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Introduction

The recent emergence of foodystem planning comes at a time when one in five households with children in
Massachusetts § unable to afford enoughfood, when farmland continues to be converted to other uses
across the state and when many people in the Commonwealth have yetrezover from the recent

recession TheMassachusetts food system is vulnerable to the uncertainties of a changing climate and
pressures on farmers to navigate an increasingly complex regulatory systérthe same time, residents are
grappling with health issies closely tied to nutrition and diet. Despite these barriers, New England is seeing
a resurgence of family farms, an explosion of far me
purchasing food from locahnd regionalsources. Massachusetts is fotunate to have opportunities to
generate energy on farms by using food waste, to hatree priorities ofour antrhunger advocates integated
into the local food systemand to have a longstanding commitment to smart growth and agricultural
preservation.

Thecommunitieswithin the Minuteman Advisory Group on Interlocal Coordination (MAGIHC)ude the least
densely populatedcommunities within of theMAPC region. MAGIC communities are particularly susceptible
to encroaching development on lands suitable fagricultural production.These communities approached
MAPC ir2012 to discuss the possibility of developing a planning program that wouldlp subregional
stakeholdersincrease the economic viability of farming antb protect sustainable foodsheds in the
Subregion (i.efarms and agricultural soils close to metropaan markets). The MAGIC Comprehensive
Agricultural Planning Program was established in May 2012 and was approved for the federal Sustainable
Communities Program grant the MAPC had received2idl0.

An Agricultural Forum was helds a primary engagement strategiyn March 2013, in which over 100
attendees, most of whom were farmers and ranchersvere present The Forunprovided a unique
opportunity forregionalmunicipal officials, farmers and anchers, state and local agricliural organizations,
and nonprofit agricultural service organizations to come together to discuss challenges to working land
protection and economic agricultural viability. The primary issues raisac listed in the table kelow, and are
discussed in great length within this reportaccompanied byrecommendations to overcome these
challenges. Appendices include templates and tools relevant to recommendations provided.

Topic Report | Specific Issues
Section
Incorporating Adgn Planning | 1 Poor planning

Boards lack of ability to respond appropriately to complaints
Perception that municipalities are hostile to farming
Reactive rather than proactive municipal departments

Lack of education regarding productipractices

Agr. Economic Diw 2 Lack of Infrastructure for processing. §laughter facilities)
Need for expandedprocessing facilities

Lack of purchasing by supermarkets
Labor housing availability

Zoning/Regulations 3 Regulationsnesize fits all for large & small operations
Town bans on specific types of practices

Competing interest w/ public uses (recreation, conservation, etc.)
Municipal requirements in regulations (liability & insurance)

Inconsistent arahtiquated regulations
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Topic

Report
Section

Specific Issues

State legal issues around the usemoftipal lands

Regulations: need for better understanding ofapeSystem
Farmers are not defending their rights or do not hawe to

NonRegulatory Measures

Limitations on use by conservation restrictions

Transferring appropriate conservation lands back into agriculture
Use agreements on towwmwned working lands (length of use, prioritig
for type/class of ag.)

Conditions of State AgricultuRéstriction Preservation and Local
Restrictions

Land Tenure & Access

Availability of hayfields and affordable large parcels of farmland
Access to land for young farmers

Farm Succession & Transfer

Limited assistance with succession and acéagsland

Leasing Land

Limited assistance with farmland leasing
Finding affordable land

Public Education

Lack of consumer education on production practices (i.e. organic vé
non)
Lack of knowledge from general public and municipalities

Marketing

Production vs. retail costs
Small farm competition with large commercial & national farms
Buy Local and Direct Marketing Policies not prescriptive

It should be noted that this Program was the first of its kind undertaken in the MAPC Region, and thus, a

very robust stakeholder engagement program was conducted over a series of several months with

assistance from the MA Farm Bureau and the Agricultural Working Group. Agricultpli@nning is a new field
in Massachusetts;within an area of the economybundant withrich history and complexopics. In addition,

the practice of farming andranching in Massachusettgypicallyincludes smaller operations (compared to

national, subsidized farmsg, run by a long line of fanty members as theiprimary means of making a living.
This creates an unusual planninguandary; in which what is being plannedncludes private properties with

a municipallyperceivedresponsibility for serving the phblic good. When theséactors are combined, it is

likely that there aresome issues that are very difficult to come to a consensus on, as was a factor within this

project. These outlier issues have been identified within the report and recommended for hat

investigation.
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1. Incorporating Agriculture in Planning

Agriculturehas received relatively little political support frormunicipal government due to its informal

status. As a result, manyfarmers and ranchersexperience insecurity of land access andimership, and are

unable to invest in the improvement of their land, inputs and infrastructur@lthough the Massachusetts

Department of Agriculture has a widely robust series of programs to assist farmers and ranchers,

sustainability o local agriculture is largely dependent on political commitment from both local astate
governmentrather than voluntary assistance Fortunately, here has been a recent recognition regarding the
importance ofagricultureas a vital component ofand use plannig. Incorporating agricultural assets into a
municipalityd6s master plan, open space plan, and ot
these valuable resources and plans for the sectords

There is understandably some contgion regardingmunicipal involvement in agriculture, as expressed by
the farming and ranching community throughout the course of the Program. From the farmer/rancher
perspective; this is their livelihood, their landand their business. Keeping this disputation imind, the
purpose of exploring this issue was twimld: 1) to begin to educate the farming and ranching community
about the importance of planning and what municipalities can do to ensure their economic viability, and 2)
to receive feedback from municipabfficials regarding the suggested methods for including agriculture into
land use planning without being too intrusive upon private property rights. All of the issues explored
throughout this report keep these same two principles in mind.

Issues

It was alsolutely essentia) and extremely informativefor the project team to meet and learn from the
farming and ranching community regarding their perspectives on mumial engagement and assistance.
What we heard was the following concerns:

1 There has been a ttory of por planning by locabfficials regarding the intersection betweertand
use and agricultue;

1 There is a shared prceptionwithin the agricultural communitythat municipalities are hostile to
farming;

1 Municipal departments tend to be eactive rather than proactive when addressing agricultural
matters; and

1 There is a&ck of municipaleducation regarding agriculturaproduction practices which hinders
their decisionmaking abilities.

Although these criticisms were somewhat difficult folosne munidpal boardsto hear, there was an

overwhelming response from municipal officials regarding their interest in remedying these issues and to
find ways to better work with farmers and ranchers to protect their livelihood.

Recommendations

Specific recommendaions offered by farmers and ranchers and municipal officials, as well as the project
working group.are listed below

1. Include agriculture as a specific topic within Master Plans, Open Space Plans, and other relevant
land use plans.

MAGIC Comprehensive Agricultural Planning Project Report January 18, 2014
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2. Establishment of Agrialtural Commissions in municipalities that do not currently have one.
3. Legitimization of Agricultural Commi ssionds rol e

4. Establishment of aprocess for project review, regulatory changes, and nuisance complaints between
the Commissionand the Planning Board, Board of Selectmen, and Boards of Health.

These recommendations are further explained in the sections belowsthould be noted that a number of
these action items will take time to implement, largely because agricultural protectiand enhancement is a
new endeavor in the field of land use plannin@.herefore, the project Working Group proposes a follay to
this report in the form of an Action Plan for municipalfficials that includeshortterm actions they can take,
as well as bnger term actions that will require followp and assistance from MAPC and partners.

Agriculture in Land Use Plans

Municipal planners engage in land management, physical planning, land use policy/plapsblic
engagement zoning, and municipal landlevelopment. They also influence theylaws and other laws and
regulations at the municipal level and act as an intermediabetween citizens their local governments
Therefore, it is critical for agriculture to be considered in land use planning to enstinat agricultural
economic viability and land availability be considered within land use planning discussions.

In 2007 the American PlanningAssociatiord Blanning and Community Health Research Centgveloped

the Policy Guide on Community and Regionabod Planninghat is based on the following two principles: 1)

building stronger, sustainable, and more seftliant community and regional food systems, and, 2)

interaction of the industrial food system with communities and regions to enhance economiahty, public
health, ecological sustainability, soci al equhety, a
flow of products from production, through processing, distribution, consumption, and the management of

wastes, and associated pycesses @Guidance offered regarding the role planners can take to create or

maintain a sustainable community food system are listeoelow.

1. Support comprehensive food planning process at the community and iaggl levels.

2. Support strengthening the local ad regional economy by promotintpcal and regional food systems.
3. Support food systems that improve thedalth of the region's residents.

4. Support food systems tht are ecologically sustainable.

5. Support food systms that are equitable and just.

6. Support foodsystems that preserve and sustain diverse traditional food cultures of Native American
and other ethnic minority communities.

7. Support the development of state and federal legislation to facilitate community and regional food
planning discussed in generapolicies #1 through #6.

In keeping these goals in mind, municipal planners can include the entire food systéror components of it
d through severalplanning mechanisms:

9 Provide training to municipal officials regarding agricultural practicef order fa planners to be
able to advocate for agriculture and include the subject into land use planning, they need to first
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understand its basic principlesThere are some resources currently available for municipal training
regarding practicesand regulations rdating to agricultureincluding, but not limited to

0 University of Masachusetts AmhersiCitizen Planner Training Collaborative
0 University of Massachusetts Amher&enter for Agriculture

0 Massachusetts Department of Agricultural Resourcégyricultural Business Training Program
(primarily foragricultural entergises but available to municipal officials)

o U.S. Department of Agricultur®ural Development OfficéMassachusetts, Rhode Island,
Connecticut)

o0 Community Involved in Sustainable Agriculture

1 Createa robust stakeholder engagement progranThe goal of this program should be to create
strong working relationships between local governments, the farm community and regional/state
programs to ensue that agriculture is given appropriate consideration in local planning. Since
agriculture is a relatively new area of planning with stakeholders that are often unfamiliar to
planners, predominantly farmers and ranchers, it is critical for municipal offits to gain trust with
these stakeholders first and foremost. After doing so, they can feel comfortable creating a rulti
stakeholderplanning process that involves a wide spectrum of agricultural stakeholders.

9 Include agriculture inland use plans Recommended components to an agricultural planning section
of a land use plan are as follows:

o Inventory of current agricultural practices/facilities (e.g. parcels where farming or ranching is
practiced, community farms, farm training facilities, farmers mkets, etc.);

0 Analysis of potential agricultural opportunities, based on stakeholder information and
mapping (e.g. prime farmland soils layers, open space layers, etand

0 Inclusion of policies aimed at maintaining and enhancinggriculture.

1 Analyzelocal rules and regulations This exercise is particularly importartb ensuregreater land use
compatibility between varied interests (e.gresidential/commercial developmentand agriculture) It
is important for planners to review relevant land use regulations such as site plan review and
subdivision rules, andzoning bylaws to ensure a balanced and positive regulatory climate that
provides opportunity for the groth of farming and ranchingThis topic is discussed at length in
Section 3: Zoning and Regulatory Frameworks.

Master Plans

Master plans, or comprehensive plans, are a planning talat towns can use to define locatommunity
development goals and direct subsequent public policy de@n-making. In Massachusetts, planners have
the unique ability to determine what additional components should be included in a municipal master plan.
Massachusetts General Law Chapter 41, Section 81D, provides guidance regarding the development of a

munici pal master plan and states: OA planning boardés

part or parts thereof as said board may deem advi

MGL Ch41, municipalities must have one to qualify foertain state funds. In addition, municipalities are not
required to make their zoning regulations consistent with the master plan. However, master plans may
impact the content of zoning and other regulations. Therefore, it is a typical practice for Piagn
Departments and Boards to engage in a master or comprehensive planning process.

One way that towns can respond tthe general feedback that local regulations are not supportive of
agriculture is to designate agriculture as a priority land use in theiraster plan.Master plans can include
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such information as maps identifying prime agricultural soils, community goals for protecting farmland, and
commitments to participate in state farmland preservation efforts The ncorporation of agriculture as a
priority land use can also be a precursor for future town votes to adopt the Community Bregation Act,

pass bond issues for agricultural land restrictions and programs, or to adopt agricultural friendly zoning.
Towns around t he st atneastdrplan mcludes mantaimiong:agricbluraviaands dsdpart
of preserving town charactet.T y n g s b o mastar glan&maphasizes the need to protect the prominence
of agricultural land in the community, as wellHadley also identifies preservation of agwultural resources

as a priority in itsmaster plan.4

Agricultural Commissions

Agricultural commissions in Massachusetts Orepresen
agriculture, promote agricultural economic development and protefetrmlands and farm businesses, and
preserve, revitalize and s u sStAgricufturahcgmnissians aredfarneelt b u s i n

through the passage of a local bylaw or ordinance at town meeting, pursuant to the home fule.
Massachusetts, agicultural commissions do not have statelerived regulatory authority, and thus do not
have a particular legal mandate or enforcement authority, but they can accomplish their goals by:
Serving as a local voice advocating for farmers, farm businesses andifiainterests;

Providing visibility for farming;

Working with other town boards about issues facing the town that affect agriculture;

=A = =4 =4

Helping resolve farm related problems or conflicts; and

9 Protecting farmland and natural resources.

According toa survey onducted for the Program to determine the status and awareness of agriculture in
MAGIC municipalitiessevenof the thirteen MAGI@ommunitieshave agricultural commissionsAt the

Pr ogr ambds Fargm, patticigaritsiexpeessed that farmers are noucrently defending their rights, or
do not have the time to do so, and that regulators need a better understanding of agricultural practices.

Municipalities withagricultural commissionsunfortunately do not integrate the commissiongto local
regulatorydecision making, and thereforethey havefar less impact in supporting the viability of local farms
than they could.Furthermore, @mmunication between agricultural commissions and other local regulatory
entities is often sparse, leading to poor coordin#on. Some agriculturalcommissionersin the MAGIC
subregionexpressedthat the only way to know whether other boards or commissions are addressing issues
relevant to farmsis to attend their meetings, which is not a feasible or efficient use of time. Thgs

particularly problematic given that otheboards often lack expertise or understanding of farming, despite the
fact that they may be regulating farms. For instance, other commissions in town may be tasked with
decisionrmaking regarding road closings,ignhage, farmland preservation, and public attractions during
harvest seasond all of which can significantly impact the economic viability of farms in town, though
members of the regulating committee may not be aware of that impact.

! Southeast Michigan Council of Governmeats] Use Tools afidchniques: A Handbook for Local Governiants 2003, at 9.
Available at:http://planningtoolkit.org/agriculture/protecting_agricultural_lands.pdf

2 Harvard Master Plarhttp://www.harvard.ma.us/Pages/HarvardMA_BComm/Planning/exec.pdf

3 Tyngsborough Master Plan. Availabléhtip://www.tyngsboroughma.gov/download/government/master_plan_tyngsborough.pdf
4 Hadley Master Plan. Available dtttp://www.hadleyma.org/pages/hadleyma_admin/hadleymasterplan.pdf

5 Massachusetts Association of Agricultural Commissions, Overview. Avditaibiévatrw.massagcom.or@verview.php

6 Art. 89, § 2 of the Articles of Amendment of the Massachusetts Constitution.

7 Massachusetts Association of Agricultural Commissions, Overview. Avdil@ibidvatrw.massagcom.org/Overew.php
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Agricultural commissias, which are generally comprised of farmers and others active in local agriculture,
can address such issuesln order to best achieve the food systergoalsand planning recommendations
discussed above, the following recommendations regardimagricultural commissions and their roles should
be employed

1 Establishagricultural commissions in municipalities that do not yet have one.

1 Ensure thatexisting agricultural ommissionsare mosteffective and have authority As stated
above,agricultural commissionscurrently are not authorized in Massachusetts by any statierived
legislation. However, there are other models throughout New England in which authority is granted.
New Hampshire Revised Statutes Annotated (RSA) Chapter 674 Sectioredlthorizes local
governments to establish an agricultural commissiom i n accor dance with RSA |
proper recognition, promotion, enhancement, encouragement, use, management, and protection of
agriculture and agricultural Laecudbeawstedfom. 6 Char
order for agricultural commissions to have a specific role in planning and policy making such in New
Hampshire In theinterim, local government could ensure that Ag Commissions are empowered in
the followingways:

o Develop a ommunications plan between the Commission, Planning Board, and other
relevant boards that prescribes a process for communication between boards regarding
development/redevelopment, planning and regulatory change affecting agriculture. Ag
Commissions shouldalso be invited to participate in Town Meeting and other planning or
community events and processes.

0 Revise bylaws or ordinanceand/or create an accompanying review checkligo include a
requirement that boards/commissions consult with the agriculturalommission on issues
affecting agriculture. The bylaw or ordinance should include a representative list of issues
that require consultation with the agricultural commission, as well as a catchall provision
such as odand all ot h e ral opeaationseandgheii egopaanct i ng agr |
viability.déd While there is no statutory requ
such opportunities for coordination among decision making bodies.

Recommendations presented in the following sections agremisedon these general planninguggestions
In order for all recommendations to be successful, it is critical for municipal officialsuoderstand
agricultural principlesand incorporateagriculture into land use planning. In addition, the inclusion of cridit
agricultural stakeholders into the processannotbe over emphasized. The success of the MAGIC
Comprehensive Agricultural Planningrogramcan be assigned in part to the trust build with farmers and
ranchersby the project team and farmers/rancherseventual acceptance of planning and willingness to be
involvedin the process. In addition, success can also be attributed to the sympathetic understanding
municipal officials regardinghe key role that farmers and ranchers take in this important sectahe
sensitivity regarding their livelihood, ahthe willingness to assist withagricultural protection and enhancing
the economic viabilityof farming and ranching
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2. Agriculture as an Economic Development Engine

Context

Agriculturalpractice has been evolving since the dawn of
human civilization. As civilization developed, we moved from
hunting and gathering to cultivation. This eventually led to
processing and on to modern, longdistance and international

trade of both raw and procesed food. Changes ifpractices 0Concord has an a
have often involved favorable and unfavorable elements. For 6f ar mer s def i ned |
instance, duing the last 60 years the U.Sfood became both ~ wealth and patterns of growth. At
inexpensive and plentifub both good things for consumers, varlous points 1n
and an improvement from the past where foodias often known for strawberries, asparagus,

and broccoli. The community
continues to actively support
agriculture to ptr

scarcer and expensive. However, gmsides to those changes
were aless healthy American diet and a loss of farm land and
production outside of centralized production areas. Lower cost

and wider availability of food unfortunately included foods --Marcia Rasmussen
which were heavy with sugar and fat. Where such foods were
once rarities in human diets, they became much more Director of Planning & Land

predominant. Sincethe model for producing inexpensive and Management, Concord, MA
plentiful food often foctsed on economiesof scale, production

largely neglected local gricultural production. In the last half

century or so, agriculture in New England, including the MAPC

region, has diminished, primarily due to economic conditions

that are less favorable from higher land, labor, and regulatory costs.

Municipalitiesin the MAGIC subregionan partner with farmers to protecthe affordability of prime
farmlands andto support profitable local agricultural venturesEffective planningcan generatecreative
ways toreach these mutually beneficial goalsand to the extentthat private and public sectorsvork
together, theywill maximizetheir impact, creating broad economic development benefits. Developing a
strong agricultural economy also depends on developingultiple facets of thelocal food systemincluding
value-added products, retailopportunities, and
manufacturing

MAGIC towns are well situated to be important
contributors to a regional
economically competitive because of their
proximity to Boston and other metropolitan
markets. Preserving land ad expanding the
profitability of the agricultural sector in MAGIC
Agriculture towns has many (_Jlire_c_t and indirec_t economic
System benefits to municipalities. The agriculture sector
providestax revenueto MAGIC municipalities,
while requiring fewer municipal services than
residential development. Farms providgbs and
are important contributors to astrong local
economy Access to fresh local food increases the
health of town residents and increases products
available to institutions and schools. Farms also
provide many moreaeturns by preserving the

Enviro.

Services
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character of each town, aiding the tourism sectpand further enhancingquality of lifefor all citizens.

Farmers can achieve these benefits while utilizing environmentally sensitive growing practices that increase
the market valie of their products and provide vital locanvironmental servicesAll of these benefits create
a virtuous cycle, complementing and reinforcing each other to create a strong and healthy local economy.

