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1. Executive Summary
Foreclosures continue to destabilize and stress communities nationwide. The Center for
Responsible Lending estimates approximately 6 million families lost homes to foreclosure, and
various projections indicate another 12 to 15 million families could lose homes before the crisis
ends, with communities of color being hit the hardest. Nationally, about 8 percent of AfricanAmerican and Latino families have lost their homes, compared to 4.5 percent of white families,
exacerbating wealth disparities and increasing poverty. In New York City (NYC) over 50
percent of all foreclosures are located in just 9 percent of community districts in Brooklyn and
Queens, heavily populated with communities of color. Finding a long-term solution to the
foreclosure crisis that provides relief to families under threat of losing their homes, while
establishing permanent affordability, has never been so important.
The Neighborhood Economic Development Advocacy Project has approached Columbia
University with the hope of addressing the foreclosure crisis with a long-term affordability and
stabilization solution. The Mortgage Foreclosures & Community Land Trust Studio is looking to
determine whether the community land trust (CLT) model is a viable option for advancing
fundamental change in NYC. CLTs remove speculation from the housing market, help to
provide permanent affordability, and protect communities from displacement by separating
ownership of the land from that of the home.
Although successful urban CLTs exist such as the Champlain Housing Trust in Burlington,
Vermont, and Dudley Neighbors, Incorporated Boston, Massachusetts, among many other areas
in the United States, it remains to be seen whether that model of permanent affordability can be
achieved amidst the unique political and economic environment of NYC. While such a solution
may seem alluring, the joint crises of foreclosures and affordable housing remain staggeringly
complex whether approaching it nationally or directly in neighborhoods. Over the course of the
semester, the studio has studied the legal, financial, and community factors that have made CLTs
successful in other urban places while attempting to understand their potential role in NYC.
In this report, the studio will show that while a CLT is possible in the current topography of
housing in NYC, there are considerable challenges and limitations that would potentially
undermine the feasibility of a community-led CLT project. However, far from dismissing CLTs
as intractable, this report will outline policy recommendations for NEDAP to advocate for
greater support and awareness of the model that would not only make a CLT feasible, but would
also make it highly attractive to tenants, property owners, banks, other non-profit organizations,
and elected officials.
The report will begin by giving an overview of what a community land trust can achieve both in
terms of providing affordable housing and providing comprehensive community services. Next,
it will provide a general overview of the NYC housing market and give evidence as to why a
CLT would make sense here socially, politically, and financially - while acknowledging the
practical barriers that must be overcome.
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The report will continue with examining the roadmap to starting a CLT in NYC. This is a
document that NEDAP can provide a community organization with in order to go through the
nuts and bolts of how to create and maintain a CLT within NYC’s current framework. This
document will go through the various points of intervention depending on the goals of the
interested community as well as illustrating the policies and groups that exist currently in order
to provide the necessary initial support. In addition, it will highlight some of the challenges and
limitations that a group will face at each step of the process.
After detailing the roadmap, a general case study focused in East New York will demonstrate the
functions of the roadmap in order to show that the document can be tailored to meet a wide range
of groups and points of intervention while also demonstrating some of the difficult questions that
must be answered at each step of the process.
Finally, the report will provide NEDAP with a list of policy recommendations intended to
address the current lack of awareness and support of CLTs in NYC and the State of New York.
These recommendations are intended to complement the roadmap and are based on areas where
there are gaps in city and state policy that would provide crucial and logical support for the CLT
model.
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2. What is a Community Land Trust?
At its core, a community land trust (CLT) is a tool for removing land from the speculative
market and placing it in the hands of a community-controlled nonprofit corporation. The
separation of the land from the house means that the value of both are maintained at affordable
levels for as long as they are in the trust. The board of this nonprofit is in part elected directly by
its membership, which is open to anyone who lives in the targeted geographical area. The board
is also balanced with representation from the surrounding community, residents who live within
the CLT, and others interested in the goals of the CLT (elected officials, clergy, etc.) - an
arrangement generally equating to equal thirds of governance.
The CLT is organized as a non-profit corporation under Sec 501c3 of the IRS. It owns the land,
but leases the property to individual homeowners on a long-term basis. In addition to removing
the cost of land upon purchase, CLT leases also stipulate resale restrictions in order to help
ensure permanent affordability. It is important to note that while there is a limit on resale value,
and thus a limit on the potential of equity gains, the homes can appreciate in value if the
homeowner puts money into rehabilitation projects and that homeowner is entitled to that added
equity (as per arrangement with the resale scheme.)
Goals of a CLT
The goals of a CLT extend far beyond ensuring affordability. In fact, CLTs strive to serve as a
mechanism for building solidarity and strong communities overall.
Among the goals of Empowerment and Equity, CLTs promote:
● Resident over Absentee Ownership
● Access to housing and land for people in the community badly served by the market
● The creation of both community assets and individual assets while finding an equitable
and sustainable balance between them
● And, helping lower-income people stabilize their lives, build equity, and deepen their
connection to community
For fostering Stability and Stewardship, CLTs strive to:
● Create and preserve a legacy of diverse, vital communities far into the future
● Retain the value of public investment for long-term community benefit and become selfsustaining in the long run
● Prevent displacement and restrict gentrification
● And promote responsible planning and land stewardship given their long term focus
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Cultivating Community Leadership
The ‘community’ aspect of a CLT is one of the key features that distinguishes it from other
forms of limited equity tenure that exist in NYC. As stringent as legal restrictions might be, the
maintenance of permanent affordability requires social commitment and understanding. This
means strong community involvement and leadership based around the membership.
Several recent examples have shown that without such community commitment, based on topdown programs, CLTs become difficult to maintain. Chicago’s city-wide CLT, as an example,
was set up by the City of Chicago with the idea of converting dispersed city-owned properties
and even public housing units into a CLT. Without community leadership as the core of its base,
the CLT has not performed in any meaningful way because it lacks any public commitment. In
order to build the ‘community’ around a CLT, it is crucial to have not only education and
outreach, but active training and empowerment of community members as leaders of the CLT.
City Life/Vida Urbana in Boston provides an excellent example of how such a diffuse leadership
structure can take shape. One of the most successful grassroots groups in the nation to organize
around the foreclosure crises, City Life/Vida Urbana's membership is comprised largely of
formerly foreclosed homeowners, who now help organize others in their neighborhood facing
crises. Participants often remark how transformative the experience is for them, and this is
evident to any observer of their weekly meetings and regular actions. Adopting this kind of
community organization to NYC on the face of it is difficult, given that the foreclosure process
in Massachusetts is auction based and takes place at the foreclosed property; unlike New York,
where the auction occurs in a courtroom, making it more challenging to gain public awareness of
activism. However, there are already several groups helping foreclosed families organize and
other activist organizations that are disrupting judicial proceedings of foreclosures in the city.
Therefore, there exists an opportunity to coordinate with these types of groups to rally around not
only disrupting foreclosures, but having that activism as a means to a larger end of permanent
affordability. This takes an incredible amount of work, places a significant responsibility on
communities to organize, and requires a lot of initial support from existing organizations, which
NEDAP can play a lead role.
Developing Capacity
CLTs also require thoughtful and appropriate growth strategies. As a housing developer, a CLT
must balance the tensions of wanting to reach as many units as possible, and remaining rooted in
the community. The recent history of community development in U.S. cities provides ample
examples of nonprofit housing development becoming very disconnected from the community
they were originally meant to serve. Economic growth can potentially come to dominate social
equity and community development considerations.
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Ideally, these objectives (economic growth, social equity and community development) can go
hand-in-hand. In Burlington, Vermont, for example, the evolution of strategies and services has
been based upon carefully targeted interventions and capacity development. Starting with local
knowledge to stabilize key neighborhood properties, the CLT has since established itself as a
community anchor - and also the second largest landowner in the city - managing approximately
2,000 units including rentals, cooperatives, and condominiums. As it has gained financial clout,
the CLT’s capacity has grown because financial institutions trust the system to function securely
and reliably and residents trust the organization to provide assistance and development assistance
as needed.
Creating Diverse Community Benefits
Closely related to this idea of targeted stabilization is having a greater voice over community
development decisions more generally. In Boston, the Dudley Neighbors, Incorporated (DNI), a
CLT, now gets to review all new development proposals in their neighborhood. Perhaps most
importantly, DNI was given the power of eminent domain as a way to acquire abandoned
properties. Though this has rarely been used, the fact that their organization has access to it has
provided the necessary leverage for many landowners of abandoned properties, be it banks or
absentee owners, to sell the land. These factors have given the community the ability not only to
engage in regular visioning sessions to decide what kind of place they want to create, but the
power to deliver on them.
Through such control, the community not only gains much needed political power, but the goals
of affordability can be more effectively linked to a broad range of community goals - such as
cultural preservation, natural conservation, and resisting displacement caused by gentrification overall, providing a more effective link between equity and smart growth strategies.
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3. The New York City Context
1. Housing
The prevalence of multiple forms of shared-equity homeownership is unique to New York City,
where condominiums and cooperatives, both market rate and subsidized, constitute 75% of the
multi-family housing stock. CLTs, as guardians of permanent affordability, are an important
supplement to existing affordable housing programs, extending the familiar structure of sharedequity to include legal agreements toward decommodification. The fact that so many models
already exist in NYC should make it easier to educate communities on the specific elements of
CLTs that could prove to be more attractive than other models.
The graphic below from the Furman Center highlights how the housing market here differs
significantly from the rest of the country, and importantly, from the other cities and
municipalities where community land trusts have been established.

