Perpetual Affordability: Opportunities and Challenges for Community Land Trusts in Los
Angeles was a one-year research project undertaken by the Southern California Institute of
Architecture (SCI-Arc) that explored, documented, and presented the current conditions of CLTs
emerging and operating in California, focusing on the growing work of CLTs in Los Angeles. The
research team focused on the work of eight CLTs, analyzed planning guidelines and planning
documents, reports from private and academic institutions, and neighborhood strategic plans and
maps created in the last years. Through interviews conducted with executive directors, staff and
community members, consultants, and lenders, resulting report identified how local CLTs approach
property acquisition and development, differences in their funding structures, and level of municipal

government involvement.
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1.

One of the vacant
homes that Cali-
fornia Department
of Transportation
bought in antici-
pation of a freeway
expansion that did
not take place. In
March 2020, a group
of activists occu-
pied buildings and
demanded a transfer
of ownership to El
Sereno Community
Land Trust.
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S Angeles is a research initiative that explores,

Home OwnerShlp documents, and presents the current conditions
of CLTs emerging and operating in California,
focusing on the growing work of CLTs in Los
Angeles. Eight CLTs were strategically chosen
as case studies to represent a cross-section
of the possibilities for establishing affordable
community-led organizations in Los Angeles.
The report draws heavily on existing publications
dedicated to CLTs and their missions. The
research team analyzed the CLTs' planning
guidelines and planning documents, reports
from private and academic institutions, and
neighborhood strategic plans and maps created o
in the last years. Through interviews conducted R oL ge
with executive directors, staff and community No.5 (December
members, consultants and lenders, this report 2011): 241-248.
identifies how local CLTs approach property Oksana Mironova,
acquisition and development, differences in gg‘;‘c’é‘;‘l‘;‘l’fn‘;;“d
their funding structures, and level of municipal Land Trusts
government involvement. The research team Maintain Housing
has visited most of the described projects to ARGH: “The property
take photographs of the buildings and their Issue: Politics of
surroundings to supplement this material. f’;(f‘zcg)‘f“;gggfa

Upon reflection and research completed in this

project, it has become clear that the "classic

model" provides a starting point for CLTs that

alter it according to community needs, available

funding structures and prospective partnerships.

This report documents and synthesizes

several trends for acquiring property, enacting

stewardship, and expanding operations in

practice. Rather than opposing or isolating, this

report examines prohibitive constraints that all

CLTs face and demonstrates the spectrum of

creative solutions.

diysisumQ swoy 3unjuIylay 104 sdewipeoy




With this report, Southern California Institute of
Architecture (SCI-Arc) aims to make visible a
tendency in community-led development that is
already evident within a community of affordable
housing providers and developers and spread
the word to a broader public audience. According
to the California Housing Partnership, Los
Angeles County has a shortfall of 509,404 homes
affordable to the lowest-income renters. CLTs
do not purport to be able to solve the affordable
housing crisis in Los Angeles or California, but
they do offer a successful example of how to
reshape ownership to remove land from the
market. While working on this report, SCI-Arc
was given an opportunity to expand the initiative
and become directly involved with a local CLT
to explore architecture's role in promoting the
donation of underutilized city-owned land to
CLTs. In partnership with T.R.U.S.T. South LA,
Surplus Land Project was initiated as a sub-
project to connect SCI-Arc students and faculty
with  T.R.U.S.T. staff, board members, and
community members to develop strategies for
designing affordable housing and community
resources on designated vacant and underused
city-owned properties. This collaboration
exposed architecture students to the multiplicity
of local knowledges of T.R.U.S.T. South LA and
community members and helped the CLT to
supplement the fact-based assessment of the
development potential of the sites with visions of
alternative futures.

2.

Three groups
govern Community
Land Trust with an
equal number of
seats: leaseholder
representatives,
community
members, and
stakeholders that
can include public
officials, local
funders, non-profit
representatives.

CLT retains

land ownership
forever and sells

off buildings on

this land to other
parties: individual
households, limited-
equity housing
cooperatives, and
small businesses.
Parcels of land below
the buildings are
leased to owners of
homes or businesses
for 99 years.
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Selected Case Studies
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T.R.U.S.T South LA

up to this deadline, a billionaire developer Jeff
Greene bought the complex and was driving out the
residents by poorly maintaining the facilities. Newly
vacant units could have been converted to market-
rate and rented to the nearby University of Southern
California students. The residents led a campaign to
force the developer to sell the 2.3-acre property to
T.R.U.S.T. South LA and Abode Communities. After
a successful property acquisition, it became clear
that the existing structure needed to be torn down
and replaced by a new building. In 2013, with input
from the residents, the two organizations started
to design a new building with residential units,
commercial property, and a community center. The
former residents were guaranteed a unit at the
new building if they wanted it. The new building
was finished in 2019. It has 138 affordable units,
a St. John's Family Center Medical Clinic, space
for a market, community garden, playground and a
community area. Itis located next to Exposition Park
with numerous recreational institutions, including
the California Science Center, California African
American Museum, Natural History Museum, and
Rose Garden.

Due to the proximity to the Metro Expo Line, the
project was able to take advantage of the Transit
Oriented Communities ordinance that allowed to
build more residential units and fewer parking spots.
The units are priced to accommodate residents
making between 30% - 60% of the Area Median
Income. A new building almost tripled the number
of units from 48 to 138. Rolland Curtis Gardens is
a significant achievement for T.R.U.S.T. South LA
and it was possible because of the partnership of
Abode Communities, who manages the property
and collects the rent for the residential units,
while T.R.U.S.T. South LA collects rents from the

Collection: Se-
lections from the
Collections of the
Oakland History
Room and the Maps
Division of the Oak-
land Public Library
Owning Institution:
Oakland Public
Library, Oakland His-
tory Room and Maps
Division

Source: Calisphere,
accessed 11/20/21,
https://calisphere.
org /item/ark: /13030
/kt6199r1g9/

For more detailed
information, see:

“A Community of
Casitas: Fighting
Displacement in
Pacoima with ADUs
and CLTs” (student
project, Master in
Urban and Regional
Planning, University
of California Los
Angeles, June 10,
2019).

Ben Poston and
Doug Smith, “Told to
VACATE, Low-In-
come Tenants of
Complex near USC
Feel Betrayed by
Nonprofits.” Los An-
geles Times, October
22, 2016. https://
www.latimes.com/
local/lanow/la-me-
In-south-la-housing-
project-20161022-
snap-story.html.

Michael S. LoStocco,
“How Have Com-
munity Land Trusts
Used Low-Income
Housing Tax Credit?
Case Studies from
Athens, GA and Park
City, UT.” Universi-
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commercial properties. Typically, CLTs face multiple
obstacles when trying to develop new projects
without a well-established funding structure.
Rolland Curtis Gardens used funding from Low-
Income Housing Tax Credits, Affordable Housing
Sustainable Communities Program funding, and
an Infill Infrastructure Grant, along with several
loans from the state, city, and private resources. It
is often challenging to obtain Low-Income Housing
Tax Credits for buildings with less than 50 units,
so working on a larger scale becomes necessary.
The expertise of Abode Communities enabled
T.R.U.S.T. South LA to make a significant impact in
creating affordable housing in the community.

One of the challenges of using Low-Income Housing
Tax Credits in developing a CLT property is that the
program requires a lottery system for choosing the
residents. In line with this, Rolland Curtis Gardens was
required to accept all resident applicants that entered
the lottery and may not be part of the neighborhood,
community, or even city. While the original Rolland
Curtis Gardens residents were guaranteed a right to
return, many more people were displaced in the years
during construction. The shrinking supply of low-cost
rental units continued to fuel the rental affordability
crisis. T.R.U.S.T. South LA held community meetings
and organized outreach activities to ensure that
as many residents as possible were aware of the
application process and lottery. Another challenge
with this development was the relocation of residents
of the former building. While the tenant-led campaign
was a significant factor in acquiring the property for
T.R.U.S.T. South LA and Abode Communities, all the
residents had to relocate. Nancy Halpern Ibrahim,
Vice-Chair of the Board of Directors and Executive
Director of Esperanza Community Housing, described
utilizing other affordable housing organizations in the
area to facilitate the transition. Many residents were
able to move into Esperanza Community Housing.
Residents were given a relocation fee, and around
half of the original residents returned to live in the new
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ty of New Orleans
Theses and Disserta-
tions, 2013.

“The New Rolland
Curtis Gardens Pre-
serves and Expands
Transit-Adjacent
Affordable Housing
in Los Angeles.”
HUD Office of Policy
Development and
Research, April

19, 2021. https://
www.huduser.gov/
portal/pdredge/
pdr-edge-inprac-
tice-041921.html.

5.

Slauson Ave. and a
community mural.
Part of the Slauson
avenue will be soon
converted into Rail-
to-Rail bike path
connecting Slauson
Station to the LA
River.
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development, while the rest preferred to stay in their
new location.

Many CLTs use strategies for acquiring properties
that either rely on rehabilitating existing units or new
development. T.R.U.S.T. South LA is unique in its
use of both approaches. The Community Mosaic
Project is a multifamily house in the South Los
Angeles neighborhood that was purchased before
a developer could acquire it and displace the long-
term residents. With four units, this project has a
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Slauson & Wall ‘

6.

