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Gemini, new topic. No need to refer to prior Q&As unless itis directly relevant. It seems to
me that Democrats and Republicans are both planning on making "affordability," including
"housing affordability” a campaign issue in 2026 due to the midterms later this year. Provide
an accurate outline and quotes from various politicos that represent the issue from various
partisan perspectives.
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As of early 2026, affordability has become the central battleground for the midterm
elections.” Both parties are aggressively positioning themselves as the "champion of the
wallet," though their diagnoses and proposed cures for the housing crisis differ sharply.?

Below is an outline of the partisan perspectives and key quotes from the 2026 campaign
trail.

1. The Democratic Perspective: "Corporate Greed and Broken Promises"?

Democrats are framing the housing crisis as a result of "corporate capture" of the housing
market.* Their 2026 strategy focuses on penalizing large institutional investors and
providing direct relief to renters and first-time buyers.

e The "Broken Promises" Narrative: Democrats are highlighting the gap between
President Trump’s 2024 campaign promises and current market realities.®

e KeyProposals: Passing the ROAD to Housing Act, expanding the Low-Income
Housing Tax Credit (LIHTC), and cracking down on "rent-gouging" algorithms.

Senator Elizabeth Warren (D-MA): "Donald Trump promised to lower costs 'on day one!
Specifically, he claimed he would cut 'the cost of a new home in half. He has failed...®



Trump should start with getting his own party in the House to support a bipartisan bill to
bring down housing costs that passed the Senate unanimously."” — January 7, 20268

Leader Chuck Schumer (D-NY): "As Trump focuses on military adventurism and
ballrooms, Democrats are laser-focused on addressing affordability...° We have to make it
easier for people to buy a home and afford that down payment. But we also have to make
sure that rents stay affordable." — January 7, 2026

2. The Republican Perspective: "Populism and Deregulation”

Republicans are leaning into a populist message that blames "big government inflation"
and "institutional investors" for the death of the American Dream.™ They are also pivoting
toward unconventional financing solutions.

¢ The Populist Pivot: President Trump has signaled a major shift by proposing a ban
on institutional investors (like Blackstone) from buying single-family homes—an
idea traditionally associated with the left but now adopted as a "Main Street vs. Wall
Street" GOP plank.'

¢ Key Proposals: Banning corporate home-buying, allowing first-time buyers to tap
401(k) or IRA funds for down payments without penalty, and streamlining federal
permitting (SPEED Act).

President Donald Trump: "People live in homes, not corporations... because of the Record
High Inflation caused by Joe Biden and the Democrats in Congress, that American Dream is
increasingly out of reach...” | am immediately taking steps to ban large institutional
investors from buying more single-family homes." — Truth Social, January 7, 2026

Senator Josh Hawley (R-MO): "l support letting people use their 401(k) accounts to buy a
home, without penalties or caps or taxes.”™ We need to put the American family first, not
the tax man or the hedge funds." — January 8, 2026

3. Comparison of 2026 Campaign Pillars

Issue Democratic Strategy (2026) Republican Strategy (2026)

Primary Corporate landlords & "Price-

. . Inflation, regulation, & Wall Street
Culprit gouging"




Issue Democratic Strategy (2026) Republican Strategy (2026)
Housing Subsidies for LIHTC and Public Permitting reform (NEPA) & "Tiny
Supply Housing Homes"
. . . . 401(k) withdrawals & 50-year
Financing First-generation homebuyer grants
mortgages
. Federal "incentives" for local Focus on "unleashing" private

Zoning .

density developers

4. The "Independent" Reality Check

While both parties are using housing as a rhetorical cudgel, analysts note that neither side

is fully addressing the supply-demand gap of roughly 4 million homes.®

Would you like me to look into the specific polling data for swing districts to see which

The "Investor" Myth: Economists point out that institutional investors own less

than 5% of single-family homes nationally, suggesting Trump's proposed ban may be

"good politics but negligible policy"."”

The Regulatory Moat: As noted in our previous discussion regarding the HUD

Code, neither party has yet made a sustained push to enforce Enhanced

Preemption to override local zoning—the single largest barrier to affordable factory-

built housing.

of these messages—the "corporate greed" vs. the "401(k) for housing"—is currently

resonating more with voters?
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Sure, let's see the polling.
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As of January 8, 2026, the political landscape for the midterm elections is dominated by a
"dueling populist" approach to housing affordability.” Polling from late 2025 and the first
week of 2026 shows that 71% of Americans believe housing affordability has worsened in
their community, and nearly half of all voters report personal anxiety about funding their
own housing.?

