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From Brownfield 
to Homes
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In this session we hope to give you:A brief introduction to the various types of factory built housing and how they are regulated,A history of the problems challenging the Carthage neighborhood in Cincinnati,A description of the process used to clean and clear the site,The quest to find an appropriate private sector developer to build a new neighborhood within Carthage.



Moderator:
Diane Korte, AICP  
The Balance Group, Inc.

Panelists:
Herman Bowling, Senior Community Development Analyst, 
City of Cincinnati Department of Community Development

Carolyn Rolfes, Developer
Potterhill Homes, LTD
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Diane Korte, AICPThe Balance Group, Incwww.TheBalanceGroup.comDiane is a certified practicing planner with over 25 years of experience in both public and private practice.  As a staff planner with Salt Lake City, Utah, Bethlehem, New York and Garner, North Carolina, she has worked with all aspects of residential development.  Diane has authored ordinances, policy guides and has negotiated approval conditions for manufactured housing development. For the past five years, as owner of The Balance Group, Diane has focused on manufactured housing.  She served as primary planner for the Raleigh Urban Design Home zoning text change, on approval teams for two 350 home land lease communities, and as a member of the Architectural Review Team for the Mills of Carthage factory built housing project. Diane has testified before the General Assembly of the Commonwealth of Kentucky on manufactured housing planning law and has spoken at state and national conferences for planners and affordable housing advocates on the effective use of manufactured housing. Herman Bowling, Senior Community Development Analyst, City of Cincinnati Department of Community Development Herman Bowling has a Bachelor’s in Business Management from the University of Cincinnati and is a certified Housing Development Finance Professional with 20 years experience with the City of Cincinnati, Department of Community Development.  Herman has been involved in the rehab for homeownership of over 500 housing units in the City of Cincinnati. Herman is the project manager for Carthage Mills, and has been involved in the project from the beginning of negotiations for acquisition of the site.Carolyn RolfesPotterhill HomesPotterhill Homes was started by Carolyn Rolfes, who has worked in the manufactured housing industry since 1999 and comes from a family that has worked in the industry for over 33 years.  Carolyn’s education in Business Marketing has helped in the promotion of the Mills of Carthage, a development of 60 home sites on a reclaimed brownfield in Cincinnati.  The Mills of Carthage made its public debut in October 2002, with Cityscapes at the Mills of Carthage, a home show featuring 15 urban design factory built homes.   Potter Hill Homes has also been awarded contracts for several lots included in an urban redevelopment program within the City of Cincinnati.  Besides Potterhill, Carolyn is deeply involved in housing issues in Cincinnati, and is serving on the board of trustees of both the Greater Cincinnati Homeownership Center and the Madisonville Community Urban Redevelopment Corporation.



Factory Built Housing Codes

Factory Built Housing:
Manufactured and modular homes are transported to the site and 
installed.  Panelized and pre-cut homes are transported to the site, then 
assembled.

Performance versus Prescriptive Codes:
The HUD Code is performance based. It sets a performance standard 
that a particular component or system must meet.  Performance 
standards address structural design, construction, fire safety, energy 
efficiency, and  heating, plumbing, air conditioning, and electrical 
systems.  Each new home design must be reviewed by an engineer to 
ensure the home meets these standards prior to production.

State Building Codes are traditionally prescriptive based. This means that 
the code specifies the type of component or system to be used.  Because 
the overall effect of the combined components has been engineered, each 
home does not require an engineer’s seal.  
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Factory Built Housing: Manufactured and modular homes are transported to the site and installed.  Panelized and pre-cut homes are transported to the site, then assembled.Performance versus Prescriptive Codes: The HUD Code is performance based.  It sets a performance standard that a particular component or system must meet.  Performance standards address structural design, construction, fire safety, energy efficiency, and  heating, plumbing, air conditioning, and electrical systems.  Each new home design must be reviewed by an engineer to ensure the home meets these standards prior to production.State Building Codes are traditionally prescriptive based.  This means that the code specifies the type of component or system to be used.  Because the overall effect of the combined components has been engineered, each home does not require an engineer’s seal.  



Manufactured Home:
Single family residential dwelling unit built in compliance with the 
Federal Manufactured Housing and Construction Standards, as 
amended, also known as the HUD Code, after June 15, 1976.  Built 
in multi-sectional or single section units.

Modular Home:
Factory built homes built to the state Code where the home will be 
located. Sectional units are transported to the site and installed.

Mobile Home:
A residential structure manufactured prior to the enactment of the 
Federal Manufactured Housing and Construction Standards, also 
known as the HUD Code, on June 15, 1976.  Mobile homes are no 
longer being constructed.

