


Promoting

Affordable Mobile and Manufactured

Housing Opportunities In Vermont

Final Report of the Advisory Commission
on Mobile and Manufactured Housing to the

Governor and General Assembly

THEADVISORY COMMISSION MEMBERS

Alex Scherr

Stephen Unsworth................

Charles Clark, Jr cocvevcvennee

Jan Eastman ....ccccccccccoasscccnnes
Kathi Michaud ........ LGN
Bert Moffatt ....coiccvivensssssssans

Larry Osgood ..ccvvnnrans S——

Richard Williams .....ooonnniace

Commission Co-chair; Project Director, Vermont Legal Aud

Commission Co-chairy Atrorney, Hill, Unsworth and Myers. Mobile
Home Park Owner

District Sales Representative, Huntington Homes

Mobile Home Cooperative Developer, Champlain Valley Office of
Economic Opportunity

Secretary, Agency of Natural Resources

Broker, American Mobilchome Brokers; President, Highland Morngags
Group; Mobile Home Park Owner

Town Manager, Williston

Resident, Westbury Mobile Home Park: Board Member, Mobide Home
Owners Association

Executive Director, Vermont State Housing Authority Nonprofu
Mobile Home Park Owner and Developer, Housing Foundation, Ine

Top Row: lefi vo righs:
Richard Williams, Barry
Breslen.

Bottom Rows [ill Milazzs, 7
Larry Osgood, Charles Clark,
Kathi Michasd, Kirky '
Dunn, Stephen Unsworth
and Alex Scherr.

Phvote by Andrea Scarberough

L dr20my

i ‘n"'l”h i~

\ember: a2
Siyline ant
Farr Harem

dnie 0 RN



TABLE OF CONTENTS
mjmwn'c'ﬁww&wu

O TROVEEN s ossmmsssmssorsbrressssaiaiestssttsebessssssidassasresiassenssisnssssneons 1
Members of the Advisory Commission ... 2
DDMIRRIIIS veereorervvrrrossssssssemsstiiossmsssivovonsovososenmensuvrmentiaesserespessinessen 3
Summary of Condusions and Recommendations ............... < 3

Introduction and Background
Mobile Home Park Policy in Vermont .......c.ovmnin < 7
Benefics of Mobile and Manufactured Housing ............. % ‘ 8
DENIOT DO AGBIIRINE coovvcsorirrismnteissemrrivobs s s iasssos s domesans .9
CHAPFTER 1. Impact of State Permitting Processes on the Development, Fxpansion, and
Rehabilitation of Mobile Home Parks
1.1 Act 250 lssues Related to the Development of Mobile Home Parks ... 12
1.2 Stare Permitting Process in the Development and Expansion of
ISR BERIDE NS oorivncc sooriavcisriormarsesidontsssiossortimontions & e 14
1.3 State Permitting Process in the Rehabilitation of Mobile Home Parks 16
1.4 State Permitting Process in the Enforcement of Regulations and Codes 17

CHAFTER 2. Local lssues with Respect to the Development, Expansion, and Rehabilitation
of Mobile Home Parks

2.1 Overview of Local Planning and Zoning Law ........ccocovrvnnn.. - 19
2.2 Common Biases Against Mobile Home Parks.........c.cooooooii, % : 20
M) T P e e S ) e N 21
W&WJM-‘MMMMMM
3.1 Development of Mobile Home Parks ... 23
3.2 Financing of Mobile HOMES ............oov.ovvvoeeenrooosoosoeosoooso s i 24
- Ly Y — OO AIEIIN 1 04 b b timiasirss e e se o b 25

MQWMJMMP-&IM

4.1 Political Environment...........ocooooeeo A s 26
4.2 Recommendations: Arcas for Owners and Residents to Work T, cther 27
CONCLUSIONS AND RECOMMENDATIONS FOR FURTHER WORK 29
ENDNOTES 31
APPENDIX A. Individuals Who Testified Before the Commission ....... ” BB
APPENDIX B. State Permitting Agencies............. et 33

luvvi'-0~>-~--».-uouonuuo»-- Shsbectmnberey Saeee A R LD uunloh”"“""""""a
'm.b’n'uh - AR S L R L LT, AR



OVERVIEW OF ADVISORY COMMISSION’S WORK AND
SUMMARY OF RECOMMENDATIONS

he 1990 Vermont Legislature amended Title 10, Chapter 153, Section 6202, 1o provide for

. . s . ¢ u “‘
T emblnshm?\t of the A:vzsory Commission on Mobile and Manufaceured Housing. The Commis-
sion consists of nine members appointed by the Governor to serve September, 1990 to Seprember,
1992. Members represent mobile home park residents; mobile home park owners; dio::lt housing
advo.aws: nonprofit developers; persons knowledgeable about the manufacturing, financing, and per-
mitting of new mobile home parks; and state and local officials.

SCOPE OF REVIEW

‘The Commission submitted an Interim Reporn of findings and recommendations regarding the conver-
sion of mobile home parks into condominium communities to the Governor and Leguslature in the

Spring of 1991.

The Legislature charged the
Commission with preparing a Final
Report to the Governor and
Legislature to include findings and
recommendations regarding:

» ,},(Wuimgmﬁrlbedrwbpmlof |
new mobile home parks;

o the market forces affecting the developmen:
of new mobile home parks;

o the market farces affecting exisiing mobile
and manufactured howsing; including the
cost of purchasing a mobile home, the
availability of financing, and the cost of lot
remi;

o the enforceability of lease terms and the

impact of state laws, municipal control, and
state and local policies on existing mobile
home parks; and :

o she frequency and causs of mobile home
park closures and the impact on the parties

This final report includes a summary of the
Commission’s findings and recommendations
with respect to the development of mobile home
parks, expansion of existing mobile home parks,
rehabilitation of mobile home parks, as well u
affordability of mobile and manufacrured hous-
ing. It concludes with suggestions for further
study.

From the fall of 1990 through the fall of 1991,
the Commission heard extensive testimony from
state agency personnel, district environmental
commissioners, real estate appraisers, private and
public engincers, private and nonprofit develop-
ers, and local officials regarding the development
of mobile home parks, expansion and rehabilita-
tion of existing communitics, and mobile and
manufactured home financing wsues

A list of the individuals who testified before the
Commission is provided in Appendix A. The
Commission met at least every three woeks at
locations throughout the state including
Huntington Homes manufacrured housing plant
in East Montpelier, Skyline Corporation, a
mobile home plant in Fair Haven, Williston
Wouds Mobile Home Park in Williston, and the
Vermont State Housing Authority and Depart-
ment of Housing and Community Affains both in
Montpelier.



MEMBERS OF THE ADVISORY COMMISSION

Memb Advisory Commission Mobile and Manufactured Housing bave brought to their
Mn&wcfm;man mobile and manufactured housing issues.

Alex Scherr, s an attomey with Vermont Legal Aid,
has represented mobile home park residents and has
warked in the Vermont Legislature on legislation
regarding mobile home park sales to residents and
landlord/tenant isues.

Stephen Unsworth is an atorney with the firm of
Hill, Unsworth and Myers where he specializes in
business and landlord/tenant law. Attorney
Unsworth is also involved in the ownership, manage-
ment, and development of mobile home parks and is
1 member of the Vermont Manufactured Housing
Assocation, Inc.

Charles Clark, Jr. has worked in the modular home
industry with Huntington Homes in Vermont for six
years. He is the owner of Countryside Realty in
Willamstown, Vermont, and has an active interest
in, and knowledge of, off-site manufactured housing,

Kirby Dunn has been the organizer for residents in
six mobile home parks that were successfully pur-
chased by nonprofit deveopens on behalf of the
residents residing in each park. Kirby is also the

Kathi Michaud, owner of Lindale Mobile Home
Park, is also a mobile home broker, and lender.
Kathi is founder and President of Highland Mort-
exclusively for mobile homes. She has also worked
for two banks handling primarily mobile home loans
Kathi is a member of the Vermont Manufactured
Housing Association, Inc.

Bert Moffatt, Town Manager of Williston, has
assisted private and nonprofit developers in the
rehabilitation and creation of mobile home parks in
Vermont and New Hampshire. [n addition, he has
worked with mobile home park residents’ groups in
Vermont on a variety of issucs.

Larry Osgood, 2 mobile home park resident since
1959, is currently a resident of Westbury Partk. He
was formerly on the Board of the Kellogg Woods
Homeowners Association in Westbury and is cur-
rently an Officer of the Mobile Home Owners
Association. Larry covers the State to educate
Vermonters on issues involving mobile home park
living for residents.

