COMMUNITY LAND TRUST MODEL

A community land trust is a private non-profit corporation created to acquire and hold land for the benefit of a community and provide secure affordable access to land and housing for community residents. In particular, CLTs attempt to meet the needs of residents least served by the prevailing market. Community land trusts help communities to: 

· Gain control over local land use and reduce absentee ownership 
· Provide affordable housing for lower income residents in the community 
· Promote resident ownership and control of housing 
· Keep housing affordable for future residents 
· Capture the value of public investment for long-term community benefit 
· Build a strong base for community action 

What is a CLT?
A community land trust (CLT) is a democratically controlled nonprofit organization that owns real estate in order to provide benefits to its local community - and in particular to make land and housing available to residents who cannot otherwise afford them.
CLTs have been established in different kinds of communities, with different kinds of projects meeting different community needs, but they share some important features, including a distinctive approach to the ownership of real estate, and a distinctive approach to community-based governance.
A Distinctive Approach to Ownership...
Acquiring Land for the Community. Sometimes CLTs acquire vacant land and arrange for the development of housing or other structures on it. At other times, CLTs acquire land and buildings together. In both cases, CLTs treat land and buildings differently. The land is held permanently by the land trust so that it will always benefit the community. Buildings can be owned by those who use them.
Homeownership on Community Land. Buildings on CLT land may serve different needs, but, when possible, CLTs help people to own their own homes on this land. When a CLT sells homes, it leases the underlying land to the homeowners through a long-term (usually 99-year) renewable lease, which gives the residents and their descendants the right to use the land for as long as they wish to live there.
Still Affordable for the Next Homeowners. When CLT homeowners decide to move out of their homes, they can sell them. However, the land lease requires that the home be sold either back to the CLT or to another lower income household, and for an affordable price.
A Distinctive Approach to Governance...
Membership organization. CLTs are usually organized as "membership corporations," with boards of directors elected by the members. Usually there are two groups of voting members. One group is made up of all the people who live in CLT homes (or use CLT land in other ways). The other group is made up of other people in the community who are interested in what the CLT is doing - including neighbors of CLT residents, and people who may want to have CLT homes in the future.
Board structure. Usually the CLT board includes three kinds of directors - those representing resident members, those representing members who are not CLT residents, and those representing the broader community interest. In this way, control of the organization is balanced to protect both the residents and the community as a whole.
Why a CLT?
In Growing Communities...
In many communities today population growth and economic investment are driving up real estate prices so that fewer and fewer working people can afford to live in the communities where they work. Fewer still can afford to buy homes in those communities. Limited public funds are available to subsidize housing costs for lower income households, but the gap between the amount of subsidy needed and the amount of subsidy available continues to widen as housing costs soar. 

