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HYPER-VACANCY

 A term defined in the Lincoln 
Institute of Land Policy as 
neighborhoods where vacant 
buildings and lots comprise 20% 
or more of the building stock

Lincoln Land Institute of Land Policy
The Empty House Next Door Understanding and Reducing 
Vacancy and Hyper-vacancy in the United States

Presenter
Presentation Notes
Across the country, there have been millions of buildings demolished in communities and that process continues to plague communities everyday. Typically, when a property is demolished in a community with a strong market, the land is used for another building development. However, when the market is not as strong, the land is rarely used for a new building because the demand just isn’t there. This leaves those communities with a level of vacancy in their communities, termed hyper-vacancy in the Lincoln Institute of Land Policy. By 2010, 1 of every two census tracts in Cleveland was hyper-vacantMore than 49% of census tracts in Flint, MI46% of census tracts in Detroit, MI42% in Gary, IN



Presenter
Presentation Notes
An example of this …… As with many older post-industrial cities, Philadelphia’s economic /social changes and population decline has resulted in a great deal of vacant land – the city has an estimated 40,000 vacant lots. 



GROWING AMOUNT OF VACANT LAND

Presenter
Presentation Notes
In Detroit , we estimate there are more than 120,000 vacant lots in Detroit, leaving more than 24 square miles of non-contiguous vacant land in the city. 



A block containing abandoned lots 
amid single-family homes in 
Detroit. Shutterstock

Presenter
Presentation Notes
The results  of this high level of vacancy in communities leads to a change in the look and feel of the community. 



Presenter
Presentation Notes
In most cases, the neighborhoods become spaces for illegal activity and blight



THE CHALLENGES WITH VACANT LOTS 
“HYPER-VACANCY”

• Decreased economic opportunity 

• Financial strain on cities 

• Concentrated poverty

• Health challenges 

• Increased crime

• Blight 

Presenter
Presentation Notes
With the continue of building demolitions and increased vacancy in communities throughout the country, there are several challenges impacting both the community and the city in which they are located. As vacant land increases, property values decrease, property tax revenues also decrease, there is less economic opportunity, concentrated poverty, health challenges – both mental health and physical health impacts, increased crime, and blight. The overall quality of life for residents diminishes and feelings that no one cares emerges. I recall talking to my son at the age of five about our neighborhood, and him telling me that our neighborhood was dirty. He couldn’t understand why our neighborhood was dirty and other places were clean and nice. The negative impacts are plenty and perpetuate continued decline and social isolation.  



Presenter
Presentation Notes
As we all know, when we are presented when faced with a set of circumstances there is an opportunity for something great to happen. Communities experiencing continued decline and depopulation are looking at these vacant lots as an opportunity to transform these spaces to community assets that are productive and maintained.



A ROLE FOR EVERYONE!

RESIDENTS GOVERNMENT NONPROFITS PRIVATE 
SECTOR

PHILANTHROPY ACADEMIA

Presenter
Presentation Notes
So across the country, people are working together to address these challenges and working hard to stabilize communities experiencing hyper-vacancy. There is a role for everyone in this. 



ADDRESSING 
CHALLENGES

OPEN SPACE 
PLANNING 

GREEN 
STORMWATER 

INFRASTRUCTURE 

BEAUTIFICATION

GARDENING POLICY 
SOLUTIONS

Presenter
Presentation Notes
There are numerous ways that communities can rethink the land in their community. 



Productive Landscapes Vegetated Buffers Productive Urban 
Agriculture

Meadows and Natural 
Areas

Open Space Planning 

Presenter
Presentation Notes
Turning the vacant land liability into an open space amenity has many benefits:They include replacing costly and often overburdened grey infrastructure with green infrastructure, cleaning air and soil with vegetation; · generating food, jobs, energy, and commerce; Connecting neighborhoods and employment districts to open space through greenways; and · providing opportunities for recreation and play. 



