MANUFACTURED HOME COMMUNITY RIGHTSACT

68 P.S. § 398.1 Short title
This act shall be known and may be cited as theuféatured Home Community Rights Act.

HISTORICAL AND STATUTORY NOTES
Section 5 of 2010, Oct. 19, P.L. 546, No. 80, @ffecin 150 days [March 18, 2011], provides
that "[t]his act shall apply to:

"(1) New sales and leases of manufactured homentonty spaces entered into after
the effective date of this section.

"(2) Extensions and renewals of leases of manufedthome community spaces
entered into after the effective date of this secti

68 P.S. § 398.2 Definitions

As used in this act:
"Agency." The Office of Attorney General.

" Designated notification recipient lessee.” A lessee who designates in the lease a specific
lessee and address for the purposes of receiMingaaiired notices with regard to the
manufactured home leased space. Delivery by aadtdr registered mail to a lessee so
designated shall be deemed sufficient for purpoféss act.

" Eviction." The removal of a lessee, occupants and manufachame from a manufactured
home community in accordance with an order of pgsiea by a court of the Commonwealth.

"First-timelessee." The resident who places or causes to be placezhafactured home in
a manufactured home community.

"Lessee" A person that rents a manufactured home commsp#ge and is the responsible
party for the performance of the terms of lease.

"Lessor." An operator that rents a manufactured home spgeadessee and that is
responsible for the performance of the terms fdea

" Manufactured home." The term includes:

(1) A manufactured home as defined in section 608{&e National Manufactured Housing
Construction and Safety Standards Act of 1974 (RuB3-383, 42 U.S.C. § 5402(6)).

(2) A mobile home as defined in 75 Pa.C.S. § 18&fing to definitions).

" Manufactured home community" or" community.” A site, lot, field or tract of land,
privately or publicly owned or operated, upon whilbhkee or more manufactured homes,
occupied for dwelling or sleeping purposes, ararerintended to be located, regardless of
whether or not a charge is made for such accomnuoodat



" Manufactured home community owner" or" community owner." An owner or operator
of a manufactured home community.

" Manufactured home occupant.” An individual who resides in a manufactured homieo
is either a lessee or a manufactured home resident.

"Manufactured homeresident." An owner of a manufactured home who leases osrent
space in a manufactured home community. The tems dot include a person who rents or
leases a manufactured home.

" Manufactured home space.” A plot of ground within a manufactured home comityun
designed for the accommodation of one manufactooade.

" Manufactured home space lease” or" lease." A written contract between a manufactured
home lessee and a manufactured home community aené&ining reciprocal rights and
duties, including the payment of rent for the ukground for the placement of a manu-
factured home in a manufactured home community.

Rent." Ground rent for a manufactured home space.

"Rulesand regulations." Policies and guidelines established by a manufedtbiome
community owner that relate to community living.

" Service charges." Charges for electricity, gas service which is ugdsund and piped
directly to individual units within a manufacturedme community, trash removal, sewage,
water, Internet, cable and all other utilities.

68 P.S. § 398.3. Evictions

(&) A manufactured home community owner may terigiioa refuse to renew the lease of a
lessee or may evict a lessee and manufactured bocapants only for one of the following
reasons:

(1) Nonpayment of rent.

(2) A second or subsequent violation of the rofiethe manufactured home
community occurring within a six-month period.

(3) If there is a change in use of the commurahdl or parts thereof.

(4) Termination of the manufactured home community

(b) A manufactured home lessee shall only be edicteccordance with the following
procedure:

(1) A lessee shall not be evicted by any self-megasure.

(2) Prior to the commencement of any eviction peaing or the termination of or
failure to renew the lease of a lessee, the matwrstt home community owner shall notify
the manufactured home community lessee in writindp® particular breach or violation of
the lease or community rules by certified or resgisti mail.



() In the case of nonpayment of rent, the nasicall state that an eviction
proceeding may be commenced if the manufactureceHessee does not pay the overdue
rent within 20 days from the date of service if tizgice is given on or after April 1 and
before September 1, and 30 days if given on or &gptember 1 and before April 1 or an
additional nonpayment of rent occurring within swnths of the giving of the notice may
result in immediate eviction proceedings.

(ii) In the case of a breach of the lease oratioh of the community rules,
other than nonpayment of rent, the notice shaltiles the particular breach or violation. No
eviction action shall be commenced nor shall thaufectured home community owner
terminate or refuse to renew the lease of the naatufed home community lessee unless the
manufactured home community lessee has been méifi@equired by this section, and, upon
a second or subsequent violation or breach ocguwithin six months, the manufactured
home community owner may commence eviction procegdat any time within 60 days of
the last violation or breach.

