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Ecovillagers 
Alliance 

A Bottom-Up Model for Neighborhood Governance 



Introductions 



Neighborhood Self-Serve Speakeasy 

“Bilco,” Lancaster, Pennsylvania 



Ecovillagers Alliance 

An educational nonprofit whose 

mission is the creation and success  

of Ecovillagers Cooperative, 

a Real Estate Investment Co-op  

for the Mid-Atlantic region 

dedicated to the organization of 

Ecovillage Neighborhoods developed, 

owned, and democratically governed as 

Community Land Co-ops. 



Ecovillagers’ Three Core Concerns 

Received from: 
• “Triple Bottom Line” 
• Permaculture 



The Problem of Ecological Democracy 

A homeowner can decide: 

• Furnishing 

• Non-commercial uses of 
indoor space 

• Amenities available to a 
household 

• Management of a parcel’s 
land 

• Petition for zoning 
variants per parcel 

City government can decide: 

• Size of homes 

• Number of living units 

• Uses of outdoor space 

• Commercial uses 

• Amenities available to a 
city 

• Management of a city’s 
land 



The Problem of Ecological Democracy 

Big property owners decide: 

• Major adjustments to a neighborhood’s 
housing 

• Coordination of a neighborhood’s 
commercial and residential activities 

• Amenities available to a neighborhood 

• Management of a neighborhood’s land 



The Problem of Economic Democracy 

Double Wealth Gap: 

• Rising value of housing 
vs. labor 

• Rising population of  
non-homeowners 

"Deciphering the Fall and Rise in the Net Capital Share“ 
Matt Rognlie (MIT), Brookings Institution 

Commodified Habitat: 

• Absentee ownership 

• Flipping 

• Displacement forced  
by gentrification 



A Cooperative Solution 

A Real Estate Investment Co-op  

for the Mid-Atlantic region 

dedicated to the organization of 

Ecovillage Neighborhoods developed, 

owned, and democratically governed as 

Community Land Co-ops. 



What is an Ecovillage Neighborhood? 

• First and foremost a kinship fabric 

• Democratically owned and stewarded 

• Retrofit from existing human habitat 

• Integrated with existing human habitat 

• Contributing to society 

• Emerging through incremental evolution 

• Managed as an organic whole 



What is an Ecovillage Neighborhood? 



300s College Ave Today 

Lancaster, Pennsylvania 



300s College Ave Today 



+ cluster of 25 houses 
+ cluster of 9 houses 
+ cluster of 10 houses 
+ cluster of 24 houses 
 

68 houses in all. 
Up to 200 bedrooms. 
300 with additions. 

Retrofit Cohousing 



Permaculture Commons 
+ back yards 
+ basements 
+ carriage houses 
+ roof tops 
 
These can become: 
+ edible forest garden 
+ playground 
+ dining hall 
+ gathering spaces 
+ tool library 
+ bike shed 
+ guest rooms 
+ water management 
+ rooftop food growing 
+ geothermal well 
+ power generation 



Mixed Use Industrial space and 
carriage houses: 
+ commons facilities 
+ food hub or co-op 
+ social enterprises  
+ mushroom farm 
+ vertical agriculture 
+ micro brewpub 
+ nonprofit offices 
shared by community 
businesses/co-ops 





What is a Community Land Cooperative? 

• A landlord owned by its tenants 

• A way to rent and own at the same time 

• A way to own shares instead of properties 

• Integrated decision-making for homes and 
businesses sharing our block 

• Permanent democratic ownership of our block’s 
land and buildings 





What is a Real Estate Investment Co-op? 

• A club for pooling our money to invest it together 

• A democratic way to invest in real estate 

• A network of Community Land Co-ops (CLCs) 

• A way for non-tenants to invest in CLCs 

• A way for any member to invest in many CLCs 

• A way to keep cooperative investment liquid 

• A way to divest then reinvest in community 



Step 1:  Ecovillages Begin With Ecovillagers 

This is the REIC (investment co-op). 
It covers the whole region. 









Step 2:  Ecovillagers Co-op Holds Assemblies 

• Assemblies are regional, periodic, and fun 

• Assemblies bring together all stakeholders 

• Assemblies provide workshops, personal support, and 
quality assurance for ecovillages in incubation 



Step 3:  Study Circles Propose Ecovillages 



Likely First-Round Study Circles 



Step 4:  Successful Proposals are Incubated 

Incubator groups work toward 
common milestones to build: 

• Tenant-owner membership 

• Tenant-owner know-how 

• Investor-owner commitment 

• A viable site selection 

• A viable development plan 

• A viable management plan 

• Enough equity for a first phase 

• Approval to incorporate a CLC 



Step 5:  CLCs Are Developed In Phases 

• Property is added as it becomes available 

• Equity capital for development is waiting at the ready 



Step 5:  Tenant-Owners Start Leases 

• Tenant-owners move in as units are occupancy-ready 

• Rent creates CLC dividends (“surplus distribution”) 

• Property development phases continue at the same 
time 







Every Co-op Member’s Journey is Unique 



Antonia’s Process:  Renter to Tenant-Owner 

Joins or starts a local Study Circle 

Joins Ecovillagers Co-op 
   (buys a voting share) 

Helps an idea through the Incubator 

Joins the investors in her neighborhood 
(buys equity shares) 

Is first in line for a unit in her new CLC 
(starts a lease) 





Charles’s Process:  Owner to Tenant-Owner 

Joins or starts a local Study Circle 

Joins Ecovillagers Co-op 
   (buys a voting share) 

Joins Incubator group and says, 
“duplex my house!” 

Sells house to his CLC for equity shares 

Downsizes to the downstairs unit 
(starts a lease) 





Hannah’s Process:  Investing in Community 

Joins or starts a local Study Circle 

Joins Ecovillagers Co-op 
   (buys a voting share) 

Checks out Incubator groups at 
the Ecovillagers Assembly 

Buys equity shares for two future CLCs  

Earns reinvestment ROI right away 

Earns dividends once leases start 





Sociocracy 

• “Governance By Peers” 

• Organizational model for complex cellular systems 

• Decision-making process for consent and equity 
 

• Must be learned by all 

• Must be taught to all 



Ecovillagers Alliance and the Three Core 
Concerns 



Circles & Domains: Ecovillagers Cooperative 

Ecovillagers 
Co-op GC 



Sociocracy: Double-Linked Circles 

Source: sociocracy30.org 



Ecovillagers Co-op and CLCs’ Double Links 

Ecovillagers 
Co-op GC 

West Philly 
CLC GC 

E.ast 
Baltimore 
CLC GC 



Ecovillagers Co-op and CLCs’ Linked Domains 

“Cost of Living” Circle: 

• CLC circle decides rents 

• EVC circle decides equity share valuation 

“Resilience” Circle: 

• CLC circle decides how to use its Resilience Fund 

• EVC circle decides what kinds of uses are allowed 



Questions and Discussion 


