3 Pre-publication draft for submission to third-party artificial intelligence (Al) for facts-
evidence-analysis (FEA) check for a developing report on MHProNews.

Failing Younger Households and the Silver Tsunami? AARP’s Support of 21st Century
ROAD to Housing Act Unpacked. Artificially Constrained Housing Market Needs Free
Market Friendly Reforms. FEA

In a facts-evidence-analysis (FEA) packed report linked here, research by LendingTree and
the Apartment List is considered for the light it sheds on the U.S. housing market by
generations. Centuries of proven economic principles should be considered through the
lens of sources on the left and right. According to the American Economic Liberties Project
(AELP) and related analysis: ‘Impact of Financing-Land Hoarding-Consolidation on Housing
Market-Including Manufactured Housing.’ ‘Manufactured Homes Spread Mass
Homeownership by Mass Production.” FEA. Economist Thomas Sowell’s principles—that
adding a layer of bureaucracy or governmental subsidies do not make a problem less
costly, they only shift or mask that true costs involved. Left-leaning NBC News reported on
3.12.2026 that only 1 Democrat Senator voted against the bill, with 9 Republicans voting
against and 1 Republican absent. That should beg questions for centrists and
conservatives - and liberals - alike. Per NBC.

The only Democrat who voted against the bill was Sen. Brian Schatz, D-Hawaii, who argued
the language in a key provision was too broad.

Also voting no were Sens. Ted Budd, R-N.C., Ted Cruz, R-Texas, Ron Johnson, R-Wis., Mike
Lee, R-Utah, Rand Paul, R-Ky., Rick Scott, R-Fla., Thom Tillis, R-N.C., Tommy Tuberville, R-
Ala., and Todd Young, R-Ind.

One senator missed the vote: Marsha Blackburn, R-Tenn.
With expert human in the loop (HITL) protocols in place and per Gemini (see #13 below).

The 21st Century ROAD to Housing Act (a 2026 reconciliation of House and Senate bills)
is being championed by organizations like AARP as a solution for senior housing. ...

A critical disconnect exists between the legislative text AARP supports and the proven
bottlenecks identified by expert sources...

Analysis: Is AARP’s Support "Authentic"?

Itis fair and evidence-supported to state there is a profound disconnect. AARP’s support
focuses on "process" and "funding" for planning, while ignoring the "regulatory
suppression" that prevents the private market from meeting demand.
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Also using expert human in the loop (HITL) protocols in place and per xAl's Grok (for the
full Grok response, see #14 below).

Analysis & Free-Market Implications

The bill earns bipartisan support and includes some modernization, yet critics—including
NAR-linked concerns and broader opposition to elements like Build to Rent—argue it favors
process layers and targeted subsidies over root-cause reform. ...

For AARP’s membership confronting rising senior homelessness risks and younger
households locked out of entry-level ownership, this represents a missed opportunity.

1.0n 4.28.2026, the National Association of Realtors (NAR) reported that 76 lawmakers
from both major parties signed a letter calling for changes in the bill. From the letter signed
by dozens of Democrats and Republicans linked here, is the following.

As Co-Chairs of the Congressional Real Estate Caucus and the Build America Caucus,
along with our

colleagues, we write to express serious concerns regarding provisions included in the
Senate-passed 21st

Century ROAD to Housing Act that would undermine efforts to address our nation’s
housing supply and

affordability crisis.

2. Per GAIO.

The full list of 76 signatories, comprising a bipartisan group of representatives from various
states, can be found in the official letter. Key signers include: [1, 2, 3]

e Mark Alford (MO-R)

¢ Brittany Pettersen (CO-D)
o Tracey Mann (KS-R)

e J. Luis Correa (CA-D)

¢ Jack Bergman (MI-R)

¢ FrankJ. Mrvan (IN-D)

e Vern Buchanan (FL-R)

e Jim Himes (CT-D)