Roland Curtis Gar-
dens and Commu-
nity Mosaic. The
USC Neighborhood
Homeownership
Program is dash out-
lined. The program
influences neighbor-
hood dynamics and
homeownership in
the community.



significantly smaller capacity, but this strategy can
effectively prevent displacement in the community
and erosion of low-cost housing stock.

Another project that highlights T.R.U.S.T. South LA's
future ambitions is Slauson & Wall, a prominent
former industrial property left abandoned in a part of
South LA that has a high need for affordable housing
and green space. The CLT's proposal included 4
acres of park and 3 acres of land designated for
housing with dual ownership with the Los Angeles
Recreation and Parks. The latter would own and
operate the park and T.R.U.S.T. South LA and
Abode Communities would own and manage the
affordable housing on the property. Over the years,
the project was delayed and ultimately T.R.U.S.T.
South LA's proposal was not chosen for the
redevelopment of the site. This process illustrates
the difficulty and importance of developing
proposals that exist in the volatile political climate
of Los Angeles competing with more experienced
affordable housing developers.

Recent urban scholarship focuses on the benefits that
CLTs provide for affordable housing development.
As the above suggests, the model for community
ownership of land can include other types of land
uses like parks, gardens, and agriculture. Through
the Slauson and Wall proposal, T.R.U.S.T. South
LA recognizes the need for community recreation
in addition to affordable housing. By including a
park as a large part of the development, the project
could have been beneficial for new residents and
the larger community. In addition, T.R.U.S.T. South

7.

The future location
of Rolland Curtis
Gardens is just to the
left of the Coliseum
in the image. "Aerial
view of the Los
Angeles Memorial
Coliseum looking
north from Olympic
Park between
Vermont Avenue
and Hoover Street,
February 12, 1932"
Collection:
California Historical
Society Collection,
1860-1960

Source: California
Historical Society
Source: Calisphere
Date of access:
11/20/2021,
https://calisphere.
org/item/
9caf40c3791
€59452688
1f37bb014a5b/

LA has been exploring an Accessory Dwelling Units
(ADU) strategy. By building small, detached units
in the backyards or parking areas of multifamily
apartment buildings, the CLT can utilize other
properties' spatial and legislative potential to
provide more affordable units in the area. This
program is still in the development process and can
help the CLT further redefine the shifting contours
of low-income housing production.

Giventhe widespread shortage of affordable housing
throughout Los Angeles, T.R.U.S.T. South LA's
community is experiencing additional displacement
pressures due to its proximity to the University of
Southern California. For instance, the Neighborhood
Ownership Program at USC is designed to give its
employees monthly subsidies for owning homes
in targeted areas near the school. This program
is designed to incentivize a workforce to remain
local, but it could also be viewed as a contributor
to changing the neighbourhood's demographics
and raising the cost of living. Programs like USC's
Community Benefits Agreement can not fully offset
the rising cost of housing in the area and an influx
of university-employed homeowners earning more
than the area AMI. Having said that, since USC
is such a prominent and public-facing actor in the
community, there has been a series of negotiations
with community leaders. They led to the university
agreeing to dedicate funds for affordable housing,
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8.

Rolland Curtis
Gardens with its 138
units is the largest
CLT project in Los
Angeles. View from
the Expo line station.
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Surplus land is an increasingly important strategy that CLTs have
pursued to acquire land in expensive housing markets. Surplus
land is unused or underused city-owned land that could be
utilized more effectively, particularly in cities facing shortages of
affordable housing. In January 2020, California passed Assembly
Bill 1486, which expands the Surplus Land Act and requires local
governments to identify surplus land and transfer ownership to
affordable housing providers. There is a growing consensus that
utilizing surplus land in the high-value real-estate market in urban
areas of California can have a far-reaching effect on the affordable
housing market. Numerous nonprofits and for-profit developers
are interested in surplus land resources which creates a highly
competitive environment. Unlike other organizations, CLTs often
do not have a long-established history of developing properties that
can prevent their access to these resources.

One solution for lack of track record in development can be partnering
with a more experienced nonprofit affordable housing developer.
T.R.U.S.T. South LA is exploring this strategy in conjunction with
other methods for acquiring land. The Rolland Curtis Gardens

SURPLUS LAND

development, while it was not built on surplus land, is a compelling
example of how a CLT and an affordable housing developer came
together to purchase a housing complex and redevelop it with the
help of Abode Communities. This type of partnership could be an
effective tool for newly established CLTs that wish to acquire and
build on underutilized publicly-owned sites.

The strategy to develop affordable housing on surplus land is another
form of how municipal governments can contribute to constructing
affordable housing in cities through indirect investments. There has
been a recent motion to designate funding for CLTs in Los Angeles
County to acquire existing properties. Still, this direct funding is
encased in established structures of the housing market with high
development costs. One is tempted to suggest that by designating
surplus land to established and emerging CLTs, local agencies can
help give a new meaning to these plots as communal spaces that
transcend the dichotomy between public and private property.
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hire 30% local workers, rebuild a local fire station,
and create a legal clinic through the Gould School
of Law to assist residents with tenant-landlord
disputes. T.R.U.S.T. South LA received $5.6 million
from this Community Benefits Agreement for
purchasing and rehabilitating properties to prevent
evictions.

While it is easier to hold USC accountable for its
action, profit-driven developers have no restrictions
when it comes to building new student housing
that has a significant impact on the community.
For instance, private developer Champion Real
Estate Company recently constructed Victory on
30th, a luxury 24 unit development on Vermont
Avenue and 30th Street. This project and similar
ones are a stark contrast to the existing economic
infrastructure in the neighborhood. Diana Jimenez,
the CLT's Project Manager, explains,

"We are definitely utilizing a lot of different sources of
funding to compete in this speculative market with
investors who often have cash on hand, can submit
higher deposits, and have shorter due diligence
periods than us. We're finding a lot of challenges in
being as competitive as other buyers."

While T.R.U.S.T. South LA has only two projects its
ongoing efforts and holistic approach to revitalizing
its community provide a unique and forward-thinking
strategy. lts flexibility and focus on preservation
and ground-up development are necessary for
exercising broader community control over local
development. While funding remains a significant
impediment to producing good apartment buildings,
T.R.U.S.T. South LA is looking towards the future.
The CLT hopes to utilize the vacant city-owned
property to bring green space, commercial space,
and affordable housing to parts of the community that
need better resources. By taking the opportunity to
approach affordable housing in a multitude of ways,
T.R.U.S.T. South LA is developing new strategies

Rolland Curtis
Gardens, a T.R.U.S.T.
South LA property
located near USC.

10.

Vacant lot as Slauson
and Wall is a coveted
development site

in the area that was
pursued by T.R.U.S.T.
South LA and other
non-profit and for-
profit developers.
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Beverly Vermont
Community Land Trust

BVCLT is currently one of the largest CLTs in Los
Angeles and is in the process of expanding. In
November 2020, the LA County passed a motion that
designated funds to five CLTs for purchasing new
properties. BVCLT is working with tenants facing
eviction to assist in buying the buildings, creating
co-ops, and retaining the land in CLT ownership
to preclude the accumulation of wealth through
rising resale values. Recently, the CLT utilized this
funding for acquiring a multifamily building in which
the tenants were about to be evicted. The tenants
organized and worked with BVCLT to form the
Sefioras for Housing at Kenmore Cooperative. This
is an example of how CLTs can provide necessary
organizational forms and resources to prevent the
eviction of long-term community members. While
the above case is a success story, the management
of rental properties can be an enormous burden for
CLTs, which often have small or volunteer-based
staff. The need for acquired properties to become
self-sustaining owner-occupied and managed
housing is critical to the organization's future
growth. Audrey Younsook Jang, BVCLT Board of
Directors Treasurer, explains,

"Currently, we don't have the capacity to expand
our rental properties. We only want to acquire
properties that have already organized tenants who
are able to commit the time to build their limited
equity cooperative."

Urban Soil / Tierra Urbana Co-op is a Limited
Equity Housing Co-op founded in 2010 by the Los
Angeles Eco-Village members. Within BVCLT, the
Urban Soil/Tierra Urbana Co-op owns two of the
buildings and has around 40 members. There are
both owning members and renting members, with
owning members paying a share and the monthly
dues. There are six committees within the co-
op with a range of responsibilities that include
coordinating the membership process, overseeing

For more detailed
information, see:

Anitra Nelson, Small
is Necessary: Shared
Living on a Shared
Planet (London:
Pluto Press, 2018).

"Bylaws.” Beverly-
Vermont Community
Land Trust online.
March 15, 2008.
http://www.bvclt.
org/bylaws.html.

"Ecological
Revolving Loan
Fund Info Sheet.” LA
Eco-Village online.
Updated May 2021.
http://laecovillage.
org/crsp/ecological-
revolving-loan-
fund/.

