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Introduction

Reminiscent of the economic downturn from 2007 to 2010, U.S. housing market had
indeed weathered a great deal of trepidation and uncertainties. The economic and
housing market recoveries set in motion by the Obama administration in the early 2010
decade, had continued beyond 2015. Notwithstanding that real estate functions in a
cycle, both seasonally and over several years, the recoveries since 2015 had been
witnessing continued and increasing economic growth in terms of increasing gross
domestic product (GDP), job growth, wage growth, heightened optimism and
confidence, and low unemployment rates. Other indicators of a prolonged healthy
economy and positive housing market include, low home inventories, low single family
and multi-family vacancies, rising home prices, as well as rising housing permits and
starts. The recoveries were also supported by protracted periods of low interest rates,
low inflation rates, and other market stabilizing policies of President Obama
administration. Such policies include, quantitative easing (QE) by the Federal Reserve
Bank’s Federal Open Market Committee (FOMC); Home Affordable Refinance Program
(HARP) that was the administration’s major anti-foreclosure program; and other
financial regulatory policies. Quantitative easing instrument is the monetary policy of
increasing the size of the Fed’s balance sheet, as a result of efforts to combat the
financial crisis and support for the subsequent recovery from a very deep recession
(Bostic, 2019, p.1).

The above actions and conditions helped the economy and real estate market to
maintain an overall positive trend beyond 2015. Beyond 2015, U.S has been also
witnessing “high-pressure economy” or “hot-economy,” under President Trump. The
current hot economy has been helping even the disadvantaged workers to secure jobs,
creating very low overall national unemployment rates. A high-pressure economy is a
type of economy that pushes the unemployment rate below what is considered a natural
or sustainable long-term rate (Federal Reserve Bank of Atlanta (2019). For example,
U.S. economy added 3.0 million jobs in 2014; 2.7 million in 2015; 2.6 million in 2018,
and 312,000 new jobs just in December, 2018 alone; coupled with 3.6 percent increase
in wages, as well as 3.9 percent unemployment rate in 2018. In 2018, the job creations
were mainly in healthcare services, manufacturing, and construction (CNN December
2018 Job Report, January 4, 2019). The Federal Reserve Bank of Atlanta (2019, p. 1)
reported that, Hotchkiss and Robert Moore of Georgia State University in their research,
indeed found that disadvantaged workers, including African Americans, on the average
benefitted most from the high-pressure periods.

The end of 2016 witnessed a major political upset in U.S. election history, when Donald
Trump was elected President; and with his deliberate policy changes in 2017, created
social and political uncertainties and instabilities in the country and abroad (Devon
Thorsby, 2017). Thus, President Trump’s policy changes are relatively leading U.S into
a new curve of economic cycle, real estate market, and homeownership. For example,
Trump’s policy changes include: doctrine of U.S. looking inwards; trade wars with
China, Canada, and Mexico; federal government shutdown over who should pay for the
boarder wall with Mexico; and also the uncertainty that exists among U.S. European
allies about Trump’s foreign policy directions. The aforementioned changes would
likely affect overall U.S. economy, international investors, and real estate business.



Although evidence from poll results in the early 2017 showed about half of Americans
did not approve President Trump’s Administration, nonetheless, their behaviors indicate
that they have confidence in the Administration’s handling of the economy (John Green,
2018, p. 6). For example, in early 2017 according to Green, corporate America had
confidence in the economic climate and direction in which the country was heading in
terms of increasing economic investments that also rippled through the mid-cap and
small business segments. The question is whether the positive confidence and
sentiment in the administration’s handling of the economy will persist in the future,
including its obvious positive influence on housing market. The expectations stem from
the fact that positive expectations for the economy often translate into positive
expectations for the housing industry, and vice versa.

Purpose of Study

The study presents U.S. housing market realities in the post 2015 recoveries, as well as
the predictions for future housing market based on the prevailing economic situation
and performance. How these realities and predictions are, especially impacted by
current Trump Administration’s economic, political, and social policies are also analyzed
and presented. The question is whether the prevailing economic growth will continue
into the future, because past experiences had shown that recession mostly followed
continued economic growth during which disadvantaged workers suffered most, due to
pains of job and pay losses and inability meeting financial obligations, including
mortgage payments and the eventual home foreclosures. Thus, is the present high-
pressure economy and its low unemployment rates enough to offset the worst
outcomes, especially for the disadvantaged workers from the past economic
downturns?

The market impacts of high-pressure economy is one of many monetary policy
considerations of FOMC. A major consideration is whether loose monetary policy by
the Fed that could prolong a supercharged labor market could spark inflation and inflate
financial bubbles (Federal Reserve Bank of Atlanta, 2019, p. 2). Low unemployment is
desirable, but keeping it low could ultimately harm many people economically, as
witnessed in 2007 when the bubble busted. This may even prompt the Fed to embark
on the monetary policy of “quantitative tightening” (opposite of quantitative easing) to
rundown the size of the Fed’s bloated balance sheet that might cause unanticipated and
unwarranted tightening of monetary conditions (Raphael Bostic, 2019). Often the Fed
meticulously watches the “Phillips Curve” (Figures 1 and 2 below) for appropriate trade-
off as a policy choice between rate of unemployment and rate of inflation, which is not
always a simple market-clearing process as hypothesized (Sen; Sonali; and Pettinger,
no dates).