Definitions
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Manufactured Home:Single family residential dwelling unit built in compliance with the Federal Manufactured Housing and Construction Standards, as amended, also known as the HUD Code, after June 15, 1976.  Built in multi-sectional or single section units.Modular Home:Factory built homes built to the state Code where the home will be located. Sectional units are transported to the site and installed.Mobile Home:A residential structure manufactured prior to the enactment of the Federal Manufactured Housing and Construction Standards, also known as the HUD Code, on June 15, 1976.  Mobile homes are no longer being constructed.



Research and Presentation Resources

Manufactured Housing Institute
Arlington, Virginia
www.mfghome.org

1. Web links, research and literature

2. Referrals to industry members for
technical expertise

3. Fact sheets and brochures

4. Trainings and videos

Also, individual state Manufactured Housing 
Institutes or Associations
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The American Planning Association Planners Book Service carries several titles by Welford Sanders that address manufactured housing.  There is also a wealth of information available on line from the national Manufactured Housing Institute.Manufactured Housing Institute�Arlington, Virginiawww.mfghome.orgWeb links, research and literatureReferrals to industry members for technical expertiseFact sheets and brochuresTrainings and videosAlso, individual state Manufactured Housing Institutes or Associations may have more state specific information available.	

http://www.mfghome.org/


Manufactured Housing Improvement
Act of 2000

Federal
U.S. Department of Housing and Urban Development (HUD)

• Strengthens federal pre-emption

• Clarifies the law as having a housing policy purpose in addition
to consumer safety

State
Those states that do not already have them must enact the 
following by 2005:

• Installation standards 

• Dispute resolution mechanism

Updating the HUD Code
Improved process using private sector consensus committee
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On December 27, 2000 the President of the United States signed the Manufactured Housing Improvement Act into law (P.L. No. 106-569).  A statement released by the Manufactured Housing Institute at that time summarized the provisions of the new act:“The Act will benefit industry and homeowners by providing a more timely method of establishing the standards to which manufactured homes are built. A private sector consensus committee will make recommendations to the Secretary of the Department of Housing and Urban Development (HUD) at least every two years on ways to keep the HUD code up to date. The new law also clarifies the scope of federal preemption and provides HUD with additional staff and resources. Furthermore, homeowners and the industry will benefit from the requirement that each state institute an installation program and a dispute resolution program within five years of the law's enactment.” (Manufactured Housing Institute, 1-15-2001, www.mfghome.org) 



Land Use Regulation

Land Use Regulation of Manufactured Housing

1. Definitions of factory built housing

2. Character of area: rural, suburban and urban

3. Type of residential development pattern: scattered site, 
infill lot, subdivision and land lease community

4. Types of homes: single section, multi-section, multi-story, 
bungalow, ranch and duplex  

5. Design standards for manufactured homes on infill lots to 
ensure architectural compatibility with neighborhood
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Land Use RegulationDuring this past decade manufactured homes have changed dramatically.  The market has supported a greater percentage of multi-section homes installed on permanent foundations and innovative land planning for subdivisions and land lease communities.  At the same time, homebuyers and developers are finding it to be increasingly difficult to find attractive land with municipal amenities, or desirable locations to place their homes.  Most local government’s comprehensive plans support affordable housing and a diversity of housing options for their citizens.  However, when a manufactured home buyer seeks a lot to buy or a new land lease community to move into, they often find difficult, expensive and time consuming land use regulations barring their way.  These barriers are unnecessary given the ability of local governments to control manufactured housing with sections of their residential zoning standards similar to those that control other residential uses. Like all planning documents and land use regulations the guidelines for regulating manufactured homes requires periodic review and updating.  Unfortunately, some local governments have crafted ordinances which exclude manufactured homes within local jurisdictions.  Specifically, local governments have used appearance standards or huge minimum lot sizes as a way to "zone out" certain types of manufactured homes.  Manufactured homes should not be segregated from other residential development types in land use ordinances.  They should not be limited to development in non-residential or manufactured housing zoning districts.  In the same manner that land use regulations guide the development of other types of residential developments, depending on the site, the availability of infrastructure, and the characteristics of the surrounding land use patterns, the regulations guiding manufactured home communities should also be varied accordingly.  Manufactured home land lease communities are the appropriate type of neighborhood to allow the greatest latitude in home design.  Although jurisdictions may generate design guidelines for the individual homes in a subdivision of manufactured homes, or for a home on an infill lot in an urban neighborhood, land lease communities should be permitted to contain more economically priced single section homes where the market demands them.



Herman Bowling, Senior CD Analyst, 
Cincinnati Dept. of Community Development

How the City of Cincinnati cleared, cleaned and is revitalizing this
brownfield site.

