
 

Grok, time for a fresh facts-evidence-analysis (FEA) in response to the upload directly to 
you and: https://www.manufacturedhomepronews.com/wp-
content/uploads/2026/09/2PrePubAIchkAEI.HousingCenterPathwaysToMoreHousingLowe
rMinimumLotSizeMarriageKeyMessageShouldBeStarterHomesForFirstTimeBuyersVsZonin
gMechanicsMoreMHVillePotentialAndWoesFEA.pdf that PDF, both of which are the same 
document. I want you to answer the same questions using the same protocols as Gemini 
did. Do all the online checking needed and use plain text hyperlinks to support your 
findings 

 

 

Independent FEA: AEI Housing Center pathways, starter-home messaging, and 
MHVille constraints 

This check uses the pre-publication PDF you uploaded and the same file at 
https://www.manufacturedhomepronews.com/wp-
content/uploads/2026/09/2PrePubAIchkAEI.HousingCenterPathwaysToMoreHousingLowe
rMinimumLotSizeMarriageKeyMessageShouldBeStarterHomesForFirstTimeBuyersVsZonin
gMechanicsMoreMHVillePotentialAndWoesFEA.pdf 

Protocol: verify AEI claims against primary AEI / IFS pages; check shipment history against 
Census / IBTS / MHI tables already in the public record; separate facts, supported 
inference, and trade-association commentary. 

https://www.manufacturedhomepronews.com/wp-content/uploads/2026/09/2PrePubAIchkAEI.HousingCenterPathwaysToMoreHousingLowerMinimumLotSizeMarriageKeyMessageShouldBeStarterHomesForFirstTimeBuyersVsZoningMechanicsMoreMHVillePotentialAndWoesFEA.pdf
https://www.manufacturedhomepronews.com/wp-content/uploads/2026/09/2PrePubAIchkAEI.HousingCenterPathwaysToMoreHousingLowerMinimumLotSizeMarriageKeyMessageShouldBeStarterHomesForFirstTimeBuyersVsZoningMechanicsMoreMHVillePotentialAndWoesFEA.pdf
https://www.manufacturedhomepronews.com/wp-content/uploads/2026/09/2PrePubAIchkAEI.HousingCenterPathwaysToMoreHousingLowerMinimumLotSizeMarriageKeyMessageShouldBeStarterHomesForFirstTimeBuyersVsZoningMechanicsMoreMHVillePotentialAndWoesFEA.pdf
https://www.manufacturedhomepronews.com/wp-content/uploads/2026/09/2PrePubAIchkAEI.HousingCenterPathwaysToMoreHousingLowerMinimumLotSizeMarriageKeyMessageShouldBeStarterHomesForFirstTimeBuyersVsZoningMechanicsMoreMHVillePotentialAndWoesFEA.pdf


 

Executive summary 

The AEI Housing Center items cited in the draft are real and the key numbers check out. 

• Returning working-age marriage to 2000 levels is estimated to free about 1.08 
million already-built homes, about 18% of a national shortage, at roughly one 
home per 4.6 marriages. About 82% of those units are rentals near the 28th 
percentile of local rents. 
Source: https://ifstudies.org/report-brief/rings-to-roofs-part-i-one-million-homes-
through-marriage 

• Texas SB 15 opponents called 1,400 sq. ft. lots “tiny homes.” AEI’s Pinto, Dogan, and 
Barrilleaux show homes on 1,400–1,500 sq. ft. lots typically have 1,500–1,750 sq. 
ft. of living area and about 2.8 bedrooms. They estimate raising the floor from 1,400 
to 3,000 sq. ft. costs Texas about 250,000 homes over 10 years. 
Source: https://www.aei.org/commentary/do-small-lots-produce-tiny-homes-
countering-the-opposition-to-tx-sb-15s-1400-sq-ft-provision/ 

• AEI’s May 2026 zoning survey finds a 34% “persuadable middle.” The message that 
moves them is starter homes for first-time buyers and young families (+54 net), 
not “zoning mechanics.” 
Sources: https://www.aei.org/commentary/winning-the-persuadable-middle-what-
aeis-new-polling-means-for-the-starter-home-abundance-agenda/ 
https://www.aei.org/americans-support-practical-starter-home-reform/ 

Light-touch density (LTD) is AEI’s long-running supply recipe: moderately higher density 
(smaller lots, duplexes, townhomes, ADUs) while keeping neighborhood scale, without 
subsidies. See https://www.aei.org/research-products/report/housing-abundance-with-
light-touch-density/ and Houston/Seattle case studies. 

