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Executive Summary

Hispanic homeownership, although increasing in the United States, lags substantially behind White
homeownership. There are several barriers to Hispanic homeownership, including affordability of the
housing market, supply issues, access to traditional financial mechanisms, and language/cultural
barriers. Novel ways to address these barriers are needed to support and sustain Hispanic
households.

Manufactured housing could be a promising option for expanding and sustaining Hispanic
homeownership. However, this housing type also poses risks for residents. One of the biggest risks is
rising lot rents and potential park closures. This report aims to explore the collective ownership of
manufactured housing as a means to help mitigate these risks. Specifically, the focus is on the
resident-owned community (ROC) model, pioneered by the national nonprofit ROC USA. A ROC is
established when residents of a manufactured housing community form a co-op that purchases the
land under the park and then manages the co-op through a board of directors. Through interviews,
this researcher spoke with subject matter experts who aided communities with the ROC USA model
of collective ownership. Using thematic coding, interviews and media on ROCs were analyzed to
identify their common barriers and how those may be overcome in majority-Hispanic manufactured
housing communities.

Several recommendations emerge from the analysis, including actions targeted to various levels of
stakeholders, ranging from state-elected officials to residents of manufactured housing communities.
Suggestions include passing legislation to require right-of-first-refusal privileges for manufactured
housing communities, creating a comprehensive database of manufactured housing communities in
the state, and using a more proactive approach to organize manufactured housing communities
towards ROC status.
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Introduction

Hispanic homeownership in Arizona has reached 59.0%, the highest level it has ever achieved in the
state (UnidosUS, 2024). While this increase is promising, it is essential to note that the Hispanic
homeownership rate remains 14.8 percentage points lower than the White homeownership rate, a
substantial margin (Figure 1). The gap in homeownership rate has decreased from a high point of
almost 18 percentage points in 2000, but many challenges make the elimination of this rift difficult
to achieve.

FIGURE 1: LATINO HOMEOWNERSHIP RATE

Latino Homeownership Rate

60.0% —o
® * o 59.0%
50.0% 54.6% 54.9% 54.4%

40.0%
30.0%
20.0%
10.0%

0.0%

1990 2000 2010 2020

Source: American Community Survey (ACS) and Decennial Census Data

FIGURE 2: WHITE-LATINO HOMEOWNERSHIP RATE GAP IN ARIZONA
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This report compiles information on practices that address barriers to realizing and sustaining
Hispanic homeownership. This project is part of my culminating experience for the Master of Urban
and Environmental Planning program at Arizona State University and the broader research agenda of
the Arizona Research Center for Housing and Economic Solutions (ARCHES; Cook-Davis et. al., 2024).
ARCHES’ mission is to become the hub for research addressing housing and its intersection with
security, climate, and health for Arizona and the Southwest. The Center aims to create connections
between research and practice, valuing place-based research that is community-engaged, equitable,
evidence-based, and solution-focused (ARCHES, 2025). This report aims to examine national best
practices that support Hispanic homeownership. It is part of a larger set of studies aimed at “Closing
the Homeownership Gap.”

Collective ownership refers to a housing model in which the homeowner retains tenure rights to their
home, but the community retains ownership of the land (Ehlenz, 2022). The model separates the
traditional ownership model, wherein an individual or entity owns both the land and housing unit,
electing to either occupy the unit (i.e., homeownership) or rent the unit (i.e., landlord-tenant
relationship). In a collective ownership structure, the land ownership and unit ownership are held
separately. The landowner is a non-profit, community-aligned owner and steward, replacing a
traditional, profit-driven landlord. The unit ownership is held separately by a household, who has all
the rights and benefits of homeownership but at a lower cost due to the landowner holding the cost
of the land, in addition to any subsidies that may have been used to further reduce the cost of
homeownership. The non-profit landowner seeks to preserve resident ownership by maintaining
affordable rents (and not capitalizing on market rent prices through excessive rent increases) and
prioritizing lot affordability. In this collective ownership structure, residents also have direct
oversight in the governance of their land, giving them a voice in community decisions.

This report will examine collective ownership of manufactured housing communities as one
mechanism for preserving homeownership. The study draws on existing literature about the
challenges present in mobile home communities and the emergence of Resident-Owned Communities
(ROCs). ROCs are a specific collective ownership model for manufactured housing communities,
developed by the nonprofit ROC USA. In this model, manufactured housing residents collectively buy
the land on which their homes are located from the landlord. A board comprised of community
residents acts as the purchasing entity and subsequent landlord of property. A network of regional
nonprofit technical assistance providers guides communities through organization, capital
acquisition, and post-purchase self-governance (Lamb et al, 2022).

This report generated new data about the potential for ROCs through interviews with manufactured
housing experts and thematic coding of media related to this model. The research provides Arizona
stakeholders with accounts of how ROCs were realized and the challenges encountered in the
process, set in the context of the state. This knowledge aims to empower interested parties in
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Arizona to create community buy-in, enabling legislation and financing strategies to ensure collective
ownership of these vulnerable communities, securing their affordability and permanence.

Context

HISPANIC HOMEOWNERSHIP IN THE UNITED STATES

Homeownership is an important tool for building equity and breaking cycles of intergenerational
poverty and remains the largest source of wealth for most Americans (Shapiro, 2006). This is
particularly true when comparing Hispanic renters to homeowners. Hispanic homeowners have 28
times more wealth than Hispanic renters (118 Cong Statement of Alvaro Zarco, 2024). Latinos
comprise over one-fifth of the US population, and the proportion is growing, so supporting Hispanic
homeownership is a necessary component of maintaining the well-being of the country (Funk &
Lopez, 2022).

Hispanic households are achieving homeownership with great success. Nationally, the Hispanic
homeownership rate reached 48.6% in 2022, marking over a decade of growth since a dramatic
decrease in homeownership following the Great Recession. Equally significant are projections that
estimate Hispanic households will drive 70% of total homeownership gains between 2020 and 2040
(Smeraski et al., 2022). This increase in home buying is accompanied by an increase in traditional
mortgage financing, including Federal Housing Administration (FHA) loans. In 2023, more than 30% of
FHA loans went to borrowers of color, which is 26% higher than the market average (Goode, 2024).
Several characteristics make FHA loans appealing for Hispanic homeowners, including lower down
payments and recent policy changes that decreases consideration of student loans on risk assessment
by lenders. Between 2018 and 2021, home purchases with a mortgage increased 42.5% in the Hispanic
community, over twice the rate of the nationwide average (Smeraski et al., 2022). Hispanic
households are driving homeownership gains nationally and are experiencing increased access to
financing. Despite these successes, the Hispanic homeownership rate remains 25.8% lower than the
White homeownership rate (Smeraski et al., 2022).

