Affordable Manufactured Housing
Best Practices:
Opportunities for Califorra
Affordable Housing Developers

California Coalition for Rural Housing
Revised: February 26, 2010

Principal Investigator:
Dewey Bandy, Ph.D., Deputy Director

Funded by:
Corporation for Enterprise Development
|l nnovations in Manufactured

Hon

ne




Acknowledgments

This research and guide was made possible through a grant for the Corporation for
Enterprise Development s | 6 M HQaftEipaponogr am.
and contributions of many individuals and organizations was necessary for completion of

this work. Ron Javor and Kathryn Gwatkin Goulding deserve special acknowledgement

for their invaluable assistance with grammatical and content editirggCalifornia

Coalition for Rural HousingCCRH)would like to acknowledge the contributions of the
following individuals and organizations:

Individuals:

Kathryn Gwatkin Goulding
Steve Hullibarger

Ron Javor

Jack Kerin

Jerry Rioux

Organizations:

California Housing Finance Agency

CaliforniaDepartment of Housing and Community Development
Carefree Homes

City of Poway Redevelopment Agency

Community Housing Works

Mercy Housing

Rancho Housing Alliance

Trinity County

Trinity Housing Group

U.S. DepartmentfoAgriculture Rural Development




Table of Contents
Acknowledgements:
Executive Summary
Section I: Introduction
Section II: Methodology
Section IlI: Factory Built and Manufactured Housing

Section IV: Production and Development
Of Manufactured Housing

Section V: Manufactured Versus Site-built Housing

Section VI: Affordable Manufactured Housing
in California

Section VII: Urban Case Studies

Urban Development: Density and Design Issues

Haley Ranch Case Study

Brotherton Square Case Study

Las Serenas Case Study
Section VIII: Rural Case Studies

Rural Areas and the Manufactured
Housing Advantage

Mercy Housing & Trinity County Case Study
North Shore Case Study
Best Development Practices Summary

Appendix A: Manufactured Housing Resources

11

12

15

22

27

32
32
36
48
61
66
66
68
81
91

94




Executive Summary: Major Findings and Recommendations

That manuf act ur ewldelyhusad by the gffordabla lotsingrcomnaunity
is especially surprising given the advantages offered by this hdypmgnd the types

of development challenges affordable housing faces in rural areas. Manufactured
housing promises quality units atder costs than comparaldie-built housing through
mass production economies of scale. Further, by constructing the unit at a factory and
then transporting a completed unit that is exempt from local building standards to a
prepared site for installatiarffers developerthe potential fosignificant project time
savings. These inherent advantage
are amplified today by manufacture
housing industry advances in unit
quality, architectural appeal and
increasegroductcustomization. _
Increasingly marketrate developers j§
have recognized the fantial cost
and time savingand are using
manufactured housing in an ever
growing number of their
developments. Yet affordable
housing developers have been mu
slower than their private sector
counterparts to takedvantage of #nopportunitieoffered by manufactured housing.

Las Serenas, Coachella, California

The California Coalition for Rural Housing (CCRH), through funding from the
Corporation for Enterprise Devel opment 6s
HOME), took up this challenge. CGRRexamined the experience with and perceptions of
manufactured housing within the affordable housing development community through a
survey of affordable housing developers, interviews with affordable housing agencies
and anexamination of development exqeences with manufactured housing and@pth
research of six exemplary case studies of affordable manufactured housings.prajsct

guide sought to achieve four aims:

x Assess the extent to which manufactured housing is being used by the affordable
housing community

x ldentify the factors that inhibit or encourage the use of manufactured housing

x Evaluate the effectiveness of manufactured housing for affordable housing
applications

x | d e n best prgctic@manufactured housing development methods tb bo
encourage and guide affordable housing developers in the use of manufactured
housing




Based on the research activities and aims of this project, CCRH made the following
findings:

Manufactured h ousing can deliver substantial cost savings over comparable
site -built housing from 5% to 55%.

Simply put, the developers of the case studies found that manufactured housing offered
significant cost savings over comparable-bidt homes. Of the six developers, five
reported cost savings over comparabtebuilt housing ranging from 20% upwards to
55%. The other developer, with a much more customized housing product for a small
infill development, still reported a 5% savings, or about $500,000 for tuai22
development. These savings primarily derive ftbmscale economies of mass

production that allow even small projects to significantly reduce unit production costs.
Essentially the developer is purchasing manufactured homes out of a larger mass
production run of similar units which benefit from bulkrghiasing of materials,

assembly lineefficienciesand production standardization.

Manufactured housing development can be faster and more efficient than
comparable site-built housing

All six developers of the case study projects reported importaetafanent efficiencies
in the form of a shorter project completion time, reduced local project review and
reductions in project management staff time. Development efficiespecially
benefitted from the much smaller number of contractors required tpletahe project,
insulation from materials price increases and less site security concerns.