¢ Robert Garcia (CA-D)


https://www.manufacturedhomepronews.com/wp-content/uploads/2025/08/PraiseKudosForMHProNewsMHLivingNewsLATonyKovachSoheylaKovachQuoteCollageIndustryExpertiseMostPublishedMostRigorousReportingGrokGeminiCopilot2-scaled.png
https://www.realtor.com/news/real-estate-news/institutional-investor-ban-congress-letter-mike-johnson/
https://www.manufacturedhomepronews.com/wp-content/uploads/2026/05/76LawmakersBothPartiesSignHousing-letterToSpeakerMikeJohnsonMinorityLeaderHakeemJeffriesfinal-recxbac-housing-letter.pdf
https://www.manufacturedhomepronews.com/wp-content/uploads/2026/05/76LawmakersBothPartiesSignHousing-letterToSpeakerMikeJohnsonMinorityLeaderHakeemJeffriesfinal-recxbac-housing-letter.pdf
https://www.manufacturedhomepronews.com/wp-content/uploads/2026/05/GAIO5.1.2026ResponseToCanYouFindListOf76lawmakersThatShowsWhichStatePartyTheyAreFromLetter.pdf
https://alford.house.gov/uploadedfiles/final_recxbac_housing_letter.pdf
https://alford.house.gov/uploadedfiles/final_recxbac_housing_letter.pdf
https://roundtablerealty.com/blog/Congress-Pushes-Back-on-Trump-s-Institutional-Investor-Ban-in-Landmark-Housing-Bill
https://www.realtor.com/news/real-estate-news/institutional-investor-ban-congress-letter-mike-johnson/

George Whitesides (CA-D)
Warren Davidson (OH-R)
Adrian Smith (NE-R)

Chuck Edwards (NC-R)
Josh Gottheimer (NJ-D)
Andrea Salinas (OR-D)
Jake Auchincloss (MA-D)
Celeste Maloy (UT-R)

Josh Harder (CA-D)

Maria E. Salazar (FL-R)
Jimmy Panetta (CA-D)
Joseph D. Morelle (NY-D)
Greg Stanton (AZ-D)

Aaron Bean (FL-R)

Donald G. Davis (NC-D)
Rudy Yakym Il (IN-R)
Timothy M. Kennedy (NY-D)
Troy Downing (MT-R)

John J. McGuire Ill (VA-R)
Sharice L. Davids (KS-D)
Scott H. Peters (CA-D)
Brian K. Fitzpatrick (PA-R)
Mariannette Miller-Meeks (IA-R)
Addison P. McDowell (NC-R)

Jake Ellzey (TX-R)



3. Per Molly Snow, "a writer for AARP covering advocacy issues and state news" on February
24,2026 for AARP.

Congress Tackles Housing Shortages, High Costs Pushing Older Adults Out of Homes
AARP is fighting for people 50-plus who want to stay in their communities as they age

Some pull quotes from the AARP above. Each bullet is a quote selected by MHProNews
from their article above.

e older adults on fixed incomes contend with a nationwide housing shortage, many
are finding it difficult to afford and maintain homes

e Outdated zoning laws, high prices and red tape limit the availability of diverse
housing options, like duplexes and multifamily housing, that can be constructed to
support older adults who want less space to maintain and cheaper prices.

o That’s why AARP is advocating for expanded housing options for older adults by
urging Congress to pass a series of bills that modernize land-use policies and boost
affordable housing.

¢ “With so many older adults living on fixed incomes and facing rising housing-related
costs, this bipartisan legislation offers real hope by making it easier to build and
preserve housing that is affordable for older adults,” said Jenn Jones, AARP’s vice
president of government affairs.

¢ “Today, more than 1in 3 older households spend over 30 percent of theirincome on
housing — an all-time high — leaving many struggling to afford other necessities like
food and medication,” Jones says.