Housing Supply Barriers

Nationally, there is currently less housing for rent and sale than at any time in the last 30 years
(Parrott & Zandi, 2021). Since the Great Recession, home construction has remained almost 50%
lower than it was in the early 2000s (Smeraski et al., 2022). While the market has bounced back
somewhat, most of the gains have been in higher-end homes and apartments, ignoring more
affordable options. Two primary factors contributing to the insufficient new construction are
increased prices for building materials and a labor shortage (Parrott & Zandi, 2021). During the
pandemic, supply chains for homebuilding materials were disrupted, resulting in a decrease in
available stock. Increased tariffs and trade disputes also led to higher prices on materials needed to
construct new homes. Labor supply has also been impacted. While immigrants have long been a
source of workers for the construction industry, their population in the U.S. has declined since the
early 2000s, creating a hole in the labor market. These factors both contribute to growing median
home prices, which have increased by over $100,000 since 2019 (Zarco, 2024).
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Arizona housing developers continue to focus primarily on constructing single-family housing. Single-
family homes are more expensive to build, contributing to an affordability crisis for homebuyers.
Housing costs in Arizona exceeded the national average in 2021, with the trend predicted to continue
(Cook-Davis et al., 2024). Population growth is also contributing to supply issues. Arizona’s
population is expected to reach between 9.2 and 12.1 million by 2060. This growth has primarily
been driven by net migration, rather than natural growth (Cook-Davis et al., 2024). This rapid
growth, on top of a housing market already experiencing severe shortages, puts even more pressure
on the market (Cook-Davis et al., 2024).

Financial Barriers

On average, Hispanic households have less income and wealth than White households. White
households earn on average $75,412 per year, compared to $60,566 for Hispanic households
(Smeraski et al., 2022). Lower income affects purchasing power, especially when market conditions
are causing the price of housing to increase. The income disparity between White and Hispanic
households is compounded by the fact that Hispanic populations tend to be higher in housing markets
with more significant affordability issues, such as the San Diego and Los Angeles metropolitan areas
(Hyde & Fischer, 2023). Another financial barrier to homeownership may be student loan debt.
Individuals with high levels of debt may face greater challenges in qualifying for loans to help
purchase a house. Every $11,000 increase in student loan debt for mid-20s public college students
results in a 1.8 percentage point decrease in homeownership rates. Hispanic student debt has risen
over the past few decades, with the median borrower owing 83% of their initial loan balance 12 years
after starting their degree (Smeraski et al., 2022). As younger households are driving most home
purchases, these financial barriers can prove challenging to overcome.

Another way in which Hispanic households can face difficulty purchasing a home is through decreased
access to banking infrastructure. “Banking deserts” can arise when neighborhoods lack immediate
access to brick-and-mortar banks (Hegerty, 2019). With many banking options moving online,
alongside credit contractions following the Great Recession, there are now fewer banks in existence
than in the early 2000s. The areas where banks close do not appear to be random. As the proportion
of Hispanic residents in a neighborhood increases, bank density decreases, indicating that these
neighborhoods are more likely to be bank deserts. While mobile banking may be available,
individuals may still feel less comfortable using computers for sensitive financial information, which
can result in a higher number of unbanked people in communities without a bank (DiVito, 2023).
Neighborhoods without a bank are often ideal locations for alternative lenders, such as check-cashing
businesses and payday loan providers, which engage in more predatory lending practices with higher
interest rates. The presence of these lenders can further exacerbate financial strains (DiVito, 2023).
Where banks exist, the inadequate Spanish translation of materials and a language barrier in
financing conversations can prevent Spanish-speaking households from accessing the resources they
need (Zinn, Ratcliffe, & Limoén, 2023). Individuals who are not proficient in English are more likely to
be turned away by banks or receive inadequate information to submit a mortgage application. Banks
are important institutions that can provide some of the best interest rates on loans. Limited access
to banks may prevent Hispanic households from obtaining the financial resources they need to
purchase a home.
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Obtainable loans for non-citizen members of the Hispanic community have stipulations that are
barriers for potential homeowners. One-third of U.S. Hispanic individuals are immigrants (Funk &
Lopez, 2022). Those without a traditional Social Security Number (SSN) also have difficulty accessing
financing to purchase a home. Individual Tax Identification Numbers (ITINs) are identifiers used to
enforce tax payments for those who are not eligible for SSNs. While not exclusively for Hispanic
populations, most ITIN holders are Hispanic, and many are undocumented immigrants. Lending to
ITIN holders is permitted under the law, but the terms of the loans are less favorable, and credit
limits are lower, despite evidence suggesting that there is no inherent risk in these loans (Goodman,
Mehrotra, & Zinn, 2024). It has been estimated that mortgages significantly underserve ITIN holders,
and by further reducing barriers to serving them, many more Hispanic households would be able to
become homeowners. Current ITIN lending is limited to credit unions in areas with large Hispanic
populations. The primary challenge to expanding ITIN lending is the lack of a secondary market,
which cannot provide the adequate liquidity that larger financial institutions are seeking (Goodman,
Mehrotra, & Zinn, 2024).

Challenges affording and accessing traditional forms of homeownership prompt Hispanic households
to seek alternative forms. Manufactured housing is one of these forms. Currently, 17% of head of
households in manufactured housing parks are Latino, demonstrating their significance as an
affordable housing option for Hispanic households (Durst & Sullivan, 2019). Nationally, 10.5% of
homeowners are Hispanic, showing the overrepresentation of Hispanic homeowners in manufactured
housing communities (U.S. Census Bureau, 2024c). Pursuing strategies to keep manufactured housing
affordable will not only maintain the current Hispanic homeownership rate but also provide an
affordable option for Hispanic households looking to purchase a home.

WHY TARGET MANUFACTURED HOMES?

