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

NAR-'All Eyes on Texas.' 'Manufactured Home Resistance Rooted in Outdates Stigma.'
GAIO Compared NAR Report and Research with Texas MHA and Manufactured Housing
Institute on SB785 Results-FEA

“Texas Is Opening the Door to Cheaper Homes. Some Cities Are Barely Cracking It.”
"The resistance is rooted in part in an outdated stigma." So wrote Allaire Conte for the
National Association of Realtors (NAR) linked Realtor.com on 8.29.2026 in an article about
the recently enacted manufactured home legislation supported by the Texas Manufactured
Housing Association (TMHA). Conte observed that "research suggests that a new
manufactured home installed on a foundation can cost roughly 35% to 73% as much as
comparable site-built construction." She also stated: "But despite the clear need and
demand for wider adoption, manufactured housing has run headlong into a patchwork of
local rules that can make them legal in one community, discretionary in the next, and
outright impossible in another. And while SB785 is designed to close that gap, it's also
where the limits of the law are already beginning to show." "Allaire Conte is a senior advice
writer covering real estate and personal finance trends. She previously served as deputy
editor of home services at CNN Underscored Money and was a lead writer at Orchard,
where she simplified complex real estate topics for everyday readers. She holds an MFA in
Nonfiction Writing from Columbia University and a BFA in Writing, Literature, and
Publishing from Emerson College. When she’s not writing about homeownership hurdles
and housing market shifts, she’s biking around Brooklyn or baking cakes for her friends." So,
says about Conte's bio in brief linked here.

According to GAIO:

"A review of the Texas Manufactured Housing Association (TMHA) "Latest News" feed
reveals that even at the state level, there is no consumer-facing or comprehensive public
rollout of SB 785 akin to NAR’s analytical coverage."

"The lack of public educational campaigns on "enhanced preemption" by the
Manufactured Housing Institute (MHI) is not merely a passive "division of labor." Rather, it
aligns with a documented consolidation thesis advanced by industry analysts, university
researchers, and legal scholars."

Before peering more deeply into what GAIO had to say, it is appropriate that more detailed
insights from NAR's Conte be provided (see Part I).

This MHProNews MHVille facts-evidence-analysis (FEA) is underway.
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Part I. From Realtor.com by NAR writer Allaire Conte linked here and provided under fair

use guidelines for media. Where an ellipsis (...) is shown some content was edited out.
Yellow highlighting was added by MHProNews.

Texas Is Opening the Door to Cheaper Homes. Some Cities Are Barely Cracking It.
By Allaire Conte | August 29, 2026

When Millard’s Apple Park was platted in Nacogdoches, TX, in 2002, the 69-lot subdivision
was designed to accommodate both traditional houses and manufactured homes.
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But only two years later, the city stopped allowing new manufactured homes by right in its
residential districts. Homes already there could remain, but they became legally
nonconforming—limiting owners’ ability to replace or expand them.

It’s a common pattern across the state: 33% of cities don't explicitly allow manufactured
housing and an additional 11% subject it to a special permit or public hearing, according to
a recent analysis from the National Zoning Atlas.

Nacogdoches, for its part, understood the trade-off at the time. Its 2003 comprehensive
plan called manufactured housing “one of the most affordable means of entering into
homeownership,” but seemed to put more stock in the concerns from local residents about
its potential effect on neighboring property values.

Then, in early August, Nacogdoches reversed course.

The City Council unanimously created a new residential district where manufactured
homes are permitted by right—including all 69 lots of Millard’s Apple Park.

It was a win for affordability advocates, and especially for owners of the manufactured
houses that had been built before the laws changed.

“They don’t have to wait till it just completely falls apart to replace it,” Mike Neu, the city’s
executive director of development and infrastructure, told council members. “This gives
them options. They didn’t have that before.”

But Nacogdoches was not acting entirely by choice. Beginning on Sept. 1, a new state law
(Senate Bill 785) requires Texas municipalities with zoning to allow new HUD-code
manufactured homes by right in at least one residential district.

The change will require nearly 400 cities to update their codes to comply, according to an
estimate from the Texas Manufactured Housing Association—making Nacogdoches an
early glimpse at what could soon play out across the state.

Why Texas is betting on manufactured housing

The city offers a clear case for why state lawmakers are betting on manufactured housing
to deliver mass affordability.

... But buying [in Nacogdoches] remains badly mismatched with what local residents earn.

