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Permanent Foundations Guide For
Manufactured Housing

Introduction: Why the
Right Foundation
Defines Your
Manufactured Home’s
Future

Buying a manufactured home is a significant
milestone. Today’s manufactured homes are
not the simple trailers of the past; they are
modern,  energy-efficient  dwellings  that  can
last  for  decades.  However,  the  longevity,
safety,  and  financial  value  of  your  home
depend heavily  on one critical  factor:  the
foundation.  Specifically,  a  Permanent
Foundations  Guide  For  Manufactured
Housing  is  essential  reading  for  any
homeowner,  buyer,  or  investor.  Without a
proper  permanent  foundation,  your  home
may be susceptible to structural  damage,
moisture  problems,  and  even  difficulty
securing  financing  or  insurance.  This  guide
will walk you through everything you need
to know about permanent foundations, from
HUD code requirements to installation best
practices,  ensuring  your  manufactured
home  stands  strong  for  years  to  come.

What Is a Permanent
Foundation for
Manufactured
Housing?

A  permanent  foundation  is  a  structural
system designed to support a manufactured

home  in  a  fixed  location.  Unlike  temporary
setups that rely on movable piers or blocks,
a permanent foundation is built  to last.  It
transfers the weight of the home safely to
the  ground  while  providing  resistance
against  wind,  frost  heave,  and  seismic
activity. For a foundation to be considered
truly  permanent,  it  must  meet  specific
criteria outlined by the U.S. Department of
Housing and Urban Development (HUD) in
the HUD Code (24 CFR Part 3280). These
criteria  ensure  the  foundation  is  durable,
stable, and anchored to the earth.

Key Characteristics of a
Permanent Foundation

Continuous load-bearing support:
The foundation must provide support
along the entire perimeter of the
home, not just at discrete points.
Anchoring system: It must include
ground anchors or other tie-down
mechanisms to resist overturning and
sliding from wind forces.
Frost protection: In cold climates,
the foundation must extend below the
frost line to prevent shifting from
freeze-thaw cycles.
Moisture management: Proper
drainage and vapor barriers are
required to prevent water damage
and mold growth.
Permanent attachment: The home
must be permanently attached to the
foundation, typically through bolts or
brackets.



Why Choosing a
Permanent Foundation
Matters

Many  manufactured  homes  are  initially
placed  on  temporary  or  non-permanent
foundations to save money. However, this
decision  can  lead  to  significant  problems
down  the  road.  A  permanent  foundation
offers  multiple  benefits  that  far  outweigh
the  initial  investment.

Structural Integrity and Safety

A permanent foundation provides a stable,
level  platform for  your  home.  Over  time,
temporary  supports  can  shift,  settle
unevenly, or become damaged by moisture.
This can cause doors and windows to stick,
walls to crack, and even structural failure in
extreme  cases.  A  properly  designed
permanent foundation prevents these issues
by  distributing  loads  evenly  and  resisting
ground movement.

Financing and Insurance
Requirements

Most conventional mortgage lenders require
manufactured  homes  to  be  placed  on  a
permanent  foundation  to  qualify  for
standard  loan  programs.  Similarly,  many
insurance  companies  offer  better  rates  or
broader  coverage  for  homes  wi th
permanent  foundations.  Without  one,  you
may be limited to chattel  loans (personal
property  loans)  which  often  have  higher
interest  rates  and  shorter  terms.  A
permanent  foundation  can  save  you
thousands of  dollars  over  the life  of  your
loan.

Resale Value and Appreciation

A  manufactured  home  on  a  permanent
foundation  is  often  classified  as  real

property rather than personal property. This
distinction  can  significantly  increase  its
resale  value  and  make  it  easier  to  sell.
Buyers are more willing to invest in a home
that is permanently affixed to the land, as it
offers  greater  stability  and  financing
options.