The term “manufactured housing” refers to homes that are built in a factory, and then transported
to the location where the owner resides. This contrasts with site-built homes, which are constructed
on the land that they ultimately occupy. Currently, manufactured homes account for approximately
5.7% of the nation's housing stock, comprising around 8.1 million units (United States Census Bureau,
2024a). This share has been declining since 2000, but manufactured housing remains a critical
housing type.

Colloquially known as mobile homes, manufactured homes are the single largest source of
unsubsidized affordable housing in the United States. A new manufactured home costs less than half
as much per square foot as a new site-built home (Durst & Sullivan, 2019). Manufactured homes are
often sold separately from the land on which they reside, making them even more affordable.
Hispanic households have a tradition of owning and living in manufactured housing, most notably in
the form of colonias. Colonias are federally designated informal manufactured housing communities
that are located within 150 miles of the U.S.-Mexico border. While colonias are primarily comprised
of Hispanic households (71.4%), they also have a significantly higher Hispanic homeownership rate
than the national average (77.7% vs. 56.9%) (Durst, 2019).
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Homeownership of manufactured homes presents its own set of challenges. Manufactured homes
were not subject to any quality standards until 1974, with the passage of the National Mobile Home
Construction and Safety Standards Act (Wallis, 1997). Often, older manufactured homes are in more
dire condition and require more expensive maintenance. Manufactured housing is also subject to
regulatory barriers that make it challenging to obtain a permit in many metropolitan areas (Dawkins
& Coebel, 2009). Site-built homes are permitted by right in many zoning designations, facilitating
easier approval and construction. Thus, manufactured housing communities can be located in more
rural areas or in areas with limited access to various resources. Often, manufactured homes are also
barred from traditional home mortgages, requiring purchasers to take out higher-interest-rate
personal loans, which are more challenging to repay and more expensive in the long term (Pew
Charitable Trusts, 2025).

Importantly, 36% of manufactured homeowners do not own the land underneath their homes and
must pay monthly lot rents (Herbert et al., 2024). While not having to factor in the cost of land helps
to keep the house more affordable, lot rents can present a barrier to sustaining homeownership.
Over the past decade, private equity firms have purchased numerous parks, leading to an increase in
lot rents (Private Equity Stakeholder Union, 2025). Between 2020 and 2021, private equity firms
accounted for 23% of all manufactured housing park purchases in the U.S. (More Perfect Union,
2024). Private equity firms target manufactured housing communities because of their high profit
margins. In recent years, some private equity firms have capitalized on manufactured housing,
recognizing the opportunity for lot rent increases and the inflexibility of “mobile” homes that cannot
be readily relocated, due to both financial and physical logistical burdens, if residents do not wish to
pay the underlying lot fees. This reliable stream of payments from captive tenants yields a 22%
return on investment, surpassing that of almost any other form of real estate (More Perfect Union,
2024). Manufactured homes are not cheap or convenient to move, thus, if owners are unable to pay
their lot rents, they face the choice to abandon their homes and lose all equity. This makes
manufactured home households particularly vulnerable to displacement.

Collective ownership of manufactured housing parks represents one possible tactic to decrease the
Hispanic homeownership gap. Keeping communities open and affordable supports a necessary housing
type for Hispanic households. Some existing models of collective ownership have become a template
for manufactured home communities, providing a mechanism to purchase the land on which they are
located. In a community land trust (CLT), residents of a housing community retain ownership of their
homes, while the CLT owns the land underneath. A CLT typically takes the form of an external non-
profit that manages the land. At a housing unit level, the homeowners are still required to meet
traditional lending criteria and retain all of the rights and benefits of homeownership (Ehlenz, 2022).
Meanwhile, CLT homeowners engage with the CLT who retains ownership to the land, either through
a ground lease or deed restriction on the property. Homeowners pay a nominal annual lease to the
CLT for the land, while the CLT preserves affordability for the property through a shared equity
resale formula that is enforced through the ground lease. In a limited-equity cooperative (LEC),
homeowners form a co-operative board and ownership is governed through shares in the co-op
property. As a homeowner in the co-op, each owner purchases a share in the co-op, granting them
occupancy rights and voting privileges in the governance of the property. The co-op board is
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comprised of residents. The ROC model is primarily a LEC in the sense that it involves collective land
ownership rather than individual, fragmented ownership. However, the ROC model also comes with
support from technical advisors, which is more characteristic of a CLT. In this way, the residents of
the manufactured housing community oversee infrastructure improvements, rent increases, and
other decisions but have a network of experts who make sure they are on track to make payments
(ROC USA, 2024).

Manufactured Housing in Arizona

Maintaining the affordability of manufactured homes is necessary for Arizona to preserve Hispanic
homeownership. Nine and a half percent of the state’s housing units are manufactured homes,
almost double the national average (U.S. Census Bureau, 2024b). Of these units, 77.4% are owner-
occupied, and 22.6% are renter-occupied. This represents a substantial potential for ROC creation. In
2023, three manufactured housing parks in Phoenix were closed for redevelopment, displacing
hundreds of people (Buono, 2023). While Arizona does have laws that provide financial assistance to
individuals forced to relocate, many end up renting properties and losing access to homeownership.
Manufactured housing is an integral part of Arizona's housing stock, and efforts should be made to
preserve the existing parks.

It is essential to note that these transactions often rely on a seller who is willing to negotiate with
their community. The success of the ROC model is not guaranteed, and communities can struggle in
the face of tempting offers from private equity investors. However, the ROC model represents an
exciting opportunity to maintain affordability for manufactured housing communities that may
otherwise become too expensive or even close. The ROC model could help preserve the affordability
of manufactured housing, thereby preserving homeownership for residents and allowing for new
opportunities in homeownership.

Research Methods and Analysis

This study aims to explore the ROC model as a potential tool for reducing the Hispanic
homeownership gap. The research questions for this project were as follows: How have resident-
owned communities (ROCs) been enacted in communities outside of Arizona? What barriers and
opportunities exist to establish ROCs in Arizona? Does enacting an ROC help community members
sustain homeownership? These research questions will provide insight into the factors that make a
ROC more likely to succeed. This study will also enhance understanding of the benefits of the ROC
model for manufactured housing communities. Hispanic households benefit from manufactured
housing, and preserving its affordability will sustain current homeownership and keep it accessible
for first-time homebuyers. Arizona has the opportunity to encourage and develop ROCs, supporting
vulnerable homeowners.