The project and site, a brief history. 

Practical process and funding advice.
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Herman Bowling, Senior CD Analyst, �Cincinnati Department of Community DevelopmentI would like to explain:How the City of Cincinnati cleared, cleaned and is revitalizing this� brownfield site. The project and site, a brief history.  Practical process and funding advice.



Map
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The community of Carthage is a neighborhood of Cincinnati that is located about 10 miles north of the downtown area.  An active railroad line adjacent to a tributary of the Ohio River runs along the western side of the community.  The majority of the housing in the community is modest, with the average re-sale price around $60,000 to $65,000.  The area was in decline and losing many of its long time residents.  Many of the houses in the area were being purchased by investors for use as rental property.



Carthage Mills and the Neighborhood
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 Carthage Mills – an example of historic neighborhood development patterns.  Carthage Mills manufactured carpeting and linoleum.  The Plant was sited near a transportation node, the railroad, in the late 1800’s.  Raw materials were brought in and then the finished goods were shipped out on the trains.  Until the last few years, there was still an active railroad spur on the site.  The community of Carthage actually took its name from the Mills.  Housing built up around the Mill, and as was common at that time, many of the workers resided in the community, walking to work.  The Mills remained a viable business until the seventies, when it could no longer compete and shut down.



100 years of Industry

Presenter
Presentation Notes
The facility was reused for other businesses.  With the advent of truck deliveries, the rail spur was no longer needed.  Goods now came to the site, and finished products left, in modern, very large Semi’s.  The streets in the area are very narrow and not designed for truck traffic.  To get into some of the loading docks, the trucks would often go up into residential lawns damaging the public sidewalks and lawns.  Trucks arriving before business hours, sometimes in the very early morning hours, would run their engines while waiting for the business to open.  The trucks also created dust and other nuisances.  In short, instead of being a source of vitality in the neighborhood, it had become a problem.The Community first raised issue with these problems in 1989.  At that time, the City tried to work with the community to limit truck traffic.  The business owners were required to keep the dust to a minimum by paving areas on the site used by the trucks.  Trucks were restricted from travel on some of the streets.  Several ideas were suggested for redeveloping the site, but were determined to be very expensive and of questionable long-term viability (re-use of the existing buildings for a senior housing development, for example).  The problems persisted but the neighborhood did not give up.The community again raised the issue in 1997, focusing on single family housing this time.  The community actually came together around the issue, and even obtained the involvement of two of the businesses that were operating on the site to be part of their coalition of businesses, residents and others who had ties to the community (ex-residents, etc.).  Five options were explored, ranging from purchasing the site and leaving it as a seeded field, estimated to cost $5.7 Million, to purchasing the site and developing the entire site as housing, estimated to cost $12.5 Million. While all the options were considered, Council eventually appropriated $8.5 million in 1999 for redeveloping the entire site, even though staff at that time estimated that the cost to redevelop the site would be $12.5 million.  



SRW Environmental Services

• Phase I and II Property Assessments

• Building demolition

• Asbestos abatement

• Soil remediation

• Site Specific Risk Assessment

Over 100 years of industrial use, cleaned up to residential standards
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Environmental HazardsNo one was surprised when the Phase I environmental assessment revealed the presence of hazardous wastes on the site.  The Phase II Assessment added some quantities and locations and enabled City staff to get a better picture of what it would take to clean the site.  Without the community’s drive and persistence, the project would never have reached this point. Therefore, it was very important to keep them well informed and involved with the discussions and decisions that were being made.  Regular meetings were held with the community leaders to keep them informed and get their input on the issues. 



Building Demolition

Early success - Cost savings through 
combining demolition and remediation 
contracts.
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Normally, the City would have required the seller to abate any environmental hazards before the purchase of a property.  However, Council determined that we should pay the premium of paying most of the remediation costs in order to expedite the transformation of the site. The property owners committed to cover a portion of any cost over-runs on the environmental cleanup.  They, the property owners, also brought together an environmental engineering firm to combine and coordinate the demolition and the remediation that saved the City $1.4m in costs.  The environmental firm also obtained insurance to not only assure proper cleanup of the site but also cover any cost overruns beyond the funds committed by the past owners.  After certification that the remediation was completed, another insurance policy was obtained which covered the City of Cincinnati, and any future developer/builder and future property owners in the event additional hazards were found on the site.  To date, nothing additional has been found.