MMWWan MMEMMMM
mobile home park issues Foundation, Inc. (HFT), a nonprofit subsidiary of the
VamomSmHuﬁngNldmity.whidﬂm

h&—-mauwdw purchased seven mobile home parks on behalf of
Resources, previously served as a member and acting residents in Vermont during the last three and a half
chair of the State Environmental Board, as well as years. HFT has also worked on development of a
hﬁmn'nd»danumof ing and mobilg'hﬁagpul:inﬂmgéommdcqndtmd
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SUMMARY OF CONCLUSIONS AND RECOMMENDATIONS

A Ithough the Commission found that mobile and manufactured housing is cost effective, serves
mixed income communities, and provides desirable housing, very few mobile and manufactured

housing communities have been expanded, developed, or upgraded in recent years. Through discus-
@ﬂM,&WnMMW&MWMd
MM@WQMMTMWMMWO‘“O
factors preventing expansion of opportunities in mobile home park living in Vermont. This

mn. outlines the issucs defined by the Commission and provides its recommendations for addressing
issues.

'ACT 250

With respect to the Act 250 process, the Commission identifies the complexity of the process as 3 major
issue impacting the affordability of mobile and manufactured housing communities. The system pro-
vides many opportunities for costly delays which highlights the need for greater consistency and predicr-
ability.

The Commission’s recommendations include:

* allowing for local reviews to carry more weight to streamline the process and reduce delay:

* creation of ombudsmen positions within the State 1o work with developers and 1o serve in 3 mediating
role to resolve conflicts between and among developers and regulators;

* efforts to strengthen communication among District Environmental Commissions o provide for
greater consistency in decision making;

+ addition of “affordable housing” as an eleventh criterion to be weighed when considering a develop-
ment; and

* increased efforts at conflict resolution throughout the process.

Definitions
The following terms appear throughout the
-nuﬁcﬁhfdhmmbeddg?‘mobikmwamm
mwmwmammma.mmm
muﬁmdhﬂgnhdhhbuambdhﬁonoﬁndﬁdmﬂymxdhaaplmndunimm
which mobile hotmes or modular homes are placed. The home owner owns, rather that rents the space on which
the home is sited.
mobile home: 2 ricated dwelling unit, designed 10 be moved on wheeks in whole or sections, which » resdy
hmmapﬁ;f:lmmtmadabahmﬁﬁmmdhwhmmmﬁhwihww-anuy.
mobile home pade the Vermont statute defines a mobile home park as “any parcel of land under singleor
mmmqmmlmmmiwmmmwamm@m
Wi&hdlimﬂ,anm&khmpﬂkdiﬁguﬂdﬁwa'mwhngw = 3 ungh
under common ownesship. A mobile home park may be owned by 2 single individual who leases loa w0
mobile home owners, by a condominium association, ot by a housing cooperative.
“pﬁ”uwu:&amamobﬂehwwwk




STATE PERMITTING FOR NEW PARKS AND EXPANSIONS OF EXISTING PARKS

158 devel of affordable housing, induding mobile
home parks, face cnnﬁmoc: uﬁ:nmm::kh:dm‘:‘:appm:,mmwm In addition, mlcs are ngldand
outdated and required resting is often excessive, time-consuming, and oo.stly. Expnl'mon of existing
mﬂchwcwhdmmhidﬂy&vdopdbdonmgdawnsmcnnplmmmmqm
to bring the entire park into compliance, which may prevent efforts to expand.

Through testimony, the

The Commission recommends:

. thaSaummciwbawmordimccﬁommdshminfonmtionwidxreq:earothcprm
and cach project to reduce confusion;

* encouraging the use of State ombudsmen to assist developers with permitting;

* petiodic review of regulations, seeking input from developers;

* repeal of the portions of the mobile home park law that require the Department of Environmental
Conservation to review site criteria since this is already done at the local level; and

* that regulators be more flexible with requirements to upgrade existing portions of parks so that
the project is economically feasible.

REHABILITATION

Major insues discussed by the Commission included thar many parks seeking to upgrade are faced with
tigid serict compliance with regulations, rather that reasonable requirements that take the limitations of
the site into consideration.

The Commission recommends:

* that the State make a comprehensive coordinated effort to address the major problem of substandard
mobile home parks in Vermont;

* thar Seate agencies come together 1o address this issue with data and funding; and
* use of performance criteria, rather than strict compliance with regulations, for rehabilitation projecs.
ENFORCEMENT OF REGULATIONS

Testimony to the Advisory Commission indicated that enforcement is inconsistent, inflexible, and not
despread. E“‘b'“',"‘"‘ i‘f’""‘ triggered when an owner secks to improve a mobile home park, which
discourages preventative maintenance, or is triggered when a nonprofit organization secks public funding

* that resources for the Agency of Natural Rmmwbemhnmdmaddmmmeofdmem
* that 2 more flexible, cooperative, problem-solving approach by regulators be encouraged:

4



. du:da(amdrcfonnofaoomptdmivcimxmyofmbﬂchomprhbemlwd-ﬂmﬁdﬁ

* that resources be developed for nonprofit and public owners of mobile home parks 1o facilitate im-
provement of park conditions.

LOCAL ISSUES

The Commission learned that local bias exists in the review of applications for mobile home park
projects because of a variety of misconceptions. In general, the Commission heard that many municipal
officials fear that mobile home parks are a burden on towns, requiring more in services while bringing
in fewer tax dollars. In addition, the perception exists that mobile home parks are health hazards and

cycsores. The facts presented demonstrated to the Commission that many of these misconceptions are
unfounded.

The Commission recommends:

* a number of proposals aimed at prometing the positive aspects of mobile home park living to local
officials and the public and

* that localities be encouraged to facilitate the development of mobile home parks by employing
mechanisms such as property tax reform and allocation of infrastructure capacity.

AFFORDABILITY OF MOBILE HOME PARKS

The testimony before the Commission indicated that mobile home parks are costly 10 develop, which
could result in above market-rate lot rents for new residents. A significant portion of the costs can be
attributed o the State and local permitting processes. The Commission recommendations listed above
are aimed at alleviating some of those pressures.

In addition, the Commission recommends:

o that the State take the lead to develop resources
make new mobile home park living more afford-
able, including donating State land, setting up 2
revolving loan fund for private and nonprofit
developers, and developing rental subsidy resources
for mobile home park residents;

e thar municipalities assist by including mobile home
parks in their town plans, by allocating sewer
capacity, through waiver of fees, and through tax
incentives.




AFFORDABILITY OF MOBILE HOMES

mission i i i for shorter terms than
issi hevdzmydmmobulehommﬁnnmdahxgbetm ‘
mch«i:muomm.mb&hommumedupcmndpmpmyfmﬁmmngmm

real property for taxing purposcs.
The Commission recommends:

+ that financiers be encouraged to develop more favorable financing for mobile homes, which should be
treated as real estate rather than personal property;

* reform of taxation practices in municipalities, and

* promotion of an educational campaign geared toward lenders and municipalities to demonstrate the
stability and reliability of mobile home park residents as mortgagees and taxpayers.

POLITICAL CLIMATE

The Commission noted that political divisiveness around landlord/tenant issues has also served as an
obstacle to development of affordable mobile home park opportunities.

The Commission recommends:
* a vaniety of joint ventures between mobile home residents and mobile home park owners, and
* the continuation of 1 group or forum like the Advisory Commission to follow-through on many of

these recommendations and to foster understanding and cooperation on the problems that affect the
development and improvement of affordable mobile home park living opportunities.




INTRODUCTION AND BACKGROUND
MOBILE HOME PARK POLICY IN VERMONT

he State of Vermont has assumed an active

role in efforts to preserve mobile home park
lots and their affordability in recent years. An
Advisory Commission on Mobile and Manufac-
tured Housing was established by the Legislature
in 1987 and reauthorized as this Commission in
1990. Extensive legislation was enacted by the
Vermont Legislature in 1988 and 1990 1o address
many mobile home park issucs.

While many of the measures taken thus fiur have
increased the security of persons living in mobile
home parks to a limited extent, there are a number
of factors thar threaten the affordability, habitabil-
ity, and existence of mobile home parks which

In Vermont, there are:
* 18,664 mobile homes

* 15,338 mobile homes occupied by
the homeowners

* 3,326 mobile homes occupied by
renters

* 46,952 people living in mobile

* 221 mobile home parks of five or

CesReNNRNEEBIRE NS

10% of all housing units in the

remain to be addressed. A significant proportion
of the mobile home parks in Vermont may be
substandard with respect to the quality of their
water, septic, and clectrical systems. Many were
built before comprehensive environmental regula-
tions were in place.

