Community Land Trusts, the New Panacea?
Delivering Affordable Housing in Rural Areas

Visit to West Broadway Development Trust Winnipeg, Canada
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Introduction

This research report details the finding of my recent visit to the West
Broadway Development Corporation in Winnipeg, Canada in July 2008.
Thanks to funding from the RTPI's George Peplar International Award | was
able to investigate the delivery of affordable housing through Community Land
Trusts (CLTs).

What is a Community Land Trust?

A Community Land Trust is a non-profit, democratic, community based
membership organisation that owns and manage assets for the benefit of the
community. It separates the value of the land from the value of any
improvements on it and holds land in trust for the long-term. It can express
community values through its lease terms and operating principles and
provide and maintain long term affordability of housing by sustaining stable
land values.

Taken from SAJE leaflet (Strategic Actions for a Just Economy)
Los Angeles, California, USA www.saje.net

Background

Over the past couple of years, interest in Community Land Trusts as a
possible way of delivering affordable housing has grown. The University of
Salford has established a CLT on-line forum, the Department for Communities
and Local Government (through Beacon Peer Support Money to my employer
South Hams District Council) has funded a research project on the
governance and accountability issues surrounding CLT, the Carnegie Trust
has funded a series of pilot projects and across the country numerous
communities are seeking advice and funding for their own CLT projects.

As the gap between income and house prices continues to grow, the
consequences of the Affordable Housing crisis in rural areas is being
recognised. As Elinor Goodman, Chair of the Affordable Housing
Commission, said in her forward to its Report:

“Without housing which people on lower incomes can afford, rural
communities will increasingly become dormitories for the better-off who work
elsewhere, or places where people go to retire or visit for the weekend, rather
than places where people live and work”

Elinor Goodman, May 2006

Some, but not all of the Affordable Housing Commission’s recommendations
are being taken forward, others seem to have raised further questions. As the
debate continues, what is clear is that no easy quick-fixes have been found.

Matthew Taylor MP was commissioned in 2007 to undertake an independent
review of the Rural Economy and Affordable Rural Housing, looking
specifically at how planning and land use can be better used to support



sustainable rural communities. His report ‘Living, Working Countryside’ was
published in July 2008. One of the questions he asked was ‘What might the
benefits or disadvantages be in using a Community Land Trust model for the
development of affordable rural housing?’

Recommendation 20 of Taylor’s report says:

“The Government should anticipate increased interest in Community Land
Trusts (CLTs) as a model for affordable housing delivery and draw up
guidance on how best to implement this model following the recent review of
the CLT pilots, in particular addressing the need for a clear definition of what
CLTs are, and broad rules on how they operate, without removing the
structural flexibility that they currently enjoy which allows specific
arrangements to be responsive to local needs of particular areas.”

World Habitat Awards Winner 2007

The Champlain Housing Trust in Vermont USA recently won the 2007 World
Habitat Award competition for innovative and sustainable housing solutions.
Established in Burlington, Vermont in 1984, the Champlain Housing Trust
(CHT) was an early pioneer of the community land trust approach of providing
affordable housing in perpetuity.

Community land trusts are locally based not-for-profit organisations that own
land and property in trust for the benefit of the community. Not only do they

guarantee long-term affordability and preservation of housing subsidy, they

also provide a model for responsible lending to those on low incomes and a
successful means of community engagement and decision taking.

CHT's homes are affordable to households earning only 57 per cent of the
area's median income and it has over 2,200 properties for low-cost home
ownership and rental. CHT led the regeneration of the poorest neighbourhood
of Burlington, with its renovation of over 500 properties and the provision of
community services to assist those on low incomes. It also provides the only
affordable rental housing in the gentrified waterfront areas. Over 200
community land trusts have now been established throughout the United
States, with pilot schemes currently being carried out in both Canada and the
UK.

see www.worldhabitatawards.org for more information



CLTs and Planning Policy and Practice: A Current Debate

Community Land Trusts are increasingly being seen as a solution to
affordable housing problems in rural areas. However practical examples of
working CLTs are hard to find. In England, the Lindisfarne Community
Development Trust is perhaps the most well known, and there are several
examples north of the border, albeit operating under a slightly different land
use and ownership system. However perhaps more well-known in planning
circles are the CLTs that have had problems. The High Bickington CLT
proposal that got ‘called in’ has attracted some media coverage, especially in
Planning Magazine, as did the CLT pilot scheme in Stroud which has run into
difficulties with English Partnerships.

Much of the academic and professional literature on CLTs draws on examples
from America. However, the context of housing and community activism in
the USA is very different; there is a long history of co-operatives and self-help,
and numerous foundations and funding mechanisms have been established
that help facilitate CLTs. Research by the Canadian government (CMHC,
2005) looking at CLTs found difficulties in transferring lessons from the US
experience into the Canadian context, a concern likely to be shared when
considering the issue from a British perspective.

Most planners, seem to know little if anything about Community Land Trusts.
Those who do (myself included) often find the accompanying technical, legal
and financial information very complex to say the least. This results in what
appears to be some reluctance amongst practitioners to embrace CLT
concept. Many questions seem to remain unanswered:

How do CLTs deliver affordable housing?

How is the housing kept affordable?

How much are the houses to buy and/or rent?

Who gets to live in the houses?

How are CLTs funded?

Do they compete with, and potentially undermine, more traditional
methods of affordable housing delivery, such as Housing Association
schemes?

How are CLTs managed in the short, and long-term?

Can CLT deliver on exception sites in rural areas?

Do CLTs run the risk of raising communities’ expectations and then not
delivering?

Local planning authorities may be reluctant to divert their scarce staff time and
resources to explore more innovative methods of housing delivery, if this
detracts from, or indeed competes with, more tried and tested methods of
delivering affordable homes. The lack of fully functioning, long-established
CLTs that have successfully addressed these issues, seem to add further to
this concern.