Cleaned to Residential Standards
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This project went beyond what is normally done.  Much too often, sites like this are just abandoned and left to blight a neighborhood.  Sometimes the buildings are removed, but no one will reuse the site due to the potential liability of possible hazards on the site.  The City of Cincinnati made the decision to go beyond what was easy.  At the time the City became involved with the site, there were no funds available from the State or Federal governments to remediate Brownfield sites.  Even funds that are available now will not normally go beyond remediating to industrial or commercial standards.  The city committed General Revenue funds to complete the work.  To mark the mile stone of getting the site cleared and cleaned, and to celebrate the collaboration between the parties involved, the neighborhood was invited to a picnic on the site.



The Old Streetscape
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Carthage is your typical inner city grid layout. The area contains deep, narrow lots, with many of the houses having garages in the rear of the property accessed by an alley.  After paying for the acquisition, relocation, remediation and demolition, staff now had just $2.3 Million remaining to begin the development for housing. 



The New Streetscape
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The community of Carthage paid for a group of ‘new urbanists’ to develop a land use plan for the site.  Carthage raised about $120,000 for this design effort.  Based on that design, the infrastructure and flood plain mitigation costs would have been about $4 million.  The other initial cost estimates were; Acquisition - $2.1m, Relocation/Job retention - $2m, Demolition and remediation $3.5m, and design/engineering/legal/property management $1.0m.  Council also approved a relocation and job retention package of incentives that was well beyond standard City practices in order to keep the two strongest businesses that were on the site in the City.  One of those businesses has already expanded its business and purchased another business to broaden its customer base and product lines.  Having been authorized to spend only $8.5m, staff was hard pressed to accomplish the redevelopment but moved forward by redesigning the site, and breaking the site into two phases.  The City hired an engineering firm to redesign the site to reduce the number of streets needing to be built, thus reducing costs to the City.  The engineering firm was instructed to keep the scale of the existing community in mind. This yielded a design that fits with the existing spacing found in the community and took into account many of the design elements contained in the design plan commissioned by the community.  Once again, the community was kept abreast of the design and their input was solicited.  A Planned Unit Development was approved by the City Planning Commission receiving the full support of the community. The site was approved for a rezoning from M-2 to R-3.  There was only one variance from current R-3 code in order to come up with a plan consistent with the existing conditions in the community.  That variance changed the side yard setbacks. (less than current code)



Finding a Homebuilder
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In the early stages of the development, it was anticipated that the Home Builders Association would develop the site as a CiTiRAMA©. CiTiRAMA© is a trademarked in-town home show featuring housing styles consistent with inner-city living of the Home Builders Association of Greater Cincinnati (HBA) that involves a substantial partnership between the HBA and the City. The City typically pays for most of the infrastructure costs to assist the HBA with the development.I mentioned earlier that a tributary of the Ohio River ran at the west boundary of the community.  It is actually right next to this site.  Upon review of the FEMA floodway maps, most of this site is within the 100-year flood boundary.  The older residents of the area can only remember the water getting to this site once.  Some previous channeling of the tributary had been done over the years, as well as a barrier dam had been built at the mouth of the tributary to prevent the Ohio River from backing up the tributary.  When staff contacted the Army Corp of Engineers about the site, it was discovered that the Corp was studying the area, and preliminary indications would remove this site from the flood plain.  This optimism only lasted a few months, as the Corp felt they needed to do additional studies to account for rapid growth in the county to the north, which was now potentially adding more storm run-off into the tributary.  This further limited the future use of the site.The HBA ultimately pulled away from this site for a show because they could find no developer willing to take a risk with the site.  Developers did not think that builders could get the price range of housing they had become accustomed to getting in the shows.Potterhill Homes came forward, anxious to prove the value of manufactured homes in an urban market.  Potterhill was also willing to take on much of the infrastructure cost for the first phase, and was able to get very low bids (there were many very hungry contractors in the market at that time).  The City would provide the infrastructure up to the property line, and Potterhill would do the rest, for a net savings of about $300,000.  Potterhill also agreed to develop the site in two phases.  Phasing of the project would allow the market to be tested and developed before investing in the heavier infrastructure needed in phase two.  Phase 1 would be built along existing streets and access existing utilities.  With City of Cincinnati backing, Potterhill also agreed to hold a public housing show with 15 houses on site to showcase the new homes.  As an additional marketing effort, Potterhill Homes was able to convince the Automated Builders Consortium to hold their convention in Cincinnati in conjunction with a Land Development Seminar sponsored by the Manufactured Housing Institute.  



The Style of the Surrounding Neighborhood
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Potterhill Homes needed to convince staff that manufactured houses would be accepted in the community and that the houses would sell.  With the area being located within a flood plain, the building sites would have to be raised by adding fill to the site, and the houses would not be permitted to have basements.  The neighborhood had a diverse style and size of housing stock.  The city and the community were not looking for a cookie cutter sub-division.  Potterhill promised that what they built would not be double-wides, but farmhouse, bungalow, and four-square designs with front porches like other homes in the neighborhood. 