(c) A manufactured home community lessee shalbeatvicted nor shall the manufactured
home community owner terminate or refuse to rerf@nd@ase of a manufactured home
community lessee when there is proof that the riledessee is accused of violating are not
enforced with respect to the other manufacturedehl@ssees or nonresidents on the
community premises.

68 P.S. § 398.4. Community rules and regulations

(&) A manufactured home community owner may attang establish fair and reasonable
rules and regulations reasonably related to thhesafety and upkeep of the community,
provided the rules and regulations are not arlyitoarcapricious and are included in any
written lease and delivered to existing lesseesaa@ghosted in the public portion of the
community office or other conspicuous and readilyessible place in the manufactured
home community.

(b) All rules or rental charges shall be uniformajyplied to all manufactured home lessees or
prospective manufactured home occupants of the sasieilar category. The lessee shall be
provided with a written copy of the rules and reguans prior to the owner's or operator's
acceptance of any initial deposit, fee or renaddition, a copy of this act shall be posted in
the public portion of the community office or otreamspicuous and readily accessible place
in the mobile home park, and a copy of the folloyvrotice shall be reproduced in capital
typewritten letters or in ten-point boldface pramd be given to each resident upon entering
into the lease.

"IMPORTANT NOTICE REQUIRED BY LAW

The rules set forth below govern the terms of yease or occupancy agreement with this
manufactured home community. The law requiresfahese rules to be fair and reasonable.

As a lessee, you may continue to stay in this comtyias long as you pay your rent and

other reasonable fees, service charges and assdssmeeeinafter set forth and abide by the
rules of the community. Entrance and exit fees matybe charged. Installation and removal
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fees may not be charged in excess of the actuat@tise manufactured home community
owner or operator for providing such service fa hstallation or removal of a manufactured
home in a manufactured home space.

As a lessee, you may be evicted for any of th@fahg reasons:

(1) Nonpayment of rent.

(2) A second or subsequent violation of the rofiethe manufactured home
community occurring within a six-month period.

(3) If there is a change in use of the commuratdl or parts thereof.

(4) Termination of manufactured home community.

As a lessee, you shall only be evicted in accordavith the following procedure:

(1) A lessee shall not be evicted by any self-megasure.

(2) Prior to the commencement of any eviction peating, the manufactured home
community owner shall notify the lessee in writimigthe particular breach or violation of the
lease or community rules by certified or registemel.

() In the case of nonpayment of rent, the nosicall state that an eviction
proceeding may be commenced if the manufactureceHessee does not pay the overdue
rent within 20 days from the date of service if tiogice is given on or after April 1 and
before September 1, and 30 days if given on or Séptember 1 and before April 1 or an
additional nonpayment of rent occurring within sbonths of the giving of the notice may
result in immediate eviction proceedings.

(ii) In the case of a breach of the lease oratioh of the community rules,
other than nonpayment of rent, the notice shaltiles the particular breach or violation. No
eviction action shall be commenced unless the éeksae been notified as required by this
section, and upon a second or subsequent violatibneach occurring within six months, the
manufactured home community owner may commencdieviproceedings at any time
within 60 days of the last violation or breach.

As a lessee, you shall not be evicted when thgueoisf that the rules you as the lessee are
accused of violating are not enforced with respethe other manufactured home residents
or nonresidents on the community premises.

In addition, no eviction proceeding for nonpaymeiitent may be commenced against you as
the lessee until you have received notice by ¢edtibr registered mail of the nonpayment and
have been given to pay the overdue rent 20 days tine date of service if the notice is given
on or after April 1 and before September 1, and®s if given on or after September 1 and
before April 1. However, only one notice of overdeat is required to be sent to you as the
lessee during any six-month period. If a seconadalitional violation occurs within six

months from the date of the first notice then eeitproceedings may be immediately started
against you.

You are entitled to purchase goods or services ax@aller of your choice and the community
owner shall not restrict your right to do so.



If you desire to sell your manufactured home, tlaafactured home community owner may
not prevent the sale and may not claim any fe®@mmection therewith, unless there exists a
separate written fee agreement. However, the meatwiéd home community owner may
reserve the right to approve the purchaser as@ergsn the manufactured home community.