Agriculture by the Numbers in MAGIC Towns

The USDAeports that there are 263 farm
operations in the areathat comprises the MAGIC
subregion. Approximately 7,870 acres are
currently being cultivated, with estimated
thousands of additional acres of unused property
that could be converted to agricultural use The
majority of farms aresmallerthan 50 acres in size.
Most of these farms are operated on a futime
basis by their owners, with small numbers
operated parttime or by tenant farmers.

Farmers in the MAGIC region produce hay,
vegetables, livestockand nursery products. Very
few farms produce milk or dairy products, which
continues astate-wide downward trend

attributable to high costs of operation and low profitability. Twentigiree farms in the region, equaling 8% of

the total, are USDAertified organics

Ownership Status of MAGIC Farn

32
TENANFARMED
46
PARITIME OWNER

185

FULETIME OWNER

SourcelUSDA, Census of Ag. 2007

Farms in the area sell their

Agricultural Commodities on Region Farr |

Boxborough
Littleton
Carlisle
Lexington
Grand Total

consumer sales amounted to $1.2 billion in current dollar sales in 2007, according to the 2007 Census of

Agriculture, compared with $551 million in 1997.

8USDA2 007 Census of Ag

riculture,

goods at onsite farm stands,
ocal farmersd ma
& CUT CHRISTMAS direct wholesale, and direct
TREES to local restaurants. Many of
= ANIMALS the farms growing
vegetables rely on a
u VEGETABLE Community Supported
Agriculture (CSA) modeii
B POULTRY & EG( which consumerspurchase
= ORCHARD:! a share of their crop and pre
pay for the full cost of the
m DAIRY PRODUC’ share at the start of the
season.
u HORTICULTUFR
CSA membership and
mHAY farmersdmarket purchases
| have rapidly expanded in the
= FRUIT & TREE NU past few years in the
Massachusetts market.In
the entire US, directo-
CohDg rsé s 3 ica ma l District Profile,

http://www.agcensus.usda.gublications/2007/Online_Highlights/Congressional_District_Profiles/cd2505.pdf
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The market value of agricultural products sold in the 5th ST oooooomoeeo
Congressional District, which comprises much of the MAGIC 1
subregion, was $66,195,000 in 2007 with an average of :
$106,082 per farm. The estimated market value of agriculter :
products produced in the MAGIC region is $27,899,566.00 In :
Massachusetts overall, only 38% of farms had a positive net :
income, with the average net income per farm at $63,560 !

|

Massachusettsd farmland is amd
country, with he average price of farmland at $11,600 per acre
compared to $4,750 per acre in New Hampshit& There is great pressure to develop agricultural land into
housing or other commercial ventures at the expense of broader community neégi®espite growing
interest in and support for purchasing local foods, new farmers find it difficult to obtain land to begin new
farming ventures orto maintain current farms without strategic assistance and support. While programs
exist to purchase agricultural lands under Chagt 61 programs, municipalities may not have sufficient funds
available and often need to find creative crossector partnerships to finance preservation efforts.

With many competing budgeting needs, why would MAGIC towns support and encourage developohéme
agricultural sector? The following sections further explore the multiple benefits of local agriculture.

Virtuous Cycle: Economic Benefitd Local Agriculture

Tax Revenue Contribution and Municipal Services

Municipal planners can make a welllocumented argument that preserving agricultural land is a fiscally
sound development strategy. Town residents support livable and desirable communities but also need to
balance those benefits with affordable tax rates.

Agricultural land and related usesantribute more in tax revenue than they require in municipal services,

even if taxed at a lower agricultural rate. According to Cost of Community Services (COCS) studies in several
Massachusetts towns over a teiyear period, it was determined on average & for every $1.00 of municipal

tax revenue generated by the residential sector, $1.09 was spent in services such as schools and public
safety. Farmland, on the other hand, has a positive cash floas it only requires on average $0.47 to be

spent on servces.14

9USDA2 007 Census of Agriculture, Cohgrsessicanmal District Profile,
http://www.agcensus.usda.gov/Publications/2007/Online_ Highlights/Congressional_District_Profiles/cd2505.pdf

10 USDA, 2007 Censusof Agma | t ur e, CongressionalthDDisgtrriicdté Profil e, OMassachu
http://www.agcensus.usda.gov/Publications/2007/Online_HighliGbtsgressional_District_Profiles/cd2505.pdf

11 Magnusson, Matt & Ross Gittell, James R Cartdp me Gr own, The Economic | mpact Of Local
http://www.foodsolutionsne.org/sites/foodsolutionsne.org/files/HomeGrownReport_finéApdi 2010).

12UMASS Ag. Extensiéiarm Real Estate Valuetp://ag .umass.edu/magriculturaldata/farm-real-estatevalues(August 28, 2013).

13 Executive Office of Energy and Environmental Affai@mar t Gr owt h Tool ki t o6
http://www.mass.gov/ewir/smart_growth_toolkit/pages/mo@g.htmi(August 28, 2013).

“YAmeri can FaKFanl mardf ofr utshe Butur e: Massachusettsd | nvest ments ir
http://www.farmland.org/programs/states/ma/documents/MAInvestmentsfing| (2608).
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Municipal purchase of agricultural land or remosl
from the tax base can result in shoterm costs, Acres of Conservation Land and Property Tax Rates

but longterm economic returns Thesehelp

mitigate the costs and are not shown to raise the g
tax burden. Massachusetts State Aid formulas are 'ig 31600
adjusted to the overall tax basewhich shouldallay '% $15.00
concernabout decreased funding for municipal g
services due to the removal of taxable lands for g $l400
conservation efforts. Eg

c 8 $13.00
The Trust for Public Land studied the development| £& si200

density of Massachusetts communities and 0-1235 1244 2360-  3647- 5744
determined that more commercialized and 232636 S 30876
developed towns do not, in fact, have a lower o 1 Of Permanently Conserved Land
residential tax burden. Insteagdstudies proved that

maintaining a more rural character through increased conservation land controls the need to raise the tax
burden onresidents (see figure abovgs-

Strong and Resilient Local Economies

Thefood sector includes local agriculture, food manufacturing,
food support services, and food retail. Increasing the amount and
diversity of local agricultural products will have a multiplier effect
across all sectors. Farmers purchase feed, fuel, and sugsd
locally to support their business. These jobs and services must
typically remain local and cannot be outsourced.

In addition, the local sale of locally grown agricultural products
adds even more value. When farms sell their goods directly to
local consumers, restaurants, retail establishmentsand
institutions, more revenue remains in the local economy than if
those goods were sold through the wholesale distribution system.
Building local distribution of food adds resilience to a local
economy in the fa@e of any disruptions to the food system or large spikes in transportation or energy costs.
The average household in the Boston area spends $8,072 on food each year, or about 12% of their total
purchases, according to the Bureau of Labor Statics.

Farmeg s & mar kets are a common | ocal direct purchase v
spillover effectof attendees supporting other local businessesand thereby increasing the multiplier effect
of local agriculture.Please see Section 9 for a fiher discussion regarding marketing.

Employment

Massachusetts employs 361,537 workers in food system industries, with 19,592 employed in local
agriculture and 22,159 in food manufacturingt® The average wagén local agricultureis $9,201, and in

food manufacturing, $39,640. Because wages in food manufacturing and related businesses are generally
significantly higher than in agriculture itself, expanding local food manufacturing business would contribute

Brighton, Deb, ThGmnunity Ghbices$: Bhinkirg WHiough tand Gomseryatio®, Development, and Property Taxes in
Ma s s a ¢ titps/iewwifasmdandinfo.org/documents/35390/CommunityChoices_ppl.pdf

16 Magnusson, Matt & Ross Gittell, James R Cartdp me  Gr own , The Economiln INmpva dHta mpfs hl a eal,
http://www.foodsolutionsne.org/sites/foodsolutionsne.org/files/HomeGrownReport_finéApdi 2010).
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to the economic growthof the food system.Additionaljob training and collaboration among school systems
would also be a vital part of this strategy.

Preserving Character and Tourism

Maintaining the rural and scenic characteristics of the MAGIC region is vital to preserving the tourism

economy, which is &ey economic driver. Working farms are an integral part of the beloved scenery of this

area. Farms attract touristswho contribute to various local establishments and attractions. @nar m -0 agr o
tourismdé activities c¢an advermghtéadnetays,piokow-awn oparatibons,e x per i e
farms stands, and horseback ridingMany farmers look to diversify their income by offering these additional
services.

In the MAGIC subregiqrihis includes establishments such as the Nashoba Valley WinenO&chard in Stow,
MA.They offer a number of valueddded products and services in addition to their agricultural products.
Nashoba produces wines from local fruit, such as apples; offers pighurown orchards; and invites the
public to festivals promotingocal agriculture. Nashoba also hosts weddings and events that draw a broad
range of tourists to the area.

Environmental Services

The environmental services provided by local conservation land can be hard to capture in purely dollar

terms, unlike tax reenue or jobs creation. However, local farms and conservation lands provide invaluable
ofreed6 services by filtering water ,h 7 AMassachusetts ng f | oo
Audubon Society study concluded that the annual value of thesersices provided by cropland and pasture

is $1,381 per acre8 When farmland is mismanaged or developed into residential areas, the financial

burden of providing these environmental services may fall on municipalities.

Healthier Residents through Locdl Foo

Promoting overall health and the ability of residents to be productive citizens is an important public
objective. A 2011 study of the health of local residents in an area that includes many MAGIC towns, found
that the main nutrition issues were access tbealthy food and reducing weighit® The study determined that
48% of area residents are overweight, with an increasing number of children becoming overweight.

Increasingthe consumption of fruits and vegetables and decreasing processéabd is a proven stategy for
weight reduction and is correlated with reduced risk of developing many diseases. Local food providers
typically provide unprocessed and sustainably raised food. Partnerships with local food producers can
provide schools with healthy foods at aaffordable cost. Studies have shown that increasing the health of
school foods can show returns through increased student health and academic performaate

In addition, consumers who value highuality foods produced with low environmental and health irapts

are often willing to pay more for local agricultural product$he nutritionalv al ue of | oc al resic
purchasing dollars goes farther when used onJ[lédcal

17 Lopez, Rigoberto A., Univiggyof Connecticubf Ec onomi ¢ | mpacts of Connecticutds Agricult
http://are.uconn.edu/documents/economicimpacts (&#ptember 2010).

8American FakFamsfarmmh# uTuwwet, Massachusettsd I nvestments in Farmlan
http://www.farmland.org/programs/states/ma/documents/MAInvestmentsfingl (2008).

19 Northwest Subbran Heal t h Al l i ance, OCHNA 15 Community Health Network
http://www.chnal5.org/drupal7/sites/default/files/ CHNA5%20Assessment%20Report,q@011).

20Hol | ar , Daniell e, et al ., A g at s tHeatthieddQOptiomsrioaRublio SchooldhiElrerAPmogram ¢ an Di

Improves Weight and Blood Pressureto 63-YearO | d (sofume 110 issue 2 Bes 261267 DOI: 10.1016/j.jada.2009.10.029)
Available at:http://www.ncbi.nim.nih.gov/pubmed/2010285&ebruary 2010).

MAGIC Comprehensive Agricultural Planning Project Report January 18, 2014
Section 2Agriculture as an Economic Development Engine Page2-5


http://are.uconn.edu/documents/economicimpacts.pdf
http://www.farmland.org/programs/states/ma/documents/MAInvestmentsfinal.pdf
http://www.chna15.org/drupal7/sites/default/files/CHNA15%20Assessment%20Report.pdf
http://www.ncbi.nlm.nih.gov/pubmed/20102854

retain more nutrients than lesdresh foods#*Encour agi ng ohyperl ocal é6 food

increases the health value and economic impact of these purchases.

Best Practices in Action

How can municipal governments and regional agencies create a supportive businesganvironment
agriculture and related components of the local food system?

We have identifiedfive examples of communityted best practicesthat support the agricultural economy in
partnership with appropriate norprofit, for profit and public sector entitiesEverypractice may not be ideal

or the best fit for every MAGIC community, but we have selected practices that are appropriate for towns
such as those in the subregion. Certain solutions may also call for regional collaboration to maximize their
economic development potential. In Part IJlwe present additional information and recommendations about
these and other best practices, including implementation resources.

Best Practice Example #1: Concord Food System

Assessment Building Local Food Connections
A Community Food System Assessment
A group of Concord residents and Isiness owners formed a Concord, Massachusetts

group called the Concord Food Network, which engaged local
graduate students from The Conway School to perform a
Community Food System Assessment. With assistance from )
municipal planners, the process highlighted the gaps in s v 6l S <2

C 0 n c ofgodsfisgem, while illustrating the benefit of oo G R e T
numerous local agricultural businesses to the community.

The Conway School | Winter 2012 | Christina Gibson and Jamie Pottern

More Informatiorhttp://concordfood.ning.com/page/community-food-project

BestPractice Example #2: Western Massachusé&it®d Processing Filling and Capping Bottles:
Center WMFPC

The Franklin County Community Development Corporation runs a model
example of a community food hub with its Western Massachusefsod :
Processing Center. This facility provides valuable resources to local farmers|FSl§
small business owners, and institutional grchasers. The facility has a :
shareduse kitchen that new food ventures can rent on a flexible basagd
according to their business needs. The CDC also provides business plannin
health, and marketing support to these ventures. To encourage the use of
local foods at the facility, the Center helps form partnerships with local
farmers and food companies. In addition, the facility has created its own
service to freeze locally grown vegetable§he Center pays farmers a fair price for their produce, then
washes, chops, blanches, packages and freezes thousands of pounds vegetables. The frozen products are
then sold to schools to serve to students throughout the year.

Source: Franklin County CDd

Successful alumni of the foodncubation center often outgrow the space and move to bigger facilities. Real
Pickles for instance,began at the processing center and now has its own facilityhere three fultime and
seven parttime employees process food from six area farni

21 Martinez, Steve, et al., Economic Research Ser\ice,c a | F 0 0 depts ynparte, and tssues,EERR 97, U.S. Department of
Agr i c ittpt/vaviverd.usda.gov/imedia/122868/err97_1_.pd{May 2010).
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More hformationhttp://www.fccdc.org/about-the-center

Best Practice Example #3: Leyden Working Farms and Forests Conservation Partnership

A local agricultural conservation project in Western Massachusettietleyden Working Farms and Forests
Conservation Partnership is a collaborative effort among town, state, local land trusts, and private property
owners that will conserve 500 acres of agricultural
Neighhboring businesses to the projecd two retreat/conference centers that bring jobs and repeat tourists

to the aread were active partners and beneficiaries in preserving the landscape.

Best Practice Example #4: Caretaker Farm, Williamstown

Caretaker Farmn Williamston, MA exemplifies how a muiti
stakeholder and communityfinanced process can protect
local agriculture. Retiring farmers Sam and Elizabeth Smith
wanted to keep their 35acre farm active and prosperous.
Equity Trust facilitated the project witthe following entities,
who all came together to preserve the farm and maintain
longterm affordability:

The Commonwealth of Massachusetts purchased an
Agricultural Preservation Restriction (APR). The price of the
APR representedhe amount of market value removed from  Source: Caretaker Farm
the land by the APR restrictiond’he town donated $500, making it a céolder of the APR.

The Williamstown Rural Lands Foundation (WRL&)ocal land trust purchased all of the land. The price
paid by WRLF repiented the amount of market value remaining in the agricultural land (but not in the
buildings or the land under the farmstead). WRLF receives funding through donations from the local
community (including from the former farmers, the Smiths).

The Smiths réained ownership of one of the two houses on the farm and hold a §@ar ground lease to the
land beneath and immediately around that house.

New farmers Don Zasada and Bridget Spann purchased the main farmhouse and all of the barns and other
agricultural mprovements, andthey hold a 99-year ground lease to the rest of the land. The price they paid
represented the appraised agestricted agricultural value of these improvements. When they want to sell
their interest in the future, the price will be determied by the appraised asestricted agricultural value. This
measure ensures that the farm will remain affordable to future generations of farmers in perpetuity and
protects the community's investment in the farm.

The Campaign for Caretaker Farm was speartdsd by farm memberswho solicited $239,000 in donations
from the local community to pay some of the difference between the value of the farm if it were sold on the
open market and the appraised asestricted agricultural value.

More Informatiarhttp://www.caretakerfarm.org/history.html

Best Practice Example #5: Acton Boxborough Farn
2Executive Office of Hou€bmgpaawdSEcoremi SpbDeVvebbpmént, 0

http://www.mass.gov/hed/business/incentives/edip/jaipowthstory1.htm/| (August 28, 2013).
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Begun in 2008 by an Acton resident who wanted access fiesh local foods, the ActoBo x bor ough Far
Market showcases local sustainable agriculture and promotes organic practices. It is also a forum to

educate the public on food and agriculture topics ani facilitate direct relationships between farmers and
consumers. The market recently adopted a prodaconly policy, which means that vendors may sell only the
produce and/or valueadded products that they themselves grow or make. Local community organizations

can reserve a table to promote their gr obegresa ef f ort
useful marketing channel for towrsponsored programs to conduct outreach. The market provides payment

options for SNAP patrticipants, and the town of Acton supports the market by providing its MinuteVan shuttle
services to help transport elderly ath limited mobility residents to the market.

More Informatiarnttp://www.abfarmersmarket.org/index.php

Assessment & Recommendations

The virtuous cycle of the agricultural sector contributes to a broadray of economic development goals.
While municipalities have primarily been involved with local food systems through land preservation and
zoning, a larger municipal role as an economic development leader is needed to support strong local
economies.Tocreate a robust agricultural sector, municipalities in the MAGIC subregion can be involved at
every step of the food supply chairffom production and processingo distribution, retail sales, and the
utilization of food waste.

We have identified 10 waysMAGIC municipalities can help support their agricultural sector and expand the
multifaceted economic development benefits that result from a strong local food system.

1. Begin with a Community Food and Agriculture

Assessment LocalFood Systems:
Life Cycle Stages and Examples
Local Best Practices

Understanding the unique nature of the local
agricultural businesses in the communities of the
MAGIC subregion may be the best place to begin an i
economic development program. The effort required Agricultural R e
can vary depending on the municipal and community Production PROTECTED LAND
resources available. State and local agricultural

agencies and commissions are a good place to start

to identify information and resources specific to the - REGIONAL
agriculture sector.Every five years,ite USDA Processing SRTeHEN
publishes an Agricultural Census, the most recent of

which was piblished in 2007; however, data from — -

the 2012 census will be released beginning in Dlsmg?uuon FOOD HUBS, FARM

February 2014. Local agriculture has changed quite TO INSTITUTION

a bit in the subregionin the past five years; for Aggregatio
instance, the CSA revenue model is more widely

used today than the USD#&ensus reflects. : FARMERS'
Retail Sales SPELEDS

MAGIC communities should consider expanding the

scope of assessment tanclude agriculture

(production)and also the full life cycle of the food

system(as shown inthe figure to the righj. Food Waste COMPOSTING

Advocatesofthio f ul | f ood systembé Z
it may better connect local residents to the success
of their local agricultural businesses. The process can pull in a wider range of stakeholders to facilitate and
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collaborate on food system change. Including local fd@rocessing and manufacturing businesses in the
assessment process may help connect the dots with the needs of local farmers to find markets for their
goods.

Sample questions for a community food assessment:

1 How many agricultural businesses are located the town?

1 What are their main products and where are they sold?

1 What are the foodsystem needs of this communityFoodsystem planning should acknowledge the
roles that local, regional, national and international food have in feeding the residents oé tlAGIC
subregion and it shouldconsider the impact of each on overall food security.

1 What outcomes (e.g., job creation, health) do we want to measure and track?

Agricultural System Assessment and Representation Resources:

1 AgriculturalCommissionshttp://www.mass.gov/eea/agencies/agr/boards-
commissions/agriculturalkcommissions.html

1 USDA Agricultural Censulttp://www.agcensus.usda.gov

1 CommunityBased Food System Assessment and Plannirmtp://www.pubs.ext.vt.edu/3108/3108 -
9029/3108 9029 _pdf.pdf

2. Ensure that Traditional Municipal Tools Support the Local Food System

Municipalities can actively assist agricultureelated businesses in obtaining permits at théocal and state
level. They can help agricultural entrepreneurs design their businesstescomply with regulatory
requirements and, where necessary, assist in negotiating appropriate variances. Upon receiving request to
issue a permit or a rule change to support an agricultural enterprise, consider how it fits into the agricultural
system. What gap is it filling? How could it be structured to fill that gap emdetter and help get more high
quality products to market?

