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Introduction
Hannah: one of the things that Michelle and I have been talking about is to thin
through what it means through what it means to scale an innovation, is to realize
how much is going on that is related to each other without people actually
knowing and talking about it, innovations are being scaled up without deliberate
strategic connections. One example of that kind of interaction, or lack of, is the
parallel movement around community land trusts (CLTs) around housing and
CLTs around farmland protection Those are two sectors that haven’t talked to
each other much that are starting to come together. We wanted to take this
opportunity to think about how those innovations are taking place, and what are
the differences and similarities between the ways in which they are unfolding?
The idea is that this kind of discussion, how do we as researchers get involved in
community engagement, and how do we actually document and scale up these
types of innovations that are already happening at the community level?
So this is our overview slide. One thing that really connects the housing and the
farmland trusts is that those are both strategic priorities for community resilience.
Land access for basic human needs like food and shelter, is increasingly acute
and transparent, considering he market volatility of land prices. And the land
trust model, what has been emerging as a possible solution for protecting land for
those basic human needs for the benefit of community rather than for example
the real estate market. Today we will focus on what is happening in British
Columbia to ground this context.
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Community Land Trusts: a cross sector
innovation
 Land Access for Housing and Food Production a

strategic priority for community resilience
 The Land Trust model {and offshoots} being applied
in distinct geographic and sectoral contexts




United Kingdom
United States
Canada

 How is the model being applied?
 Who are the ‘agents’ of innovation?
 What is the process of engagement?
 What are the major stumbling blocks?

Part 1: Michelle Colussi on the CLT Model

CLTs and Why they Make Sense for
Affordable Housing
1. CLTs own land under a non-profit multi-stakeholder
democratic governance model for the purpose of
improving and preserving affordability of housing
(workspace, energy and food growing).
2. Home ownership option – CLT owns land, individual
owns home. Lease covenants include resale formula to
preserve affordability.
3. Rental option – CLT owns land. CLT can own housing
or lease land to non-profit or co-op housing
organization.
4. Most CLTs have both rental and home ownership.
6

I am going to talk about community land trusts very briefly because Pat did a very
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good job of talking about this, so a brief refresher. And really the focus of my
piece is to share the work that Mike and I have been doing in the Capital region
district in BC to introduce the CLT model as a solution to a local housing
problem, and organize and animate stakeholders, build the buy in and
commitment to moving forward and create the basis on which the people can
actually move forward to build a CLT.
So the affordable housing CLT share certain features, one of them is certainly not
profit, multi stakeholder, democratic governance, open and space based
membership, which lends engagement to the model. And the CLT model is really
intended to flip our idea of ownership. We move from the idea of housing as a
commodity to the idea of housing meeting essential needs and with the notion of
shared benefits, so not single benefits to increase equity. The CLT models in the
US and UK tend to have both rental and ownership options as part of their model.

CLT – Ownership Option

Conventional home owners
own land and house. Benefit
from uplift in market prices &
assume risk of market decline

The CLT separates ownership
of the land from the buildings on it.
The CLT leases the land to the
occupants.

So this just shows an example of how it differs from private sector7ownership.
The CLT separates the homes from the buildings on the land. So the trust owns
and manages the land. Quite often they have partners, or they may manage or
own the housing themselves, either way. They control the price of the land quite
often through agreements on the lease, they preserve affordability through
covenance, and also they prevent an increase in the price through agreements
on the resale value.
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Community Control of Land

Community
Control of Land
Preserves
Affordability

Source: Champlain Housing Trust

8

What we have seen in the UK and the US, is that the model in fact preserves the
value of the land and avoid the rise of the private marketplace and therefore the
value of the housing remains more accessible for more people.
Pat talked about the history in the UK and the US and there are articles on our
website for people that want to know more about that history.

The CLT (Housing) Innovation in the US
 See Pat Conaty webinar & housing articles on






www.communityrenewal.ca
Over the last 30 years there have been 260+ CLTs
created in the US.
Champlain Housing Trust (serving pop 100,000)
was founded in 1984 and today has over 4,000
members.
It manages 2,000 units (1500 rental and 600 owner
occupied) of affordable housing.
It has increased the affordability of it’s housing.
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In essence when we look at the US we see over the last 30 years there have
been 260+ CLTs created in the US. Champlain Housing Trust (serving pop
100,000) was founded in 1984 and today has over 4,000 members that support
and help animate the work of that trust. It manages 2,000 units (1500 rental and
600 owner occupied) of affordable housing. It has increased the affordability of
it’s housing. So this is a proven innovation that has clearly demonstrated to
preserve affordability of housing, and we want to work to bring it into British
Columbia. Currently, this innovation really doesn’t exist in BC; there are a couple
of examples but it is not as predominant as it should be.

If you look at the light pink, 1984, in Burlington and the US the trust was serving
people at 62% of the area median income, by 2009 it was at 52% so they are
actually increasing affordability and access to housing over time. We have also
seen in the US that the land trust loans have outperformed other subprime loans
and other private market loans in the US. The delinquency is much lower on
community land trust loans.

BALTA	
  Scaling	
  Innovations	
  for	
  Sustainability	
  Project	
  
www.BALTA-‐sis.ca	
  

5

CLT Loans Outperform other Mortgages

We know we have a demonstrated innovation and we know that we have housing
affordability issue in BC. So the question is how can we introduce and scale the
CLT model in BC? Can we in face scale it up in BC? So we are at the very early
stages of that. I will be talking at the end about the development stages that Pat
and Robin were talking about and you will see that our findings are echoing their
comments.
In the capital regional district…
We have a need to space some population growth, about a 154 (new) affordable
housing units per year over the next 25 years, just to maintain the current levels:
24% of households spend more than 30% of income on housing. Not to reduce
that number just to maintain at current levels. We also know that work force
housing is an issue for 5 communities.. So entry level and rental accommodation.
We can see that the senior population is projected to increase dramatically.
Provincially, the expiration of CMHC subsidies is projected to threaten housing
for about 30% of non-profit housing tenants.
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This Example
 Introducing a demonstrated innovation into a

community as a solution to a local problem.
 Initial stages of scaling but we haven’t actually built
the land trust yet.
 How do the development stages compare to the
stages or features of diffusion Pat and Robin
describe?
 What are the implications for Balta research
approach and capacity over time?
Introducing CLTs: Scaling Out
Phase 1: We have some initial BALTA research to introduce this model to
BC.
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Introducing CLTs : Scaling Out
Phase One: Research, Stakeholders,
Knowledge Dissemination /Convening
 Conduct the research to describe the innovation