The median home was listed for about $325,500 in August, according to data from
Realtor.com®, while the median household income of $39,281 is roughly half of what
someone would need to qualify for a mortgage that size. As a result, fewer than 4in 10
households own their homes.
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Renting doesn’t offer residents much relief, either. City officials have described the rental
market as “tight,” while Realtor.com data shows the median asking rent reached $962 in
August—up 13% in three years.

Manufactured housing, meanwhile, could offer a much lower entry price. A new single-
section manufactured home sold for an average of $87,300 in 2025, while a multisection
home averaged $151,500.

Those figures exclude land and taxes, so they don't offer a perfect comparison to a site-
built home. But further research suggests that a new manufactured home installed on a
foundation can cost roughly 35% to 73% as much as comparable site-built construction.

Texas has already adopted manufactured housing at an enormous scale...The state
received 17,458 manufactured homes in 2025, more than 2.5 times the number sent to
second-place Florida.

But despite the clear need and demand for wider adoption, manufactured housing has run
headlong into a patchwork of local rules that can make them legal in one community,
discretionary in the next, and outright impossible in another.

And while SB785 is designed to close that gap, it's also where the limits of the law are
already beginning to show.

Cities can still keep the door mostly closed

While an earlier version of the legislation required cities to allow manufactured homes
across a “substantial area of land” and prohibited other regulations that directly or
indirectly amounted to a citywide ban, neither provision survived intact.

The final law requires only that the qualifying district apply to “an area of land," without
quantifying how much.

In Nacogdoches, city planners identified three areas that could potentially receive its new
R-3M manufactured-home zoning. But only Millard’s Apple Park was actually rezoned. For
the changes to span more widely, property owners would have to request the change
themselves.

“Theoretically, there could be no other property owners requesting a change to R-3M
beyond tonight,” Neu told council members in May.

That means Apple Park’s 69 lots could conceivably represent the full extent of the city’s
response—a drop in the bucket compared to the 1,300 units the city needs in the next five
years to adequately address demand.
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Bellmead, a small city outside Waco, offers an even sharper example. The city created a
new manufactured-housing district but requires a tract to contain 5 contiguous acres
before it can be rezoned into it.

For Amber Haliburton, that was the difference between building new housing on her
family's property or moving on.

“Because we have chosen a manufactured home, there is currently no clear or practical
path for us to move forward in Bellmead,” she told the City Council in February.

Haliburton also questioned why a rule ostensibly intended to open the city to
manufactured housing seemed better suited to developers assembling subdivisions than
someone trying to place a single home.

City staff acknowledged some of that tension. The new district, Community Development
director Fred Morris said, was intended to comply with state law and facilitate
development projects, “not to address individual residential lots.”

Bellmead eventually identified a 13.98-acre tract beside an existing manufactured-home
development as appropriate for the new zoning. But even that didn't automatically open
the land to manufactured homes. The city's own memo emphasized that the designation
“does NOT rezone the property.” Its owner still has to request the change.

The NZA analysis warned about that possibility before SB785 was passed. Researchers
recommended requiring cities to rezone in “good faith,” noting that a municipality could
otherwise satisfy the law with land unlikely ever to host a manufactured home.

All eyes will be on Texas

By September 2025, the Pew Charitable Trusts had identified nine states that had enacted
zoning reforms designed to expand manufactured housing. Some have gone further than
Texas, requiring qualifying manufactured homes across single-family residential zones
rather than guaranteeing them a foothold in only one district.

At the same time, Washington is attacking other pieces of the problem.

The bipartisan 21st Century Road to Housing Act, which became law in July, includes a
series of reforms intended to expand manufactured and modular housing. But it stops
short of overriding local zoning, leaving opponents with a powerful tool to continue to limit
where manufactured homes can be built.
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The resistance is rooted in part in an outdated stigma. Manufactured homes have long
been treated as a lesser form of homeownership—cheaper to buy, but also assumed to be
a worse investment.

The numbers tell a different story. Realtor.com research found that manufactured homes
sold with land appreciated 70.1% from 2019 to early 2026, compared with 58.6% for single-
family homes. Even manufactured homes sold without land appreciated 51.6%.

Part Il. From the input-inquiry to Google's Artificial Intelligence Overview (GAIO) linked here
was the following revised response. The full Q&A with linked and screen captured for
documented accuracy result is linked here. Note the term "enhanced preemption" is briefly
described here.