Figure 1: The Housing Market in NYC
The following is a helpful typology of the diverse models of rental and homeownership, both
market rate and subsidized, currently housing New York City residents:
Occupied Rental Units
Subsidized Privately-Owned Properties
HUD Financing or Insurance Program
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HUD Project-based Rental Assistance
Mitchell-Lama Rental Housing
Low Income Housing Tax Credit (LIHTC)
Other Programs that Provide Affordable Housing
Public Housing
Tenant Based Section 8 Vouchers
Rent Control/Rent Stabilization
Market Rate and Other Subsidized Rentals
Occupied Ownership Units
Fee Simple Ownership
Market Rate Cooperatives
Market Rate Condominiums
Mitchell-Lama Cooperatives
Other Limited Equity Ownership Models

2. Politics
Limited-equity tenure occupies uneasy territory. All non-market forms of housing tenure, but
particularly limited-equity ownership models, fight for funding, lender cooperation, and a
politically sustainable position within conditions of a fluctuating economy and dominant cultural
narrative of fee simple homeownership. Community land trusts are challenged paradoxically
both by widespread lack of familiarity, and uncertainty when familiarity exists. The genre suffers
from misconceptions about land leases and resale-restricted tenure, as well as a hokey-sounding
name. Despite evidence that community land trusts use public subsidies more effectively than
any other low-income housing program, political attention and public funding have historically
been directed towards lowering barriers to owning a home – whether affordable or not – with
little attention to sustainability of ownership and community thereafter. While the housing crisis
called into question many of the financial mechanisms responsible, the structure of tenure more
broadly has gone unchallenged.
Recent programs and legislation, inspired by the ongoing foreclosure crisis and devastation of
communities, however, call for innovation within the affordable housing field, and provide a
possible legal and political framework with which to establish a CLT. A few of the recent
federal, state and city initiatives most pertinent to the formation of a community land trust
include HUD’s Neighborhood Stabilization Program (NSP), the New York State 2011 Land
Bank Act, the NYC New Housing Marketplace Plan, and lastly the political sentiment expressed
in Manhattan Borough President Scott Stringer’s 2012 State of the Borough Address.
Among its many accomplishments, the NSP established critical financing mechanisms for the
purchase and redevelopment of foreclosed and abandoned properties by credible non-profit
8

developers. It also orchestrated the provision of shared-equity loans for low- and moderateincome homebuyers. NSP funds remain crucial to ongoing rehabilitation and redevelopment
efforts throughout the city, and as we argue later, could provide an important source of revenue
for the formation of a CLT.
The New York State 2011 Land Bank Act provides local governments with additional tools to
combat foreclosed upon and vacant properties, as well as to condemn larger tracts of land with
which to possibly form a CLT. Land banks can legally clear titles, forgive back taxes, and
combine lots, which expedites the process of bringing properties in New York back to market
and makes redevelopment more feasible for non-profit developers. By vesting control to smaller
governmental units, the Act thus allows for site-specific interventions and strategies in support of
the local community.
Funded through 2013, the New York City New Housing Marketplace Plan is the largest
municipal affordable housing initiative in US history. The plan formally acknowledges the need
to preserve government-subsidized units and emphasizes the need for new strategies in land
acquisition and development. Community land trusts can address most all of the Plan’s goals.
In his 2012 State of the Borough Address, Manhattan Borough President Scott Stringer delivered
an emphatic mandate to link the city’s surplus of foreclosures and dearth of affordable housing,
and to devote public money to the development of resale-restricted homes. His address can be
found in its entirety on the Borough President’s website, but the most illuminating portion, in
which he all but mentions CLTs by name, is reprinted below:
But the best way to ensure that hardworking people can put down roots in this city,
raise a family and build a career is to make HOUSING more affordable.
Home ownership has now become a distant dream for far too many New Yorkers. As
I've said before, and I will say it again, the price of admission to our city cannot be
a $1 million condo.
Estimates suggest there are more than 110,000 units of housing in the City that are
in foreclosure or on the brink of it, a sad reminder of the pain and suffering endured
by so many. We can turn this crisis into an opportunity to preserve the next
generation of affordable housing!
Tonight, I am proposing that the City create a $250 million fund – that's a five-fold
increase over current efforts -- to rescue these foreclosed homes and buildings. As
the city's New Housing Marketplace Initiative comes to an end and frees up existing
dollars, we should direct some of that money to this new effort. Under this proposal,
the city would offer a mixture of loans and grants to non-profit developers and
others to renovate buildings and units that are in foreclosure. Developers would
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then put them back on the market. But we would limit the rent or re-sale value to
protect a new generation of affordable housing for working people.

3. Benefits of a Community Land Trust in New York City
So far, 2012 has been a banner year for New York City’s real estate market, which posted the
highest Manhattan rents, sales prices and lowest vacancy rates in over a decade.
Rising rents ebb further at the affordable rental and homeownership options across the city and
continue to displace residents. Vacancy decontrol, and opt-outs out of Mitchell-Lama housing
and other subsidized properties, speed the attrition of affordable housing, while predatory equity,
cases when private equity investors acquire and substantially over-leverage rent restricted
housing for the explicit purpose of removing regulation, raising rents, and displacing low and
moderate income families, has meanwhile forced many formerly subsidized properties into
foreclosure and serious disrepair. Rising rents not only displace residents, but they also push
some renters not yet financially stable enough to buy a home into the risks and uncertainties of
homeownership, and the inevitability of financial trouble later on.
Vacancy decontrol and predatory equity, however, do not tell the full story about the ongoing
losses in affordable units across the city. The conventional practice of assisting low-income
buyers into market-rate homes with public money and then allowing 100% of the appreciation
value of the home, as well as the initial subsidy, to leave the property upon its resale rarely
receives scrutiny. The loss of affordable housing in this manner is common with inclusionary
zoning practices or regulatory incentives that do not place truly long-term controls over their
resale.
Even with traditional programs of subsidy recapture, the subsidy can be quickly eroded in a
rising market, and lost completely in a declining market. In a rising market, products like
Adjustable Rate Mortgages are particularly challenging to low-income owners, while rising
property taxes and insurance rates add to this financial burden for everyone. With a rising
market, traditional formats of affordable housing require a similarly rising per-unit cost of
subsidizing homeownership. Policy makers rarely acknowledge the fragility of the
homeownership opportunities that government resources have made possible.
Limited equity homeownership models broach this chasm between initial attainability and
sustainability. Community land trusts are structured to maintain their affordability even in
conditions of an appreciating market. An effective stewardship regime ensures contractual
controls, buyer eligibility and that the process of property transfer remains intact in spite
financial incentives. Conversely, community land trusts mitigate the risks of homeownership
when the market bottoms-out: Trust organization provides front-end guidance to help
1
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homebuyers acquire safe loans and support for homeowners struggling to pay their mortgages.
At the close of 2010, just under 0.5% of CLT loans faced foreclosure, compared with almost 5
percent of loans on the open market: Market-rate owners are ten times more likely to face
foreclosure proceedings than owners in community land trusts.1
While it must be acknowledged that the CLT model is not loss-proof. However, the evidence
suggests that CLTs experience significantly less frequency of failure than experienced through
market-oriented programs. Thus, even if the affordability of CLT homes experiences some
erosion – a possibility at the height of the cycle should a resale formula not anticipate the
escalating difference between housing prices and household income – these resale restricted
homes are still more affordable than their market-rate counterparts.

1

https://www.lincolninst.edu/pubs/download.asp?doc_id=1154&pub_id=1846
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4. The Roadmap
Figure 1: The Roadmap (in its entirety)
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The following section is an explanation of the roadmap (Figure 1) which details courses of action
community actors could take to establish a community land trust in NYC today. Furthermore, it
describes a way to navigate current constraints. In later sections of the report, the challenges and
policy changes that could help scale up this process are discussed in detail.
The intention of the roadmap is to outline the process that could be applied to any neighborhood
where a CLT might emerge. The foundation of the process is a community-driven, value-based
effort to make a positive change in a neighborhood. Without this overarching vision, goal, and
motivation, the CLT cannot live up to its fullest potential. In fact, it is the community-led aspect
of the CLT model that sets it apart from other affordable housing options.
NEDAP is a key actor in this process given its unique position as a point of contact and support
for many organizations and people necessary to form a CLT coalition.
This roadmap references the creation of several tools that we have prepared to facilitate your
efforts at raising awareness and acceptance of the viability of a CLT in New York City. (These
documents can be found in the appendix.)

Figure 2: Steps 1 and 2 - How to Start a CLT
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Step 1: NEDAP and Community Groups Build Awareness for CLTs
The Community Land Trust model is not well known. Even among affordable housing
advocates in NYC, this form of land tenure may be unfamiliar. Significant resources and
attention must be dedicated not only to reaching out to active community organizations but also
to introducing the CLT model to those struggling with foreclosure through a grassroots
organizing effort.
Unlike other affordable housing forms which can be successful even if they are imposed from
above (state or city level, for example), the CLT simply cannot get off the ground or have any
hope of lasting unless it is driven and supported by a community-led movement of tenants and
homeowners.
The most successful CLTs have been powered by dedicated grassroots
movements. This is particularly important in a New York City context where development
pressures can seem insurmountable.
NEDAP should play a central role in the initial step of building awareness of CLTs. As an
advocacy organization which tailors its programs and advocacy work to meet the needs of the
many community organizations who come to them for help, NEDAP is uniquely situated as the
central hub in a network of key actors.
Step 2: Build a CLT Coalition of Local Non-Profits
The second step sets the stage for the CLT to catalyze neighborhood wide-change. After raising
awareness about CLTs, NEDAP will help bring together many local non-profits and key actors
into a coalition. This coalition will form the basis of the CLT organization that will
eventually be able to become the owner of delinquent mortgages and apply for funding
through the state.
This step must be tailored to consider the needs and strengths of the neighborhood in which the
CLT is being established. NEDAP likely already is aware of the organizations in each
neighborhood which are concerned with affordable housing goals and organizations should be
recruited to the coalition based on the unique capacities they bring to eventually forming a CLT,
including rehabilitation, counseling, property management, and the ability to raise capital and
subsidies necessary to get delinquent mortgages and/or land.
It is important to be creative in considering the range of actors who might join the CLT coalition.
The CLT should of course seek to include powerful religious organizations in the area but should
consider wealthy individuals or companies who might have an attachment to the area and reach
out to them to become or contribute to the CLT. Local businesses or others interested in the
goals of neighborhood stabilization should be encouraged to join forces with the CLT.
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Figure 3: Steps 3 and 4 - Build a Neighborhood Vision and Analyze Feasibility