To address this problem, community land trusts are being developed in a growing number of communities - in expanding metropolitan areas from Cleveland, Ohio to Portland, Oregon; in university communities from State College, Pennsylvania, to Boulder, Colorado; in expensive resort communities from the Florida Keys to the San Juan Islands of Washington State and in many other communities as well. These CLTs control housing costs by permanently limiting land costs and "locking in" subsidies so that they benefit one homeowner after another and do not need to be repeated each time a home is sold.
And in Disinvested Neighborhoods...
The problems of low-income neighborhoods typically revolve around disinvestment and absentee ownership. As homeownership declines older buildings are likely to be bought by absentee investors who allow the buildings to deteriorate while charging high rents. The rent paid to these absentee owners leaves the community. It is not saved by the residents, not spent in local stores, not used to improve the community. If residents do organize themselves to improve their neighborhood, it will be the absentee owners who will reap the benefits of increased property values.
Through a CLT, however, residents themselves can capture the value they create so that it benefits their own community rather than absentee investors. For instance, when residents of Boston's Dudley Street neighborhood organized to rebuild their community, they decided to establish a CLT so they would not ever lose control of what they had worked to build. Their slogan was "Take a Stand, Own the Land."
Important Features of a CLT
• Acquiring Land for the Community 
Sometimes CLTs buy undeveloped land and arrange to have new homes built on it; sometimes they buy land and buildings together. In either case, the CLT treats land and buildings differently. CLT land is held permanently - never sold - so that it can always be used in the community's best interest. Buildings on CLT land, however, may be owned by the residents.
• Access for Low-Income People
The CLT provides access to land and housing for people who are otherwise priced out of the housing market. Some CLT homes are rented, but, when possible, the CLT helps people to purchase homes on affordable terms. The land beneath the homes is then leased to the homeowners through a long-term (usually 99-year) renewable lease. Residents and their descendants can use the land for as long as they wish to live there. 
• Prices Stay Affordable
When CLT homeowners decide to move, they can sell their homes. The land lease agreement gives the CLT the right to buy each home back for an amount determined limited by the CLT's resale formula. Each CLT designs its own resale formula - to give homeowners a fair return for their investment, while keeping the price affordable for other lower income people. 
• Owner-Occupancy Preserved
The land lease requires that owners live in their homes as their primary residences. When homes are resold, the lease ensures that the new owners will also be residents - not absentee owners. 
• Multi-Family Buildings
A CLT can work with various ownership structures for multi-family buildings. The CLT itself may own and manage a building as rental housing, another non-profit may own it, or the residents may own it as a cooperative or as condominiums. In each case, the CLT will ensure long-term affordability. 

• Helping New Homeowners
CLTs can provide a variety of training opportunities and other services to first-time homeowners, and can provide crucial support if homeowners face unexpected home repairs or financial problems. In these cases the CLT can often help residents to find a practical solution, and may help to make necessary financial arrangements.
• A Flexible Approach
CLTs have been established to serve inner-city neighborhoods, small cities, clusters of towns, and rural areas. A CLT working in a small city neighborhood may be the only local housing group, though it may collaborate with citywide and regional organizations. Other CLTs, serving larger geographical areas, may work closely with a variety of local organizations. CLTs may develop housing themselves or may hold land beneath housing produced by other non-profit (and sometimes for-profit) developers. 
A CLT may build new homes, rehabilitate older homes, or acquire existing housing that needs little or no renovation. Some CLTs have bought mobile home parks to provide long-term security for mobile home owners.
In addition to providing affordable housing, CLTs may make land available for community gardens, playgrounds, economic development activities, or open space, and may provide land and facilities for a variety of community services. In rural areas, CLTs may hold land for gardens, farming, timber and firewood, and may hold conservation easements to protect open space and ecologically fragile areas.

• Who Controls a CLT?
A CLT is ultimately controlled by its members. All CLT residents are members, and other people in the community may also join. The members elect the CLT's Board of Directors. Usually there are three kinds of directors on the Board - those representing resident members, those representing members who are not CLT residents, and those representing the broader public interest. In this way, control of the organization is balanced to protect both the residents and the community as a whole. 

ABOUT CLT’s

Deciding to Start a CLT

Why have a number of communities chosen the CLT approach to affordable homeownership? 
These communities differ in many ways, but all of them are concerned about what will happen to the homes after the first owners leave. For low-income communities suffering from disinvestment—like the neighborhoods of west central Durham —the primary goal is to sustain owner-occupancy and prevent a return to absentee ownership. For communities where property values are rising, as in Albuquerque and Burlington, the primary goal is to limit resale prices so the homes will continue to be affordable for lower income households. All of these communities recognize that just producing affordable housing is not enough. They need some way to control what happens to the housing in the long run. The community land trust gives them a way to do this. 
"We wanted to be able to revitalize those neighborhoods without making them unaffordable to the people who lived there."
— Brenda Torpy, Burlington CLT

What kinds of groups have started CLTs? 
CLTs have been established by a variety of local groups, including neighborhood associations, religious coalitions, community development corporations, local governments, and groups of concerned citizens. Regardless of the kind of group, organizing a CLT involves an effort to familiarize the community with the CLT concept and to develop grassroots support and participation.
"The community was involved in the planning process. As a result of
that, the neighborhood is very supportive of this project."
— Debbie O’Malley, Sawmill CLT