GREEN 
STORMWATER 
INFRASTRUCTURE

Presenter
Presentation Notes
Green Stormwater Infrastructure (GSI) involves using land in a manner that promotes the natural storage and infiltration of stormwater into the ground. Examples include bioswales or raingardens. Here you see a bioretention practice being installed in a Detroit neighborhood. 



Presenter
Presentation Notes
Here is an example of GSI in a Philadelphia neighborhood 



Presenter
Presentation Notes
Here is another example of one in Philadelphia 



FLOWER 
GARDENS 

Presenter
Presentation Notes
Community flower gardens are ways that groups are transforming vacant land in their community using plant material and aesthetic elements. Some flower gardens are even intentionally established to either spur economic development or to expand beatification throughout the neighborhood



Presenter
Presentation Notes
And they provide natural habitat attraction



FOOD 
GARDENS

Presenter
Presentation Notes
Similar to flower gardens, food gardens are a way that communities use vacant land in their community to create food sovereignty. 



Presenter
Presentation Notes
***Add some context here***



Photo by Keep Growing Detroit’s 
Grown in Detroit Program.

Presenter
Presentation Notes
Grown in Detroit fruit, vegetables, flowers, and herbs are grown in urban gardens and farms throughout Detroit, Hamtramck, and Highland Park. Growers produce food in healthy soil without harmful chemicals, pesticides, fertilizers or genetically modified products. Growers receive 100% of the profits from produce sold. Growers typically sell produce at the local farmers market in Detroit. In Detroit there are more than 1600 urban gardens and farms supported by a local non0profit, Keep Growing Detroit. These gardens and farms helped 24,362 residents grow and connect to an abundance of fresh fruits and vegetablesWatch out to not say support too many time. 



POLICY 
SOLUTIONS 

Enabling residents to acquire 
vacant land

Reducing red tape for land uses

Green infrastructure 

Blight Reduction Policies  

Presenter
Presentation Notes
Add language here***Give examples  of policy solutions implemented in our respective cities and others Pink zoning is an initiative to transform a city’s complex land use rules and speed new development in its commercial corridors by reducing red tapeCommunity benefit agreements to support vacant land transformation 12-15 minutes



DISCUSSION POINT  

What examples are taking 
place in your communities?

Are there any vacant land 
transformation solutions 
mentioned that was new to 
anyone?

Are there vacant land 
transformation solutions 
that we didn’t touch on?

Presenter
Presentation Notes
At this point, ,we want to make sure to hear from a variety of thought. We must be sure to call out the various groups if the conversation is not happening organically. Land banks, Planning, city employee, block clubs, non-profits, developer????, other…..10 minutes long25 minutes



VACANT LAND 
TRANSFORMATION 

HOW HAVE WE APPLIED SOLUTIONS TO 
THE CHALLENGES IN OUR RESPECTIVE 
COMMUNITIES? 



Presenter
Presentation Notes
I would assume everyone attending this conference has some personal relationship to the issue of blighted vacant land- as a government official, a land bank manager, a community based organization, or a neighborhood resident. 



Presenter
Presentation Notes
As with many older post-industrial cities, Philadelphia’s economic /social changes and population decline has resulted in a great deal of vacant land – the city has an estimated 40,000 vacant lots. 



Presenter
Presentation Notes
•Many of the lots are privately owned, so although the owners may not be around, the issues that vacancy pose to the city as a whole are felt by city residents in the form of economics, safety, livability, environmental pollution.



Presenter
Presentation Notes
Without maintenance, this land becomes blighted and trash-strewn, creating a multitude of problems for individuals and communities.



Presenter
Presentation Notes
Vacant lots can be places of danger and illegal activity. Children and older adults often walked down the middle of the street to avoid passing too closely to a blighted lot. Neighbors often complained about the dumping of debris, garbage, and environmental contaminants.



Presenter
Presentation Notes
Jobs for neighborhood residents, including returning citizens is also a pressing need for Philadelphia.