The CLT model is a way to catalyze neighborhood-wide change and a way to produce valuable
synergies among many social service organizations. The exercise of bringing many key actors
together in a workshop in order to build a vision for the future of the neighborhood will pay huge
dividends, not only for the establishment of the CLT but for the community as a whole. People
who care about their neighborhood can connect to each other and nurture the relationships that
build stronger communities.
Step 3: Conduct Feasibility Workshops
The Coalition Conducts Community Workshops: Community Knowledge
The coalition, once formed, should be responsible for conducting and facilitating community
workshops that will bring together local community members with experts in order to build a
long-term feasible vision for the CLT and for the future of their neighborhood.
The guiding principle for this step is that the community is the expert and that the people who
might benefit from the CLT, the people who have lived there perhaps for decades, know best
what their neighborhood needs. This knowledge and the aspirations and vision that result from
that knowledge must be complemented by expert knowledge. This step of building a contextsensitive vision is crucial because this community-driven process is what sets a CLT apart from
other land trust entities.
The coalition will coordinate multiple day long workshops focused on building a vision for their
community and making key decisions about where to focus their efforts. These workshops
should be centered on seeking to identify the best places in the community as well as the places
most in need of improvement.
1
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The coalition should locate a place (perhaps in a church or other building which welcomes public
functions) at a central location in the neighborhood where the workshops can be held. Also
consider serving breakfast and lunch is a good way to bring people together and encourage
network-building.
The coalition might choose to facilitate an activity that would allow the neighborhood to take
stock of areas of opportunity in their neighborhood. To do so, participants in the workshop could
be organized into small groups of 5 or 6 participants and assigned to visit a specific place in the
area. They would be asked to observe certain blocks and note where there are areas where
people gather. Where are there areas where they feel vulnerable or unwelcome? Are there areas
people in the neighborhood avoid? Are there blocks where vacant properties are dominant?
Once participants come back to the room, they plot their impressions of the area on large pieces
of paper. Facilitators might also consider providing enlarged maps of the area on which
participants can draw or add stickers indicating the areas of promise or danger. The simple
process of visiting familiar areas in person to consider ways to improve the neighborhood can
help produce a plan of action for the community.
Then, each group presents a summary of their findings to the larger group. After all groups have
presented, there should be a discussion of the neighborhood’s shortcomings and possible
solutions.
The workshops should also include a chance for the community members to discuss the vision
for the CLT and the values it should seek to embody. What organizations are most active in the
area? What values should the CLT support?
Who is in greatest need? What is the geographic area of greatest need? What is the vision for the
neighborhood in 5, 10, 99 years? How can a CLT support this vision?
Conduct Community Workshops: Expert Knowledge
Next, this local community knowledge will be married up with expert knowledge. For example,
if a community identifies a dilapidated block as an area of opportunity, experts can identify the
status of those properties and suggest a path forward.
The word “expert” can be used to point to anyone with a degree of specialized or technical
knowledge about the area in question. Planning students could be retained to perform this
analysis.
The workshops should have produced a consensus about the areas most in need of a CLT. The
next step is to gather as much information as possible about these areas. What are the average
1
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property values? Who owns the properties that the community has identified as vacant or in
distress?
Based on this combined insight, the coalition and community leadership can decide on one or
more paths forward.
The vision produced by the community should eventually become part of the founding
documents and mission statement of the CLT.
Step 4: Select an Intervention Goal
Based on the already-developed vision, the coalition must determine their overarching goals,
which inform their land acquisition and financing strategies. This report has identified 3 different
goals, shown below, that the coalition might aim to achieve through a CLT:
1. Protect tenants
2. Keep homeowners in their present homes
3. Find new homeownership opportunities in previously vacant homes for lowincome families (both for renting and homeownership).
Figure 4: Three Possible Goals in the Roadmap

Goal 1: Protect Tenants
Should the coalition chose, as its goal, to protect tenants, the roadmap guides them to acquire
multi-family apartment buildings. This would be achieved primarily by replacing the “slum
landlord” in foreclosure by purchasing the property from the bank holding its mortgage, and
assuming ownership of the building. This purchase would occur before the property becomes a
Real Estate Owned (REO) property, which is a foreclosed property that is now owned by the
bank that held the distressed mortgage on the property after an unsuccessful auction. Unlike
lower-density forms of housing in NYC, foreclosed multi-family apartments do not become REO
properties, as they are typically purchased by private equity firms before they reach that stage in
the foreclosure process.

1
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Figure 5: Goal 1 in Roadmap

This highlights the greatest challenge to acquiring multi-family apartments in NYC - that is,
competing with much wealthier, more established buyers with better access to, and existing
relationships with, banks holding REO properties. As a consequence of this challenge, the
coalition must rely on less traditional mechanisms to acquire multi-family apartment buildings
from banks. Specifically, a coalition seeking to acquire multi-family apartment buildings should
organize tenant activism, including protests and boardroom visits, to put pressure on the banks
and attract negative press. In doing so, this coalition could damage a bank’s performance rating,
which is important to a bank’s successful operation in the market. As a result, and with this
power of reputational damage over the banks, the coalition could bridge the gap between their
below-market offer and the highest bidder.
Strong activism and efforts to damage a bank’s reputation might prove important to getting
banks to the negotiation table and to persuade them to sell their properties at below-market
prices, but without access to capital, a coalition’s negotiating efforts are futile. In accord, the
coalition needs government funding and/or private partnership support to be successful in
acquiring foreclosed multi-family apartment buildings from banks in NYC (refer to section on
‘Capital Resources’).
Goal 2: Keep homeowners in their present homes
As a further goal, the coalition might look to keep ‘under water’ homeowners in their present
homes. In this case, the roadmap guides the coalition to acquire targeted one-to-four family
homes by purchasing the respective households’ distressed mortgages from the appropriate
banks. This would occur before the homes are foreclosed by the bank, and thus, is quite different
than when properties are purchased at auction or at the REO stage. At this stage, the intervention
is preventative in that its goal is to avert any further household default on their mortgage.
1
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Essentially, the coalition offers the distressed household a more affordable homeownership
opportunity to prevent foreclosure and displacement.
Figure 6: Goal 2 in Roadmap

This strategy requires similar financial support through the government and/or private
partnerships as in the first option outlined above (refer to section on ‘Capital Resources’).
Goal 3: Acquire vacant REO’s for new low-income Shelter/Tenure opportunities
If the coalition chooses to house new low-income households in vacant homes, the roadmap
advises that they acquire one-to-four family homes by purchasing REO properties from the
appropriate banks. In this case, the intervention could be for housing both renters and
homeowners. As compared to multi-family apartment buildings (discussed in Goal 1),
purchasing REO properties is feasible because foreclosed one-to-four family homes reach the
REO stage where they can be purchased from the bank on the market. Although the REO
property prices are lower than their initial value at the earlier auction stage, they still impose a
heavy monetary cost on a coalition, and thus require similar government funding and/or private
partnership as previously mentioned (refer to section on ‘Capital Resources’).

1
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Figure 7: Goal 3 of Roadmap

Step 5: Tasks After Securing Funding and Land
Once the CLT has secured its funding and land, there are a series of tasks, outlined below, that
must be completed before it can successfully begin its affordable housing mission. These tasks
primarily include, but are not limited to the following:
Figure 8: Overview of Post-incorporation Tasks in the Roadmap

2
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Step 6: Improving and Growing the CLT
Lastly, a CLT should continuously engage in advocacy, knowledge sharing and policy efforts to
not only expand but to also improve its efficiency and sustainability. Specific policy
recommendations to achieve these goals will be presented later in the report (refer to ‘Policy
Recommendations’ section).
Figure 9: Final Steps in the Roadmap
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5. Capital Resources
The coalition can rely on a variety of sources for financing and land to establish its CLT. In New
York City, there are a number of government resources, as well as private partnership
opportunities and strategies to acquire land from banks. The following section will provide a
brief overview of three options, with a particular focus on government programming.
1. Existing Government Resources
The following section identifies a wide variety of government programs that can be useful for a
Coalition establishing a CLT for land acquisition and funding. These programs are not CLTspecific, as they are targeted to more traditional forms of affordable housing. For this reason,
these programs might require that the CLT organization modify its operations to meet the
conditions attached to their assistance. As a consequence, some CLT values and/or goals might
be lost in an effort to secure government assistance. These programs are an appropriate place for
the coalition to commence its land acquisition and funding efforts. They offer some resources to
begin a CLT before any advocacy efforts to levy the government to establish new CLT-specific
affordable housing programs and legislation materialize.
Programs for Acquiring Government-Owned Land2:
● Asset Control Area Program
● Cornerstone Program
● Nehemiah Program - HPD provides land at nominal cost
● HomeWorks - City conveys small, vacant buildings at nominal price
● New Homes Program - contributes vacant land and low-cost financing
Programs for Acquiring Private Properties (Vacant, Foreclosed, Distressed)3:
● Third Party Transfer Program/Neighborhood Restore - help to plan for rehab of
foreclosed properties
● Housing Asset Renewal Program - funding to convert unsold condos, market-rate rentals
and stalled construction into affordable housing
● Low-Income Housing Trust Fund Program - grants, also for converting underutilized
property into low-income residences - grants to convert vacant or underutilized property
to residential use
● New Housing Opportunities - below-market mortgages
Financial Assistance for Land Acquisition, Building, and Rehabilitation4:
2

