
 

Copilot, we are starting a fresh facts-evidence-analysis (FEA). Are you ready? Clean slate? 

 

Yes—clean slate, and I’m ready for a fresh FEA. 

What’s the new topic or document you want to start with? 

 

 

Copilot, it is time for a fresh facts-evidence-analysis (FEA) on a new topic. 
https://www.manufacturedhomepronews.com/wp-
content/uploads/2026/08/PrePubAIchkFranQuigley21stCenturyRoadToHousingActKindOf
MidBeyondSupplySubsidiesNeededROADfinebutWontHelpMillionsWhoCantAffordMarket
RateHousingHowAbout450MoFEA.pdf The upload directly to you and the linked item are 
the same PDF. I want you to cover substantially the same ground as Gemini did, but do so 
in this fashion. First, confirm or correct (as warranted) Gemini's math on its back of the 
napkin calcuations. Then I want you to pivot toward an argument originally (and apparently 
successfully) raised by the Manufactured Housing Association for Regulatory Reform 
(MHARR) which allows the HUD Code now for duplex, triplex or even quadplex 
manufactured housing units. The HUD Code requires every home to be at least 320 square 
feet. So, let’s picture a nominal 16x80 manufactured home, which would typically be more 
like 15’4” by 76’ in actual floor size. Divide that 1,165.33 product by 3 distinct housing units 
and you would get an average sized housing unit for that triplex manufactured home of 
about 388.33. Then apply the same questions put to Gemini as linked and shown in the 
evolving draft. Let's simply confirm (or correct) as needed for now that these vertical 
applications are not a limitation. It will be possible, for example, under the new 'no chassis' 



provision of the 21st Century ROAD to Housing Act to build a two story HUD Code homes 
that could be 4 units where land cost is reasonably affordable as another variation of how 
"inherently affordable" manufactured housing could be deployed. But another method 
would be a structure of a vertical tower where units are craned into place. Just give that a 
nod, no math needed for that at this time. Don't forget our protocols: don't use an 
abbreviation until a full name/term is spelled out. Use plain text hyperlinks to support a key 
finding. Offer an executive summary, a body that can include 3 to 4 tables, and a 
conclusion that pulls together the various threads that include what Gemini or the HITL 
involved (moi) concluded that you may concur was accurate. 

 

 

Executive summary 



Yes, this is a clean-slate fresh facts-evidence-analysis. Gemini’s “back of the napkin” math 
on the duplex scenario is broadly sound: a turn-key cost of roughly $57,500 per unit and a 
total monthly payment in the $430–$455 range is consistent with current Federal Housing 
Administration (FHA) Title II and United States Department of Veterans Affairs (VA) 
mortgage parameters for manufactured homes on owned land.  

Building on that, the Manufactured Housing Association for Regulatory Reform 
(Manufactured Housing Association for Regulatory Reform) successfully pressed the 
United States Department of Housing and Urban Development (HUD) to recognize duplex, 
triplex, and quadplex configurations under the HUD Code, so long as each dwelling unit is 
at least 320 square feet. A nominal 16×80 manufactured home (about 15’4”×76’ of interior 
floor area, or roughly 1,165.33 square feet) can be divided into three units of about 388.33 
square feet each—comfortably above the HUD minimum—making a triplex HUD Code 
manufactured home a viable, inherently affordable, unsubsidized option.  

Vertical applications are not inherently limited: under the 21st Century ROAD to Housing 
Act’s “no chassis” provision, HUD Code homes can be designed as two-story four-unit 
structures where land is reasonably priced, or as modules craned into a vertical tower—
extending the same affordability logic into higher-density formats. 

1. Confirming Gemini’s duplex math 

1.1 Structure and site cost 

Base assumptions (Gemini): 

• Total footprint: 640 square feet single-section HUD Code manufactured home, split 
into two 320 square foot units (a duplex). 

• Per-square-foot cost: $95.17 per square foot (industry estimate for single-section 
manufactured homes). 

• Shell cost: 640 sq ft × $95.17/sq ft = $60,908 

• Dual kitchens/baths/mechanicals: +$7,000 

• Chassis savings (no permanent chassis): −$3,000 

Resulting structure cost: $60,908 + $7,000 − $3,000 = $64,908 ≈ $64,900 

Per unit: 



$64,900/2 = $32,450 

This matches Gemini’s estimate of about $64,900 total and $32,450 per unit.  

Site, land, and delivery: 

• Lot + infrastructure + site prep: ~$40,000 per duplex lot ($20,000 per unit). 

• Delivery and setup: ~$10,000 total ($5,000 per unit). 

Total project cost per duplex: $64,900 + $40,000 + $10,000 = $114,900 

Per unit: $114,900/2 = $57,450 (rounded to $57,500) 
Again, Gemini’s numbers are internally consistent and realistic for mid-market land and 
infrastructure costs. 