Assisting farmers with tax burden and incentivizing agricultural businesses through tax assistance is an
important role for municipalities. Six towns in the MAGIC subregion have a split tax rate for agricultural lands
as residential/commercial. Five towns classify agricultural land as open space. Towns can consider providing
tax assistance during rehabilitation of land or of a hiding that will be used to support the agricultural
economy. Towns can also forgive back taxes on properties undergoing changes in use that will allow the
propertiesto contribute to the agricultural economy.

Chapter 61A, described in detail elsewhereinhi s r eport, can be promoted an:t
offices in ways that make a meaningful difference to local agricultural land preservation. Additional

opportunities also exist to support tax relief faracts of land that are smaller than five a@s and arein

production.

3. Promote Local Food and Agriculture through Increased Public Visibility

Municipalities in the MAGIC subregion take great pride in their agricultural heritage and offerings. Explicitly
promoting local agriculture through multigl channels and vehicles is an importaniote for municipalities to
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play. Making connections to regional Buy Local organizations is an important way to further expand the
impact of local town efforts. A Buy Local organization has not yet been establisheaseéhterritory covers the
MAGIC subregion, a gap that might be successfully addressed by creation of éoregpecific Buy Local
entity. Town websites and brochures can also highlight local farms.

4. Coordinate with Agriculture and Business Organizations

Municipalities should ursue actions to support the agricultural economy ipartnership with entrepreneurs
and with appropriate nonprofit, for profit, and public sector entities. In order to make relevant plang is
important to get to know the organizgons in your region that are already active in the agricultural sector
These includeUMass Extension, 4, Grange, MA Farm Bureaand the County Conservation District. These
organizations can help with planning and implementation of any agritural development strategiessuch

as:

1 Agrotourism Festivals and FairsHold seasonal or yearly agrmurism festivals and fairs to engage
community support of agriculture. A O0Strawberry
creative ideasto raise awarenessof and pride in local productsFarmers should participate in ways
that can earn them additional revenue (noffor example, donating products

1 Recognition awardsConsider creating an award fathe businesses andpeople whodo the most to
promote local agriculture.

1 Farm GuidesPublish an online and/or printed guide to all area farms to alert residents and tourists
to ways they can support the agricultural sector.

1 Education Create school poster or essay contests to prometocal foods and agriculture.

9 Signage Provide access to signage and advertising space for farmers on town property.
Realistically, no towncan support its entire agricultural system needs across all inputs and outputs. Working
in collaboration with regbnal partners will be fundamental to meeting the gaps of local agricultural
economies.

Potential Partner Resources:

Massachusetts Farm Bureau Federatiotttp://mfbf.net/

Massachusetts FouH Foundation:http://www.mass4hfoundation.org/

UMass Extensiorttp://extension.umass.edu/

Massachusetts State Grangehttp://www.massgrange.org/

Farm Credit Eashttps://www.farmcrediteast.com/: https://www.farmcrediteast.com/

= =/ =4 =4 =4 =4

Middlesex Conservation Districtittp://middlesexconservation.org/

5. Cultivate Workforce Development, Training, and Education

Leadership and training for farmers is an important element fémcal foodsystems growth and should be
included in municipal workfore development plans. For instance, faners increasingly require foogafety
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training to be able to sell into wholesale markets and food hubs. Local agricultural commissions can
collaborate to provide useful educational programs for community residents dff ages, perhaps by
surveying the needs of local farmers.

Educating the next generation about agriculture and food is an important task for towns and school districts.
EssexAgricultural and Technical High School, located in Danvers, Massachusetts, isrofpeenrollment from
MAGIC area youth. Local school districts can encourage youth with an interest in agriculture to explore this
educational opportunity andcan perhaps provide transportation assistancedutof-school educational
opportunities, such as 4H programs, are also a good resource. Town recreation departments can even
provide supplemental income to local farmers by contracting out classes. The Bedford, Massachusetts
recreation department facilitates a handsn farm work class for youth at the Chiin Farm. Parents pay a fee
for this program to the town Recreation Department, and children form connections with their local farmer.

Workforce Development & Training Resources:

I Massachusetts Workforce Alliancéhttp://www/massworkforcealliance.org

1 Food Saéty Educationhttp://www.mafoodsafetyeducation.info/about/about/

1 Business Planning Assistancdittp://www.mass.gov/eea/agencies/agr/land-use/agricultural-
businesstraining-programabtp.html, and

1 http://nemassachusetts.score.org/chapters/northeastmassachusettsscore

1 Massachusetts 4H: http://mass4h.org/

6. Support Farm Viability with Supplemental Revenue Streams

Often, supplene nt a | revenue from related recreational and ¢
economic viability. Economically beneficial recreational and accessory uses include corn mazes,

u-picks, winery events, farm stays, slaughtering facilities, renewable egg production, and orgaits

composting.All of these activities increase farmer income and provide important recreation and

sustainability benefits to local communities. Agricultural commissions and municipal representatives can

work with the community ad farmers to ensure projects have minimal impacts on neighboig/e

recommend that MAGIC communities use the tools found elsewhere in this report to ensure that municipal

bylaws and other policies allow fosupplemental revenue streams where appropriate.

In particular, renewable energy production is a new and promising field for agricultural application.
Renewabl e energy projects reduce our regionds depen
utility prices for farmers. Municipalities camvork with farmers to find suitable sites to build renewable

energy projectsincluding biomass, solar photovoltaic, and wind power projeciBhe innovative community
financing mechanisms mentioned above might be a good fit for these types of projects, lasyt combine a
growing public interest in supporting both local farms and renewable energy. Often, the best source of
savings is energy efficiency or conservation measures that reduce monthly utility bills, putting additional
cash in f adacashthat theyltam nseé ® further expand their operations. The Mass Farm Energy
Program (MFEP) can provide funding and assistance to farms for both renewable energy and energy
efficiency projects.Withtips, audits, and resources, MFEP helps farms conserve engand improve the
energy efficiency of farm operations, enabling farms to capture energy efficiency savings before investing in
more costly renewable energy technologies.
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Municipalities often struggle with solid waste problems and pay increasingly higesdo haul waste to
environmentally polluting incinerators or landfills. In response, some towns are aggregating food and yard
waste for composting or energy production at local farms. Farms earn extra revenue and provide rich
compost, a needed and usefulocal farming input. Marblehead, Massachusetts recently instituted a program
to divert food waste from school cafeterias to a local farm for composting. The program cuts food waste sent
to the transfer station by 50 percer®. .24 The Commonwealth monitorsrad approves new oHarm

composting facilities to ensure that they meet health and safety requirements and do not negatively impact
neighbors.

Supplemental Revenue Stream Resources:

1 Massachusetts Agricultural Tourisnhittp://www.mass.gov/eea/agencies/agr/markets/agritourism/

1 Massachusetts Farm Energy Prograrhttp://www.berkshirepioneerrcd.org/mfep/

1 Massachusetts Compostinghttp://www.mass.gov/eea/agencies/agr/about/divisions/agr -
compostingprogramgeneric.htm|

7. Promote CommunityBased Agricutural Financing

Keeping farmland in agricultural productivity is the foundation f@ strong agriculture sector, butdnding a

large array of agricultural preservation projects solely through municipal funds is impossible. It also may

miss an innovatve®s ur ce of funding for |l ocal farms: the peop
and municipalities share many incentives to support their agricultural sector. Frequently, a farm that is a

vital part of the town is in desperate need of financialssistance to ensure its preservationand residents

are simply waiting to be asked to demonstrate that support.

Spearheading a communitpased financing project for agricultural lands may require a municipality to
partner with local land trusts, norprofits, individual landowners, farmers, state agencies, and neighborhood
groups. Models exist where both the land and the buildings on it are owned fully by the town, land trust, or
community group. After the land is purchased, it may beseld or leased to acommunity group or private
farmer.

Crowdsourcedfunding via online channels has become a viable and popular method for funding new
business ventures. Cities are starting to use this new technology to fund important progra@sizinvestoris

a free online platform that helps municipalitiecreate easy campaigns to fund projects. Only local
government entities can post projects to raise money on Citizinvestor, with cities such as Philadelphia and
Boston and smaller towns currently participating The potential for civic engagement in these new funding
platforms has wideranging benefits for municipalitiesn (and beyond the agricultural sector.

Farmers often need help financing their existing ventures beyond initial land purchases, but max kaccess
to traditional capitalsuch as bank loans, othey cannot afford the high interest rates that traditional capital
sources require. Typical investors also like to see a shoetm return on their investment. Unlike large
metropolitan areas, MAGIC tens may not have the capital to create their own business loan programs or
grants. However, in communitpased financing models, the capital can either be structured as a donation or
have a longe#term horizon for repayment. Special agricultural financeexist to primarily fund small

23 http://www.wickedlocal.com/marblehead/news/x2082696843/Fronafeteriato-compostMarbleheadschoolslivertingfood-
waste?zc_p=0

24 http://www.wickedlocal.com/marblehead/news/x2082696843/Frenafeteriato-compostMarbleheadschoolslivertingfood-
waste?zc_p=0

25Ci t zi nv e $ttpdwww.citlziRvAsdcom/faq(August 28, 2013).
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agricultural businesses and provide reducedost loans for land acquisition or business growth. By helping

farming ventures enrollinthecCo mmonweal t hds Farm Vi abibypravigihgEnhancem
community business planing assistance, municipalities can ensure best use of community resources to

support agriculture.

Municipalities can also introduce their agricultural sector to the following innovative private financing models
and community resources that directly supgbagriculture:

The MultiYear CSA Financing Model allows consumers to {ogy their CSA allotment for multiple years.
Typically farmers give the CSA customer a bonus or discount for this membership. To mitigate the risk of the
transaction being classifiel as a security (which may require registering with state and federal authorities),
farmers should make clear that the CSA share is being sold simply as a method forprging a service, not

as an investment vehicle?®

The MassDevelopment/The Carrot Praje Small Farm Loan Prograroffers loans to farmers in
Massachusetts. The loans are available for $3,000 to $35,000 at 6% to 7% interest rat&s

Equity Trust Fund loans are typically between $5,000 and $150,000 with inteserates of between 5% and
7%.Theloans are financed via small donations of at least $1@0. Donors earn up to 3% retur8

KivaZip provides an online portal for small farmers to fund their ventures. The campaign can be easily
marketed to the local community for support. Lenders can suppdarming ventures with as little adive
dollars, and they canreturn payments through the system but receive no interezt A municipality can help
the program by acting as the entity to officially endorse the business.

Communitpased Agricultural Fircimg Resources:

M Citizinvestorwww.citizinvestor.com

1 Equity Trust Fundhttp://equitytrust.org/

1 Farm Viability Enhancement Program:
http://www.mass.gov/eea/agencies/agr/about/divisions/fvep.html

1 KivaZip:https://zip.kiva.org/

1 MassDevelopment/The Carrot Project Small Farm Lodritp://thecarrotproject.org/

1 Multi-Year CSA Financing Modédlitp://www.uvm.edu/newfarmer/business/finance-
guide/Chapter8.pdf

1 Roadmap for City Food Sector Innovation and Investmehttp://w allacecenter.org/our
work/ResourcelLibrary/wallacepublications/Roadmap
%20for%20City%20Fo00d%20Sector%20Innovation%20and%20Investment. pdf

%6Mi chel sen Esq., Kristina, and Ben WXtarm&S$A Bmninaercsingy MofdeVér
http://www.uvm.edu/~susagctr/resources/FinGuideChapter8.(20112).

27The Carrot Project, otédteesamapnojed. erd/finacinb/massachis¢fagust 28n2013).

2BEquity Trust, 0Far hnttp:/equdytrdstom/date@yyoans/farmsano-fmads (August 282013).

2National Young Far mer s Osisvoac iZaitpi othe,| posR eCsoonunreccet SSpuoptploirgthitn g Co mn
http://www.youngfarmers.org/resourespotlightkiva-zip-helpsconnecsupportingcommunitiesithentrepreneurs(June, 2013).
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1 Creating a Community Investment Fund: A Local Food Approach:
http://www.cuttingedgecapital.com/wp-content/uploads/Creatinga-CommunityinvestmentFund-A-
LocatFoodApproach.pdf

8. Explore Possibilities for Municipal Financing of Farm Workewukiaog

Towns have significantly assisted the agricultural sector pyrchasing land, and thusassuringthe
affordability of farmlands.But as housing prices rise, communities are also faced with an increasing lack of
affordable farm worker housingWhile municipalities need to find creative applications of outside resources
to achieve community agricultural objectives, communities also have access to funding resources that are
not readily available to the private sector. Clearly identifying available finaaleiesources, then leveraging
those funds with community financing, will help ensure a strong agricultural sector.

The Community Preservation Act (CPA) allows towns to raise funds for preservation, affordable housing, and
open spaces through a property taincrease. Many towns in the Massachusetts have successfully used CPA
funding to purchase working farms, including the farm residences. The Newton Community F&om
example,restricts occupancy of its farmhouse to farmers. The house was included in fhechase of the

farm property financed with CPA funds. While the house does not qualify as affordable housing according to
Department of Housing and Community Development regulation, it is still an important component of a
successful plan to ensure agrictlire business viability. Concord has recently used town and CPA funds to
purchase the McGrath Farm, prioritized because it included housing opportunities. A local affordable
housing group funded by community members also committed an additional $200,000 dssist in

renovating the farmhouse into two units of housing. The property will be made available to a farmer and
farm worker at an affordable monthly rent

Municipal Financing Resources:

1 Community Preservation Coalitiofttp://www.communitypreservation.org/

1 APR Municipal Grant Progranhttp://www.mass.gov/eea/agencies/agr/land -use/municipal-grant-
information.html

9. Look for Opportunities to Support Infrastructure Planning and Investment

The market demanl for prepared local farm goods such as salad mixesd jams has grown substantially

The seasonality of New England food systems requires farmers to employ seasaending growing

methods, storage facilities, distributions hubs, and food processing methods in order to provide yeand

local retail goods. The agricultural sector alsageates a wider economic impact when added value is created
through processing and manufacturing. The MAGIC subregion is currently lacking sufficient facilities to
process much of its local food. As mentioned above, individual farmers or small business owwri® not

have the necessary capital to finance construction of their own processing facilities. Without access to
processing, storage, or local distribution centers, they are missing out on important business opportunities. A
comprehensive municipal busiass attraction and retention plan must include support of sharegse

facilities.

30 efferts, Jennifer FerBpston GlobegxConcor d6s purchase of Mc &6rath farm wil!/l keep t
http://www.bosbnglobe.com/metro/regionals/west/2013/08/24/concorepurchasencgrathfarm-will-keep-traditiongoing-century
farmingfamily-legacy-endsbutfarmingwill-continudamily-legacy-ends/eesFZ3qi3vMxvX2XrryiaJ/story.hf@ligust, 24, 2013).
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Another option is to create a local food hubfacilities or

organizationsthat manage the aggregation, storage, processing,

distribution or marketing of locally and regionallproduced food.

They fulfill from one to all of these functions and come in a variety < | y r ocoriseneridemand for
of shapes and sizesA national model for this type of organization |54 and regional food is an

is the Local Food Hutestablished in Charlottesville, Virginidt is economic opportunity for America's
an innovative hybrid nonprofibrganizationworking to develop a farmers and ranchers. Food hubs
sustainable bcal food distribution model. Their mission is based facilitate access to these markets by
on the belief thatsmall, family farms should be able to sell their offering critical aggregation,

produce to large, wholesale markets such asospitals, marketing, distribution and other

restaurants, public schools, senior centers, and grocery stordsis services to farmers and ranchers. By
possible for a Subregional organization to be established for this  serving as a link between the farm or
purpose. The Local Food Hub organization has producedailine ranch and regional buyers, food hubs

presentationto guide folks interested in establishing a hub and keep more of the retail food dollar
they are available to consult with interested parties. It should be  circulating in the local economy. In
noted that inNovember of 2013 theDepartment of Agricultural effect, the success of regional food
Resources (DAR) awarded $200,000iBuy Local grants to non hubs comes from entrepreneurship,
profit organizations dedicated to promoting local agriculture across sound business sense and a desire fo
Massachusetts.If available, this grant source may be a viable social impact. o
funding mechanism for the expansior development of By Local ) _
programs. --T Tom VllsaCk,

USDA Secretary,
Since funding completely new ventures can be challengirigis a August 2013

good strategyto consider how new public investments already

being planned could meet agricultural or food system needs. For

example, if a new school ibeing built, a community kitchen could

be located there. Designing a school kitchen with the capacity to

cook and store fresh foods might also provide an opportunity to promote local foods. The extension of a town
water line could be an opportunity to exand foodprocessing capacity. Existing industrial parks may be able
accommodate a food hub with minimal modification.

Infrastructure Planning and Investment Resources:

9 USDA Guide and Lists of Food Hulygtp://www.ams.usda.gov/AMSv1.0/foodhubs

1 National Good Food Networ& Food Hubshttp://ngfn.org/resources/food -hubs/food-
hubs#researchresources

10. Encourage Schodistricts to Purchase Local Food

Food hubs clearly help aggregate |l ocal farmsd goods
need longterm and highvolume customers. Local institutions such as school districts are the ideal

purchasers. Locabkchool districts are increasingly interested in purchasing healthier foods that are both

nutritious and affordable. Fresh produce from local farms is the perfect match to achieve these objectives.

Food hubs may even find that success with local school thprograms helps them reach other markets as

t h e Iexpdrienée andcapacity grows to serve larger customers.

In the 2011-2012 school year, 231 Massachusetts school districts, 48 colleges, and 41-K independent
schools purchased food from over 114 famers and increased local food purchases from distributors,
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according to the Massachusetts Farm to School proje¥tSchool districts also often offer health education
programs to complement the improved food offerings.

Institutional Purchasing Resources:

1 Kids Eat Smart Concordattp://www.kidseatsmart.org/index.html

1 Massachusetts Farm to School Projedtttp://www.massfarmtoschool.org/

9 Farm To Institution Nev England(FINB: http://www. farmtoinstitution.org/

31 Massachusetts Fatnro Sc ho o | Phtt/jweve. hassfainfosciooal.org/abeus/
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3. Zoning and Regulatory Frameworks

Regulatory Framework$o Support Local Agriculture

Context

While the focus of thisStudy was todetermine how municipalities can help support and local agriculturé,
should be noted that municipalities can hinderagriculture within their bordersf using antiquated or
unreasonable regulations and policiesWhen asked about the challenges focusing agriculture timle MAGIC
Region, and throughout Massachusetisnany farners stated that municipal regulationwas a significant
issue. There are a number of reasons for this:

1 Town officials are often caught between neighbors with legitimate, or sometimes less than
illegitimate, claims about odor or noise from the farm, and th&armer. Withlimited knowledge about
agriculture, many officials are not equipped to find a balanced solution to such conflicts.

1 Where agriculture is not prevalent in a town, officials are not always aware of the protections
afforded to agriculture under tate law.

1 WhileMassachusettsis a Home Rule State, the legislature has recognized the importance of
agriculture to he citizens of the Commonwealthnimany cases legislationhas standardized
approaches to the regulation of griculture and limited the authorityof municipalities There are
several primary areas where towns are governed by state law in their oversight ofcadfiure: public
health, pesticides and plant nutrientsice. fertilizer and manureuse), and zoning.

Boards of Hedth (BOHSs) have fairly broad authority in what they can regulate. However, there are limitations
under state law in what they can regulate relative to agriculture. These generally relate to declaring farms to
be a nuisance. Relevant statuteghclude MGLs @&. 111 Section 125Aand Ch 243: Section 6. In short,

these laws do not allow BOHSs to declare a farm a nuisance if it is operating within what are considered to be
ogenerally accept@BbardodHeath authority is @so limited ghaman health. Humane
concerns, wetlands concerns (absent a direct connection to drinking water) and other issues not directly are
not within the authority of BOH.