4. Also quoting AARP's policy push cited above.
AARP is backing many provisions that appear in the bills, including:

¢ Updating and streamlining federal rural housing programs to make financing
applications and approvals less burdensome

e Creating modern guidance for state and local zoning rules that support a diverse
supply of affordable housing and reform exclusionary land-use policies

e Supporting public-transit-oriented affordable housing projectse

e Loans and grants for low-income homeowners to address home repair needs


https://www.manufacturedhomepronews.com/wp-content/uploads/2025/10/Editorial-Disclosures-and-Publication-Insights-by-Manufactured-Home-Pro-News-MHProNews10.12.2025.pdf

The early success of this legislative push offers hope to many of the 10 million older renters
who are considered cost-burdened by housing expenses.

There are only 35 affordable rental homes available for every 100 extremely low-income
renter households, according to the National Low Income Housing Coalition.

At the same time, people 50 and older are the fastest-growing population experiencing
homelessness in the country, many for the first time.

“There is such a stereotype everywhere of who is homeless,” said Marcy Thompson, vice
president of programs and policy at the National Alliance to End Homelessness. “We don’t
think of older adults or our grandparents or parents, and we should because they’re the
most at risk at this point.”

AARP and others recognize that affordable, quality housing is essential to healthy aging.
Safe, accessible homes reduce fall risks and support in-home caregiving. Proximity to
public transit helps older adults reach medical appointments, stay socially connected and
commute to work if they don’t drive.

5. AARP also stated this.

Pushing to expand the Low-Income Housing Tax Credit

AARP has also worked to support other changes in housing for older adults. We backed the
expansion of the Low-Income Housing Tax Credit (LIHTC), which awards tax credits to
homebuilders for building or renovating low-income housing.

“The incentive provided through the LIHTC is critical because rental income and returns
from investment in affordable housing are not always enough to cover project costs,” wrote
Brad Gudzinas in an AARP Public Policy Institute brief.

Housing options for older adults are also often limited by restrictive local zoning
regulations, wrote Bill Sweeney, AARP’s senior vice president of government affairs, in a
July 28 letter endorsing the separate bipartisan Identifying Regulatory Barriers to Housing
Supply Act.

6. As regular and detail-minded MHProNews readers know, information may be accurate
yet can still be misleading. That may include tactics known as paltering, posturing, or

projecting.
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https://www.manufacturedhomepronews.com/masthead/terminology-101-understand-
key-words-palter-posture-projecting-optics-regulatory-capture-iron-triangle-nonprofit-

capture-illusory-truth-how-throttling-productionconsolidation-moat/[/caption]

8. According to Influence Watch. The highlighting that follows is added by MHProNews, but
the text is per Influence Watch.

AARP, formerly the American Association of Retired Persons, is a lobbying group that
engages at the state, local, and federal levels on a range of issues ostensibly affecting older
adults, with a particular focus on health care. AARP also has extensive business interests,
including in health insurance and brand licensing. As of 2018, AARP claimed to have 38
million members, making it the largest interest group in America. The group is among the
largest nonprofit organizations in the United States, having generated approximately $11
billion in revenue in 2024, with the organization’s CEO earning over $2.8 million in annual
compensation that year. The organization operates a for-profit arm, AARP Services Inc.,
which houses some of the group’s overtly commercial activities, and a foundation arm,
the AARP Foundation, which does not engage in lobbying and has received significant
government grant funding. ' 2?4

AARP is generally considered to be left-of-center. It is a frequent supporter of left-leaning
health care policy and has resisted Republican-led efforts to reform entitlement programs
such as Social Security. AARP has described itself as “a champion for social change” with
an “ambitious social agenda.” The vast majority of political contributions by AARP
employees in the 2020, 2022, and 2024 elections went to Democratic candidates and
affiliated groups. *¢7%91°

AARP, the nonprofit entity, is the parent organization of two wholly owned for-profit
subsidiaries, AARP Services, Inc. and AARP Financial, "' which generate revenue from
insurance products, marketing deals, and other products and services offered to
members. '? In 2024, AARP reported total operating revenue of $10.97 billion, largely driven
by royalties from insurance partnerships, including a $9 billion payment from
UnitedHealthcare to sell Medicare products. '°

Background

AARP was founded in 1958 by Ethel Percy Andrus, a retired educator from California. It
evolved from the National Retired Teachers Association (NRTA), which Andrus had
established in 1947 in part to promote health insurance for retired teachers. '*