Furman Center. “Directory of New York City Affordable Housing Programs”
http://furmancenter.org/institute/directory/
3
ibid
4
Furman Center. “Directory of New York City Affordable Housing Programs”
http://furmancenter.org/institute/directory/
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● Home Investment Partnership Program - federal grants
● The New York City Acquisition Loan Fund - early financial resources
● All Affordable Housing Program - preserve/rehab existing affordable housing & new
construction financing
● Community Development Block Grant - federal grant
● East Brooklyn Congregations Program (Nehemiah Program) - HPD provides belowmarket second mortgages New Homes Program - contributes vacant land and low-cost
financing
● HomeWorks - City subsidy in the form of 0% non-amortizing loans
● House-NY Fund - zero-interest loans
● Housing Development Fund - revolving interest-free loan fund
● Low-Income Affordable Marketplace Program - low-cost financing
● Participation Loan Program for New Construction and Preservation - low-interest loan
Programs to Incentivize Private Partnerships in Affordable Housing5:
● New York Low-Income Housing Tax Credit Program
○ Dollar-for-dollar reduction in income taxes for investors in low-income housing
project
● Inclusionary Housing Program
○ Zoning bonus for increased floor area
○ Inclusionary Homeownership Option - restricted appreciation rate of sales price of
units and maximum price cap for permanently affordable homeownership
● Tax Abatement Programs:
○ 421-a Affordable Housing Program
○ 420-c
○ Urban Development Action Area Project Tax Incentive (UDAAP) areas
○ Article XI - complete or partial exemption from real-estate taxes for up to 40
years
○ J-51 Program - partial property tax exemptions and abatement benefits
2. Private Partnership Opportunities
Although not presently explored, NYC’s Inclusionary Housing program offers a great
opportunity for developers to finance and/or supply land for a CLT in NYC. CLTs have already
been included in inclusionary housing programs across the country. In Irvine, most future
inclusionary housing units constructed are planned to be placed in their CLT’s portfolio.
Similarly, in Petaluma, developers meet their inclusionary requirements by conveying homes to
the Trust6.
This opportunity is especially promising because it offers developers a simple way to meet
inclusionary housing requirements without having to manage the units themselves. Moreover,
5

NY Department of Housing Preservation and Development. “Inclusionary Housing Program Overview”
http://www.nyc.gov/html/hpd/html/developers/inclusionary.shtml
6
National Housing Institute. “City Hall Steps In”. http://www.nhi.org/online/issues/149/cityhall.html
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this is particularly appealing to condominium developers, as they do not have to worry about
issues like ensuring that the households occupying the below-market units pay their
condominium fees. Instead, all of these tasks would fall under the responsibility of the CLT, thus
removing any burden on the developer beyond conveying these below-market units to the CLT.
Even the conveyance itself is a simple process - the below-market units would be conveyed to
the CLT while the home is sold to the CLT-selected household simultaneously. This process can
reduce the number of land and home transfers, as the home and land are split at the time of the
transfer, which reduces legal fees and time.
3. Acquiring Land from Banks
As it is uncommon for banks to offer to sell their properties at below-market prices, it is critical
to identify best practices from other organizing efforts. The Urban Homesteading Assistance
Board (UHAB), led a successful 4 year, targeted advocacy campaign to persuade a particular
bank to sell their foreclosed properties to them at below-market prices. Their experience offers
us two valuable lessons:
○ The importance of organizing tenants activism to put pressure on the bank and
attract negative press
○

The importance of hitting banks where it hurts them most - in this case, their
Community Reinvestment Act (CRA) Performance Ratings.

The Community Reinvestment Act Performance Rating is intended to encourage depository
institutions to help meet the credit needs of the communities in which they operate, including
low- and moderate-income neighborhoods, consistent with safe and sound operations7. Through
organized tenant activism, UHAB was eventually able to downgrade the bank’s CRA rating from
‘Outstanding’ to ‘Satisfactory’, effectively pressuring the bank to sell 4 of its distressed
mortgages below-market. In this way, UHAB essentially monetized the reputational damage
inflicted on the bank through its efforts, which enabled them to bridge the gap between their
below-market offer and the highest bidder.
Banks should also be reminded that a relatively small investment of capital is required to start a
CLT and they could undertake a very powerful public relations campaign which could be
positioned as an attempt to atone for excessive bonuses and other reckless behaviors.

7

The Federal Reserve. “Community Reinvestment Act”.
http://www.federalreserve.gov/communitydev/cra_about.htm
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6. Case Study: East New York
The roadmap recommends many potential paths to intervention. However, this case study will
demonstrate one possible point of intervention at one possible type of housing. It begins with an
analysis of lis pendens filings—the official notification of a home entering foreclosure—in NYC.
Based on information from the Furman Center, foreclosures in NYC disproportionately strike
community districts with high concentrations of communities of color. Subsequently, the search
for a case study focused on three neighborhoods severely impacted by foreclosures in NYC. As
delineated below, in Figure 10, the three neighborhoods were located in Brooklyn and Queens:
Bedford-Stuyvesant, East New York and Jamaica.
Figure 10: Foreclosure Concentration by Census Tract in NYC

Source: Furman Center
2
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1. Targeting a Neighborhood
Though in practice, a group looking to form a CLT will already be located in a specific area, this
report explored several neighborhoods in which to intervene before narrowing it down to
Bedford-Stuyvesant, East New York and Jamaica. Still, each of these neighborhoods offered
advantages and disadvantages in applying a CLT.
Bedford-Stuyvesant appeared as an attractive model because, given the pressures on the market,
a CLT could begin exploring a way of protecting the existing neighborhood from gentrification
and displacement. On the other hand, because prices were rising, it would have taken a
significantly larger amount of capital to make an initial impact and many properties don’t
become available through REO or other transaction strategies.
Next, Jamaica was a potentially interesting model because it had a significantly high rate of
foreclosures and the prices were lower than other neighborhoods, making acquisitions more
feasible. However, a large part of the neighborhood is made up of single-family homes, which is
not indicative enough of the overall NYC housing market to give a fair representation of the
model in NYC.
Eventually, studio members reached consensus, deciding on East New York. East New York was
chosen for three major reasons:
● It is a community of color that was disproportionately affected by the foreclosure crisis.
The neighborhood has a population of 90,000, over 50% of which are black/AfricanAmerican with a low median household income.
● The housing prices in East New York are also lower than Bedford-Stuyvesant and
Jamaica, which makes it more feasible for intervention and land acquisition.
● There are several community-based organizations, advocacy groups, and other local
institutions (churches, community centers, etc.) that would all serve as key constituents
when forming a CLT.
Most promisingly, there have recently been several organizing efforts in response to the
foreclosure crises, including petitions, eviction blockades, and other direct action techniques.
These efforts could complement those of the CLT, and many community organizers in the area
have expressed strong interest in developing a CLT.
In addition, the goals of developing a CLT overlap with a number of local nonprofit
organizations – working in foreclosure prevention, financial advocacy, rehabilitation and
development. Rather than competing or producing redundant functions, the CLT would work to
leverage the efforts of these existing groups, and even develop new networks to complement the
work of these organizations.
2
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2. Targeting an Intervention Goal
After choosing East New York, choosing the kind of housing for the roadmap to target was the
next major question to answer. As described in the roadmap, the choice is between tenants or
homeowners. The case study examined single-family detached homes that are in REO for three
main reasons:
● The aim, given the foreclosure crisis, should be keeping existing homeowners in their
current homes as our initial intervention point. The model can be shown to work with
previous owners to put them back in their homes and prove its sustainability. By
choosing REOs, accessing the transaction record is possible in order to contact the
previous homeowners. It is not an ideal scenario for keeping homeowners in their homes
as it obviously does not technically achieve this aim, but for initial capacity constraints,
this method is the best option available.
● Acquiring these single-family REO properties is financially more feasible than other
intervention strategies given the initial capacity limits. After an unsuccessful foreclosure
auction, those REO properties are typically sold at a discount of 20-30 percent below a
comparable home in the same neighborhood.8 Based on this general assumption, it is
more practical to form the starter-coalition based with this strategy in mind in order to
take advantage of the operational capacity of existing organizations as well as accessing
existing housing-related funding options.
● This strategy would be a good public relations tool and would capitalize on public and
political support, helping to raise awareness and funding. Based on the success of City
Life/ Vida Urbana in Boston, the power of the threat to homeowners as a means of
organizing groups has significant political and social traction. Having existing
homeowners who have lost homes fighting to get back through the CLT is a powerful
image and one that would likely gather a lot of public and political support through a
well-targeted media campaign.
3. Property Acquisition Strategy
Now that the area and type of housing have been chosen, the case study will run through one
specific acquisition to demonstrate some of the issues that will apprise from this option. It is
necessary here to stress, again, that that is a hypothetical scenario and that the financial
calculations are speculative to a large degree. What is important when reviewing this case study
is to understand that it is intended to highlight one specific path and to demonstrate the
challenges and opportunities of that given path. This scenario might not play out as described,
nor does this particular intervention strategy have higher value than others proposed in the
roadmap.
Using RealtyTrak, seven single-family homes that are in REO in a specific area of East New
York have been identified. After acquiring this initial property, the ideal would be to repeat this
8

Inside Mortgage Finance Survey, November 2012. Inside Mortgage Finance Publications, Inc. Bethesa, Maryland.
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acquisition strategy on a larger scale to reduce overall costs for the entire project. For the
purpose of this case study, any potential cost reductions based on scale have not been estimated.
Figure 11: 740 Vermont Street

As depicted above in Figure 11, 740 Vermont Street is a single family home built in 1920 and is
966 square feet on a lot that is 1583 square feet. As of late April, it has an estimated market
value of $196,627 and has been in REO since Feb of this year.
Based on the result of the November Inside Mortgage Financial Survey, REO status will
negatively impact the value of a property between 7%-20% compared to similar homes in the
surrounding area. Significantly, damaged REO properties have experienced discounting of
values at 58% nationally.9 It is unclear how damaged 740 Vermont Street is, but given its age
and the amount of time it has been in REO, assuming that there is a sizeable amount of damage
is still prudent. For the sake of this case study, the 58% discount was incorporated to the
financial analysis, though, admittedly, it is also unclear if this number is on target. Based on this
figure, the adjusted value of 740 Vermont Street property is determined and the overall purchase
price paid by the homebuyers and potential one time subsidy needed under our CLT structure
follows in Figure 10.