Presenter
Presentation Notes
Yet, what we do with the LandCare Program is aim to provide an interim land treatment that turns these vacant lots into lush green spaces for neighborhoods to use and enjoy that is pleasing and economical.



Presenter
Presentation Notes
PHS has been working in partnership with the City of Philadelphia for two decades cleaning and greening blighted vacant lots through Philadelphia LandCare, 



Presenter
Presentation Notes
This treatment creates dramatic improvements over a six-month span. Up to 500,000 square feet of land has been transformed annually. 



Presenter
Presentation Notes
This treatment creates dramatic improvements over a six-month span. Up to 500,000 square feet of land has been transformed annually. 



Presenter
Presentation Notes
The LandCare treatment creates park-like settings by removing debris, adding topsoil, grading the site, planting grass and trees, and lining the perimeter of the site with a simple wood post-and-rail fence. It’s a simple, relatively low-cost method with big impact.



Presenter
Presentation Notes
Philadelphia LandCare stabilized lots are installed and maintained by 15 city-based landscape contractors, most of whom are small, minority-owned businesses. Companies are selected through a competitive bidding process that is managed and monitored by PHS. 70% of the businesses are minority owned 40% of the businesses are minority certified. The company’s selected reflect the neighborhoods they work in  



Presenter
Presentation Notes
Another initiative under the program Community LandCare enables community organizations to be engaged in land stewardship at a level of care that they can manage. Community organizations are selected through an application process managed by the Division of Housing and Community Development (DHCD) for contracts to maintain up to 200 parcels of unimproved vacant land in their community. Eighteen community organizations perform bi weekly cleanings of vacant lots that have not received the “Clean and Green” treatment, giving these organizations a direct role in keeping their neighborhoods clean and safe. Over 100 community residents are hired each year under this initiative and 3000 parcels are being maintained annually.



Presenter
Presentation Notes
In the spring of 2015, PHS and the City of Philadelphia expanded the LandCare work to include training and placing people returning from incarceration in jobs with participating LandCare contractors and community organizations. Selected trainees attend an intensive 6-week “boot camp” style training focused on the skills necessary to succeed in entry-level landscape positions. Throughout the boot camp, trainees receive case management, connections to support services, and workplace leadership training, which provides the soft skills needed to get and keep a job. 



Presenter
Presentation Notes
The LandCare treatment is an interim land use treatment intended to spur development and, in some cases, lay the groundwork for permanent open space. The objective is to lead investment from one neighborhood to the next by improving community appearance and visually revealing its potential.  More than 22% of the sites have new uses since the program's inception, including housing, commercial businesses, and permanent green space. 



Presenter
Presentation Notes
•Currently there are 12,000 parcels being maintained throughout the city of Philadelphia. •Over 16 million square feet of land is cleaned and mowed twice a month from April through October •The LandCare Program enables community organizations/ small businesses to engaged in land stewardship at a level of care that they can manage. 



Presenter
Presentation Notes
10 – 12 minutes 37 minutes 





GROWING AMOUNT OF VACANT LAND



New York Times

24
SQUARE MILES OF VACANT LAND



CREATING A TOOLKIT

 TRANSPARENCY: Information can be hard to find

 ACCESSIBILITY: Unfamiliar terms and processes can 
be difficult to understand

 CONSISTENCY: Information might be different 
depending on who (and when) you ask

 INSPIRATION: If you see other people doing it, you 
have more confidence in your own ability to take on a 
project

 SCALE: In Detroit, there are over 120,000 vacant lots

Presenter
Presentation Notes
Add details about the timeline for planning and implementationAdd details about the SAGAdd details about the partnership with the city and the land bank Add details about how we tested the product before launchLead into what was important for a toolkit 



THE FIELD GUIDE
The Field Guide to Working 
with Lots is a two-part toolkit 
that provides step-by-step 
instruction for 38 landscape 
designs ranging from 
installation by beginning 
gardeners to professional 
contractors. 

