
 

 

 



Applying the requested Facts-Evidence-Analysis (FEA) protocols, here is the verified 
breakdown of your observations, contrasting the referenced industry data, historical 
patterns, and recent 2026 legislative records. 

 

      Modular Housing Stats & Production Realities 

Your skepticism regarding the "~3 percent" modular stat is well-founded when parsing 
absolute production numbers vs. market share. 

• The ~3% Figure: In the provided Norada Real Estate Investments analysis, the 3% 
figure specifically refers to the overall market share of new single-family homes 
that are modular. It does not mean 3,000 homes. 

• The Tom Hardiman / MHBA Data: Your recollection of Tom Hardiman (Executive 
Director of the Modular Home Builders Association - MHBA) is accurate. In industry 
reporting, U.S. modular housing production has historically hovered around 20,000 
to 25,000 units annually. [1, 2, 3] 

Given that total U.S. single-family housing starts typically range between 900,000 and 1.1 
million annually, 25,000 modular units represents roughly 2.3% to 2.7% of the market. 
Therefore, the 3% stat in the report is a rounded market-share percentage, which perfectly 
aligns with Hardiman's production figures of ~20k–25k units. 

 

        Tiny House Statistics & Janet Thome's Advocacy 

Your impression of the tiny house sector and the advocacy work of Janet Thome is fully 
supported by the published record. [1] 

┌───────────────────────────────────────────────────────────────────────────┐ 

│                      TINY HOUSE INDUSTRY REALITIES                        │ 

├──────────────────────────────┬────────────────────────────────────────────
┤ 

│ Total U.S. Installed Base    │ ~10,000 total residential units    │ 

├──────────────────────────────┼────────────────────────────────────────────
┤ 

│ Annual Production Estimates  │ Under 10,000 units (frequently ~7,000)     │ 

https://www.noradarealestate.com/
https://www.modularhome.org/
https://www.manufacturedhomepronews.com/historic-high-court-ruling-on-modular-home-case-touted-by-modular-home-builders-association-mhba-tom-hardiman/
https://www.modularhome.org/industry-news/
https://www.mesocore.com/blog/modular-home-manufacturing-statistics
https://downloads.regulations.gov/EERE-2026-BT-BC-0034-0032/attachment_2.pdf


├──────────────────────────────┼────────────────────────────────────────────
┤ 

│ Primary Regulatory Obstacle  │ Zoning codes & International Code Council  │ 

│                              │ (ICC) standardization detours│ 

└──────────────────────────────┴────────────────────────────────────────────┘ 

• Production Volume: Total residential tiny homes nationwide sit at a tiny niche of 
roughly 10,000 total units, making your estimation of annual completions being 
under 10k (and a previous 7k estimate) highly accurate. 

• Janet Thome & Tiny House Alliance USA: On the Tiny House Alliance USA 
platform, Thome's multi-year battle with regulators is thoroughly documented. Her 
work focuses on navigating the International Code Council (ICC) code cycles (like 
Appendix Q/BB) to establish legitimate building pathways for tiny houses—
especially movable tiny houses on wheels (THOWs). [1] 

• The Evidence: Recent evidence from 2026 shows Thome directly fighting what she 
describes as the "bureaucracy hijacking" of the movement. She has explicitly 
critiqued the ICC 1215 standard for subordinating tiny homes under an arbitrary 
"Small Residential Unit" category, which strips tiny houses on wheels of their 
vehicle-compliance pathways and complicates factory production. [1, 2] 

 

     Evolution of the "Regulatory State" & Zoning 

Your historical overview of U.S. land-use regulation is historically precise and well-
supported by legal scholarship. 

• The Late 19th Century vs. 20th Century: Prior to the 1910s, building regulations 
were light and focused almost exclusively on basic structural safety, fire prevention, 
and health nuisances in dense cities. Comprehensive zoning—laws dictating what 
can be built where—did not exist. 