9

Source: Inside Mortgage Finance Survey, November 2012. Inside Mortgage Finance Publications, Inc. Bethesda,
Maryland.
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Figure 12: Potential Cost of 740 Vermont Street

4. Funding
Funding the acquisition strategy is the greatest challenge under any scenario and any attempt
here to describe such a process is based on speculation as much as precedence as there are no
cases of a CLT acquiring property in NYC specifically. Existing funding sources that could be
incorporated have been listed in the roadmap and could include allocating both state and federal
housing program funding, coordinating existing non-profit funding, and seeking private grant
money. In addition to incorporating these funds, another key point is that the CLT coalition
would be able to capitalize on existing funds as well as the crossover capacity of organizations
within the coalition such as building groups and property management to cover some of the
initial costs.
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Further policy recommendations to centralize and simplify the funding process for a CLT in the
future will be outlined in the next section, but as the system currently works, it is difficult to say
with confidence that funding this project, even on a limited scale in East New York would
succeed without significant political support behind it. In all likelihood, it would take a
significant amount of effort to secure funding pledges and arrangements for capacity provisions
within the coalition before any property acquisitions could be conceived. It is entirely likely that
without this background structure in place, attempting to acquire 740 Vermont Street would
stretch out over a long period of time, opening up the possibility that the property will be sold
before the coalition can close the deal. The lesson here is how important it is to have the
coalition in place before attempting to acquire property. Having the initial capacity is the only
way to move with the type of speed and flexibility that the CLT will need in order to get started.
5. Finding a Homeowner
Figure 11: Loan to Income Graph

The graph in Figure 11 uses the loan to income ratio to measure housing affordability and to
demonstrate the significant cost-saving that owning a home within the CLT passes on to the
homeowner and any subsequent homeowner. Without CLT, a low-income family in East New
3
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York will pay 55% of its annual income on housing, if they want to own 740 Vermont Street
property that is leased from the CLT, however, their annually housing cost is reduced to 35%.
Figure 12: Loan to Income Ratio
Loan To Income Ratio
Without CLT

CLT

Annually Housing Payment

$8,902

$5,624

Annually Income

$16,068

$16,068

Percentage

55%

35%

After establishing the property in the CLT, the coalition would then attempt, first, to try to work
with the previous homeowner to get them back in the house because we have their information
from RealtyTrak. Again, this is not as simple as keeping an existing homeowner in their home,
but for the initial properties this is the best case scenario. If a deal can not work out with the
previous homeowner, it would then be necessary to find another family to move in based on
similar economic benchmarks.
6. Building Capacity
After acquiring the initial property, there are several steps that will require further action:
First, setting up the internal structure and leadership of the CLT as explained in the roadmap.
Once the coalition has shown that it can work through the initial acquisitions, a board consisting
of ⅓ residents, ⅓ members of coalition organizations, and ⅓ local elected leaders or members of
the clergy in East New York should be set up. Once a preliminary board is in place, they can
draft the by-laws and legal structures to establish the framework for the CLT.
Second, plan a growth strategy for East New York that is consistent with the growing capacity of
the CLT. This could follow the roadmap’s section on tenants, homeowners or combination of
both. As the CLT gains more capacity and credibility, its scope will expand naturally and it can
begin to provide other community functions for residents and non-residents.
Third, seek out other similar CLTs through the National Community Land Trust Network in
order to share ideas and address problems. For example, there is the National Community Land
Trust conference this September in Burlington, Vermont, and NEDAP should inform and
encourage interested organizations about attending this event.
3
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This case study was included to demonstrate the many logistical challenges that even a small
intervention would pose for a CLT to get off the ground. The main issues are where to intervene,
what type of housing to focus on, and where to find the funding and capacity. However, these are
secondary details compared to the central task that must happen for a community group to build
a CLT, whether in East New York or elsewhere - building a strong coalition. Much of the initial
work of any community group interested in forming a CLT is to establish strong relationships
with other groups that have access to funding and capacity provision in order to make an impact
and become self-sustaining.
These are not simple, linear challenges, as many organizations might balk at the idea of limiting
their control over a given project or over sharing a small pool of available funding. It is also
centrally important for any group to have a clear mission and strategy of growth. Having its own
internal mission as a community group will be vital to building the coalition and growing it into
a self-sustaining CLT by having everyone working towards the same goals. To underestimate
the time and effort it takes to do this successfully would seriously undermine the chance of
success before the project even talks to homeowners or tenants.

3
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7. Policy Recommendations
Even though community land trusts focus on the benefits of community and housing
affordability, property rights are a legal matter, thus CLTs also involve legal agreements between
the members, the administrators and local government. CLTs should be created in consultation
with lawyers that understand real estate, property, and land use law to ensure that both the CLT
and its members are protected and in accordance with the law. As recommended in the roadmap,
the CLT coalition should include members (individuals or organizations) that specialize in
political activism/advocacy and legal services. These entities should advise the coalition on
lobbying and campaign strategies, as well as the process of obtaining professional legal
representation.
This report will now outline a set of policy recommendations based around the legal and political
challenges that CLTs face in New York City that are intended to remove those barriers and
ensure that CLTs receive government support that is not subject to regime changes. This section
also addresses the legal and zoning mechanisms that can affect the creation and maintenance of a
CLT in NYC.
1. Immediate Policy Recommendations
In addition to distributing this report among NYC community groups and organizations,
NEDAP, in its role as an advocate, should assist the local CLT Coalition and broader city-wide
CLT supporters in lobbying for the following policy changes.
Currently, CLTs are not recognized in state or city laws, even though nonprofits, land banks, and
some forms of trusts are.10 The coalition should advocate at both levels to create a statute
recognizing CLTs as a legal entity with a set structure and set of rights that allow it to function
under a broad mandate, rather than simply as an affordable housing program.11
The new statute(s) should allow CLTs to have:
● Standing as a 501(c)(3) nonprofit organization.
● The ability to provide community services and amenities, such as maintenance services,
schools, stores, parks, etc.
10

Parker, David. “Land Trusts in New York are fore Tree Huggers.” http://www.slideshare.net/davidparkeresq/landtrusts-in-new-york-are-for-tree-huggers
11
New York City Charter and Administrative Code; Rules of the City of New York;Laws of New York State
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● The ability similar to that of a community development corporation to buy, sell and
develop CLT property, including but not limited to affordable housing12.
● The opportunity to qualify for federal and state funding otherwise closed off to affordable
housing entities.
● The opportunity to merge with smart growth programs, historic preservation,
conservation, economic development, and other similar programs, as the CLT sees fit.
The CLT should also be eligible for incentives under these programs.
After gaining initial legal recognition, NEDAP and the CLT coalition should lobby for policy
changes at the city and state levels that would assist CLTs in acquiring property and funding and
maintaining long term affordable housing options.
A. City Level Recommendations
● Retool program and funding requirements for rehabilitation and land acquisition
programs to apply to CLTs. Currently, programs and grants for rehabbing or acquiring
distressed property have strict guidelines concerning what type of organizations and
functions can receive assistance. CLTs are not traditional affordable housing entities and
are often not eligible under these restrictive requirements.
● Assessed property values should be below the value assessed for comparable properties
not subject to CLT restrictions, therefore, property taxes should be lower than on
comparable units outside of the CLT. In New York City, real estate taxes may also be
abated by a vote of the City Council.13
● Create policy that requires the city and banks to give long abandoned/unused property to
the CLT for management; eminent domain may be applied in some cases, however,
donating these properties will significantly reduce the burden on cities. This is helpful for
banks and cities since maintaining, selling, and pursuing foreclosure is an expensive and
lengthy process. Many banks have already been donating large amounts of property to
local land banks or demolishing REO property. This would also helps banks gain positive
press and atone for their role in the national foreclosure crisis.14

12

LISC New York. “Community Development Corporations.”
Marcuse, Peter. Personal Interview May 7, 2012
14
Picture the Homeless. “Community Land Trusts.”http://picturethehomeless.org/clt.html; Wiggin, Teke, “Bank of
America Donating Foreclosed Homes.” Aol Real Estate, July 29, 2011.
http://realestate.aol.com/blog/2011/07/29/bank-of-america-donating-foreclosed-homes/; Dennis, Brady, “Banks
Turn to Demolition of Foreclosured Properties to Ease Housing-Marketing Pressures.” The Washington Post,
13
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● City commitment to building the trust’s portfolio, including the conveyance of public
land, public housing units and properties acquired through tax foreclosures or blighted
properties purchased for redevelopment. The city could also sell properties at a discount,
including surplus properties acquired in anticipation of highway extensions or school
expansions that never happened, decommissioned airports, fire houses and other outdated
facilities.
B. State Level Recommendations
● Pressure regulators to lower bank's CRA Rating for mismanagement of distressed
property so that they will have incentive to sell properties at below-market prices to
CLTs.
● Change policy to allow multi-family buildings to be purchased without displacing the
tenants. Currently, purchasing a building with tenants still residing inside triggers the
Tenant Protection Act and prevents affordable housing programs from keeping these
tenants in their apartments.
● The government should provide insurance to private lenders so that banks will lend to
CLTs. Currently, banks are hesitant to finance projects with resale restrictions and little
collateral.
● Redirect New York's share of the $25 million Federal Foreclosure Settlement towards the
funding of CLTs. Five major banks agreed to the settlement to end investigations into
abusive foreclosure practices. $17 million of the settlement is allocated for “ mortgage
debt forgiveness, forbearance, short sales and other assistance to homeowners.” 15
● Create a comprehensive principal reduction program based on the total amount leveraged
as opposed to individual mortgages in cases where there are multiple mortgages on a
single property. Principal reductions are not useful if only one of the mortgages is
reduced.
2. Long Term Policy Recommendations
In order to create a community land trust it is important to understand that zoning changes are
not necessary or relevant to all situations. However, since CLTs can address broader community