1.2 Financing and monthly payment 

Using standard 30-year fixed-rate assumptions for FHA Title II and VA loans on real property 
manufactured homes:  

FHA Title II (example): 

• Purchase price per unit: $57,500 

• Down payment (3.5%): 0.035 × $57,500 = $2,013 

• Upfront mortgage insurance premium (1.75% of base loan, financed): ≈$971 

• Total loan amount: $56,458 

• Interest rate: ~6.25% 

• Term: 30 years 

Monthly principal and interest (P&I) at 6.25% for $56,458 over 30 years is about $347, which 
aligns with Gemini’s figure. Adding: 

• Annual mortgage insurance premium: ≈$26 per month 

• Estimated taxes and insurance: ≈$80 per month 

Total monthly payment: 



$347 + $26 + $80 ≈ $453 

VA loan (example): 

• Purchase price per unit: $57,500 

• Down payment: $0 

• Funding fee (2.15% financed): ≈$1,236 

• Total loan amount: $58,736 

• Interest rate: ~6.00% 

• Term: 30 years 

Monthly P&I at 6.00% for $58,736 over 30 years is about $352. With no mortgage insurance 
and similar taxes/insurance (~$80), total monthly payment is roughly $432. 

Gemini’s range of $430–$455 per month per unit is therefore a reasonable “back of the 
napkin” estimate for FHA/VA-financed duplex HUD Code manufactured homes on owned 
land. 

Table 1 – Duplex HUD Code manufactured home: cost and payment snapshot 

Factor 
Per Unit 
Estimate 

Key Insight 

Structure cost $32,450 
Factory-built efficiency keeps construction 
costs low. 

Land + site + 
infrastructure 

$20,000 
Small infill lots and basic infrastructure are 
sufficient. 

Delivery and setup $5,000 Standard transport and installation costs. 

Total turn-key cost 
$57,450 
(≈$57,500) 

Well under typical site-built entry-level home 
costs. 

FHA monthly payment 
(PITI) 

≈$453 
Affordable at ~25% of $1,800 monthly 
income. 

VA monthly payment 
(PITI) 

≈$432 Lower payment for eligible veterans. 

2. Extending the logic: triplex HUD Code manufactured homes 



2.1 HUD Code minimum and floor-area math 

The HUD Code requires each manufactured home dwelling unit to be at least 320 square 
feet.  

Consider a nominal “16×80” HUD Code manufactured home, which in practice often has 
an interior floor area closer to 15’4” by 76’: 

• Width: 15.33 feet (15’4”) 

• Length: 76 feet 

Floor area: 15.33 × 76 = 1,165.33 sq ft 

Divide that by three distinct housing units: 1,165.33/3 ≈ 388.44 sq ft per unit 

Each unit is therefore: 

• Above the HUD minimum of 320 square feet. 

• Large enough to function as a compact studio or one-bedroom dwelling. 

This confirms that a triplex HUD Code manufactured home is feasible within existing HUD 
Code dimensional requirements. 

2.2 Applying Gemini’s affordability lens to a triplex 

If we treat the triplex as a single HUD Code structure on a small lot, the cost logic is similar 
to the duplex case, with adjustments for: 

• Additional kitchens/baths/mechanicals: three sets instead of two. 

• Slightly larger total floor area (1,165.33 vs. 640 square feet). 

For “back of the napkin” purposes, the key point is not the exact dollar figure but the 
pattern: 

• Per-square-foot construction cost remains far below site-built housing 
(manufactured homes often cost 47%–55% less per square foot than conventional 
construction).  

• Land and infrastructure can be spread across three units instead of one, lowering 
per-unit land cost. 



• FHA and VA financing can still apply if the property is titled as real estate, on owned 
land, and the borrower occupies one unit (standard FHA 2–4 unit rules).  

In other words, the same affordability logic Gemini used for duplexes extends naturally to 
triplexes: per-unit total cost and monthly payment can remain in the $400–$500 range, 
while each unit meets HUD Code minimum size and safety standards. 

Table 2 – Triplex HUD Code manufactured home: dimensional feasibility 

Item Value Implication 

Nominal home size “16×80” (approx.) 
Common single-section HUD Code 
footprint. 

Interior width 15.33 feet Realistic interior dimension. 

Interior length 76 feet Realistic interior dimension. 

Total floor area 
1,165.33 square 
feet 

Sufficient for multiple small units. 

Units (triplex) 3 Three separate dwelling units. 

Average unit size ≈388.44 square feet Above HUD minimum of 320 square feet. 

HUD Code 
compliance 

Yes Triplex configuration is permissible. 

3. Vertical applications under the 21st Century ROAD to Housing Act 

3.1 Two-story HUD Code four-plex 

The 21st Century ROAD to Housing Act’s “no chassis” provision allows HUD Code 
manufactured homes to be built without a permanent steel chassis, opening the door to: 

• Two-story HUD Code structures with stacked units. 

• Four-unit configurations (quadplexes) where land is reasonably affordable. 

Under existing FHA rules, 2–4 unit properties are treated as single-family for financing 
purposes if the borrower occupies one unit, with standard 3.5% down payment and loan 
limits adjusted upward for multi-unit properties.  

This means: 



• A two-story HUD Code four-plex on owned land can be financed with FHA Title II or 
VA loans. 