Manufactured housing is a versatile product capable of performing efficiently
and effectively in varied and demanding development settings

The case studies slvdhat manufactured housing is a versatile product that can perform
competitively in a wide range of affordable housing applications, settings and conditions.
Especially important, the case studies showed manufactured housing continued to
provide importantost and times ovesite-built housing even when it had to meet
challenging design, architectural and density standdtden for small projects where

units had to be customized and architecturally enhanced, manufactured housing still
retained it cost alvantages, timeavings and other development efficienc@gerall, the

case studies show manufactured housing was successful in the following situations:

e Replacement housing ¢ Demanding desigand

e Scattered site architectural standards
e High density e Unit customization

e Infill e Upscale communities

e Remote rural e Customized unit design
e Smartgrowth

e Time sensitive




Manufactured housing cost savings can be the deciding edge in making ownership
and asset development possible for very low income populations

Two of the case studies, the Haley Ranch and the North Shore developments,
demonstrate how the cost savings advantage of manufactured housisjedweitt

housing provided the edge neededaalizehomeownership opportunities to very low
income populatins. In both casesite-built housing was too costly to make the projects
work within tight financial constraints. By using manufactured housing, the North Shore
development was able to provide homes at prices very poor farmworker households could
afford. With Haley Ranch, manufactured housing savings made possible very low rents
that both preserved the assetshefdisplacedvery poor populatiomesidents of an old

trailer while simultaneouslgtabiliang their housing situation. This stability, iarh,

allowed residents to undertake asset building activities in employment, education and
savings. It also enabled the nonprofit owner to undertake home ownership programs and
services that helped families eventually purchase homes.

Manufactured housingi s ef fectively O6purpose builtd
and can have a demonstrable advantage oveite-built housing in some rural
conditions

Manufactured housing offers a marked advantage ovebuitiehousingfor affordable

housing applicationm remote rural communities. Tde case studies demonstrated an
advantagebasedn cost and timeavingsthatenabled manufactured housing to

surmount many of the development constraints in rural locations. These challenges stem
from higher developmemosts that result from limited infrastructure, smaller scale

projects, inclement weather, topographical challenges, environmental constraints and
long commutingdistancesdr contractors and construction labor. Cost savings from

factory production and thaster project completion time that results from limited local
review and quick installation of a factedglivered unit enabled manufactured housing to
overcome thesrural conditions more effectively than sheilt housing.

The manufactured housingindustry can work collaboratively with affordable
housing developers to produce customized, high quality and attractive projects
within tight budget and time constraints

The case study develagevho procured units directly from the factory point to an
emerging business model for affordable housing developers and the manufactured
housing industry. The manufacturers in these projects were able to work within a
collaborative desigihuild modality in which housing units have to be customized to meet
a variey of project specifications, needs and constraints. These manufacturers
collaborated with developers to develop progmtcific processes in areas such as unit
design, production scheduling, change orders, quality control and installation of the
finishedhousing units.

f




Manufactured housing products can be both attractive and durable

The case studies show that manufactured housing products can be quite attractive and
architecturally appealing. Further, the Haley Ranch rental development shovire that t
units are durable, hold up well under rental use conditaom maintain their visual

appeal after nearly twenty years of use. The operational experience is that the units are
not more costly to operate than comparaigiebuilt rental units.

Unfamiliarity and lack of basic development knowledge is retarding increased use of
manufactured housing by the affordable housing sector

Most of the developers surveyed for this guide had not used manufactured housing and
were unfamiliar with its developmentqzess. Developers expressed concerns about the
quality of manufactured housing and whether the promised cost savings would actually
materialize. In a few casqs;or problematic development experiences led to

unfavorable evaluations of manufactured$ing. Targeted informational outreach and
training activities may be necessary to fill this information gap and encourage affordable
housing developers to consider undertaking manufactured housing projects.

Get thefirst project right: developertraining and technicalassistance

The survey of developers suggests that a negative first development experience may sour
a developer regarding future use of manufactured housing. Further, a negative
impression of manufactured housing may spread through aostagional affordable

housing network as other developers learn of the problem project. Accordingly,
manufactured housing advocates should strive to provide the informational resources,
training and technical assistance that will increase the chanaesiotessful first project

and avoid development problems that arise from developer inexperience.

Watsonville Ca.developed byid-PeninsuléHousing




Section I: Introduction:

This Best Practices Guidebook was undertaken as part of the Corporation for Enterprise
Devel opmenim&s ilhnMawnatiacet ured Housing or
HOME program was established to advance
expanding economic opportunity for disad
this mission is to promote more wigesad use of manufactured housing to provide
affordable homeownership and asset accumulation for millions of dodvmoderate

income householdsho are locked out of homeownership.

Growing Market Rate DevelopmenRecent advances in quality, versagiiand
architectural appeal of manufactured housing now promise to combine the traditional cost
savings offered by factory production into a housing product comparadite-built
housingin both quality and cost. These advances have opened the depatwig the
use of manufactured housing beyond its two traditional primary applications:
manufactured home communities (dkaobilehome park® and individual homeowner
purchases. Increasinglyrofit-motivated developers are taking advantage of these
features to use manufactured housing in large and small market rate subdivisions,
planned communities and infill projects. Townhome, attachedstary as well as
traditional detached or&tory single family models now feature significant exterior
archite¢ural enhancements, higjuality interior finishes and upscale amenities.
California also permits duplex and other multifamily manufactured housing.