Edward Pinto’s manufactured-housing statement in the draft is authentic. It was given to 
MHProNews in 2021 and is still the cleanest public statement of his position: he supports 
private supply of entry-level housing, including manufactured housing; he wants 
government “out of the way”; he opposes subsidy and credit easing in a seller’s market 
because it capitalizes into price; he flags rent-seeking if GSEs/Ginnie ease MH credit 
without a supply response. 
https://www.manufacturedhomepronews.com/aei-housing-center-director-edward-j-
pinto-j-d-weighs-in-manufactured-homes-vs-subsidized-housing-exclusive-report-
analysis-plus-4-16-2021-manufactured-housing-market-stocks-recap/ 
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The draft’s industry underperformance claim is directionally correct. HUD-code 
shipments peaked near 373,000 in 1998 and were about 103,000 in 2024 — roughly 25–
30% of peak, not of “need.” 
https://www.census.gov/programs-surveys/mhs/data/latest-data.html 

The draft’s MHI vs. MHARR “starter home” word-count is a useful messaging 
observation, but it is a site-search snapshot on one date, not a full corpus study. Treat it 
as evidence of public-facing emphasis, not as proof of total organizational intent. 

 

Table 1 — AEI pathways (verified) 

Mechanism Finding 
Messaging / 
market effect 

Primary source 

Light-touch 
density 

Allow more 
than one unit 
per parcel or 
smaller single-
family lots; 
keep scale 
similar; no 
subsidy 
required 

Naturally 
occurring 
affordable 
supply 

https://www.aei.org/research-
products/report/housing-abundance-with-
light-touch-density/ 

Marriage 
recovery 
(“Rings to 
Roofs”) 

~1.08 million 
existing homes 
freed (~18% of 
shortage); 1 
home / 4.6 
marriages; 
82% rentals 
near 28th 
percentile 

Demand 
consolidation 
+ higher 
household 
buying power 

https://ifstudies.org/report-brief/rings-to-
roofs-part-i-one-million-homes-through-
marriage  

Lot-size 
reform (TX 
SB 15) 

1,400–1,500 
sq. ft. lots → 
1,500–1,750 
sq. ft. homes, 
~2.8 BR; 3,000 

“Starter 
homes for 
first-time 
buyers” beats 

https://www.aei.org/commentary/do-small-
lots-produce-tiny-homes-countering-the-
opposition-to-tx-sb-15s-1400-sq-ft-
provision/ 
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Mechanism Finding 
Messaging / 
market effect 

Primary source 

sq. ft. 
compromise ≈ 
250,000 fewer 
homes / 10 
years 

“zoning 
mechanics” 

Public 
opinion (May 
2026 survey) 

34% 
persuadable 
middle already 
backs core 
reforms 

Starter-home 
frame: +54 net 
among that 
group 

https://www.aei.org/commentary/winning-
the-persuadable-middle-what-aeis-new-
polling-means-for-the-starter-home-
abundance-agenda/ 

Caveat on SB 15 text: introduced versions used a 1,400 sq. ft. cap; the enacted / 
compromise floor discussed by AEI and contemporaneous coverage is 3,000 sq. ft. for 
qualifying large-city, unplatted 5+ acre single-family tracts. Houston’s earlier 1,400 
experiment is the empirical template AEI keeps citing. 
https://www.aei.org/research-products/report/texas-sb-15/ 

 

Table 2 — Trade-group messaging (as claimed vs. what can be independently said) 

Entity Stated role 

Draft’s 
public 
“starter 
home” 
count 

Independent check 

MHARR 

Independent 
producers; 
regulatory / 
preemption / 
DTS focus 

“A dozen” 
public 
articles 

Plausible given MHARR’s long use of entry-level / 
starter framing; I did not re-count every page on 
9.17.2026 

MHI 
Claims “all 
segments” 

Two 
public-
facing 
hits; some 

MHI consumer pages talk about entry-level / first-time 
buyers in product copy (single-section as “great entry-
level choice”) but do not run a high-volume public 
campaign titled “starter homes.” See 
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Entity Stated role 

Draft’s 
public 
“starter 
home” 
count 

Independent check 

member-
only posts 

https://www.manufacturedhousing.org/about-
manufactured-homes/home-types/ 

Fair reading: the draft is right that MHARR’s public archive leans harder on “starter 
home” language than MHI’s public homepage/news stream. That is messaging evidence. It 
does not by itself prove MHI “opposes” starter homes. MHI’s public product is more 
CrossMod / image / member economics reporting than AEI-style starter-home politics. 