Presenter
Presentation Notes
Released in the fall of 2015, The Field Guide to Working with Lots provides step-by-step instruction for 38 landscape designs ranging from installation by beginning gardeners to professional contractors. On this website, you can sort through the designs to find one that meets your budget, maintenance level, and experience. The designs address a variety of concerns including stormwater, dumping, soil quality and can transform vacant lots into community assets.



User-Friendly

Presenter
Presentation Notes
The workbook companion walks a user through the process of working together, getting organized, exploring lot designs, and making connections to resources. 



DISCOVER

Presenter
Presentation Notes
The online tool, is a comprehensive website that allows a user to download the workbook companion activities and allows one to discover their lot with an interactive quiz that provides a user with recommendation for lot design options based on how they describe their lot. 



EXPLORE 

Presenter
Presentation Notes
You can also explore other transformation stories from across the country and locally. 



Decide

Presenter
Presentation Notes
Then you can decide which design is best suited for your lot with the sortable list of designs that can be sorted by cost, experience level, stormwater management, and other criteria. 



IMPLEMENTATION
1. Partnerships

2. Working with Lots Program

3. Stormwater Track 

4. Targeted Outreach 

Presenter
Presentation Notes
Since the release of the Field Guide, Detroit Future City has worked to catalyze implementation projects throughout the city. This has included cultivating partnership, establishing a Working with Lots grant program, and targeting outreach efforts throughout the city to make sure as many residents and community group know about the tool and understand how to use it. 



IMPACTS
 43 Field Guide projects

 Nearly $400,000 invested 

 7 acres transformed 

 $50,000+ additional dollars 
invested

 Several Field Guide inspired 
transformations 

 5 grantees anticipating or 
received drainage credit



Grandmont 
Rosedale 
Development 
Corporation

Presenter
Presentation Notes
Designed to manage stormwater from two roofs on both sides of it. 



360 Detroit







Presenter
Presentation Notes
Here we will have each person in the training reflect on the material thus far and think about their respective community and identify which approach would be best suited in their city/community. They should also think about what roadblocks they may run into.   15 minutes52 minutes 



BREAK 

Presenter
Presentation Notes
10 minute break 62 minutes 



LANDCARE 
PROGRAM

This Photo by Unknown Author is licensed under CC BY-SA-NC

http://www.soil-net.com/album/Animals/Worms/slides/Worm%2007.html
https://creativecommons.org/licenses/by-nc-sa/3.0/


ENGAGING CITY LEADER AND COUNCIL

Connecting land care to 
the city’s vacant land care 

program

Get them more involved 
by inviting them to outing 

and events

Educate at large 
members

Council Tours Maps of work completed 
in Council members 

district areas 

Presenter
Presentation Notes
Add notes: 



ENGAGING COMMUNITY RESIDENTS

BROCHURE WITH 
PROGRAM INFORMATION

Flyer the block – come on the 
blocks ahead of time 

Meetings in regards to the lots-
have organization come out and 
explain (who has permission to 
use the lots and what can they be 
used for?)

Education – explain the process - Public Announcements Email Blast or telephone calls

Presenter
Presentation Notes
Add notes: 



FUNDING PHILADELPHIA 
LANDCARE

Presenter
Presentation Notes
Philadelphia LandCare is funded by Department of Housing and Urban Development (HUD) Community Development Block Grant (CDBG) and receive fund from the City's Operation budget.  



Clean and Green Treatment Stabilization 

Cost per parcel                           $2,100

Cost per square foot                   $1.75

Maintenance of Clean and green parcels (14 visits)

Cost per parcel             $27visit/ $375.00 annual

Cost per square foot     $0.31 annual 

Philadelphia LandCare 

Cost

61

Presenter
Presentation Notes
Clean and Green Treatment is $1.75 per square foot and about $2,100 per parcelMaintenance of Clean and Green parcels $27.00/ 375 annual per parcel   Parcels range from 600 square feet to 50,000 square feet 



Increase in 
outdoor 
exercise and 
decrease in 
stress levels 

Safer 
neighborhood,

reduction in 
violent crime

Improved 
mental health 
of residents 

Increase in 
property values 

Impact studies 

21

Presenter
Presentation Notes
The impact of Philadelphia LandCare on people and communities has been extensively measured and demonstrated through a range of independent, peer-reviewed studies. Most recently, researchers from the University of Pennsylvania found that the LandCare treatment reduces feelings of depression and improves overall mental health of surrounding residents. 