How large an area does a CLT serve?
Some CLTs serve a single neighborhood, like Sawmill CLT in Albuquerque, or a small rural community, like CLTs in Maine and other rural areas. Some serve a larger section of a city, like the Durham CLT, or an entire city or county, like the Burlington CLT. How a CLT’s territory is defined is shaped by the immediate interests of its founders, the location and nature of housing needs, the location of project opportunities, and the roles and service areas of other housing and community development organizations in the general area.

The Variety of CLT Programs

Does a CLT usually acquire more than one parcel of land? 
A few CLTs, like the one in Albuquerque, have launched their programs with the
development of a single large parcel of land, but most, like the Durham and Burlington CLTs, have acquired many smaller properties, one at a time over the years, throughout a neighborhood or city or rural area.

How do CLTs acquire property? 
In most cases, CLTs acquire property in the same ways as do other nonprofit organizations. As tax-exempt organizations, they sometimes receive gifts of property from individuals or corporations and quite often acquire city or county-owned property from local governments. But in many cases, they purchase property in the open market— often with the help of funding from public sources.

What kinds of housing do CLTs provide?
As is illustrated by the wide variety of housing developed by the Burlington CLT, it is possible for CLTs to provide any type of housing for which there is a need in the local community and for which there is an opportunity to create permanent affordability for lower income households.

"We have folks living in shelters; we have single-room occupancy; we have very affordable rentals; we have housing cooperatives; we have affordable condominiums throughout the city and county, and affordable single-family homes."
— Brenda Torpy, Burlington CLT

Can CLT land be used for purposes other than housing? 
Many land uses are possible— from facilities for community services such as the "food
shelf," Legal Aid, and the Technology Center in Burlington, to local businesses, parks, and plazas, as planned in Albuquerque, to gardening and fuel wood production in the case of some rural CLTs.

How CLT Homeownership Works

How does the CLT reduce the cost of housing in the first place?
In producing affordable housing, CLTs usually rely on the same resources as other affordable homeownership programs — including grants from government programs, contributions of property from both public and private sources, volunteer labor, and so on. At the same time, CLT projects do sometimes gain greater access to these resources because the CLT is able to extend their benefits for the long-term — not only for rental housing but for owner-occupied housing as well. In Vermont, both the City of Burlington and the State have adopted policies that provide subsidies only for housing that is permanently affordable (in part because of the successful example set by the Burlington CLT).

How does the CLT make sure that the home will be affordable—and available—for other lower income households? 
CLT homeowners and their descendents have a right to occupy and use the leased land for as long as they wish, provided that they abide by the terms of the land lease. These terms place some limitations on the resale of the home— preventing resale to a household that does not qualify as low or moderate income, and limiting the sales price to keep it affordable. The lease lays out a "resale formula" that determines the maximum allowable price.

"We’re old enough to have had a number of resales, and we’ve seen it really work. The second time around we don’t need any additional government subsidy and we typically serve a lower income family. We’re doing that at the same time that the seller is taking equity with them…and has had all the tax benefits and all the security that homeownership offers."
— Brenda Torpy, Burlington CLT

How do resale formulas work? 
Each CLT — given its own goals and local circumstances — designs its own resale formula to set maximum prices that are as fair as possible to the seller while staying affordable for the next buyer. There are several types, but the majority of CLTs use
what are called "appraisal-based" formulas. These formulas set the maximum price as the sum of what the seller paid for the home in the first place plus a certain percentage of any increase in market value (as measured by appraisals). Variations on these and other types of formulas are possible. Most local groups starting CLT programs spend a good deal of time examining the various possibilities before deciding on a formula.