Related MHProNews pieces the draft points to: 
https://www.manufacturedhomepronews.com/entry-level-22-duplex-pro-forma-for-
economical-manufactured-home-developing-manufactured-housing-institute-clayton-
homes-and-related-mhville-facts-evidence-analysis-fea-checks/ 
https://www.manufacturedhomepronews.com/revisiting-curt-hodgsons-push-for-
manufactured-home-sales-via-developments-can-under-500-monthly-be-achieved-yes-it-
can-plus-sunday-weekly-mhville-headlines-recap-facts-evidence-analysis/ 

 

Table 3 — MHVille constraints (facts vs. thesis) 

Constraint What is documented Impact 

Zoning / 
placement 

MHIA 2000 “enhanced preemption” exists 
in statute; HUD has not systematically 
pre-empted local lot-size and 
exclusionary rules that block HUD-code 
siting 

LTD-style small lots help site-
built and modular first; HUD-
code still often fenced out 
even when lots shrink 

Duty to Serve 
chattel 

HERA 2008 DTS includes manufactured 
housing; Fannie/Freddie chattel 
secondary market remains thin 

Higher rates, thinner buyer 
pool, less volume 

Credit easing 
without supply 

Pinto’s explicit warning 
Easier 30-year / GSE rates 
can bid up prices if 
placements stay blocked 

https://www.manufacturedhousing.org/about-manufactured-homes/home-types/
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Constraint What is documented Impact 

Consolidation 
vs. volume 

Shipments ~103k (2024) vs. ~373k (1998) 

Industry at ~28% of late-
1990s peak while U.S. 
population and housing need 
rose 

Messaging gap 
AEI: sell starter homes, not ordinance 
language 

MH can occupy that frame 
cheaper per sq. ft. than most 
site-built product — if it is 
allowed on the lot 

Shipment context: 2024 production/shipments recovered to about 103,000 from 89,000 in 
2023, still far below 1990s levels and still a single-digit share of single-family starts. 
https://www.census.gov/programs-surveys/mhs/data/latest-data.html 

 

Pinto, manufactured housing, and AEI’s silence on HUD Code in the LTD deck 

Two things can be true at once: 

1. Pinto is favorable to manufactured housing as private, unsubsidized entry-level 
supply. 

2. The main LTD reports still talk about ADUs, duplexes, townhomes, prefab, and 
small-lot SFD far more than they name HUD-code manufactured homes. 

That is not a contradiction in AEI’s framework. LTD is a land-use paper. HUD Code is a 
construction-code + placement + finance problem. AEI’s 100+ ADU hits in an LTD deck 
are consistent with “more units per parcel.” An ADU can be HUD Code; AEI does not 
specify that it should be. 

Pinto’s rent-seeking paragraph is the part the industry often skips. He is not anti-MH 
finance in principle. He is anti-credit easing into a constrained-supply market, because 
the surplus goes to sellers and existing owners, not new buyers. That is the same logic he 
uses against other demand-side housing bills. 

 

Does “starter homes for first-time buyers” beat “zoning mechanics”? 

Yes, in AEI’s own poll. Among the persuadable middle: 

• Starter homes / first-time buyers / young families: +54 

https://www.census.gov/programs-surveys/mhs/data/latest-data.html


• Bidding wars / rents: +46 

• Gradual small-scale change, not high-rises: +45 

• Zoning / smaller lots reduce land cost: +27 

That is the draft’s core messaging claim, and it is sourced. 
https://www.aei.org/research-products/report/part-4-findings-from-the-aei-housing-
center-may-2026-zoning-and-land-use-flexibility-survey-2/ 

Implication for MHVille: if the winning public sentence is “family-sized starter homes for 
first-time buyers,” then duplex-style HUD-code product on small lots is a better public 
argument than “enhanced preemption §604(d)” — even if preemption is the legal tool that 
makes the product legal to place. 