Proposed New Home Designs
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An Architectural Review Committee was established to review the designs of the proposed housing.  This committee represented the building industry, the community and the City of Cincinnati.  All on the committee were pleased with the designs presented, and made only minor suggestions about the houses.  The committee approved the designs and assigned a lot for each of the first 15 houses.The completed houses have received praise from all that have seen them.  Many have gone to look at the houses, only to drive right past them because they look like the other houses in the neighborhood.  The houses and Potterhill Homes have received several awards.  The Carthage Civic League will be awarded the Frank F. Ferris II Planning Award for its role in the promotion of The Mills of Carthage development.  The city has received inquiries from several other cities about the success of this project.  With the support and acceptance of Phase I, we are very optimistic that Phase II will also be a success.  



Carolyn Rolfes, Developer
Potterhill Homes, LTD

How these homes are filling a 
niche that site built housing 
could not.

The private side of this public/private partnership
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How these homes are filling a niche that site build housing could not.A.     Challenges facing the developer & the City of Cincinnati	1.      No new home construction in the neighborhood for 40 yearsa.       Will new homes sell in the area?b.      Aging housing stock in Carthage with average sales price of $65,000	2.      People moving out of the citya.       Over 9% population decrease from 1990 to 2000	3.      No similar developments to compare with	4.      Flood Zone issuesB.     Solutions offered by Manufactured Housing	1.      Cost Control	2.      Lower sales prices to homebuyers	3.      Quality controlC.     Forming the private-public partnership between the City & Potterhill Homes	1.      Architectural Review Committee 



Efficiency in Construction
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Efficiency in ConstructionA.  Efficiency in Construction	1.  Energystar Rated Homes	2.  Longer building seasons	3.  Eco-friendly: fewer wasted building materials



Mixing Complimentary Styles
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 Mixing Complementary StylesA. Manufacturers given design guidelines & requirements	1.  Minimum 5/12 roof pitch	2.  Front porches on all models	3.  Floor plans to compliment neo-traditional style of community	4. Desire for 9’ first floor ceilings, transom windows, Hardie	    Plank siding products	5. 1920’s style architecture 	6.  Mix of 2-story and single story floor plans	7. Mix of manufactured (HUD-code) and modular homesB. Five different manufacturers submit designs to City-controlled architectural review Committee



Porches Addressing the Street
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Porches addressing the streetA.  Result = 15 urban design manufactured & modular homes: 	1. 7 two-story plans	2. 8 single-story plans	3. 6 modular homes, 9 HUD-code homes	4. 5 Participating manufacturers including: a.       New Era Building Systemsb.      Patriot Homesc.       Champion Homes – both Genesis & Redman divisionsd.      Commodore Corporatione.       Schult Homes, a division of Oakwood Homes	5.  National Manufactured Housing Symposium held on site in October 2002



Home Installation
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Home InstallationA.  Homes arrive from factory in 2, 3, or 4 sectionsB. Upon arrival, foundation is ready for the home to be set	1. Mills of Carthage homes go on crawl spaces because of flood zone	2. Manufactured and modular homes can be put on basementsC. Cranes used to set most of the homesD. Finish crew goes in to fix drywall cracks, lay carpet, and finish sidingE. Construction crew finishes site work including some porches, landscaping, garages etc. F. Mills of Carthage: Miracle in Cincinnati: 15 new homes, 15 new garages & private drive access constructed in 88�    days.



Multi-story, Multi-section Homes
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 Multi-story, Multi-section Homes	A. Demonstrate with photos how homes arrive in sections



Factory Built Urban Home Designs
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Factory Built Urban DesignsA. Sales of new homes:  11 of the original 15 homes sold within 2 weeks of opening	B. Demographics of new homeowners is diverse in ethnicity, age, sex, marital status, with many first time homebuyersC. Phase I is more than ½ sold out, with Phase II construction starting this summerD. Mills of Carthage received award from the  Manufactured Housing Institute (MHI), for “Best New Subdivision in�    the U.S.”E. Potterhill Homes received award from MHI for “Developer of the Year”F. Carthage Civic League received award from Hamilton County (Cincinnati) Regional Planning Commission for�    their persistence in making the Mills of Carthage become realityG.     Multiple developers from across the country are starting communities like the Mills of Carthage: industry trend



Thank You
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THANK YOUA. Summary: the public-private partnership was imperative to make the entire project a reality
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