(Balta)
Popularize the research (articles or reports) (Balta/
CCCR)
Identify if or how the model is being applied in BC –
more research (Balta)
Identify community and the interest groups (CCCR)
Share the research and findings with community
stakeholders (May 2012)

None of the current land trusts in British Columbia are at the scale that we were
looking for.
So, BALTA played a critical role in terms of the original research, and we have
the availability to popularize that research with some articles and distribute, well
what about BC? Do we have land trusts? What are they doing, where are they?
Do they have assets that they are managing? None of the BC land trusts are not
at the scale that we are interested of developing. Then we said, who are the
stakeholders in the area? We spent a while talking to people, inquiring,
interviews. In the May 2012 we presented BALTA research to stakeholders.
People were intrigued enough to say yes we want to explore more, but we have a
number of questions, and we want to increase the number of stakeholders. So
we want to include all of the municipalities, have additional questions we want
answers to, etc.
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Early Animating and Organizing
Phase Two: Champion, Funding Partners,
Stakeholder Engagement, Research, Convening
 Stakeholders give input on any next steps: more research






and engagement of additional stakeholders
Seek funding partners to advance the next steps (CCCR)
Vancity partners
More research and stakeholder engagement
Final report to stakeholders and a formal agreement to
pursue a regional CLT (8 months from initial meeting)
First working group meeting this spring (1 year)

So CCCR created an application to VanCity. That was another key feature, a
funding partner who shared our interest in affordable housing and some of the
values undermining this work. This VanCIty funding allowed us to do the next
stage research, and we used that process to engage and identify additional
stakeholders. And submitted a final report to that group of stakeholders just about
a month ago. So the process of animating, introducing the model, and doing the
research and animating the community was about 8 months. From the beginning
to the first working group meeting which will be in a bout a month, has been
almost a year. So for us, we look at the tremendous effort and energy of the role
of BALTA in the first place. Our ability to step in and donate time and energy to
doing some of the original organizing and creating funding proposals, working
with VanCity, its taken a tremendous amount of effort and time to get this far, so
certainly one of the key messages.
We envision this model looking like this when we meet this group officially as the
working group. So at the bottom in the peach you can think of provincial and
regional intermediaries, the capital regional district, the city, the planning council,
the housing federation, social planning, health, provincial not profit association.
The row above has not profits and in some cases groups. So here in the CRD
you have one group where one is interested in coop housing and an ecovillage
concept. Both of whom are in the process of forming coops and in the process of
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Next Steps

forming CLTs. There is an existing CLT on Saltspring Island. We have a number
of project groups that are also part of the working group. Were thinking of groups
that we can support, and watch and learn from as we go through this process.

One of the outcomes of this that we are moving forward to test is this notion of
the CLT Development System. So what’s emerged for us are these 6 functions. If
you think about, let’s take Robins’ comments, he talks about Mondragon and the
fair trade movement, he talks about a development system with education,
finance, business development, R&D, and you can see those reflected in our
development systems. Certain the business development was our pilot project
development. Finance is in red and you can see it cuts across a number of our
development functions. So this is certainly an evolving piece of work and a
framework that we can use as we move forward and test, and evolve.
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Community)Land)Trust)Development)System
Communication

Animation

Education

Print & electronic
outreach

Introductory and public
workshops & presentations

Training focused on CLT
development stages

Marketing of concepts &
models

Basic research to support
context

Professional advisor
orientation

Ways to donate land

Early stage facilitation of
Multi-Stakeholder Groups

Constituency specific
education

Website

CLT
Development
System

Research
Specific research to
summarize context in
support of animation
Policy
Finance mechanisms
Evaluation

Co-ordination &
Infrastructure Development

Municipal
Non-profit
Co-op
Finance institutions
Developers

Pilot Projects
Identification

Conferences -

Design Supports

Network Development

Project-specific training
(see Education)

Designing & servicing
increasingly self-reliant CLT
financing
Brokering projects

Support for funding &
financing projects
Project-specific research

What has helped?
Access to Pat and his experience rolling out the land trust model in the UK was
very helpful and we had access to him a number of times as we were going
through the animating process, having me in Victoria was helpful.
And individual interviews, because people wanted to speak privately and didn’t
always speak as frankly in large groups. So really important to engage people
individually and confidentially as well as collectively and start building a common
vision.
The support of funder VanCity was key, and Robin and Pat both talked about the
role of support of finance.
Having a local project identified early on, helped to build a concrete sense of
what we were talking about, so that people could start to picture it in very
practical terms and figure out what it meant for their community.
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Hindered:
The lack of local resources for early animating, without the funding we would not
have been able to do this. So you either have an NGO or an intermediary. In the
UK Pat played that role and a number of his colleagues. Someone needs to give
leadership to doing the early organizing, write funding proposals, building the
stakeholder group, and talking to the government, that’s a really important piece
to look for.
I think this innovation is not alone among many BALTA innovations as being
perceived as being out thee, people are still referring to this as being a bit
socialist, a bit hippy, bypassing the private market. That for me, suggests early
education and animating is really a key role if you are introducing an innovation
somewhere for the first time.
Certainly again, as Pat and Robin talked bout, the knowledge of the innovation
and exactly how it works. People understanding quite technical pieces of leases
and covenants, finances, ownership models and how they all come together to
create this vehicle to preserve affordability.
The knowledge and funding, and policy blocks were most common obstacles.

What helped and hindered so far:
 Helped:
 Access to Pat (technical assistance) as a feedback point and a
framework to build on
 Local presence to solicit relationships/insider input
 Both individual interviews/discussions and groups
 Supportive funder
 Local projects identified early on: build on concrete effort
 Hindered:
 Lack of local resources for early animating: need funding
 Collective ownership models are still perceived as too “hippy”
 Knowledge, funding and policy are most common blocks
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So if we think about not just replicating an innovation but scaling it up, part of our
work has also been in Prince George, and Mike has done some work in Metro
Vancouver, and the City of Vancouver, there re pilots in both of those places. So
we can imagine that part of our role will be not only to support CRD working
group but also to figure out how to link those three groups across the province,
and start to build an even larger coalition, with people who can deal with things
like property transfer tax, and financing, and some of the bigger issues.