4 Al Overview

An analysis of the updated context confirms that the original
response was mistaken in its characterization of TMHA's active public rollouts and
missed the core systemic explanation for MHI's silence: the consolidation thesis.

Areview of the Texas Manufactured Housing Association (TMHA) "Latest News" feed
reveals that even at the state level, there is no consumer-facing or comprehensive public
rollout of SB 785 akin to NAR’s analytical coverage. Instead, the law is buried as a static
menu item ("SB 785") under an advocacy tab reserved for registered industry members.

The lack of public educational campaigns on "enhanced preemption" by the
Manufactured Housing Institute (MHI) is not merely a passive "division of labor." Rather, it
aligns with a documented consolidation thesis advanced by industry analysts, university
researchers, and legal scholars.

The Systemic Context: The MHI Consolidation Thesis

The lack of MHI advocacy for federal zoning preemption and chattel lending laws is viewed
by critics as a strategic choice that benefits dominant industry consolidators by
intentionally suppressing production.

1. Artificial High Placement Barriers Benefit Portfolio Owners

e The Legal Tool: The Manufactured Housing Improvement Act of 2000 (MHIA)
grants federal "enhanced preemption" to override exclusionary local zoning.
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The Posture: MHI has consistently refused to pursue litigation to enforce this
preemption, providing what critics call "lip service" advocacy.

The Consolidation Angle: Keeping placement barriers high limits the development
of new land and independent subdivisions. This directly protects the existing
portfolios of large, vertically integrated community operators (who are dominant
MHI members) by making space scarce and driving up the value of their existing
plots.

. Suppressed Chattel Lending Starves Independent Competitors

The Legal Tool: The Housing and Economic Recovery Act of 2008 (HERA) includes
a "Duty to Serve" (DTS) mandate requiring Fannie Mae and Freddie Mac to support
chattel (personal property) loans.

The Posture: Chattel buyers face an astronomical 65.6% loan denial rate and
inflated interest rates (averaging 9.24%), yet MHI has initiated no legal action
against federal regulators to enforce DTS.

The Consolidation Angle: Independent retail lots and smaller manufacturers
depend on competitive consumer financing to survive. By allowing the "financing
gap" to persist, MHI effectively starves smaller businesses of volume. Deep-
pocketed consolidators with captive finance companies step in to absorb the
market share, using the restricted supply to maintain higher profit margins.

. Suppressing Industry Image and Education Campaigns

Internal Resistance: Internal MHI documents and tipsters reveal that senior staff
actively derailed efforts to launch a national public relations campaignh modeled
after the RV industry's highly successful "GoRVing" initiative.

The Outcome: While RV production outpaced manufactured housing by 3.69 to 1
between 2001 and 2024, manufactured home production chronically
underperformed, leading to an estimated 6.1+ million "missing" homes relative to
late-1990s capacities. This underproduction ensures that demand heavily outstrips
supply, further favoring large consolidators who acquire distressed smaller assets.

. Alignment of Legal, Academic, and Anti-Trust Critiques

Legal and Academic Scrutiny: Legal analysis by Samuel Strommen (formerly of
Blackstone Law) and university-level research by Maris Jensen have independent
weight alongside trade watchdogs like MHProNews and MHARR. Their work



outlines how MHI functions primarily as a shield for its dominant, consolidating
members rather than as a traditional trade promotion group.

e Antitrust Action: These systemic failures have culminated in a sweeping national
class-action antitrust lawsuit involving 11 major industry defendants—eight of
whom are prominent MHI members.

If you want to look into this closer, would you like to:

 Review the specific legal arguments Samuel Strommen used to connect MHI's
inaction to antitrust violations?

¢ Deep-dive into the data regarding the "financing gap" and how captive lenders
profit from the lack of federal program implementation?

https://share.google/aimode/wWuesGNDI|2eSnRjY5

-- MHProNews screen captured and provided Google's share link to both the original and
revised response by GAIO here. --

Part lll.


https://share.google/aimode/wWuesGNDl2eSnRjY5
https://www.manufacturedhomepronews.com/wp-content/uploads/2025/10/Editorial-Disclosures-and-Publication-Insights-by-Manufactured-Home-Pro-News-MHProNews10.12.2025.pdf
https://www.manufacturedhomepronews.com/wp-content/uploads/2026/08/GAIO8.29.2026NARvsMHIvsTMHAonStateLevelPreemptionMHProNewsFEAcheck.pdf

