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A Division of the New York Department of State

Manufactured Homes: 
N.Y. Executive Law, Article 21-B
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Overview
• Planning, Zoning and Affordable Housing may include manufactured homes

– History
• Title 1 of N.Y. Executive Law, Article 21-B

– Federal Act
– Uniform Code
– Terms, including “building” which can mean a:

• Manufactured Home (19 NYCRR Part 1210)
• Mobile Home
• Factory Manufactured Home (19 NYCRR Part 1209)
• Modular Home (19 NYCRR Part 1209)

• Title 2 of N.Y. Executive Law, Article 21-B
– Zoning Law or Ordinance Application; “manufactured home” 

• Contact Information
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A Division of the New York Department of State

Planning, Zoning 
and Affordable 
Housing
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COMPREHENSIVE PLAN 

• Cities, towns and villages must address the “[e]xisting
housing resources and future housing needs, including 
affordable housing” in the region
 Town Law § 272-a(3)(h)

 General City Law § 28-a(4)(h)

 Village Law § 7-722(3)(h)

 Asian Americans for Equal. v. Koch, 72 N.Y.2d 121, 131, 527 N.E.2d 
265, 270 (N.Y. 1988)
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Zoning, Unconstitutionally Exclusionary

If it does not: 

• Provide a balanced and well-ordered plan for the 
community; and 

• Adequately consider regional needs and requirements.

Berenson v. Town of New Castle, 38 N.Y.2d 102 (1975); see 
also, Land Master Montg I, LLC v. Town of Montgomery, 13 
Misc. 3d 870 (Sup. Ct. 2006), aff'd, 54 A.D.3d 408 (2008)
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Manufactured Homes History

• Manufactured homes have been a popular housing option 

 In New York State – for more than 70 years

Formerly called “mobile homes” or “house trailers” 

• Usually transported as complete homes or in sections on a 
permanent chassis that can be rapidly assembled 

• Beginning in 1976, manufactured homes have been built 
to federal standards in the controlled environment of a 
factory.
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A Division of the New York Department of State

Title 1:  N.Y. 
Manufactured 
Housing Program
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Authority – Application – Purpose

• Title 1 of Article 21-B of N.Y. Executive Law, covering §600 –
§614, is the state enabling authority for the Manufactured 
Housing Program, which implements the provisions of the 
federal Manufactured Housing Improvement Act of 2000 as it 
amends the National Mobile Home Construction and Safety 
Standards Act of 1974 (42 U.S.C. 5401 – 5426 (Chapter 70))

• Applicable to persons and business entities engaged in the 
manufacture, sale, installation and service of manufactured 
homes and to purchasers of manufactured homes
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FEDERAL MANUFACTURED HOUSING 
IMPROVEMENT (MHI) ACT OF 2000

Overview and Implementation
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What does the MHI Act Govern?

• Certification of manufacturers, retailers, installers and 
mechanics (servicing the structural parts of the home) 

• Establishment of training and continuing education programs, 
standards for warranty seals and bonding requirements 

• Creation of the Manufactured Housing Advisory Council and 
dispute resolution process 

• Establishment of penalties for violations and other provisions 
for compliance with federal laws
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Application of the federal MHI Act of 2000

• Applies only to the federally approved manufactured 
homes and the relocations of mobile homes 

• Does not apply to New York State approved modular 
homes, as defined in the New York State Uniform Fire 
Prevention and Building Code Act and its implementing 
regulations at 19 NYCRR 1201 thru 1210. See the online 
versions of the law and regulations here: 
http://www.dos.ny.gov/DCEA/laws_regs.html
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N.Y. UNIFORM FIRE PREVENTION & 
BUILDING CODE (UNIFORM CODE) 
ACT 

Definitions and Other Provisions –
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UNIFORM CODE OVERVIEW
• N.Y. Executive Law, Article 18, authorizes the adoption of the 

Uniform Code
 Applicable in all parts of New York State except NYC
Municipal code enforcement officer enforces unless the 

municipality formally declines; enforcement will then occur 
through the county or Department of State. N.Y. Executive Law 
§ 381 (2); http://www.dos.ny.gov/info/nycrr.html.

• Access to the unofficial text of the Uniform Code is available 
online at http://www.dos.ny.gov/DCEA/laws_regs.html
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CODE ENFORCEMENT OFFICIALS ROLE AND 
DETERMINATION

• Code Enforcement Officers/Officials (CEOs) determine 
compliance with the Uniform Code (i.e., for buildings)

• Pre-Construction

By reviewing and approving construction plans before 
construction begins

• Post-Construction

By performing construction inspections as a “building” 
is erected 
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What is a “building”?
• A combination of any materials, whether portable or fixed, 

having a roof, to form a structure affording shelter for persons, 
animals or property.  The word "building" shall be construed 
when used herein as though followed by the words "or part or 
parts thereof" unless the context clearly requires a different 
meaning.  The term "building" shall also mean "factory 
manufactured home" and "mobile home".  The term 
"building" shall not include a " temporary greenhouse". 
(Emphasis Added.) 