The current housing and planning policies of the British Government reflect
the aspiration of enabling more and more people to access home ownership



and part ownership options, rather than just providing more rented stock.
Against this backdrop, this research trip to Canada enabled me to witness and
critique a long-established CLT in Canada. | was able to explore and
understand the Lease-to-Own CLT model which aimed to assist low and
moderate income households into homeownership. | could then contrast this
model with the more familiar co-operative CLTs which work on a not-for-profit,
co-operative or charitable basis, and often aim to provide rented housing with
a clear emphasis on stewardship and collective management.

My research visit to Winnipeg enabled me to examine how the CLT was
integrated into this wider community initiative and how it was/ is funded- as it
started up, as the houses were built, for ongoing maintenance and
management. | spent time visiting and researching the neighbourhood and
this enabled me to gain an understanding of the working of the Development
Corporation and the story of its neighbourhood and the CLT initiative. | was
able to learn about the context and geography of neighbourhood and
surrounding area, and to meet key staff, volunteers, funding partners and
residents.

| was also able to meet with activists, students and academics from the
University of Manitoba who have undertaken research projects looking at the
West Broadway Development Corporation from both an academic and a
community-university partnership perspective.

From talking to those involved in the establishment and day to day running of
the West Broadway CLT it was possible to draw out lessons learnt and
consider whether such a scheme may be feasible and workable in the UK.



Introducing the West Broadway Neighbourhood

West Broadway is located south-west of Winnipeg’s central business district
and is surrounded by three main arteries, Osborne Street, Portage Avenue
and Maryland Avenue to its east, north and west respectively. To the south
flows the Assiniboine River. Four neighbourhoods surround West Broadway to
its south, north and west. Osborne Village and West Gate are south of the
neighbourhood, Wolseley to the west and Spence to the north.

West Broadway has long been a neighbourhood filled with activity. Its housing
is a mix of apartment buildings; single family dwellings and side by sides.
Businesses exist along its busiest streets: Broadway Avenue, Sherbrook
Street and Portage Avenue. On the west side of Osborne Avenue Great West
Life has constructed two large office buildings and across this border stands
the Legislature building.

The land use is as diverse as the neighbourhood itself. Commercial zoning is
located along Portage, Broadway Sherbrook and Maryland. The rest of the
neighbourhood, except for a few small parcels, is residentially zoned. The left
over parcels are either institutional or parkland.

The neighbourhood’s proximity to the downtown places strong pressure on
the real estate market. However, following a prosperous beginning in the early
to mid 1900’s West Broadway began to decline. Urban sprawl was a major
factor in this and by the 1960'’s large single family dwellings had been turned
into rooming houses, 91% of the units were rented and high levels of
transience and incomes below $16,000 were common (WBDC web page
2004).
Taken from Winnipeg Inner City Research Alliance
http://ius.uwinnipeg.ca/pdf/wira-report-1-housing-interventions.pdf



The West Broadway Neighbourhood

Nestled between downtown and Wolseley near a bend in the Assiniboine
River, the neighbourhood of West Broadway is one of the oldest in Winnipeg.
More than half of the homes in the neighbourhood were built before 1946.

The neighbourhood has fought for more than a decade against a reputation
for crime, poverty, and violence that has given it nicknames like "murder row."

Today, crime is down. Businesses are opening on the Broadway commercial
strip. Houses are being renovated -- large houses that were converted into
rooming houses are being renovated back into single-family homes. And
people are moving back into West Broadway.

However, some people wonder if all the revitalization isn't really gentrification,
forcing low-income residents out of the area. Average household income in
2000 was just $21,000 in West Broadway, compared with $53,000 in the rest
of Winnipeg. In fact, a full quarter of households make do with less than
$10,000 a year. More than 90 per cent of residents here rent their homes.
Some wonder where low-income residents will go if property values continue
rising and more people turn rental units into owner-occupied homes.

The area's central location is handy for many residents - especially those who
can't afford their own car; more than quarter of people in West Broadway say
walking is their main mode of transportation, compared with just six per cent
of people in the rest of Winnipeg.

The community is ethnically diverse; at least 23 languages (besides French
and English) are understood here, and 42 per cent of the population's
residents belong to a visible minority. About two-thirds of residents aged 15 or
over have never married - a much greater proportion than the 33 per cent of
people in the entire city who say the same.

taken from www.cbc.ca/manitoba/features/urbanmyths/westbroadway.html




Revitalization efforts in West Broadway

By the mid-1990s, the Winnipeg inner-city neighbourhood of West Broadway
was known as one of the most dilapidated in the city. Characterized by a
mixed but largely marginalized population, and a deteriorating housing stock,
the neighbourhood was becoming a turf for gangs and violent crime, and the
media had tagged it with the title Murder’s Half Acre.

Recognizing that this title signalled further deterioration of their
neighbourhood, residents decided to take action, initially forming an inclusive
coalition called the West Broadway Alliance including, over the years,
organizations such as Art City, Little Red Spirit Aboriginal Headstart, AIDS
Shelter Coalition of Manitoba, Winnipeg Housing and Rehabilitation
Corporation, Westminster Housing Society, the Assiniboine Credit Union; as
well as many local individuals.

The efforts of concerned residents attempted to reverse what appeared to be
a trajectory of continuing decline. As a community West Broadway has
organized and developed a number of groups and services to improve living
conditions. Most notable, perhaps, is the West Broadway Development
Corporation or the WBDC, put together in 1997 following the informal
coordination of the West Broadway Alliance.

The development corporation is the legal arm of the Alliance. Its intent was to
stabilize West Broadway through multiple actions under housing, social and
beautification interventions. The development corporation has started
programs such as the West Broadway Green Team, the Job Centre and a
construction-training program called Youth Builders. A Community Land Trust
(CLT) and the Tenant Landlord Corporation (TLC) were also implemented to
improve housing quality and affordability.

The revitalization efforts that followed focused on community development,
employment programs and upgrades to the housing stock. Half a decade
later, there is evidence that the neighbourhood has been rescued from
continuing deterioration. Neighbourhood initiatives of the past and present, in
combination with market forces, have led to various processes of change now
in operation. The neighbourhood must now gain control of the various
dynamics of neighbourhood change if it is to sustain its diverse social mix.