Under a 1994 amendments made to the state Pesticide Control Act (MGL 132B)nicipalities may not
regulated6t he | abel ing, di stribution, sal e, storage, tr
pesticides ®his preemption applies to all pesticides, not only those used in agriculture. The driving force
behind the preemption was a desire teensure sciencebased regulations, and to prevent conflicting
requirements in different towns?? Animal manure as well as nutrients from fertilizercan pose water quality
issues if not uses and managed properly.ike pesticides, ensuring proper managemenof nutrients is very
sciencebased. As ground and surface water resources often straddle town lines, it is important to ensure
that regulations and strategies to ensure proper management of manure and nutrients are consistent state
wide. Because of this, lte legislature passed a law limiting the authority of municipalities (with a very few
exceptions) to regulate manure and feitizer use a plant nutrients Municipalities may not regulate the use

of fertilizers or manure(https://malegislature.gov/Laws/SessionLaws/Acts/2012/Chapter262). In the place
of municipal regulations, the Department of Agricultural Resource is required to implement regulations
governing the use of manure andertilizer.

32 Where more than one generally accepted practice exists, BOHs may not dictate which practice a farm is to use.
33 https://malegislature.gov/Laws/GeneralLaws/Partl/Title XIX/Chapter132B/Sectionl
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After World War Il, suburbia began encroaching into rural and agricultural areas outside of larger ¢itiesh

as Boston Before long, many farms found themselves in residentially zoned areas and held to zoning
requirements that prohibited hem from growing and operating as a farm. In respse, the legislature

passed Massachusetts General Law (MG4Qa Section 3 that largely exempts qualifying farms from local

zoning assignmentsor requires a special permit forathe use of land for theprimary purpose of commercial
agriculture[..] 6 |t al so sti pul at e prohibih@rtunréasomablcrégplatel oi réquirea s h a
special permit for the use, expansion, reconstruction or construction of structures thereon for the primary

purpose of commercial agriculturgé .64

Issues

This section of the report discusses regulatory issues that were raised@sponse tothe municipal

agriculture aurvey,by participants ofthe March 2013 MAGIC Forum, bworking group members, andvia

interviews with several public officials and planning staff in MAGIC communities. Attendees at the MAGIC

Forum raised some general concerns about the impact of laegulations on agricultureThey felt that

some towns unfairly ban certain agricultural practiceand that local regulations ae inconsistent and

antiquated.Par t i ci pants also noted that some slieaealf ineguwld
approach to regulating agriculture, when in fact regulations necessary for large agricultural opera are

poorly suited to small operations.

Best ¥rsus Normal Agricultural Practices

While the terminology varies somewhat between statutes, the concept of Normal Agricultural Practices is
integral to many of the agricultural protections/Exemptions in MAw:

1 MGL Chapter111 Génerally Accepted Ag Practicesbd
1 Wetlands Progction:0 Nor ma | Mai ntenance and | mprovementéd
 MGL40a Secton30 Reasonably Regul ated

While the terms are often used interchangeablyjyormal Agricultural Practicegand equivalent terms) are

not the same asBest Management PracticesWhen referencing either term, municipalities should be clear

to distinguish between the two.

Normal practices are those practices which most if not all farmers can be exped to do at ay given time. It
should be roted that:

1. There may be more than one normaractice for any given activity.

2. What is oOonormal é changes over time and may be di
different types of farms.

Best practices are those mctices which may be desirable from an agricultural, health, environmental
point of view,and many farms at given time may need assistance in achievitigese practices Assistance
may be related to financial, technical or educational assistance.istnot appropriate to require best
management pactices for farms in a regulatory contextvithout ensuring that assistance is available.
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As previously notedpracticesvary over time and between farms and geographies. Municipalities will likely
need assistance in determining what &lormal or Best Practicemay be for a given farm in a given area.
Good sources for determining what practices are normal and best include:

1 USDA Natural Resource Conservation Servidbere are several county offices throughout the state.
The State office is in Amherst.

1 MA Department of Agricultural Resources
1 UMASS Extension
1 MA Farm Bureau Federation

Zoning Concerns

Zoning regulations have a mar impact on the viability of local agricultural operation3.he need for
improving local zoning came up in several ways:

9 Agricultural Zoning ExemptionFor a farm toqualify for zoning reliefMGLCh 40a Section 3 requires
that it producea certain percentage of products for sale on site or in Massachusetts. Before 2010,
Section3 was applicable only to parcels of 5 acres or morélowever, in 2010 thelegislature
expanded the applicability of this sesakofon to al
products produced from the agriculturgé ] use on the parcel annually generates at least $1,000 per
acre based on g3 Ammberoadwessn thee MAGIGsulsegidn have not updated
their ordinances or bylaws to be consistent with th2010 amendment. Concern was expressed that
some towns may require special permits for activities that are exempt from zoning uni&sLc.
40A, 8§ 3, as interpreted by Massachusetts court3.here is a great deal of case law from
Massachusetts courts applyingection 3 to various scenarios and sets of facgs.For instance,
courts have found the following:

Ice cream stands selling ice cream and dairy from out of state are not exen3gt
Slaughterhouses for livestock raised onsite are exem#st

Mobile home trailes used as residences for dairy farm employees are exenspt
Piggeries are exempt?

Boarding, training, or grooming of dogs not owned by the landowner is not exefpt
Removal of gravel that is not incidental to an agricultural use is not exenipt

Tree nuseries with stock from offsite that does not involve onsite cultivation is not
exempt43

0 A greenhouse and related fuel tank is exempt

O O O 0O 0O O o

352010 Mass. Acts 240, § 79.

36 What follows is a small sampling of case law from Massachcmettsnterpreting G.L. c. 40A, § 8is list is not exhaustive and is not
intended to comprehensively represent the entire body of case law interpreting that statute.

37 Minty v. Nat Arena, et. aNo, 963254-J, 1998 Mass. Super. LEXIS 109 (May 15,8099

38 Modern Continental Const. Co. Inc. v. Bldg. Inspector of #alitdss. App. Ct. 901 (1997).

39 Miller v. Turner, et. aNo. 66257, Mass. Land Court (January 3, 1975).

40 Bldg. Inspector of Mansfield v. Cu22nMass. App. Ct. 401 (1986).

41 Towrof Sturbridge v. McDowedb Mass. App. Ct. 924 (1993).

42 Henry v. Bd. of Appeals of Dunstatil8 Mass. 841 (1994).

43 Bldg. Inspector of Peabody v. Northeast Nursergliddlass. 401 (1994).

4Town of Tisbury v, ,27MassAplCal®64 (1989 eyar d Comdn
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o Farm stand and related offices are exempt ihe 50% rule is met during the growing
season4s

1 Signage RestrictionsSigns are extremely important for attracting customers to farms, but the
placement of signs is highly regulated at both the local and state levelswas evident inworking
group meetings and interviews with municipalities that many farmers view theirtosvi® s i gnag e
regulations as detrimental to the promotion of agricultural operationgor instance, farmers in
Bolton have complained that theéown overregulates signage. In Concord, the local bylaw has been
changed to be less restrictive for farm signs, baihey have found that stringent state signage laws
remain an obstacle.

1 Accessory Uses on Farmséncome diversification can be extremely helpful to the economic viability
of a farm. Some farms find it helpful to incorporate accessory land uses into theiroperties for
diversified revenue, with farming remaining the primary land us&ccessory uses that can add
diversified income include retail sale of farm products, bed and breakfasts, craft&terinary
services, wedding venues, and other revenue geneirgg events, among others. Massachusetts
courts have found some accessory uses to be exempt from zoning regulatiorMiylLc. 40A, 8 3
(e.g. farm stands), while finding that some others are not exempt (e.g. veterinary hospitéls).
Members of theworking group noted that some towns prohibitively regulate accessory uses that
courts have held to be exempt from zoning und&GLc. 40A, § 3.

Right to Farm Bylaws

Righttofar m byl aws are gener al byl aws (not zonimg byl aw
accorded to all citizens of the Commonwealth under Article 97, of the Constitution, and all state statutes and
regulations, including but not limited to: Massachusetts General Laws Chapter 40A, Section 3, Paragraph 1;
Chapter 90, Section 9, Chapter 111Section 125A and Chapter 128 Section 1A hus, right to farm bylaws

make reference to existing laws and their associated rights, but do not create or grant new rigiitss bylaw
encourages the pursuit of agriculture, promotes agricultiHgased economic oportunities, and protects

farmlands within a town by allowing agricultural uses and related activities to function with minimal conflict

with abutter s amAdcording o the MAGECMG Suevay, séven municipalities in the MAGIC
subregion have ightto-farm bylaws, and five do not (one town did not respond). At the MAGIC Forum,

several participants noted that existingrighibf ar m byl aws need more O0teetho t

Preservation of Agricultural Land

Many towns are experiencing a loss eforking agricultural land to developmentor instance, in Bolton
some small farms have been converted to subdivisionkn interviews, towns expressed a desire to utilize
land use regulatory tools to keep land in agricultural productiomhe Massachusettd~arm Bureau (MFB)
expressed considerable concern regarding the use of zoning &gricultural land preservatioron the basis
that such regulatory tools remove development value from land, and reduce the ability of farmers to use
their land as collateral 6r loans.However, upon further discussions with MFB, there is agreement that if
zoning provisions were applied correctly, there would be less of an impact to development value. For

v on Jes s1991.WLQ12P264, IMass. Land Court (January 04, 1991).

6 SeePrime v. Zoning Bd. of Appeals of Nor&IMass. App. Ct. 796, 80203 (1997) (Discusses applicability of G.L. c. 40A, § 3, to
farmstandsCourt found that a 40x60 foot farmstand selling agricultural products grown on the property, as well as other products, could
not be prohibited, but could be reasonably regulatesegTanner v. Board of App. of Boxfoéd Mass. App. Ct. 647, 652 (2004)
(Finding that wveterinary hos @urtasebthat hmveeonsidered the applieaxiod dfpanimalsg r i cul t
have looked primarily to the raising and breeding of animals owned by the property owner, and not to the care lefanirad by
others, in determining what constitutes an agricultural use w

47 Massachusetts Department of Agricultural Resources, Right to Farimtpylawmww.mass.gov/eea/agencies/agr/laneuse/rightto-

farm-by-law.html
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instance, allowing nodfarm accessory uses by special permit would provider additional income and land
value.

Tools

The following section provides analysis of potential regulatory tools to address issues identified through our
research, and examples of towns currently implementing those suggested regulatory approaches.

Zoning
Agricultural Exemption

While local zoning bylaws and ordinances are not required to directly incorporate language fkGLc. 40A,
§ 3, it is important that local bylaws and ordinances do not conflict with the zoning exemption or case law
interpreting it; such contradictions create confusion for regulated parties, and further, are likely
unenforceable.During the MAGI@orum and in some interviews with municipalities, it became clear that
some towns in the MAGIC gion may need to revise their zonmbylaws and ordinances to ensure that they
are consistent with the zoning exemption, including thtevo-acre provision added in 2010.

Signage

Local zoning bylaws and ordinances often regulate how many signs are permitted on a property, where they
may be paced, their design, and what information can be communicatellany towns restrict signage for all
land uses, including farmsin an effort to support local farms, towns have amended their zoning bylaws and
ordinances in a range of ways: some towns complégeexempt farms from sign restrictions, while others

take a more moderate approach by easing requirements or applying less stringent standards to farm
signage.For instance, agricultural signs associated with esite agricultural activities in Ware are exapt

from signage restrictiong® In Belchertown, agricultural signs do not require a permit if they offer produce
and other farm products for sale, are a maximum size of 12 square feet, and are movat§l®Vithin the

MAGIC subregion, Boxborough exempts agittaual signs from sign permit requirements, provided that:

da) The sign may indicate only the name of the farm, products for sale and/or the price of said
products; (b) The sign is designed to be portable, such as afirame, Hframe or Tframe sign

placed on the surface of the ground or temporarily staked into the ground; (c) Only two such signs
may be located on a property without a sign permit; (d) The sign is located on the same property on
which the agricultural use is conducted; (e) The sign is diaged only when the agricultural use is
open to the public for purchase of products; (f) The sign is not illuminated or inflatalde.

Littleton hasalso relaxed signage limitations for agricultural signs in residential districsee Appendix D.jt

Convesations with the MFB and farmers indicate the need for regulations that allow for seasonatsifié
directional signage as a critical element as maintaining agricultural viability.

Local farmers in theTown of Stow worked with municipal officials tachieve signagdlexibility for farm
businesses Theycreated off-site sign regulations that allow for variation in the size and number of sigrmit
that also establisha ceiling for the total square footageBylaw regulations allow one 18quarefoot sign for

48 Ware Zoning Bylaw, § 6.5.3(l).

49 Belchertown Zoning Bylaw, § 12%D)(2)(e).
50 Boxborough Zong Bylaw, § 6305(7).

51 Ljttleton Zoning Code, § 1-B®.
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seasonal agricultureon-site, with any additional signs offite not to exceed 12 square fee®? Rather than
limit the number of offsite signs, the bylaw requires the totaquarefootage of offsite signs to be below 75
square feet.The exact ceilig on square footage may differ across communities, but the practice of
combining size and quantity of of§ite signs can provide flexibility for agricultural businesses that are
increasingly hard to regulate with a onsizefits-all approach.

Accessory Use

In an effort to help keep agricultural land in active farming, several towns have revised their zoning

ordinances to permit nodfarming accessory uses on farmdn making these changes,dwns have utilized a

range of approachessome more permissive tharothers. In Bolton, where Nashoba Winery holds events as

an accessory use to the farm, the town added a section to thewning bylaws addressing such accessory

uses: Section 2.5.2.5 provides that o[ tésbnee Town of
agricultural, horticultural, floricultural, or viticultural lands, to preserve natural resources and maintain land

in active agricultural, horticultural, floricultural, or viticultural use, it is necessary to allow the owners of said

lands to condud an accessory business to supplement income from said usfs]&3 The bylaws define
accessory uses (OAgricultural/Business Usesd) that
the board of selectmen54 Allowed uses include: sale of farmproducts, crafts and other retail products;

veterinary services; revenugenerating events; and wireless communication facilities.The list of criteria

that must be met in order to acquire a special permit for this use is very detailedTo be eligible ér a

speci al permit, the farm must be onot fewer than 20
contiguous acres, 60 and must have a Ostat e, t own, or
restriction or conservation restriction or an apjalation for such a restriction pending before the appropriate
approving authority for the restriction. The restriction must apply to at least 20 acres, but the accessory use

may beonurr estricted | and conti duous to the agricultur a

The wn of Litleton has a similar provision, allowing accessory uses on farms oviee acres if a special

permit is granted by theplanning board 58 In granting the special permit, thelanningbo ar d O may s et
conditions such as hours of operation, number of employees, other conditions that they deem appropriate
[]16°Thi s part of the Littleton byl aws provides that
ability of the landowner to undertake any use or construct any structure allowed by right unideal zoning,

MGLc . 40A, A3, first par. and/or®state definitions re

Brimfield takes a different approach, allowing certain accessory uses only in agricultuesidential
districts 61 Some permitted uses are allowed asf-right, whilke others required a special permit from the
board ofappeals$2

If the goal of allowing accessory uses on farms is to support farm land usesritihe least burdensome

regulatory strategy is to allow those uses as-right. However, some towns may want toneourage those

land uses, but feel the need to have some measure of cont@lthus the imposition of special permitting
requirements.Workinggroup members have indicatedthat r om t he f ar mer sd per spect
for special permits is undesirat#, assuch permitscan be cost-prohibitive and burdensomeSite plan

52 Town of Stow Zoning BylaSection 6.3.4 OfSSite SignSeasonal Agricultuteast Updated November 2011
%3 Bolton Zoning Bylaws, § 2.5.2.5.
54 1d.

55 |d. at § 2.5.2.5(a).

56 |d. at § 2.5.2.5(d).

57 1d. at § 2.5.2.5(c).

58 Ljttleton Zoning Code, §81-BF(A).
59 |d. at §173-57(B).

60 |d. at §173-57(E).

61 Brimfield Zoning Bylaws, § 3.4.
62 |d.at § 3.5.
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review, which ohas to do with regulation of permitt

speci al p e r misdtcande a lems burdensoraeraltemative to spéad permitting, and can help

ensure that accessory uses are in keeping with the
required to impose conditions on a®f-right land uses before a building permit is issued, or can accompany

special permiting processes. Given that special permitting is constrained pursuantttGLc . 40 A, A3 (¢

zoning ordinance or bylaw shall unreasonably regulate, or require a special permit for the use of land for the
primary purpose of commercial agriculturfé ] nor [€ ] the use, expansion, reconstruction, or construction of
structures6) , site plan r evi e wWhieasite plarereviaw carsbe fielpful inaegulatng n at i
certain land uses without prohibiting them, performance standards accompanying theriew need to have
flexible criteria.For instance, many site plan review processes are not wiilored to agricultural land uses,
requiring design elements that do not make sense, or are not feasible, for that land uBead Mitchell,

Policy Director fothe Massachusetts Farm BureauMFB), notes that the site plan review process is too
prescriptive and formula driven, making it unwieldy for farmgvorkinggroup member Jesse Steadman, a
planner in Stow, advises that site plan review processes could be improved by nesting specific agricultural
performance standards in therules andregulations for site plan review rather thain the zoning bylaw or
ordinance, precluding the need for a variance should thplanning board choose to grant a waiver from a
performance standardthat is notwell suited to a specific farn4 This principle is useful to consider in the
context of permitting accessory uses on farms to allofor income diversification, but can also be applied
broadly when considering regulating agricultural land usdswill be essential for towns seeking to pursue

this approach to solicit feedback from local farmers, through agricultural commissions wheessible, when
developing specific agricultural performance standards for site plan review.

Finally, as noted above, several accessory uses have been found by Massachusetts couiii texempt
from zoning under MGI40A, § 3. The courts have not ruled on ery possible scenario, and therefore some
grey area exists as to what accessory uses might be sihered to fall within the MGI40A, § 3 zoning
exemption.This uncertainty creates some challenges, but towns seeking to regulate accessory uses for
farms shoud make every effort not to encroach on legal ning exemptions provided by MGA40A, § 3.

Additional zoning examples can be found in Appendix D.

Rightto-Farm Bylaws

Rightto-farm bylaws are a useful tool for supporting agriculture within a town, and fdiminating conflict
with neighboring land usesWhile they do not create any new rights, they emphasize provisions already in
state law. Municipalities that do not have a righto-farm bylaw should consider adopting on&.he
Massachusetts Department ofAgricultural Resources (MDAR), tidFB, and the Massachusetts Association
of Agricultural Commissions created a model rigtdg-farm bylaw that municipalities can use as a template,
(see Appendix Chut there is no requirenent for what provisions righto-farm bylaws must contain. The
model bylaw includes a declaration regarding the right to farm (to highlight the importance of farming and
reduce nuisance claims), a disclosure notification requiring landowners to provide ersffuture occupants
with notice that farming activities occur nearby, and a provision regarding resolution of dispufeswns can
develop language for their righto-farm bylaws to suit localneedsF or i nst ance fofadoncor dods
bylaw is differentfrom the state model, ands tailored to address local need$5 Local agricultural
commissions can also play an important role in crafting, adopting, and implementing rigifarm bylaws.

63 SeeOsberg v. Planning Bd. of Sturbridgge Mass. App. Ct. 56, 58 (1997).

64 A similar conceptisdissusd i n the 2012 Rhode I|Island report oComniuaiable y Gui d
at: http://www.dem.ri.gov/programs/bpoladm/suswshed/pdfs/farmfor.pdf

65 Concord Farming Bylawttp://www.concordma.gov/Pages/ConcordMA_Bylaws/Farming%20Bylaw.pdf
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Preservation of Agricultural Land

Many towns are experiencing #ss of agricultural land to development, but there are a wide variety of
regulatory tools available for towns to realize their vision of keeping land in agricultural productibowns

can amend their zoning bylaws and ordinances to include tools such agiaultural overlay districts, cluster
development and transfer of development rights programs to incentivize keeping agricultural land out of
development.Should towns determine that the use of zoning tools to preserve agricultural land is desirable,
the following approaches may merit consideration:

Agricultural Overlay Districts

Overlay districts are zoning districts that are layered on top of underlying base zoning districts, and generally
have their own special provisiongverlay districts can share dundaries with underlying districts, or have

new, unigue boundarie$® Agricultural overlay districts are generally created to protect local agricultural
resources, such as prime agricultural soils and openspacdéoncor dds Community Food
notes that while Concord does not currently have any agricultural districts (overlay or otherwise), they would
be useful for protecting existing farms from subdivision and make prime land available for new fafins.