Mobile home park living is & unique
Sform of bousing where residents are
both home owners (of the mobile home)
and renters (of the lot).

The Advisory Commission on Mobile and Manu-
factured Housing as a whole strongly supports the
creation and preservation of mobile homes,
mobile home parks, and manufactured housing
subdivisions as critical and substantial sources of
affordable housing in Vermont. In recent yean,
the State of Vermont has recognized mobile home
park living as a significant source of affordable
housing for houscholds with lower and often fixed
incomes that is at risk of becoming unaffordable
and less habitable for a variety of ressons

Mobile home park living is & unique form of
housing where residents are both home owners (of
the mobile home) and renters (of the lot). In
Vermont, there are usually few vacant lots avadl-
able at any one time, and few parks have been

developed or expanded over the past decade.

According to 1990 Census data, there are 18,664
mobile homes in Vermont, about ten percent of
all housing units in the State. A rotal of 15,338
mobile homes are occupied by their ownen (2%
of all mobile homes) and 3,326 mobile homes are
rented. A total of 46,952 people live in mobile
home parks in Vermont. There are 221 mobile
home parks of five or more units in Vermont
according to the Vermont State Housing
Authority's 1991 Directory of Mobile Home
Parks,



BENEFITS OF MOBILE AND MANUFACTURED HOUSING

The Commission found that mobile home park
dd-p&l.“bmuoﬁubm
of housing. Mobile home park living provides an
affordable form of home ownership for many

pdadomoﬁhemuhuofmmmdi-
tional forms of housing. It also presents a poten-
vially solid market for developers and lenders who
might invest in mobile homes and parks. Mobile
home loans are among the most reliable and stable
forms of loans in a bank's portfolio. [1]

Mobile and manufactured housing can bridge
the gap between renting and home ownership
by offering the homeowner an investment that
can appreciate in value and provide pride of
ownership. A manufactured home may build
equity for the owner and enable 2 move 1o more
traditional housing if the owner chooses. Mobile
and manufactured housing provides interest and
tax deductions 1o those with incomes o support
deductions while rented sites provide renter’s
rebates to many othen.

Crowsmesom of 4 manufactured home

Mobile and manufactured housing may also
provide many advantages to the ever-increas-
ing population of senior citizens, through
independent living, lower maintenance costs,
economical heating costs, lower taxes, as well as
pride of ownership. In addition, mobilc home
parks provide seniors with the security of 2
community.

Common management of infrastruc-
ture can also represent significant

Off-site manufactured housing can be substan-
tially less expensive than stick-built housing,
making it an important source of affordable
housing. The Commission received testimony
that cost savings for the purchase of a mobile
home, over a stick-built house, can be as much as
50%, and averages approximately 20%. (2]
Common management of infrastructure can also
represent significant savings over single family
management.

Experts testified that mobile and manufactured
housing is built to higher Federal standards
than conventional stick-built housing. Con-
struction of mobile and manufactured housing is
based on “state of the ant” codes for plumbing,
electrical, and safety standards. These codes are
continually updated and reviewed, and all homes
are subject to an independent third party inspec-
tion. [3] Mobile homes are mass-produced under
controlled conditions year-round. Indeed,
Vermont has two manufacturers, Skyline Corpo-
ration in Fair Haven and Huntington Homes, in
East Montpelier,

Given these benefits, the Commission sought 10 examine the means by which the State, nonprofit
m“ mt:um. md' peivate industry can work with resident groups, to promote the creation of new parks
new lots in existing parks, under rental, condominium, or cooperative ownership. The Commission

Jnonaomwdenlopmomm:ndniomtopmca he i
parks through substantial rehabilitation, where necd:d



MAJOR ISSUES ADDRESSED

The Com.mission found thar despite the overwhelming advantages of mobile and manufactured housing,
n.ewm?bdehomcparbmnotbcingdcvdopedmd existing parks are not widely supported. Through
discussion and testimony, the Commission learned that there exists prejudice against mobile and manu-

&:turedhousing.anddledevdopmcmmdpmwnionofmobﬁehomepuhisiaahhfoumlm
of reasons.

IMPACT OF STATE PROCESSES

Development Costs Related to Regulation

* The Commission heard testimony that the costs to develop a mobile home lot within 1 mobile home
park would average between $30,000 and $32,000 per lot. [4)

* Of that, $5,000 10 $10,000 may represent costs associated with complying with the permitting
process.

* While in a higher-end house the permitting costs may be 5% or less of the toral costs, in an affordable
housing unit the permitting costs can represent up 1o one-third of the total costs. |5]

Impact of Development Costs on Lot Rents in New Parks

* In the context of a newly built mobile home park, the Commission heard testimony from developen,
appraisers, and cngineers that the costs associared with construction could result in lot rents of
approximately $350 per month.

* A lot rent of $350 is well above the amount currently charged in existing mobile home parks.

* Such lot rents in new mobile home parks, when combined with the cost of acquinng the mobile
home, could result in toral housing costs that approach the costs of an gusting stick-built howse.
(A new mobile home on a newly developed lot would probably be more affordable than & newly
constructed stick-built home.) .

Necessary Rehabilitation Could Threaten Affordability

* The costs associated with bringing existing mobile home parks into compliance with current
environmental, health, and safety regulations could create significant pressure to increase lot rents
The market for affordable housing can only bear rental increases, for just so long before displacement
of very low income residents could occur.

* State regulations often provent cxpansion of existing parks without achieving complete complusnce
with current environmental standards for the entire park, not just the expansion. Such & requirement
renders development of new lots in existing parks extremely difficult, if not impossible.



. Commission makes no finding Mdudqeemwhid\ownwofaisting.pjuhminaq
&qdﬁtp«bm:mmwdmww&um&khmmrkhmgaw
mwkwbmt&ﬂimwb@gprhupwdeHm.udoa
mumhvhgnobicbuwhlunmdndoondnm.

* While, existing planni mddadopmhwiannxdocsnotadudcdxe.dﬂdopmmtof
uﬂchmn‘whh:ummmmhmmmnmmmpammmm

* Many local communities demonstrate biases

: i , and A 2%
mmwwmh mquuwm
such prejudice appear in many different forms m““‘.“ﬂ‘ sed by specif

requirements and hnﬂ'i:tmnplkk political isolated examples.
opposition.

* Much of this opposition results from stereotypes about mobile home parks which are sometimes
justified by specific, solated examples. Efforts 1o clean up those examples may persuade some people
away from bias, but the underlying myths against mobile home parks represent a significant barrier to
the creation of new lots.

AFFORDABILITY OF MOBILE HOME PARK DEVELOPMENT AND MOBILE HOMES

Park Development

* Financing realities also pose a barrier to the creation of lots. A developer of a new lot has to bear the
costs of the lot until that lot is rented.

* Moreover, some private lenders have exhibited bias against mobile home jects for reasons
often unrelated 1o the actual financial risk involved. vy

'ﬂnmﬁuoﬁhinmbilityoﬁnmmmuinmobilchomcpuhbylendm,pamcnhdy' in the
current market, contributes to significant restriction on development.

Md“o&kﬂoubnuﬂnudqudTmﬁ“w

* The Commission heard testimony from some

WMWWMW: Indeed, mobile homes are treated as
stable and secure clements of their portfolios. personal property for financing pur-

Yet financing for mobile homes in mobile poses, but as real estate for taxing

home parks is less favorable than financing for purposes, leading to conflicting pressures

less affordable. ing the home.




* Mobile homes are financed at higher rates, for shorver terms, with 2 higher down payment; moreover,
such loans cannot be sold on the secondary market.

* In addition, mobile home owners may pay a higher percentage of the value of their home in propeny
taxes, particularly if the mobile home reflects a site premium.

* Indeed, mobile homes are treated as personal property for financing purposes, but as real estate for
taxing purposes, leading to conflicting pressure on the cost of purchasing and maintaining the home

POLITICAL CLIMATE

* In recent years, public debate has focused on highly charged emotional issues, rather than on broader
policy concerns around the future viability of mobile home park living.

