization. With adequate office space and 

capacity, we would be excited to utilize interns from our local MPA programs/colleges. 

BLBA External Outreach 

Currently, the Administrator does most of these duties, but this is another opportunity 

that would we would gladly welcome interns to assist. The intern would work with the 

administrator to correspond with other departments/agencies on catalytic development 

plans, assist in projects involving neighborhood/community engagement and work with 

the administrator to develop new programming. 

 OFFICE SPACE 
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BLBA’s offices are currently located on the 2nd floor of City Hall. The current setup is 

inadequate to host the program’s operations and needs. Citizens often get lost and 

confused when trying to find our offices and the spaces are not hospitable for walk-in 

traffic. There is no infrastructure to support interns if we had them. We hope to be able 

to find a location that is can house multiple staff members and provide a suitable space 

for staff/citizen interaction. 

 