Mark Roseland,
“Linking Affordable
Housing and
Environmental
Protection: The
Community

Land Trust as a
Sustainable Urban
Development
Institution.”
Canadian Journal
of Urban Research,
December 1992,
Vol.1, No. 2,
December 1992,
pp-162-180.
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the administrative and maintenance process, and
public outreach: the Bienvenidos Committee,
Management Committee, Conflict Resolution
Team, Facilitation Committee, and the Gardening
Group. A Racial Justice Committee was founded in
2020. Los Angeles Eco-Village Institute (LAEVI) is
the organization that established the Los Angeles
Ecovillage (LAEV) and Beverly Vermont Community
Land Trust. While LAEVI was started in the 1980s,
LAEV was founded in 1993 by purchasing the
Bimini and White House Place properties. In 2012,
LAEVI transferred ownership to Urban Soil/Tierra
Urbana Co-op, which donated the land to BVCLT.
This transfer ensured that the land would remain
perpetually affordable under the management of
the CLT. BVCLT then gave a 99-year lease to Urban
Soil/Tierra Urbana Co-op.
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1.

Properties belonging
to Beverly Ver-

mont Community
Land Trust: Songs
Autoshop, Bimini
Aparmnets, commu-
nity garden, fourplex
property and Senoras
for Housing at Ken-
more Cooperative.

LAEVI deployed an wunusual mechanism for
founding the CLT. As a nonprofit, the organization
was able to purchase the properties in the wake of
the 1992 Los Angeles Uprising and the destruction
it caused in the area. The housing market in Los
Angeles has significantly changed since the early
1990s, and it would be not easy to replicate this
exact model today with consistently increasing
housing costs. This change in the housing market
created an obstacle for transferring the properties
from the ownership of LAEVI to Urban Soil/Tierra
Urbana Co-op. Since the market-rate property
value had significantly increased between 1992
and 2012, the assessed value required a very high
property tax to be paid for the transfer. This was not
a factor that the organizing groups had anticipated:
they saw it as a transfer rather than a sale. Like
most housing market regulations, property tax laws
do not foresee the usage of alternative models like
CLT.

Another prohibitive constraint for CLTs is acquiring
funding to purchase properties. Since the units
are sold or rented for below-market rates, it is
difficult for small organizations to receive loans
from traditional lending institutions. LAEVI has
deployed an exciting method for self-reliant funding
known as an Ecological Revolving Loan Fund.
In this community loan fund, individuals can loan
money to the organization with a fixed interest
rate. The money invested is used to acquire new
properties and rehabilitate them to expand the
mission and operations of the organization. This
provides the opportunity for people to contribute to
the community while retaining interest on the loan.
Over the past 30 years, this Revolving Loan Fund
has borrowed and returned close to $2 millions. The
lenders know what their lent money is going towards
and participate in a mission-driven organization.
For LAEVI, this method reduces reliance on
outside organizations for funding. One difference

22
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One of the main challenges for Community Land Trusts is locating
steady and reliable funding sources. Many times, funding streams
are external to the organization itself. This would include public
and private donations, grants, and other types of fundraising. Los
Angeles Eco-Village and Beverly-Vermont Community Land Trust
have implemented a compelling funding strategy that has proven
secure and reliable while remaining within the organization. The
Ecological Revolving Loan Fund is a community loan fund used
to acquire and ecologically rehabilitate properties in the targeted
operating area of BVCLT.

By using this strategy, the LA Eco-Village and BVCLT have effectively
made a small bank in which lenders can hold their money with
interest and will be repaid in set terms. This becomes a mutually
beneficial relationship because it provides a renewable funding
source for new acquisitions, and lenders know that their money is
going towards a mission-driven community organization. This fund
has existed for over 30 years and has paid back around two million
dollars over that time. The loans are repaid from mortgages on
properties that LA Eco-Village and BVCLT own.

REVOLVING LOAN FUND

Lenders can give between $1,000 and up to $100,000 to the fund
with an interest rate of 1.5% paid quarterly or annually. The current
focus of this funding is the recently acquired former auto shop on
the corner of W. First Street and Bimini Place, directly adjacent to
the residential apartment properties. This property provides an
exciting development with a community center and commercial
space for a small green co-op business. Currently, the rehabilitation
process requires attention and effort to contend with existing issues,
including decontamination of the land. The Ecological Revolving
Loan Fund provides the necessary funding to ensure that the
rehabilitation is sustainable and effective in expanding the mission
of the CLT.

As a funding strategy, the Revolving Loan Fund gives community
members the ability to assist CLTs in their mission to acquire
property to hold on behalf of the community needs. It can be a
reliable method of funding the acquisition and rehabilitation of new
projects blurring the lines between a social movement and local
governance for CLTs.
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is that money loaned to LAEVI is not insured as it
would be in a traditional bank. While this has not
been an issue until now, it could pose challenges
in the future. An essential strategy for expansion is
the partnerships that BVCLT has developed with
Community Investment Funds and Community
Development Corporations like Genesis LA and
Brilliant Corners. BVCLT can develop and finance
new projects with mission-driven organizations with
a shared focus through these relationships. It can
be challenging for affordable housing organizations
to receive loans from traditional banks because
of the reduced rents and ownership costs. These
partnerships are an essential part of the growth and
development of BVCLT as an affordable housing
provider in their neighborhood.

The BVCLT Board comprises residents, community
members, and experts focused on affordable
housing and community development issues
following the classic CLT board model. One clear
difference is that LAEVI has its board members
separate from the operation of BVCLT. Still, these
two entities work closely together to achieve their
shared missions. To apply to become a member of
BVCLT, applicants must complete a statement of
interest and qualify by earning between 40% and
80% of the Area Median Income. Since there is a
high demand and a long waiting list for members,
the process can take a significant amount of time for
residents to be accepted and move in. It is rare for
units to become vacant in a climate of a significant
housing shortage. This can be a challenging
process for people facing eviction and needing
affordable housing on relatively short notice. To
ensure equal access to the application process of
the local communities, BVCLT recently translated
the application form into Spanish and Korean.

Across its entire portfolio, BVCLT is integrating

sustainable practices of construction, restoration,
funding structures. For example, residents that do
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not own a car receive a rent reduction. However,
establishing new forms of practice and production
can be extremely challenging. The recently
acquired commercial property, a former facility for
automotive services, sits on highly contaminated
land. LAEVI and BVCLT are looking for alternative
decontamination technologies that don't negatively
impact the environment and transfer the contaminate
to a different location.

The Beverly Vermont area is undergoing some
significant changes with new developments of
market-rate and affordable housing. Due to the
Vermont/Beverly Metro Station, developers can take
advantage of the Transit-Oriented Communities
program, which provides incentives to create
affordable housing units within the developments.
One new project by Hankey Investment Company
and Jamison Services is in the process of
construction. It will create 490 residential units with
49 apartments priced for people earning 30 percent
or less than the AMI. Another development by 4D
Development & Investment will create 60 market-
rate units and seven extremely low-income units.
In addition to the for-profit development, many
affordable housing units are coming to the area. The
David T.C. Ho Family Building project has 65 studio,
one-bedroom, and two-bedroom apartments,
reserved for formerly homeless persons. This
development is partially funded through Measure
HHH, which designated $1.2 billion in general
obligation bonds to develop housing for people
experiencing homelessness.

Additionally, the upcoming development of
Enlightenment Plaza will provide 454 affordable
residential units priced for low, very low, and
extremely low-income households. With an
increase in new for-profit developments, the area
will likely experience some forms of displacement.
The price of existing units near these developments
is currently around $2,000 for a one-bedroom
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12.

Front entrance to
the Fourplex, a
Beverly Vermont CLT
property.

apartment. These rents are likely to increase with
a wave of new construction. Affordable housing
units in new developments might be contributing
to the current housing stock, but their covenants
have an expiration date, unlike the units located
on the CLT-owned land that will remain affordable
in perpetuity due to the transparent governing and
funding structure.

13.

Communal garden of
the Bimini Apart-
ments, property of
Beverly Vermont CLT.

14.
Front entrance of
Bimini Apartments.
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Irvine Community Land

Trust

Alegre is a 104-unit complex with one to four-
bedroom units in Cypress Village affordable for
households earning between 30% and 50% of
the Orange County AMI. The site offers a pool,
barbecue areas, children's playground, and a large
two-story clubhouse with offices, computer lab,
kitchen, media room, game room and fitness center.

Doria is a 134-unit development in Irvine's
Stonegate Village with one, two, and three-bedroom
apartments to accommodate residents earning
between 30% and 60% of the AMI. The building
has three stories centered around a courtyard
with Spanish Colonial-inspired architecture, similar
to the surrounding neighborhood. The site has a
large community center, playground, pool, spa,
community garden, and laundry facility.

Salerno is an 80-unit four-story apartment complex
in Cypress Village intended to serve veterans,
individuals with developmental disabilities, families
at risk of homelessness, and individuals earning
80% or less AMI. With average market-rate rents
ranging from $1,900 to $3,500 for one to two

bedrooms in Cypress Village, Salerno rents of the
same unit size will be priced from $587 to $1,321.