HUD Code
Requirements for
Permanent
Foundations

The  HUD  Code  establishes  minimum
standards for the design and construction of
manufactured homes and their foundations.
Whi le  the  foundat ion  i tse l f  i s  not
manufactured  with  the  home,  it  must
c o m p l y  w i t h  H U D ’ s  Permanent
Foundations  Guide  For  Manufactured
Housing standards to ensure compatibility.

What the HUD Code Says

According to HUD, a permanent foundation
system  must  be  designed  to  resist  all
anticipated loads, including dead loads (the
weight of the home), live loads (occupants
and furniture), wind loads, and snow loads.
The foundation must also provide adequate
anchorage  to  prevent  uplift  and  lateral
movement. Specific requirements include:

Footings: Must be placed on
undisturbed soil or engineered fill,
with adequate bearing capacity.
Frost depth: In areas subject to
freezing, footings must extend below
the frost line.
Anchors: Ground anchors or other
approved devices must be installed at
specified intervals along the
perimeter.
Load distribution: The foundation
must include continuous bearing walls
or beams along the exterior walls of
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the home.
Termite protection: In areas with
termite risk, the foundation must
include physical or chemical barriers.

Certification and Inspection

For  a  foundat ion  to  be  considered
permanent, it  typically requires certification
from a licensed engineer or architect. This
certifies  that  the  foundation  meets  HUD
standards  and  local  building  codes.
Additionally, many states require inspection
during  installation  to  ensure  compliance.
Always  check  with  your  local  building
department  for  specific  requirements  in
your  area.

Types of Permanent
Foundations for
Manufactured Homes

There is  no one-size-fits-all  solution when it
comes to manufactured home foundations.
The best choice depends on your climate,
soil  conditions,  budget,  and  personal
preferences.  Below are the most common
types of permanent foundations.

Concrete Slab Foundation

A  concrete  slab  is  a  popular  choice  for
manufactured homes, especially in warmer
climates. It consists of a thick concrete pad
poured  directly  on  the  ground,  with  the
home  resting  on  top.  The  slab  provides
excellent support and moisture resistance,
but it requires careful site preparation and
proper drainage.

Pros: Very stable, good for termite control,
easy to level.

Cons:  Higher upfront cost, can be cold in
winter,  difficult  to  access  plumbing  under
the  slab.

Crawlspace Foundation

A crawlspace foundation involves concrete
footings and foundation walls that create a
shallow space  (typically  18  to  48  inches)
beneath the home. The home is supported
by beams or joists within this space. This
design allows for easy access to plumbing,
electrical, and HVAC systems, and provides
some insulation from the ground.

Pros: Accessible utilities, good ventilation,
less expensive than a full basement.

Cons:  Can  be  prone  to  moisture  if  not
properly sealed, requires insulation in cold
climates.

Full Basement Foundation

A  full  basement  offers  the  most  usable
space and is common in colder regions. The
home sits above a fully excavated basement
with concrete walls and a floor. This type of
foundation  provides  excellent  frost
protection and can double as living space,
storage, or utility area.

Pros:  Additional  living  or  storage  space,
superior insulation, high resale value.

Cons:  Most  expensive  option,  requires
significant  excavation,  may  need
waterproofing.

Pier and Beam Foundation
(Retrofit)

While pier and beam foundations are often
used  for  temporary  setups,  they  can  be
designed  as  a  permanent  solution  with
proper engineering. In this system, concrete
piers  are  placed  at  regular  intervals  to
support the home. For it to be considered
permanent,  the  piers  must  be  reinforced,
frost-protected, and anchored according to
HUD standards.

Pros:  Lower  cost,  suitable  for  uneven



terrain,  easy  to  level.

Cons:  Less stable than slab or basement,
requires more maintenance, may not meet
all lender requirements.

Key Components of a
Proper Permanent
Foundation

Regardless of the type you choose, every
permanent foundation must include critical
components to ensure durability and safety.