The study employs qualitative research methods, primarily drawing on interviews with various
stakeholders in the ROC process, as well as using other media to supplement the data. Initially,
meetings with local stakeholders in Arizona were held to gain an understanding of some of the
challenges faced by Hispanic homeowners in the Phoenix region. These meetings included the local
chapter of the National Association of Hispanic Real Estate Professionals (NAHREP) and UnidosUS.
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Then, national stakeholders were interviewed to understand how ROCs are established, identify
barriers in the process, and explore ways to overcome them. Lastly, Arizona stakeholders were
interviewed to understand where opportunities for ROCs may be available and how the state can
support those in manufactured housing, particularly Hispanic households.

In the following sections, the report describes the methods of data collection and the key findings
resulting from the analysis.

INTERVIEWS

The initial intention was to interview both current manufactured housing residents who underwent
the journey of organizing their community into a ROC, as well as professionals who aid in the ROC
process at various points. Recruiting and interviewing manufactured housing community residents
proved challenging; as a result, none of these residents participated in the research. After reaching
out to 19 other stakeholders involved in the ROC process, eight were interviewed. These
participants, who were in Arizona and outside the state, included: two ROC technical advisors, two
community organizers working to mobilize manufactured housing communities, one academic
conducting research on ROCs, one housing advocate, one state elected representative, and one city
official working in the housing department. These individuals were primarily recruited through
snowball sampling, where initial participants provide additional relevant contacts. Interviews were
semi-structured, with some set questions and others that varied based on the information shared
(see Appendix A). Participants were asked about their experiences working with manufactured
housing communities, their involvement in the ROC process, the barriers they encountered during
that process, and the challenges they primarily see affecting Hispanic communities during the
transition.

MEDIA

The interviews were supplemented with information from media sources that addressed resident
experiences in ROCs. One interviewee was a resident of a manufactured housing community that had
attempted to pursue resident ownership but was unsuccessful. It was determined that the resident
perspective could benefit from additional sources. These included the documentary “A Decent
Home” and several podcast episodes from Shelterforce. These additional sources also contributed to
a more comprehensive understanding of the ROC establishment process, as they included
perspectives from stakeholders throughout the entire journey.

THEMATIC CODING

The interview transcripts and media were coded iteratively into thematic categories, using both
predetermined categories and categories created during the coding process. The initial analysis
focused on barriers to establishing a ROC. Throughout the interviews, interviewees repeated that
legislation can act as both an enabler and a barrier to collective ownership. This was not anticipated
and was added as a category. Each transcript was reviewed multiple times to ensure that the
assigned themes and subthemes were appropriate. Then, a codebook was constructed with finalized
themes, along with example quotes to illustrate the types of comments included in each
categorization. The codebook, along with example comments, can be found in Appendix A.
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LIMITATIONS

While two interview instruments were initially developed, one intended for residents and the other
for subject matter experts, no residents were interviewed. It was challenging to establish the
relationships necessary to secure interviews with residents. Although individuals working with
manufactured housing communities were interviewed, leveraging those connections to gain trust
with residents takes time. The decision to include supplementary materials somewhat accounted for
resident perspectives, but firsthand accounts of ROC proceedings would have strengthened the data
collection.

Arizona interviewees were less familiar with the ROC process or even collective ownership in
general, as there are currently no ROCs present in the state. Thus, conversations often shifted to
housing in general, even when questions about manufactured housing were asked. The interviews
with Arizona stakeholders demonstrated the absolute need for conversations surrounding
manufactured housing and ROCs. The conversations surrounding housing issues were excellent, and if
stakeholders were more informed about the ROC model, there would be a greater understanding of
the opportunities for ROCs to be incorporated into various housing plans. Information from Arizona
interviews was supplemented with research into other states, which may help provide a guide for
enabling legislation; however, the Arizona-specific context may be missing. Based on comments from
interviewees relating to legislative enablers, Arizona manufactured housing law was researched to
assess where opportunities existed in legislation. Stories of manufactured housing displacement were
also researched to learn what residents of parks in Arizona had to say about their experiences.

Aside from residents, other relevant stakeholder groups also are not represented. The technical
advisors and community organizers interviewed had only used the ROC model to transition
manufactured housing communities to collective ownership. It would have been helpful to speak with
stakeholders involved in communities that purchased their parks without using the ROC model, to
compare the different approaches and analyze the contexts in which they work well. The Arizona
stakeholders interviewed resided in either Tempe or Phoenix, neglecting the rest of the state.
Arizona has diverse communities across the entire state; perspectives relating to manufactured
housing outside of Maricopa County would have been helpful. Additionally, outside perspectives were
limited as the sample size of included media was small. Media were collected through word of mouth
(i.e., a convenience sample). Searching for media using a more comprehensive approach, like a
keyword search of publicly available repositories, could have been used to build a bigger sample.

Key Findings

This section discusses the main findings from the research. The findings are organized by research
question, with key takeaways for each question highlighted. These findings provide insights into
manufactured housing communities, ROCs, and how these communities can be best supported and
developed.

HOW HAVE ROCS BEEN ENACTED IN COMMUNITIES OUTSIDE OF ARIZONA?
Organizing for a ROC may be harder in Hispanic-majority communities
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When the owner of a manufactured housing community plans to sell the park to a new owner, there
is a limited timeframe for the residents to take action. Manufactured housing community owners are
required to provide notice to residents when they plan to sell or close the park. The deadline can
range from 30 days before the sale to up to 180 days, depending on the state. While advanced notice
is helpful, this window is still too short for many communities to get organized. The limited time
frame that manufactured housing communities have to arrange a purchase may impact majority-
Hispanic communities more strongly. As one interviewee mentioned, “It seems like it could be a lot
of time, but unfortunately, it is not when you have 400 people, and you have to build trust.” One
interviewee noted that multiple communities that they worked with failed to become ROCs because
they were unable to organize in time before another firm was able to come in and purchase the park.
When the system is set up to be reactive, it can move too slowly for the necessary arrangements to
be made, which can prevent a community from being able to purchase the park.