Presenter
Presentation Notes
Solving the problem of large amount of blighted vacant land plaguing neighborhoods.Job training opportunities for returning citizens.More then 45,000 people and 16,000 households have access to some form of green space within ½ mile of their homes due to  Philadelphia LandCare who otherwise would have no access to green spaceTrees planted on Philadelphia LandCare lots city-wide intercept over 2,000,000 gallons of stormwater each year.



64

Presenter
Presentation Notes
Capacity building for community groups and small businesses that provide key city services.  



JOB TRAINING

Presenter
Presentation Notes
Add notes:   



BUSINESS DEVELOPMENT

Presenter
Presentation Notes
Workshops for Local Landscaping Businesses and Community Organizations  Minority certification trainingsHow to workshops (Bidding, equipment repair, Tree workshops, business accounting,) Investing back into your company (credit, banking, certifications, insurance, business advertisement)     10 minutes 72 minutes 



CHALLENGES OF 
THE PROGRAM

 FUNDING/ COMMUNITY REQUEST

 SHORT DUMPING/ REPAIRS

 QUALIFY 
CONTRACTORS/ COMMUNITY 
ORGANIZATIONS

 JUSTIFICATION OF FUNDING

 DATA COLLECTION

 VACANT 
LAND COMMUNICATION PROCESS
WITH CITY AGENCIES 

Presenter
Presentation Notes
* (Funding/Request) with 40,000 vacant lots the demand can overwhelming * (Short Dumping/ repairs) making sure you budget for this (developers/ and community illegal dumping* You never have enough contractors with this work  * (Data collections)Coordinate data collection with the city process and inventories to create consistencies in data management.* Having a system with city agencies so that they function smoothly as complimentary approaches to address vacant land issues. 



THE FIELD 
GUIDE: 
WORKING 
WITH LOTS 
PROGRAM

This Photo by Unknown Author is licensed under CC BY-SA-NC

http://www.soil-net.com/album/Animals/Worms/slides/Worm%2007.html
https://creativecommons.org/licenses/by-nc-sa/3.0/


ENGAGING COMMUNITY RESIDENTS

Multi-lingual one 
pager document

Side Lot Purchaser 
Flyer

Community 
Association and 
Block Club Meetings

Social Media Newsletters Utilizing District 
Managers 

Presenter
Presentation Notes
In Detroit we are engaging residents around using the field guide in a few ways. We work hard to ensure that as many Detroit groups know about the field guide as a tool to transform vacant land in their community. So we have established multi-lingual one pagers that shares the high level details about the toolkit, we also established a one pager for new side lot owners and make it an effort to attend as many side let fairs so that side lot owners know about the toolkit and consider using it. We also use our social media and newsletters. Through out media outlets we are sharing tips, resources, and technical assistance to inspire and inform. We also work with district managers and NGO’s to get the word out to their constituency. 



TIMELINE

Gather 
your group

Determine 
your 

priorities

Take 
inventory 
(people, 

skills, 
resources, 

tools)

Learn your 
lot (size, 

soil, 
neighbors, 

water, 
sun/shade)

Brainstorm! 
Design! Budget Do it!

Perfectly 
planned and 

designed
Celebrate!