Footings

Footings  are  the  base  of  the  foundation,
spreading the load over a wider area of soil.
They must be sized according to soil bearing
capacity  and  the  weight  of  the  home.
Typical  footings  for  manufactured  homes
are at least 12 inches wide and 6 inches
thick, but this varies by local code.

Foundation Walls or Beams

The walls or beams transfer the load from
the home to the footings. In crawlspace and
basement  foundations,  walls  are  typically
made  of  poured  concrete  or  concrete
masonry units (CMUs). For slab foundations,
the  slab  itself  serves  as  both  floor  and
foundation.

Anchoring System

Ground anchors or tie-downs are critical for
wind resistance.  HUD requires  anchors  at
each corner of the home and at intervals
along the perimeter, typically every 10 to 12
feet.  Anchors  must  be  corrosion-resistant
and  installed  to  the  manufacturer’s
specifications.

Moisture Barriers

A vapor barrier (usually 6-mil polyethylene

sheeting)  should  be  placed  under  slab
founda t i ons  and  ove r  the  so i l  i n
crawlspaces. This prevents ground moisture
from entering the home, reducing the risk of
mold, rot, and structural damage.

Insulation

In  cold  climates,  the  foundation  must
include insulation to prevent heat loss and
protect  pipes  from  freezing.  Insulation  is
typically  installed  on  the  interior  of
foundation  walls  or  beneath  the  floor
system.

The Importance of
Professional
Installation

While  some  homeowners  are  tempted  to
install their own foundation to save money,
this  is  rarely  a  good  idea.  Foundation
installation  requires  knowledge  of  soil
mechanics, structural engineering, and local
building codes. A mistake in footing depth,
anchoring,  or  drainage can lead to  costly
repairs or even structural failure.

Hiring a licensed contractor with experience
in  manufactured  home  foundations  is
essential. Many states require a license for
foundation work, and reputable contractors
will  provide  a  warranty  on  their  work.
Additionally,  professional  installation
ensures  that  your  foundation  meets  HUD
standards  and  qualifies  for  financing  and
insurance.

What to Look for in a Contractor

Licensing and insurance: Verify
that the contractor holds the required
state license and liability insurance.
Experience: Ask for references from
previous manufactured home
foundation projects.
Warranty: A good contractor will
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offer a warranty on materials and
workmanship.
Permits: Ensure the contractor pulls
all necessary permits and arranges
inspections.

Retrofitting an Existing
Manufactured Home
with a Permanent
Foundation

If you already own a manufactured home on
a temporary foundation, you can upgrade to
a permanent foundation through a process
called  retrofitting.  This  involves  removing
the  temporary  supports,  installing  a  new
foundation system, and anchoring the home
permanently.  Retrofitting  can  improve
safety, increase property value, and make
your  home  eligible  for  conventional
financing.

Steps in the Retrofitting Process

Assessment: A structural engineer1.
evaluates the existing home, soil
conditions, and site.
Design: The engineer creates a2.
foundation design that meets HUD
and local code requirements.
Permitting: The homeowner or3.
contractor obtains necessary building
permits.

Preparation: The site is excavated,4.
and temporary supports are installed
to hold the home during construction.
Foundation installation: Footings,5.
walls, and anchors are installed
according to the design.
Home attachment: The home is6.
lowered onto the foundation and
permanently bolted in place.
Inspection: Local building officials7.
inspect the work and issue a
certificate of occupancy.

Retrofitting can be expensive, often costing
between  $5,000  and  $15,000  or  more
depending on the foundation type and site
conditions. However, the long-term benefits
in  terms  of  safety,  financing,  and  resale
value  often  outweigh  the  cost.

Cost Considerations for
Permanent
Foundations

The cost of a permanent foundation for a
manufactured home varies widely based on
factors such as foundation type, local labor
rates,  soil  conditions,  and the size of  the
home. Below are typical price ranges for a
standard single-wide home (approximately
800 square feet).

Concrete slab: $4,000 – $8,000
Crawlspace: $5,000 – $10,000