More proactive planning gives communities a better chance at becoming resident-owned. Community
members can start organizing before their park goes up for sale, so that mobilizing support for a
purchase is not pressured by a time crunch. In 2020, despite no imminent threat of sale, Denver-
based manufactured housing community Montevista Comunidad decided to pursue organizing to
purchase their community. This came after the passage of Colorado’s Opportunity to Purchase law in
2020, when the community felt like it could take a forward-thinking approach to ensure they would
not be displaced. Denver had historically taken a hostile approach towards manufactured housing
communities, and the impending closure of several parks surrounding Montevista Comunidad
motivated them to be aggressive in putting together an offer (Chiriboga-Flor, 2024). The residents
collaborated with three different nonprofits to determine who would be the interim owner. They
began seeking funds, all before the owner had signed a letter of intent to sell. This proactive work
enabled Montevista Comunidad to remain motivated and successfully secure the necessary funding
within the time limit, despite several setbacks. Had the residents not started this organization early,
they may not have had the same result.

Hispanic-majority communities often need more trust in an outside organization before working with
them, and so developing consensus to transition to a ROC may be challenging. One interviewee
reflected: “[Hispanic communities] have experienced government failing them. They have
experienced nonprofits failing them. And so, they are not going to just trust that everything will be
okay.” Community engagement can be more challenging in Hispanic-majority communities because
the relationships that nonprofits must cultivate require a significant amount of time and effort.
These communities have historically been ignored and taken advantage of, so organizers have the
burden of responsibility to ensure that they can demonstrate that they will not do the same This
theme was present in interviews as well as consulted media. Organizers reported challenges in
getting individuals to attend meetings: “The physical engagement | have been seeing is decreasing by
maybe 50-60%”. Interviewees mentioned that residents were feeling fearful of leaving their homes,
potentially due to threats outside of the community. As majority-Hispanic communities may have
immigrants or undocumented individuals, these fears could be magnified, further decreasing
incentives to participate.
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The language barrier can also be a sticking point for Hispanic-majority manufactured housing
communities. Limited English proficiency poses significant challenges to organizations, particularly
those without in-house translators. One interviewee mentioned, “When we do Know Your Rights
training for mobile homes, and our lawyer only speaks English, we need to do simultaneous
interpretation.” Some states, such as Colorado, require that information related to manufactured
housing sales be posted in both Spanish and English, but this requirement is not universal. Arizona
does not require manufactured housing sales or closures to be posted in Spanish. In the United
States, more than 1 in 4 Hispanic individuals is not proficient in English (Pew Research Center, 2023).
This can make it more difficult for nonprofits to organize communities if they do not have translators
or bilingual staff members.

It may be more challenging for a majority-Hispanic community to have the time necessary to
organize a cooperative under the ROC model. Because members of the community create governing
documents, negotiate terms of the deal, and serve on the board, there is a significant time
commitment that several community members must be willing to make, ensuring the community
remains up to date on payments and improvements after the transition to a ROC. One interviewee
said:

[M]ost [manufactured housing communities] are at least 50% Latinx folks, or more, and
like either younger working-class families that have like 2 to 3 jobs a lot of times that
don't maybe don't have like the capacity to give all the time to like, you know, working
towards resident ownership.

This could be a discouraging factor for majority-Hispanic communities, whose residents often have
multigenerational families and/or increased caregiving responsibilities, which can limit the time
available to commit to a governance position or attend regular meetings (Cross, 2018). Some
organizations have worked to combat this. One interviewee commented, “Usually we have in the
community meetings childcare and food. We try to solve all the obstacles that prevent residents
from engaging.” Nonprofits and technical advisors can work together to make their meetings more
accessible to residents with diverse schedules and commitments.

Other models for ownership outside of the ROC model exist

While the ROC model is effective for many communities, alternative collective ownership models
also exist. Through the research, it became apparent that the ROC model works more effectively for
larger communities, as there are more people to divide governing responsibilities among. There are
also hard limits; communities with small amounts of units are not able to become part of the ROC
USA network. Therefore, exploring alternative means of collective ownership is vital for
manufactured housing communities that may have size restrictions or require more assistance with
governance than the ROC model provides. These may present alternative pathways to avoid
corporate ownership and displacement.

In Colorado, the majority-Hispanic 3-Mile Mobile Home Park went up for sale in 2021 due to the
death of the owner. The residents of the community wanted to purchase the park to prevent it from
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being sold to a landlord who would raise the rents. The community reached out to Thistle, a ROC
USA-affiliated technical assistance provider, which was unable to help the community due to its size.
Typically, the ROC USA model is only open to communities with 30 or more homes, and 3-Mile Mobile
Home Park was too small (Lofholm, 2024). Luckily, the community was able to partner with a local
nonprofit, the Roaring Fork Community Development Corporation (RFCDC). RFCDC purchased the
park and is currently acting as the landlord. As residents build management capacity and ability to
manage fiscal responsibility, the hope is that they will take over as owners soon.

This model presents an option for majority-Hispanic communities. While 3-Mile was turned down
because it was too small, it is also a majority-Hispanic community that could benefit from this
interim owner. As previously discussed, the ROC USA model is time- and labor-intensive, requiring
community members to dedicate numerous hours to serving on the board. Hispanic-majority
communities may have less time to commit to a board member position than in retirement
communities, where the ROC model is very successful. Using an interim owner can help alleviate
some of these issues, as it can prevent the displacement and rent increases in the short term, while
giving the community more time to plan out governance and financial logistics.

WHAT BARRIERS AND OPPORTUNITIES EXIST TO ESTABLISHING ROCS IN THE STATE OF
ARIZONA?

Insights on legislative opportunities and barriers primarily came from the Colorado and Washington
context, where interviewees had experience. These states offer suitable models for potential
legislation in Arizona, as they have more diverse populations than the East Coast states, where the
ROC model is more prevalent. Organizing by manufactured housing community members, particularly
in Colorado, has directly resulted in legislation that makes it easier for communities to purchase the
land on which they reside. Examining this process and the resulting legislation can serve as a good
model for how Arizona can proceed.