Taken from Winnipeg Inner City Research Alliance
http://ius.uwinnipeg.ca/pdf/wira-report-1-housing-interventions.pdf



West Broadway Development Trust

The West Broadway Development Trust was formed in 1997 initially to deal
with safety and housing issues and neighbourhood planning. The Trust has
now grown to a staff of eight, working to coordinate and support
neighbourhood renewal together with residents, community-based
organizations, businesses, government and other partners through in various
community projects and activities.

What are Development Trusts?

Development Trusts are community owned and led organisations; they use
self-help, trading for social purpose, and ownership of buildings and land, to
bring about long-term social, economic and environmental benefits in their
community. Development Corporations are a common approach to
neighbourhood renewal in North America, and are also attracting increasing
interest in the UK. The Development Trust Association in the UK was formed
in 1993 and its membership now numbers over 400 groups in both urban and
rural locations.

Development Trusts in the UK

More and more communities are now creating their own organisations -
development trusts - to help reverse the trend of social and economic decline.

Development trusts provide the vehicle for communities to get active, to build
their skills, to deliver practical change and to recover their belief in themselves
and each other. Development trusts help foster a new spirit of enterprise,
which is helping to create wealth in communities. They have enabled many
communities to re-launch themselves on a path to sustainable growth.

Based on the experience of its members the DTA believes that development
trusts are successful for 2 reasons above all:

Regeneration can only really work if the people who are most affected,
local residents, are given the opportunity themselves to steer the
transformation of their community.

A community-led enterprise culture fosters self-help and reduces
dependency and therefore is the basis for confident, thriving and active
communities.

taken from the Development Trust Association website www.dta.org.uk



The West Broadway CLT- A Concise History

West Broadway Development Trust is a not-for-profit organization committed
to environmentally sustainable social and economic development in the West
Broadway neighbourhood. Over the last few years the organisation has
proved instrumental to the neighbourhood’s revitalization- community
organizations, resident groups, and others interested in the neighbourhood
have started work on a comprehensive neighbourhood renewal and
revitalisation process.

New programmes have been established at the Broadway Neighbourhood
Centre and new programmes and initiatives established at Art City (a
neighbourhood community arts centre) and the West Broadway Education
and Employment Centre in programmes such as odd jobs for kids and Tenant
Landlord cooperation, and in community clean-up days. West Broadway
Community Land Trust established a Lease-to-Own CLT as part of a wider
West Broadway Development Corporation project.

The initial idea behind the initiative began in the late 1990s when some of the
older houses in West Broadway were purchased and renovated by the Lions
Club of Winnipeg. The West Broadway Neighbourhood is located just to the
east of downtown Winnipeg. The area benefits from a mixture of single family
houses, multi family houses and apartments, many of which are historic- a
fact reflected in the popular West Broadway Walking tour.

The newly rehabilitated homes were attractive and improved the perception of
safety in the neighbourhood. However, even priced between $40,000 and
$70,000 without home owner subsidies they were still beyond the reach of the
majority of existing residents, and although there was a resale covenant
placed on the houses this only lasted five years. Therefore whilst the
improvements to the neighbourhood were welcomed, some concerns were
raised that gentrification could lead to local residents being displaced. The
idea of a CLT for West Broadway was seen as one possible to way to prevent
this occurring.

Following a successful application for a Homegrown Solutions grant a
feasibility study for a West Broadway CLT was researched and prepared.
Expertise in planning, finance, community development and legal issues was
drawn from the University of Winnipeg, the city of Winnipeg, the province of
Manitoba and Assibourne Credit union to conduct a feasibility study of a CLT
for the neighbourhood.

This study recommended the most appropriate structure for the CLT and work
was undertaken to establish the board of directors, secure charitable status,
and develop the necessary resources to support the proposal. These
included a business plan for the CLT, legal agreements and educational and
outreach materials. The CLT from West Broadway was established in 1999 as
a subsidiary of the West Broadway Development Corporation Alliance Group,
which itself was a subsidiary of the West Broadway Alliance Group.

10



Facilities in West Broadway

Art City Project (Front)
Art City project building (Rear)

New basketball court and the Assibourne Credit Union

11



Tenure Options for the CLT

To ensure that a fully inclusive range of existing households can be served
the West Broadway CLT was recommended to consider four tenure options:

1. Rent to Own — Residents with incomes between $18,000 and $32,000 who
currently do not qualify for mortgage financing but, with support, could
become eligible to own the home they rent within 5 years. These households
are able to rent a home through the Land Trust, with an option to purchase at
the end of year 5. A second mortgage will be executed on behalf of the CLT
at the transfer point when the tenant becomes owner. This second charge will
reflect subsidized rehab/development costs and will reinforce the CLT'’s first
right of recovery in the event of re-sale or default. As a condition any
Residential Rehabilitation Assistance Program funding assistance (75%
federal and 25% provincial funding), the affordable housing aspect of the
property must continue for at least 15 years of occupancy.

2. Individual Home Ownership — Residents who qualify for mortgage financing
will be eligible to purchase housing units that have been renovated or
constructed on land owned by the CLT. In the case of eligible low-income
households seeking single family homes or duplex units, public subsidies will
address the gap between costs of rehab/new development and current market
values. Otherwise, insured (CMHC, GE Capital) or conventional (uninsured)
mortgage loans may be available. Home purchase prices will not include the
value of the land. However, a monthly ground rent will be charged by the CLT
to cover the CLT (land) portion of property taxes plus a CLT administrative
fee. Resale of property will be subject to the CLT having a continuing first right
of purchase and also will be subject to land-use approval by the CLT, as
stipulated by the long-term CLT lease agreements.

3. Co-operative Home Ownership - In the case of qualifying housing co-
operatives, subsidies may be available on the same basis as described for the
rent to own (or other rental) model. Insured and conventional mortgage
lending are available to co-ops. ACU has a special co-op housing program
which allows conventional financing of up to 75% of appraised value (or cost
if, lower), compared to a normal limit of 65% on commercial mortgages.