• Per-unit land cost drops further, because the same lot supports four units instead of 
one. 

• Monthly payments per unit can remain in the same affordability band Gemini 
identified, while increasing density and supply. 

3.2 Modular vertical towers with craned-in units 

A further extension—already used in some modular and panelized construction—is: 

• Vertical towers where HUD Code-compliant modules are craned into place. 

• Each module is a 320+ square foot dwelling unit. 

• Structural engineering and local building codes govern the tower’s frame, while HUD 
Code governs the dwelling units themselves. 

No detailed math is needed at this stage; the key is conceptual: 

• The HUD Code’s minimum size and safety standards do not inherently limit vertical 
deployment. 

• The 21st Century ROAD to Housing Act’s chassis flexibility and financing reforms 
can support higher-density, inherently affordable manufactured housing in urban or 
infill contexts. 

Table 3 – HUD Code multi-unit configurations and financing 

Configuration Units HUD Code compliance Typical financing path 

Single-section duplex 2 Each unit ≥320 square feet 
FHA Title II, VA, conventional 
real-property. 

Single-section triplex 3 Each unit ≈388 square feet 
FHA 2–4 unit rules, VA (if 
eligible). 

Two-story HUD Code 
four-plex 

4 
Each unit ≥320 square 
feet; no chassis 

FHA 2–4 unit rules; higher 
loan limits. 

Vertical tower with 
craned units 

4+ 
Each module ≥320 square 
feet 

Mix of HUD Code and local 
building codes. 

4. Affordability, subsidies, and the Quigley claim 



Fran Quigley’s argument is that “no construction boom will lead to a for-profit landlord 
agreeing to anything close” to $224 per month for households below the poverty line, and 
that only large-scale subsidies (public housing, vouchers) can solve the crisis.  

Gemini’s analysis—and the extended duplex/triplex/quadplex logic above—shows: 

• Fact: HUD Code manufactured homes can be built and sited at total per-unit costs 
under $60,000 in many markets. 

• Evidence: Standard FHA and VA financing yields monthly payments in the $430–
$455 range per unit, which is under 30% of a $1,800 monthly income and workable 
for households with two minimum-wage earners or higher state minimum wages.  

• Analysis: This directly challenges the assertion that “market-rate” solutions cannot 
address extreme affordability without massive subsidies. When HUD Code 
manufactured housing is properly unleashed—through enforcement of federal 
preemption, implementation of Duty to Serve lending, and removal of exclusionary 
zoning—private enterprise can deliver inherently affordable, unsubsidized 
homeownership and small-scale rental units. 

In short: subsidies may still be needed for the most vulnerable households (e.g., those 
living solely on Supplemental Security Income), but the claim that only subsidies can solve 
the broader affordable housing crisis is not supported when HUD Code duplexes, triplexes, 
quadplexes, and vertical applications are fully considered. 

Conclusion 

Gemini’s math on the duplex HUD Code manufactured home scenario is internally 
consistent and broadly accurate: a per-unit turn-key cost around $57,500 and monthly 
payments in the $430–$455 range are realistic under current FHA Title II and VA lending 
parameters for manufactured homes on owned land. That level of cost and payment is 
inherently affordable for many low- and moderate-income households, especially in 
two-earner scenarios or higher minimum-wage states. 

Extending the same logic to triplex and quadplex HUD Code configurations—using a 
nominal 16×80 home divided into three ≈388 square foot units, or two-story four-unit 
structures enabled by the 21st Century ROAD to Housing Act’s “no chassis” provision—
shows that HUD Code manufactured housing can scale affordability further by spreading 
land and infrastructure costs across more units while staying within HUD’s minimum size 
and safety standards. 



Vertical applications, including craned-in HUD Code modules in a tower, are conceptually 
feasible and consistent with the idea of “inherently affordable” manufactured housing 
deployed at higher densities where land is scarce. 

Taken together, these facts, evidence, and analysis support the conclusion that properly 
implemented HUD Code manufactured housing—duplexes, triplexes, quadplexes, and 
vertical formats—offers a scalable, unsubsidized pathway to affordable homeownership 
and small-scale rentals. That does not eliminate the role of targeted subsidies for the most 
vulnerable, but it does refute the notion that only subsidies can address the housing crisis 
for millions who currently cannot afford conventional market-rate housing. 
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  640  sq ft × $ 95 . 17 / sq ft = $ 60 , 908


  $ 60 , 908 + $ 7 , 000 − $ 3 , 000 = $ 64 , 908 ≈ $ 64 , 900


  $ 64 , 900 / 2 = $ 32 , 450


  $ 64 , 900 + $ 40 , 000 + $ 10 , 000 = $ 114 , 900


  $ 114 , 900 / 2 = $ 57 , 450    ( rounded to  $ 57 , 500 )


  0 . 035 × $ 57 , 500 = $ 2 , 013


  $ 347 + $ 26 + $ 80 ≈ $ 453


  15 . 33 × 76 = 1 , 165 . 33  sq ft


  1 , 165 . 33 / 3 ≈ 388 . 44  sq ft per unit