Yet within the affordable
housing sector, which
develops primarily for lower
and moderate income
housellds using an array off
subsidized financing
programs, the use of
manufactured housing
outside of mobilehome
parks or manufactude
housing communities has
been very limited in
comparison with the private
sector. Much of this is due
to an overall lack of
familiarity with
manufactured housing
development combined with negative images of manufactured hobsitingof which
haveinhibited its more widespread use outside of mobilehome park preservation.

Westport Village, Visalia
Developed by: Visalia Affordable Homes

Even if inclined to consider the model, many afforddiaasing developers are not sure
how to go about developing ownership, infill, rental or special needs projects using
manufactured housing. Typically, they are not fully acquainted with the specific
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elements of the manufactured housing development aeces as procurement,
transport, custom unit design, installation and quality control processes. All too often,
affordable housing developers have heard much about problems with manufactured
housing but know very little about the growing number of sigfaeand attractive
affordable manufactured housing developments.

Purpose of Best Practices GuidecCCRH was commi ssi oned by t he¢
program to try to fill some of these knowledge gaps and address some of the concerns
about manufactured housing withthe affordable housing community in California. To

do this, CCRH developed this best practices guide that is based on the experience of the
affordable housing community with manufactured housing. Building on research of
actual applications of manufactd housing for affordable ownership, rental and special
needs housing, this guide seeks to fill the following information gaps:

x Assess the extentof manufagwl housingdés use for subsi
housing

x  Appraise the quality and versatility of mdactured housing
x Document cost savings and development efficiencies

x  ldentify factors that contribute to or prevent successfebf the model

x ldentify situations and conditions most amenable to the use of manufactured
housing

Westport Village, Visalia
Developed by: Visalia Affordable Home

The ultimate goabf this guide is to encourage more consideration of the manufactured
housing model by the larger affordable housing community for homeownership, rental
and other applications. By identifying the strengths and weaknesses of manufactured
housing, the appations it is best suited faand the factors that contribute to its
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successful use in subsidized housing applications, this guide seeks to encourage more
utilization of this housing type by the affordable housing community.

In doing so, it shoulddbemphasized that the purpose of this guide is not to argue that
manufactured housing is inherently superior or always preferabigetouilt housing.

The intenfrather, is to fill some of the information and experience voids that currently
inhibit useand prevent consideration of manufactured hoyswen in situations where

it may, in fact, be the best overall housing choice.

Overview of Guidebook: This guidebook will begin with a discussion of methodology.

Next background information on the fi@tion, manufacture, regulation, distribution and
development of manufactured housing will be overviewed so that the reader may better
understand the developer survey, case studies and overall findings. From there, the guide
will present information otthe use of manufactured housing for subsidized affordable
applications in California and the results of the CCRH developer survey. Following that,
the case studies will then be presented to evaluate the performance of manufactured
housing in representadvaffordable housing applications and development strategies.

The guidebook will then conclude with a summaryitwést practicasdevelopment

methods and recommendations.

| Westport Village, Visalia
Developed by: Visalia Affordable Home




Section II: Methodology

CCRH began this study with interviews of stratedycaélected affordable housing
developers and housing program administrators to help scope out manufactured housing
development issues and usage within California. These interviews yielded potential case
studies and also informed the next phase of thearel procesi a developer survey
regarding experience with manufactured housing.

In the surveydevelopers were queried about their use of manufactured housing and their
perceptions of it. Developers who had not completed a manufactured housieg proje

were questioned about the reasons they had not developed with it and their perceptions of
the advantageand disadvantages of manufactured housing. For developers who
completed projects, CCRH inquired about the types of projects they developed, their
experience with the development process, overall satisfaction with the manufactured
housing and what they perceived as its strengths and weaknesses.

Through the strategic interviews and developer survey, CCRH identified key issues
pertaining to the sucssful employment of manufactured housing for affordable
applications, formed criteria to select case study prgojantscompiled a case study short
list of prospective ownership and rental manufactured housing developments. CCRH
then conducted site visifor developments on the short list and interviewed staff
regarding their experience with manufactured housing.

Based on the first round of project interviews and site visits, CCRH then selected the six
case studies that are presented in this guideseTltievelopments were selected because
they were representative of common affordable housing applications, offered important
lessons for effective utilization of manufactured housing, readily demonstrated important
advantages of manufactured housewgd slowed the kinds of conditions and situations
where manufactured housing can be particularly effective. These six developments were
studied in depth with the aim of distilling the factors that contributed to their success,
identifying the challenges theyded and documenting cost savings and other

development efficiencies that were achieved through the use of manufactured housing.

Pueblo Orchard, 14 unit affordable infill rental
Napa, CA. Developed by James Jones Developme
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