Enforcement of the Manufactured Home Community Rigkct is by the Attorney General of
the Commonwealth of Pennsylvania or the DistridbAtey of the county in which the
manufactured home community is located. As a lessmremay also bring a private cause of
action. If your rights are violated you may conttne State Bureau of Consumer Protection or
your local District Attorney."

63 P.S. §398.4.1. Written lease

(a) Every lease for a manufactured home space lsbati writing and shall be for a duration
term of one month, unless a longer period is miyt@areed upon by both the lessee and
manufactured home community owner, and shall bewable.

(b) Rents for a mobile home site, commonly knowgrasind rents, shall not change more
than once in a 12-month period.

(c) For each lease period over 60 days prior teiperation of the term of a manufactured
home community lease, the manufactured home contynowner shall offer the lessee a
renewal lease for the same term and with the samespons as the original agreement,
unless the manufactured home community owner eetthe lessee in writing of any changes,
at least 60 days prior to the expiration of theséea

68 P.S. § 398.5. Underskirting and tie-down equipment

A manufactured home community owner or operator desrgnate the type of material or
manner of installation for underskirting, awningsyches, fences or other additions and
alterations to the exterior of the manufactured é@md tie-down equipment compliant with
all applicable requirements of. . . [35 P.S. § 168 seq.] . . . and [35 P.S. § 7210.101 et
seq.] . .., in order to insure the safety and gmmgkearance of the manufactured home
community, but under no circumstances may a resioenequired to purchase such
equipment from a supplier designated by the comtyunwner or operator.

68 P.S. 8§ 398.6. Disclosur e of fees

(a) All rent, fees, service charges and assessmaypble to the community owner and utility
charges for water, sewer, trash, Internet, cakldetrecity and fuel charges payable to the
owner and notice of any other utility charges fdnah the lessee may be responsible shall be
fully disclosed in writing to a prospective manutaed home lessee prior to the manufac-
tured home community owner or operator's acceptahaay initial deposit, fee or rent and
prior to execution of the manufactured home spaasd. For current manufactured home
residents, the manufactured home community owneperator shall fully disclose all rent,
fees, service charges and assessments payab&dorttimunity owner and utility charges for
water, sewer, trash, cable, electricity and fualrghs payable to others in writing prior to the
execution of a mandatory lease of at least one Imiarduration.



(b) The manufactured home community owner may redbiat the prospective lessee or
current lessee sign a receipt indicating receit obpy of the required disclosure and the
manufactured home community rules and regulatioriersy as these documents are clearly
identified in the receipt itself. The receipt shatlicate nothing more than that the documents
identified in the receipt have been received bylélssee.

(c) Failure to disclose such rent, fees, serviegegids and assessments shall render them void
and unenforceable in the courts of the Commonwehitineases in such rent, fees, service
charges and assessments payable to the ownebshalenforceable until 30 days after

notice thereof has been posted in the public podicthe community office or other conspic-
uous and readily accessible place in the manufedtaome community and mailed to the
manufactured home lessee. However, rent shalleaidreased during the term of the lease.

(d) The written disclosure shall contain a covezetlwith the following statement in 12-point,
sans-serif type, except the term "five days" infthal paragraph of the notice shall appear in
16-point, sans-serif, bold type.

This document contains important information regagd/our legal rights and your
financial obligations in leasing or renewing orrsigy a new lease for a manufactured
home space. Make sure that you read the entirendleruand seek legal advice if you
have any questions regarding the information statéidis document.

The statements contained in this disclosure angsamhmary in nature. A prospective
lessee should refer to all references, includihteake or rental agreement documents
as well as any rules and regulations that have bstablished for the manufactured
home community. Oral representations should naeled on as correctly stating the
representations of the manufactured home commomityer or operator. Instead, you
should refer to the lease or rental agreement equined disclosure documents for
correct representations. You should also refelnécact of November 24, 1976 (P.L.
1176, No. 261), known as the Manufactured Home Conity Rights Act, to become
familiar with your obligations and rights as a miautured home resident.

You have five calendar days from the date you wetkthis documentation to cancel
your agreement in writing to the manufactured h@or®@munity owner or operator.

(e) All new leases, lease extensions and leasevegsiewhich are for more than a 60-day
period, shall contain the following full disclossre

(1) The manner in which utility and other servidgesluding, but not limited to,
sewage and waste disposal, cable television, wamgsly and storm drainage, will be
provided, and the entity providing them. The sergiand the lot rental amount or user fees
charged by the manufactured home community owrreéhtoservices provided by the
manufactured home community owner shall also beaked.