As part of acomprehensive farmland preservation plan developed with the Pioneer Valley Planning
Commission, Amherst created a Farmland Conservation
Overlay District that requires any development within the l
district be clustered in order to preserve prime agricultural ‘

1

|

soils 8 To date, at least one farm property has been

conserved through this programBarkowski Meadows, a A

35-acre parcel with 23 permanatly protected contiguous ~— | 7 [ | T | [ |
| [ ‘

acres.

|
|
1
| |

Cluster Development

Cluste devel opment can be us
agricultural character by keeping open space available for
farming instead of being developed for other purposes. '
Cluster development occurs where dwellings are grouped
together rather than spread out over aréct of land,
allowing the undeveloped land to be restricted and ude
for agriculture or other operspace uses.Clustering can be
implemented on a mandatory or voluntary basis, with
strong incentives typically tied to voluntary prograngs.

Cluster: Open Space Protection

% Definition from: University of WiscorBiavens Point, Center for Land UsgcEiibnPlanning Implementation Tools: Overlay Zdwing
2005. Available at:http://www.uwsp.edu/criap/clue/Documents/Planimplementation/Overlay_Zoning.pdf

67 Christina Gibson and Jamie Pott&uilding Local Food Connections: A Community Food Assessment, Concord, MWASstmtRGERS
at 27-28. Available at:http://api.ning.com/files/1VDunAod*SvshTWbf7y1E8SymCdhBt4fwAIdQdWFbMmjzNeRjIHG
jiSh2i9GuUW;ji6x9i55Uh*SmvyTwHC1JiJ6SWR/ConcordReport LowResolution.pdf

68 Amherst Zoning Bylaw388; Executive Office of Energy and Environmental Affdiasssachusetts Smart Growth/Smart Energy Toolkit,
Agricultural Preservation Case StAdgilable at:http://ww w.mass.gov/envir/smart_growth_toolkit/pages/@§-amherst.html

69 New Jersey Department of Agricultubgricultural Smart Growth Plan for New Jefg@yl 2006, at 22.Available at:
http://www.nj.gov/agriculture/pdf/smartgrowthplan.pdf
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Typically, themost effective cluster development programs are those that are mandatof9. In addition to
conserving land, cluster development cuts reduces infrastructure and government services cadts.
Locating farms immediateladjacent to densely settled subdivisionsauld present challenges in terms of
nuisance claims, making it particularly helpful for towns pursuing cluster development to have ri@gbtfarm
bylaws in place Cluster development has been employed in quite a few towns in the Commonwealth to
protect agricultural land. Bolton and Littleton both have cluster development bylaw®

Outside the MAGIC region, in Hatfieldpen space development is allowed as of right in several districts,
includingagriculturaldi st ri cts; open space eddential beogopmentinwhich def i n
single family residences are clustered togCnedfer, ad
the purposes cited for the open space development p
of [é] agricultural lands, forest landg[é ]¢74

Easthampton has established Open Space Residenti al
land for its scenic beauty and agricultural, open space, forestry and recreational (i6é&®> Open Space

Residential Develoment is permitted in several residential districts if a special permit is granted by the

planning board.”¢ As an incentive to pursue Open Space Residential Development, gtenning board may

reduce frontage requirements and allow greater density for resialgal development through the special

permit process?” To be eligible, the total area of open space must be at least 50% of the total parcel area,
restricted to open space agricultural uses, recreational uses, or conservation, and must be placed under a
conservation restriction/easement?s

The Pioneer Valley Planning Commission also has a model cluster bykaw.

Transfer of Development Rights

Transfer of Development Rights (TDR) is a regulatory tool
where development rights are severed from a parcel of
land( t he Osendi ng ar e dke)prigiaah d |s
parcel is then restricted from future development, and the
purchaser can assign the development rights to a different
par cel (the oOoreceiving ar €ea
density (e.g. additional reslential units)8 TDR can be an
alternative to towns buying up agricultural land, which is
attractive given limited public funds. However, it should be|

Yer mi t

70 Elisa PasteRreservation of Agricultural Lands Through Land Use Planning Tools and #éd%aiqrefkesources Journal 283, 295.
Available at:http://lawlibrary.unm.edu/nrj/44/1/09_paster_agricultural.pdf

71d.

72 Bolton: Farmland and Open Space Planned Residential Development &idaws reduced minimum lot sizes (1 acre) provided the
applicant provides 33% of total land acreage as open space. Created by Special Permit issued from the Planning BoaddConsid
increasing percentage to 60%). Has resulted in 343 acres preserved to date, although only 1 property is farmland (hepnproduct
Bolton Zoning Bylaws, § 2.3.6; Littleton: The Bylaw provides bonus densities in a cluster development if the radbitkatfaonld
have been developed under the ANR provision is instead protected as part of the open space in the cluster developpusht (goal:
development away from road/prime agricultural lands), Littleton Zoning Code  804[B).

3 Hatfield Zoning Baws, § 6.2.1.

741d. at § 6.2.2(2).

75 Easthampton Zoning Ordinance, § 9.12.

76]d.at § 9.11.

771d.at § 9.157, 9.158.

781d.at § 9.163.

79 Pioneer Valley Planning CommisdgiRight Cluster Zoning Byla@wailable at:
http://www.pvpc.org/resources/landuse/cluster_bylaw.pdf

80 Rick Taintoffransfer of Development Rights Report, South County Watersheds Technical Planning Assiaail@OPto@ics.
Available at:http://www.dem.ri.gov/programs/bpoladm/suswshed/pdfs/tdrreprt.pdf
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noted that voluntary TDR programs can be a weak tool for implementing land use changd®&R is more

effective as a complement to mandatory rezoning strategiés A Rhode Island report determined that the

likely factors determining success of a TDR program are: (1) the real estate market in the area encompassed

by the TDR program; (2) the regulatory structurederlying the TDR program; and (3) the capacity of the

receiving areas to accommodate the increased intensity of developméhafThe report also notes that it is

beneficial for TDR programs to provide meaningful incentives for program participatitend uses and
intensities in the sending and receiving areas o0mus
support, o6 and otransfer ratios must be sufficdient t

Hadley has afarmland preservationbylaw within itszoning bylaw that includes a TODR provisié#.That

byl aw provides: o0Transfer of development rights pro
development in the designated Receiving District when suitable open space landhe Farmland

Preservation District is permanently preserved from development. The transfer of development rights is
accomplished by the execution of an agricultural preservation restriction, and the increased density is

permitted by the issuance of a speal permit[é]&5Al | odevel opabl e farmlando6 in
District (which is the AgriculturalResidential Zone) that is at least five acres is eligible to apply for a special

permit from the Planning Board to transfer all or part of their gelopments rights8¢ Developable farmland is
defined as: oland that is enrolled under MGL c¢c. 61A
Horticultural Land, and is covered by soils in USDA land capability Classes | t&/hére public sewer service

is not immediately available to a lot, only 50% of soils identified by the USDA soil maps as hydric (wetland)

within Classes | to IV may be counted as developable farmlgiéd &’

Hatfieldds transfer of devel op me nThesendigglartesin Hatielddgsu a g e
all land within theagricultural, outlying residential, andrural residential zoning districts .88 All development

rights are transferred through the Hatfield Land Preservation FubfdThe zoning bylaw formally incorporates

thet o w agdicslltural advisorycommission into the TODR process, requiring that copies of all special permit
applications for TODR be provided to thegricultural advisorycommissionand t hat t he O0Agri c
Advisory Committee shall keep a voluntary registry of property owners of land in the Sending Area who are
interested in partkPcipating in this program.©é

Easthampton uses similar language for transfer of development rightdowe\er, Easthampton also provides
an alternate met hod [éfADb applitaBtBoRa Spacial PernaiténtSection 8.35 may make
a cash contribution to the City of Easthampton Farmland and Open Space Fund to be used for the purpose
of purchasing agicultural preservation restrictions, conservation restrictions or open space in the Sending
Area. The Easthampton Conservation Commission shall oversee all expenditures from this fund. The
contribution shall be of a value equal to the value of raw develalple land set by this ordinance at the time

of adoption at $35,000.00 per lot. This value shall be reviewed and adjusted every two years by the City
Coun®il . o

81l ]d. at 10.

81d.at 13.

831d. at 14.

84 Hadley Zoning Bylaw, § 17.4.

85 |d.

8 |d.at § 17.3, 17.5.

871d. at § 17.2.

88 Hatfield Zoning Bylaws, § 6.1.4(A)(1).
89]d.at 6.1.3.

% |d. at 6.1.5(A), 6.1.11.

91 Easthampton Zoning Ordinance, § 9.397.
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Action Steps

The following implementation steps would enable municipal officials in the MAGUDBregion to better
support agricultural activities.

1. Utilize Zoning Tools

Agricultural Zoning Exemption

Review bylaws and ordinances and amend if necessary to ensure compliance withNt@&Lc. 40A, s. 3,
zoning exemption and applicable case law, including the two acre provision added in 2010.

Signage

Relax signage restrictions for agricultural operation®ptions include complete exemptions from signage
restrictions for agricultural signs€.g. Ware), or solutions that are more of a compromise, such as in
Belchertown and Boxborough, where agricultural signs are still regulated, but less stringently than other
types of signage.

Accessory Uses

Amend bylaws and ordinances to provide zoning edlfor accessory land uses that provide diversified

revenue for farms.Make sure that any new regulation of accessory uses does not overstep M&Lc. 40A,

83, agricultural zoning exemptionConsider permitting accessory uses as of right instead of by sy

permit, or if some measure of review is needed, create and utilize a modified site plan review process that is
tailored to agricultural land uses.

2. Adopt aRight to Farm Bylaw

Follow the stateds model, or cyceurt et cawrdd sf freereechst  (vee.r

3. PreserveAgricultural Land

For example, agricultural overlay districts, cluster development or transfer of development rights programs
that preserve local agricultural landlf agricultural preservation tools alreadgxist in a town, consider
expanding to include multiple preservation tools, or make existing tools mandatory rather than optional.
When considering these approaches, towns should also consider concerns expressed by the Massachusetts
Farm Bureau regarding pperty value and associated impacts.
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4. NonRegulatory Policy Frameworks

Conservation Restrictions and Agricultural Preservation Restrictions

Conservation Restrictions (CRs) and Agricultural Preservation Restrictions (APRS) areagomatory,
bilateral legal contracts negotiated between a landowner and other parties with an interest in the land.

Depending on the type of restriion, they must be approved by the
municipality and the Secretary of Energy and Environmental Affairs
or the Secretary of Food and Agriculture. Approved restrictions are
recorded in the property deed and must be registered at the
county registry of deedsn which the property is located in order to
take effect. CRsand APRgun with the land in perpetuity and
require state legislative action in order to be lifted. Therefore, CRs
and APRgemain intact when property ownership is transferred.
CRsand APRganay be held by a private landowner, the state, a
municipality, or a qualified land trust; whereas the state APR
program is managed by the Massachusetts Department of
Agricultural Resources. The state APR program offers landowners
payment up to the differene between the fair market value and
fair agricultural value of the land, in exchange for a permanent
deed restriction on uses that
viability. Like CRs, once registered, APRs also run with the land in
perpetuity. There idittle room for negotiation on a state APR; the
terms are fairly set in stone. Building of any structures or
amenities that are not deemed related to agricultural uses are
prohibited under the state APR program. However, there has beer
some uncertainty aso what uses are deemed necessary under an
APR, and thereforevhethertrails, woods, roads, utilities, and
temporary structures (defined
grading of soil or excavo,tliobn
which have be@& deemed necessary to support agricultural
activities, would beallowed.

Issues

d think supporting the farms in

oneds town i s
building the community.
Neighbors meet and catch up

\

at

farm standseé By

farms in your towgou are also
making it posdid for land to
remain farmlandnd not be

developed. Most of the farms

in

Lincoln are on conservationlangl g nd 8 s
This enables young people to

afford to farm in the town by
paying a lease instead of
owningd

--Ellery Kimball

Within the MAGIC subregion, there are approximately 724 private or municipal properties permanently
protected through CRs or APRs. Of these, 42 are APRS, seven are joint GREA&Nd the remaining 675 are
CRs, some of which include reserved rights to conduct agricultural activities (source: MassGIS). CRs are
established on land to protect wildlife habitat, reserve use for recreation, or preserve working farmland.
Because CRs ca allow these various and often competing uses, balancing community needs when
contemplating the acquisition of land holding these restrictions can present a significant challenge.

At theagricultural forum in March of 2013, the issue was raised that CRend APRs can be too limiting on a
o two primary factors
(who is legally required to monitor it annually), or 2) the CR overemphasizes habitat values, which can

farmerds ability to farm due t

conflict with agricultural values.

92 Massachusetts Department of Food and Agricuforamonwealth of Massachusetts Agricultural Preservation Reeéfiriction
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Some farmers and ranchers suggest that state APRs are too restrictive. Others have farmed successfully on
APR lands for many yeam® Verrill Farm and Hutchins Farm in Concord are two good examples. Perpetual
CRs and APRs are afled through Massachusetts General Laws Sections @B, which has been in place

for several decades. Restrictions drafted in the 19
more on protecting environmental habitat from rapid residential del@mentthan preserving agriculturally
valuable land.A resurgence of interest in local and sustainable agriculture over the past decade has led
more towns and land trusts to focus on protecting working agricultural lands. Holders of older CRs and APRs
may find themselves in difficult situations where land that is now recognized to have agricultural value was
originally protected for the purpose of conservation, and those values may come into conflict. A common
example is management of fields for grasslandesting birds such as bobolinks. These birds nest on the
ground in late spring/early summer, just when many farmers are ready for their first hay cut. If a restriction
protects ground nesting bird habitat, a farmer on that land may be deprived of his fiestd best hay.

CRs cannot be undone without a twihirds vote of the state legislature, and this is not a preferred route for
addressing situations in which both Grantor and Grantee agree that a CR is not functioning as intended.
Amendment of the originaCR is one possible remedy. According to tMassachusetts CR Handbook
(Massachusetts Executive Office of Energy and Environmental Affairs, Division of Conservation Services,
2008), OWhile [Massachusetts Gener alectbfameadmen@loapt er
conservation restrictions, it is strongly suggested that amendments be treated as something less than

releases but subject to the approvals of the grantor, grantee, municipality, and the Secretary [of Energy and
Environmental AffairsfAme nd ment s should then be recorded in the

As drafting practices become stronger with time and experience on the part of land trusts and municipalities,
CRs and APRs remain the most effective tool to protect agricultural land, becauseytleave land in private
ownership, allow for agricultural uses, and prohibit neagricultural development.

For farmers, it is obviously easier to farm land that is free of restrictions. However, when a municipality puts
local funds into purchasing a CRi.e., purchase of the development rights), the expectation is that the

property will remain as open spacé whether for agriculture, passive recreation, or habitat protection
purposesii in perpetuity. CRs and APRs also play a role in making farms more affordable by reducing the
value once restricted. When a CR or APR is purchased, the purchase price is determined by first establishing
the full fair market value of the property, typicallgn the basis ofits residential or commercial development

potential. This is referred to as the o0befored6 valu
those development rights are strippedwh at 6 s | eft i s knowhoéasvathe.odheer
di fference between the oOoObefored and oafterd values

Once restricted to agricultural value, a farm becomes more affordable, but this may not alway£beugh

for new farmers trying to acquire land in competitivemarkets. A 2012 study by the National Young Farmers
Coalition addresses concerns that estate buyers in markets around large urban areas are taking advantage
of the affordability of restricted farmland to establish second homes, thus taking productive lamgit of
agriculture? This study makes three recommendations: First, land trusts should work with farmers as
conservation buyers. This follows a model that has been used by land trustdfassachusetts, where the

land trust raises funds to purchase a piecef farmland, identifies a farmer to farm it, restricts the land
through a CR or APR, and resells the nawstricted land to the farmer. By identifying the farmer at the

outset, the land trust is able to negotiate the terms of the CR or APR that will bastist t hat f ar mer &
Second, CRs should include affirmative agricultural production languadéis means that the CR or APR
requires farmland to be agriculturally productive, and in fact APRs done through the Massachusetts
Department of Agricultural Reources do include this type of prescriptive language. If a farmer becomes
unable to work his or her land, he or she may lease it to another farmer to fulfill this obligation. Third, CRs
and APRs protecting farmland should include options to purchase atiagltural value, or OPAVs. OPAVs

93 National Young Farmers CoalitiBna r ml and Conservation 2.0: How L aSedtember2083 s can
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require that a farmer sells | and to another oqualif
include for itself the opportunity to approve such buyers before a transaction can take place.

While OPAVs may bee good method for insuring that farmland continues to be farmed, it does not
necessarily guarantee that farmland will be affordable for new farmers. A 2013 study by Land For Good
identifies competition for restricted lands within the farming community, wheestablished farmers can
outbid starting farmers for restricted land# The study found that most of the farmers buying land protected
with APRs in Massachusetts were bought by established farmers at per acre values that exceeded the
appraised agricultura value.

CR/APR Enforcement Capacity

While it is increasingly common to see municipalities purchasing CRs or APRs on farmland, many have

limited experience in doing so. Municipal staff may lack the necessary expertise for drafting these

documents and thepersonnel to conduct annual monitoring of the restrictions, which is a critical step to
enforce the restrictions® perpetuity. Many municipa
agricultural land under CRs are active, working farmlands; howeyveome communities do not feel they have

the resources to manage such activities. A selection of these scenarios is addresse8dation 5of the

report that discusseslicensing issues

CRs on farmland typically include more reserved rights/allowed usin a CR on conservation land, and
striking a balance between protecting resources and allowing a farmer flexibility to farm the way he or she
needs to can be extremely challengind4unicipal staffand volunteers in nonstaffed land trusts may lack
sufficient expertise in agricultural management tallow themto adequately monitor APRs or CRs with
reserved agricultural rightsMDAR has provided monitoring training in the past through the Massachusetts
Association of Conservation Districts, and there may petential to offer those trainings more widel§e (See
recommendations below.)

Some smaller land trusts may find agricultural CRs daunting for the reasons stated abdedburyVery few
of the local, allvolunteer land trusts in the MAGIC subregion hold €Bver land in actively engaged in
agriculture. Regional land trusts may be better equipped to play such a role, because they have paid
professional staff with experience in drafting easements and/or annual monitoring of restrictions.

However, not all regpnal land trusts have staff with direct experience doing agricultural work; drafting
flexible restrictions can still be a challenge as agricultural practices adapt to new markets and a changing
climate. This section addresses whether a land trust in Massausetts focusing exclusively on agricultural
land is needed. We looked at agricultural land trusts in other states, as well as land trusts and other-non
profits in Massachusetts that work to preserve farmland.

Example 1: Mount Grace Land Conservatisin Attool, MA

Mount Grace is a regional land trust that works in 23 communities in the no#tlentral part of

Massachusetts. With 11 fultime staff members, they conduct land conservation and stewardship activities
on over 7,000 acres of landWhile Mt. Gace has always had a focus on protecting working forestland, more
recently they have extended their capacity to protect agricultural lands (see Land For Good section on
Campaign forAffordable Farms). Mt. Grace is using innovative practices to include affiable housing on
farmland, a step that has not been taken by other regional land trusisif any d in the state. A recent Mt.
Grace project of particular note is Red Fire Farm in Grankyhen the owners of Red Fire Farm expressed
interest in acquiring a érmer nursery in the nearby town of Montague, they came to Mt. Grace for

94 L and For GoodDoes the Option at Agricultural Value Protect Farmland for Beginning Ra68ers?
95 Chris ChisholmlA DAR, personal communication.
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assistance. Mount Grace assisted the buyers in applying for an APR, which was approved in 2010 for

funding in 2011. With that assurance in place, the farmers purchased the farm, andld the development

rights to Mt. Grace. When APR funding became available, Mt Grace then resold those development rights to

the APR programTo ensure that the land will always stay in farming and will always remain affordable for

farmers, Mt. Grace and Red Fire Farm are taking the project one step further through a new concept called
owhole farm affordabil it yacqgbirefamlandhbutshe farmet will own thveo u n t Gr
buildings on that farmland. Mount Grace will then grant a 9@ar lease on the land at a rate that keeps

farming viable, and relieves the land trust from having to own and manage structures, which can be cpstly

time consuming, and outside the organizationds scop

Example 2: Maine Farmland Trust

The Maine Farmland Trust(MFT)s a st at ewi de organization with a mi
farming i n Mai nleadditioratdptotectirey fand withiagriaulturalbeasements, the

organi zation also works in other ways to ensure agr
matches nextgeneration farmers to farmland, and théuy/protect/sell program enables them to keep

farmland more affordable by selling land to farmers at restricted valuddlFT also collaborates with regional

and local land trusts, providing technical support and even funding to their efforts.