 

Marriage as housing policy 

“Rings to Roofs” is not a substitute for building. It is a household-formation estimate: 
more pairing reduces the number of occupied dwellings needed and upgrades some paired 
households into buyers. AEI/IFS are explicit that legalizing starter homes is still “the single 
most important action local governments can take.” Marriage is a parallel, unsubsidized 
demand-side change. 
https://ifstudies.org/blog/rings-to-roofs-how-a-marriage-recovery-would-reduce-the-
housing-shortage 

Do not treat 1.08 million as homes that appear next year. The paper annualizes the 24-year 
gap at about 44,800 homes per year if the marriage rate closed on the same timetable it 
opened. 

 

Synthesis (where I agree with the draft, and where I would tighten it) 

Agree 

• AEI’s LTD + small-lot + starter-home frame is internally consistent and empirically 
supported in Houston, Seattle, and the Texas SB 15 commentary. 

• “Starter homes for first-time buyers” is the better public message than ordinance 
jargon. 

• HUD-code manufactured housing is an obvious physical match for that message 
and is still running at a fraction of 1990s volume. 

https://www.aei.org/research-products/report/part-4-findings-from-the-aei-housing-center-may-2026-zoning-and-land-use-flexibility-survey-2/
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• Pinto supports MH as supply, not as a credit-subsidy vehicle. 

• Unenforced preemption and thin chattel DTS are real bottlenecks; they are not AEI’s 
main research objects, which is why LTD PDFs barely say “manufactured home.” 

Tighten 

• Do not over-read the MHI/MHARR keyword counts as a complete theory of industry 
failure. They are one indicator of public messaging. 

• Do not imply AEI “endorsed” a manufactured-housing legislative package. They 
endorsed small lots and starter homes. HUD Code has to win the placement fight 
separately. 

• The “5 to 8 million unit gap” is a range used widely (including by Pinto in Senate 
testimony). It is an estimate, not a Census count. 

• SB 15’s 250,000-home cost is an AEI estimate of a legislative compromise, not an 
observed 10-year outcome. 

Bottom line 

The draft’s thesis holds after source checks: AEI has handed housing advocates a high-
support slogan — starter homes for first-time buyers — and a land-use mechanism — 
smaller lots / LTD. Manufactured housing is well positioned on cost and size to fill that 
slogan. It is poorly positioned on local placement law, chattel finance, and trade-group 
public messaging. Until those three move, LTD will mostly produce site-built townhomes 
and ADUs, and MHVille will keep leaving the starter-home market it is built to serve. 

Supporting MHProNews context already in the draft: 
https://www.manufacturedhomepronews.com/ten-examples-of-manufactured-housing-
institute-mhi-leadership-failures-and-flubs-in-the-21st-century-will-mhi-leaders-
challenge-any-of-this-record-of-facts-and-evidence-publicly-fea/ 

 
https://www.manufacturedhomepronews.com/gemini-on-the-8-million-unit-gap-how-a-
man-made-decline-in-manufactured-housing-fueled-americas-affordable-housing-crisis-
unique-artificial-intelligence-look-at-mhville-performance-f/ 

 

Sources 

Thinking about your request 
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Reading the housing policy document 

Verifying housing policy claims 

Searched web 

AEI Housing Center Light Touch Density LTD report 

10 

Housing Abundance with Light-Touch Density | American Enterprise Institute - AEI 

#### Housing Abundance with Light-Touch Density # Housing Abundance with Light-Touch 
Density Tobias… 

 

Aei 

 

AEI - American Enterprise Institute Does Building Light- Touch Density Housing Lower 
Single-Family… 

 

Aei 

Light Touch Density: City of Houston Case Study | American Enterprise Institute - AEI 

#### Light Touch Density: City of Houston Case Study # Light Touch Density: City of 
Houston Case… 

 

Aei 

Expanding Housing Supply with Light-Touch Density: City of Seattle Case Study | American 
Enterprise Institute - AEI 

#### Expanding Housing Supply with Light-Touch Density: City of Seattle Case Study 
Report Economics… 

 