* The Commission recognizes that the intensity of the debate often represents legitimate and srongly
held differences of opinions and values, particularly in landlord/tenant and seller/resident dispures
However, the Commission belicves that the intensity of those debates has douded the wide areas of
common interest between residents and developers, obscuring unified approaches to the pressures
against development.

* Moreover, negarive political debate creates a powerful negative impression of mobile home park living
in the eyes of residents, lenders and lawmakers.

Photograph provided by New England Manufactured Howsing Auociation



IMPACT OF STATE PERMITTING PROCESSES ON
THE DEVELOPMENT, EXPANSION AND
REHABILITATION OF MOBILE HOME PARKS

hile the Commission as 2 whole supports good planning and development law, 2 cumbersome

regulatory process has a great impact on a developer's ability to create aﬂ'ordablc.h?ming, indud-
ing mobile home parks and manufactured housing subdivisions. The Advisory Commission heard
conflicting testimony from regulators and developers on the issues of Act 250, State permitting and State
mfommtwihmpeawrepdmonofmobikhomepuk&ﬂnfollowingimmledmd\cmmm-
mendations of the Advisory Commission. For an overview of the State permitting process and appli-
cable laws and regulations regarding mobile home parks, please refer to Appendix B.

- - - - - - - - -

1.1 ACT 250 ISSUES RELATING TO THE DEVELOPMENT OF
MOBILE HOME PARKS

ACT 250 ISSUES IDENTIFIED
Opportunities for Delay

There are many opportunities throughout the Act
250 process for costly delays that may undermine
affordable housing projects such as a manufac-
tured housing subdivision or a mobile home park.
Ten criteria and multiple subcriteria must be
addressed and satisfied in order for 2 project to go
forward. The criteria are not priotitized and a
project can get delayed, or even denied, on any
one of them.

mmalmfocbmodpanidpmonby
pranting party status to many individuals and
proups who may be affected by a project. This
may provide many opportunities for delay of the
process and may make approval more difficult.

Unpredictable Process

Apvop:nl mhemac\wdatdteloalmdmtclevds through multiple agencics. Jurisdictional
:m. w:m a.?i;mm interests and dn&r.mg interpretations can ensue. The process is not predictable;
cannot anticipate their prospects for approval. Decisions on similar issues vary

Comnmomo&en.:’:om %mnn'lﬁdmmmmﬁmdmm
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RECOMMENDATIONS CONCERNING ACT 250
Minimize Opportunities for Delay and Streamline the Process

* The Commission recommends that the District Commissions be streamlined. Perhaps there could be
greater efforts to promote common training and better communication between District Commis-
sions to advance overall uniformity and predictability in affordable housing projects.

* The Commission agrees that local officials
should review projects and make decisions Whils sbe Commelssion as & whele mp-

independent of District Commissions. How- ports good planning and development

cver, dup“uﬁon OfCﬂ'ort Md bc m“d. m mho m
Where possible, hearings on projects that address ::W.-.,.m..w'.
similar testimony should be held simultancously ability to create affordable bousing
before both bodies that must approve the project.

* Testimony before the Commission indicated that expansive party status can slow the permitting
process. The Commission recommends that parties be required 1o enter appearances early in the
process. This would foreclose the ability to contest late in the review process, which, in the
Commission's view, can lead to unnecessary delay and unpredictability. In addition, the Commision
recommends thar some mechanism be implemented, perhaps sanctions, to deter frivolous appeals

* Partics should have access to accelerated review, cither through & magustrate system o through
early access to the Superior Court judge designated to sit on environmental appeals.

* A commission or inter-agency committee should be formed to examine methods of streamlining
the progress of affordable housing projects through administrative approval, with a view w
reducing overlapping jurisdictions and reducing the number of stages in the adminutrative process in
which a project can be reviewed (current practice can render development of affordable howsing
projects prohibitively expensive).

* Affordablc housing ombudsmen positions should be created within the Department of Hounng
and Community Affairs and the permit specialist positions within the Agency of Natural Resources
should be enhanced to lead developers of affordable housing projects, particularly those involvieg
manufactured homes, through the administrative process. Such positions could also serve & mediating
or conciliating role in the event of developer/reviewer conflict over the course of 4 project

Provide for Greater Consistency and Predictability

¢ The Commission heard testimony that developers could not always determine how to respond 1w
differences of opinion between the Agency of Natural Resources and the District Environmental

Commission. Regulators should be as clear, specific and consistent as possible in their recommenda-
tions for changes to a particular project already in the course of regulatory approval.
* The Commission heard testimony that decisions of the various District Environmental Commissions

were often inconsistent in their treatment of similar projects, leaving developers without reliable
guidance in making sound decisions to invest in particular projects. The Commission encourages the
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ing those opinions.

+ The Commission considered recommending that “affordable housing” be added to Act 250 as
a0 dleventh criterion, a5 a means of highlighting and stressing the importance the Commission places
on the principle. While testimony indicated that the political chances of such 2 proposal passing into
law would be slight, the Commission encourages regulators to focus on the extent to which each
proposed project would encourage the creation of affordable housing opportunities in Vermont.

Work on Conflict Resolution

* The Commission heard repeated testimony that disagreements between regulators and developers
often turned into full-scale conflicts, when early and effective intervention might lead to more efficient
resolution of disputes. More emphasis should be placed on alternative dispute mechanisms to resolve
differences of opinion between developers and regulators. Indeed, the Commission recommends that
some form of dispute resolution mechanism be encouraged early in the process when conflicts arise.

* In addition, the Commission recommends consid-

eration of mechanisms, such as a serdement More empbasis should be placed on
conference, to allow a judge designated for envi- alternative dispute mechanisms to
ronmental matters to take an active role in shaping resolve differences of opinion between
wiues and encouraging sertdement early in the developers and regulators
administrative process.

- - - . - - . - -

1.2 STATE PERMITTING PROCESS IN THE DEVELOPMENT AND
EXPANSION OF MOBILE HOME PARKS

I'SSUB IDENTIFIED IN THE DEVELOPMENT AND EXPANSION OF MOBILE HOME

Overlapping Jurisdictions

The Commission heard substantial testimony that state and licensi : :
their handling of licensing and e b m:‘::mhmg] icensing agencies overlapped in



Rigid Rules

In some cases, the Vermont Environmental Protection Rules are rigid, outdared, and do not allow for
creative solut::dns t;:ive;elopmmt on particular sites. The Commission also heard testimony that the
testing required to op mobilc home parks, while in some cases appropriate, could also impose
substantial burdens unrelated to the actual purpose of the testing and prove costly and time-consuming

Many lrnobiie home parks exist whose compliance with regulations was grandfathered before the imple-
mentation of those rules. However, when such a project seeks to expand to create more lots, the entire
park must also be upgraded, which may make the expansion financially infeasible.

RECOMMENDATIONS FOR THE DEVELOPMENT AND EXPANSION OF MOBILE
HOME PARKS

Promote Inter-Agency Coordination

* As with Act 250 compliance, the Commission
recommends increased coordination between State
agencies with respect to specific proposals, for both
sharing information and for training and problem-
solving,

* The Commission urges the creation of an inter-
agency committee to streamline the approval process
with & vision similar to that described under Act 250
above.

* The Commission urges the creation of ombudsmen
positions within the Department of Housing and
Community Affairs and the Agency of Natural
Resources with responsibilities identical to those
already discussed under Act 250 above

Encourage Flexibili Seerling View Mobile Home Park, Hyde Park, V]
dny Photograph by Andrea Scarborongh
* Systematic and periodic review of existing regulations should be encouraged, with npur sought from
private and non-profit developers.

* Permitters should review problems in the existing portions of parks secking to expand 10 derermine
whether an approach that allows for substantial compliance with standards in grandfachered parks
might produce results that would be financially or physically passible where strict compliance would

not.

* Permitters should encourage a phased approach to the rehabilitation of grandfathered mobile home

parks seeking to expand. Instead of requiring the entire development to be upgraded, permitens
should focus on arcas of greatest need and work with owners to develop a realistic plan for upgrading
the balance of the park over time.
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testimony before the Commission.)

ISSUES IN THE REHABILITATION OF MOBILE HOME PARKS

Rigid Approach

Many mobile home parks exist whose compliance with regulations was grandfathered from before the

' 1o of those rules. However, when such a project secks to upgrade any portion of its system,
the entire park must also be upgraded, which may make the rehabilitation financially infeasible and
prevent needed repairs to a particular subsystem. The Commission heard testimony that insistence on
i compliance with standards in grandfathered mobile home parks often prevented correction of a
problem, where a focus on gubstantial compliance would have resulted in an effective resolution of the

problem
RECOMMENDATIONS FOR THE REHABILITATION OF MOBILE HOME PARKS

Encourage Flexibility

* With respect 10 mobile home park expansions and rehabilitation, permitters should use performance
criteria that encourage creative solutions to the resolution of particular problems. Permitters should be
encouraged 1o offer solutions in addition to finding violations of the law.