Most of the properties that Irvine CLT owns are
newly built developments. These have been

constructed with the surrounding communit
ind and with input from the H

One of the goals
of these developments is to blend in with the
neighborhood. Irvine CLT has calculated that
developing new housing projects is more cost-
effective than acquiring and rehabilitating homes.
This strategy allows the CLT to dramatically increase
the number of affordable units in a shorter amount of
time. Initially, Irvine CLT began purchasing existing
condos and renting them at an affordable rate, but

as decided that it was too costly to
There were nine condos initially owned

For more detailed
information, see:

Ben Brazil, “As
Home Prices

Soar in O.C.,
Irvine Commu-
nity Land Trust
Breaks Ground on
Affordable Home
Ownership Proj-
ect.” Los Angeles
Times, January

28, 2021. https://
www.latimes.com/
socal/daily-pilot/
entertainment/
story/2021-01-28/
as-home-prices-
soar-in-o-c-ir-
vine-community-
land-trust-breaks-
ground-on-afford-
able-home-owner-
ship-project#:~:-
text=TimesOC

“Case Study: Irvine
Community Land
Trust - Irvine, Cali-
fornia.” Adaptation
Clearinghouse. Ac-
cessed September
13,2021. https://
www.adaptation-
clearinghouse.
org/resources/
case-study-ir-
vine-communi-
ty-land-trust-ir-
vine-california.
html.

Michael Brown and
Rick Jacobus, “City
Hall Steps In.”
Shelterforce, June
4,2017. https://
shelterforce.
0rg/2007/04/23/
city_hall_steps_in/.

Stephen R. Miller,
“Community
Land Trusts: Why
Now Is the Time
to Integrate This
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by the CLT, and it still owns and rents them.

Irvine CLT is somewhat unique in that it utilizes
renting and purchasing models of housing. The
ownership model fits the classic CLT structure
where residents er rent or purchase their
homes and are gi a 99-year lease on the land.

qualify, applicants must be earning within an

ressed range of the AMI. While there is a lottery
system for applicants, priority is given to people that
have either been living or working in Orange County
for a minimum of one year. In addition to these
requirements, the resale formula, the original sale
price plus the percentage increase of AMI over time
in the unit, is designed to give the resident equity
while keeping the home affordable.

The City of Irvine has played a prominent role in this
development, providing an initial start-up grant of
$250,000 in addition to continued funding, staffing,
and expertise. This relationship is reflected in the
board's makeup, where the mayor served as the
CLT Board's first chair, and all of the board members
were appointed by the city. Since becoming an
independent non-profit, the city now elects city
nominees to serve on the seven-member board with
two-year terms and one-year terms for city officials.
When the CLT reaches 500 units, it plans to expand
to nine members with three resident members.
Currently, there| no resident members involved
in the governan f the non-profit.

A significant milestone for Irvine CLT came
during the sale of the decommissioned EI Toro
Marine Corps Air Station, which the City of Irvine
annexed. At the time of the sale, a Military Base
Reuse program in California designated that 20%
of the taxes generated from the sale were to go to
affordable housing, which was intended for Irvine
CLT. After this process had begun, the state of
California eliminated the redevelopment program,
and the City of Irvine filed a lawsuit against the
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Housing Activists’
Tool Into Local Gov-
ernment Affordable
Housing Policies.”
Zoning and Planning
Law Report 36, no. 9
(October 2013).

15.

The properties of
Irvine CLT are evenly
distributed through-
out the city and do
not stand apart from
other residential
projects.
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state because the contracts were already in place.
Faced with potentially losing the case, the state
of California settled for $292 million for the City of
Irvine and 10% of this settlement was designated
for Irvine CLT. This $29.2 million was generated
through taxes on the redevelopment site and
has been disbursed over several years, with $15
million allocated thus far. The rest is expected to
be distributed over the next four or five years. Once
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16.

Parc Derian is
located inside Irvine
Business Complex, a
mixed zoning area.

this money runs out, though, there will need to be
a shift in financial strategy. Irvine CLT has been
using this funding to develop housing and lease
the land to management companies. The goal for
the CLT is to entirely supplant their redevelopment
funding with their lease fees before the allocated
money runs out. Still, there will most likely need to

be new sources of financing to maintain operating
. ts.#

"This money is going to end in about four years, and
there is not a lot of lands left to develop in the city.
We're pretty close to being built out. The city needs
to ask itself, 'What is going to be its continuing
commitment to low-cost housing?' and if they do
have a commitment, 'How do they see the land trust
being involved in that?™

Even after Irvine CLT became an independent
non-profit, there remains a close connection to the
City of Irvine. In addition to this financial support,
the City of Irvine determined that the CLT would be
the first point of contact for developers in the city
and promote the perpetual affordability of units by
entering them into the CLT through inclusionary
zoning ordinances. This was formalized in
Irvine's housing plan, which outlines the city's
recommendations for developers to allocate land or
units to the CLT for permanent affordability. Since
2003, Irvine's Inclusionary Zoning Ordinance has
required new development of 50 units or more to
provide 15% of the units for affordable housing or
pay "in-lieu" fees. These fees would be allocated to
Irvine's Affordable Housing Trust Fund and utilized
for affordable housing development, including Irvine
CLT and are used exclusively to buy land because
there are no existing state programs to fund the
local acquisition.

Parc Derian is an example of the success of this
shift in Irvine's housing plan and Inclusionary

32
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The involvement of city and county governments in developing and
funding Community Land Trusts has proven to be a crucial element
for the model's success. This relationship varies significantly across
the operating CLTs and can take many different forms. One of
the clearest examples of city government involvement of a CLT is
Irvine CLT, which was founded by the City of Irvine and has since
branched off into its nonprofit organization. Although it is not
technically a part of the city government structure anymore, it
provides funding for the CLT. It works closely with developers to
comply with inclusionary zoning ordinances.

Additionally, the Board of Directors is made up of appointees from
the city, which is a divergence from the "classic" CLT model in which
a tripartition board is made up of one-third residents, one-third
community members, and one-third experts. Irvine CLT plans to
transition to a classic model when it reaches 700 units, though it
will still include two city-appointed members. Irvine CLT is the
only municipality that originated CLT in California, and it provides
a compelling model for how CLTs can provide affordable housing
on a large scale.

CITY INVOLVEMENT

The founding and funding of Irvine CLT by the City of Irvine has
proven to be an effective method of providing affordable housing
withinthe community. With a city-based funding structure, taxpayers
become directly involved with the CLT and can seek a level of input
and transparency closer to city budgets. Still, the relationship has
proved challenging at times. Additionally, a city-created CLT could
discourage creating other more activist-led CLTs in the area because
there might not be financial support from the city.

For example, many CLTs work to fight displacement by purchasing
houses and apartment buildings where renters are at risk of being
evicted. Buying existing properties is not part of the mission of
Irvine CLT, which instead focuses on developing properties on
previously vacant land or acquiring properties through inclusionary
zoning. The properties that Irvine CLT owns have a very high
occupancy rate, and the lotteries held for newly available units have
very long waitlists. While this approach can create a large amount of
affordable housing, one is left with a lingering question of whether
this approach is suitable for responding to the community's specific
needs.

33

Zoning Ordinance toward permanent affordability.
C&C Development worked with the City of Irvine to
construct an affordable housing project as part of the
Inclusionary Zoning Ordinance, and they donated
the land to Irvine CLT. Then Irvine CLT leased the
land back to C&C Development to own the building
and operate the housing for $1 a year for a 99-year
lease. While Irvine CLT owns the land, it receives
no revenue from this property but ensures that the
units remain affordable. This is the only property
that Irvine CLT owns developed in this way.

The other properties owned by Irvine CLT
included development partners who specialize in
affordable housing. Once the building is finished,
these developers, including Chelsea Investment
Corporation and AMCAL, lease the land from Irvine
CLT and manage the property. The lease fees are
designated to fund operating costs for the CLT, while
the rental fees fund utilities, including water, trash,
sewer costs. \WWhen a home is purchased, the
dent takes out the loan to finance the affordable
housing cost. Irvine CLT's supportive resources are
loans and funds from the Community Development
Block Grant and HOME funds from the U.S.
Department of Housing and Urban Development.

Another compelling element of Irvine CLT's
formation by the city is related to California tax law.
Non-profits do not have to pay property taxes on
properties in line with their mission, but this only
applies to property under $10 million in value. Once
a non-profit holds more than $10 million in property
value, the exemption goes away. This is a critical
hurdle for non-profit housing developers because of
the high cost of real estate in California. With rises
in the housing market, it takes fewer properties to
reach that $10 million limit. Notably, this limit does
not apply to CLTs that community governments
founded. The benefits for this aspect of the law make
it possible for Irvine CLT to own large properties and
expand without paying property taxes that would
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The four-story

Parc Derian was
developed on an
infill site by C&C
Development,
Irvine CLT and
Innovative Housing
Opportunities.
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detract resources from its mission.

While Irvine CLT can be considered a classic
CLT model in some ways, it has many unique
characteristics and operates ata scale incomparable
with other CLTs in Southern California. A large
amount of allocated funding from the redevelopment
settlement, in addition to the direct city involvement
with the housing plan guidelines, give Irvine CLT
the ability to grow at a rapid pace. Still, soon the
allocated funding will end, and there will need to be a
new funding strategy to supplement the lease fees.
It should also be noted that while the CLT's targeted
household AMI is low, there are few resources for
unhoused and most precarious populations in Irvine
and surrounding communities. In 2019, the City of
Irvine and four other cities in Orange County were
sued by a small group of unhoused people and
unhoused advocacy groups for lack of shelters and
for criminalizing unhoused populations through anti-
ping ordinances and other measures. (While
gerierally successful, municipally-sponsored CLTs
tend to forego a process of community organizing
and participatory planning that might lead to blind
spots in their operations.