• The Growth of Single-Family Zoning: Single-family zoning was pioneered in 
Berkeley, California, in 1916. It spread rapidly following the Commerce 
Department's 1924 Standardized State Zoning Enabling Act (SZEA) and was codified 
nationally by the landmark 1926 Supreme Court case Euclid v. Ambler. In that 
ruling, the court infamously called apartment buildings "parasites" on single-family 
zones. 

https://www.tinyhouseallianceusa.org/
https://www.iccsafe.org/
https://downloads.regulations.gov/EERE-2026-BT-BC-0034-0032/attachment_2.pdf
https://www.tinyhouseallianceusa.org/tiny-house-code-turned-down-at-icc-for-3rd-time/
https://www.tinyhouseallianceusa.org/icc-1215-tiny-houses-vs-small-residential-unit-detour/


• The Founders' Intent: This degree of local obstruction was entirely alien to the 
Founders of the American Republic. Early American property law operated primarily 
under common-law nuisance doctrines; the concept of a municipal government 
banning a citizen from building a home on their own land based on arbitrary 
minimum-square-footage or single-use mandates did not emerge until well into the 
20th century. [1, 2, 3, 4, 5, 6, 7] 

 

   The 21st Century ROAD to Housing Act (P.L. 119-101) 

Your assessment that the 21st Century ROAD to Housing Act acts "at the margins" rather 
than as a total solution is completely supported by legislative and journalistic analysis. 

The law passed with massive bipartisan hype in July 2026. However, updates published on 
MHProNews reveal critical flaws exposed by the Congressional Research Service (CRS): 

1. Zero Initial Funding: The CRS explicitly noted that P.L. 119-101 does not 
appropriate funding to implement any section. Most of its grand programs are 
temporary frameworks with sunset dates that rely entirely on future discretionary 
appropriations from Congress. 

2. Implementation Gaps: Because it lacks mandatory funding, federal agencies (like a 
hollowed-out HUD) have wide discretion on whether to even establish the 
authorized grant programs. 

3. National Urban League's Pivot: The statement you cited from the National Urban 
League (published October 2, 2026) commends the bipartisan passage but 
immediately shifts to urging Congress to build an actual comprehensive housing 
agenda. This public framing proves that stakeholders recognize the Act as an 
incomplete skeletal framework that requires subsequent legislative battles to ever 
become effective. 

4. Manufactured Housing Conflict: While the Act did successfully remove the 
"permanent chassis" requirement to aid modular/manufactured efficiency, 
publications like Shelterforce noted that the law explicitly exempted the 
manufactured housing industry from its ban on large institutional investors. 
This loop-hole leaves manufactured housing communities highly exposed to private 
equity consolidation, compounding the skepticism raised in your analysis. [1] 

Given how the 21st Century ROAD to Housing Act leaves programs unfunded, would you 
like to explore: 

https://www.americanbar.org/groups/real_property_trust_estate/resources/probate-property/2026-july-august/birth-of-zoning-in-america/
https://www.cnn.com/2023/08/05/business/single-family-zoning-laws
https://www.cil.org/tools-resources/the-impact-of-single-family-zoning
https://uwba.org/blog/the-history-and-future-of-single-family-zoning/
https://manhattan.institute/article/a-brief-history-of-zoning-in-america-and-why-we-need-a-more-flexible-approach
https://terramoor.com/a-brief-history-of-american-zoning/
https://archive.strongtowns.org/journal/2023/10/18/early-zoning-and-the-war-on-multifamily-housing
https://www.manufacturedhomepronews.com/
https://nul.org/
https://nul.org/
https://shelterforce.org/
https://nul.org/news/national-urban-league-urges-congress-build-bipartisan-21st-century-road-housing-act


• How the institutional investor exemption specifically impacts local manufactured 
home communities? 

• The specific HUD rulemaking timelines required to activate the removable chassis 
provisions? 

• How recent state-level "Light Touch Density" laws are bypassing federal 
bottlenecks? 

 



 

 



 

 

 



 

 