N.Y. Executive Law, Article 18, § 372(3). 
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Mobile Home is a Building under N.Y. Statute
• A moveable or portable unit designed and constructed to be 

towed on its own chassis, comprised of frame and wheels, 
connected to utilities, and designed and constructed without a 
permanent foundation for year-round living.  A unit may contain 
parts that may be folded, collapsed or telescoped when being 
towed and expanded later to provide additional cubic capacity as 
well as two or more separately towable components designed to 
be joined into one integral unit capable of being again separated 
into the components for repeated towing. "Mobile home" shall 
mean units designed to be used exclusively for residential 
purposes, excluding travel trailers.  

N.Y. Executive Law, Article 18, § 372(13).
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Mobile Home is a Building under N.Y. Regulations

• A factory-manufactured dwelling unit built prior to June 15, 1976, with 
or without a label certifying compliance with NFPA, ANSI or a specific 
state standard, transportable in one or more sections, which in the 
traveling mode, is 8 feet (2438 mm) or more in width or 40 feet (12192 
mm) or more in length, or, when erected on site, is 320 square feet 
(29.7 m2) minimum, constructed on a permanent chassis and designed 
to be used with or without a permanent foundation when connected to 
the required utilities, and includes the plumbing, heating, air 
conditioning and electrical systems contained therein. The term "mobile 
home" shall not include travel trailers or any self-propelled recreational 
vehicle.

19 NYCRR Part 1200; and
Chapter 2 of the Residential Code of NYS.
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Factory Manufactured Home is a Building

• A structure designed primarily for residential occupancy 
constructed by a method or system of construction whereby 
the structure or its components are wholly or in substantial 
part manufactured in manufacturing facilities, intended or 
designed for permanent installation, or assembly and 
permanent installation, on a building site. 
Sometimes referred to as a “modular home”.

N.Y. Executive Law, Article 18, § 372(8); and
Chapter 2 of the Residential Code of NYS.
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Modular Home is a Building under N.Y. Regulations
• Defined in regulations as “factory manufactured home” 

• Regulated under 19 NYCRR Part 1209, called Regulations 
and Fees for Factory Manufactured Buildings

• Department of State’s Division of Building Standards and 
Codes, on behalf of the State Fire Prevention and Building 
Code Council, issues insignia of approval to indicate 
compliance with the standards, rules and regulations 
established for factory-manufactured (modular) homes.
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Uniform Code and Modular/Factory 
Manufactured Homes

• Requirements:
 Homes manufactured after 1/1/06 must have a manufacturer's warranty 

seal 
 Homes installed after 1/1/06, either new or relocated (i.e., within same 

park or community), must be constructed pursuant to a building permit 
and have an installer's warranty seal 

 No person or business entity shall manufacture, sell, install, or service 
(service means structural repairs or alterations) a manufactured home 
unless the person or business is certified 

 No person or business entity shall install or service a manufactured 
home unless at least one certified person is on-site

 Certificates of Occupancy must be issued only after warranty seals are 
installed in the largest closet in the largest bedroom
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CEO Building Determinations 
– Applicable Exceptions

1) Manufactured Homes 
with HUD seals; and 

2) Factory Manufactured 
Homes (a/k/a modular 
homes) with a DOS 
insignia.  

• A local CEO presumes that a 
manufactured home with a HUD 
seal or a modular home with a 
DOS insignia of approval has 
been manufactured (at the factory 
site) in compliance with the 
Uniform Code 

• During onsite construction, the 
CEO ensures that any such home 
is installed in accordance with the 
requirements of the Uniform Code  
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OTHER DEFINITIONS
Manufactured/Mobile Homes
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Manufactured Home is a Building
• A structure, transportable in one or more sections, which, in the traveling 

mode, is eight body feet or more in width or forty body feet or more in length, 
or, when erected on site, is three hundred twenty or more square feet, and 
which is built on a permanent chassis and designed to be used as a dwelling 
with or without a permanent foundation when connected to the required 
utilities, and includes the plumbing, heating, air-conditioning, and electrical 
systems contained therein. The term shall include any structure that meets all 
of the requirements of this subdivision except the size requirements and with 
respect to which the manufacturer voluntarily files a certification required by 
the United States secretary of housing and urban development and complies 
with the standards established under Title 42 of the United States code; and 
except that such term shall not include any self-propelled recreational vehicle.

N.Y. Executive Law, Article 21-B, Title 1, §601(7);
19 NYCRR Part 1209, called Manufactured Homes 
Regulations; see also, 42 U.S.C.A. § 5402 (6)
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Mobile Home Owners Bill of Rights, 
Real Property Law, Article 7, §233

§233(4)
The term “manufactured home” means a structure, 
transportable in one or more sections, which in the traveling 
mode, is eight body feet or more in width or forty body feet or 
more in length, or, when erected on site, is three hundred 
twenty or more square feet, and which is built on a 
permanent chassis and designed to be used as a dwelling 
with or without a permanent foundation when connected to 
the required utilities, and includes the plumbing, heating, air-
conditioning, and electrical systems contained therein; except 
that such term shall include a “mobile home” as defined in 
paragraph five, and shall include a structure which meets all 
the requirements of this subdivision except the size 
requirements and with respect to which the manufacturer 
voluntarily files a certification required by the secretary of 
housing and urban development.