Systems Change or Scaling Up
 CRD Housing Trust Working Group & pilots
 Prince George Urban Aboriginal Housing Trust pilots
 City of Vancouver and Metro Vancouver pilots
 What will it take to facilitate provincial coalitions

between project sites/organizations/governments?
 To tackle barriers like Property Transfer Tax and
development funds?
 Where will we be in a year? What might Balta learn then?
Discussion: Q & A
Ana Maria: The new legislation (the hybrid corporation) that is coming to BC next
July, do you see that helping the process?
Michelle: Early on, in the very early days of advocacy for that legal structure, we
looked to build on experience in the UK. In the UK, this legislation did not have
the desired effect of stimulating activity, I am not sure whether or not it will have
similar impact on BC but again I am not familiar with that legislation
Q: From a private sector financing perspective, how do you build capacity for the
resources needed to start a CLT and how to access them? Do you envision a
group such as BALTA doing the full work to build the entire marketplace, so you
educate public and identify situations/problems/opportunities... is there a
financial/business model that CCCR can develop such that they can build this
entire market space?
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How do you integrate banking function in a social function? Essentially, why
would someone invest in a piece of land that is not going to go up in value?
There needs to be an incentive to bring in third party capital.
Michelle: We haven't found that model ourselves. Part of the challenge, is that
people don't know what they don't know; not only that, but in the CRD people
have talked about CLTs as a potential solution, according to some stakeholders,
has been raising its head for over 15 years but there is also a great deal of
cynicism. There is enough history of people not thinking it would work. There is a
lot to overcome, and I don’t know that they would pay us to help them overcome
it until they were convinced they were needed to know it so this is the challenge
that we are still facing right now.
Q: I think that’s what needs to be figured out... if it is just in the community it
becomes a consulting function. If you can figure out the dynamics where it makes
sense to a real estate investor then you can drive the transaction and then build a
model around that. If it is just internal, in the community, it is hard to get people to
pay you for consulting for a problem that they don't even know they have... if you
can find a solution to this you can work around this issue because you can bring
in capital to the community
It just so happens I have a private sector financing background. I am trying to
apply them to the social finance base. How to leverage private sector capital in
these kinds of contexts? Are the CLTs financed locally? Is there any kind of
model that would enable a third party to be motivated? If you can you bring in
motivated, third party capital you can bring in a business model?
A: There is one developer whose name came up again and again, that has been
put forth as innovative. What that might look like in a land trust context I am not
sure. I don't know that we can't go there, but we just haven't been able to wrap
our arms around this... We don't know what that would look like in a land trust
context. We would love the opportunity to be able to figure that out.
Q: if you can make it make sense that it is attractive to a real estate investor, you
can approach communities with a deal.
Noel: What are the differences between the CLT and co-op housing, (which is an
established model in Canada)? What are the advantages of CLTs in comparison
to co-op housing?
Michelle: We have two coop housing units here that are part of a closely held
trust that are housed by the Coop housing federation of BC. According to the
chair of one of their boards, they opted to put the developments into of their trusts
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and it was a beacon in saving affordability and being able to set aside funds for
maintenance.
I think that part of the story we haven't told; what we are seeing is a combination
of land-trusts and coop housing; so having a coop ownership of the building, and
the land trust preserving and managing the land. Also important to have a crossportfolio and leverage in order to make it work. If you have a regional land-trust
and multiple pieces of property, a portfolio is where you can cross leverage
between the projects. Part of this is getting the scale that we need.
Nick Montgomery: I am curious about whether you are exploring connections or
alliances, or creating non- profit versions of constructions and/or development.
Michelle, I know that you have been setting up a community lending institution in
Victoria. Is there an opportunity for not for profit developers and/or construction
companies have the opportunity to play into that model?
Michelle: That is a lovely idea, and we are seeing that already in terms of the
partnership between the coop housing federation, VanCity, and a construction
development firm. The more of that we see the more feasible and do-able this
becomes, we want to flow the benefits to go back into the community. The
bottom line is the shift from sense of benefits, from going into people's pockets
into the needs of people within a community. The sense of shared profits and
everyone also gives up a little bit. This is very different from the private sector
model.
Noel: An example of where people have collectively internalized some of these
functions is in co-op housing service. Developer functions get internalized. In
Calgary, when we were working on a project for a cooperative housing project,
another discussion we had was looking at the design function/urban design
function was internalized (typically private sector consulting functions). They are
typically private sector groups that you have to rely on to get those functions.
Michelle: I think what we are seeing is that the coop housing private governance
has created a lack of cooperation between coops that has done them a
disservice. How do you shift that and maintain some form of governance integrity
but centralize some of the functions and services? Again, a regional land trust
(ex: Burlington) to really get enough scale to get some of those vehicles as well.
Ana Maria: Please tell us more about the methodology for the early animation of
the process. Any reflections?
Michelle: One of my tentative conclusions, when I think about BALTA and a year
of effort that we have put into this is that I am not sure if BALTA can do this early
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stage innovation and that we need to look for innovations that are already going
on the ground. I think we may not have the luxury of the time and effort... to me,
this shifts the way the research is approached quite substantially (if you are
looking at existing innovations). So, you don't approach a place with an
innovation that you want to study but rather look for already working innovations.
So a year from now, this project may be something that BALTA wants to study
but it is already on the ground. But to go into a place cold, and introduce a new
innovation because it’s something that you really want to study, I don’t think you
would be able to do that. So you will be driven by innovations already on the
ground.
Ana Maria: Please tell us about the governance process. How was this
structured?
Michelle: We don't have any governance yet. The working groups that I
described meet for the very first time next month. We will be dealing with that as
we move through the next year, for sure. The successful model in the US
includes tenants and community and stakeholders with particular interests in the
governance; all have seats around the governance table. There is an effort to
build a broad base to represent a diverse group of interests to build that common
buy in and support.
Mike Lewis: Most innovations are, in and of themselves, an NGO with a mission.
Early stage diffusion is what we are engaged in. In Victoria and other contexts
and brining the innovations to other contexts, we are an NGO with our own
intentions. If BALTA were to come in at the stage we were even 4 months ago,
presumably, and there was a way of identifying this project as a proven
innovation that has been examined, and worked with and advances, at which
there is a predevelopment proves, this very early, early stage diffusion is what we
are engaged in. Presumably this would be identified and accompanies with
research over time.
Michelle: I think there needs to be a real clear understanding of the time, effort
and the nature of the scale of the project. It has implications for students, etc…
So, that’s all.
Part 2: Hannah Wittman on Access to Farmland
Following up to Michelle’s presentation, I have been thinking of this idea of
ownership and different types of ownership as models. The land trusts I will be
talking about also considering non-ownership as a model.
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What is a Land Trust?
 A non-profit, charitable organization committed to the