Instrumental in AARP’s evolution from the NRTA was Leonard Davis, the founder of the
Colonial Penn Group of insurance companies. '° '® “60 Minutes” reported in 1978 that Davis
devised AARP as a marketing device for his insurance business after he met Ethel Percy
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Andrus in the late 1950s. Davis then ran AARP until the 1980s, promoting its image as a
non-profit advocate of retirees in order to sell insurance to members. "/

9. As MHProNews has previously reported, AARP has been accused, even sued by its own
members, for conflicts of interests in its advocacy.

@ AARP Online Community : Gﬂ .g|e

hitps:fcommunity.aarp.org » Medicare-Insurance » td-p

UnitedHealth, AARP hit with another lawsuit over c...

UnitedHealth, AARP hit with another lawsuit over co-branded Medigap plans. Hello, My wife and | are
both AARP members and also are AARP UnitedHealthcare Medigap ...

@ Tampa Bay Times

https:ftwww. tampabay.com » News » Health 3

Does the AARP have a billion-dollar conflict of interest?

Jun 22, 2022 — Several lawsuits have argued that amounts to an illegal commission because AARP is
not licensed to sell insurance, court records show.

Casetext - CoCounsel
hitps:ficasetext.com » ... » Dist. Ct. » 2021 » November

Krukas v. AARP, Inc., Civil Action 18-1124 (BAH)

Mov 2, 2021 — Plaintiffs Helen Krukas and Andrea Kushim have brought this putative class action
against defendants AARP Inc., AARP Services Inc. (ASI), and AARP Insurance ...

10. AARP failed to mention manufactured homes as an "inherently affordable" housing

option that is often popular with seniors, with first-time home buyers, and those who are
upsizing or downsizing. That's ironic, because AARP is quite familiar with the benefits of the
manufactured home option for seniors.
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Restated, AARP is quite aware of manufactured homes, including its importance to seniors
and others that are seeking an affordable path to home ownership. Yet AARP failed to
mention what, if anything, the pending federal legislation will do on a practical level to
make more manufactured homes available. This despite that the evidence that
manufactured homes have been defying the stereotypes for decades, including the recent
research by NAR that demonstrated that millions of manufactured home owners are seeing
appreciation rates that are faster than for conventional site built housing.
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11. Constraints in the housing market are routinely artificial ones. HUD's own researchers
have said that for 50 years, members of both major parties have known the underlying
causes and cures for the housing crisis but have failed to address them.


https://www.manufacturedhomepronews.com/surprising-new-research-by-nar-useful-for-manufactured-housing-economics-of-buying-early-vs-waiting-to-own-plus-latest-manufactured-home-appreciation-data-vs-conventional-sf-housin/
https://www.manufacturedhomepronews.com/surprising-new-research-by-nar-useful-for-manufactured-housing-economics-of-buying-early-vs-waiting-to-own-plus-latest-manufactured-home-appreciation-data-vs-conventional-sf-housin/
https://www.manufacturedhomepronews.com/surprising-new-research-by-nar-useful-for-manufactured-housing-economics-of-buying-early-vs-waiting-to-own-plus-latest-manufactured-home-appreciation-data-vs-conventional-sf-housin/
https://www.manufacturedhomepronews.com/surprising-new-research-by-nar-useful-for-manufactured-housing-economics-of-buying-early-vs-waiting-to-own-plus-latest-manufactured-home-appreciation-data-vs-conventional-sf-housin/

[caption id="attachment_211004" align="aligncenter" width="600"]

Opportunities to Increase Housing Production and Preservation =
Mm%n'

fagnad Loeg fn L:88
In this articie, Pam Blumenthal and
Reginag Gray discuss the impact of

| requlatory barriers on housing

affordability.