4. Rental — Low-income households who do not wish to own a home or
cannot qualify for mortgage financing may be eligible for subsidized rental
housing within the CLT. Rents will be determined based upon a formula
which prescribes that no more than 30% of income should be directed to
rents. Exceptions may apply where the percentage would exceed 30%, but
would be lower than at a previous location, or if the rent is lower than the local
median market rent (MMR). Amongst other things, rents would include costs
associated with maintenance and repairs. Under the Shelter Allowances for
Family Renters (SAFR) Program, benefits of up to $180 per month may be
available to family renters with household incomes below $21,685.

taken from Blake, page 10, Lessons Learnt from West Broadway CLT
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The West Broadway CLT decided to focus the rent to own and direct
individual home ownership models, and worked on moving forward the idea
through more detailed financial modelling. Work was also undertaken to
establish the resident selection criteria and an application process. Detailed
guidelines where prepared on how to deal with inquiries about both rent to
own and individual ownership models.

A CLT policy document was also prepared and sent to the all three levels of
government- federal, provincial and municipal. The response to this
document raised many other questions to be answered, and highlighted key
policy issues that needed resolving if CLTs as a model where to thrive.
Additional work and research was conducted which culminated in a
Discussion Paper in June 2000.

This paper highlighted the key issues at all three levels of government and
made some recommendations as to how they could be addressed. The
issues covered included finance, access to mortgages and credit, the
interface between CLT provision and housing benefits, consideration of rent
caps for other affordable tenures to enable a level playing field, opportunities
for in kind and financial support from all three levels of government and the
need for complementary policies that both promote regeneration and also
resist suburban sprawl.

In May 2003, Focus Consulting Inc prepared Business Plan for the West
Broadway Development Trust. This provided more detail on the Community
Land Trust concept that was to be used. The West Broadway CLT looked to
use a model which combined a CLT with specific conditions on land leases
that would restrict future resale values. This ensured both occupancy and
affordability restrictions were preserved in the longer term. The report also
detailed:

the Core Business Activities of the CLT

its organisational structure and governance arrangements
how it would be funded and financed, and

the CLTs projected capital and operating budgets

What happened next?

It was clear from my interviews and observations that the CLT had not run as
smoothly as would first appear, and was not the success expected by those
involved. In fact by the time of my visit in summer 2008 the CLT itself had
been wound up. From the information available from conversations and
interviews conducted it would seem that the reasons for this are very complex
and complicated but in essence there were difficulties putting the CLT plan
into practice.

13



In summary, a legal partnership between West Broadway Development
Corporation and Winnipeg Housing Renewal Corporation (WHRC) and 22
housing units were acquired and rehabilitated between 2000- and 2006. Over
4000 inquiries were received and of these just over 300 households applied,
48 applicants were selected but only 19 households received a house, and of
the rehabilitated houses 3 remained vacant.

Refurbished Houses- part of CLT renovations

A 5 year rent to own home ownership was the model chosen, and this model
seems ultimately to have contributed significantly to the problems and ultimate
downfall of the CLT in terms of the legal status afforded to the CLT residents-
they were considered to be renters, not part owners. Some of the people
interviewed also suggested that there were issues around the running costs of
the rehabilitated houses in terms of things such as the level of insulation as
opposed to that needed to function in a Winnipeg winter. The outcome seems
to be though that the costs of rent to own were too high for some of the CLT
families and they ultimately lost their homes. However, those who could
afford to, bought their houses outright and in the end seven households
achieved full ownership.

14



Community Garden on Vacant Lots-
established and maintained by local residents

CLTs and Co-operative Housing Models

The strong links between CLTs and co-operative models of ownership were
very evident during the course of this research visit, a fact echoed in much of
the research on the UK CLT models. Some CLTs are looking to adopt co-
operative models of governance and some co-operatives are looking at CLTs
as a way of providing housing.

Winnipeg is the second most active city for workers’ co-ops in Canada after

Quebec City. The provincial government of Manitoba is very supportive of the
idea and co-operative development has its own governmental department.

15



What is a Co-op?

A co-op is a business owned by its customers or its workers. Co-ops started in
the 1840's in England as a way for people to save money. People pooled their
money and bought food in quantity which got them a volume discount. And
the fact that they didn't need to make a profit also helped to keep costs low.
Besides saving money, co-ops are attractive to people who like the idea of a
business being owned and managed by its members.

Co-ops are characterized by the Rochdale Principles, named after the first
successful co-op which was started in Rochdale, England in the 1840's.
Below is a paraphrased version of the principles:

Open Membership A co-op does not discriminate. Anyone can join.

Democratic Control The co-op is owned and operated by its members. Each
member gets one vote (unlike publicly-traded companies in which those who
buy the most shares get the most votes).

Limited Return on Capital A co-op is not intended to be a money-making
enterprise for its members. Members may thus be paid only a "limited"
amount of interest on any money they invest. (Most co-ops have a very
modest investment requirement. For example one local credit union requires
only a $5 lifetime investment.)

Surplus Belongs to Members Since the members are the owners, they receive
any profit the co-op makes. In many co-ops the profits are reinvested into the
business rather than being returned to the members.

Honest Business Practices Cooperatives deal openly, honestly, and
honourably with their members and the general public.

Ultimate aim is to advance the Common Good The ultimate aim of all
cooperatives should be to aid in the participatory definition and the
advancement of the common good.

Education Co-ops are expected to educate their members, officers, and
employees and of the general public in the principles and techniques of
cooperation, both economic and democratic.

Cooperation among Cooperatives Co-ops should actively cooperate in every
practical way with other cooperatives.

taken from www.michaelbluejay.com/coop/rochdale-principles.html

Red River gas (petrol) co-op is a well established consumer co-op in
Winnipeg. At the end of the year, the proceeds from the petrol station are
used to cover operating costs and the remainder distributed to shareholders

16




on the basis of the amount of gas purchased. Worker co-ops adopt a similar
basis for proceed distribution which is based on the number of hours worked
regardless of the pay-rate. Normally there is a probationary period for a new
worker who will then buy shares in the co-op. The share price for a worker
CO-0p is greater than that of a consumer co-op (though not usually over
$1000).