October 12, 2011.http://www.washingtonpost.com/business/economy/banks-turn-to-demolition-of-foreclosedproperties-to-ease-housing-market-pressures/2011/10/06/gIQAWigIgL_story.html
15
McLaughlin David and Schoenberg, Tom, “Foreclosure Settlement with Banks Filed in Federal Court.”
Bloomberg, March 12, 2012http://www.bloomberg.com/news/2012-03-12/u-s-mortgage-foreclosure-settlementwith-banks-filed-in-federal-court.html
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concerns and take on various shapes, sizes and structures, some CLTs may want to consider the
following mechanisms:
● Inclusionary Zoning - The combination of CLTs and inclusionary zoning would
accomplish many of the goals that the Pratt Institute Center for Community and
Environmental Development identified in its report on inclusionary zoning, such as
mixed income housing developments, community preservation, lasting affordability, and
stretching public dollars.16 If a CLT can apply inclusionary zoning this can work in a few
ways:
○ It can be voluntary where monetary bonuses for creating affordable housing go
towards CLT funding
○ It can be mandatory where, in exchange for density bonuses, developers are
required to allot funds toward the CLT pool, instead of creating mixed income
housing in their developments.
○ It can follow a more traditional model where developers could set aside units in
their developments to be donated to the CLT.17
● District Creation - If a CLT has a special character it wants to maintain, it may seek
‘district status’ similar to special districts, historic districts and/or business improvement
districts, as is relevant, so that it can have some regulatory and design control.18 Like a
business improvement district, a CLT may also want to provide its own services such as
landscaping or trash cleanup in order to better serve its community and alleviate some of
the City’s financial burden.19
● Zoning Changes - In order to meet community needs, a CLT may request zoning changes
if, for example, the CLT wants to open schools, stores, or farms in areas not zoned for
these uses-this may require variances, zoning amendment or special permits.20 This
would also allow CLTs to acquire industrial land and turn it into residential or mixed-use.
Especially useful here could be historic preservation and adaptive reuse of old
warehouses. Furthermore, the rezoning of industrial land to include residential or
16

Policy Link and Pratt Institute Center for Community and Environmental Development, “Increased Housing
Opportunity in New York City: A Case for Inclusionary Zoning.” 2004
http://prattcenter.net/sites/default/files/users/pdf/Inclusionary%20Zoning%20Full%20Report.pdf
17
Community Frameworks, “CLTs and Inclusionary Zoning.” 2006
http://www.communityframeworks.org/technical/toolbox/clts_web/clts_inclusionaryzoning.html
18
New York City Department of City Planning, “Zoning
Districts.”http://www.nyc.gov/html/dcp/html/zone/zh_special_purp_dist.shtml
19
New York City Small Business Services, “Help for Neighborhoods: Business Improvement
Districts.”http://www.nyc.gov/html/sbs/html/neighborhood/bid.shtml
20
New York City Department of City Planning, Zoning Handbook:Zoning Today. Chapter 2.
http://www.tenant.net/Other_Laws/zoning/zonch02.html
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commercial mixed-use could further the goal of creating live-work-play neighborhoods
by fostering developments that comprise facilities for light manufacturing, stores to sell
the products, and places for workers to live. This also promotes locally produced goods
and local industry, as well as reduces the need for long commutes of workers.
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Appendix 1:
CLT Informational Brochure
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Community
Land Trust
(CLT)
CLT Benefits
CLTs Benefit
Homeowners and the
Broader Community

What is a
Community Land
Trust?

Exploring the
Community Land
Trust Model in
NYC
land value is captured
by the individual leasee.

Informational Package
for Local Community
Organizations

CLT Goals
1) Remove land from the
speculative market,
thereby focusing on the
use-value of land instead
of its exchange value
2) Empowers lowerincome communities

Other Information Resources
• National Community Land Trust Network:
– http://www.cltnetwork.org/index.php?fuseaction=Blog.dspBlogPost&post
ID=38

3) Stabilizes
neighborhoods through
stewardship
4) Preserves neighborhood
investments

Precedents
• NYC Department of Housing Preservation & Development
– http://www.nyc.gov/html/hpd/html/developers/inclusionary.shtml
• The Furman Center
– http://furmancenter.org/institute/directory/
• The Lincoln Institute
– https://www.lincolninst.edu/pubs

Cooper Square, Manhattan
Irvine CLT, Irvine
Dudley Square Neighborhood
Initiative, Boston
Chicago CLT, Chicago
Champlain Housing Trust,
Burlington

Appendix 2:
CLT Informational PowerPoint Presentation

3
9

Community Land Trust (CLT)
Informational Package for Local
Community Organizations

What Is a CLT?
• A CLT is a non‐profit corporation that acquires
and manages land on behalf of a community
• CLT members have exclusive use of individual
parcels through long‐term ground leases

The CLT’s Unique Tenure
• A CLT can provide homeownership opportunities
to low‐ and middle‐ income households through
its unique tenure, which removes the cost of land
from the housing price
• Distinguishes between land as a natural resource
and the human improvements on the land
– Leasers own structures and any structural
improvements on land while the non‐profit holds the
land in trust
– Gains from the appreciation of land value at re‐sale
are limited, while the socially produced land value is
captured by the individual leaser

Governance
• Community‐controlled nonprofit corporation
holds land in trust
• The Board is elected directly by the
membership, which is open to anyone who
lives in the target geographical area
• The Board is balanced with representation
from residents in service area, homeowners
who live on the CLT land, and others
interested in the goals of the CLT

Goals of a CLT
• Removes land from the speculative market,
thereby focusing on the use‐vale of land
instead of its exchange value
• Empower lower‐income communities by
giving them control of land
• Stabilize neighborhoods through stewardship
• Preserve neighborhood investments

Benefits of a CLT
• To the Homeowner:
– Security of homeownership
– Opportunity to build equity
– Portion of the appreciated value of the home
– Greater discretionary spending power as less
income is spent on housing

Benefits of a CLT
• To the Community:
– Permanent stock of affordable housing
• Through long term lease controls and resale restrictions

– No need for additional subsidies to preserve
affordability
– CLT homes are less likely to undergo foreclosure
 less vacant properties  less crime
– Lower income spent on housing allows for more
discretionary spending to support the local
economy

CLT as a Viable Affordable Housing
Option
• CLTs only require initial support
• CLTs keep the property affordable in perpetuity
by imposing resale restrictions
• CLTs offer residents the opportunity to
accumulate wealth
• CLTs remove land from the speculative market,
restricting gentrification
• CLTs are less vulnerable to regime changes
• CLTs preserve/stabilize neighborhood diversity

Some CLT Precedents
•
•
•
•
•

Champlain Housing Trust, Burlington, VT
Cooper Square CLT, Manhattan, NY
Dudley Neighbors, Incorporated, Boston, MA
Chicago CLT, Chicago, IL
Irvine CLT, Irvine, CA

How Do You Establish a CLT?
• Refer to the proposed “Roadmap: How to
Establish a CLT in NYC”

Other Important Resources
• Sample set of by‐laws for a CLT
• Sample ground lease for a CLT
• National Community Land Trust Network:
– http://www.cltnetwork.org/index.php?fuseaction=Blog.dspBlo
gPost&postID=38

• NYC Department of Housing Preservation & Development
– http://www.nyc.gov/html/hpd/html/developers/inclusionary.s
html

• The Furman Center
– http://furmancenter.org/institute/directory/

• The Lincoln Institute
– https://www.lincolninst.edu/pubs

Appendix 3:
CLT Bylaws Template
(Source: The Community Land Trust Project, Community Legal Sources, Detroit, Michigan.
Accessed at: http://clronline.org/resources/clt)

BYLAWS OF ____________________________
ARTICLE 1: Name and Purpose
1.1

Name. The name of this organization is ______________ (the “corporation”).

1.2

Purposes. The purposes for which the corporation is organized are:

(a)
To receive and administer funds and to operate exclusively for charitable and
educational purposes within the meaning of section 501(c)(3) of the Internal Revenue Code
of 1986, or comparable provisions of subsequent legislation (the “Code”), and in particular:
(1)
To provide opportunities for low-income [or low- and moderateincome] people to secure housing that is decent and affordable.
(2)
To preserve the quality and affordability of housing for future lowincome [or low- and moderate-income] residents of the community.
(3)
To combat community deterioration in economically disadvantaged
neighborhoods by promoting the development, rehabilitation, and maintenance of
decent housing in these neighborhoods; by promoting economic opportunities for
low-income residents of these neighborhoods; by making land available for projects
and activities that improve the quality of life in these neighborhoods; and by assisting
residents of these neighborhoods in improving the safety and well-being of their
community.
(4)
To protect the natural environment and to promote the ecologically
sound use of land and natural resources and the long-term health and safety of the
community.
(5)
To serve the public welfare through engaging in the activities
identified above, by promoting housing opportunities for low-income [or low- and
moderate-income] people generally, and by educating individuals and the general
public concerning housing for low-income [or low- and moderate-income] people.
(b)
To acquire, own, dispose of and deal with real and personal property and
interests therein and to apply gifts, grants, bequests and devises and their proceeds in
furtherance of the purposes of the corporation.
(c)
To do such things and to perform such acts to accomplish its purposes as
the Board of Directors may determine to be appropriate and as are not forbidden by section
501(c)(3) of the Code, with all the power conferred on nonprofit corporations under the laws
of the State of Michigan.
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ARTICLE 2: Membership
2.1
Voting Membership. Subsequent to the first annual meeting, the Voting Members of
the corporation shall have full voting rights and be comprised of two classes:
(a)
The Lessee Members. All persons who lease land or housing from the
corporation or who lease or own housing that is located on land leased by another entity from
the corporation are entitled to be Lessee Members. However, only one person (eighteen
years of age or older) per lessee household will serve as a Lessee Member at any time. Until
such time as there are at least [insert minimum number] actual Lessee Members, the
Board of Directors may appoint other persons to serve as Lessee Members, and in so doing
shall select persons who can reasonably be expected to represent the interests of Lessee
Members. Such Board-appointed Lessee Members shall remain Lessee Members until the
earlier of their resignation from membership or such time as there are at least [insert
minimum number] actual Lessee Members. [The minimum number of actual Lessee
Members necessary to dispense with Board-appointed Lessee Members will vary from
organization to organization.]
(b)
The General Members, who shall be those persons who (i) are not Lessee
Members or members of their household, (ii) are eighteen years of age or older, and (iii) have
complied with the following requirements:
(1)
Either appointment as an initial member in the Actions of
Incorporators or submission of a membership application, including a signed
statement of support for the purposes of the corporation, in a form to be determined
by the Board of Directors; and
(2)
Payment of dues as established by the Board for the current
calendar year (or qualification for a waiver of dues).
2.2
Requirements for Continuing Voting Membership. To maintain Voting Membership
beyond a person’s first year of Voting Membership, a person must either be a Lessee Member (either
actual or Board-appointed) or have paid dues established for the current calendar year (or qualified
for a waiver of dues).
2.3
Membership Dues. Annual membership dues shall be assessed for each calendar
year by the Board at a meeting preceding that year. If no such action is taken to assess dues for a
given year, the dues for that year shall be as established for the previous year. The Board may waive
the payment of annual dues or establish reduced dues for low-income individuals.
2.4
Rights of Voting Members. Every Voting Member shall have the right to participate in
meetings of the membership, to cast one vote on all matters properly put before the membership (or
the class of membership to which the Voting Member belongs) as provided in these bylaws, to
nominate and participate in the election of the Board of Directors as provided by these bylaws, to
serve on the Board of Directors or on committees if chosen, and to receive notices and minutes of
membership meetings and annual reports of the corporation.
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Appendix 4:
CLT Ground Lease
(Source: Chapter 12: The Revised Community Land Trust Ground Lease, in Community Land
Trust Legal Manual, Washington, DC: Institute for Community Economic, 2010. Accessed at:
http://www.cltnetwork.org/index.php?fuseaction=Blog.dspBlogPost&postID=1613 )