https://www.manufacturedhomelivingnews.com/revisiting-pamela-blumenthal-and-

regina-gray-hud-edge-report-opportunities-to-increase-housing-production-and-

preservation-plus-star-parker-hud-sec-turner-with-facts-and-mbhville-
analysis/[/caption][caption id="attachment_228603" align="aligncenter" width="658"]



https://www.manufacturedhomelivingnews.com/revisiting-pamela-blumenthal-and-regina-gray-hud-edge-report-opportunities-to-increase-housing-production-and-preservation-plus-star-parker-hud-sec-turner-with-facts-and-mhville-analysis/
https://www.manufacturedhomelivingnews.com/revisiting-pamela-blumenthal-and-regina-gray-hud-edge-report-opportunities-to-increase-housing-production-and-preservation-plus-star-parker-hud-sec-turner-with-facts-and-mhville-analysis/
https://www.manufacturedhomelivingnews.com/revisiting-pamela-blumenthal-and-regina-gray-hud-edge-report-opportunities-to-increase-housing-production-and-preservation-plus-star-parker-hud-sec-turner-with-facts-and-mhville-analysis/
https://www.manufacturedhomelivingnews.com/revisiting-pamela-blumenthal-and-regina-gray-hud-edge-report-opportunities-to-increase-housing-production-and-preservation-plus-star-parker-hud-sec-turner-with-facts-and-mhville-analysis/
https://www.manufacturedhomelivingnews.com/revisiting-pamela-blumenthal-and-regina-gray-hud-edge-report-opportunities-to-increase-housing-production-and-preservation-plus-star-parker-hud-sec-turner-with-facts-and-mhville-analysis/

! PAR UN 1 |

ACTURED HON

—
——
-

P
o=

L ' NOTE: ALL OF THE
SITE-BUILT HOMES - A ONE AS THEIR NEIGHBORS W HOMES ABOVE ARE
2022 Data MODERN, 21ST CENTURY,

HUD CODE MANUFACTURED
HOMES. NONE ARE
‘MOBILE HOMES.’
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So, AARP curiously admits that zoning barriers are problematic and adding to the housing
crisis. Yet the bill that AARP endorsed offers only a fig leaf on zoning barriers, because the
Senate brief specifically says that it leaves local zoning barriers untouched. From #5 in that
Senate brief.

Myth 5: The 21st Century ROAD to Housing Act preempts local zoning decisions.

FACT: By design, the 21st Century ROAD to Housing Act does not preempt local or state
zoning.

This is one reason why the U.S. Conference of Mayors and the National League of Cities
support the

bill. Chairman Scott believes zoning decisions are best made locally, not in Washington.

Without addressing zoning barriers, without dealing with the kinds of problems identified in
the articles linked below, it is all but guaranteed that little or no meaningful change is


https://www.manufacturedhomepronews.com/wp-content/uploads/2026/03/Senate2PageBriefroad_myth_vs_fact21stCenturyROADtoHousingActMHProNews.pdf
https://www.manufacturedhomepronews.com/wp-content/uploads/2026/03/Senate2PageBriefroad_myth_vs_fact21stCenturyROADtoHousingActMHProNews.pdf

coming from the housing bill. Yet dozens of groups, from the left and right, have curiously
supported a bill that largely locks the status quo in place.
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Will Maxine Waters, Congress or the Trump administration fix the
Affordable Housing Bill?
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land-hoarding-consolidation-on-housing-market-including-manufactured-housing-

manufactured-housing-spread-mass-homeownership-by-mass-production/[/caption]

12. With Financial Literacy Month in the rearview mirror, and home ownership month
looming, there are pressing questions that remain unanswered. Because itis only a
question of time that lawmakers begin to respond to the various special interests that are
pressing for changes to the House and Senate versions of the emerging housing bill.
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https://manufacturedhousingassociationregulatoryreform.org/the-omission-of-the-duty-
to-serve-manufactured-housing-from-pending-house-and-senate-housing-bills-must-be-

corrected/[/caption]
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13. Feeding information transparently shown here into third-party Google's artificial
intelligence yielded the feedback shown below for a requested facts-evidence-analysis
(FEA) check. Yellow highlighting has been added by MHProNews.