* Permitters should encourage a phased approach to the rehabilitation of grandfathered mobile home
parks secking to improve. Instead of requiring the entire development to be upgraded, permitters
should focus on areas of greatest need and work with owners to develop a realistic plan for upgrading
the balance of the park over time.

With respect to mobile home park
expansions and rebabilitation, permit-
encourage creative solutions to the
resolution of particular problems
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1.4 STATE PERMITTING PROCESS IN THE ENFORCEMENT OF
REGULATIONS AND CODES

ISSUES IN THE ENFORCEMENT OF REGULATIONS AND CODES:
Enforcement Is Inconsistent

The Commission found that the enforcement of environmental, safery, and health regulations is incon-

sistent. Frequently, a regulator becomes aware of problems when an owner seeks to upgrade 2 portion of
the mobile home park, leaving less active, non-

complying owners undisturbed. Without
consistent enforcement of regulations, a sub-

stantial number of substandard mobile home Residents of-o“b bome parks secking
parks exist. Lack of inspection, testing, and 10 buy their communities under the
enforcement does not encourage preventative provisions of Vermont law are at a
maintenance. disadvantage in these purchases. despize

assistance from non-profit organizanons
The Commission also heard testimony that and public funders.

enforcement of regulations in mobile home
parks varied from agency to agency, leading to a
patch-work approach to ensuring that appropriate standards were applied. Mobile home park ownens
and residents have difficulty understanding which State agency is responsible for enforcement of particu-
lar regulations.

Enforcement Can Be Inflexible

The Commission heard testimony that enforcement (when it occurns) is inflexible and often unresponsive
to the needs and limitations of a particular site.

Lack of Aggressive Enforcement Affects Potential Mobile Home Park Purchases
Residents of mobile home parks seeking to buy their communities under the provisions of Vermont law
are at a disadvantage in these purchases, despite assistance from non-profic organizations and public

funders. Public funding sources for such buy-outs require strict compliance with State regulations,
whereas private owners with private funding might not have these standards attached to their financing

RECOMMENDATIONS FOR THE ENFORCEMENT OF REGULATIONS AND CODES:

Enforcement Should Be Strengthened and Consistent

* State agencies should reaffirm their commitment to uniform enforcement of all Stare laws; the legila-

ture should provide funding to ensurc such enforcement of regulations. Specifically, the Commission
recommends that more resources be allocated to the Agency of Natural Resources to accomplish this

goal.

L 1



Regulators Should Employ a Flexible, Problem-Solving Approach

cu“bemaﬁndwidnaphnndappmd!mdubiﬁwbnmmnbodnbeqmﬁqofdupuk
and the continuance of affordable housing opportunitics.

* Newer mobile home parks could appropriately be held to more stringent standards. However, even
here, regulators should be encouraged to use a flexible approach so as to ensure that new opportunitics

* Whether reviewing new or existing mobile home parks, regulators should be encouraged to be
proactive, working with owners to develop creative solutions to problems, rather than simply advising
them of the strict requirements of the rules.

* The Commission recommends that overlapping jurisdictions be eliminated. Specifically, the Commis-
sion notes with approval the recent move of the Public Water Supply Program from the Department
of Health to the Department of Environmental Conservation.

Enforcement Should be Comprehensive and Information on Park Conditions Should Be
Available to Potential Buyers

* More information should be available to the public concerning park conditions. The Commission
encourages prospective buyers of individual homes and parks to be aware of all potential problems
within the park. The Commission recommends a system in which notice of any known violations of
standards regarding water, sewer, and other health and safety problems be placed in town land
records by the agencies with jurisdiction over

those problems.
The State needs to conduct a reliable,
* The Commission recommends that the Depart- comprebensive inventory of all mobile
ment of Housing and Community Affains bome parks and the status of their
coordinate an initial review of a park’s compli- compliance with State regulations

ance with existing permits at the point when
the Department receives a notice of a proposed
sale. Such a review would occur through consultation with the appropriate regulatory agencies.
Resules should be awailable to buyers and residents of the park to be sold. u

* The State should assist in the development of alternative sources of fundi for the rehabilitation of
auiqmohﬁehwnparhfotbothpﬁvmmdnon-pmﬁtpurdlmm R -

. mimm»mwadnhhmpnhmivcinm i
_ : : tory of all mobile home and the
satus of their compliance with State regulations. The results of the inventory d\olﬂdwblt‘maimainod
namw ﬂnmu:cemSmeattcmptwcompilcaninmtorypmducedimd—
qummdc.ule_mmpmbeaununquiredvolunwyoompliance. The Legislature should ensure
Mdcmmc&ndughnudunihbkford\hmlpom



Chapter 2.
LOCAL ISSUES WITH RESPECT TO THE
DEVELOPMENT, EXPANSION, AND REHABILITATION
OF MOBILE HOME PARKS

2.1 OVERVIEW OF LOCAL PLANNING AND ZONING LAW WITH RESPECT
TO MOBILE HOME PARKS

c hapter 117 of Vermont Statutes, the Vermont Municipal and Regional Planning and
Development Act, provides that no municipality may adopt xoning regulations that shall have the
effect of excluding mobile and manufactured homes except on the terms and conditions that other
housing is excluded. It further states that housing to meet the needs of the population may not be

excluded through zoning; and thar no local ordinance may prevent the establishment of a mobile home
park (24 V.S.A. Section 4406(4)).

The law does not require towns specifically to provide for mobile home parks. If 2 local ordinance
excludes a mobile home park in effect (by requiring two-acre zoning, for example), the ordinance could
be challenged to determine if the town is providing housing to meet the needs of the population.
According to testimony, developers have been reluctant to make legal challenges in cases where there
appears to be zoning discrimination against mobile home parks because it can be a long and costly banle

Recommendation: The Commis-
sion recommends the following Fermuwood Manor Mobile Home Park, Bolton, Verment
amendment to 24 V.S.A. Section Photo by Andrea Scarboreugh

4)(A): “Except as provided in
:cg(n)iﬂ)ﬂ(ﬂ of this ti’:!c. no zoning regulation shall have the effect of excluding mobile homes und
mobile home parks, modular housing, or other forms of prefabricated housing from the municipality,
except upon the same terms and conditions as conventional housing is excluded.”

In practice, according to the testimony of mobile home park developers, the local permitting process
varics from municipality to municipality. In many cases, mobile home parks are not well received by
localities for a variety of reasons. Local officials and the public fear that mobile home parks bring in
fewer tax dollars, yet require more in town services. Aesthetics, health, and safery problems which
receive a disproportionate share of publicity, contribute to misconceptions about mobile home parks
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2.2 COMMON BIASES AGAINST MOBILE HOME PARKS
MOBILE HOME PARK RESIDENTS

. Mohilehmplkruidenuhmlow-incom.oruconwdfzm.hmlotsofdﬁldm,anddonot

take care of their homes or the property.

Fact Surveys of the income mix of mobile

. Sunqsofdnimmcmixofmobilehomepuk mMMh.Wkof
residents in a sample of communities show a wide communities show a wide variation in
variation in household incomes. Mobile homes bousebold incomes

are the housing of choice for many Vermonters.
In fact, the number of children per mobile home
household is less than in other types of housing. According to the 1990 Census, the average house-
hold size in mobile homes in Vermont is 2.5 persons.

AESTHETICS, HEALTH, AND SAFETY FACTORS

Myth:
* Mobile homes and mobile home parks are an inferior type of housing, because they are not well-
made, are not acsthetically pleasing, and present safety and health hazards.

Facu

* Acsthetic and habitability problems in existing mobile home parks are the result of past practices and
lack of regulation. New laws and regulations do not allow for parks to be developed as they had been.
Unfortunately, this increased regulation has also prevented many developers from eaming a reasonable
return on an investment in & new park. Regulation of the development and expansion of mobile home
parks by state and local officials assures that these communities will be developed in a well-planned
manner, thus avoiding some of the physical problems that haunt older mobile home parks.