long-term protection of natural and/or cultural heritage.

 A land trust may own land itself, or it may enter into

conservation covenants with property owners to protect
or restore natural or heritage features on the owner’s
land.

 Land trusts frequently work in partnership with

governments, other organizations, foundations, and
businesses in achieving shared conservation goals.


From Land Trust Alliance of British Columbia www.ltabc.ca

The land trusts that I work with are very different from housing land trusts, in fact
they are almost anti-housing. I work with farmland, wild-land, reservations. Trying
to protect the land from other uses. These are reactive movements rather than
pro-active, in the sense of identifying land to put housing on it. Many of these are
trying to avoid housing being put on it. These CLTs are trying to avoid urban
sprawl, protecting wild spaces, and protecting working places. (As opposed to
protecting land for housing development).
Land trusts often work with partnerships- government, organizations, foundations
and businesses, in achieving conservation goals. So when you are talking about
stakeholders in a farmland trust and ecological conservation trust, you are talking
about a very broad range of stakeholders. Many of them have relationships to
that particular piece of land. Just something to consider who is getting involved
and what are the motivations?
The other piece here is that a land trust may own land itself, or it may enter into
conservation covenants with property owners to protect or restore natural or
heritage features on the owner’s land. – this is another piece of the land trust
model that is non ownership but is securing land for a particular function that the
market is not able to do.
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Farmland Trusts
 Protecting Land for Food production



UK National Trust: 200,000 hectares used by
1,500 tenant farmers
USA: 2 million hectares of farmland held in
trust
Incl. agricultural conservation easements
 www.farmland.org


 Community Farm Land Trusts Project





2005-2007 UK action research project
3 community farm start-ups
Assisted formation of 7 land trusts
Online “action pack”
http://www.stroudcommonwealth.org.uk/index.php?
option=com_content&task=view&id=10&Itemid=13

So farmland trusts came about, again, the UK National Trust has been protecting
working landscapes throughout the 20th century. Currently, USA: 2 million
hectares of farmland held in trust, a lot of this is private land (a trust purchases
rights to a property with a covenant that protects and directs specific use. Ex:
there are penalties for not using the land for farming). Rather than keeping the
land out of production it keeps the land in production.
Community Farm Land Trusts Project
In 2005-2007 there was an action research project in the UK, actually trying to
get land back into farming and to provide opportunities for people to access land
for farming, who couldn’t afford to buy land. There wasn’t actually land available
at an affordable rate. This NGO worked with 3 community farm start-ups to
purchase land collectively and to actually start farming collectively.
This was the project that spurred the farmland conservation project of the
Farmland Conservancy of BC. That was the way that that innovation came out
into another continent and became what is now known as the Community Farms
Project in BC.
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Land Trusts in Canada
 ~150 Land Trusts in Canada (registered as charitable

NGOs certified to receive ecological gifts).
 2001 – 47,000 hectares owned by 80 land trusts (not
including NCC)


little data available on how much of this is farmland.

 2012 – 1 million hectares in trust with Nature

Conservancy of Canada.


Includes some heritage farms and grazing land

 Many emerging grassroots/community level/

provincial farmland trusts


E.g. The Land Conservancy of BC – Farmland Preservation
Program, Ontario Farmland Trusts, Farmlands Trust

In Canada, there are approximately 150 Land Trusts that are registered as
charitable NGOs and can receive ecological gifts, they can receive a donation of
a property. There is very sketchy data, on how much of this is farmland. At the
national and provincial level it is very difficult to find out how much and what that
land is used for. Nature Conservancy of Canada itself suggests it has 1 million
hectares in trust, which includes some heritage farms and grazing lands, but
there is some evidence that working farms are being taken out of production and
put into conservation trusts.
Many emerging grassroots and community level provincial farmland trusts. E.g.
The Land Conservancy of BC, Ontario Farmland trust organization received a
couple of properties in donation and are actively working with farmers to secure
additional land. What is interesting about this model, is that the land trust model
is playing out in varying different ways in different contexts. There is no one
solution for how land is being acquired.
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Protection vs. Preservation
 Farmland preservation



A legally binding contract ... to ‘preserve’ land for farming uses.
The contract [ie a covenant on title] runs with the land, so that the
land restrictions apply to all future landowners.

 Farmland protection







use-value property taxation of farming
low-density agricultural zoning
urban growth boundaries
right-to-farm laws
agricultural districts,
They are political decisions and hence are vulnerable to changes in
office holders and policy makers.
• Tom Daniels. Farmland Preservation Policies in the United States –
Successes and Shortcomings

Just a note on farmland preservation: a legally binding contract to preserve land
for farming uses. So, even if land is in a land trust, there is not necessarily any
mechanism that requires that land to be used for farming and food production.
So, an agricultural covenant would be the mechanism to ensure the land is used
for food production.
One of the main contradictions: land that is in an agricultural land reserve, you
can’t put additional covenants on that land (land is already protected for farming)
to make it be used for production; but you can’t put additional covenants on the
land that require the owners to use that land for agricultural production. You have
land that is protected for farming but agricultural zoning, but you can’t put a
covenant on the owner that requires the land to be used for food production.
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Farmland Protection in Canada
 Agricultural Land Trusts – 11