Legislative barriers

Arizona lacks legislative protections for manufactured housing communities, which makes it more
difficult for them to transition to a ROC model. Arizona does allow manufactured housing residents
to organize tenant organizations and notify landlords of their intent to purchase. The state
legislature also provides funding for manufactured housing households that must relocate due to the
closure of a park. Other states do a better job of providing opportunities for manufactured housing
residents to purchase their parks. Arizona does not allow for the right of first refusal for its
manufactured housing residents. In the context of manufactured housing, the right of first refusal is
an agreement that the owner of a manufactured housing community must allow the community to
submit an offer to purchase before soliciting third-party offers. This is important, as private equity
firms or other interested buyers can often make more lucrative offers, which makes it more difficult
for communities to compete to purchase.

Updates to Colorado’s Mobile Home Park Act and Mobile Home Park Act Dispute Resolution and
Enforcement Program in 2022 demonstrate positive legislative action. Mobile homeowners now have
180 days to submit an offer to purchase the park they live in, which is double the previous period. It
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also allows for injunctions on community sales if the owner fails to provide proper notification to all
residents, ensuring they have the required opportunity to submit a bid. This, paired with Colorado’s
right of first refusal, ensures that residents are given more time to organize and plan.

Earlier this year, the State of Washington passed H.B. 1191, allowing manufactured homes to be
owned as real estate (Pew Charitable Trusts, 2025). This development enables buyers to access
traditional mortgages that are often excluded from manufactured housing, resulting in lower interest
rates compared to personal loans. This designation also allows manufactured housing to be purchased
with ITIN loans, which particularly benefits Hispanic households. Legislative changes in Colorado and
Washington have shown that easing restrictions on manufactured homes and park financing enables
residents to maintain affordability. These strategies represent model legislation for Arizona to
consider in preserving manufactured housing affordability and promoting ROC creation.

Interviewees highlighted legislation in both Colorado and Washington as facilitating the ROC
establishment process. One nonprofit worker noted that prior to the extension of the right of first
refusal window, multiple communities with which they worked failed to organize in time to put in an
offer to purchase their parks, failing to establish a ROC. If Arizona were to follow in the footsteps of
other states by passing enabling legislation, it would be easier for manufactured housing
communities to organize.

Requiring manufactured housing communities to register provides the state with a comprehensive
database of these communities, allowing it to map their locations, along with details such as the
park owner and the number of units. Arizona does not require mobile home parks to be registered
and lacks comprehensive materials indicating the location of manufactured housing parks within the
state. It is challenging to know where parks are, how big they are, and which ones might be at risk of
closure or sale in the near future, which would be beneficial for organizers to know so they could try
to pursue ROCs more effectively. One interviewee mentioned that Colorado recently established a
manufactured housing map: “In the past, there were no mobile homes that were registered. Now,
they must be registered. You can check how many mobile home parks exist, how many units each
park has. And this is accessible for any resident.”

Interest in ROCs from Arizona Municipalities

Some Arizona municipalities have already begun exploring the ROC model. One interviewee stated:
“We’ve had some initial conversations with ROC USA. From their perspective, there are opportunities
within the city and the market conditions where that could be a viable possibility.” In A Decent
Home, the Denver Meadows community was actively trying to work against the city's wishes to
preserve their homes. Local government support is an essential component for ROC creation. The
City of Phoenix has indicated that they desire to protect the affordability of manufactured housing
communities.

It is essential to note that this indication of support has not yet been translated into action by the
City of Phoenix. In 2023, as a response to the outrage surrounding manufactured housing park
closures, the City Manager sent a memo to City Council with recommended actions to support
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manufactured housing residents. In this memo, establishing a ROC is proposed as a recommended
long-term solution to park closure; however, the city identifies caveats. The city anticipates
difficulty in finding owners who would want to sell to residents, given the increasing land value and
development opportunities. While the city is interested in supporting ROC efforts, it will need to
engage in more conversations with manufactured home park owners to negotiate a deal.
Municipalities must think of ways to incentivize the sale of parks to communities, as development
opportunities are lucrative, and real estate professionals are incentivized to pursue them.

DOES ENACTING A ROC HELP COMMUNITY MEMBERS SUSTAIN HOMEOWNERSHIP?
Resident-owned communities preserve homeownership by transferring land control into the hands of
residents, who are motivated to keep manufactured housing affordable and are not pursuing
ownership as an investment vehicle. Several interviewees discussed the displacement and loss of
homeowner status due to rising lot rents in manufactured housing communities. ROCs help avoid
displacement by keeping lot rents down. ROCs do not improve homeownership by increasing housing
supply or offering special financial incentives to first-time homebuyers.

ROCs present a financial benefit for manufactured housing community residents and help sustain
homeownership. Although an initial rent increase is typically required to start repaying the loans
used to purchase the park, affordability is maintained in the long term. One resident shared how
resident ownership has maintained affordability: “We had a small increase in lot rent from $355 to
$406. However, investors who purchased other communities, they were originally sitting pretty close
to us, [now charge] from $508 to $795 a month. We are still at $427”. While the initial rent hike can
be substantial, future increases are not a regular occurrence and must be approved by the
community. This ensures that lot rents only rise as the community sees fit, maintaining lower prices
over a long period of time.

After transitioning to ROCs, interviewees spoke about mental and community health benefits.
Participants noted that becoming resident-owned eases the stress of worrying about displacement
due to unaffordable rents or park sale. This can even bolster community participation. One
interviewee explained: “I’ve got some communities where you've got the Board of Directors plus
committee chairs plus volunteer groups, like they're big. | feel like it teaches them how to work
together as a team”. Residents spoke to the value of working together as a community to determine
a course of action. When the community collaborates to establish the rules, it fosters a shared
understanding of responsibility. Through their participation, community members can take pride in
their efforts. Manufactured housing residents can find more peace of mind through maintaining
affordable prices and working together with their neighbors to make decisions for the community.
This benefit, although not quantified, is essential and should be recognized.

Communities face additional benefits besides affordability. Research has suggested that becoming a
ROC also increases climate resilience. One interviewee explained, “There are a number of ways in
which resident ownership enables communities to adapt. They have a sense of what happens during
extreme weather events.” Because manufactured housing residents can make infrastructure changes
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to their communities themselves, they can utilize their experiential knowledge to make their
infrastructure more resilient. The same expert went on to say:

“The residents of a Latinx majority community took ownership. One of the first things
they did is choose to invest in their drainage infrastructure. That happened to be right
before Hurricane Harvey, and they attribute their ability to weather that storm largely
to the infrastructural investment”

When the entire manufactured housing community is working together to respond to challenges, it
will be more successful than a single landlord. Different residents possess diverse strengths,
experiences, and skills that, when combined, create a robust pool of knowledge that helps keep the
community healthy. Research has suggested that residents are more open and willing to share and
act on experiential learning in resident-owned communities compared to communities owned by
large corporate landlords (Lamb et al., 2022). This further demonstrates the benefits that ROCs can
bring to manufactured housing communities.