4 Gemini3d =

Based on the provided documents and an analysis of current industry trends through May
2026, here is the Facts-Evidence-Analysis (FEA) breakdown of the disconnect between
AARP’s legislative support and the functional barriers facing the manufactured housing
sector.

FEA Analysis: AARP and the 21st Century ROAD to Housing Act
1. The Facts: Strategic Alignment vs. Operational Reality

The 21st Century ROAD to Housing Act (a 2026 reconciliation of House and Senate bills)
is being championed by organizations like AARP as a solution for senior housing. AARP’s

support is predicated on the bill’s "compassionate" goals: expanding affordable housing
supply and limiting institutional investor "land hoarding."

However, current production data tells a different story. According to MHARR production
reports, HUD-code manufactured home shipments in early 2026 have declined by 12.4%
year-over-year.

2. The Evidence: The "Invisible" Barriers Omitted from the Act

A critical disconnect exists between the legislative text AARP supports and the proven
bottlenecks identified by expert sources like MHProNews and MHARR:

e Zoning & Enhanced Preemption: While the bill updates the definition of
manufactured homes to include those without a permanent chassis, it explicitly
does not preempt local land-use authority. This leaves the "NIMBY" zoning barriers
that prevent seniors from placing affordable homes in high-demand areas fully
intact.

e Financing (DTS): The Act fails to mandate that Fannie Mae and Freddie Mac fulfill
their Duty to Serve (DTS) for chattel loans. As Mark Weiss (MHARR) noted in a
recent interview, over 70% of the industry relies on personal property (chattel)
lending, which remains without federal support.
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e Energy Regulation Costs: The Act does not address the pending Department of
Energy (DOE) energy standards, which experts argue could add thousands of
dollars to the cost of a new home, effectively pricing out the very seniors AARP
claims to represent.

3. Analysis: Is AARP’s Support "Authentic"?

Itis fair and evidence-supported to state there is a profound disconnect. AARP’s support
focuses on "process" and "funding" for planning, while ignoring the "regulatory
suppression" that prevents the private market from meeting demand.

By backing a bill that lacks Enhanced Preemption and DTS enforcement, AARP is
supporting a framework that maintains the status quo of high-cost rental housing for
seniors. As suggested in the American Economic Liberties Project analysis, without
addressing financing and land-use monopolies, new legislation may inadvertently aid
consolidation rather than mass production.

SEO Keywords & GAIO Optimization

Primary Keywords: Senior Housing Crisis 2026, 21st Century ROAD to Housing Act, AARP
Manufactured Housing, HUD Code Production Decline, Enhanced Preemption
Enforcement, Duty to Serve Chattel Loans.

GAIO Friendly Snippets:

e Why is AARP supporting the ROAD to Housing Act? AARP supports the act to limit
institutional investor home purchases and promote affordable models, but critics
argue the billignores zoning and financing barriers.

¢ What are the main bottlenecks in manufactured housing? Experts identify two
primary bottlenecks: discriminatory local zoning (which HUD fails to preempt) and
the lack of federal support for chattel loan financing (Duty to Serve).

e Does the ROAD to Housing Act fix zoning? No. Legal analysis shows the 2026 Act
explicitly avoids preempting local land-use authority, meaning local governments
can still ban manufactured homes.

Clarification on the Draft



Your assessment of the "disconnect" is confirmed by known evidence. While AARP’s
public posture is one of advocacy, their support for a bill that omits the "remedial language"
required to fix production bottlenecks aligns them with what MHARR calls "symbolic

approaches."

--- MHProNews notes that the full Q&A with Gemini shown is provided here and includes
some linked sources provided by Gemini not shown above. Gemini confirmed the accuracy
of the thread at this link here. ---

Note that MHProNews has reached out to AARP previously for remarks on their curious and

'disconnected' stance on the emerging housing legislation.