BC – The Land Conversancy of BC
Alberta – Southern Alberta Land Trust Society (SALTS)
Sask – Genesis Land Conservancy
Ontario – Ontario Farmland Trust; ROSE, PALS
Quebec – La Fiducie Protec-Terre
PEI – LM Montgomery Land Trust, PED ADEPT Council
New Brunswick – Community Land Trust (NBCLT)

BC’s Agricultural Land Reserve
Ontario’s Greenbelt
Quebec Act to Protect Agricultural Land (CPTAQ)
Newfoundland – Agricultural Development Areas

In Canada, we have 11 known agricultural land trusts, that is very few
considering we have 350,000 farmers in Canada. The scope for expansion is
really large.
In BC we have the Land Conservancy, one very small one in Saskatchewan (see
slide)
These four (BC’s Agricultural Land Reserve, Ontario’s Greenbelt, Quebec Act to
Protect Agricultural Land (CPTAQ), Newfoundland – Agricultural Development
Areas), at the same time as you see communities struggling to set farmland,
government is also proactively trying to place zoning restriction on development
of agricultural land to make it available for agriculture.
So one of the research conjunctions we are looking at, is how do community
mobilization efforts to set aside farmland meet up with government lead zoning to
ensure that land is available for food production and is affordable and not be
subject to speculative market prices to land used for other purposes.
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http://publications.gc.ca/collections/collection_2011/agr/A125-17-2011-eng.pdf

Source: http://publications.gc.ca/collections/collection_2011/agr/A125-17-2011eng.pdf
This is a table showing what kind of conservation easements we have in Canada
and only about 3% of these protect agricultural land. A couple of these in BC but
none in ALR land. Lot of potential for scaling up for protecting farmland still in the
early stages here.
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Farmland Protection in BC
 Demand for Innovative Land

access models by young and
new farmers

 Partnerships between urban

consumers and beginning
farmers

 Desire to change social

relations of production to
address environmental, health
and food crises

What is the motivation for farmland production in BC? We have a very vibrant
local food movement here, lots of young people wanting to produce food, wanting
space, lots of interesting partnership between urban consumers who are
interested where their food comes from and having access to those spaces.
I am interested in Michelle’s comment regarding the “hippy” factor, the land
movement during a certain period, people that want to produce their own food
had to remove themselves from society, this is a small and inward looking food
production model. Today, you see people wanting to produce good in a very
engaged way. You have urban consumer meeting with rural producers meeting
together and asking how can we cultivate those relationships? That’s a new
stage in the current movement to protect farmland in this province.
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Motivation for Innovations
 Problems of land access for new farmers





Escalating land costs - 76% rise in farmland prices in BC 2001-2006
Land prices reaching $100,000-200,000/ha for farmland in the Lower
Mainland/Okanagan, and even higher with housing on land
9.1% drop in number of BC farms between 1996-2006 (Stat Canada, 2006).
Increase in land excluded from Agricultural Land Reserve, esp. near urban
areas

 Problem of food security



BC has less than 1/3 of the farmland in production needed to sustain local
populations (BC Food Self-Reliance)
More than ½ of BC s farms have less than $10,000 in farm sales

Motivation for Innovations again very high land prices, drop in the number of
farmers, a lot of farmers are retiring, problems with food security, a lot of interest
in resilience and transition and ensuring access to local food.
Another issue is that as our current generation of farmers is retiring, the business
models they pursued, large scaled dairies for example, are less attractive to the
new generation of local foodies, the young agrarians, they are not interested in
that type of farming model. They are interested in a diversified, small scale
model. So they don’t need to buy a 100 or 200 hectare farm, they just need a
couple of hectares. One of the problems with agricultural land reserves, is that it
is not allowed to subdivision on the farm in the land reserve. So one of the
avenues that the CLT model offers, is facilitating shared access to land without
any individual farmer having to buy an individual, and often too large piece of
land.
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Land Trusts in BC
 Land Trust Alliance of BC
 29 member trusts (provincial, regional)
 1 million acres – little data on farmland protection
 The Land Conservancy of BC (TLC)
 Farmlands Trust (Vancouver Island)
 Linnea Farm (Vancouver Island)
 Land trust
 Agriculture and conservation covenants with TLC
Land Trusts in BC- Land Trust Alliance of BC- 29 member trusts (provincial,
regional)- The Land Conservancy of BC (TLC);- what are some of the things we
are researching is what are those relationships? how do land trusts talk to one
another and how do they share resources? There are a whole bunch of land
trusts that we know about that are not members of the Land Trust Alliance, why
is that? That’s actually a big chunk of our research.
The Land Conservancy of BC- many of you are aware of this organization and its
financial problems, it was the first farmland trust in BC and we are hoping that it
can maintain the progress it has gained so far in protecting farmland it is certainly
at a standstill of scaling up of this model.
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There are some individual initiatives like Linnea Farm on Vancouver Island),
which is a land trust in and of itself, it actually holds agricultural and conservation
easements with CLTs.- that land is protected for farming, they’re in the land trust,
It also just went through an whole Agricultural Land zoning process to actually
place a covenant on the land to ensure it stays in active production in perpetuity.

TLC’s Farmland Preservation Program
 Conservation Covenants
 E.g. Linnea Farm
 Donation/Bequest/Community Fundraising
 E.g. Madrona Farm, Lohbrunner Farm, Keating Farm
 Facilitating other Farmland Trusts
 E.g. Farmlands Trust Society
 Community Farms Program
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So if you take TLC’s Farmland Preservation Program as an example how are
they scaling up and out the idea of farmland protection in BC and what are the
different ways in which this has happened? One way is through conservation
covenants, we just talked about Linnea Farm. One is receiving donation of farms,
so Lohbrunner Farm near Victoria was donated to TLC who then leases it out to
farmers for local food production.
Keating Farm up near Duncan was an initiatives where TLC raised funds to
purchase this farm by selling shares, they sold $5,000 shares and formed a
cooperative, which then managed the farm, although the farm would be held in
trust by TLC. That’s a farm that’s had major problems with its governance model,
and a lot of shareholders have actually left the cooperative, so that’s one way, we
would not call that a success story but we learned a lot from the idea of external
stakeholders who are shareholders in a farmland protection model but they are
not actively participating in food production or management of the land.
Madrona Farm had 3000 community members donate a total of 2$ million to
purchase the farm, which is now held in trust by TLC, and leased to the existing
farmers.
I’ll talk quite a bit about the Community Farms Program
(http://www.communityfarms.ca/program.shtml), which is the program I am most
involved in, I am on the advisory board, which started in 2006 as a partnership
between Folk/CityFolk Society (FFCF) and The Land Conservancy of British
Columbia (TLC). Now it is run only by FFCF, no longer associated much with
TLC.
The project was a network and a scaling mechanism, we had a 2 year series of
consultation with existing cooperatively managed farms, existing land trust farms,
and acquiring new cooperative farmers, to talk about what would a community
farm look like? And that is the definition that the group came up with:
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What is a community farm?
A community farm is a multi-functional farm where the
land is held "in trust" for community rather than owned
privately. A community group or co-operative governs
the land use agreements, and agricultural uses of the
land are shared by a community of farmers. The primary
focus of a community farm is local food production
using sustainable agricultural practices.
www.communityfarms.ca