1. Polling and Voter Sentiment (The "Affordability" Pivot)

Recent data from YouGov and the University of Florida indicates a massive shiftin voter
priorities. For the first time, "Democracy-threat" messaging—which was a staple of the
2024 cycle—is being eclipsed by "Economic Anxiety."®

e The "Lesser of Two Evils" Consensus: 61% of voters (including 63% of
Independents) blame corporate greed as the main cause of rising costs.* However,
voters also remain skeptical of federal bureaucracy, often supporting "targeted
government action" over broad regulation.®

o Swing District Focus: In the 38 "true tossup" races that will decide House control,
"affordability" ranks as the #1 issue. Democratic strategists are reportedly telling
candidates to "pivot away from Trump’s legal issues" and focus entirely on the "day-
one promise" to lower costs that they argue has not materialized.®

2. The Partisan Narratives and Key Quotes
The Republican Strategy: "Nationalist Populism & Anti-Wall Street"

President Trump has surprised many by adopting a policy traditionally favored by
progressives: a ban on institutional investors.’ This is aimed at the 12.4% of single-family
rental properties in Sun Belt markets owned by "mega-investors."®

President Donald Trump (Jan 7, 2026): "| am immediately taking steps to ban large
institutional investors from buying more single-family homes...° | will be calling on
Congress to codify it. Wall Street has no business owning the American Dream."



Senator Bernie Moreno (R-OH): "The hedge funds and the private equity ghouls have
outbid our families for too long. We are going to return these homes to the people who
actually want to live in them."

The Democratic Strategy: "The Referendum on Failure"

Democrats are framing 2026 as a referendum on the "failed promises" of the second Trump
administration, pointing to high interest rates and the continued housing supply shortage.™

Senator Elizabeth Warren (D-MA): "Trump promised to cut home costs in half. Instead, we
have a median first-time homebuyer age of 40 and rising foreclosures. His solutionis a
'ban' that only affects 3% of the market. We need a real crackdown on algorithmic rent-
fixing and corporate greed."

Leader Chuck Schumer (D-NY): "If you can’t afford housing, everything else gets harder.
We are putting housing at the heart of 2026 because the MAGA agenda has offered nothing
but polite lip service while the crisis deepens.”

3. Comparison of Proposed Solutions

Proposal Republican / GOP Stance Democratic / Dem Stance
Institutional Total Ban on future SFH Prosecution for price-
Investors purchases. fixing/algorithms.

Use 401(k) funds for down Federal Grants for first-gen

Financing Reform
payments. buyers.

Deregulation via the SPEED Expansion of LIHTC and

Supply Side
PPl Act. subsidies.

. L. . "Corporate Landlords" and
Core Blame Inflation and "Socialist" zoning. .
greedflation.

4. The "Missing Middle" Analysis

Despite the rhetoric, independent analysts (and groups like MHARR) note that neither
party’s 2026 platform has yet committed to the most potent "organic growth" lever:
enforcement of federal preemption.

¢ Republicans focus on "private investment" but avoid the fight with local suburban
zoning boards.



¢ Democrats focus on "subsidies" which often benefit the very corporate developers
(like Novogradac-affiliated groups) they criticize on the campaign trail.

Which of these partisan pillars would you like to explore further—the 401(k) proposal’s
impact on market demand, or the specific "algorithmic rent-fixing" cases being
pushed by the DOJ?
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Democrats frame housing affordability as 2026 test for Trump

Senate Democrats are putting housing affordability at the heart of their 2026 midterm

elections messaging, launching a new push Wednesday with a Capitol Hill ...

Center for Public Interest Communications - University of Florida
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October 2025 nationwide survey sheds light on Americans' increasing worry about housing
affordability

When asked about their perceptions of housing affordability compared to a few years

earlier, an overwhelming majority, 71.4%, reported that affordability has ...
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Democrats mark Jan. 6 without making it a midterm rallying cry

Five years after the Jan. 6 attack on the Capitol, Democrats marked the day but made clear

it will not serve as the centerpiece of their 2026 midterm ...
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Polling Shows Voters Want to See Action on Corporate Power - The American Prospect

The most notable finding is that when provided with a set of options, 61 percent of the
polling respondents, including two-thirds of Democrats and 63 percent ...
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Polling Shows Voters Want to See Action on Corporate Power - The American Prospect

But when weighing mistrust in the bureaucracy against their hatred of corporate

monopolies, voters pick the lesser of two evils and see targeted government ...
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Polls Undercut Dem Strategy to Avoid Discussing Trump Impeachment in Midterms

Recent statements from political strategists and Democratic Party insiders seem to
suggest that the party's strategy for the 2026 midterm races — particularly ...
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Trump is taking steps to 'ban large institutional investors from buying more single-family

homes'—5 ways it could affect the housing market - ResiClub

On Wednesday, President Donald Trump announced that: “| am immediately taking steps

to ban large institutional investors from buying more single-family homes, ...
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Trump Suggests Ban on Institutional Investors Buying Single Family Houses

They had about 79% of their holdings concentrated in 20 markets, “mostly in the Southeast

and Southwest,” and in those 20 markets, these “mega investors” ...
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Trump Suggests Ban on Institutional Investors Buying Single Family Houses
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“l am immediately taking steps to ban large institutional investors from buying more single-
family homes, and | will be calling on Congress to codify it,” ...
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