18.

Doria, an Irvine CLT
property, walkway
to the apartments.
Doria brings 134
affordable housing
units to a master-
planned Stonegate
Village Community.

19.

Early view of Irvine
Ranch and its vast
undeveloped land.
"In the 1860s, James
Irvine and his
partners purchased
the ranch at an
average of.25 cents
an acre. Irvine Ranch
has been under
private ownership for
more than 100 years
and is considered
one of the largest
and most successful
master-planned
urban environments
in the U.S." Laursen/
Mitchell, Inc.,
“Irvine Ranch and
surrounding area.”
Tessa.lapl.org,
accessed 20/11/21,
http://tessa.lapl.org/
cdm/ref/collection/
photos/id/112455

20.

Doria, pedestrian
walkway and
personal garages
facing each other
along a driveway.
The majority of the
ground floor area of
Doria apartments is
dedicated to covered
parking spaces.
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Housing Land Trust of
Sonoma County

have been acquired through inclusionary zoning
ordinances as part of the housing element of
the general plan in the cities of Sonoma County.
Through political engagement, the Housing Trust
has been able to work with six out of the nine
cities in Sonoma County to enact inclusionary
zoning ordinances that designate 15% to 20%
of new developments to be affordable housing.
The ordinances deed all affordable properties to
their respective cities, which then transfer them
to HLTSC.

The HLTSC currently owns 115 properties, has
overseen 17 resales, and has 42 more properties
in planning stages and under construction. The
Housing Trust is one of the highest producing
CLTs in the country, according to Executive
Director Dev Goetschius. "You need to run a
housing trust like a business", she explained,
"We're not a grassroots organization." HLTSC
can circumvent many of the challenges that
arise when competing in the housing market
for properties by utilizing inclusionary zoning,
among other strategies and working directly
with local governments. This allows the Housing
Trust to focus on educating buyers and property
stewardship.

One example of an innovative strategy is
Jamie Lane, developed on an urban infill site
in Cotati. The land was purchased by the
Cotati Community Redevelopment Agency and
deemed for affordable housing, but the agency
dissolved, and the city gained ownership. When
another developer tried to build on the property,
it was unsuccessful due to the parcel's irregular
shape and small size. HLTSC acquired the land
through its relationship with the City of Cotati
and developed five prefabricated three-bedroom
houses with attached garages. Additionally,

For more detailed
information, see:

“An Affordable
Housing Trust for
the City of Sono-
ma?” Sonoma Sun,
September 9, 2016.
https://sonomasun.
com/2016/09/08/an-
affordable-housing-
trust-for-the-city-of-
sonoma/.

Emily Thaden and
John Davis, “Stew-
ardship Works.”
Shelterforce, Decem-
ber 24, 2010. https://
community-wealth.
org/sites/clone.
community-wealth.
org/files/downloads/
article-thaden-davis.
pdf.

Kevin Fixler, “Nearly
500 New Homes
Going up in Rohnert
Park's W Section.”
The North Bay
Business Journal,
September 3, 2019.
https://www.north-
baybusinessjournal.
comyarticle/article/
rohnert-parks-w-
section-to-see-con-
struction-of-for-sale-
rental-housing-ge/.
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HLTSC used a variety of strategies to fund the
different stages of development, including the City
of Cotati for Entitlements, Transient Occupancy
Tax for project funding, and California Housing
Finance Agency for site work. By operating within
these constraints of a challenging property and
utilizing a multifaceted funding strategy, HLTSC
developed new homes within market-facing
increased housing costs, disastrous annual
wildfires, and construction labor shortages.

The housing model that HLTSC utilizes is home
ownership-based. While the homes are being
sold at an affordable price with fixed equity,
which is unique to the CLT model, residents
must traditionally buy their homes with bank
loans and 30-year fixed mortgages. Additionally,
homebuyers do not need to make a down
payment, which is typically a significant obstacle
in the process. The Housing Trust assists buyers
in receiving financing and charges the developer
for their service. When homes are purchased,
they are initially bought from the developer,
though the Housing Trust owns the land. Since
many residents are first time home buyers,
HLTSC offers homebuyer education to ensure that
residents have all necessary information on this
process. One of the significant accomplishments
of CLTs is the remarkably low foreclosure rates
of homes compared to homes bought at market
rate. A 2009 study from the Lincoln Institute of
Land Policy shows that market-rate homes were
almost six times more likely to be foreclosed
than homes bought through CLTs. This was not
even taking into account that CLT homeowners
are low-income buyers, who have a much higher
foreclosure rate in the traditional market.

The success can be attributed to several factors,
including the pre-purchase educational courses,
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Housing Land Trust
of Sonoma County
properties. More
than 100 properties
of Housing Land
Trust of Sonoma
County are located in
different cities.
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Inclusionary Zoning has proven to be an effective method for
CLTs to acquire properties because it removes the cost burden of
purchasing properties from CLTs to municipalities designating them.
In an inclusionary zoning ordinance, developers are incentivized
to build affordable housing in exchange for building variances
like increased height limit, density, Floor Area Ratio (FAR), and
decreased number of parking spots. The affordability of the units
is based on households' income in relation to the AMI (area median
income). The outsourcing of developing affordable housing from
municipalities to private developers can be an effective strategy if
utilized by the CLT model for permanent affordability, though often,
the affordability ordinance has an expiration date in which the units
can be brought to the market-rate level. The expiration of covenants
can have a devastating effect on future communities.

Housing Land Trust of Sonoma County is a compelling example of a
CLT model utilizing Inclusionary Zoning to acquire new properties
and keep them affordable in perpetuity. While many CLTs are
faced with purchasing properties at market rate, HLTSC works with
several cities in Sonoma County as a part of their inclusionary

INCLUSIONARY ZONING

zoning ordinance. In this position, new developments in these cities
must donate units to the CLT that will be perpetually affordable.
In this approach, the CLT remains a separate nonprofit entity but
collaborates with governments to create affordable housing in an
expensive housing market.

Like Irvine CLT, which also uses inclusionary zoning, HLTSC
exclusively focuses on housing, while other activist-led CLTs
include community centers and local businesses in their mission.
Inclusionary zoning alone cannot address these more significant
needs for community affordability that extends beyond housing
alone. Additionally, transitional housing, in which residents are
formerly unhoused or housing insecure, is often a priority for CLTs
and may require onsite services that are challenging to provide
through inclusionary ordinances alone. There are many productive
uses for inclusionary zoning in the growth and development of
CLTs, and removing the need to purchase properties at market rate
is essential in expensive housing markets.

41

prevention of high-risk loans for homebuyers, and
continued support for residents after purchase.
This support is crucial because it can facilitate
the detection and prevention of delinquencies
and foreclosure filings. HLTSC owns the land on
which the homes are and retains the first right of
purchase in addition to being a party on residents’
mortgages with the ability to cure defaults in
payments. Through continuing involvement,
HLTSC has avoided foreclosures in almost all the
cases where it was a possibility.

While the core model of HLTSC is based on
a "classic CLT" structure, one of the most
significant differences is the board make-up. A
classic board model includes one-third residents,
one-third community members, and one-third
experts in the field. HLTSC deviates from this
model by not having any resident representation
on the board. The classic board make-up reflects
a larger mission for community ownership of
land, including housing. With this difference in

42

22.
A typical single
family Brody Ranch
home, in a focus area
of Housing Land
Trust of Sonoma
County.
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board structure, the residents will end up having
less representation on HLTSC decisions.

Considering the number of properties owned
and the continuing stewardship involved, it is
remarkable that the Housing Trust only has
one full-time employee, Executive Director Dev
Goetschius. In contrast to other CLT models,
HLTSC is not a membership organization. While
this model has proven to be an effective creator
of affordable housing, the role of the community
is less direct in this approach.

The key to the success of HLTSC is a strong
presence in inclusionary zoning ordinances.
Many cities have these ordinances as part
of their general plans, but most allow in-lieu
fees to be paid instead of providing affordable
housing. These fees are often less expensive
than fulfilling the affordable requirement. By
removing this option and requiring developers
to enter a percentage of the developed units
into the Housing Trust, these homes will remain
permanently affordable. It is also crucial for
HLTSC that the houses are scattered throughout
the development to integrate the affordable
homes with the market rate homes to ensure that
the properties are identical.

Eligibility for purchasing these properties is based
on household income in relation to AMI and is
directed towards community workers and their
families. Even factoring fixed equity on resale,

23, 24, 25, 26.
Brody Ranch and
Southgate single
family homes and

a neighborhood
recreational area.
The homes are
properties in a focus
area of Housing Land
Trust of Sonoma
County. The CLT
provides low-
income, moderate-
income and
workforce housing.

the Housing Trust is focused on wealth building
for residents. Since AMI determines the equity
and the sale, the home will remain affordable
for the next buyer, and the seller will be able to
receive more than they paid if the AMI increases
over their time of ownership.

HLTSC also works to preserve existing housing
stock in the communities it serves by purchasing
homes when they come up for sale and entering
them into the Housing Trust. This approach is
closer to other CLT's models, which often must
purchase land and existing units at market
rates. Another method that the Housing Trust is
exploring is developing 100 percent affordable
housing on unused lands in Sonoma County.
Due to the danger of fires, existing unused lands
in the urban fabric of cities could provide an
opportunity for developing many more units of
affordable housing in a safe environment.