(2) An explanation of the manner in which the nfantured home space rental
amount will be increased, including, but not lindit®, notification to the manufactured home
lessee at least 60 days in advance of the increase.



(3) Disclosure of any factors that may affectltitaental amount, including, but not

limited to these factors:

() Water rates.

(ii) Sewer rates.

(iif) Waste disposal rates.

(iv) Maintenance costs, including costs of defdrmaintenance.

(v) Management costs.

(vi) Property taxes.

(vii) Major repairs or improvements.

(viii) Any other fees, costs, assessments origemcharges that the manu-
factured home lessee is required to pay or thamtweufactured home owner or operator
intends to charge during the terms of the leasermal agreement.

(4) Disclosure of the manner in which the passtfgh charges will be assessed.

(5) A report of the utility fees charged for thamufactured home space paid to the
community owner by a prior lessee during the pnesid2 months.

(6) Disclosure of all service charges currentlgrged for services offered which the
manufactured home lessee may elect to incur anchémmer in which the fees will be
increased.

(7) Any manufactured home community rules and leggns that have been
established and an explanation of the manner ichwiie rules and regulations will be set,
changed or promulgated.

(8) The rent history of the manufactured home sgacthe three full calendar years
immediately preceding the prospective initial réagreement date. This information shall be
for basic manufactured home space rental only aed dot apply to other fees such as late
charges and guest fees. Additionally, the calcuhatif rent history shall be posted in the
public portion of the manufactured home communitgtgal office or other conspicuous and
readily accessible place and in the same placayasuées and regulations that have been
established for the manufactured home communitpaséed.

(9) Citations or other documents from FederalteSta local governmental agencies
which require the manufactured home community otméake corrective action, including
citations from the Department of Environmental Bectibn regarding water and sewage. Such
information shall also be posted within the commym the same place as manufactured
home community rules and regulations are displayei the corrective action has been
completed.

68 P.S. § 398.7. Appliance installation fees

No manufactured home community owner or operator restrict the making of any interior
improvements in a manufactured home so long asisymlovements are in compliance with
applicable building codes and other provisionsa®f;Inor may he restrict the installation,
service or maintenance of an electric or gas apgdian a manufactured home or charge any
fee for such installation unless the fee reflelsésactual cost to the manufactured home



community owner or operator of such installationtguse.

68 P.S. § 398.8. Entrance and exit fees

Entrance and exit fees may not be charged.

68 P.S. 8 398.9. Installation and removal fees

(a) Any fee charged by the community owner foritigallation or removal of a
manufactured home in a manufactured home spacdeshaxceed the actual cost to the
manufactured home community owner or operator foviging such service. Such fees shall
be refundable to the lessee at the time of remiavhle event that the owner or operator acts
to recover possession of said space for reasoes tbtiin nonpayment of rent or breach of a
condition of the lease within one year of the alithstallation of such manufactured home.
Failure to refund such fees as provided shallleritie lessee to recover treble their amount
plus court costs and reasonable attorney fees.

(b) Limitations on this type of installation feeadlnot bar the manufactured home
community owner or operator from requiring a reade security deposit in accordance with
the act of April 6, 1951 (P.L. 69, No. 20), knows"dhe Landlord and Tenant Act of 1951."

68 P.S. § 398.10. Other fees

In accordance with a lessee's right to invite oléssee's dwelling unit such social and
business visitors as the lessee wishes, no feeomakiarged for overnight visitors or guests
occupying a lessee's manufactured home. Howevauch overnight visitors or guests so
frequently remain overnight for residential purpose as to increase the number of persons
normally living in the unit, the owner or operatifra manufactured home community may
revise the rent due to conform to the rent paidtmer lessees with a like number of members
in their household.

68 P.S. 8 398.11. Sale of manufactured homes

(a) Any rule, regulation or condition of a leasepmrting to prevent the sale of a manu-
factured home belonging to a lessee shall be vuiduaenforceable in the courts of the
Commonwealth. The manufactured home community owneperator may reserve the right
to approve the purchaser of said manufactured remnzelessee, but such approval may not be
unreasonably withheld. Any claim for a fee or corssion in connection with the sale of such
manufactured home shall be void and unenforceatléss the claimant shall in fact have
acted as a bona fide licensed manufactured horas agént for the manufactured home
owner pursuant to a separate written fee agreement.