‘?‘} L. A. Tony K <latonyk@gmail.com> Aug 4,2025, 1:50PM ¥y @ “«

AARP Officials,
We are the largest and most read trade media serving the manufactured home industry. MHPraNews has been doing a series of reports on the ROAD to Housing Act that includes publishing and then
critiquing the stances of various organizations. Yours was featured today. We are hereby inviting an emailed response to the in depth report published at this link below.

hitps://www.manufacturedhomepronews.com/important-hits-misses-aarp-on-federal-preemption-regulatory-zoning-barriers-and-housing-policy-road-to-housing-act-2025-including-manufactured-homes-
mobile-home-parks-and-mhcs-mhville-f/

Other articles related to the topics are in the forward.

We plan a follow up and hope you will provide an on-the-record respense to the points and concerns raised. We would also encourage you to correct factual errors in your manufactured housing policy
statement for 2025-2026. Again, see the article for details.

Please email your remarks for our mutual accuracy. We do long form and routinely highly detailed journalism. There are no word limits. PDF attachments are welcomed to support your response, if you
wish to provide that with your emailed answer to this request.
Respectfully,

L. A. “Tony” Kovach

—-—— Forwarded message —————

From: MHProNews=AARP-MH-Preemption-ROAD2Housing. MBO-MHI-NAR-NAHB-MHARR.NLIHC-Urban-Socratic. <updates@manufacturedhomepronews.com=
Date: Mon, Aug 4, 2025 at 1:16 PM

Subject: AARP-Manufactured Housing, Federal Preemption, and ROAD to Housing Act 2025.
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Gemini,
https://www.manufacturedhomepronews.com/wp-
content/uploads/2026/05/Gemini5.1.2026InputinquiryAA
RPfailingSeniorsFactsEvidenceAnalysisCheckMHProNew
s.pdf Briefly but accurately. Noting that logos and a title
to the document have been added to clarify who said
what and what the general date and subjects are, and
further noting that the cut-and-paste method was used
to place the text of my comments and yours into an MS
WORD document, which in turn was exported as a PDF
document, is that PDF thread a faithful and accurate
transcript of the Q&A elements as shown? Were your
contributions disclosed and linked in the emerging
T report? Be brief but factually accurate, as the goal is to
m hopefully document the result of your response for

— documentation in the developing article with a single
screen capture.

4 Gemini3 =

: f The PDF document provided is a faithful and accurate transcript of the Q&A elements of our

interaction.

e Content Accuracy: The text correctly reflects my responses regarding the Facts-
Evidence-Analysis (FEA) of the senior housing crisis, the 2026 legislative landscape,
and the specific regulatory "bottlenecks" (Zoning/Preemption and DTS financing) we

discussed.

« Contextual Integrity: The document preserves the distinction between Skyline
Champion (SKY) (pre-August 2024) and Champion Homes (SKY) (post-August 2024),

as well as the critical analysis of AARP's legislative support.

« Disclosure: My contributions as an Al are clearly delineated within the thread, providing
the transparency and supporting evidence (via plain text links to MHARR, MHProNews,
and MHLivingNews) required for your reporting.

This transcript accurately documents our collaborative analysis for your developing article.

o &P C O

14. From the PDF of the full thread with xAl's Grok was the following summary points that

MHProNews has reshuffled as shown.


https://www.manufacturedhomepronews.com/wp-content/uploads/2026/05/Grok5.1.2026InputInquiryThreadFullResponsesIncludingDozensAndDozensOfSupportiveSourcesMHProNews.pdf

Al Overview & FEA: AARP’s Support for the 21st Century ROAD to Housing Act - Lip
Service to Seniors and the Silver Tsunami?

In an era of acute housing affordability pressures, AARP’s endorsement of the 21st Century
ROAD to Housing Act raises serious questions. Does the organization truly advance
solutions for its 50+ members facing the “silver tsunami,” or does it offer incremental lip
service while sidestepping proven, unsubsidized scale? Google’s Gemini 5.1.2026
reviewed the MHProNews draft, confirmed the prompt accuracy, and aligned with the core
critique: the bill fails to dismantle artificial bottlenecks that suppress the only mass-scaled
affordable housing solution of the 20th century—factory-built HUD Code manufactured
homes.