The inclusionary zoning ordinances in which
HLTSC utilizes are crucial for the housing trust
to continue growing as one of the largest CLTs
in the country. In these ordinances, HLTSC
is named the beneficiary of the law and has
contracts with cities to ensure that the properties
are entered into their ownership. One question
that remains is the feasibility of other CLTs to
operate in these cities. It is unclear how another
CLT would operate in the region if it would
have to purchase homes at market rates. This
leaves the inevitable question of the possibility
for other CLTs to benefit from these inclusionary
zoning ordinances established with HLTSC. This
example clearly illustrates the importance of
forging strong relationships with municipalities
and maximizing the CLTs presence in regulatory
planning frameworks.
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Oakland Community Land

Trust

was in financial trouble due to the lack of tax
revenues and rising unemployment. When Oakland
received $8.25 million as part of the Neighborhood
Stabilization Program, it decided to invest it entirely
in acquiring and restoring foreclosed homes to sell
to low-income families. Previously, the city would
typically split this type of funding with affordable
renting programs. OakCLT secured these funds
and purchased 17 houses to preserve and sell
at an affordable rate. Initially, the CLT planned to
acquire many more homes but ran into numerous
challenges when operating inside capitalist land,
credit, and housing markets.

In the last years, OakCLT received much attention
from legacy media due to an acquisition of a
previously vacant West Oakland house occupied in
the act of civil disobedience by a group of housing
insecure local mothers. So-called Mom's House
was owned by the infamous Southern California
real estate developer Wedgewood LLC. Moms 4
Housing organized to get the property sold to the
OakCLT. The City of Oakland became involved in
the negotiations, and eventually, Wedgewood LLC
agreed to sell the house. The process was full of
conflicts, including a violent eviction by the Alameda
County Sheriff Department. Mom's House added
visibility to the work of OakCLT, whose projects are
mostly resident-led. Tenants facing eviction often
contact the organization asking for help in navigating
the nuanced housing market. Despite mounting
evidence of the model's success, the concept of the
CLT is not widely known. In this instance, extensive
media coverage provided much-needed venues for
the circulation of ideas beyond various housing and
policy forums.

One of the essential aspects of OakCLT's mission is
putting allits properties on a path towards ownership.
When acquiring new properties, the organization
evaluates its possibility to be self-sufficient in the
near future. While some properties can use a rental

For more detailed
information, see:

“Case Study: Oak-
land Community
Land Trust - Oak-
land, California.”
Adaptation Clear-
inghouse, July 26,
2020. https://www.
adaptationclearing-
house.org/resources/
case-study-oak-
land-communi-
ty-land-trust-oak-
land-california.html.

Matt Charnock,
“Property Occupied
by Moms 4 Hous-
ing Activists Has
Been Sold - and Will
Become Sanctuary
for the Homeless.”
SFist, October 10,
2020. https://sfist.
com/2020/10/10/
property-occupied-
by-moms-4-hous-
ing-activists-has-
been-sold-and-will-
become-sanctuary-
for-the-homeless/.
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One of the crucial benefits of Community Land Trusts
is a remarkably low rate of foreclosures and serious
delinquencies. Foreclosures can have a devastating
impact on the community: the households losing their
homes, neighborhoods having vacant houses, and
municipal governments losing tax revenues. Foreclosures
disproportionately impact low-income households than
middle and high-income households. This is significant
because many CLTs are designed to provide affordable
ownership that is based on residents' income levels. In this
process, the CLT owns the land on which the home stands and
the structure is bought at an affordable price below market
value, and the land is leased for 99 years to the homebuyer.
The buyer must take out a loan at an affordable price in
the same way that market-rate home buyers must take out
a loan. In this model, the CLT becomes an intermediary
between the home buyer and the bank in which the loan is
given. Additionally, many CLTs offer educational classes and
resources to first-time homebuyers to ensure they are not
entering into a predatory lending situation.

FORECLOSED HOMES

The2008and 2009 subprimemortgage criseshadadevastating
effect on many low-income neighborhoods in California and
across the country. Many houses were foreclosed, turning
into abandoned properties scattered throughout cities.
Oakland was hit particularly hard by this crisis, and when
the Neighborhood Stabilization Program (NSP) dedicated
funds to the city, a portion was dedicated to OakCLT for
purchasing foreclosed homes. The NSP was created as part
of the Housing and Economic Recovery Act of 2008 by the US
Department of Housing and Urban Development (HUD) to
purchase foreclosed or abandoned homes, rehabilitating and
reselling them. The City of Oakland decided to dedicate this
funding to the CLT to provide permanent affordability. The
CLT successfully acquired 17 properties, but it also found
challenging the conditions of the market and terms of the
program. While acquiring foreclosed homes might seem like
a compelling strategy for CLTs, there are numerous housing
market challenges. For example, many developers were
buying foreclosed homes all over the city, and the CLT.
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model, the ultimate goal is to transition them into
an ownership model. The CLT provides many
educational resources that are specific to the
individual needs of the ownership model. In single-
family homes, often educational training is required
to receive a mortgage from lenders, or the city can
require it if public money is used on a project.

Additionally, the CLT model may not be familiar to
homebuyers, so it is crucial to describe the concept
and arrangement in the process accurately. When
the CLT is working with a tenant-based property,
it builds their capacity to become owners. It
offers training in the financing, operation budgets,
democratic decision-making structures, and conflict
resolution.

Unlike most profit-oriented developers, CLTs
aim to understand their community and acquire
properties that fit their immediate needs and long-
term aspirations. The area OakCLT operates in has
88% of buildings with 25 or fewer units. This gets
reflected in the OakCLTs current and prospective
portfolio. Since single-family homes are exempt
from rent control in California, they often become
subject to high rent increases and are seen as a
profit-generating real-estate investment. Oakland's
single-family homes occupied by long-term tenants
are no exception to displacement pressures.
OakCLT recognizes these pressures and focuses on
preventing displacement of tenants and preserving
affordable housing stock in the city. However, the
CLT is also working on a program to develop new
single-family homes. OakCLT's Executive Director
Steve King notes,

i X
— o
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Oakland Community
Land Trust
properties. There
are 40 properties
including single
family residential,
scattered site single
family homes, Co-
Ops, a communal
garden and
transitional housing
for women.
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Street view of Hasta
Muerte Coffee,
business owned and
operated by OakCLT.
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"Our approach to preservation is not one of 'Let's
not do new construction,’ but is one of responding
to community needs and developing a strategy that
can be attentive to those needs and productive
in creating ownership for folks in situations that
otherwise wouldn't have been available to them."

Inthisnew project, OakCLTis partneringwith Oakland
Planning and Development Corporation, a local
nonprofit community development organization, to
build four two-story attached and detached houses.
The Frazier Street North Residences, located in the
South Oakland Neighborhood of Pittsburgh, are
based on a modular structure and are designed
to be energy efficient. The building sites were
acquired through a stipulation in California State
Law that states that the county can foreclose the
properties when property taxes are not paid for five
years. Nonprofits can intervene in the process and
remove the properties from the auction and place
a noncompetitive bid. This project was funded in
part by FHLBank, which granted $750,000 through
its Affordable Housing Program. Two of the homes
will be designated by the CLT for households
recovering from abuse or addiction, and one will be
for a household facing homelessness.

Another partner OakCLT works with is the
Youth Employment Partnership (YEP), a local
organization that provides youth employment
training and opportunities. This relationship has
proven to be mutually beneficial. OakCLT gets
access to a workforce for restoring acquired
properties, and YEP receives employment training
on-site. This program has been able to help the CLT
provide more affordable housing and makes the
homes a community effort. A training house in YEP
ownership will enter OakCLT shortly and will house
another low-income family in need.

As described above, the strategy OakCLT uses
to acquire properties has been flexible to the
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community's needs and the nature of the property.
In this process, OakCLT has learned to cobble
together a multitude of subsidies and grants
patiently. In addition to previously mentioned
Neighborhood Stabilization Funds used to purchase
the first group of single-family homes, OakCLT has
utilized city grants, loans and bonds, philanthropic
support, and crowdfunding. While the CLT has
received numerous operating and program-related
grants from foundations, the next challenge it faces
is gaining access to capital investment resources.
One of the obstacles CLTs face when developing
buildings with 25 units or less is the difficulty of
receiving loans.

Mainstream policy discussions rarely acknowledge
that low-income residents in California occupy
a significant number of single-family homes.
OakCLT is a bright example of an organization
that aims to create a more nuanced definition of
affordability. It questions the long-held assumptions
about low-income housing by safeguarding
single-family homes from conversion to market-
rate non-regulated rentals. Next to this, OakCLT
has acquired a co-op coffee shop, live-work artist
studios, and a mixed-use building with residential
units, commercial units, and a community garden.
This multi-faceted approach places a focus on the
CLT's role in community development through the
preservation of existing resources. It ensures that
residents maintain a direct connection both to their
homes' governance and the planning of future
expansions.

29.

