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Program Name: New Hampshire Community Loan Fund: Manufactured Housing Park Program
The Loan Fund is a private nonprofit organization founded in 1983 with the belief that some obstacles that people face are not due solely to low-incomes but due to a lack of credit; and many people with capital will invest in basic human needs if there was a way to do so.
Federal Reserve District(s):
Boston
Program Location:
Concord, NH

Program Geography:
Statewide – Direct Services






National – Training Services
Program Start Year:
1983
Program End Year: 
Ongoing
Lessons Learned Highlight:

1. Manufactured housing is misunderstood and undervalued by many people throughout the economy.
2. Bringing a face and a story to nameless homeowners in parks helps move people to take the time to understand the issues and opens them to a sense of possibility.

3. One difficulty in this industry sector is that the problems and hence the solutions are multi-layered.
4. Homeowners in most parks are proud of what they own.

5. Don’t expect funders and others to join you immediately.

Project Description:

The New Hampshire Community Loan Fund’s oldest and most mature product and service area is a program aimed at increasing the economic security of owning manufactured homes (i.e. “mobile homes”) in the 460 manufactured housing parks in New Hampshire.    

Problem:

In Manufactured Housing Parks, which are home to approximately 4% of New Hampshire’s residents, there often arise complications regarding rent-increases, maintenance, or even pending park closures due to change of use.  Because park owners hold title to the land, the tenant homeowners have no control over the land on which their homes rest. 

Loan Fund Solution:

The Loan Fund assists these tenant homeowners by organizing and training resident-controlled cooperatives, democratic corporations that can purchase the land from the investor-owner as a means of securing and improving the community.  Since the first cooperative purchase in 1984, 70 resident-owned communities (ROCs) have followed.  These 71 ROCs are home to more than 3,400 homeowners and now make-up about 15% of the state’s parks.  The Loan Fund is the principal architect of the statewide infrastructure that develops and finances ROCs in NH.  The Loan Fund’s Cooperative Assistance Team provides community organizing, training, and technical assistance along with pre-development and subordinate (i.e. down-payment) acquisition financing.  Local banks actively compete to provide senior position financing. 

Problem:

For owners of manufactured homes in parks, purchase financing options often include only sub-prime or predatory lenders due to the lack of a secondary mortgage market and inherent risks involved with financing a home that is on the land of an investor-owner.  Further, because the house is considered personal property in many states (although not in NH), most of the loans are “chattel” or personal property loans, not residential mortgage loans.  Hence, interest rates on manufactured home loans range from 3 to 12% above conventional residential loan rates.  Moreover, due to historic problems in this market and due to a lack of a secondary mortgage market, liquidity cycles undermine homeowners and valuations. 

Loan Fund’s Solution:

In 2002, the Loan Fund launched the Cooperative Home Loan Program to offer mortgage loan products exclusively for homeowners and buyers in resident-owned communities (ROCs).  In its first two years, the Loan Fund originated over 180 loans totaling over $7 million.  From the start, the program’s goal was to demonstrate for conventional lenders this “emerging market” for residential mortgage lending.  With the land secure, the theory goes, lending on the homes is more safe and secure.  Six local banks have joined the Loan Fund to form an in-state secondary mortgage market for seasoned Loan Fund loans.  The first conventional residential lender to enter the market is the NH Housing Finance Authority.  The NHHFA opened its mortgage revenue bond-backed First Time Homebuyer Program in 2003 for purchase loans in ROCs.  USDA-Rural Development followed with its 504 Home Rehab program in 2004.  Both programs are available in ROCs in the same manner they are available for homes on fee simple sites.  

Problem:

Demand for housing in NH’s southern tier continues to outpace supply, forcing house prices beyond the reach of most low-income families.  The median sales price of a new house in New Hampshire’s seacoast region is $240,000.  

Loan Fund’s Solution:

In its first new raw site development, the Loan Fund is developing a 44-site manufactured home community that is a first in many regards.  At Pepperidge Woods in Barrington, NH, the Loan Fund is developing a high-density, detached single-family neighborhood using factory-built manufactured homes.  Home prices start below $150,000 for 1,344 square foot, 3 bedroom homes.  Styles include ranches and capes, with some featuring walk-up attics and full basements.  All homes are EnergyStar rated, complete with EnergyStar appliances, and include insulated concrete form foundations.  The site design and improvements are environmentally sensitive, including the maintenance of mature trees, minimal wetland impacts and small yards.  Buyers have access to conventional residential loan products from NHHFA and USDA-RD.  And, the community will convert to resident-ownership under a plan approved by the Attorney General.  The Loan Fund’s goal is to build a community where good quality homes are affordable to buy, finance and own.   