"The formula would give you back what you had invested in the house plus an inflation factor, but you would not be able to go out and sell that house on the open market at an inflated value."
—Beverly Little, Durham CLT

How do CLTs insure continued owner-occupancy? 
The ground lease requires that owners continue to live in the home as their primary residence. Subleasing is permitted only for limited periods with the consent of the CLT. If owners want or need to move away permanently, they must sell the home. The lease does not allow them to continue as absentee owners.

Can CLT homes be inherited? 
Yes, the home is an asset that can be left to the owner’s children or to anyone else the owner chooses. When a home is inherited, most CLTs will allow the heirs to live in the home if they are (1) children of the deceased owner, or (2) have already lived in the home for a period of time, or (3) qualify as low or moderate income households. Heirs who do not meet any of these qualifications, or who do not intend to live in the home anyway, must sell the home, in accordance with the resale restrictions, and will receive the proceeds from the sale.

Is it really fair to restrict resale prices for lower income CLT homeowners when higher income conventional homeowners can sell for market-rate prices? 
CLTs look at this question not in terms of what would be fair in an ideal world, but in terms of the real choices open to lower income tenants, most of whom are not able, on their own, to buy decent homes in their communities through conventional channels. Homeownership through a CLT can give them many advantages that they do not enjoy as tenants — long-term security, a chance to build substantial assets through affordable monthly payments, and the opportunity to leave these benefits to their children. But, as with any investment, potential buyers should look at the advantages and disadvantages of all their options, and make their own decisions.

"I didn’t buy this house to make a profit. I did it to get ahead…. This is not the traditional market. You have to understand that principle before you buy a land trust house."
—Linda Lewis Giles, Durham CLT

What other benefits do CLTs give their homeowners? 
Some CLTs provide homeowner training and assistance. Some have developed home repair loan funds and have made special arrangements for leaseholders who face unexpected financial problems. Most CLTs help the owners sell their homes when the time comes, which means the owners get to keep more of the resale price. And, as members of the organization, all CLT residents share a set of connections with the community and each other that can bring tangible benefits, like the sharing of a lawn mower, as well as the sense of security that comes from belonging to a group.

How do property taxes work? 
Residents pay property taxes on their homes if they own them. CLTs usually pay taxes on their landholdings, with the cost usually covered by lease fees from those using the land.
(CLTs and their residents can request reduced property tax assessments based on the resale value of the home as determined by the CLT’s resale formula rather than what would otherwise be the market value of the property.)

Can CLT homebuyers get mortgage loans even though they won’t own the land outright? 
CLTs have been able to negotiate mortgage agreements that address the basic concerns of lenders while protecting the CLT’s long-term interest in the property. These agreements typically allow the CLT to take action, if necessary, to prevent foreclosure and the sale of the property on the open market. Such mortgages give the lender a claim on the borrower’s house and "leasehold interest." The CLT’s "fee interest" in the land is not mortgaged. These "leasehold mortgages" can be, and have been, insured by FHA, and have been purchased by Fannie Mae and a number of state housing finance agencies, as well as banks. CLT homebuyers have also received mortgage loans through the Rural Housing Services program of the federal Department of Agriculture.

CLT Relationships with Governments and Other Organizations

Are CLTs supported by local governments?
It is common for CLTs to work in cooperation with local governments in meeting present and future community needs. A growing number of public officials recognize that CLTs can play an important role as stewards of community resources and that property and funds allocated to a CLT can benefit not only present community residents but future residents as well.

"Particularly if there is a public investment in housing, I think we ought to be very careful as to where that investment flows. With the land trust model, that investment remains with the community and the long-term affordability of the housing is guaranteed."
— Peter Clavelle, Mayor of Burlington, Vermont

A number of states and municipalities — including all three cities featured in the CLTs described in CLT Profiles — have allocated Community Development Block Grant and HOME funds, as well as other available resources, to CLT programs. Some — as in the notable case of the large Albuquerque project— have allocated city-owned land.