BURDEN ON LOCAL SERVICES

Myth:
. Mobilebompuhphaabmdmonlodndmlsymandothcrlocalservimmd\aspoliccand
generate less revenue in property taxes than other housing,

Facu

. Mob&bomp&?mma_b\ldmoasdwds there are fewer children per household than in
conventional housing. Mobile home owners pay property taxes on the home (the tax includes the
nhxo(dghod)“mobikbmpaﬂwmpaypmpmymond\elmd. Affordable housing
ug:nculuaoubutdcnonthloalmbueoompamdtoodwhomingaccordingtoal990:tudy
by Ad Hoc Associates of Salisbury, Vermont, “Affordable Housing and Property Taxes.”

- - . - - . . . =



2.3 RECOMMENDATIONS
EDUCATION TO ADDRESS MISCONCEPTIONS

* The Commission should promote an educational campaign geared toward municipal officials and the
general p?!:llc to :.ddncs: misconceptions about mobile home parks and manufacrured housing
communities, in .

— Coordinating cfforts with the Vermont League of Cities and Towns; and

— Developing 2 model demonstration program in a visible location,
possibly on land donated by the State, in exchange for affordability
requirements. Creative design techniques should be promoted. This model
could be a public-private-nonprofit effort and include mobile home
park privatc and nonprofit developers, with assistance from State
agencies, nonprofit housing advocates, and lenders.

ENFORCEMENT OF CODES AND REGULATIONS

* Repair existing mobile home parks and require that they are brought up to the best possible standands
that the site will allow while not displacing residents.

ADDRESS DISCRIMINATION AND PROVIDE MECHANISMS TO ENCOURAGE
LOCALITIES TO PROVIDE FOR DEVELOPMENT OF MOBILE HOME PARKS

* Vermont should establish a state authority to override local barriers 10 affordable housing
projects similar to Massachusetts’ “anti-snob zoning law.” The goal of the law is to ensure that at leas
10% of a municipality’s housing stock is within the price range of low-income houscholds. The
means to accomplish this is to allow redress to builders who have been refused permits 10 construct
locally unpopular types of housing if less than 10% of that town or region’s housing stock is classified
as affordable. The Massachusetts Housing Appeals Committee can override local permit refusals by
issuing a comprehensive permit when evidence indicates that the 10% goal has not been achieved
In Vermont, an administrative means of review short of filing a lawsuit is needed.

* The State should establish bousing targets and

fair share mechanisms assuring that all regions

Coiniionist al 7"‘_» will develop their fair share of the State’s need
i ”IT!“-W 5 :n‘;d for affordable bousing. 1f 2 municipality or regron

does not meet its obligation, the State could with-

between developers and local governments, and in
some cases, neighbors.

M



* The State should develop a uniform building code for manufactured housing and not allow local
mh&dnbﬁl&agp:ovidiqithnwﬁﬁaﬁondwkmwmmdards

. mwwmww»m&:mm
development and growth, possibly requiring a certain percentage of allocation of these resources to
go to affordable housing,

* Give municipalitics the option to take on State review standards to prevent duplicative reviews
which are costly to developers. For instance, the City of Burlington already reviews for Act 250
critenia in its review of subdivisions.

* Propenty tax reform could have a substantial impact on local biases towards mobile home parks.
Localities view mobile homes and mobile home parks as a drain on the local tax structure, without any
corresponding benefit in the form of high property values. The Commission asserts that that view is
incorrect; however, the development of alternative sources of funds for towns could reduce
municipalities’ apprehensions. The Commission encourages the State to explore alternative sources of
revenue for municipalities including expansion of their taxing authority, redistribution of property tax
income and provision of direct assistance to the development of infrastructure for the development of
affordable housing,

The Commission encourages the State to explore
alternative sources of revenue for municipalities
including expansion of their taxing authority,
redistribution of property tax income and provision
of direct assistance to the development of infrastruc-
ture for the development of affordable bousing.




Chapter 3.
AFFORDABILITY OF MOBILE HOMES,

MOBILE HOME PARKS
3.1 DEVELOPMENT OF MOBILE HOME PARKS

M obile home parks are costly to develop for a variety of reasons. The amount which can be
autributed to state and local permitting is a significant factor. In addition, lot rents must be afford-
able to make them markerable. A developer of a new lot must bear the costs of the lot untl it is rented.
In some cases, the Commission heard that financing for park development may be more difficult 1o
acquire. Lenders have exhibited reluctance 1o offer loans for reasons often unrelated to the actual finan-
cial risk involved.

ISSUES IDENTIFIED IN THE DEVELOPMENT OF MOBILE HOME PARKS
Costs Associated With the Permitting Process

* The Commission heard testimony that the cost to develop a mobile home lot within 2 park would
average between $30,000 and $32,000 per lot. Of that, between $5,000 and $10,000 may represent
costs associated with complying with the permitting process. [8] Housing Foundation Inc., a non.
profit developer, has already spent over $100,000 on permitting a proposed 40-unit park in
Brartleboro (The project is served by municipal
water and sewer and the development has not

faced any local opposition). (9] While in a bigher-end howse the per-
mirting costs may be 5% or less of the
The Commission has concluded that costs associ- total costs, with affordable housing the
ated with the permitting process appear to be the permitting costs can represent up to one
same for a higher-end house and an affordable third of the total cost

housing unit. While in a higher-end house the
permitting costs may be 5% or less of the total
costs, with affordable housing the permitting costs
can represent up to one third of the total cost. Presumably these costs are passed on to the consumer

Impact on Lot Rents

The Commission heard restimony that lot rents in a newly developed mobile home park will need 1o be
significantly higher than lot rents in existing mobile home parks to be profitable. The Commission heard
from a number of people including developers, appraisers, and engincers that rents could be approni-
mately $350 per month. [10] The Commission has determined that such a lot rent is well above the

amount currently charged for existing parks.

Such lot rents, when combined with the cost of acquiring the mobile home, could result in tonl housing
costs that approach the costs of buying existing stick-built housing, 'Whilc’ plwng a pow mobdc homc
on 2 pew lot would be significantly cheaper than purchasing new stick-built houfm& the similanity
between costs of gxisting stick-built and pew mobile homes in new parks could significandy reduce the
demand for space in new parks.



Reluctance to Invest in Park Development

The Commission also heard testimony that many developers interested in investing in M‘:‘iﬂ‘fg projects
have turned from mobile home because they are unable to gain any return on their invest-
mmw:ym ::lopm mmm?‘uﬁ to development of mobile home parks have withheld from

investing for the same reason. 1 1)
RECOMMENDATIONS FOR THE DEVELOPMENT OF NEW MOBILE HOME PARKS

Increase Public Resources for Park Development

¢ The State should establish a revolving loan fund for private, public, and nonprofit development of
new parks and rehabilitation of existing mobile home parks.

* The State and municipalities should set aside land for the development of mobile home parks that
could be developed by private, nonprofit and/or public organizations.

* Municipalities can address the need for affordable housing and manufactured housing communitics in
town plans, through zoning, sewer allocation, waiver fees, and tax incentives.

Increase Public Resources for Lot Rents

* The State should seek expanded rental subsidy resources such as the HUD Section 8 program to
assure that new mobile home park lots are affordable to low and moderate income Vermonters.

(See Appendix C for a list of public and private funding sources for affordable mobile and manufactured
housing endeavors)

- - - L . - - - -

3.2 FINANCING OF MOBILE HOMES

Mobile homes are sold and financed in Vermont under the motor vehicle act and treated as per-
sonal property with the exception of taxation issues where they are treated as real estate. Mobile
homes are financed at higher rates, for shorter terms with a higher down payment, and the loans cannot
be sold on the secondary market.

Typical financing terms range from 15 to 25 years, depending on the unpaid balance of the loan. Loan
balances of $25,000 or more are afforded longer repayment terms. Down payment requirements are a
minimum of 10% of the purchase price for conven-
vonal bank financing with the balance financed. Since

mobile homes are personal property for financing Mobile bomes are financed at higher

purposes, interest rates will typically be 29 to 3% rates, for shorter terms with a bigher

higher than for more traditional forms of housing, down payment, and the loans cannot be
sold on the secondary market

Lmdit.\g gmdchac vary from financial institution to
financial institution; most lenders use 2 36 to 40% gross income-to-expense ratio. Ratios are established
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using gross income in relation to contractual monthly debt; utilities, insurance and child care expenses
would not be included in the f:ormula. However, mobile home payments, taxes, lot rent, and other
contractual payments are considered. Lenders look for three criteria when granting credic: length of
employment, ability to re-pay the loan, and past credit history.