The length of probationary period and the share price will vary depending on
the work of the co-op. For example, one software co-op in Winnipeg has a
share price of $900 and a probationary period of three months, whereas a
restaurant/café co-op would be likely to have a shorter probationary period
and a significantly lower share purchase price. If not fired before the end of
the probationary period the co-operative rules state that a worker must be
offered shares in the co-op, although they do not have to accept.

Whereas most co-ops run as businesses for the benefit of their members, and
they pay businesses taxes; Canadian housing co-ops are not for profit
organisations. In the 1970s the Canadian government wanted to create more
‘social housing’ and used a variety of models to do this.

A variety of programmes were established which were administered by the
Canadian Mortgage Housing Company. This included a programme for
housing co-ops. A certain number of units within a co-op had to be available
to people on a low income in order to access these subsidies. Although it was
not specific units or people that were tied down but a percentage of the units
as a whole. This allowed for flexibility within the co-op, as the actual
affordable units could be changed. However, with the funding came
restrictions including the requirement that housing co-ops had to be, and
remain, non-profit organisations, so they could not build assets or equity.

This programme led to a flood of co-ops in the 1980s but less in the 1990s
when federal funding for the programme stopped. The funding restrictions
also limited what the co-ops could charge on all the units, not just the
affordable ones. This means that many housing co-ops find themselves in the
position of running a maintenance deficit for which they are then penalised.
Today, there is no new funding for housing co-ops and no new models being
considered or suggested. Co-ops seem to be limiting their own innovation,
choosing instead to ‘play’ within the rules, and this seems to be holding back
progress within the sector.

There are many difficulties to be overcome when looking for funding to create
a new housing co-op or expand an existing one. The initial package the co-
ops received included set up costs and funding for 25 years. By the end of
that time it was envisaged that the capital used would have been paid back to
the CMHC, and at this stage the funding stopped. The idea was, that once the
mortgage had been paid off, money could then be used to subsidize rents.
However, experience to date suggests that you cannot raise enough revenue
to do this. The only option for many co-ops therefore is to reduce the
percentage of subsided units. Despite their difficulties co-ops and co-housing
units have remained a useful source of affordable housing provision.

17



The province of Manitoba does not offer a provincial government funded
housing co-op programme, which some other provinces (notably Quebec and
British Columbia) have benefited from, although the city government does
support the Winnipeg Housing and Homelessness Initiative. However the
Green Heart co-op in West Broadway is the only organisation to successfully
access this funding and could only do so after lobbying successfully to get
some of the requirements for funding changed.

The Greenheart Housing Co-op initiative was developed by local West
Broadway residents and the West Broadway Development Corporation. The
new apartment building located at 279 Sherbrook Street, West Broadway was
constructed using the latest Leadership in Energy and Environmental Design
(LEED) building technologies including geothermal heating and cooling. The
Co-op offers ‘visitable housing’ (defined as housing that can be accessed by
elderly and disabled people, but may not be adapted enough to allow them to
live there) as well as several units of universal housing (which could
accommodate disabled tenants).

18



Leadership in Energy and Environmental Design (LEED )

Growing concern for the environment has caused a rise in what has come to
be called “green building.” The United States Green Building Council has
been developing over the past 4 years the “Leadership in Energy and
Environmental Design,” or LEED green building rating system, with the
purpose of accelerating the implementation of green building practices and
establishing a standard for the certification of environmentally conscious
buildings. The rating system is based on credits awarded in 6 categories:
Sustainable Sites, Water Efficiency, Energy and Atmosphere, Materials and
Resources, Indoor Environmental Quality, and Innovation and Design. There
are 4 LEED Certification Levels (Certified, Silver, Gold, and Platinum)
awarded based on the total credits captured. A total of 69 credits are possible,
and at least 26 points are required to receive Certification, 33 for Silver
Certification, 39 for Gold, and 52 for Platinum. Currently there are only 59
LEED accredited projects worldwide under the 1.0 and 2.0 standards and only
2 of these are platinum certified.
taken from
http://www.smarthome.duke.edu/downloads/leed_explanation_omaira.pdf

The Greenheart Housing Co-op used secured funding from several sources;
Tax Increment Financing (TIF) from the City of Winnipeg, WHHI money from
the Province of Manitoba and some private finance. The wanted to establish a
limited equity co-op to enable tenants to build up equity, but this would have
made them ineligible for the funding. They were forced to give up aspirations
for limited equity housing, and have now established a savings company as
an alternative way for residents to build up assets.

Tax Increment Financing

Tax increment financing is a municipal tool. Vacant lots do not pay any
property taxes to the city but the city is still responsible for ongoing
maintenance, services etc. So TIF works by building on the lot and paying
axes on it, but getting a ‘refund’ on some or all of these taxes. The agreed
subsidy enables funding and finance to be secured. For the city the ‘tax
holiday’ is more than made up for by the additional revenues when the taxes
kick in (5-10 years or so). TIF is the city equivalent of a tax credit.

Some new housing co-ops have formed since the end of CHMC funding but
without the benefits of subsidy, finance, skills and other support. In fact the
role of CHMC with regards housing to co-ops has actually presented some
difficulties for new initiatives. When Eastern (Bluestone) Housing co-op was
established it required 35% deposit for its mortgage. As this was not possible,
in order to get a mortgage, the co-op was required to get mortgage insurance
from the CHMC. Their experience was that the word ‘co-op’ got in the way of
their mortgage insurance, as CHMC thought they were requesting funding,
not just mortgage insurance.

Out of thirty six housing co-ops in Winnipeg, there is one for-profit co-op, the
Meadowpark Co-op, located to the north west of downtown. A for-profit
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housing co-op functions like a condominium development. A condo is an
apartment building where each resident owns his or her own unit with stairwell
etc. owned and managed by Condominium Corporation. Often condo owners
form their own management companies in a bid to keep costs down.

In for-profit housing co-ops any extra proceeds from the management fees,
are paid back to members as dividends, whereas non-profits have to spend
any additional money on improvements or subsidising some of the units. For-
profits housing co-ops can sell units at market value, but non profits co-ops
have a fixed share price when you buy and when you sell.