It doesn’t necessarily have to be a formal land trust, we have a number of
examples in the network where the land is owned by a land cooperative, land is
owned by a society, we actually have a number of property where the land is
owned by public lands, in each case a community property or community group
governs the land, and
◦ Multi-functional farm that is held in community property
◦ In each of these cases a community group has cooperative governance and
land agreements
◦ Moving away from individual farmers (subject to volatility of market, land use
values, etc)

Where are Community Farms in BC?
 20 farms identified by FF/CF and TLC s Community





Farm Program
(TLC) The Land Conservancy – 10 active farming/
ranching properties
The Nature Trust - 2 active farms, 6 areas for hay, and
~10 productive ranches
Ducks Unlimited manages stewardship agreements on
2500-4500 ha/year of active farmland
Metro Vancouver s Colony Farm - a potential
community farm…
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We did a study a case study a couple of years ago where we identified a series
of case studies that fit that definition of a community farm (above), so farms that
were held in trust. We interviewed roundtables of representatives from each of
these, formed a network and several roundtables with representatives with each
of these regarding common challenges and concerns.
We found there were a number of other properties that were protecting farm land
but did not fit our model of a community farm because they were not managed by
a community group (so land conservancy properties, Nature Trust, Ducks
Unlimited, Metro Vancouver’s Colony Farm had the potential but as of yet didn’t
have a governance model that gave equal weight to users of the land and the
land holder, the land trust the cooperative or the government of public land.
We formed a network, now we are in the phase of trying to follow these farmland
protection initiatives to see how they are organized and what the common
challenges have been.

How are Community Farms Organized?
 Land tenure innovations
 Governance Model innovations
 Challenges
And so to finish off, I will talk about the three areas that we are working on in this
research. What are the innovations now beyond private ownership? These
include, collective ownership, public ownership and land leas models. We’re
looking at governance innovations and challenges to protect the land use for food
production.
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Innovations in Farmland Protection
 Land Trusts
 TLC, Linnea Farm Society, Madrona Farm
 Public Land
 Land Trust holds long-term leases on crown or municipal
land (Haliburton Farm, Nathan Creek Farm)
 Society/Cooperatives
 Group ownership, with long term leases to farmers (Glen
Valley Cooperative, Horse Lake Cooperative)
 Agricultural conservation covenants held by land

trusts


O.U.R. Ecovillage, Linnea, Keating Farm, Horse Lake

So land tenure model, we’ve talked about the land trust, we’ve pretty much
covered that. We have several projects in the network as public land. Haliburton
Farm is municipally owned. We have several cases of cooperative ownership,
which leases the land to individuals of groups of farmers, we already discussed
agricultural conservation covenants. In effect, O.U.R Ecovillage is in effect,
privately owned land by 4 people trying to turn into a cooperative at the moment.
Keating Farm has a conservation covenant.
So this is what some of these farms look like:

Madrona Farm
 27 ha heritage farm near

Victoria BC
 Community fund-raising




TLC as partner
$2 million
Long-term lease to
existing farmers

 www.madronafarm.com

BALTA	
  Scaling	
  Innovations	
  for	
  Sustainability	
  Project	
  
www.BALTA-‐sis.ca	
  

30

Madrona Farm
Madrona farm was land that was a family heritage farm, several brothers had
owned it, issues with succession, the generation is retiring and they wanted to
give an inheritance to the children to not allow the existing farmer, they cant
afford to buy out their relatives to continue farming, it was going to be developed.
The community raised almost 2 million dollars.
In 2010, over 3000 community members came together to raise almost 2 million
dollars to purchase Madrona Farm, a 27 acre heritage farm just 10 minutes from
Victoria. The farm was placed in trust with TLC, where it will be permanently
produced for agricultural production, and is managed under a long-term lease by
David and Nathalie Chambers. The farm currently produces over 105 crops, 12
months a year, which is distributed to 3,500 local customers through farmers’
markets, directly on the farm, and in area restaurants. www.madronafarm.com

Nathan Creek Organic Farm
 Existing Farm Business,

Lacked Secure Land
Tenure
 Partnered with TLC and

KALE CSA Society to
lease Provincial Land
 30 year lease to farmer,

extensive community
involvement
Nathan Creek Organic Farm
Existing Farm Business that was leasing land, kept losing land because of
private land development wanted to build a house, locked away from agriculture.
Lacked Secure Land Tenure
◦ Partnered with TLC and KALE CSA Society to lease Provincial Land, which
31
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TLC holds a sturdy lease on that.
◦ 30 year lease to farmer, extensive community involvement

Glen Valley Land Cooperative
 1997 Cooperative formed

to purchase farmland
 Long term lease to
several farm businesses
 Successful Farm
Business Transition
 Lead member of
Community Farms
Network

Glen Valley Land Cooperative
Another case where an active farm went out on the market, a group of
community members didn’t want to see it resold and developed. This is a good
case of a successful farming business transition. The farmers were able to
purchase the business because they were able to pay for the business, didn’t
have to raise money to buy the land. This is a very good example of facilitating
access to a farm business model.
A group of 60 community members jointly purchased the 50 acre diversified
organic farm near Abbotsford in 1997, which was on the market and slated for
conversion to a cranberry bog. The group formed a Land Cooperative and the
farm was certified as a TLC Conservation Partner, maintaining 8 hectares in
mixed forest as well as utilizing a cooperative model to “to steward the entire
farm for the mutual benefit of the land, wildlife and people”. The farm currently
hosts five independent farm businesses, which share access to farmland,
infrastructure, and marketing responsibilities: Pitchfork Organic Farm, Close to
Home Organics, Mighty Fraser Farm Goods, Glen Valley Herbs and Apothecary,
and Mina’s Honey Pot. www.glenvalleyorganicfarmcoop.org
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Challenges for Farmland Protection
 Multiple Layers of Governance

Land title
 Cooperative/Board of Directors
 Farmer(s)
 Users/shareholders/CSA members/clients


 Competing agendas, objectives

How to resolve conflicts over land use?
 How to prioritize objectives among stakeholders?