Aei 

Light-touch Density in the Minneapolis Metro and Minnesota | American Enterprise 
Institute - AEI 
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Edward Pinto on the US Housing Market | American Enterprise Institute - AEI 

# Edward Pinto on the US Housing Market Banter: Episode 452 June 28, 2022 #### 
Description Edward… 

 

Aei 

Edward Pinto 

Edward J. Pinto is a resident fellow and the director of the AEI Housing Center at the 
American… 
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Housing production in 2024 was 103,314 units, recovering somewhat from the drop seen in 
2023, and… 
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Dollar General (DG) Manufactured Housing Investor Alert. Manufactured Home Shipments 
1981-2024. Manufactured Housing Institute-Apparent 'Professional Housing Consultant' 
Failure Metrics-FEA 

In October 2025, per MHI , the percentage of units that were “destination pending” totaled 
0.3%.… 
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MANUFACTURED HOME SHIPMENTS IN CONTEXT MH Performance Snapshot 13.1% 
Shipments as a share of new… 
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MANUFACTURED HOME SHIPMENTS IN CONTEXT MH Performance Snapshot 13.1% 
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Building a Manufactured Home - MHI 

Skip to content ## Building a Manufactured Home Today's manufactured homes are built 
with the same… 
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Manufactured housing is one of the most affordable options for Americans to achieve the 
American… 
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# Factory-Built Homes - MHI Skip to content # Factory-Built Homes There are factory-built 
homes for… 
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AEI State Housing Supply Legislative Update | American Enterprise Institute - AEI 

**2026:** the year of **“Starter Homes”** and **“Small Lot, Small Lot, Small Lot.” ** To 
date… 
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Legislature Approves $11.25 Billion Affordable Housing Bond | Senator Jesse Arreguin 

Press Release # Legislature Approves $11.25 Billion Affordable Housing Bond June 25, 
2026… 

 

Sd07.senate.ca 

There are bills in 20 state legislatures having total or partial alignment with the AEI Housing 
Center’s Playbooks. Together, these bills could add a total of 271,000 extra homes per year 
if enacted, writes AEI’s Edward J. Pinto. https://www.aei.org/research-products/report/aei-
state-housing-supply-legislative-update/ 

Author: American Enterprise Institute (@AEI) Posted: 2026-03-05 17:45:07 UTC Language: 
en (0.35) ##… 
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CA Legislative Leaders Deliver on Promise to Keep California Affordable by Securing 
Passage of Historic $11.25 Billion Veteran and Affordable Housing Bond | Senator Dave 
Cortese 

# CA Legislative Leaders Deliver on Promise to Keep California Affordable by Securing 
Passage of… 
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California Legislature passes $11.25B housing bond, voters have final say | Just The News 
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## Follow Us # California Legislature passes $11.25B housing bond, voters have final say 
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Fortune-AEI’s Pinto-21st Century ROAD to Housing Act is ‘Effectively ROAD to Killing 
Billions in Investments’ Likely to Shrink Housing Supply. Beyond MHARR-Dozens of Groups 
Oppose Bill. FEA 

Ed Pinto, director of the American Enterprise Institute’s (AEI) Housing Center and former 
chief… 
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AEI Housing Center Director Edward J Pinto, J.D., Weighs in - Manufactured Homes vs 
Subsidized Housing - Exclusive Report, Analysis, plus 4.16.2021 Manufactured Housing 
Stock Updates 

*https://www.manufacturedhomepronews.com/american-housing-center-shock-
congressional-testimony-fact-… 
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Case #1.23-cv-06715 Filed 01.26.26 Judge Franklin U. Valderrama SECOND AMENDED 
CONSOLIDATED CLASS ACTION COMPLAINT. 'Murex Settled-Includes Cooperation 
Provision-Information-Documents'-FEA 

1) Within the Denton–Lewisville Regional Market, the Manufactured Home Defendants and 
their Unnamed… 
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U.S. Senator on Homes of America-The BoaVida Group-Legacy Communities-Patriot 
Holdings-Philips International-Sun Communities. ‘Corp Ownership Surges-Residents Have 
Few or No Options.’ ROAD. FEA 

That update on the ROAD to Housing Act sets a useful backdrop and richer context to the 
other… 
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