One of MFT®&s progr and atrheraosh thidysprodue aonsutatidn ta farindrsion y
business planning shareduse equipment community farm share market development four season
farming, and food hubs

Example 3: Peconic Land Trust, Long Island, NY

The Peconic Land Trust (PLT) works in one of the most expensive real estate markets in the country: the

south fork of Long Islad. Despite exorbitant property values, the trust has managed to conserve around

10,000 acres of land since its founding in 1983, including working farmland. Protecting farms is one of the

core programs of the land trust, and like the Maine Farmland Truft.T offers services to the agricultural

community beyond purchasing and holding conservation easements by offering a robust education program,
such as the Agriculturalacreatfearmamtt IChtar mreavdisd d&xaran, s
Gardens and Community Garden. Some of the agricultural fields are leased to local farmers. They partner
frequently with the Long Island Farm Bureau to provide technical support to members of the farming

community, including help with leasing issues.

MAGIC Sutegion

There are eight local land trusts within the MAGIC subregion. Representatives of five of these land trusts
attended a meeting to discuss agricultural land management. Only one, the Concord Land Conservation

Trust (CLCT), currently owns land thatdsg r i cul t urally producti ve. However
opreserve Concordds natural | andsca,@eandtheypdemt space,
currently have a goal of acquiring more agricultural land or CRs over agricultural lands.

Nonetheless, farmland protection is of great concern to several of the local land trusts in the MAGIC region,
and whether they hold agricultural CRs or not, some of the tools outlined in this section, and partnering with
the other organizations reference, may be helpful to them in advocating for farmland protection and

helping farm owners interested in conservation.

Sudbury Valley Trustees is a regional land trust with a mission to protect habitat and open space in the 36
municipalities of the SudburyAssabet and Concord Rivers watershed. SVT owns 2,195 acres of land outright

96 www.concordland.org/about.html

MAGIC Comprehensive AgriculturahRlag Project Report January 18, 2014
Section 4NonRegulatory Policy Frameworks Page4-4


http://www.mainefarmlandtrust.org/business-planning/
http://www.mainefarmlandtrust.org/shared-use-equipment/
http://www.mainefarmlandtrust.org/program-areas/farm-viability/community-farm-share/
http://www.mainefarmlandtrust.org/market-development/
http://www.mainefarmlandtrust.org/four-season-farming/
http://www.mainefarmlandtrust.org/four-season-farming/
http://www.mainefarmlandtrust.org/food-hubs/

that is managed as reservations, and holds Conservation Restrictions on an additional 1760 acres. Out of all

the holdings, six reservations include some portion in active farmingychat least 16 conservation
easements that are held or céneld by SVT include reserved rights to farm. A neadly-yearold organization,
SVT started out protecting floodplain land along the Sudbury River. In recent years, farmland protection

projects havebeen on the rise, as interest in local agriculture has increased, and a number of large pieces of

farmland have become available. SVT has partnered with landowners and municipalities on several large
farmland protection projects in recent years, primarilysing conservation restrictions as the means of

protection. SVT has sought input from established farmers on the terms of the CR, and attempts to build as

much flexibility into them as possible while ensuring preservation of the most critical resources.

Land for Good is a New England ngmr o f i t
putting more farmers securely on land?” LFG does not own land nor hold CRs and APRs, but they do

provide some of the additional farmer support services that are provided by the statewide or regional land
trusts described aboveThese services include:

Wi

t h

a

mi ssion to OoOensur e

9 Farm Seekers Program, which matches farmewdth available farmland;

9 Farm Legacy Program, which helps retiring farmers with estate and legacy plannamgt

1 Working Lands Program, which helps owners of farmable land find ways to put and keep that land in

active agriculture.

9 Land For Good providesansulting services, educational workshops, and produce policy briefs on
issues critical to individuals, land trustsand communities involved in farming and conservation.

1 New Entry Sustainable Farming Project is a Massachusetts o o f i t t h #&rengthsrolocdd s
food systems by supporting new farmer®8 As with Land For Good, New Entry does not hold
easements nor own land. The organization is currenthye beneficiaryof land owned by the Dracut
Land Trust as well as a privatelywned farminNewbu y por t , on whi ch t hey
train new farmers. Additionally, they provide the following services:

(0]

o O O O

Farmland matching service that assists landowners looking for farmers and farmers looking

for land;

Farmer training, including farming baies and business planningand
Assistance to other organiztons providing farmer training:
Providing networkingservices for beginning farmers, and

Providing dher industry support such as starting and maintaining a USEBArtified mobile
poultry processimg unit.

Best Practices and Recommendations

1. Update Open Space and Recreation Plans

It is also critical that municipalities maintain ugo-date and thoroughopen space andrecreationplans that
include an inventory and assessment of agricultural or potgal agricultural lands. Among the maps
included in such plans should be maps showing prime and statewide important agricultural soils. The open

space

pl anning

process

al

oOwsSs

community members

agricultural, conservation, and recreation lands. Having updated open space plans also makes

97 www.landforgood.org
98 www.nesfp.org
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municipalities eligible for state grants such as the LAND, which can be matched with Community
Preservation Fund® to acquire interests in land for conservation, passive ceeation, and agriculture.

According to the website of the Division of Conservation Services, as of October 2013, the following MAGIC
towns did not have ugo-date open space and recreation plans: Acton, Bedford, Bolton, Boxborough,
Concord, and Maynardh{tp://www.mass.gov/eea/docs/eeal/dcs/osrp -status-for-web.pd).

2. Develop and Institutionalize Agricultural Policies

For towns that do wish to own and lease farmland, we recommeritht they have policies in place for

assessing land acquisition opportunities as they arise. This might include standardizing procedure for

gathering input from town boards and committees and other stakeholders in a timely manner, particularly
whenitcomest o Chapter 61A withdrawal s. Sudwumswoylddisetopr oc e s s
emulate (see Appendix A

Funding sources for purchase of CRs and APRs can include the state APR program, the Community
Preservation Act, Local Areas for Natural Digéty (LAND), a state program, and Conservation Partnership
Grants.

3. Utilize and Increase Capacity of Existing Network@bfitadrganizations

On the basis ofinformation gathered from stakeholders at the MAGIC forum, municipal officials, and

research of available resources and best practices throughout, we recommend against the establishment of

an agricultural land trust for two main reasons. First,asone#tee hol der noted, o0i tds an
With available funding for | and conservation alread
how another nonprofit would compete against existing noprofits for funding. Massachusetts alreag has

numerous nonprofits that provide support for farming and more land trusts than any other state except

California.

Second, while there ma$topt shepanobpriesoufoesafoonteé
organizations in Massachustts currently provides many services to this sector, such as Land For Good and

New Entry These two organizations have the expertise to round out the services provided by traditional land

trusts, and to provide technical assistance to municipalities ensag that conservation of farmland is done

in a way that best meets stakeholdersd® needs. Sudbu
organizations to hold workshops and explore potential farmland protection projects.

4. Create Partnerships betwd/lunicipalities and Land Trusts

Another option for towns willing to hold CRs or APRs is to partner with a local or regional land trust and list

both entities asgrantees on the restriction contract. This way, towns may benefit from land trust

professionds or seasoned volunteers with experience in drafting restrictions, as well as having either paid

staff or a ready pool of volunteers to produce baseline documentation reports and conducting annual

monitoring of the restriction. SVT has such an agreemenitlwthe town of Sudbury, where the land trust

takes on the role of Omanaging agemmemorahdomofsever al s
understanding between SVT and theown describes the responsibilities of each party with regards to

monitoring (whch is primarily undertaken by SVT), enforcing violations, and sharing informaticemguage

on dispute resolution is recommended in such documents in case of future disagreements on enforcement

issues.

99 All MAGIC Towns have adopted the CPA with the exception of Bolton and Boxborough.
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5. Create Local Conservation Restrictions

As discussel previously, the state APR program, while extremely important as a key agricultural protection

tool, is restrictive in terms of expanding valuadded activities on farms. Municipalities and land trusts may

also hold APRs that are independent of the starogram. These types of APRs are similar to CRs, where the
terms are negotiated between the municipality or the land trust and the landowner. While they also generally
prohibit most residential or commercial development, they are considered relatively iitdx legal documents

that can be tailored to the specific needs of the landowner and the land. This flexibility allows municipal or
land-trust held APRs to designate partitions such as housing affordability restrictions for incoetigible

farmers to liveon the land where they work; preservation of permanent agricultural structures;psovisions

to assist a community in meeting its open space and agricultural goals in cases where a state APR program
cannot. Because the state program will only purchase A°’AR on | and that is at | east
soils or soils oft6 cotmnuewitd e si m@awnr tuseceé oc al financi
Preservation Funds, to purchase APRs on farms that do not meet state criteria.

6. Be Informed AboQbnservation Restrictions in Practice

Towns should also inform themselves on the state CR handbook
(http://atfiles.org/files/pdf/IMAconsrestrict08.pdf ), which provides a model CR that includexptional
language on reserved rights for agriculture. A saorkinggroup of the Massachusetts Land Trust Coalition
is currently working on an updated model CR and CR handbook.

Specific Action ltems

Based on information gathered at the MAGIC forum, disaiens with municipal officials and research of
best practices throughout, the following are our recommendations.

1. If not alreadycompletedfor an open space andrecreation plan, municipalities should conducta
survey of active and potential agricultural feds in the community should be conducted and
documented.

2. Municipalities should adopt a policy for reviewing Chapter 61 withdrawals and other conservation
opportunities that arise fromtimetotimeT owns t hat dondt have them sho
establishing open space committees, which may be proactive in reaching out to landowners of
important farmland before disposal or transfer is imminen{See Appendix B.)

3. When considering agricultural uses for a municipal parcel muni ci pal i ti es shoul d
boilerplate conservation restrictiorin orderto understand the scope of potential agricultural
activities and the challenges of balancing scenic, agultural, and recreational uses.

4. ReferencelLocal Acquisitions for Natural Diversity AND grants prior to placing an acquisition article
on atown meeting warrant, andprovide sampletown meeting vote language to ensure that proper
protection is guaranteed.

5. Establish processedor reacting when notified that lands are coming out of Chapter 61A, and for
making decisions about land acquisitions that allows for inpdrom many stakeholders.

Massachusetts ConstitutionArticle 97

A question arose during the course of the projeas to whether there is a problem with municipal lanthat
has potential for farming lying fallow or being managed for conservation and/or passive recreation. There
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may be a perception thatirticle 97 ofthe Massachusetts Constitutions the limiting factor, so we thought it
would be helpful to summarize Article 97 and what it means fagricultural lands.

Context
Article 97 of the Massachusetts Constitution was approved by voters in a ballot in 1972. It reads:

"The people shall have the right to clean air and water, freedom from excessive and unnecessary
noise, and the natural, scenichistoric, and esthetic qualities of their environment; and the
protection of the people in their right to the conservation, development and utilization of the
agricultural, mineral, forest, water, air and other natural resources is hereby declared to &@ublic
purpose.

The general court shall have th@owerto enact legislation necessary or expedient to protect such
rights.

In the furtherance of the foregoing powers, the general court shall have the power to provide for the
taking, upon payment of justompensation therefore, or for the acquisition by purchase or
otherwise, of lands and easements or such other interests therein as may be deemed necessary to
accomplish these purposes.

Lands and easements taken or acquired for such purposes shall not beadsfor other purposes or
otherwise disposed of except by laws enacted laytwo thirds vote, taken by yeas and nays, of each
branch of the general court."

In 1973, the Massachusetts Attorney General (AG) responded to questions from the House of
Representatves concerning thedisposition of Article 97 lands® A question posed by the House also

addressed the definition of onatur al resourceso as
definition found in Chapter 21 of the General Laws dassachusetts, which defines natural resources as
including 60ocean, shell fish and inland fisheries:; W

mammals and game; sea and fresh water fish of every description; forests and all uncultivated flora
together with public shade and ornamental trees and shrubs; land, soil and soil resources, lakes, ponds,
streams, coastal, underground and surface waters; minerals and natural depoditsid.). ©he AG adds:

0G. L. Chapter 12, 1robEnvirensnéntalProietioniinmg DepartrDantyuises i o

the words oOnatur al resources in such a way as 't
lakes, ponds, or other surface or subsurface water resources and seashores, dunes, marine

resources,w¢ | and, open space, nhatural areas, parks or
Chapter 213, 10A, the secalled citizensuit statute, contains a recitation substantially identical. To

these | ists Article 97 woul ghasisaddgd][éd Eubliclarasyr i c ul t L
taken or acquired to conserve, develop or utilize any of these resources are thus subject to Article

97. 60

He adds furtherthatdo [ t ] he r esour ces e rjé]begagadedckad exaniplesobandsnbto u |l d
delimitingwhatae 6énat urad resources.

Another quesion from the House regarded clarification of the portionofth& t i cl e t hat reads |
used for other purposes of ot Warnwipoes edi hpes ad dfe.g@ |
though the SupremeCourt has indicated that a lease may be considered a form of disposal of interest (US

WRobert H. Quinn, Opinion of the Attorney Gener al Regdmendi ng t h
to the Constitution of Massachusetts, 3 B.C. Envtl. Aff. 495R¢1974)
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vs. Gratiot, 39 U.S. 526, 1840) Mlany towns we have spoken with recognize this and therefore enter into
license agreements with farmers who ustown lands.

The AG alsmotedt he doctri ne qbfinthatppiudd i gpubblaind su s one publii
diverted to another inconsistent public use without
Prior public use comes into play whenever land is dived from one public use to anther, inconsistent

public use Article 97 added to that a new dimension, by requiring the 2/3 vote of the legislature for transfer

of land between government agencies, levels of government, political subdivisions, or frorbljsucontrol to

private use or ownershipeven when no chage in the land is contemplated.

The AG concludes by writing th@The protection of the people in their right to the conservation,
development and utilization of the agricultural, mineral, forestyater, air and other natural resources is
declared to be a public purpose. o6

Thereforeji t 6s ¢l ear that agricultural uses can be compa
where votes taken long ago were explicit in allowing certain uses Imat others, and certain uses, such as

agriculture and recreation, become incompatible. Original town meeting votes may have restricted use of

certain properties for conservation or recreation uses, perhaps because these were more highly valued at

the time of the vote. Because each land transaction is uniquand towns have owned land since the 1970s

and furthermore sincebest practices have not always been in pladto ensure sound transactions;

evaluating this would need to have to take place on a catg-case basis.

Example 1- Carlisle

Such an example occurredinCarliskever | and originally purchased for
years, the land had been hayed by a farmer who ogear decided to plant corn instead. Neighbors objected,
saying that children could no longer play in the fields as they had, and thus its intended public purpose had
been violated. The farmer agreed to put half the field back in hay and the crisis was &y but it highlights

the problems that may arise when community multiple community values are expected to be served by a

single piece of land.

Example 20 Littleton

For a number of years, some members of the legislature have been attempting to pass tegislation to

address the disposal of Article 97 land<Co mmonl y referred to as the 0no ne
strengthen Article 97 by providing additional requirements for disposal or change in use of Article 97 land,
including the provisionthatlad converted from its Article 97 purpo:
greater area, market value and natural resource value and of comparable location and use, as compared

with the Article 97 | ands or e as ®hilethis legslationrrhgs nokyes p o s e
become law, the Executive Office of Energy and Environmental Affairs has adopted an internal policy that
effectively achieves the same goal, by requiring EOEA agencies to conduct a review of any potential Article

97 land disposals. That review would, among other things, require concurrence of the Secretary of Energy

and Environmental Affairs before disposition occurred, and recommend that the Governor veto any proposed

di spositions that did notameedod tdet lOiexed pitn otnfad Can
Exceptions (EOEEA Article 97 Land Disposition Policy, 2/19/98).

Recommendation

It may also be helpful fotowns to employ better practices in acquiring land for conservation and recreation.
Examples exisacross the state of communities that have adopted policies for handling notices of
withdrawal from the Chapter programs. A good guide for addressing withdrawals from Chapter 61 can be
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found in 0Conservation and Land e&r8lklaw® A BrimerifonGjtiesy nd e r
Towns, and Conservation Organi zat i onBExamplestbest Gr ace L
practices employed in the Towns of Sudbury and Wendell, MA are provide8ippendixA
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5. Land Tenure and Access to New Farmland

Issues

Access to farms and farmland has been identified as a top challenge #tering farmers. Due to the high

cost of land in MAGIC communities, pressures from development, and competition among farmers for scarce
land resources, it is also a challenge for established farmers who want to expand or relodhatsr

operations At the MAGIGorum, farmland accessi specificallyland availability and affordabilityi were
mentioned frequently as major barriers for new and beginning farmers in teebregion

To sustain and enhance farming in a MAGIC community, municipal leadezsahto assure that land is
available for farming. The land has to be appropriate for the desired farm operation, and it has to be
affordable for the new or expanding farmer via purchase or rental.

In the MAGIC region, farming is for the most part smatlale and diversified. Intensive produce operations

are typical, along with perennial fruits, nofood horticulture (e.g. nursery, bedding plants) and small

livestock. Farmers in the region do a lot of diretd-consumer marketing through CSA farms, farm steds

and farmers mar ket s. I n fact, oknowing your farmero
highly developed areas such as the MAGIC communities. These kinds of operations seek and require a

certain land base andfarm infrastructure.

Forthe MAGIC communities, local farmingan promote farming heritage contribute to the local economy

and culture, andhelp builda local food movement. Recent awareness about food sedfiance (singa

greater proportion of food from closer to home, as opped to achievingtotal food selfsufficiency) opens the

door to more active civic engagement about farms and farming opportunity. For example, seeing farms as

diverse in scale and type of operatioleads toa greater openness to welcoming and hosting smet| part

time, and innovative farmers on a townds agricultur

Farmers need to be able to afford the land, either by purchase or rental. If renting, they need suitable rights
to use the property, and sufficient security to meet their buséss objectives. They may need infrastructure
such as farm buildings, water and fencing. For MAGIC communities, housing for farmers and farm laborers is
as crucial as farm infrastructure. Many farm operators need to live where they farm, and housing

affordability is often a bigger issue than land availability.

Many farmers are partime, meaning they report their primary occupation as other than farming.

Nonet heless, they contribute to the | ocal amd regio
life. The MAGIC towns have something to offer in this regard, as there are more opportunitiesdtineent

economy notwithstanding) for offarm and spouse employment.

Land access issues are particularly challenging for new and beginning farmers. Todayst new farmers do

not come from farm backgrounds nor have a family farm to take over. Further, most have limited resource
such that they simply cannot finance a land purchase, however modest. More often, they are encouraged to
begin by leasing land. Buleasesii especially shorterm leasesii can discourage investment in the property
and the community, and stall growth of the farm business. A good lease and supportive landlord however,
can provide a beginning farmer with adequate security and flexilylio launch a farm operation.