Do federal housing programs provide for CLTs? 
The 1992 Housing and Community Development Act makes specific provision for CLT funding under the federal HOME program (which provides block grants to municipalities and states to be used for affordable housing programs in their jurisdictions). The Act defines CLTs as "community housing development organizations" (CHDOs) under the HOME program, thus qualifying them for additional project funding, operating support, and technical assistance. (In 1999, ICE received its second three-year national contract with HUD to provide technical assistance to CHDOs that operate as or want to start CLTs.)

How do CLTs relate to other housing organizations? 
Many CLTs are initiated through the sponsorship of other organizations, or emerge out of other organizations as in the case of Albuquerque’s Sawmill CLT. Most CLTs, regardless of how they were created, cooperate with the efforts of other organizations in their community. Burlington CLT, for instance, works closely with a network of organizations that address the area’s housing and community development needs. In a number of communities it is common for CLTs to acquire housing (or the land beneath housing) that has been built or rehabilitated by other not-for-profit (or sometimes for-profit) organizations.

How do CLTs relate to limited equity housing co-ops? 
Co-op housing is owned by a corporation that is controlled by the people who live in the housing. Thus co-op residents do not own their homes individually, but each household owns a share in the corporation and has a "proprietary lease" to their own apartment. When a household wants to move away, they can sell their share — and their rights as co-op residents — to another buyer. In the case of "limited-equity" co-ops, the price for which shares can be sold is limited by the corporate bylaws to keep the housing affordable. (In "market rate" co-ops, shares can be sold for whatever the market will
bear.)

Some CLTs, like the Burlington CLT, have developed limited equity co-ops on land leased from the CLT. These CLTs can provide important support services to the co-ops, and the land lease can help to ensure long-term affordability by requiring that restrictions on the sale of shares remain in place.

How are CLTs different from conservation land trusts? 
Both CLTs and conservation land trusts control land use for the benefit of people in the future as well as the present, but they are primarily concerned with different types and uses of land. Conservation trusts are concerned with controlling rights to undeveloped land to preserve open space, ecologically fragile or unique environments, wilderness, or productive forest or agricultural land. CLTs, on the other hand, are mainly concerned with acquiring developed or developable land for specific community uses — particularly residential use. These concerns are not mutually exclusive, and some land trusts, notably in Vermont, combine these purposes, preserving some land in a natural state while leasing other land for development.

Technical Assistance from ICE 

The Institute for Community Economics (ICE) provides technical assistance to community-based organizations working to promote community control of local land and to develop permanently affordable housing. Priority for technical assistance is given to community land trusts (CLTs) and groups that want to establish CLTs. 

Direct technical assistance to both urban and rural groups is provided through site visits, telephone and email consultation, and regional and national trainings and conferences. Direct assistance is supported by a range of introductory and technical publications. 
Subjects on which assistance is provided include:
· introducing the CLT concept to the local community and building community support; 
· developing appropriate articles of incorporation and bylaws; 
· applying for federal tax exemption; 
· membership development; 
· board training; 
· developing operating budgets; 
· planning for the development of operating support; 
· financial management; 
· planning and financing housing development projects of all types; 
· designing resale formulas and developing ground leases based on ICE models; 
· designing CLT homeownership programs, including marketing and specialized homebuyer orientation and training; 
· arranging appropriate mortgage financing for CLT homebuyers; 
· rental management and asset management; 
· planning for economic development initiatives; 
· strategic planning; 
· developing collaborative efforts with other organizations and agencies. 
Much of ICE's technical assistance work is currently funded through a national cooperative agreement with Housing and Urban Development (HUD) under the federal HOME program. This cooperative agreement, covering all 50 states, provides specifically for assistance to Community Housing Development Organizations (CHDOs) and potential CHDOs that operate as community land trusts or that want to establish new community land trusts. 