2.5
Nonvoting Members. The Board may by resolution adopt policies and procedures for
nonvoting members, who may include (but need not be limited to) persons who have paid the annual
dues established for the current calendar year, but who do not wish to be Voting Members. Nonvoting
members shall have no right to vote on any matter, including their status as members.
2.6

Membership Meetings

(a)
Notice of Meetings. Written notice of every membership meeting shall be
given to all Voting Members and shall include a proposed agenda for the meeting. Notice
shall be sent at least ten and not more than 60 days prior to a meeting.
(b)
Annual Meetings. Subsequent to the first annual meeting, each annual
meeting of the members (for reports to the membership by the Board of Directors and
officers, the election of directors, and the transaction of other business) shall be held in the
fourth quarter of each year. The location and specific time of the annual meeting shall be
determined by the Board of Directors. Notice of the annual meeting shall include a list of
those persons nominated for the Board of Directors as provided in Article 3 of these bylaws.
(c)
Regular Meetings. Regular meetings may be scheduled by the Voting
Membership at such times and places as they shall establish at any duly-called meeting.
(d)
Special Meetings. Special membership meetings may be called by the Board
of Directors and shall be called by the President of the corporation at the written request,
addressed to the President, of at least one-tenth of the Voting Members. At a special
meeting, only those matters stated on the agenda, as included in the notice of the meeting,
may be acted upon by the membership.
(e)
Minutes. Minutes of all membership meetings shall be recorded by the
Secretary of the corporation or by another person designated by the Board of Directors.
Minutes for every meeting shall be approved by the Voting Members at the next membership
meeting.
(f)
Quorum and Voting. Except as otherwise required by law, the Articles of
Incorporation, or these bylaws, a quorum at any meeting of the members shall consist of
those Voting Members present in person or by proxy at the meeting. Members may vote at
any duly-called meeting in person or by proxy. [Some organizations may wish to impose
specific quorum requirements for Members’ meetings—for example, requiring that a
quorum requires the presence of at least 20% of the Voting Members.]
ARTICLE 3: Board of Directors
3.1
Number of Directors; Voting. Except for the initial Board named in the Actions of
Incorporators, the Board of Directors shall consist of twelve directors. Each director shall have one
vote on all matters that come before the Board unless these bylaws specify that voting on a matter
shall be by category of director.
3.2
Composition of the Board. There shall be three categories of directors, each
consisting of four directors, or one-third of the total Board. The three categories shall be Lessee
Directors, General Directors, and Public Directors.
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3.3
Nomination of Directors. For all regular elections subsequent to the first annual
meeting of the membership, directors shall be nominated as follows:
(a)

Lessee Directors

(1)
Lessee Members may nominate Lessee Directors to the Board from
among themselves. These nominations must either be submitted in writing to the
Secretary of the corporation at least 30 days prior to the annual membership meeting
or be made from the floor at the meeting.
(2)
If the number of nominations for Lessee Director received under
paragraph (1) above is less than the number of Lessee Director seats to be filled, the
Board of Directors may nominate enough candidates so that the total number of
candidates is sufficient to fill the number of seats to be filled. In making nominations,
the Board shall select actual Lessee Members to the extent they are available to
serve on the Board of Directors. If there are not enough Lessee Members available to
serve, the Board may select persons who can reasonably be expected to represent
the interests of Lessee Members.
(b)

General Directors

(1)
General Members may nominate General Directors to the Board
from among themselves. These nominations must either be submitted in writing to
the Secretary of the corporation at least 30 days prior to the annual membership
meeting or be made from the floor at the meeting.
(2)
If the number of nominations for General Director received under
paragraph (1) above is less than the number of General Director seats to be filled,
the Board of Directors may nominate enough candidates so that the total number of
candidates is sufficient to fill the number of seats to be filled.
(c)
Public Directors. At least 30 days prior to the annual meeting of the
membership, the Board of Directors shall elect Public Directors to the Board.
(d)
Notice of Nominations and of Election of Public Directors. A list of all persons
nominated for Lessee Director and for General Director, and a list of the persons elected by
the Board as Public Directors, shall be included with the notice of the annual meeting of the
members.
3.4
Election of Lessee Directors and General Directors. Lessee Directors and General
Directors shall be elected in accordance with the following procedures.
(a)
Voting by Class. At the annual meeting of members, separate votes shall be
taken for the Lessee Directors and for the General Directors. If a person has been nominated
in more than one category and is then elected in one category, that person’s name shall be
removed from the list of nominees in the remaining category. Only Lessee Members may
vote to elect Lessee Directors, and each Lessee Member may vote for as many nominees in
this category as there are Lessee Director seats to be filled. Similarly, only General Members
may vote to elect General Directors, and each General Member may vote for as many
nominees in this category as there are General Director seats to be filled.
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(b)
Election by Plurality Vote. In each of the two categories, positions shall be
filled by those candidates receiving the largest numbers of votes in the category, though such
numbers may constitute less than a majority of the total votes cast in the category.
3.5

Vacancies

(a)
Appointment to Fill Vacancies. If any director vacates his or her term or is
removed from the Board, the remaining directors in that category may appoint a person to fill
the vacancy or decide to leave the position vacant until the next annual meeting (of the
membership or the Board, as the case may be), provided the Board still includes at least
three directors in each category. Appointments to fill vacancies shall be by a majority of the
directors remaining in the applicable category.
(b)
Qualifications of Replacements. Any person appointed to fill a vacancy on
the Board of Directors must be one who can be reasonably expected to represent the
interests of the constituents in the category (Lessee, General, or Public) in which the vacancy
occurs.
(c)
Term of Replacements. A replacement director appointed by the Board shall
serve out the remaining term of the person who has vacated the position.
3.6
Low-Income Representation. In their actions regarding the nomination and election of
directors and appointment of people to fill vacancies on the Board of Directors, the membership and
the Board shall at all times assure that at least one third of the Board is maintained for residents of
low-income neighborhoods, other low-income community residents, or elected representatives of lowincome neighborhood organizations. [Optional; use for an organization that wishes to qualify as
a CHODO.]
3.7

Terms of Directors

(a)
Terms of First Elected Directors. After the election of Lessee Directors and
General Directors at the first annual meetings of the membership and the Board, each
director (including the Public Directors) shall be assigned, by mutual agreement or by lot, to a
one-year or two-year term. In each of the three categories of directors, two directors shall be
assigned a one-year term and two shall be assigned a two-year term.
(b)
Terms of Successor Directors. Except as otherwise provided in these bylaws,
each director shall serve a full term of two years.
(c)
Commencement of Terms. The term of office of a regularly elected Lessee
Director or General Director shall commence at the adjournment of the annual membership
meeting at which the director is elected. Similarly, the term of office of a Public Director shall
commence at the adjournment of the annual membership meeting following the Board
meeting at which the Public Director was elected. The term of office of a director appointed
by the Board to fill a vacancy shall begin at the time of the appointment.
(d)
Reelection. No person shall serve as a director for more than three full
consecutive terms. After a year’s absence from the Board, however, a person who has
served three full consecutive terms may return to the Board.
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3.8
Resignation. Any director may resign at any time by giving written notice to the
President. Unless otherwise specified in the notice, such resignation shall be effective upon the
receipt of notice by the President.
3.9

Removal

(a)
Lessee Directors and General Directors. A Lessee Director or General
Director may be removed with or without cause:
(1)
at any meeting of the members, by the affirmative vote (in person or
by proxy) of a majority of all members in the class that elected the director, or
(2)
at any meeting of the Board of Directors, by (i) the majority vote of
the class of directors to which the director belongs and (ii) the majority vote of either
remaining class of directors.
(b)
Public Directors. A Public Director may be removed with or without cause by
a two-thirds vote of the full Board of Directors, at any meeting of the Board.
3.10