Best Practices

As good farmland is tied up or lost to other uses, and land prices go up, farmers and communities are
expanding their thinking about farmland access and tenure. Some innovative ideas:
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1 Farming on smallemparcels
1 Longerterm and ground leaseqwherein the farmer rents the land and owns the buildings)

1 Making more private land available for farming through engaging and assisting HFarming
landowners

1 Making public (town) and institutional land availableof farming
1 Multiple farmers on a single larger property
1 Incubators and community farms

Making more land available, affordable and secure for new farmers is not without challenges. These include:
Inventorying available private and public land
Building landowner awareness and comfort around making land available for farming

Standards, guidelines and expectations for aiarm practices

= = =2 =4

Reconciling landowner financial needs (or expectations) with realistic returns from farming

Towns typically do not directlgddress land tenure and access for new farmers. With the exception of
making town land available for farming (see below), MAGIC towns, like others, do not explicitly state a
concern for how farmers acquire, hold and pass on their farm properties. Underddably, this is seen as a
private sector concern. Most farmland is in private hands and its acquisition and transfer occur in the
marketplace.

The notable exceptions are in places where food system, food assessmenfomdshed studies are
undertaken,orinc o mmuni ti es with | ocal food advocacy groups.
local farmers. To keep and support local farmers, these studies and groups argue, they need to farm on

0l ocall nl amdvné with acti ve ikdyrhatieffogs wil bevnade totmeks landi t s 1
available to new and other farmers. Agriculture commissions often are great champions for farming and can
stimulate awareness about land availability. In some communities, conservation commissions, open space
committees and community preservation committees lead the way in building appreciation for farming,

identifying available land and seeing to it that the town is welcoming to newd expandingfarmers.

Example 1: Concord

A committee of about 30 residents andafficials assembled to bring various food agendas into an integrated
discussion. They commissioneBuilding Local Food Connections: A Community Food Assessmant
comprehensive report that ties land use, food production, distribution, processing, storage, consumption and
waste recovery to promote a sustainable local food system. Another goal of the report is to contribute to
larger regionalfoodshed

Thereportdent i fi es the | and a[é Greates challangds identifigdenclude alaclsof at e s
affordable and accessible I and for new farmers. 6 Th
land suitable for local food production, much dt is privately owned, and it is challenging for new farmers to

gain access to it. Property values in Concord are prohibitively high for new farmatapgps and Concor d
seasoned farmers are concerned about how farmland will be passed to the next genenatiAffordable
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housing for new farmers also needs to be addressed to support future generations of farmers in Congéid
The lack of affordable land and housing are obstacles that are often insurmountable for new farmers,
especially if these farmersareat i nher i ting |l and from the current f

By prioritizing land access challenges as integral to a more sustainable local (and regional) food system,

Concord set the stage for municipal and citizen actions to address the challenges. For example réport

suggests that private property owners and local government can assist with land leases or alternative
arrangements with growers to increase access to expensive land to help new farmers. Directives in the
report include | e aeaw smgllfamustaiucpisp adl ildeemd itfoyionng f ar mabl
maki ng ounder ut jand parklahd available and affordablé for faaning.

While farmland protection is referenced in several Concord planning documents, and mentioned in the

report as critically important, the report recognizes that preservation is not sufficient to maintain farmland. A
small percent of Concordoés farmland is permanently
half of Concord farmland is in Chapte81A; they question what will happen to that land as it comes out of

current use.

As a general comment, protecting the land by removing the development rigtyisicallydoes lower the value
of the land, making it more affordable. By requiring in the easemigtmat the land transfer at agricultural

value to a farmer or to a landowner who will rent the land for farming, preservation can be an important tool
to address affordability A recent publication from Land For Good analyzes the Option to Purchase at Ag
Value (OPAV), which is a farmland preservation tool that was designed to address affordability
http://landforgood.org/wp -content/uploads/LFG-DoesTheOption-AtAgriculturatvValue.pdf

It is important to note that municipal officials and committee members must be familiar with the
requirements of Chapter 40, particularly Section 3,
convey properties. In paicular, the distinction between a lease and a license is critical: A lease is

considered an interest in real property, and may not be given away by the town without being considered a
violation of Article 97. A license, on the other hand, is revocablewaill, and does not transfer an interest in

property.

Example 2: Acton

Acton has fewer resources at its disposal to actively foster farming than some other MAGIC communities. As

with many communitiesto wn of fi ci al s 0dondt tdhibnek ian laogtr iacbuoluttu rw
conservationminded people tend not to focus on agriculture. The town does lease or license several parcels

for farming, but not specifically to new farmers. Monitoring existing agreements and bringing new agriculture
projects forconsideration are challengesTheopen space committee has a priority list of parcels for

acquisition. The criteria for prioritizatiori like many similar towns--include rural, aesthetic, recreation, and
environment, but not specifically agriculture.dts not due t o opposition to far:
According to the Acton Department of Natural Resour
To its advantage, Acton has vast inventory of conservation land, its own Action Cordienv Trust, and a

history of partnerships with Sudbury Valley Trustees and TTOR.

There are three examples of other communities (outside ithie MAGIQregion) that have encountered similar
issues and have attempted to address them at a municipal or regidravel.

Example3: Town of Groton, MA3 Using GIS to Engage Landowners

In 2011 the Grotonagricultural commission began collaboration with the New Entry Sustainable Farming
Project (NESFP) in a pilot project usigographicinformation systems (GIS) tadentify existing and
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potential private farmland. NESFP generated a GIS map using various overlays to identify parcels of land that
are uniquely suited to agricultureln Groton, many of the small parcels that fit the criteria were found in the

big backyads of suburban residents whose homes were built when a farm was sold and subdividgédch

parcels can be enough for a viable farm business. An initial deliverable was a refined agricultural land
inventory and map for the town.

Theagricultural commission then sent a letter to owners of these identified properties, informing them of
their unique agricultural resources and the opportunity to rent their land to a beginning farm€he letter
invited landowners to a workshop on how to lease land to a farmém.addition, the commission encouraged
NESFP to contact other organizations in town (like Groton Local, a-lmegl group and the sustainability
commission) to garner support for the outreach effort®) workshop was held at the Groton Grang8taff
from NEJP and Land For Good spoke about the realities and best practices of leasing land to a farier.
immigrant farmer from the NESFP program spoke about her search for land and her farming business.
Landowners came to the meeting from Groton and surroundingeas, some of them because they were
curious about the letter they received, others because they wanted to learn how to do their part for
sustainable agriculture in their area.

One of the Groton landowners at the meeting was very interested in leasing lamé farmer.She had always
wanted to do something with her few acres of land, though work and family obligations always got in the
way. NESFP staff visited with the landowner and provided resources thahd For Goodleveloped on
renting land to a farmer. Through these discussions and NESFP assistance, the landowner was able to
finalize a rental agreement with a beginner farmer.

NESFP continue to collaborate with Massachusetts towns of Topsfield, Concord, and Lincoln throughout
2012 and 2013.

Example4: Campaign for Affordable Farms

The Campaign for Abrdable Farmsis an initiative of theMount Grace Land Conservation Trugh increase
access to affordabé whole farms While thisnot a municipal effort, the model could be adopted by town
owned landi°? Thecampaignaddresses the urgent local need for protected whole working farms that are
inclusive of farm infrastructure and affordable residencéVhile Massahusetts APRs can dramatically
reduce the cost of agricultural land, there has been no equivalent tool in place to ensure thdtole farms
including the necessary buildings and infrastructure, remain affordable into the future.

This innovative conservatio project builds on the work oEquity Trusta pioneer in a shared equity model,
where ownership of the fam is divided between a land trust and a farmer. In this case, Mount Grace owns

the land and the farmer owns the farmhouse, barn, and other farm infrastructure. This project addresses
value and price barriers of current farm conservation options. The latrdst raises funds to purchase lando

hold as a community resource for lonterm public benefit, andthet he f ar mer pur chases
infrastructure, including the house, office, barns, and greenhouses and any future improvements. Mount
Grace then leases, at a markebased rate, the farmland to the farmer under a 99ear inheritable lease that
requires the land to be actively farmed by the lessee.

As e owner of the land, Mount Grace is responsible for property taxes at the agricultural use rate. The
farmer then grants Mount Grace a permanerdffordability restriction in the form of anoption at agricultural
value on the farm infrastructure, ensuringhat the buildings are always sold to the next lessee for a fair and
affordable agricultural price The landlease payment will be determined by an independent appraisal and
cover all ownership costs.

101 http://grist.org/article/local-food-a-growingtrendfor-land-trusts/ and http://www.mountgrace.org/mougracescampaign
affordable-farms
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Example5: Municipal andArea Food Pans

Other towns andareas have produced comprehensive food system plans similar to the one described in the
Concord, MA example, above. All of them reference land protection, access, availability, and affordability.

TheFranklin County Farmland and Foodshed Stu(®012) framed its exploration around the question of

whether Franklin County could become food sdlifficient. Food seltsufficiency means all the food that a

target area needs would be pduced within that areafi in this case, the county. The study examined

available, needed, potential, and protected farmland and found that approximately 44,000 acres of currently
unproductive agricultural land could be brought into production. The studsoposed various strategies for

expanding the farmland base. It concluded that sediufficiency within the county was neither possible nor

desirable, advising a regional food system framework insteafimong the recommendations was for towns
toleasetonewand beginning farmers oO0seeking affordable | a

For MAGIC communities, thinking regionally about land access, availability, and affordability can open doors
for collaboration and projects of multiown or countywide significance.

Northampton, MA is a srall city with a population of about 26,000. A local, private sector group

commissionedFeed Northampton: First Steps toward a Local Food Systérhis study identified land

resources within the city and organized o0food cultivatdi
urban, and agricultural. While not going into any d
interested in starting new farms [are] challengg by | ack of affordable, approp
next steps could include public and private strategies to make land resources more available for farming.

(See below for more on this initiative.)

Other Heas:

1. Leverage other initiativedo extend farmland tenure and availability. For example, tier e e d o md s
Way Landscape Inventorig a program collaboration of the Massachusetts Department of
Conservationaml Recr eation (DCR) and the Freedhembdbs Way
Massachusetts Heritage Landscape Inventory prografidLl) gplies to communities in the
Freedombs Way ar ea, in which several MAGI C commt
program is to help communities identify a wide range of landscape resources, particularly those that
are significant and unprotectedThe HLI program targets preservation of agricultural activitieand it
catalogues and presenes historic barns, farmhouses, outbuildings, fences and other agricultural
structures. Historic familyowned farms are rapidly disappearingand those that remainare
particularly vulnerable to change. The Lincoln Reconnaissance Report Project, a product of the HLI,
recognizes Lincoln as a leader in innovative agricultural partnerships to preserve farmland through
complex arrangements that meet a variety of publicd private needs.

2. Partner with organizationgo educate landowners about land availability and leasindlew Entry
Sustainable Farming Projecand Land For Goodare two such organizatios. They host workshops
such asLand Access Info Nightand sessions on leasing land for farming. Each organization also
provides consultation and technical assistance.

3. Consider other policiesuch as those suggested irFarmland Access and Tenure Innovations: Policy
and Program Suggestions to Promote Land Access f

MAGIC Comprehensive Agricultural Planning Project Report January 18, 2014
Section 5Land Tenure and Access to New Farmland Page5-5


http://issuu.com/conwaydesign/docs/franklincounty20120522_hires
http://issuu.com/conwaydesign/docs/feed_northampton_april2010
http://www.freedomsway.org/towns/harvard/harvard_landscapeinventory.pdf
http://www.freedomsway.org/towns/harvard/harvard_landscapeinventory.pdf
http://www.mass.gov/eea/agencies/dcr/conservation/regional-planning/heritage-landscape-inventory-program.html
http://nesfp.org/
http://nesfp.org/
http://landforgood.org/
http://landforgood.org/wp-content/uploads/LFG-Farmland-Access-And-Tenure-Innovations.pdf
http://landforgood.org/wp-content/uploads/LFG-Farmland-Access-And-Tenure-Innovations.pdf

Assessment & Recommendations

Recommendation1Pr i or i ti ze making | and available for farmi
attract new farmers; build public awareness; post available public properties; promote affordable housing.

a) ldentify and post available town land for farming; increadbe available municipal land base for
farming.

b) Review and refine lease and license agreements

c) Host or contract with organizations to host land access workshops for landowners; partner with
neighboring communities

d) Exempt property taxe®on land and/or faim buildings on land leased to new and beginning farmers.
e) Help farmers find available land by promoting programs and services that address this need. Provide

information in mailings, brochures and as links otown websites. Use the website
www.farmfriendlyneighbor.ordgo offer information about making land available for farming.

Recommendation 2:Inventory and map available public and private land, conserved or not; include smaller
parcels.

a) Identify existing map and inventory resources and gaps that would need to be filled to get a complete
picture of the townds agriculturally viable parc

b) Conduct an inventory and mapping project to address gaps
¢) Reach out to landowners and host information sessien
d) Consider strategies to incentivize landowners to rent land for farming

Recommendation 3:Foster and engage in partnerships with land trusts, funders, farm organizations,
conservation buyers, and investors.

a) Work with local and regional land trusts to ptect farmland and keep it in active farming
b) Work with groups and advisors that recruit and place farmers on public or private land

c) Leverage the growing interest in farming to attract local and regional investors to help purchase
farmland or easements.
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6. Farm Succession and Transfer

At the MAGIGorum, farm succession was mentioned as a challenge for established farmers. Without
adequate succession planning, farms are more likely to go out of farming. As is true across the country, the
farming population in the MAGIC region is aging, with few yoanfarmers entering the industry. Moreover,
older farmers are reluctant to exit from farming for financial or sentimental reasons, ranging from retirement
income needs, transferring management, dealing with taxes, and nfarming heirs.

Because fewer nexgjeneration farmers are staying in farming, a major challenge for many farmers is the

lack of an identified successa This isdespite theirdesire to keep their farms in farmingSuccession and
transfer planning can be complex and daunting, and farmersted t o avoi d it until [
informed choices. Farmers in New England are also challenged to find legal or tax advisors who are
knowledgeableabout the farming industry.

Like land access, farm succession is not generally considered a pulidisue. However, communities can play

an important role in helping farms stay in farming. Older farmers are pillars of the local farming community

and leadersinthestatd s agr i c ul SeweraldMAGIG wns Have yarms that have been in existence
for generations and are local landmarks.

Establishedfarmers can also be teachers and mentors for new farmers, creating opportunities for beginner
farmers to expand their businessesOne way to do this is through a formal apprentice or mentoring program.
Several such programs provide a wide range of support for the mentor and the apprentice. One example is
theOnFar m Me nt dromdse N&wENgihed Small Farm Institute. Informal mentog can be

nurtured in many farm settings, provided the senior farmer is willing to spend some time and effort in a
teaching role. Sometimes a mentoring period is part of a transfer plan. A successor (family or-fiaomily)

works his or her way into the opeation, learning the ropes from the senior operator and gradually acquiring
equity in the operation.

Eastern Massachusetts hosts one of the first CRAFT networkke Eastern MassachusettCollaborative
Regional Alliance for Farmer Trainirig a structured apprentice experience comprised of éarm work plus
educational visits to other farms in the network. Several MAGIC area farms are in this teaching network (e.g.,
Siena, Great Brook, Hahins and Lindentree).

Best Practices

Example 1: Town of Middleboro, MA

Thetown commissioned a study of a unique agricultural neighborhoodand For GoodLFG) assisted the

town in developing strategies to retain this working landscape, specifically in helping farmland owners in the
area keep their land agriculturally productive dsring moreland into production Consultants interviewed

area residentsii both farming and nonfarming i addressing type of agriculture, tenure (ownership, rental)
and succession planning status, and land preservation status and interests=G worked with specific

farmers on succession planning, and enumerated suggestions for htve town could help support and
revitalize this farming neighborhood.

Example 2:0Transfer the Farimworkshops

These types of workshopkave been held throughout New England. They have beenspmnsored and
presented by a collaboration oUMassExtensim, private firms and NGOs such as Land For Good. To date,
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none have been solely sponsoredny single town, but a joint outreach effort from multiple towns could bring
a critical mass of farmers to these events and create momentum in transfer planning.

Assessment & Recommendations

Recommendation 1:Support retiring farmers by sponsoring program$owns could cenost workshops
focused on farm succession planning and bring technical experts to provide education and tools. Several
towns could casponsor a mixe for transitioning farm families and invite farm seekers as well as succession
planning advisors. Through their agricultural commissions and/or annual town census listings, towns could
identify potential beneficiary families begin a dialogue on transfetgmning. Towns could sponsor support
sessions for senior farmers led by farm succession facilitatorBowns coulddo direct mailings or other
engagement activities to inform farmers about these resources.

Recommendation 2: Offer incentives to farmers whocomplete succession plansSuch incentives could be
extra points on an agricultural conservation easement applicatiar a property tax reductionTowns could
provide farm succession planning information to all property owners enrolled in Chapter 61A.

Recommendation 3:Build into town plans and programs amwarenessof the connections among aging
farmer demographics, succession planning, land access and local food.
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7. Leasing Land for Farming

At the MAGIC Forum, the ability to lease farmland in the subregion was mentioned as a critical factor in
farmland access, affordability, and securityof farmers of all experience levels. About a third of farmers rent
some or all the land they farm; mosadvisors recommend thabeginning farmers start on rented land.
Despite the cultural bias toward land ownership, renting farmland has always been ineddo land tenure
both locallyand nationally. To many farmers, renting land ithe only viable way to start or expand their
operations.

About Farmland keasing

In recent years, public and private landowners have recognized the value in making lawdilable for
farming through lease agreements. For some, rent can help meet carrying costs. Many are motivated by
seeing their land managed responsibly and actively, contributing to the local food system and economy,
preserving a working landscape, and pviding farming opportunities. Mny nunicipalities own publicland
suitable for farming These parcels may be conserved for open space as town forests, schools, or for
recreational use. Other owners of publiarmland include counties and states. The MAGHKTIbregion has
federal parkland which, through a pioneering program, offers farming leases to private farmers. Private
sectorlandowners, such as academic and religious institutions, corporations, utilities, and individuadsvn
parcels that could be farned. Towns could encourage private landowners to rent land for farming.

To successfully lease land for farming, thendownerfi whether public or privateil needs information and

support to draft strong lease documents and establish good landlatenant relationships. A good

relationship makes a good lease possibj@and viceversa. Some leases (or licenses) are relatively simple. A

basic lease contract consists of five elements: the names of the parties; the premises; the start and stop
dates; thd onddmsindgr,atand the signatures of both par
addressing provisions such agpermitted and prohibited uses; infrastructure, maintenance, repairs and
improvements; liability; and default.

It is essential for publc entities to have fair and transparent processes for selecting farming tenants and
negotiating agreement terms. Massachusetts towns need to be clear on the distinction between leases and
licenses and when each may or must be applied. More attention sholdd paid to the legal parameters of
licenses as well as to what flexibility they might offer (e.g., rolling lease terms).

Some land trusts lease land for farming. In the private sector, service providers can assist landowners in

crafting good leases thatlearly spell out roles and responsibilities as well as shared land stewardship goals.
Additional considerations are required when the property includes farm infrastructure and/or a dwelling.
Landowners need information to develop realistic expectations @it being a farm landlordltems such as

what constitutes agriculture; what is feasible on their property, conservation objectives and practices,

oOnui sance, 6 privacy (for  Dbtohetph elmda scklsor(cke .agnd tl emad to)r,c
shared parking area, use of equipment), and conflict resolution need to be addressed up front.

Monitoring of land use is critical for both public and private landowners, which can be conservation
organizations such as land trustsMonitoring entails regula observation of the property to assure that the
terms of any agreement are in compliance by all parties in the agreement. For example, landowners and
easement holders want assurance that all required practices are in place, and that no activity that is
expressly prohibited is occurringi-or some private landowners, towns, and groups with more modest
capacity, monitoring can be a challenge. Regular meetings between landowner and tenant are essential,
even if only annually. Sometimes it is worth the investmeto contract for site monitoring with a group that is
familiar with agriculture.
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The MAGIC 8bregion

Eight of the MAGIC towns lease or license conserved town land for farming; three do not lease or license any
land for agriculture. Our project survey did not explicitly ask what towns did to promote leasing public or
private land for farming. There is nanformation or indication that any MAGIC town actively promotes or
encourages leasing of private land for farming.
Challenges mentioned related to leasing or licensing town land for farming include:

1 Expertise and time for selection, negotiation, and monitag;

1 Real or perceivedias in farmer selection

1 Requirements for or against certain types of farming, for example, food versus #ioad crops,
horses, or only organic productign

I Public accessneeds;

1 Roles and responsibilities amongown boards ¢onservaion commissions agriculture commissions
planning boards, boards of slectmen)

1 Compatibility between farming and other resource priorities (e.g., water quality, view shed, habitat)
and

9 Lack of nfrastructure and utilities

Rent, Lease or License

Arental or lease of real estate conveys an interest in a certain designated area of real property. Rent and
lease are, for these purposes, synonymous. A lease transfers to the tenant a leasehold interest in the
property. Leases can be transferable and/orrevocable. The person occupying the property is granted an
exclusive right of continuous possession and the absolute right of control and occupancy during the term of
the lease, subject to the terms of the lease. The agreement creates a relationship betwelee landlord and
tenant in which the rules of engagement such as communication, rights and limits on landlord visits,
notifications, etc, are spelled out.