In sum, lending criteria for mobile homes in parks are identical to those for more traditionsl howsi
Bank.s’ m(.)bile home portf:olios perform better than more traditional housing and the retum on au:
remains higher. Yet, despite current proposals by The Department of Housing and Urban Development
(HUD), such mortgages cannot be sold on the secondary market, and thus must be kept in-house.

Banks traditionally give in-house loans higher interest rates and shorter terms. The Commission thus

encourages any effort to render mobile home loans saleable on the secondary market 1o provide for more
favorable financing terms.

The Commission also notes that any sale of a mobile home that includes an interest in real property

would be eligible for the terms available for real property loans. Therefore, the Commission urges the
adoption of laws that would clarify that residential mobile homes should be treated as real estate.

* Al > L d . - - - -

3.3 TAXATION

Mobile home owners in mobile home parks pay a higher percentage of the value of their home in prop-
erty taxes if the assessment reflects a “site premium” (additional value based on its location in a park).
Mobile home owners pay taxes on the home, which includes the value of the land, and the mobile
home park owners pay property taxes on the land. In addition, a mobile home sold off & dealer’s
lot and not affixed to a site is subject to sales and use tax because it is considered personal prop-

erty.

Present law requires that all property taxes due or assessed on a park-sited mobile home must be paid in
their entirety when the home transfers ownership in any given year. This is the case regardless of when
the tax year falls in any given municipality. The

statute is written this way based on the theory Mobils Bome carsrs ios seodile howe
that the mobile home can be moved from one parks pay a bigher percentage of the
town to another, leaving the municipality with value of their home in yy tanes if
littde or no recourse to collect taxes due. the assessment veflects a “site premium”

When a sale of a park-sited mobile home happens . ‘
close to the assessment date of April 1st, buyers arc faced not only with the up-front buying costs, down
payment, closing costs, and property transfer tax, but also the additional burden of taxes for the entire

year when the buyer has no intention of moving the home.

A resolution can perhaps be cffected through education of the municipalities by working with the
League of Cities and Towns to promote a change to this practice.




Chapter 4.
POLITICAL CONTEXT OF MOBILE AND
MANUFACTURED HOUSING ISSUES

4.1 POLITICAL ENVIRONMENT

he testimony before the Commission, along with the personal experiences of the Commissioners,

indicates that the community of people interested in mobile home park issues has polarized
over the years. Currently, on any issue of significance to mobile home park owners or residents, orga-
nized, adversarial groups focus heated attention on any public forum, leading to 2 restricted ability to
address creative, realistic solutions to problems. Legislation should not be based solely on passion or
emotion, but also on a reasoned and thorough investigation of alternatives.

This divisiveness has affected the resolution of disputes in both the Legislature, past and current
State Administrations, and in the Commission’s own functioning. The same divisiveness can create
2 sense of insecurity over the law that can affect the willingness of lenders and developers to invest in
mobile home parks and 1o create new lots. Particularly in a difficult economy, this can make already

unpopular investments appear undesirable.

Ffforts to negotiate accommodations and resolutions of difficult issues often flounder in the light
of open public confrontation. The divisiveness of political and policy debarte contributes to a negative
public perception of mobile home parks as
» y the public ar large perceives residents,
There exists little political -rrvbvm owners, and regulators to be intractable,
around mobile bome park issues, despite difficult, illi i
e of 2 —— t, and unwilling to compromise.
residents, and regulators outnumber the areas of There exists little political or

policy
dispuse. Moreover, there exists no forum, other  (pcensus around mobile home park

than this Commission, in which ouners and : :

issucs, despite the fact that the areas of
residents can identify common problems and COMMON CONCErn amMong OWNErs, resi-
commeon goals dents, and regulators outnumber the

_ arcas of dispute. Moreover, there exists no
forum, other than this Commission, in which owners and residents can identify common problems and

common goals.

Mobile home issues are consistently seen as a function of landlord/tenant dynamics, leading to a ten-
dency to focus issues solely around owner versus renter dynamics. However, threats to the existence of

mobile home parks, as well as the bleak outlook for the number
of st S expanding the n of lots should create a

Among the arcas of common concern for residents, owners ic officials

* creating new mobile home parks and lots; - g1 st s

* resisting unfair taxation;

* reducing restrictions caused by regulation;

* creating safe, healthy, and marketable lots; and

* creating an effective return on investment for both owners of parks and owners of the mobile homes.
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4.2 RECOMMENDATIONS: AREAS FOR OWNERS AN ENTS
WORK TOGETHER DRESIDENTS TO

EDUCATION AND POSITIVE PUBLICITY

* The Commission recommends that greater effort go toward education of mobile home
rddmumdmawenudnepnbﬁqubn::m e RN o

— .mee pamphlets and develop training to increase awareness of the
importance of mobile home living in Vermont and the obstacles faced
in attempts to develop and rehabilitate mobile home parks;

— Encourage more owner group activity directed toward reasonable
regulation of health and safety issues;

— Refocus efforts of both owner and tenant groups to look at
problems in individual towns. Target localities for an education
campaign directed toward improving public acceptance of mobile home
parks;

— Educate residents and owners on landlord/tenant issues so as to
highlight protections and securities; and

— Organize joint projects to educate lenders on the benefits of mobile
home financing.

* The Commission recommends an organized campaign of publicity designed 1o stress the posi-
tive benefits of mobile home park living. Examples of successful communities should be high-
lighted, along with focused discussions of the myths of mobile home park living. Local meetings
would be particularly effective to address the concerns of municipalities around mobile home park

living,
JOINT VENTURES

* The Commission encourages existing organizations of both owners and residents 1o engage in
joint efforts designed to highlight their areas of overlapping concern. These could include
political campaigns around mobile home park issucs, joint studies of contested issues, forums for the
identification and discussion of areas of dispute so as to better shape issues for resolution by the
legislature, or joint rule-making requests and other administrative action to encourage agencies ©
create additional programs or enhance existing services. For example, owners and residents could
petition the Vermont State Housing Authority for the creation of a “Section 8" program for mobile
home parks or the state regulatory agencies for more uniform and widespread enforcement of codes.

* The Commission recommends that projects be developed to demonstrate the bencfits of mobile
home park living to the public at large. Such projects could include the creation of 2 demonstra-
tion mobile home park as well as clean-up projects designed to improve the quality of life in particular
communities.



CREATE ALTERNATIVE DISPUTE MECHANISMS

« The Commission recognizes that there will always be conflict within the context of ?Wnc.r/residcnt
relations. Even here, however, the Commission encourages the creation of community dlspu.ze resolu-
tion mechanisms, such as mediation programs, in which parties could seek cooperative solutions to

ENCOURAGE DEVELOPMENT OF MORE RESOURCES TO PROMOTE AFFORDABLE
MOBILE HOME PARK LIVING

* The Commission recommends that development of financial assistance for mobile home parks be
more broadly focused. Such altematives could include rent subsidies for low-income residents; loan
assistance for private, public, and nonprofit developers; and programs (similar to the HUD Section 8
program) that would ensure market rents for owners and affordable rents for tenants. Broader devel-
opment of these financial options could serve to draw together previously hostile clements in the
mobile home community.

CREATE AN ONGOING FORUM TO WORK ON THESE ISSUES

* The Commission found itself in the

position of being the only forum in

which the competing interests in mobile Gt /

home park living could meet and seck mﬁ for discussion and mx::?;:.ph‘
resolutions to their isues. The lack of 2 ke L olcher b bibs AR
consistent forum has seriously hampered tinuation of the G il ‘l Bt
the abduy of the political community to tion of existing : g
o P TRl TEomrmy sl
sion recommends that some ongoing Com b".d’; S g g, oy

forum for discussion and resolution of Wy Ay

the issues be created, cither through the
permanent continuation of the Commis-
son, through a coalition of existing mobile home park interest groups, or through the creation of a
focus group staffed by the Department of Housing and Community Affairs so that reasoned policy
exploration can occur before the limitations of heated public debate set in.



CONCLUSIONS AND RECOMMENDATIONS
FOR FURTHER WORK

T his report identifies a number of issues related to the viability of mobile home park and
manufactured subdivision living as affordable housing options in Vermont. The Commission

looked at many areas that affect the creation of new mobile home park opportunities and would enhance
existing opportunities.

The areas explored, which impact the supply and quality of mobile home park lots and their
affordability, included mobile home park development and rehabilitation, enforcement of health and
safety regulations in mobile home parks, local barriers to mobile home park expansion, the affordability
of mobile home park living, and the political divisiveness surrounding these issues. The Commission
report also offers preliminary recommendations for addressing these issues.