Challenges for Farmland Protection
1. Multiple Layers of Governance, which are overlapping. You have the land titles
in the hands of somebody (covenance, cooperative, land trust, society) and many
of these models have boards of directors, with farmer or more than one farmers.
There are also users, shareholders, etc.
Many of these community farms have multiple functions (do not only just produce
food: many of them have recreation model, environmental education practices,
social services, education, recreational value). There is a lot of activity going on,
on these farms asides from just market based food production. So the business
models are quite complex. The governance models of who allows what to
happen on the land, and where, is quite complex and tensions can arise over
what are appropriate land uses and competing over shared uses.
How are people resolving conflicts over land use objectives? How are
stakeholders prioritizing these objectives?
2. Financing
Almost all of these models have involved philanthropy. A lot of these community
members are willing to donate funds and/or land to protect agricultural land. But
as a business model and as a larger structural method for meeting regional food
security, what are the potential models that can be scaled up beyond
33
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philanthropy?
We’ve also identified significant policy contradictions between zoning and bylaws, one of the biggest has to do with ALR, on one hand has done a great job of
keeping farm land protected, protect food production uses, but many models
often don’t allow farmers to live on the land (because additional housing cannot
be bought); Sometimes the case is that you have a large plot of land with one
farm-house but several farming projects. Only one farmer is allowed to live on the
land. This has caused a lot of tension and a dissolution (of some initiatives)
because people are often not interested in commuting to their own farm.
Interesting synergy exists…how do you facilitate access to food production when
housing can’t be on the farmland?
3. Community Visions
Divergent community visions on what a piece of land should be used for? So
community group got together to protect a piece of land and they fell apart
because different sections of the community have different ideals for farming
appropriation ex: small-scale local gardens, versus something more economically
viable like dairy, berries, etc. There are political ideals over what kind of food is
acceptable in these alternative food models. Is farming a lifestyle or a
livelihood? Getting to the economic model of a farm needs a certain model
versus just for community welfare.