Planting should take place in the spring or fall, so try to adjust your timeline accordingly 



15 MONTH PROGRAM DEVELOPMENT AND 
IMPLEMENTATION 

June July August September October November December January February March April May June July August September

Program Development

Partnership 
Cultivation

Outreach

Technical Assistance

Call for Submissions 

Review

Decide

Announce

Technical Assistance

Plantings Begin

Projects Complete

Maintenance Planning

Presenter
Presentation Notes
Running the Working with Lots Program is roughly a 15 month program, which includes program development, partnership cultivation, roughly 7 months of technical assistance and project planning, and about 3 months of planting



Presenter
Presentation Notes
Keep in mind that the 15 months is a base timeline and it can expand to more than 2 years depending on the complexity of the project. For example, through our GSI project, we are finding that these project take anywhere from 20 – 36 months to complete. Through our work, we are ensuring that we educate and inform people about the process, researching workforce development opportunities, providing step by step guidance and consultation for bioretention practices and navigating city systems, and walking people through the design and installation process to help them qualify for green credits. 



Presenter
Presentation Notes
Since launching the field guide in 2015, we’ve learned more and more about the needs of the community groups. Recognizing that these project require lots of capacity building we work diligently to meet residents and block clubs where they are with workshops to build their skillsets and  knowledge, maintenance funds to support long-term beautification and sustainability, and technical assistance to offer guidance. 



FUNDING 

The Erb Family Foundation

The Kresge Foundation 

ioby

Donation support 

Presenter
Presentation Notes
To fund this work we were provided grant dollars from the Erb Family Foundation to plan for the field guide, develop the field guide, and catalyze implementation projects from the field guide. Kresge also has been a huge supporter of this work by supporting DFC with operating dollars, which has been used to fund  the program after its first year. We used ioby to help us raise maintenance dollars and also run an ongoing fundraising campaign to support this work. 



$150,000 - $300,000 per year 

Presenter
Presentation Notes
Depending on how you structure the program, it can cost anywhere from $150, 000 - $300,000 per year to operate. This includes, TA dollars, staffing, implementation costs, and 



Presenter
Presentation Notes
Two way communication is vital to the success of the field guide and the working with lots program. We work diligently to ensure that stakeholders, city departments, and other groups are aware of how the field guide evolves. Many times, we are working to be in front of policy changes to help address needs that may exist. We also run and annual tour, which typically brings city employees, residents, businesses, and non-profits in one space to share knowledge and have dialogues about vacant land transformation projects.



Presenter
Presentation Notes
Maintaining these lots are difficult. Typically, groups are taking a project that addresses a minimum of 3,000 square feet of space in their community. And considering that these leaders are most times seniors, there are many challenges that come with trying to maintain these project. Another thing we found is that it is important to make sure parks and rec as well as general services are aware of these projects. One year we experienced a few lots having been mowed over by general services because they were unaware the lot had an intentional planting installation on it. 



Presenter
Presentation Notes
Going forward, our team is working to improve the program and scale things up. We want to get closer to understanding what an integrated open space network can look and feel like, while also improving the capacity of groups to execute these projects on tier own. Although we are not sure what this will look like for a fifth year, we do recognize that Groups are not equipped with resources to execute these projects without fundingThere is an opportunity to scale the designs so that groups can afford to plan for and implement a projectMaintenance is a challenge because watering is difficult when there is no water source and our aging land leadership loses the ability to continue their efforts as oftenScale up 10 minutes 82 minutes 



GREEN 
STORMWATER 

INFRASTRUCTURE

https://drive.google.com/
open?id=1epieCgj2HNJs
_rEOkBh3FCB_OEVxua
SW

https://drive.google.com/open?id=1epieCgj2HNJs_rEOkBh3FCB_OEVxuaSW


LET’S PLAN SOMETHING 

Presenter
Presentation Notes
20 minutesActivity and Q & A 



THANK YOU FOR 
YOUR TIME 

KEITH GREEN, DIRECTOR OF LANDCARE 

PENNSYLVANIA HORTICULTURAL SOCIETY 

KGREEN@PENNHORT.ORG

SHARI WILLIAMS, SENIOR PROGRAM 
MANAGER

DETROIT FUTURE CITY 

SWILLIAMS@DETROITFUTURECITY.COM

mailto:kgreen@phs.org
mailto:swilliams@detroitfuturecity.com
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