(b) Prior to a lessee or occupant in a manufactoogde community offering a manufactured
home for sale, the lessee or occupant must olbitamn the community operator the then-
current disclosure document required by this adt@ovide a copy to any prospective buyer
along with an attached sheet of paper with thevalhg information printed in 12-point
boldfaced type:

Be advised that this manufactured home offereddds is subject to the Manufactured Home
Communities Rights Act and a written lease requuneder that law. You are advised that the
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community in which this home is now placed requarsapproved application for lessees and
occupants and a fully executed lease prior to yigiit to reside in the community.

You shall have a minimum of five calendar daysrakeeiving this disclosure required under
the Manufactured Home Communities Rights Act talwbie transaction with the operator, if
any, and, if terminated, you shall be returned @eyyosits and rents paid to the operator of the
community.

(c) Failure of the resident seller to obtain a dateknowledgment from the prospective buyer
of the manufactured home of receipt of the disalesnay be grounds for cancellation of the
sale by the buyer.

68 P.S. § 398.12. Waiver of rights

The rights and duties of manufactured home commuariners and operators and the
manufactured home lessees may not be waived bpramsions of a written or oral
agreement. Any such agreement attempting to limeise rights shall be void and
unenforceable in the courts of the Commonwealth.

68 P.S. § 398.13. Damages

(&) Any manufactured home community owner, operatdessee aggrieved by a violation of
their rights under this act may institute a priveagise of action to recover damages, or for
treble damages where so provided in this act, rorefgtitution in any appropriate court of
initial jurisdiction within the Commonwealth.

(b) If disclosure as required by sectior68 [P.S. § 398.6)vas not provided to the manufac-
tured home community prospective first-time legseer to execution of the manufactured
home space rental agreement or prior to initialpancy of a manufactured home, the rental
agreement is voidable by the lessee during theyl@ar of occupancy until five calendar days
after the receipt of the disclosure by the lessee.

(c) To void the rental agreement, the prospecirge-fime lessee shall deliver written notice
to the manufactured home community owner or opersaitthin five days after receipt of the
disclosure and shall thereupon be entitled toanefrom the owner or operator of the
community of any deposit together with installataosts for the manufactured home, paid to
the owner or operator of the community park.

(d) The manufactured home community owner or operagay not collect rent from a
prospective first-time lessee until the manufaadureme community owner or operator and
the lessee have entered into the rental agreement.

(e) When the manufactured home community owneperator and a manufactured home
lessee execute a new, renewed or extended leagenfanufactured home space, which
increases rent or payables to the lessor, the raetuéd home community owner or operator
may not collect increased rent or fee payablefremt the manufactured home lessee until the
manufactured home community owner or operator hadrtanufactured home lessee have
entered into the new, renewed or extended leaser Adceiving 60 days' notice of the



community owner's or operator's intent to offeleavnease, the manufactured home occupant
shall have 30 days to either accept the new, reti@wvextended rental agreement or to notify
the manufactured home community owner or operdtortent to vacate within 30 days. No
increased rent or fee lease charges shall be ie#eagainst a lessee prior to the 61st day after
receiving the owner or operator notice.

() A manufactured home lessee who chooses natter ento a new, renewed or extended
rental agreement shall have 60 days from the datetdication of intent to vacate the
manufactured home community to enter into conti@asell or to relocate the manufactured
home. No increased rent fee or lease charge gl during this period. So long as the
manufactured home community owner or operator cadplith disclosure as provided in
section 6, the manufactured home lessee who ddeshtey into a new, extended or renewed
rental agreement shall not be entitled to relocatiosts.

68 P.S. § 398.14 Restraining prohibited acts

Whenever the Attorney General or a District Attogrivas reason to believe that any person is
using or is about to use any method, act or practeclared by this act to be prohibited, and
that proceedings would be in the public interestitay bring an action in the name of the
Commonwealth against such person to restrain bpaeany or permanent injunction the use
of such method, act or practice.

68 P.S. § 398.15 Enforcement

The Attorney General shall have the power andatl ¢ his duty to enforce the provisions of
this act, but in no event shall an individual belpbited or otherwise restricted from initiating
a private cause of action pursuant to any rigmeoredy conferred by this act.

68 P.S. § 398.16 Retaliatory evictions

Any action by a manufactured home community owmeperator to recover possession of
real property from a manufactured home communggde or to change the lease within six
months of a lessee's assertion of rights undeatitisr any other legal right shall raise a
presumption that such action constitutes a retaifadand unlawful eviction by the owner or
operator and is in violation of this act. Such esamption may be rebutted by competent
evidence presented in any appropriate court aainitrisdiction within the Commonwealth.
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