Single family home,
one of OakCLT
properties.
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History
neighborhood
development in
OakCLT area of
interest. "Newly
constructed homes
in the Maxwell
Park subdivision in

Oakland, California.",

circa 1922
Collection: Oakland
Districts Collection I
(OHRO008)

Source: Oakland
Public Library,
Oakland History
Center

Source: Calisphere,
accessed 11/20/2021,
https://calisphere.
org/item/
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Los Angeles CLT Coalition

distributed these funds through the Community
Development Financial Institution, Genesis LA, to
acquire and rehabilitate properties.

Additionally, the coalition has promoted the
Tenant Opportunity to Purchase Act (TOPA),
which would give renters the ability to purchase
their properties if the owner chooses to sell.
Recently, the Los Angeles County Board of
Supervisors has approved a motion directing
county agencies to develop recommendations
for TOPA, which is a success for the coalition.
In many cases, CLTs have saved tenants from
eviction and permanently maintained affordability
by helping tenants purchase their homes and
enter them into the CLT model.

According to Sandra McNeil, an advisor to the LA
CLT Coalition, “Affordable housing developers do
not have expertise in preservation, particularly
preservation of small buildings because they don’t
get funded to do the work. Small and medium
multifamily buildings are an excellent fit for
community land trusts because they are focused
on stewarding land and wherever possible,
bringing tenants into control and ownership.”

Endowment,
December 2020.
https://trustsouthla.
org/wp-content/
uploads/2021/02/
Increasing-
Community-Power-
Thru-CLTs-REPORT-
TCE-BHC-Dec2020.
pdf.

Zoie Matthew, “How
Community Land
Trusts Could Make
La More Affordable.”
LAist, February
3,2021. https://
laist.com/news/
community-land-
trusts-los-angeles-
affordable.
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Fideicomiso
Comunitario Tierr
Libre housing, one
of the network
properties.
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It is important to note that all the emerging CLTs \
in the Los Angeles area focus on low-income
neighborhoods experiencing dramatic rises in
the cost of living. As rents and home prices

increase in Los Angeles, new residents are { )
moving to traditionally lower-income areas and v Diasaaan ¢ :
are often willing to pay higher rents, increasing ) u N , .(\f Y
displacement. This is at the center of the need [~ O\ A - - i
and creation of these recently formed CLTs. < 9.9 5 S N
Additionally, several CLTs are being formed but q - E -
do not currently own any properties. The areas : " 4 - B
where these organizing efforts are taking place are Jj“ San o - N N1
neighborhoods facing evictions and displacement A F‘i,’gﬁ’:yd” [ - : L“: ,
pressures due to speculative development. b 5\ { . ) i
;Z Pacoima Biautiful SFV ﬁ\\ Burbank { ‘__l: :. = ﬁ;\j
Fideicomiso Comunitario Tierra Libre - y \ . . R e
32 ) L\ t\‘ ,-\f ’*‘*‘; . \l M\ S Pasa:ena" :
Fideicomiso Comunitario Tierra Libre (FCTL) is ﬁi‘?‘é’e‘iiifg?}i?&%d n w-c—\-g«/ RS e
a CLT based in the Boyle Heights and East Los properties and their foe - P S E\Q\‘ ‘ \5—) g‘v;\.,\_g' .
Angeles. It was founded in partnership with East respectful focus { At o O r
LA Community Corporation (ELACC), a non-profit :faagigﬁgaecag,sﬁ"e Ty ) \ o
community development corporation based in and five emerging . Tpeverty s A (Ei Sereno CLT
Boyle Heights. Community members had begun acil;zcl:)f‘lleerfzcgige B Beverly \/ermr)/rlwt c_Lji: j,_:,' =
E?:glcz:m? to create a CLT, which brought them to part of LA City and P TS/ ﬁmnawv&n e o
. Initially, the CLT was housed within the a small portion of e &, | = FCTLE® &
ELACC but has since branched off into a separate the entire county in /\’;g‘bew cLT) 5 \w%ﬁ\ ,ﬁ .
non-profit, though there remains a close working compartson. N anh | TRUST South LA\; A~ ",
connection and have some shared employees. v - JJ;;:' E ‘\' ) , /
(4057 ) S 1
One of the projects that FCTL is working on 1 '"g"*gjffr et } =
stems from a relationship with ELACC, which E R i Hf ﬁ
had a contract with Restore Neighborhoods i e 1
LA, a non-profit real estate development and 7
holdi_ng corporation, for thr_ee \{acant lots to build e T }
housing for people experiencing homelessness A & Ao p—ols
and housing instability. These lots are within the ® CLT Focus Area \ 4 52:
designated distance from the Metro Gold Line - Fideicomiso Comunitario Tierra Libre o |k N { el
Soto Station and qualify for the Transit-Oriented - Social Justice Learning Insfitute v N 5’1 3 M{J S—
Communities Incentive Program. The CLT plans 1 . i
I

\ I - ., ,
T

f, |LBF d
/ g l Omll.?)l;\g Bee‘llch

to take advantage of reducing parking spaces and
increasing the number of units. Each of these lots
is scheduled to have a 13-unit building of studios
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with onsite services for formerly unhoused
residents of the area.

Another property that FCTL is acquiring and
rehabilitating is an 11-unit housing complex that
was purchased with funds from the Community
Land Trust Partnership Program. Through a
partnership with the Little Tokyo Service Center,
a local community development organization,
the CLT purchased the building in East LA. This
property was in the process of being sold, and
the residents were going to be evicted. FCTL
acquired the building, and all the existing tenants
were able to remain in their homes. Little Tokyo
Service Center is in the process of rehabilitating
the property with their experience. After a period of
shared ownership, the building will be transferred
into the full ownership of the CLT.

El Sereno Community Land Trust

El Sereno Community Land Trust (ESCLT) is
a CLT based in the El Sereno neighborhood of
Los Angeles. The group came out of residents
organizing against rising rents and for-profit
developers evicting tenants. ESCLT has been
working on transferring ownership of many
houses owned by the California Department
of Transportation into the CLT. These homes
were forcibly bought in the 1950s and 1960s by
Caltrans in anticipation of a freeway expansion
that ended up not taking place. Since then, the
houses have sat vacant, and the rising rents and
home prices have led to an increased unhoused
population in this area.

Taking inspiration from other activist-led
occupations of houses, in March 2020, community
members assisted moving two dozen unhoused
families into the vacant homes under the group
name “Reclaim and Rebuild Our Communities.”
On Thanksgiving evening 2020, the families were
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forcibly removed from their homes by California
Highway Patrol. In total, Caltrans owns 163
homes in the area that was intended for the
freeway expansion. Currently, none of these
homes is owned by the CLT, but it is still trying to
acquire them through the city. In May 2021, using
funds from the Community Land Trust Partnership
Program, ESCLT acquired its first property. This
eight-unit apartment building is in the process of
rehabilitation.

Liberty Community Land Trust

Liberty Community Land Trust is a CLT based in
the Crenshaw District in South Los Angeles. It
was founded by Damien Goodman in 2019, who
is also a board member at Downtown Crenshaw
Rising (DCR). The mission of the CLT is to retain
affordable housing and support local businesses
in the majority Black neighborhood, which has
been threatened in recent years with the prospect
of new for-profit development. This fight has
become a public focus with recent attempts by
DCR to purchase the Baldwin Hills Crenshaw
Plaza, also known as the Crenshaw Mall, one of
the first malls in the United States that remains
a local landmark. After DCR had raised funds

58

33.

El Sereno Caltrans
Home, one of ESCLT
properties. View
from the sidewalk.
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and placed the highest bid, the owner brokerage
firm DWS refused to sell to the community
group. Instead, it sold the property to Harridge
Development Group, which received financial
backing from billionaire Leonard Blavatnik, and
will likely contribute to the demographic and
economic makeover of the neighborhood.

The rejection of the highest offer by DCR is
concerning because the reasons are unclear why
they were not chosen, other than the fact thatitis a
community-led Black organization. The Crenshaw
Mall is a cultural center of the neighborhood that
has never been Black-owned but houses many
Black-owned businesses. DCR’s plans featured
affordable housing, job training programs, a six-
acre park, daycare facilities, a recording studio,
an entertainment production district with theatre,
and a permanent home for the SoLA Food Co-
Op, among other businesses and amenities.
The group also worked with local Black architect
Atelier Cory Henry and SmithGroup and Mass
Design Group, who worked on the National
Museum of African American History and Culture
and the National Memorial for Peace and Justice
in Montgomery, Alabama.

DCRis still protesting the sale, but with few options
left, it is looking like Harridge Development Group
will be the likely new owner. This is an immense
disappointment for organizers’ who try to keep
the mall within the ownership of the community.
Along with the new Crenshaw/LAX Metro Line
coming to the area, rents are expected to keep
rising, and the need for community ownership and
affordable housing will be even more prevalent in
the following years.
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A section of "Local
History", a multi-
panel mural located
on Mott Street
between E. 1st

& 2nd streets in
Boyle Heights. The
work surrounds

St. Anne's Home
for the Aged (top),
a closed historic
facility operated by
the Little Sisters of
the Poor, February
1977. Hankey, Roy.
“‘Local History’,
Boyle Heights.”
Tessa.lapl.org,
accessed 20/11/21,
http://tessa.lapl.org/
cdm/ref/collection/
photos/id/135054
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Stewardship of Affordable

Living Conditions

County's Jamie Lane property is an example that
attests to the fact that successful and mutually
beneficial development of the city-owned land is
possible and can create an alternative to familiar
models. City agencies can donate land to CLTs to
facilitate affordable housing production, and CLTs
can conceive of novel ways to fund and build
units on the land that does not seem desirable for
profit-oriented developers. The partnership with
T.R.U.S.T. South LA emerged from these research
inquiries and resulted in the Surplus Land Project, a
spatial and programmatic analysis of selected sites
that led to several visions for how these underused
properties could be better utilized for the benefit of
the community.