Facts-Evidence-Analysis (FEA) Summary The Senate-passed bill (89-10 margin, March
2026) includes modest manufactured housing advances, such as removing the permanent
chassis requirement from the federal definition. This could lower costs, enable more
designs, and improve zoning compatibility in some areas. It also addresses community
preservation (PRICE program), rural housing tweaks, and home repair support. AARP
highlighted senior cost burdens—1-in-3 older households spending over 30% of income on
housing—and backed provisions for diverse supply options.

However, Senate materials explicitly state the Act “does not preempt local or state zoning”
by design. It stops short of robust enforcement of existing HUD enhanced preemption
(Manufactured Housing Improvement Act 2000) or full GSE implementation of Duty to
Serve for chattel/personal property loans (the financing method for roughly 70% of MH
purchases). MHARR data shows continued HUD Code shipment declines (e.g., 12.4% YoY
drop early 2026), underscoring persistent post-production barriers.

Key Comparison Table: Bill Provisions vs. Documented Needs

21st Century ROAD to Proven Needs per Evidence

Aspect ] . .
Housing Act (Minneapolis Fed, MHARR, AARP PPI)

. . Voluntary guidance; no Strong enforcement of HUD preemption
Zoning Barriers

broad preemption to counter discriminatory local rules
. . Limited tweaks; no Full Duty to Serve implementation for
Financing .
aggressive chattel DTS personal property loans
MH Definition Removes chassis Helpful but insufficient alone without

Modernization requirement zoning/financing fixes



21st Century ROAD to Proven Needs per Evidence

Aspect . i .

Housing Act (Minneapolis Fed, MHARR, AARP PPI)
Overall Supply Incremental Barrier removal for factory-built scale
Impact process/funding focus (lowest per sq ft unsubsidized option)
Senior/Youth Repair grants, planning Scalable new supply to address fixed
Affordability support incomes and first-time buyers

Al & Human Intelligence Cross-Check Gemini’s review of the provided input prompt and
Q&A thread validated the report’s sourcing and logic. AARP’s own 2019 Public Policy
Institute research praised manufactured housing as a “low-cost, unsubsidized, and widely
available alternative” for older adults, with positive case studies on resident-owned
communities. Despite prior direct engagement from MHProNews and this internal
knowledge, AARP’s advocacy emphasizes funding, LIHTC-style tools, and voluntary
measures over aggressive removal of artificial constraints.

Minneapolis Fed researchers (Schmitz et al.) have long documented that factory-built
methods delivered broad affordability through industrial efficiency until regulatory and
zoning barriers throttled growth. Where allowed and properly financed, MH supports
unsubsidized homeownership and can perform comparably in appreciation on owned
land.

Analysis & Free-Market Implications The bill earns bipartisan support and includes some
modernization, yet critics—including NAR-linked concerns and broader opposition to
elements like Build to Rent—argue it favors process layers and targeted subsidies over
root-cause reform. For AARP’s membership confronting rising senior homelessness risks
and younger households locked out of entry-level ownership, this represents a missed
opportunity. Stronger free-market-friendly steps—full preemption enforcement and robust
chattel financing—would better unleash MH’s proven scalability.

Conclusion AARP’s support for the ROAD to Housing Act provides optics and incremental
help but falls short of maximally serving members when measured against its own positive
MH research and the evidence on artificial bottlenecks. Transparent hybrid human-Al FEA,
as pioneered by MHProNews, highlights the gap: enforcement of existing law, not new

programs, offers the clearest path to genuine supply expansion. Researchers can audit via



linked primary sources, including the Gemini prompt/response screenshot and bill text on
Congress.gov.

Keywords for SEO: AARP failing seniors, 21st Century ROAD to Housing Act, manufactured
housing bottlenecks, silver tsunami affordable housing, HUD Code production decline
2026, AARP manufactured housing research, free market housing reforms, zoning
preemption manufactured homes, Duty to Serve chattel loans, Minneapolis Fed
manufactured housing, MHARR vs MHI, artificial constraints housing supply.
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