Recommendations

The findings of this research highlight that although ROCs can be more challenging to establish in
majority-Hispanic communities, the outcomes support affordability and resilience in manufactured
housing. Recommendations of this report focus on increasing the likelihood of ROC formation in
Arizona. This motivation reflects confidence in the ROC model's ability to aid in sustaining
homeownership among Hispanic homeowners. Guidance is broken down by stakeholder to target
actions that each group can reasonably take in their role. Stakeholders can start making progress on
these recommendations immediately, and collaboration amongst stakeholder groups is encouraged.

ARIZONA NON-PROFIT LEADERS

Arizona housing nonprofit leaders may benefit from more proactive conversations with manufactured
housing communities. The current process of identifying communities at risk for closure or sale is
reactive, resulting in some communities missing the opportunities to become ROCs due to time
limitations. Similarly, monitoring for notices of sale or closure is a flawed methodology, as these
notices may not be widely publicized, depending on the location of the manufactured housing
community. This could result in nonprofits missing opportunities to transition to a ROC in specific
communities. Nonprofits can be more proactive in reaching out to communities that are not currently
at risk, to inform them of their options and develop trust. Then, if the opportunity for the
community to purchase the park arises, momentum will already be in place to ensure that processes
move swiftly.

ARIZONA LAWMAKERS

The findings demonstrate the potential for state legislation to be a valuable tool in protecting
manufactured housing communities. Arizona legislators have an opportunity to incorporate the right
of first refusal into law. A right of first refusal is crucial for manufactured housing communities to
have an adequate opportunity to submit a bid for purchase. Without this protected window, it is
almost impossible to compete with offers from other buyers, particularly private equity firms that
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have the resources and capacity to move quickly and, potentially, avoid financing delays through
cash purchases. The legislature could also aid in organizing efforts by requiring earlier notice of park
closure or sale. One hundred and eighty days’ notice for park closure is significantly less than in
other states and makes organizing in manufactured housing communities more difficult. Because
these notices are not required to be posted in Spanish, there are additional difficulties in organizing
communities where many residents have limited English proficiency. Another way Arizona lawmakers
can preserve manufactured housing as an affordable option is to modify the titling process.
Currently, Arizona only titles manufactured homes as personal property, instead of real property.
This prevents access to traditional financing options, such as mortgages, for households seeking to
purchase manufactured homes. Designating manufactured homes as real property makes financing
easier and encourages people to consider buying them. These changes would give residents more
opportunities to explore the ROC model and initiate the process.

ARIZONA RESEARCHERS

Arizona researchers can help support manufactured housing by creating a comprehensive state map
of manufactured housing communities. This would help support the proactive work of nonprofits by
providing them with guidance on the communities to engage with. A map of all manufactured
housing communities could also help predict which communities may be at risk of redevelopment or
sale in the near future. A public map would provide manufactured housing communities with helpful
knowledge, while also providing opportunities to integrate data about current municipal
development patterns. The integration of existing and prospective land use and growth projections
would enable communities to anticipate future development demand and affordability pressures. In
addition, a comprehensive map of existing manufactured housing communities would facilitate
opportunities for inter-community communication, creating pathways for different communities to
share information related to collective ownership opportunities that may aid each other. A map
could be complemented with information about the community size and the owner. This data could
help estimate the amount of money that would likely be needed in an offer to purchase.

ARIZONA CITY OFFICIALS

Arizona city officials can help establish ROCs by having conversations with ROC USA. Cities have the
most up-to-date information about the location of manufactured housing communities, the
surrounding land uses, and how future development might put the communities at risk. One
opportunity for collaboration would be to work with researchers on creating a comprehensive map of
manufactured housing. A supportive municipal government can aid in the ROC process as another
entity that encourages landowners to sell to residents. Cities should also examine their local policies
for relocation assistance and other forms of support for manufactured housing residents. Organizing
for a ROC will not be successful 100% of the time, and so local policies to financially and materially
assist residents who are displaced by park closure or lot rent increases are necessary.

ARIZONA MANUFACTURED HOUSING RESIDENTS
Residents of manufactured housing in Arizona should start organizing support in their community and
with their landlord. Interested households can reach out to nonprofits to learn about the process and
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start explaining resident ownership to their neighbors. Getting the community on board with informal
conversations ahead of formal organizing will make the process smoother and increase the chances of
submitting a competitive offer to purchase. Residents should also start having conversations with
landlords. Collective ownership is often contingent upon the goodwill of the current landlord to
transfer the park into the residents’ hands. Establishing a positive relationship with the current
landlord increases the chances of a successful ROC if the owner decides to sell. Ensuring the
community has consensus about the park’s future supports the vision of collective ownership.
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Appendix
APPENDIX A - INTERVIEWS

Subject Matter Expert Interview Instrument

Introduction

I’d like to start by learning more about the role that you play in [name of organization].

1. How would you describe your role in [name of the organization]?

2. What kinds of activities do you regularly undertake in this role? How would you describe the
community that you serve in this role? Probe about the geography of the community.

Perceptions of Resident Owned Communities
Now, let’s talk about Resident Owned Communities.
3a. How would you define a ROC in the context of a manufactured housing community? What makes
it different than a non-ROC manufactured housing community?
3. Do resident owned communities ever come up in your role at [name of organization]? If so, how?
4. Have you had any personal involvement in the establishment of a resident owned community? If
so, what was your role? What was the role of your organization?