If you wind up a housing co-op any money left has to go to another co-op or
the province. In employee or worker co-ops you can decide what happens if
you are wound up, in your byelaws. Housing Co-ops are taxed differently from
single family homes in Winnipeg because taxes on multi-family homes are
lower to encourage densification. For example Eastern (Bluestone) Housing
Co-op on Jessie Avenue, has 6 units and its tax liability is similar the single
family home next door. Worker co-ops however get no tax breaks.

20



Conclusions- Lessons Learned from the West Broadway CLT initiative

The aim of this research was to use the West Broadway CLT experience to
address some key questions and ongoing debates around CLTs in the UK.
Although the West Broadway CLT was ultimately unsuccessful its testimony
and experience coupled with supporting research and evaluation still offers a
useful insight for policy makers and CLT proponents. In particular the work
around lease-to-own CLTs offers an additional dimension to ongoing debates
and research around CLT in the UK.

It is possible to utilise the experience of the West Broadway CLT from both a
theoretical and practical perspective. The work undertaken for the feasibility
study, before the CLT was established, and the evaluation report prepared
afterwards offer a clear indication of how the CLT was intended to work.
These reports consider many of the questions this project is looking to
address from both an academic and applied perspective.

This knowledge can then be supplemented with the first hand experience of
what happened in practice. Combining these various sources of information
and considering their application in UK context would lead this research to
offer the following answers to the questions posed in this study. This analysis
also highlights other issues for UK CLTs’ need to consider, and suggests
recommendations that may help to move the CLT agenda in the UK further
forward.

How do CLTs deliver affordable housing?

All CLTs seek to provide housing that is affordable through de-coupling the
value of the land from the value of the development built on it. West
Broadway CLT sought to remove the land value from the purchase price of
the property and retain it in trust, this was designed to enable low-income
people access to homeownership. It also offered the added benefit of helping
to address the problems of absentee landlords in the area, as absentee
owners could not access CLT homes.

The same rationale is being applied to the UK CLTs, although land values and
property construction costs are typically higher. The limited resources
available for housing policies and initiatives in the UK, combined with the
housing authorities’ duties of a local council, often result in resources having
to be focused on those in greatest ‘housing need’. Such households may be
unable to afford any form of home ownership. There are therefore questions
as to whether the removal of the land value actually makes the property
affordable to those in ‘need’.

The fundamental premise of a CLT is to take out the value of the land from
the cost of the housing to make it more affordable. This principle clearly
works. However the resulting ‘more affordable housing’ may not be affordable
housing in the sense that it complies with the national Planning Policy
Statement 3 definitions. It may therefore be useful for the CLT movement in
the UK to clarify what kind of housing need they are addressing and how this
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may be different and supplementary to traditional ‘social rented’ houses, or
even intermediate housing products.

Further thought could usefully be given to whether Housing Associations
could use the CLT idea of removing land value from property prices to make
shared ownership, and even social rented housing more affordable. CLTs
would also seem to offer a way to provide intermediate rented housing, where
rent levels are higher than social rent, but lower than market rents. Further
work on the role of CLTs in this kind of affordable housing provision would
seem useful.

How is the housing kept affordable?

CLT housing remains affordable because the break between land and house
prices is retained, and it remains beyond the first occupier. The legal and
financial restrictions run with the land and housing built upon it. This seems
relatively simple for CLTs who rent their properties. There are several tried
and tested methods to ensure rents remain affordable, including rent capping,
index linking rents to inflation (such as the Retail Price Index) or setting a
formula, for example 80% of market rents in the area. Similar methods can,
and have been, used to ensure shared ownership remains affordable in
perpetuity.

The UK government’s interest in promoting home ownership through shared
ownership and other routes has led to an increased interest in alternatives
such as CLTs. However the experience of West Broadway CLT would
suggest that moving to more complicated models may need to be treated with
caution- as this adds yet another layer of complexity to the already rather
specialised area of the legal and financial requirements of CLT.

The West Broadway CLT sought to use a lease to-own-tenure for their CLT,
with the period of renting set out at five years. This presented difficulties in
that during their renting period the occupiers were legally seen as renters, not
part owners. This meant that their interests were not legally safeguarded in
the partnership arrangements in the way one might have expected. When
legal and financial issues arose to do with implementation and management
of the CLT, it would appear that the residents’ requirements may have been
marginalised by their status as tenants. Other CLTs elsewhere have opted for
shorter periods (less than a year) although this required prospective tenants
to have higher levels of income to enter the schemes.

The idea behind the West Broadway CLT and the model it chose was to
enable people on lower incomes access to this route to home ownership.
However the complexity of legal and financial arrangements, in addition to the
personal and social issues facing some of the families, suggest, with the
benefit of hindsight, that perhaps a lease-to-own model was not what was
required. A model, more similar to that of the Greenheart Housing Co-op,
may have been more appropriate. In such a scheme renters clearly rent but
are also helped to save, possibly for a house deposit, through a facilitated
savings scheme. Such a model offers a greater clarity of the roles of
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residents in any housing development. Your rights and responsibilities as a
tenant are clear, and your rights and responsibilities as an owner occupier
and/or mortgagee, are also clear. The blurring of these barriers by the lease-
to-own model and the legal and financial implications of this may not have
been fully understood by those promoting the scheme both at an individual
and an organisational level. The additional complications and implications of
this blurring would seem to have been contributing factors to the difficulties
that arose, and served as a barrier to resolving some of the issues
encountered.

How much are the houses to buy and/or rent?

The West Broadway CLT utilised a maximum income criteria when assessing
applicants, as this was stipulated in some of the funding requirements.
However as the tenants were renters, and WHRC were the developers, the
rent charged during the rental portion of the CLT were comparatively high,
around CAN$600 a month. This was combined with higher than anticipated
utility bills and fuel poverty became an issue. The properties were simply
unaffordable to some of the families in them.