Another essential aspect of CLTs is their reliance on
a small and, in some cases, volunteer-based staff.
It is a direct result of insufficient funding of CLTs'
operational costs, which prevents organizations
from scaling up their operations. Many CLTs can
not afford to own and manage rental properties that
require a high level of engagement. In contrast,
ownership models are less resource-intensive after
purchasing the property and its resale to the new
owners. It is crucial to consider how the choice
of the model determines the type of engagement
available to CLTs in the communities they serve.
Not all households can take the pathway towards
ownership. Additional financial support for
operational costs can prove to be highly beneficial
to the sustainable expansion of CLTs.

One of the core debates identified in this report is the
CLT's decision to purchase and preserve existing
properties or undertake a ground-up development
of a building. Each of the CLTs portrayed in the
report has a different answer to this question, and a
few are interested in using both. As shown through
various examples, acquiring existing properties
is a suitable strategy for fighting different types of
displacement, including eviction. Often, this strategy
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is suited for housing markets with a rapidly rising
cost of living. The most significant limitation is the
need to purchase properties at market rate and then
transfer them into housing units available at a rate
that is affordable for low-income residents. There
has been an increasing government recognition of
this challenge through legislative advocacy of CLT
networks. The right of first purchase for renters
and early access to foreclosed properties before
the public auction are among some of the recent
victories of tenant organizers.

CLTs are a compelling model for affordable housing
because they allow retaining subsidies in purchasing
and developing properties. Traditional government
subsidies will be administered either to a developer
or directly to a household. Eventually, the affordable
covenants will expire, or the household will sell
the house at a market price. When governments
subsidize CLTs, the properties remain affordable
in perpetuity, allowing the subsidy to benefit many
households. While this provides a compelling
argument for governments and other institutions
to fund CLTs, it can also be a challenging model
to replicate. In markets where housing costs are
consistently rising, it requires increased funding
to preserve and develop affordable housing stock
within the market. While measures are being
taken to provide the financing of CLTs to protect
affordable housing in Los Angeles County, it is
unclear if this funding will continue to be available
for CLTs, especially when the impact on the overall
housing market remains relatively small. Examples
like the Los Angeles County Motion allocating $14
million to CLTs for acquiring properties are essential
for demonstrating the model's possibilities to impact
neighborhoods and make the idea relatable and
familiar to a larger audience.

Alternatively, developing properties allows CLTs to

utilize sites better and increase the number of units,
services, and recreational space. This approach

63

can often accommodate the most possible number
of units on the site, significantly impacting the
availability of many American cities, including Los
Angeles. One strategy that CLTs could explore
further is purchasing properties in naturally occurring
affordable housing markets and redeveloping
these properties to increase the number of units
on the property. Another advantage of starting a
new construction project is the possibility to add
community spaces, recreational facilities, and
commercial areas that serve the larger community.
While housing broadly remains the core purpose
of the CLT model, it can also accommodate a
more holistic approach to affordable communities.
Some organizations, like OakCLT, work to preserve
commercial properties, but more often, these assets
are part of larger mixed-use projects. Ground-up
development can help CLTs cultivate communities
around affordable housing and promote healthy
living in the surrounding area, acting as a catalyst
for change.

All strategies identified and presented in this report
proved to be mutually reinforcing and synergetic.
They manifest unorthodox beliefs in the possibility
of a new type of land tenure that is rooted in
the community and is guided by its members.
Organizations that identify as Community Land
Trusts are essential for introducing structures that
encourage longer affordability terms and structures
that anticipate mission-driven ownership.

35.

Mom's House, a
residential single
family property
secured by

OakCLT as a result
of community
grassroots activism.
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Glossary

2008 Housing Crisis (Subprime mortgage crisis) was a housing market crash caused by
an the unprecedented growth of subprime mortgages, where the US government made
loans accessible to low-credit borrowers with a high risk of defaulting on loans.

Assembly Bill 2818 (AB 2818) assures homebuyers of properties under community land
trusts receive property taxes based on affordable resale rates instead of the market rate
of homes.

Accessory Dwelling Units (ADU), also known as granny flats or backyard homes serve
as secondary residential units on a lot with an existing primary home.

The Los Angeles ADU Ordinance (Dec 2019) allows freestanding ADUs to be up to
1,200 square feet and Junior ADUs (attached to the main house) to be up to 500 square
feet. Under certain conditions, the new ADU ordinance (Jan 2021) permits homeowners
to add two units, an ADU and a Junior Accessory Dwelling Unit (JADU).

Area Median Income (AMI)is a value determined by the Housing and Urban Development
(HUD) annually to assess affordable housing rates and get the midpoint income from
households of a specific region. For example, a household earning less than 80% of AMI
is considered low-income, and less than 30% of AMI is extremely low-income.

Crenshaw / LAX Metro Line is expected to open in 2022 and will run 8.5 miles through
southwest Los Angeles, connecting Crenshaw and Leimert Park to Inglewood and Los
Angeles International Airport (LAX).

Community Development Corporation (CDC) is a non-profit organization that
develops affordable housing and offers community services, including education, job
training, healthcare, and commercial development.

Community Land Trust (CLT) is a model of affordable housing that addresses the rising
costs of living by separating the ownership of the land from the structure on the land.
CLTs operate as a community-led non-profit that leases the land for 99 years and sells or
rents the structure to households at an affordable rate.

East LA Community Corporation (ELACC) was established in 1995 to develop
affordable housing and economic opportunities for low-income families in Boyle Heights
and East Los Angeles. It has more than 2,500 affordable housing units and offers financial
counseling, tax preparation, community events, rental counseling, and lending circles.

Inclusionary Zoning incentivizes private developers to dedicate a portion of their new
construction to be below-market-rate by providing incentives, like added density or
increased Floor-to-Area ratio.

In-Lieu Fee is an element of Inclusionary Zoning mechanism that allows developers to
pay fees as an alternative to providing below-market-rate units on-site.

Housing and Economic Recovery Act (HERA) of 2008 is a law that enables the Federal

Housing Administration to guarantee $300 billion in new 30-year fixed-rate mortgages for
subprime borrowers, in response to the subprime mortgage crisis.
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Housing Task Force is managed by the Consortium for Citizens with Disabilities to
increase safe and affordable housing for people with disabilities and protect their rights
under the Fair Housing Act.

Housing Trust Fund (HTF) was launched in 2008 by HUD to increase the supply of
affordable housing for extremely and very low-income families via state grants. States
must use at least 80% of the fund for rental housing for creating, acquiring, or preserving
affordable housing units.

Housing and Urban Development (HUD) is a US government agency established in
1965 that addresses the United States housing needs and enforces fair housing laws.

HUD Federal Neighborhood Stabilization Program (NSP) provides emergency aid to
stabilize communities with high rates of foreclosed homes. It assists families with annual
incomes up to 120% of the AMI.

Los Angeles Eco-Village (LAEVI) is ecological and cooperative-focused community
that promotes increased life quality and sustainable living, based in Koreatown, Los
Angeles, CA.

Low-Income Housing Tax Credits (LIHTC) is a program established in 1986 that
provides $8 billion in tax credits annually to state and local agencies to produce the new
affordable rental units.

Measure H passed in 2017 and adds a one-quarter-cent sales tax in Los Angeles County.
It was projected to raise $3.5 billion over ten years and fund affordable housing initiatives
and combat homelessness.

Metro Gold Line opened in 2003 and runs for 31-miles from Azusa to East Los Angeles.
The line is one of six routes in the Metro Rail system and crosses major attractions
through Downtown LA.

Proposition HHH passed in 2016 and established a $1.2 billion bond to fund key services
and 7,000 housing units for people experiencing homelessness in Los Angeles County.

Revolving Loan Fund is a measure that borrows interest and principal payments from
old loans to new loans for the aid and development of small businesses.

SB-196, passed in 2019, is a California law that exempts properties owned by community
land trusts from paying property tax between the time a trust acquires a property and
when housing is sold.

Section 8 Project-Based Rental Assistance (PBRA) was established in 1974 under
HUD to provide affordable housing to low-income families based on their AMI.

Tenant Opportunity to Purchase Act (TOPA) is an LA program yet to pass that would
require owners of rented units to offer tenants the right-of-first-refusal if they decide to
sell the building.

Transient Occupancy Tax (TOT) is a 12% tax for individuals who stay in transient
spaces, like hotels, motels, and home-sharing rentals in LA County.

Transit-Oriented Communities (TOC) is a program that incentivizes market-rate

housing developers to increase the number of below-market-rate units in proximity of
transit by allowing an increased floor area ratio (FAR) and reduced parking requirements.
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