The Commission makes reccommendations for minimizing the barriers to mobile home park develop-
ment and rehabilitation imposed by the current
Act 250 and State permitting systems. It has also
looked at ways to minimize the impact of local

It is the belief of the Commissioners that

bias that can contribute ro blocking development many of the obstacles facing mobile
and expansion of mobile and manufactured home park development, rehabilitation,

housing communities. The Commission looked . . :
at financial practices thar affect the affordability of mfnn misconceptions about ':::
mobile home park living. The report also analyzes b”"f" and lack of awavences 'f :
the political climate surrounding mobile home particular affordable bousing crisis
park issues that can work against reasoned

progress on resolution of many of the barriers to increasing mobile home park opportunities

Throughout its recommendations, the Commission advocates for processes to enhance the appre-
ciation of mobile and manufactured housing living among regulators, municipalities, financial
institutions and the public at large. The Commission was created because mobile home park living
a significant, popular, affordable housing option in the State of Vermont. Through study, testimony,
and discussion, the Commission confirmed that mobile homes constitute a large proportion of the
State’s housing stock, and are of high quality. Furthermore, many Vermonters choose to live in mobile
home parks for a variety of reasons. The Commission also found that the availability and affordability of

mobile home parks is at risk for the reasons stated above.

The tone throughout the Commission’s report emphasizes education and cooperation. It s the
belief of the Commissioners that many of the obstacles facing mobile home park development, rehabili-
tation, and favorable mobile home financing arise from misconceptions about this housing and lack of

awareness of this particular affordable housing crisis.



MJ&M’.MMﬂbhaudonofmongohg body.andptoceu
to follow through on these recommendations. mgwptowryonthiswoﬂc.shouldl'ndudea
balance of interests and a varicty of expertise to mirror the composition of the existing Advisory Com-

mission. The following groups should be represented:

+ mobile home park owners and developers;

+ mobile home park residents and their advocates;

+ persons with experience in mobile home financing and markering ;
* local officials; and

* representatives of the state agencies involved in mobile home park issues
(Department of Housing and Community Affairs, Agency of Natural Resources,
Environmental Board, Department of Labor and Industry, Vermont State
Housing Authority, Vermont Housing and Conservation Board, Vermont

Housing Finance Agency).

The Commission recommends the Department of Housing and Community Affairs provide staff
support to this ongoing body. The next *Commission” should work on refining and implementing
these recommendations, as well as conducting further study and discussion on these and other issucs.
The State could benefit from further study into areas not covered by this report, including rent control,
landlord/tenant issues, mobile home consumer issues, and the impact of mobile home park closures,
among other issues.
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APPENDIX A.
INDIVIDUALS WHO TESTIFIED BEFORE THE COMMISSION

David Atkins, Owner, Westbury Mobile Home Park
]imApm.N«Endaudeuﬁaured Homes

Peter Boemig, Southern Vermont Engineering ")
Michele Bottigi-Longe, Westbury Park, Kellogg Woods Residents Association
Richard Callahan, Appraiser e

Lynn Delaire, Westbury Park and Kellogg Woods Residents Association
will Giblin, Vermont State Housing Authority

Rick Hamlin, Donald L. Hamlin Consulting Engincers, Inc.

Robert Howe, Department of Labor and Industry

Allan Hunt, Vermont Housing Finance Agency

Glenn Jarrett, Vermont Housing Finance Agency

Roberta Kichl, Budget Mobile Home Brokers

Roman Kokodyniak, Vermont Community Development Program
Winslow LaDue, Department of Health, Division of Water Supply Management
Martin Lavin, Mobile Home Park Owner and Developer

Doug Lawson, Owner, Williston Woods Mobile Home Park

Jim Libby, Vermont Housing and Conservation Board

Carl Lisman, Attorney

Michael Momaney, | & Q Enterprises

Jack Navin, Appraiser

Doris O'Connor, Westbury Park Resident

Joe Parkinson, Vermont Ski Areas Association

Diana Peduzzi, District Environmental Commission, Barre

Richard Phillips, DEC, Environmental Protection Enforcement Division
Barbara Ripley, Agency of Development and Community Affairs

Don Robisky, Agency of Natural Resources

Mark Schittina, Lawyers Title Insurance

Mark Severance, Summit Financial Center

Stuart Slote, Department of Public Service

Ken Stone, Lamourcux and Stone, Inc.

Larry Wood, Town Manager of Shelbume



APPENDIX B.
STATE PERMITTING AGENCIES

The Advisory Commission on Mobile and Manufactured Housing heard testimony from repeesentatives

: the following State Agencies that regulate the development, expansion, or rehabilitation of mobile
me parks.

STATE PERMITTING

.W'uhin EheAgmcyofN.amnl Resources, the Department of Environmental Conservation (DEC)
ls‘:heApnm'ny. state permitting entity for all mobile home parks. (District Environmental Commissions
with jurisdiction under Act 250 only regulate those mobile home parks of ten or more units ) DEC
adminism State Environmental Protection Rules which pertain 1o site criteria, water supply, sewer/
septic § s, and aesthetics. Public water supply systems, regulated by the Department of Health
until July, 1991, are now under the jurisdiction of DEC.

DEC Permit Specialists are found in each District Environmental Commission
office to help developers determine which permits are required by which
agency by going over a Project Review Sheet checklist.

The DEC Enforcement Division is responsible for dealing with violations
that have not been corrected through voluntary compliance in 22
environmental programs. In 1988, the Enforcement Division was granted the
authority to issuc administrative orders with injunctive aspects which may
be appealed to the Environmental Law Division of the Superior court
system. When the Enforcement Division issues administrative enforcement
agreements called “Assurances of Discontinuance,” the violation(s) cited
must be corrected within a specified time period. The Enforcement
Division has no inspection or investigative force.

Public Water Supply Program, formerly in the Department of Health,
currently in DEC

The Department of Health regulated public water supply systems until July,
1991. It was responsible for issuing two types of permits: 4 permit to
construct and a permit to operate. Public warter supply systems are

defined as ten or more connections or 25 or more people served over 60
days per year. The State enforces the Federal Drinking Water Act and s

in the process of drafting new regulations thar will require that a

certified operator periodically test the water by 1993. The Department of
Health reports that over half the water systems serving mobile home parks

have deficiencies.

Within the Department of Labor and Industry, the Fire Prevention Division regulates electrical safery,
fire prevention, boiler and pressure vessel standards, plumbing, and access standards. The Depantment
normally relies on voluntary compliance. Electrical standards apply to owner-occupied and rental
mobile homes. The condition of wiring in older mobile home parks is often poor. The Department
conducts inspections in responsc to complaints.
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ACT 250

! OcumhsionsindnSmuainaqmi-judicialap?d;ymm
WN“ wmmmm {water and air pollution; water supply f?r project; burden
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ics. historic sites, natural arcas, and wildlife habitag; conformance with companbduy ll.ld.dcvelopmem
plan; and conformance with local and regional plan) and multiple subcriteria. Commissioners are

appointed.

Wmdmmmmbmwhmmzwpumhlnmmahuﬁng
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Board and then to the Vermont Supreme Court.

APPENDIX C.
FINANCING THE ACQUISITION, DEVELOPMENT,
AND REHABILITATION OF MOBILE HOME PARKS

Amittyof&m.l’dtnl.mdpdmeﬁmdingsoumahnvebecnnppedtopurduxmbﬂelmmepub
on behalf of residents and to upgrade communities.

Vermont Community Development Program, in the Department of Housing and Community
Affairs, provides grants and loans to municipalities for predevelopment, acquisition, new construction,
and rehabilitation of mobile home parks that serve low- and moderate-income residents.

Vermont Housing and Conservation Board provides grants and low interest loans to municipalitics,
nonprofit onganizations, housing cooperatives, and certain state agencics for predevelopment, new
construction, rehabiliation, and acquisition of mobile home parks that will remain perpetually afford-
able for low- and moderate-income residents.

Vermoat Community Loan Fund provides below-market rate short-term loans to nonprofit organiza-

vons or municipalities for affordable housi ;i " iy v
and provide for long-term affordability. ng projects that serve low-to moderate-income Vermonters

’:J:nl l‘:o.t l:u Bank provides financing for the purchase, construction, or rehabilitation of
ng for rental or home ownership for families at or below 80% of median income.