Although the CLT contracts stipulated that the CLT itself would have the first
option to buy back the properties if tenants got into difficulties. However, in
reality, when this occurred, they CLT simply could not afford to do this. In
particular it could not carry the costs of a mortgage, combined with the
associated risk and liabilities. It therefore appears that, in order to stop the
CLT going bust, the developer was somehow able to offer the houses for
outright purchase to their tenants. Prices were between CAN $40,000-
$70,000. Those who could afford to purchase them did so, and some have
subsequently re-sold for $120,000- $200,000. Seven families were able to
secure freehold tenure and their ‘equity share’ was used in a variety of ways,
such as reducing the purchase price, reducing the new mortgage, paying a
down-payment or legal fees. However, those who could not afford to buy out
the developer eventually all moved out, and the houses were sold on the open
market. The CLT was formally wound up and any outstanding monies were
gifted to three other local housing organisations.

Who gets to live in the houses?

The West Broadway CLT developed a criteria based largely on income. In the
UK an assessment based on ‘housing need’ is more common, and in rural
areas a ‘local occupancy’ criterion is often applied. The wording of such
criteria is often a source of great discussions, although more recently
common, or shared, wording for such clauses has been developed.

The issue for CLTs remains one of transparency and accountability. For
many communities a CLT may be seen as offering a way to house the people
they know and want to retain in their area for example a local teacher,
shopkeeper or cleaner. However, the need for transparency in the criteria
used may mean that those intending to be housed are not top of the list when
it comes to allocating any new houses.
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Recognising that CLT perhaps meet a different and intermediate, not social,
housing need and address other rural sustainability issues, may offer a way to
reconcile these competing objectives.

How are CLTs funded?

The West Broadway CLT was able to secure initial funding through a grant
from the Canadian Housing and Renewal Association Homegrown Solutions
programme. This seed funding grant of $20,000 was then supplemented with
funding from the City of Winnipeg, the Province of Manitoba through both its
‘Neighbourhood’s Alive!” programme and Housing and Homelessness
Initiative. Access to finance was also provided through the Assibourne Credit
Union.

Money to pay for research on CLT and develop business models and legal
agreements in the UK has come from a variety of sources. National
government support has been evidenced through the Countryside Agency
Report, and South Hams District Council’s Beacon Peer Support funded
research report. Local government interest is shown through several pieces
of research funded by individual County, District and Unitary councils, and
through joint cross-boundary work and commissioning. Institutional support is
provided by the University of Salford who host and support the
communtiylandtrust.org.uk website.

Funding for actual CLT projects has been provided by the Carnegie Trust who
have funded a nationwide demonstration project to provide seed core funding
for some actual ‘live’ CLTs projects, and Devon County Council has
commissioned work to explore to the role of, and hopefully establish an
Umbrella CLT Trust on a sub-regional (county) level. Discussions with banks
and building societies have also occurred in recognition of the role of loans
and mortgages in funding such schemes, and these discussions are ongoing.

The Esmee Fairburn Foundation and the Tudor Trust have recently
announced that they will be the first contributors to the Community Land Trust
Fund, initially standing at £2 million, which is intended to support the
development of around 30 operational Community Land Trusts, and the
construction of around 150 affordable homes, over the next four years.

In both Canada and the UK a successful CLTs would therefore need to draw
in funding from a variety of sources including public, private and voluntary
grants and loans, each of which may have their requirements and conditions.

Do CLTs compete with, and potentially undermine, more traditional
methods of affordable housing delivery, such as Housing Association
schemes?

The West Broadway CLT was conceived as a way of allowing a

neighbourhood to be regenerate whist protecting it from the effects of
gentrification. As such it was as much about stopping the displacement of an
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existing local community as it was about providing affordable housing. The
CLT was one of a number of tools that were to be used in the neighbourhood,
and it must be seen in tandem with the other regeneration initiatives occurring
at the time.

There was a concerted effort and focus on improving the neighbourhood
which was led by the West Broadway Development Corporation. Social
economic and environmental improvements were advanced together, and
housing clearly had a role to play in this. However, even within the housing
improvements the CLT was only a small part of that solution. Renovation of
existing buildings by charities and non-profits, reusing empty lots through TIF
provisions, establishing Housing Co-ops, and encouraging private residents,
tenants and landlords to improve and investing in their homes were all part of
the housing solutions that sought to improve the physical fabric of the area.

The physical improvements was also combined with more people-focused
housing projects such as the creation of community gardens, initiatives to
improve landlord-tenants relations, popular education around housing finance
and debt management. The CLT was therefore recognised as being only
part of the solution.

In the UK, CLTs have attracted a great deal of interest recently as a new
possible way of providing affordable housing. There would however seem to
be a great danger in looking at CLT housing in isolation. CLTs would seem to
have a valuable part to play in affordable (or more affordable housing)
provision. However consideration of this role should perhaps not be tied so
tightly into affordable housing, as traditionally defined because this may not
be the kind of housing needs that CLTs are best placed to meet.

The community ownership and management agenda of CLTs is also critical.
The West Broadway CLT experience would suggest that CLT work only where
they are bottom-up solution, and they cannot be imposed from the top-down.
Community management and co-operative ownership is something that can
not be imposed or required by policy but must be instigated and sustained by
local people.

Politicians and policy-makers could seek to establish a more fertile and
friendly environment for CLT through enabling policies which enable these
kind of projects to proceed, or at the very least do not seek to frustrate them.
Such an approach would seem to be in keeping with the double devolution
agenda. However, there needs to be recognition from all those involved in
promoting, supporting and managing CLTSs that this is perhaps an additional
way to deliver a different kind of housing to meet a different kind of housing
need.

The ‘additionalilty’ offered by CLTs would seem to be the key to generating
support for them, so they are not seen as competing with more traditional
ways of providing housing- which are more familiar, more established, and
most importantly, still needed. As such a clear definition of what a CLT is and
what it can and cannot do would seem a useful starting point. Only once this
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has been established can the applicability of current policies to CLTs models
be established, and gaps or difficulties identified and solution to these issues
proposed.

It is very difficult, if not impossible, for policy-makers to develop a set of
polices to cover all the possible manifestations of a CLT, and to attempt to do
so may well stifle innovation and creativity within the sector. However, there
would seem to be some role for regulations of some sort to assist CLTs to
show their compliance with planning policies, housing management best
practice, anti-discrimination legislation and such like. This may also assist in
accessing finance from both banks and the public purse where governance
and accountability issues are important.