Assistance not funded under this contract is available on a fee for service basis.
About the Institute for Community Economics (ICE)
ICE, founded in 1967, is a national organization that promotes the just allocation of resources in communities in ways that address the needs of low-income families. Through technical assistance, financial support, and advocacy, ICE builds the capacity of a national network of community land trusts (CLTs) and other locally controlled organizations for permanently affordable housing and community economic development.
History, Purpose & Goals 
The founders of ICE developed the CLT model in the 1960s. In the years since that time, ICE has worked with groups in a wide variety of communities around the country to establish local CLTs. In doing this work, ICE also developed a Revolving Loan Fund to provide critical project financing to CLTs and other innovative community organizations. 
Today, ICE continues to be the primary source of technical assistance and informational materials for a blossoming CLT movement. ICE's programs empower CLTs and other community-based groups with the knowledge, skills, confidence, and financial resources needed to be effective community development leaders and advocates within their communities. As a result, more than 110 such organizations flourish in cities and towns such as Durham, North Carolina; Albuquerque, New Mexico; and Syracuse, New York
With the help of more than 800 individual and institutional investors, ICE's Revolving Loan Fund has also provided more than $35 million in financing to non-profit organizations in 30 states since 1979. ICE is also a leader among Community Development Financial Institutions (CDFIs) and has one of the most well established community development loan funds in the nation.
Main Programs
As the preeminent leader of the CLT movement, ICE is the only provider of technical and financial assistance focused on CLT development, and has promoted the movement through loans, consulting services, national conferences and regional training events, videos, and publications. 
ICE offers two key programs to CLTs and other community-based organizations:
· Financial Services - In response to the need of local housing organizations for capital to acquire and develop property, ICE established its Revolving Loan Fund in 1979. Since inception, the fund has placed more than 370 loans totaling more than $35 million. 
· Technical Assistance - ICE's technical assistance program provides expertise for the creation, training and development of CLTs; for planning their housing and economic development initiatives; and offers training and national networking opportunities for CLT boards, staff and residents. 
ICE is also providing staffing and funding for the new CLT Network, an interdependent coalition of grassroots CLTs strategically and collaboratively working with ICE to advance the CLT movement for social and economic justice nationwide. This Network will greatly enhance the organizing power and visibility of CLTs.
Major Accomplishments
· ICE's founders created the community land trust (CLT) model, an innovative approach to permanently affordable housing, homeownership, and community revitalization. CLTs give people with lower incomes the opportunity to own their own homes while preserving the affordability of these homes for future residents. In addition, CLTs provide affordable rental housing and mobile home parks; create housing co-ops; develop community facilities; preserve open space; and work with other community groups to promote economic opportunities. 

· ICE created the Community Loan Fund model and pioneered a movement that now manages billions of investor dollars in community loan funds throughout the country. ICE also founded what is now known as the National Community Capital Association, which has helped garner federal support for loan funds and other community development organizations around the country. 

· Through its programs of technical and financial assistance, ICE has provided critical support to a burgeoning nationwide CLT movement that has created more than 5,000 permanently affordable homes for lower-income people and families. CLT development over the last 20 years proves the viability and value of this approach, now widely accepted by government policy makers, neighborhood leaders, and urban planners. With ICE's technical assistance, there are 118 CLTs in 31 states and the District of Columbia. Each year, ICE provides technical assistance to approximately 40 to 50 CLTs. 

 Loan Fund 

Since its creation in 1979, ICE’s Revolving Loan Fund (RLF) has loaned more than $41 million, representing more than 425 loans to community organizations in 30 states and facilitating the development of more than 4,000 housing units.

ICE’s principal lending goes to community land trusts, limited equity cooperatives, and community-based nonprofit organizations creating housing that is permanently affordable to people with lower incomes. Funds from the RLF are commonly used to finance land acquisition and the acquisition, construction and rehabilitation of housing. Other frequent uses include the acquisition of office space or other property by a nonprofit community service organization. 

Contact Information:
Jeff Yegian, Acting Technical Assistance Director
Institute for Community Economics, Inc. 
975 Miami Way Boulder, CO 80305 
Tel: (303) 554-1712
Fax: (303) 554-1712
Email: WesternICE@aol.com