Meetings of the Board of Directors

(a)
Notice of Meetings. Except as provided below for emergency meetings,
written notice of a Board meeting shall be sent to all directors at least five days prior to the
meeting. The Board may by resolution adopt policies and procedures for delivery of written
notice by electronic means, which may include delivery by electronic mail or facsimile
transmission.
(b)
Waiver of Notice. Any director may waive any notice required by these
bylaws, either before or after the meeting. Any director who was not sent notice of a Board
meeting but attends the meeting shall be considered to have waived notice of the meeting,
unless the director objects at the beginning of the meeting that the meeting was not duly
called.
(c)
Annual Meeting. The annual meeting of the Board of Directors may be held
immediately following the annual membership meeting and must be held no later than six
weeks following the annual membership meeting.
(d)
Voting Meetings. The Board of Directors shall meet no less often than
quarterly, at such times and places as the Board may establish.
(e)
Special Meetings and Emergency Meetings. Special meetings of the Board
may be called by the President, and shall be called by the President at the written request of
any three directors or at least one-tenth of the Voting Members. Notice must be given as
provided in paragraph (a) above, unless any three directors determine in writing that the
matter at hand constitutes an emergency. When so determined, an emergency meeting may
be called on one day’s notice. Notice of emergency meetings, including an announcement of
the agenda, shall be given by telephone or in person to all directors. At any special or
emergency meeting of the Board, only those matters included in the announced agenda may
be acted upon unless all the directors are present at the meeting and unanimously agree to
take action on other matters.
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3.11

Procedures for Meetings of the Board of Directors

(a)
Attendance at Meetings by Third Parties; Executive Sessions. The Board
may by resolution adopt policies and procedures for attendance by third parties at Board
meetings and for the Board’s going into executive session.
(b)
Quorum and Voting Requirements. A majority of the directors then in office
and a majority of any committee appointed by the Board constitutes a quorum for the
transaction of business. The vote of a majority of the directors or committee members
present at any meeting at which there is a quorum shall be the act of the Board or the
committee (provided that, as to Board meetings, at least one director from each of the three
categories of directors is present), except as a different or larger vote may be required by
law, the Articles of Incorporation, or these bylaws. A member of the Board or of a committee
may participate in a meeting by conference telephone or similar communications equipment
by means of which all persons participating in the meeting can hear one another.
Participation in a meeting in this manner constitutes presence in person at the meeting.
(c)
Minutes. Minutes of all Board meetings shall be recorded by the Secretary or
by such other person as the Board may designate and shall be approved by the Board at a
subsequent meeting. All minutes of Board meetings shall be kept on permanent record by the
corporation and shall be open for inspection by any member of the corporation.
3.12
Action without a Meeting. Any action required or permitted at any meeting of the
Board of Directors or a committee thereof may be taken without a meeting, without prior notice and
without a vote, if all of the directors or committee members entitled to vote thereon consent in writing.
The written consents shall be filed with the minutes of the proceedings and shall have the same effect
as a vote for all purposes.
3.13
Duties of the Board of Directors. The Board of Directors shall carry out the purposes
of the corporation, implement the decisions of the Voting Membership, and be responsible for the
general management of the affairs of the corporation in accordance with these bylaws.
3.14
Compensation. Directors shall not receive anything of more than nominal value from
the corporation for serving as a director other than reasonable per diem compensation and
reimbursement for actual, reasonable, and necessary expenses incurred by the director in his or her
capacity as a director. Notwithstanding the foregoing, the corporation may purchase insurance as
provided in section 8.5 and provide reasonable compensation to a director for services which are
beyond the scope of the director’s duties as a director.
ARTICLE 4: Officers
4.1
Designation. The officers of the corporation shall be President, Secretary, and
Treasurer. The Board also may appoint a Vice President and establish such additional offices as it
deems necessary or desirable.
4.2
Appointment. The officers of the corporation shall be appointed at the annual meeting
of the Board. A vacancy occurring in any office shall be filled by the Board for the unexpired term.
4.3
Term. The officers shall hold office until the next annual meeting of the Board after
their election, unless, before such time, they resign or are removed from office.
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4.4
Removal from Office. The officers shall serve at the pleasure of the Board of
Directors and may be removed at any time by the affirmative vote of a majority of the full Board.
4.5
President. The President shall be the chief executive officer of the corporation, and,
as such, under the direction of the Board of Directors shall have power, on behalf of the Board, to
perform all acts, execute and deliver all documents and take all steps that the President may deem
necessary or desirable in order to effectuate the actions and policies of the Board.
4.6
Vice President. In the absence or disability of the President, the Vice President (if
one is appointed) shall perform the duties and exercise the powers of the President and shall perform
such other duties as the Board of Directors shall prescribe.
4.7
Secretary. The Secretary (or, in the Secretary’s absence or incapacity, an Assistant
Secretary) shall send or cause to be sent all required notices of meetings of the Board of Directors,
shall receive and attend to all correspondence of the Board of Directors, shall have custody of all
documents belonging to the corporation (except as otherwise provided in these bylaws or by
resolution of the Board) and of the corporate seal (if any), and shall perform such other duties as
usually pertain to the office or as shall be determined from time to time by the Board of Directors.
4.8
Treasurer. The Treasurer (or, in the Treasurer’s absence or incapacity, an Assistant
Treasurer) shall see that an accounting system is maintained that will give a true and accurate
accounting of the financial transactions of the corporation; shall render reports from time to time as
requested by the Board of Directors of the Treasurer’s activities and the financial condition of the
corporation, and shall perform such other duties as usually pertain to the office or as shall be
determined from time to time by the Board of Directors.
ARTICLE 5: Stewardship of Land
5.1
Principles of Land Use. The Board of Directors shall oversee the use of land owned
by the corporation and shall convey the right to use such land so as to facilitate access to affordable
housing by low-income [or low- and moderate-income] people. In so doing, the Board shall seek to
assure that the use of land owned by the corporation is consistent with the corporation’s purposes.
5.2
Sale of Land. Land owned by the corporation may be sold only pursuant to a
resolution adopted by the vote of at least two-thirds of the full Board of Directors at a duly-called
meeting. The Board shall by resolution adopt additional policies and procedures governing the sale of
land owned by the corporation to assure that any such sale is consistent with the corporation’s
purposes.
ARTICLE 6: Ownership of Improvements and Limitations on Resale
6.1
Ownership of Housing and Improvements; Preservation of Affordability. The Board
shall adopt policies intended to promote and preserve the ownership and affordability of housing and
other improvements for low-income [or low- and moderate-income] people.
6.2
Restrictions on Resale to Preserve Affordability. Whenever its purpose is to preserve
affordability, the corporation shall restrict the price that ground lessees may receive when they sell
housing and other improvements located on the land that is leased to them by the corporation. A
policy establishing such restriction, which may include the use of a resale formula, shall be adopted
by (and subsequently may be amended or rescinded only by) the affirmative vote of two-thirds of the
full Board of Directors.
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ARTICLE 7: Amendment of Articles of Incorporation and Bylaws
7.1
The articles of incorporation may be amended only by the affirmative vote of both
classes of Voting Members present at any duly-called membership meeting, provided that (a) the
written notice of the meeting set forth the text of or a summary of the proposed amendment, and (b)
at least one-third of each class of Voting Members is in attendance at the meeting in person or by
proxy.
7.2

These bylaws may be amended only as follows:

(a)
For all bylaw provisions other than sections 3.9, 7.1, and 7.2 (which may be
amended only by the Voting Members), by the affirmative vote of two-thirds of the full Board
of Directors, provided that (1) the written notice of the meeting set forth the text of or a
summary of the proposed amendment, and (2) at least one-half of each class of directors
voted in the affirmative, or
(b)
For all bylaw provisions, by the affirmative vote of both classes of Voting
Members present at any duly-called membership meeting, provided that (1) the written notice
of the meeting set forth the text of or a summary of the proposed amendment, and (2) at least
one-third of each class of Voting Members is in attendance at the meeting in person or by
proxy.
ARTICLE 8: Miscellaneous Provisions
8.1

Fiscal Year. The fiscal year of the corporation shall be the calendar year.

8.2
Checks, etc. All checks, drafts, endorsements, notes and evidences of indebtedness
of the corporation shall be signed by such officers or agents of the corporation and in such manner as
the Board of Directors from time to time may determine. Endorsements for deposits to the credit of
the corporation shall be made in such manner as the Board may from time to time determine.
8.3
Loans by the Corporation. No loans or advances shall be contracted on behalf of the
corporation, and no note or other evidence of indebtedness shall be issued in its name, except as
authorized by the Board of Directors. Any such authorization shall relate to specific transactions.
8.4
Contracts and Borrowings by the Corporation. The Board shall adopt policies and
procedures governing the execution of contracts entered into by the corporation and borrowings
made by the corporation.
8.5
Indemnification. Each person who is or was a director, officer, or member of a
committee of the corporation and each person who serves or has served at the request of the
corporation as a director, officer, partner, employee or agent of any other corporation, partnership,
joint venture, trust or other enterprise shall be indemnified by the corporation to the fullest extent
permitted by the laws of the State of Michigan as they may be in effect from time to time. The
corporation may, to the extent authorized from time to time by the Board, grant rights to
indemnification to any employee, non-director volunteer, or agent of the corporation to the fullest
extent provided under the laws of the State of Michigan as they may be in effect from time to time.
The corporation may purchase and maintain insurance on behalf of any such person against any
liability asserted against and incurred by such person in any such capacity or arising out of his status
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as such, whether or not the corporation would have power to indemnify such person against such
liability under the preceding sentences.

This sample document is a product of the Community Legal Resources Community Land Trust
Project. Please check the CLR CLT Project website for updates to this document:
www.clronline.org/clt.
This publication is intended to provide general information, and is not a substitute for legal advice. If
you have additional questions about this issue, contact Community Legal Resources at 313/9644130.
The CLR CLT Project was made possible through the generous support of the Michigan State
Housing Development Authority.
Printing of the CLR CLT Project publications was made possible through the generous support of
MASCO Corporation.
© 2005 Community Legal Resources
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