§233(5)
The term “mobile home” means a moveable or portable 
unit, manufactured prior to January first, nineteen hundred 
seventy-six, designed and constructed to be towed on its 
own chassis, comprised of frame and wheels, connected 
to utilities, and designed and constructed without a 
permanent foundation for year-round living. A unit may 
contain parts that may be folded, collapsed or telescoped 
when being towed and expanded later to provide 
additional cubic capacity as well as two or more separately 
towable components designed to be joined into one 
integral unit capable of being again separated into the 
components for repeated towing. “Mobile home” shall 
mean units designed to be used exclusively for residential 
purposes, excluding travel trailers.

 Ba Mar, Inc. v. County of Rockland, 164 A.D.2d 605 (2 Dept. 1991);
 1996 N.Y. Op. Atty. Gen. (Inf.) 1075 (September 16, 1996) 
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A Division of the New York Department of State

Title 2:  Single-
Family Dwellings 
in Residential 
Districts
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Overview and Outline of Article 21-B, Title 2

• Enacted by Chapter 425 of the Laws of 2015
• Effective from November 20, 2015
• Contains three Sections: 
615 – Definitions
616 – Manufactured Homes as Single-Family 

Dwellings in Residential Districts
617 – Manufactured Home Parks to be Consistent

• Most Applicable Where Zoning and Other Land Use 
Regulations are In Effect
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Definitions in §615 of Title 2 

• “Manufactured home” shall have the same meaning as 
provided in subdivision seven of section six hundred one of 
this article [21-B].

• “Identical development specifications and standards” includes 
access, building setback distance, enclosures and vehicle 
parking space.

• “Single-family dwelling” shall mean a building designed as a 
one-family residence and used or occupied, or intended to be 
used or occupied as the home or residence of one or more 
persons maintaining a household.
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Manufactured Home
• A structure, transportable in one or more sections, which, in the traveling 

mode, is eight body feet or more in width or forty body feet or more in length, 
or, when erected on site, is three hundred twenty or more square feet, and 
which is built on a permanent chassis and designed to be used as a dwelling 
with or without a permanent foundation when connected to the required 
utilities, and includes the plumbing, heating, air-conditioning, and electrical 
systems contained therein. The term shall include any structure that meets all 
of the requirements of this subdivision except the size requirements and with 
respect to which the manufacturer voluntarily files a certification required by 
the United States secretary of housing and urban development and complies 
with the standards established under Title 42 of the United States code; and 
except that such term shall not include any self-propelled recreational vehicle.

N.Y. Executive Law, Article 21-B, Title 1, §601(7);
See also, 42 U.S.C.A. § 5402 (6).
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Manufactured Home = Single Family Dwelling
• A manufactured home that is affixed to a permanent 

foundation and conforms with the identical development 
specification and standards, including general aesthetic 
and architectural standards, applicable to conventional, 
site-built single-family dwellings in the residential district in 
which the manufactured home is to be sited, shall be deemed 
to be a conforming single family dwelling for purposes of the 
applicable local zoning law or ordinance.

N.Y. Executive Law, Article 21-B, Title 2, §616
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Manufactured Home Parks Are Consistent

• Manufactured home parks may be established or existing 
parks expanded consistent with the provisions of this title and 
consistent with the identical development specification and 
standards, including general aesthetic and architectural 
standards, applicable to other single-family dwelling 
developments in the municipality in which the park is, or is to 
be, located.

N.Y. Executive Law, Article 21-B, Title 2, §617
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Identical Development Specification and 
Standards

Includes:

• Access, 

• Building setback distance, 

• Enclosures and 

• Vehicle parking space

• “General aesthetic and architectural standards”

– Not defined in Title 2
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Site Plan

• “…The required site plan elements which are included in 
the zoning ordinance or local law may include, where 
appropriate, those related to parking, means of access, 
screening, signs, landscaping, architectural features, 
location and dimensions of buildings, adjacent land uses 
and physical features meant to protect adjacent land 
uses as well as any additional elements specified by the 
town board in such zoning ordinance or local law.”      
E.g., N.Y. Town Law § 274-a (2)(a).
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Identical Development Specification and 
Standards

Zoning/SUP Aspects

• Building Setback 
Distance

• Vehicle Parking Space

Site Plan Review Aspects
• Access
• Enclosures
• Vehicle Parking Space

• “General aesthetic and 
architectural standards”
– Motif (i.e., canal, Adirondack, 

colonial, ranch)?

– Color?
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Contact Information
NYS Department of State by:
• Telephone

– (518) 474-6740 - Office of General Counsel
– (518) 473-3355 - Local Government Services Division

• Email  
– localgov@dos.ny.gov

• Website: 
– www.dos.ny.gov
– www.dos.ny.gov/lg/lut/index.html