How are CLTs managed in the short, and long-term?

The experience of West Broadway CLT demonstrates the difficulties around
managing CLT projects in the longer term. Although there was a lot of
research and practical support to establish the CLT, it would appear that the
failure of this support to continue in a satisfactory way in the longer term
added to the difficulties facing the CLT. There appears to have been tensions
between the partners involved and the complexity of the funding and legal
models used increased this. Differing expectations and understandings of
local, city, regional and national stakeholders about the longer term
management of the CLT seem to have contributed to the tensions which
ultimately led to its failure. This suggests that the long term management of
CLTs is a key area for further consideration in the UK.

Can CLT deliver on exception sites in rural areas?

Although the West Broadway CLT operated in an urban environment, it still
can offer lessons with regards to some of the issues encountered by CLT
projects proposed on rural exception sites. The main issue facing such rural
projects seems to be how they can demonstrate that they meet the policy
requirements in terms of providing affordable housing ‘in perpetuity’.

The West Broadway CLT sought to establish a lease-to-own CLT and as such
on first impressions would seem not to be able to meet the perpetuity question
as the aim of the project was to enable people into home ownership.
However, because the premise of the CLT is to take the land value out of the
build costs, this would suggest that an argument could be made that all CLTs
will provide affordable housing in perpetuity as long as the captured land
value can never be purchased or bought out. For such provisions to work,
legal and possibly other mechanisms, may be needed and these could be
referred to in a section 106 agreement. However such a model would require
officers and politicians to understand these complex and detailed
mechanisms, or employ specialist advisors to assist them. Such expenses
may ultimately not be seen as representing good value for money, and
suggest the need for joint working and commissioning of expertise.
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Do CLTs run the risk of raising communities’ expectations and then not
delivering?

The West Broadway CLT involved a lot of work and was ultimately
unsuccessful. Despite this, lessons can still be learnt for the experience. It
would seem apparent that aspirations were raised, both in the community and
amongst partners and stakeholders as to how a CLT would work and what it
could deliver. The WBCLT required a lot of work in terms of professional
support and research, legal and financial modelling, advice to prospective
tenants/purchasers and partnership working.

A key lesson would be to take the reports and alternative models and try to
utilise them for CLTs elsewhere. However, it is also clear that there were a lot
of local factors, personalities and politics that affected the successes or
otherwise of West Broadway CLT. Any attempts to apply their lessons
elsewhere therefore need to be treated with some caution.

The question remains as to whether there is the professional and lay
expertise needed to deliver housing through CLT at both the initial stages,
and its longer term management and maintenance. If CLTs are to play a
significant role in affordable housing delivery then support needs to be given
in the initial and longer term phases of any project. However that fact remains
that CLTs are perhaps capable of meeting an intermediate housing need.
Lease-to-own models may be overly complex and focusing instead on the
opportunities of community ownership of assets may be a better use of scarce
financial and personnel resources. Alternatively, a national expertise in this
area needs to be developed and shared so lessons do not have to be
relearned every time.
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Summary and Recommendations

The findings of this study visit to Winnipeg and the subsequent analysis of the
related documentation and case study material would suggest the following
recommendation for improving/enabling CLTs

The need for a clear definition of CLTs in statute has now been
recognised. This now needs to be understood, used and incorporated
in planning and housing policies.

There is a need to clarify what kind of housing need CLTs are
addressing and how this may be different and supplementary to
traditional ‘social rented’ houses, or even intermediate housing
products.

If CLTs are to be supported, changes (or additions) will be needed to
national, regional and local planning and housing policies will be
required to reflect the housing needs being catered for.

Recognition of the tension/conflict between priority housing need, and
meeting local needs (in the way CLTs understand this) must be
recognised and ideally reconciled.

Further work is needed to consider whether Housing Associations, and
affordable housing other providers, could use the CLT idea of removing
land value from property prices to make shared ownership, and even
social rented housing, more affordable.

CLTs are a bottom-up solution and are unlikely to be successful if
imposed from the top-down.

Overall however it seems that the successes and difficulties that each CLT
has encountered are wide and varied. Although some common themes and
issues can be identified- funding, structure, governance and accountability
iIssues, the interface between the CLT model and the local context of the
individual projects seem to make each CLT unique.

The main conclusion of this research visit to Winnipeg is that the local and
provincial context is particularly important, in determining the successes or
failures of a CLT. These findings would support the Matthew Taylor report
conclusions that a clear definition of a CLT is needed and broad rules on how
they operate could greatly assist with the delivery of specific projects.
However, this must not be at the expense of the current flexibility around
structures that enable CLT to be responsive to local needs of their particular
area.

Politicians of all parties seem keen to further explore the opportunities that
Community Land Trusts can play in delivering affordable housing. For the
planning profession this looks likely to be a new area of expertise that could
be developed. Despite the gathering momentum and interest in CLTs it
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seems unlikely that they are the new panacea to solve the affordable housing
crisis. Indeed it could even be anticipated that a lot of time and energy could
be wasted on fruitless projects. There remains a danger that the seemingly
inherent conflict between the ‘priority needs’ of the housing authority, and the
planning authorities’ objective to provide mixed and balanced communities,
will continue to frustrate delivery of CLTs. Although CLTs may continue to run
into difficulties as they try to fit a policy framework not designed to
accommodate them. However, efforts to change the policy framework may in
fact serve only to inhibit the very bottom-up nature of a housing solution
tailored to local circumstances, in turn undermining what CLTs seek to deliver
in the first place.

The findings of this project suggest that the question therefore may not be
whether or not Community Land Trusts are the new panacea, but rather
whether CLTs and Co-operative Housing Solutions can offer an insight into
alternative housing mechanisms. The co-operative ownership models could
be used and/or developed, to ensure any housing that is built remains
available to its intended occupants and affordable to them in perpetuity. Itis
this community building element of the CLT/co-operative ideal that seems to
have the most to offer planners looking to create sustainable communities.
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