Discussion Q & A:
Mike Lewis: In BC, additional covenants cannot be placed on the land. We also
know that we have agricultural lands being gentrified in the Fraser Valley, there
seems to be a real policy problem. Is this something that needs to be researched
more? The very legislation that is protecting the land is also contributing to its
gentrification.
Hannah: This has been one of the main activities of the Community Farms
Network. This is an area where we are stuck; on one hand, we need a housing
restriction to protect the land but on the other hand, this is not allowing for the
right type of housing to be built to facilitate farms production. The whole issue of
gentrification is a huge issue; there is no incentive for that to go away, because
you can’t put the agricultural conservation easement to require that land to be in
production. You can’t even put an easement for organic production. That is not
34
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allowed by ALR.
Mike Lewis: Has there been a major piece of work that has documented this?
Hannah: Environmental Law has done a report on protecting farmland that
discusses all of these issues. They are actively working on some proposals to
ALR around housing and zoning. This is definitely an area that needs a lot more
research and some strategic synergy to connect. This needs to be scaled up and
out throughout the province.
Mike Lewis: How do you transfer land in an agricultural setting from one
generation to the next and keeping it affordable. In Ontario, a major Canadian
multi-national has actually assembled all the rights to acquire farmland in some of
the best areas in the world (all based on urban growth). Foreclosing options even
for traditional food growing, never-mind finding ways for gaining access for a new
generation that is affordable. Do you think this whole area has a potential for
gaining momentum?
Hannah: The shift from previous farming movement is the connection with urban
consumer; all of the sudden urban people are caring about protecting farmland in
ways that they previously have not. Philanthropically, this is very interesting.
People are willing to put their money on the line, to basically take the land out of
the market to put a stop to this seculation. They are not seeing the zoning
working, so they are saying “let’s just get the land anyway we can and protect it
for community benefits”. How far that model can go, I am not sure. But there is a
commitment to put out resources to land protection.
They are teaming up with consumers that are concerned with where this food is
coming from. So you have the Two pronged land acquisition model: one is getting
the land out of the market using a trust, (which is the innovation), but now you
also have this idea of public trust of land that is getting traction as a result of the
consumer movement and the food movement.
Michelle: We've seen here in the CRD, notwithstanding the initial bureaucratic
resistance, at household consumer level, we are seeing a growing demand on
the part of consumers for vehicles for them to transfer property and to co-locate
with others and to share and find ways for preserving housing affordability. Much
more openness to cooperation and get out their checkbooks and support that.
There is a shift around private ownership towards collective.
Ron: There seems to be a very interesting connection from that to the
conservation motivations. We've had different models that we have been talking
about; housing, farmland, etc. All of these models are looking to organize shared
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access to larger land holdings for shared purposes. There seem to be very strong
common interests between conservation motivations (backed by philanthropic
motivations and farmland protection). Would covenants be an effective substitute
for a public trust doctorate? Shared commitment to principals of the land use...
not clear to me how you could have a covenant that forces a positive duty. There
are interesting common strands that link the discussion so far.
Q: I have a question about the nature of philanthropic funding: are you aware of
any non-philanthropic acquisition of farms?
Hannah: Because of institutional, a couple of these have been municipal funding.
Some of this was grant money to allow for the purchase of the land initially. A few
people mortgaged their own homes to buy the land and VanCity put some money
in. Some of them have gotten organizational grants (there has definitely been
institutional support).
There is an interesting case in the states where a company bought a piece of
land with the intent of making it available to small farming and charging small
lease fees. There is a potential for having a business model and having the
mortgage paid by smaller scale lease fees. But you have to have someone willing
to provide this in the first place. There are many ideas of application of this model
that move away from just private ownership. The question is what can they learn
from each other in terms of governance? It should be clear that a lot of these
businesses operating on the land are for profit, they are making a living off of the
land. The distinction is that the ownership of the land is not-for-profit.
Q: are farming trusts created under economic pressures (where the business
model of the farm was in jeopardy) or was the farming wanted to preserve the
long term benefit of the community. What are the motivational dynamics?
Hannah: Several of them are retirement scenarios, where the farmer wanted to
retire, had a successful business but no one could afford to buy it from him. A
successful farm but it was going to be purchased by a multi-national that was
going to purchase the farm and turn it away from its traditional land use. The
community came together to preserve the farm that was in the best interests of
that community. Sometimes there is an inheritance succession issue. It is a case
of getting the land price out of the business models. Farming in BC doesn’t make
sense given these land prices.
Final Discussion
Michelle: What are the implications now for BALTA? Maybe we can start by
talking about what were the “ah-has!” from either this or Pat/Robin’s sessions?
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Noel: Can I just ask, are there any examples of hybrid land trusts where you
have farmland-urban housing mix?
Hannah: - Some of the eco-villages I consider to be that model (Yarrow
Ecovillage in Chilliwack started as housing, but now have moved quite
significantly into farming activities. Now, they are leasing parts of their space to
share that model)-There are several models- Some of these are communitygarden type models
Mike Lewis: I thought it was very interesting when Michelle was talking about
creating a multi-stakeholder group as part of facilitating that research. Hannah,
you also talked about a 2 year process where you convened people, facilitated
conversations and there was a case study that emerged out of that process to
get at the essence of these problems and the essence of the innovations.. You
were combining an innovation with a research process that did the same thing in
terms of animating, communicating, educating, as Michelle was describing.
Did you have criteria in mind when you identified the groups you were going to
convene and engage? Trying to get at the process side.
Hannah: This was definitely a PAR program. Within a year of its initiation, I was
asked to become a part of the advisory committee. The criteria and selection
(alternative land ownership models, we were quite open about what was
considered to be alternative, did case studies of farms that were privately owned
but were performing some type of community function) the 20 farms were all
quite diverse, this was purposeful in trying to understand what are the variety of
ways that people and organizations are pursuing common lands for local food
production (unifying objective). Grassroots movement of urban consumers who
want sustainably produced local food, and young framers who were struggling to
access farm-land; they came together with a common objective.
What is really interesting is a study on farm-land demand, there is a lot of land
available for farming per individual, but those individual models don’t work for
sustainability food production models because they don’t have secure tenures.
They are available year to year but you cannot invest in community network
because you are not guaranteed to have that land next year.
So we need ways to facilitate secure, on-going community land-access.
Michelle: your initial criteria was first based on whether or not they were using
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the innovation? That was the primary thing you were looking for?
Hannah: We were looking for community farming, so farming that was not just
solely a farm business for profit. All of these have a farm business for profit as a
part of them, but all are performing functions beyond the just for profit function. It
was a social economy model as well. That definition took years to come up with,
because we had to identify what unified this network? It was multi-functional
nature, shared land access and community involvement.
Q: In terms of community farms, did you look at how the different enterprises fit
together? If it is a land trust is it connected to community agriculture and coop
models and do those networks have a different outcomes than what it is a forprofit business? I’m interested in the connection between CLTs and other
cooperative enterprises on these farms? I am wondering if you noticed different
outcomes? Resilience, maintenance, etc. as opposed to for-profit business
models? Is there some analytical statement to be made between farmers who
are doing a business model and a kind of for profit oriented agro-business
center?
Hannah: We look at the global food system and then these small scale models
as the antidote to that. Unfortunately, the reach of these small scale models is so
small.
We are doing a current project in Brazil with land-reform communities that have
received land-reform distributions. We are returning to see how they are doing in
terms of food sovereignty. We are finding they are really struggling because of
the broader conjuncture.
These processes are similar in Canada (less so in BC than in Prairies and
Ontario). There is significant pressure for profit driven, highly-technified, export
oriented model. Communities are asking for local models and that is why
philanthropic models because the state is not stepping-up.
To what extent these models are actually more resilient? We don’t have enough
time to say…In terms of the analytical distinction between farmers and the
“greedy agro-business”, it’s a continuum, when you ask people about what their
desired income it is highly varied among young people.
We have young agrarians for example. When you actually interview them what
they are interested they are actually interested in community relationships and
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sustainability issues (sustainability “idea” of farming). I believe that a
sustainable, resilient land use economic model depends on getting land out of
the market.
Michelle: Listening to you Hannah I am struck by an understanding of how the
financing and the policy blocks really are the most significant blocks. In both
examples, we really have some capacity on the ground and in your case you
have connected them together already through the community farm movement,
so there is that coalition of groups. You would think you have started to shift
some of the public policy and create support. As you mentioned earlier, you need
to broaden the constituency base. I see the same on the CLT side.
Without supported financing and recognition to pull land out of the market for
housing at the policy level, we are really not being able to address them beyond
the micro-level. That is really where we need to pay a lot of attention.
Ana Maria: Just to follow up that, if you both can have some reflections. You
have read the mandate for the CBR, can you tell us a lesson that we can learn
from your experience?
Hannah: I think the lessons include, we’ve learned the most when we haven’t
started from zero. When we have taken existing collaborations and existing
partnerships and scaled those up and out. I think my recommendation would be
to look at with our groups and see what are the really interesting questions that
are part of PAR outcomes, (of which our network has many). Where can we see
that interesting connection and commonality among existing relationships…We
can’t say this is our methodology before we know what our partnerships are
interested in researching?
Michelle: for me, looking for innovations that are happening; that would be an
interesting mapping project. From those, to identify if there are gaps in something
that is not happening that BALTA can tap into, to plug a gap; first, I would like to
look at what is already going on. I see an opportunity for research process to
animate and organize at that larger coalition level where it seems so badly
needed.
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