A license to use real estate merely grants a right to use the real property. It does not conf@tesive
dominion or control over the property. A license givagenant permission to use real property for a specific
purpose. It does not transfer an interest in the real property. Usually a license is revocable.

Example 1:Concord

TheTown of Concordhas sixteen properties engaged in active farming. Fourteen of those hdliese-year
licenses; two are under life tenancies. Tenants are chamy§25/acre , regardless of use or resource quality.
Concord prides itself on its agricultural heritage as well asaent upsurges in interest in local food and
farming, resulting in increased attention to land availability. Town officials cite insufficient time, fairness in
the tenant selection process, and property monitoring as major challenges. Another acknowleddeallenge
is the lack of provision for new farmers to oOget
engaging in a formal transparent process throughout the tenant selection process usingequest for

proposal form with specified critea. Concord allows improvements on its farmed properties. NRCS eost

MAGIC Comprehensive Agricultural Planning Project Report January 18, 2014
Section 7Leasing Land for Farming Page7-2



shares with farmersfor conservation projects on the leased propertyrhe farmer must remove the
i mprovement or , i ftownke@psit.n ot removabl e, t he

Example 2:Lincoln

Lincolnhas thirteen farm properties undeffivey ear | i censes. Here, the | icens
after five years in good standing, thefivegearant 0s | i c
Additiondly, two or three small parcels were receny licensed; one of them, a vineyard, has a terear lease.

The towncharges $35/acre for cropland and $30/acre for hay. Lincoln hasa ninepage farm policy that

mandates a farm plan, and conducts a formal RFP process for licensee selection. Public aceessquired

on nearly all rented fields, which has been known to cause problems with dogs and graffiti, for example.

Lincolntown officials seek to attract new farmersbut also want to keep their valued farming tenants.
Officials are working with the NeWntry Sustainable Farming Project to identify farmland in the town as part
of a robust program to generate new farmland opportunities. Thereték about settingup an incubator with

a few smaller parcels to attract new farmers to Lincoln. They also wamtmove toward prioritizing food
production.

In Lincoln, the roles and responsibilities of town committees and commissions are still uncleath respect

to managing town farmland An agriculture subcommittee of theonservationcommission is responsiblefor
administering farming licenses on town land, whereas tragriculture commission is more involved with
advocacy. Conservation officials recognize the importance of farmer housing, but strategies on providing use
affordable housing for farmers and seasad employees have yet to be identified.

Example 3: Acton

Actonhas three town properties under lease antnder one-year renewable license for farming. As with

Concord and Lincoln, Acton is careful about the distinction. In addition, Acton owns and manages

community garden sitesltleasesto the state for purpose of farmingabout 20 acres oftown land that abuts

the state prison Thetown does not have aragricultural commission; these lands and licenses are managed

by theconservation staff. Asidefront hese arrangements, officials here
into thinking about what could be made available fo
properties and acquiring CRs through the town process are major challenges.

Exampk 4: Sudbury

Sudburyis working towards getting additional land under cultivation. Much of this land includes some
provision for public access. Theown has strong interest in preserving its agricultural heritage and has been
identified as a priority by lhe conservationcommission in theopen space plan and master plan. Like Lincoln,
Sudbury works with farmers on fivigear renewable leases issued through an RFP process, which includes
ranked criteria. If two submittals scored equally, the farmer from Sudbury is given preference. The
conservationcommission issues andeviews RFP responses, selects the licensesnd negotiates the

license. There is aragricultural commission in town, with a main mission of advocating for farming and
farming interests.

Sudbury sees its licensing program as a wimin situation. Farmershelp thetown bring land into productivity

and lessenthetown s burden of mowing open fields. The cons
farmer once a year to review the license and talk about any issues that have come up. Some challenges that
were cited include bringing land back into cultivation when it has been fallow for some time, as heavy

equipment might be required, and the increasing need for water. Many of tewn 6 s f i el ds ar e |
to sensitive habitat where theown has prohibied any use. For instance, a farmer was met with barriers
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during a request to dig a well for irrigation, as the proposed well location was in close proxitoity vernal
pool.

Best Practices

There are two examples of innovative leasing programs createdhinitWestern Massachusetts, as well as a
workshop series developed by Land For Good, described below.

Example 1: Grow Food NorthamptofGFN)

GFNbegan as a group of Northampton, MA citizens concerned about the future of two significant

Northampton farms on rich Connecticut River bottomland. The GFN group engaged the Trust for Public Land

and the city of Northampton in a shared vision to save thena for farming and make it available, affordable,

and secure for farmers. TPL purchased the propertiesnd placed them under an APR. GFN successfully

raised funds to purchase the farmland from TPL. The largest contribution of nearly $100,000 came from the

city as a prepayment on a 198year lease of a portion of the property for community gardens. These funds

were allocated from Northamptonds Community Presery

GFNadministers the 121-acre property. It recruited farmers and entered into a lgrierm (99-year) lease for
a portion of the land. GFN signed five-year lease with another farm operation and also is offeriry25-1-
acre rental plots for smaller market farm operations. The lease term is one year with the possibility for
renewal. G-N was awarded $104,500 from the Northampton Community Preservation Fund to develop the
Florence Organic Community Garden.

In this elegant and innovative partnership, the municipality contributed financially to the acquisition of the
property through a payt-forward lease with a private group. The private group also leases to farmers under
various tenure scenarios (shoftand longterm). As a community farm, GFN promotes values about farming
and food production, offering educational programming for commuyigardeners and beyond.

Example 2: Amhest

Ambherst has been actively promoting local farming for decades. Arable parcels were either protected and
acquired by the town using CPA funds were gifted to the town. Amherst has had an agriculture overlay
zoning district for 25 years. It supports a farme@narket on thetown common, a second market in a town
park, and a winter market.

Thetown has an ongoing program of licensing towswned farmland for periods betweerhree to ten years.

The Amherst Consertion Commission overseeghe licensing of town land for community gardens and

farming. Tenants include young and immigrant farmers, but they are not expressly identified as priorities.
Theconservationcommission actively supports farming activities throtngtheir involvement in Amherst

Coll egeds new Book and Plow Farm to help farmers de

Theconservationcommission maintains awebsite to inform the public on the farmland licensing process.
The website offers a list of available land and their locations, soil quality, and assessor déttapells out the
application procedure and relevant policies.

Example 3:Landowner Vdrkshops

Land For Good, in panership with local organizations and towns, conducts landowner workshops such as
onein Groton, MANorHfarming landowner workshops have also been held in: Warwick, RI; Concord, MA;
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Wilbraham, MA; Blue Hill, B Bremen, ME; West Lebanon, NH; Rutland, ViNaitsfield, VT; Lebanon, CT; and
Torrington, CT.

At each workshop, basic information on farmland ownership, accompanied by testimonials from successful

farmers, was presented. Resources to guide land owners through the leasing process were also provided. In
Groton, workshop attendees included participants from the GIS project, but broader outreach brought other
landowners from Groton and surrounding towns.

Recommend#ons

Recommendation 1:Establish a transparent and faiprocessfor issuing RFPs for licenses on public land
with clearwritten guidelines and policiesThese shoulddescribe the solicitation, proposal review, license
award, and annual monitoringprocedures. Farmers should be part of the procesd.ease fees should reflect
farming realities and also not be seen as subsidizing certain farmers over others. Make sure properties are
actively monitored and that municipal officials are adequately informed abowatrining, or can draw upon
agricultural experts in the monitoring process.

Recommendation 2:Encourage private landowners to lease land for farming. Distribute general information,
sponsor workshops and information sessions using an interactive tool suchtag GIS project referenced in
Section 1

Recommendation 3:Within the limitations of law, encourage more secure tenure on public land. Where
possible, implement longer terms and rolling lease terms. (A rolling lease term is one in which there is
always,for example, a threeyear term. At the end of the first year of a thregear lease, the tenant still has
three years.) Advocate for regulatory changes, if needédlow for the placement of improvements on town
property and, where possible, for the farmeo remove or be compensated for them at the end of the lease.
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8. Public Education ar@utreach

A lack of public education regarding agricultural practices and the various benefits of agriculture can lead to
conflicts and misunderstandings between farming and ndarming neighborsd conflicts that can drain
farmersd ti me ahilityto dffectively raapage an hgedultural aperation. The absence of
accessible information regarding the public benefit provided by agriculture acts as a barrier to widespread
community support.

Issues

The above issues were raised at thagricultural forum during discussion of the undue burden that farmers
face. Farmers present at the forum stated that a lack of understanding of normal agricultural practices and
the benefits that farms bring to the public, often lead to unfounded complaints made by ziths. These
complaints, often brought to the attention of the municipality, lead to tedious and expensive legal dealings
that have to then be dealt with by farmersvho must take time away from their rourtthe-clock farming

tasks to do so. Some farmers sdithat they spend so much time dealing with issues that arise due to a lack
of education and understanding that it is almost a second job, which takes away from their ability to make
their business viable. In areas where there is a great lack of understang and relationships with the
community, hostility may result and farmers will often choose to seek more favorable geographic locations at
the expense of the land they have spent years improving. Farmers who leave one town in Massachusetts
may choose to g to another state altogether, one that has better mechanisms in place for agricultural
support.

Knowledge of agricultural benefits to communities and the impact of consumer habits regarding the
purchase of local agricultural products appear to be intertmed. Both at theforum and in public meetings
held by the Middlesex Conservation District in 2012, it was reported that consumers do not understand the
environmental and community impact that local production afford®articipants noted that more educatio
was needed to link the practice of farming with the way of life that has attracted so many residents to the
MAGIGsubregion

Best Practices & Tools

Stakeholders agree that although a lack of agricultural understanding and education is an issue for both

municipal governments and town residents, education of the general public will reach most audiences and

will get to the root of the problem. Engaging municipal governments in the dissemination of information will

in turn educate and effect a change in munic p a | governmentsdo attitudes towa

With agriculture being a multidimensional and complex topic we must make the information and method of
public education simple enough to keep the attention of the general public while also allowingy g®rson to
easily make a meaningful change. Although there are a myriad of agricultural industries, a great number of
production methods, and a number of benefits of keeping agriculture viable, drilling down to concrete yet
simple steps that the public ca take to support agriculture, or at least not hinder it, may be the most
successful method of changing the public perception.

The AGvocate Program, funded by CT Department of Agriculture Farm Viability Grant, began in early 2009.
Guided by a Steering Comittee, the AGvocate Program provides Northeast Connecticut Towns technical
assistance to initiate Agriculture Commissions; review and implement tax reduction options; plan for
farmland protection, encourage buy local opportunities, explore methods to pramdocal farms; include
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agriculture in town plans; angass righttofarm ordinances12 Qutreach is one of the major components of
the AGvocate program and they have made supporting agriculture something that is digestible by the
general public.

Assessmen®& Recommendations

To allow agriculture to thrive and farmers to focus on the viability of their farms, we must first educate the
public and municipalities on agricultural practices, the importance of agriculture, and the ways in which the
public can support agriculture and not hinder it.

Farm Friendly Neighbor Program

We proposethat a program for the general publithat offers simple and easily digestible information on the
above topics is the first step in obtaining a strong system of agricultural sugpin the MAGIGubregion

Working in conjunction with planners and locagricultural commissions, the Farm Friendly Neighbor
Program (FFNpilot was created tobuild community support for local agriculture and advance public
education efforts surrounding the importance of farming in the community. By increasing access to
knowledge about the benefits of local agriculture, common farming practices in Massachusg#ted ways
residents can support working farms, the Farm Friendly Neighbor program seeks to strengthen support for
and viability of Massachusetts agriculture.

In order for the FFN Program to be effectiva pilot campaign was created during the MAGIC Corapensive
Agricultural Planning Program that included the following tools

1 Website www.farmfriendlyneighbor.org

9 Brochure (SeeAppendixE); and
9 Car or Refrigerator Magnet

Asecond phase of the progranis recommended whereeducational efforts will be expanded to provide
municipal agents,boards, and commissions/committees with information that will allow them to follow their
objectives while also promoting and allowing for agriculturaitality in their municipality. Tufts New Entry
Sustainable Farming project staff wouldreate educatiacnal materials for municipal staff, boards, and
commissions/committees that deal in agricultural matters. The educational materials createauld consist
of:

A second brochurghat covers common acts by municipalities that hurt agricultureand that provides
information on these issues and simple suggestions that will assist the municipal agents in making fully
informed decisions that wondét hinder agricultural v

Severaladditional website pages that address these conflicisdded to the website. Thee pages will offer
mitigation techniques and templates/examples of blaw, zoning, or other legal changes that could be made
to avoid future conflicts and promote agriculture in the municipality.

Tufts would thenmeet with municipal departments and comnssions that would promote the program in
that municipality. Municipalitieswould thenad opt t he project and become a 0

102 The Last Green Valley, Inc. (5/30/13). AGvocate Program. RetrievedHiitpnyaginfotlgv.org/agvocate_program/
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1 Signing a letter of supportdgriculturalcommission or other appropriate maicipal entity to be
signatory);

1 Adding municipal information to a section of the FFN Program Brochure.

1 Distributingbrochures and car magnets to residents through mailings and digséation to
municipal buildings;

1 Distributing promotional materials at farmers markets, agricultural confences, municipal
conferences, and municipal events; and

1 Creatinga link on the municipal website to the FFN website

Buy Local Programs

Many people give little consideratioto the choice between a local market or farm stand andlarge grocery
store when deciding where to shop. They do not know the benefits of choosing loimadds and the economic
benefits to the locality.Broadening awareness of the consequences of shopping choices is an essential
strategy inprotecting the economic viability of local fans and rebuilding local economiesBuy Local Group
help generate consumer awareness and demanir locally grown food products, and assist in improving
access to localfood sources.There arecurrently eight Buy Local Groups across Massachusettéowever

there are gaps inthe presence ofBuy Local groups in contiguous areas of Worcester and Middlesex County.
The MAGIC region falls completely within this gap area.

Recommendation

A Buy Local program is needed within the MAGIC Subregion due to this gafheAForum, there wa some
discussion whether it would better to expand existing Buy Local, or create a new.orteere are pros and
cons to each option: ceation of a newprogramwould create competition for scantesources and
expanding an existing progm might dilutet he 01 oc al 6 f. Municmlities fvithihthee gr ou p
Subregion should work together to determine what type of program would be most useful to their
communities. In the interim, municipalities should utilize existing Buy Local Campaigmplates and
guidance (as shown iAppendixC) to begin to disseminate the Buy Local message. In addition, the Buy
Local program that is established should includeublic education beyond buying locand promote other
methods that the public couldemploy to support agriculture.tiwould be most conducive to supporting
agriculture throughout the state if albuy-local groups became promoters of the Farm Friendly Néigor
Program in their regionsMeetingswith Northeast Harvest, DAR and other grougsipporting Buy Local
programsshould be held in order to determine the best way to organize, fund, and suppogragramfor
this region and to expand the focus dfuyHocal groups to include the Farm Friendly Neighbor Program.
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9. Marketing

Marketing for agriculture involves all activities included in moving the goods and services produced at a farm
or ranch to the consumer. This is a critical aspect of agricultural viability in that pricing, disition, and
advertizing of goods often dictates the economic viability of a farm or randharketingis the process of
planning and executing pricingand promotion and distribution that satisfiescustomer needs. It involves
collecting information, analying alternative market outlets pricing products to compete in the marketplace,
defining the scope of the proposed market area and meeting consumengeds. Therefore, marketing ian
essentialpartofa f arm or ranch®os busi negseofthe grojen that farmars n e d

oLand doesnd6t stay in agriculture unles
Without a profitable market, farms go out of business, land goes fallow, and/or fields grc
housPséserving farmland doesndt preserve
thriving agricul tural econo

0 Shanna Ratner
Principal, YelloWWood Associates, and Mel King Fellow at MI

and ranchers need assistance in developing and executing a successful marketing program.

Issuesand Recommendations

A number ofkeyissues were raised during the course of the project regarding agricultural marketing with
the Subregion, as listed below.

9 Production vs. retail costs.
9 Saturation offarmers markets.
1 By LocalLaws/Regulations with limited powers

Each of these critical challenges will be explained in detail. The following section will provide
recommendationsof ways to overcome these challenges.

ProductionversusRetail Costs

Issue

The challenges regarding production versus retail costss raised at the MarchForum, and continued to be

an item of great concerndiscussedby the farming and ranching community. The issue at hand is the fact

that the current retail market is setup in such a way that smaller New England farms must compete with
large, national commercial farms thatypicallyreceive subsidies for their cropsrbm the federal government.
Therefore, the true cost of production is not reflected in the market, particularly at large chain grocery stores,
making it extremely difficult for local farms to compete with large subsidized farms. These subsidies are
authorized through the deferral Farm Bill.
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Recommendation

Although subsidiesare a federal issue there ar action steps that regional and statefficials and
agricultural organizations cantakel. t 6 s p 0 s sdorbpktidon alive akdevellpn the localood system
is by applyinganti-trust regulationssimilar to those in theairline and telecommunication sectors. State trade

policiescould be refamed to restrict directforeign investment in farmlandvi t h  what are call e
f ar mi n ghelmainvigent ®f these laws is to preserve and protetche dfamily farmdas the basic unit of
production. A family farm can be defined in numerou

enterprise with a limited number of stockholders at leastonef whom r esi des oni%or ope

Saturation of Farmers Markets

Issue

Establishing local farmers markets is a good method for ensuring that locally produced foods have a
marketing presence. However, an alternative perspective was presented at the Subregional Agricultural
Forum regarding the saturation of farmers markets inogne areas, andthe need to coordinatemarket
establishment The proliferationof these markets is oftenuncheckedresulting insome markets saturating a
given market and harming other marketand farm stand operations.

Recommendation

Municipal officials canprovide better
coordination of farmers markets to ensure
that local farms and ranches have
opportunities to market theirproducts
locally, without creating additional,
unnecessary competition in close
proximity. The U.S.D.AXnow Your Farmer,
Know Your FoodCompass Mapprovides

. municipalities with an inventory of

Figure X: Know Your Farmer, Know Your Food, USDA agricultural projects, programs, and
markets in a particular area.The example
shows a Compass Map inquiry for the
MAGIC Subregion. Areas circles in yellow
are established farmers markets.
Municipal officials;planners, agricultural
commissioners, or the like, can work with
their regional USDA program to ensure that
farmers markets are tracked using this
database.

There is another online mapping inventory
by a private organization called Real Time
Farms fealtimefarms.conj, which is acrowdsourced nationwile food guide enabling users to trace food
back to the farm it came from. The website tracks farms and their products, farmers markets, and eateries.
Municipalities shouldfamiliarize themselves with these inventories to understand where markets are

Source: Know YoBarmer, Know Your Food, USDA

103 Schroeter, Azzam, and AikémtiCorporate Farming Lgwsnerican Agricultural EconesnAssociation; November 2006.

MAGIC Comprehensive Agricultural Planning Project Report January 182014
Section 9Marketing Page9-2


http://www.usda.gov/wps/portal/usda/usdahome?navid=KYF_COMPASS
http://www.usda.gov/wps/portal/usda/usdahome?navid=KYF_COMPASS
file://Data-001/Public/Regional%20Plan%20Implementation/Sustainable%20Communities/Projects/Place%20Based%20Activities/MAGIC%20Ag%20planning/Final%20Report%20Drafts/realtimefarms.com