Problem:

Non-profit organizations have long sought out Loan Fund staff for on-site training and technical assistance around starting co-op conversion programs in their states or regions.  

Loan Fund’s Solution:

Beginning in November 2005, in cooperation with Southern NH University’s School of Community Economic Development and CFED, the Loan Fund will open a national institute for non-profit practitioners interested in manufactured housing strategies.
Project Results:

The Loan Fund is the primary architect of a statewide infrastructure that has developed 71 resident-owned communities (ROCs) beginning with the first conversion in 1984 in Meredith NH.  The Loan Fund has proven to be an excellent partner with banks in the state, leveraging senior position bank capital for ROC acquisition loans and, more recently, as a secondary mortgage market for home purchase loans.    

This system of 71 ROCs is now home to more than 3,400 homeowners, roughly 15% of all homeowners in NH parks.

From 1983 to June 30, 2004 the Loan Fund helped create or preserve 3,748 units of affordable housing, 2,259 childcare spaces and 857 jobs for a total project value of $170,094,734.    

In 20 years, no single lender has recorded a loss while providing capital to the Loan Fund.  

No ROC has defaulted on purchase loan with any bank or the Loan Fund in 20 plus years.
Lessons Learned:
· Manufactured housing is misunderstood and undervalued by many people throughout the economy.  For non-profit organizations, manufactured homes represent an opportunity to help low-income homeowners live more securely, but assisting with such housing takes understanding the markets and market forces to develop appropriate strategies.

· Bringing a face and a story to nameless homeowners in parks helps move people to take the time to understand the issues and opens them to a sense of possibility.  This is true of all partners, lenders and donors to the Loan Fund, and foundation, banking, and public agency personnel.  Yearly reports are released with stories and accounts of real people whose lives have been made better when assisted in securing ownership of manufactured housing.

· One difficulty in this industry sector is that the problems and hence the solutions are multi-layered.  There is no “cookie-cutter” method to solving these problems.  Experience and guidance are the best means for success.
· Homeowners in most parks are proud of what they own. That pride is multiplied as they gain control of the land and become co-op landowners.  Leadership capacity is within these parks and the commitment is there, it just takes training and technical assistance to help people form the organization and develop the technical skills needed.

· Don’t expect funders and others to join you immediately. It will take time for them to see potential success and possibilities in your organization.   The Loan Fund successfully raised "environmental remediation" funds from foundations throughout the history of the program while funding for organizing and training homeowners and co-op leaders in parks and conversion work generally was much harder.  Because of the success of the work in NH, non-profit organizations in other states are now reporting an easier time of securing start-up program support.  In 2005, CFED launched Innovations in Manufactured Homes (i.e. "I'm Home") specifically for manufactured housing strategies.  www.cfed.org.
Program Lead:

New Hampshire Community Loan Fund
Program Partners:

New Hampshire Charitable Foundation, New Hampshire Community Development Finance Authority, New Hampshire Housing Finance Authority, U.S. Department of Agriculture, U.S. Department of Housing and Urban Development
Contact Name, Address, Phone Number and E-mail:

Paul Bradley, Vice President

7 Wall St.

Concord, NH 03301

pbradley@nhclf.org 

Concord, NH 03301
(603)224-6669 General Information--
info@nhclf.org
Project Web Link:

http://www.nhclf.org/programs/housing/mhpp/index.html
Related Web Links:

http://www.cfed.org/focus.m?parentid=2&siteid=317&id=317
http://www.theloanfund.org
Category:

Key Words:

Housing Dev. & Fin.; Comm. Dev. Partnerships;

Manufactured housing, manufactured housing

Fin. and Gen. Educ., Asset Building, and Training;
parks, cooperative

Small Business Lending and Tech. Asst.
Record Last Update Date:  May 1, 2005
This document was obtained from the Federal Reserve Bank of Chicago Website at [insert URL].  The Federal Reserve System attempts to verify the information presented, but cannot guarantee the accuracy of any information nor does the inclusion of any particular project or program represent an endorsement by the Federal Reserve System.  The views expressed herein do not necessarily represent the views of the Federal Reserve System. For additional terms and conditions that apply the use of this and other information obtained from the Federal Reserve Bank of Chicago Website please review the Privacy Policy and Legal Disclaimer found at the Website address listed above.
� EMBED PBrush  ���








New Hampshire Community Loan Fund






Page 1 of 4

[image: image2.png]


_1116326187