4a. Tell me about the experience. What was the timeline like?
5.Were there any barriers in the process of establishing a resident owned community? If so, can you
tell me about them? Were you able to overcome the barriers? If so, how?
6. Were there any factors you noticed that you believe made it easier for the resident owned
community to be established? If so, what?
7. Have you had any personal involvement in the establishment of a community not identified as a
resident owned community? If so, what was your role?
8. What differences exist between the establishment of a resident owned community verses other
types of communities?
9 In what ways do Resident Owned Communities make homeownership easier? How about more
difficult?
10. Have you noticed any changes in the community you have worked with? If so, can you tell me
about them? [Probe about changes in composition].
11. What advice would you give to those in your role who want to support the process of creating a
resident owned community?
Conclusion
We’re almost done. | just have a few questions before we conclude.
12.1s there anything else that we haven’t already discussed that you think would be important for us
to know about this topic?
13.Do you know of anyone else who might be able to speak about these topics in a role similar to
yours? If so, could you share their contact information with me?
14.Do you have any questions for me before we conclude the interview?
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Thank you so much for participating in this interview. It was very helpful to get your perspectives on
these issues

ROC Resident Interview Instrument

Introduction

Confirm that they are residents of [name of the ROC], which they listed as their primary residence in
the registration form.

I’d like to start by learning more about this community and you.

1. How would you describe your community? What about a ROC in general? What makes it different
from a non-ROC community?

2. Can you tell me how you happened to live here? How long have you lived in this community? Did
you live here before it became a ROC? [If yes, move into Residents living in the Transition Questions
4. What do you like the most about [name of the ROC]? What would you change about [name of the
ROC] if you could?

For Residents Recently Moved In

6. Did you seek out specifically to live in a Resident Owned Community when looking to move?

7. What was it like to purchase a home here? What is it like now being a homeowner? [Probe on
aspects of the process (searching for a home, obtaining a loan, getting insurance, making monthly
payments, etc.) that are easier vs. more difficult].

9. What is it like being a resident of a Resident Owned Community? Are there any procedures that
are different than other places you have lived in? Are there any aspects of the community that you
would change if you could? If so, could you tell me about them, and why/how you would change
them?

10. Do you see yourself living here in 5 years? Why or why not?

For Residents Living in the Transition

11. Who owned the community before it became a ROC? What was your relationship to the owner?
12. How did community members come to the decision to pursue Resident Owned status?

13. What was your involvement? Can you walk me through the timeline of the process and the role
you played?

13a. Were there any barriers in the process of establishing the ROC? If so, what were they, and how
were they resolved, if at all? Were there any opportunities or resources that helped in moving
forward with the process? If so, what were they, and how did they help?

13b. Are there any aspects of this process that you would change if you could? If so, could you tell
me about them, and why/how you would change them?

14. Has there been any community members who have had to leave as part of the transition? Do you
know why?

Conclusion
We’re almost done. | just have a few questions before we conclude.
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15. Is there anything else that we haven’t already discussed that you think would be important for us
to know about this topic?

16. Do you have any advice for residents of other communities who want to make their communities
resident owned?

17.We’re trying to get diverse perspectives the experience of establishing and living in resident
owned communities Do you know of anyone in particular who might want to speak with me?

a. If yes, ask about the best way to contact them.

18.Do you have any questions for me before we conclude the interview?

Thank you so much for participating in this interview. It was very helpful to get your perspectives on
these issues.
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CODEBOOK SUMMARY

community capacity barriers

Theme Subtheme Definition Example comment
ROC Process Comments pertaining to the
process of establishing a
ROC, from ideation to
outcomes
Motivations - Reasons why communities “We see a lot of the same issues. Overcharges for water, rent increases.
Financial pursue ROCs related to Parks being bought by huge corporations and residents forced to sign a
finances new lease”
Funding Process for obtaining “ROC went to the owners of the mobile home park and offered them 18
financing for a park purchase | million dollars for this piece of land, which is above the current value.”
Process Comments related to the “So | work closely with them to set up their bylaws, their community
process of creating a ROC rules. their occupy, occupancy, agreements, membership agreements, all
of their governing documents. So | assist in the creation of all of that,
while, you know, I'm coaching them on how to how to how to pretty much
run their new multi-million dollar business”
Outcomes Results of a community
transitioning to a ROC “the benefits are amazing. The lot rents are stabilized, the homeowners
are deciding if they want to be increases. You are also controlling the
improvements that are being made to the community within the budget.”
ROC Barriers Comments about factors
making a ROC more difficult
to establish
Capacity Comments related to “For families with many barrier, like working three jobs, it is then a huge

ask to say now you are managing a multi-million dollar asset. And you
have to govern and do property management and budgeting”




Cultural

Comments related to cultural
factors specifically tied to
majority - Hispanic
communities

“so probably most of them have experienced wage theft. You know.
They've experienced their government failing them. They've experienced
nonprofits failing or like direct service. Humans are like they've
experienced all these institutional fail failures. And so they're not gonna
just trust that everything is gonna be fine and that they're just gonna be
taken care of.”

Legislative

Legislative barriers that
make ROC creation more
difficult

“Nine states currently have opportunity to purchase. Outside of Colorado
a lot are in New England, where ROC movement was founded. We need
more states to look at the issue of giving residents the option to purchase
the land on which their home sits.”

ROC Comments about factors
Opportunities making a ROC easier to
establish

Legislative Legislative factors that make | “...right of 1st refusal laws, and or the kind of notification laws that say,
ROCs easier to establish you have to give 90 or 180 days of notice before you put a park up for

sale, or you have to give residents the right of 1st refusal to purchase. |
think that's where those things can come in to kind of start tipping the
balance a little bit to make it more possible for residents to take
ownership.”

Nonprofit Comments related to “Thank goodness for CTAPs and technical advisors, they walk you through
nonprofits and employees every step of the way. They help you with your bylaws. They help you
that aid in ROC formation with your closing papers. They help you find an attorney.

Community Characteristics of a “we do like asset mapping, like recognizing the strength of every person

Strengths community that make it and what they bring to the table.”
easier to establish a ROC

Additional Comments related to
Context research questions that are

not specific to ROCs
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Manufactured Comments pertaining to “Mobile homes are especially important for immigrant populations and

Housing - manufactured housing as a Latinx community for many reasons. First many Latinx families cannot

General housing type apply for complex subsidies or can't apply for mainstream loans because of
immigration status. Sometimes a mobile home is the only way to own a
home.”

Manufactured Comments related to work “Every single mobile home in Colorado has to be registered. With this

Housing - being done to support program, you can go online, and you can check complaints, solutions. How

Opportunities

manufactured communities

many mobile homes exist, and how many units each mobile home park
has. And this is an access for everyone. Any resident can go and see how is
their complaint is going.
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