The nation’s economy is in a high-pressure period, especially when unemployment rate
has been below the natural unemployment level estimated by the Congressional
Budget Office (CBO), like it has been below 3.9 percent since late 2018. Part of FOMC
conversations has been the debate of whether to extend high-pressure periods.
Although there is no universally accepted definition of where natural rate of
unemployment is on the Phillips Curve, nonetheless, the natural rate of unemployment
is generally defined as the level that is sustainable and does not lead to high inflation



(Atlanta Fed, 2019, p. 2). For this study, several proximate variables were analyzed to
support the prevailing housing market realities in the country, especially since 2015; and
also to help predict future housing market performance in ever changing national
economy. Finally, some policy suggestions and recommendations, as well as possible
solutions are proffered for a healthy U.S economy and housing market.

Theoretical Framework for the Study

The term real estate means real or physical property, which includes land, buildings,
and air rights above the land and underground rights below the land. Real estate types
include: residential, commercial, and industrial aspects, and land that includes vacant
land, working farm, and ranches (Amadeo, 2018). According to Amadeo, real estate
also refers to producing, buying, and selling real estate as defined above, which affects
U.S economy by being a critical driver of economic growth. Moreover, the realtors are
professional real estate agents, who assist homeowners, businesses, and investors;
and they could be sellers’ or buyers’ agents.

The health of housing industry is key to the overall state of U.S economy, and with the
right policies in place, housing stands poised to serve as an engine of job growth.
According to Robert Dietz, National Association of Home Builders (NAHB) economist,
who testified in 2014 before the Senate Banking Committee’s Subcommittee on
Economic Policy during a hearing examining the drivers of job creation, home building
and remodeling have generated 274,000 jobs over the past two and half years (NAHB,
2018). Housing expansion provides direct economic benefits that includes providing the
momentum behind an economic recovery, because home building and associated
businesses employ such a wide range of workers. In effect, employment from new
home construction and remodeling has a wide ripple or multiplier effect on the overall
economy. Moreover, the construction of new buildings is a component of gross
domestic product (GDP), which includes residential, commercial, and industrial
buildings. For example, in 2017, it contributed $1.03 trillion or 7 percent of the U.S
economy (Amadeo, 2018, p. 3). The contributions to GDP notwithstanding, the 2008
economic and housing predicaments were precipitated by the housing bubble that
busted.

Different government administrations in the country have had different policies on the
economy and housing market over time, for example, the regulatory policies of Obama,
the immediate past President from 2009 to 2016, and the deregulatory policies of
Trump, his successor, from 2017 to the present. Their policy differences have
impacted, in one way or another, the economy and housing market from early 2010
through 2015 recoveries and beyond. For example, Obama’s Administration used
some programs and financial regulatory measures to speed up recovery in the
lackluster U.S economy and housing market. Such programs included, among others,
the Home Affordable Refinance Program (HARP), which was the Administration’s major
anti-foreclosure program to help underwater U.S homeowners to refinance their homes.
This centerpiece of Obama Administration’s economic policy was announced early
2009, which promised to give money to banks to help modify between three and four
million mortgages (The Daily Beast, 2012). According to the Daily Beast, underwater
homes are those that are less valuable than the outstanding mortgages. The



foreclosure—prevention program was to provide relief to borrowers who might otherwise
be unable to refinance due to house price decline (Huffington Post, 2012). Refinancing
an existing mortgage is a way for one to get a new mortgage with terms that work better
for them, especially to get some relief. In reality, according to Huffington Post, by May
2012 more than 1.3 million borrowers had been helped by the foreclosure prevention
program. The Daily Beast (2012), also noted that HARP was the best cure for the
approximately 10.8 million or 22.3 percent of all mortgage borrowers that were
underwater (with a combined $689 billion in negative equity). The main reason for the
surge in 2012 was that some rules were eased, for example, the removal of loan-to-
value ratios on eligible loans that raised the debt limit at which such homeowners can
obtain a new mortgage; some fees were waived or lowered on HARP by major lenders
such as Bank of America and Wells Fargo; and lenders were given a break from the
required warranties they sign when they originate certain loans. Even the Program’s life
was extended from December 31, 2012 to December 31, 2013 for borrowers to take
advantage of low mortgage interest rates, which were a deliberate part of Fed’s actions
to stimulate the economy (Elmer, 2012; Huffington Post, 2012; The Daily Beast, 2012).

The Federal Reserve System is the Central Bank of the United States, and through its
Chairman of the Board, the Fed is mandated to promote the goals of maximum
employment, stable prices, and moderate long-term interest rates in the U.S economy.
The path towards the above objectives are closely monitored. During the Obama
Administration, Janet Yen was the Chairman, and was replaced on February 5, 2018,
by Jerome Power who was nominated by President Trump in November 2017. The
Fed, through its Federal Open Market Committee (FOMC), determines near-term
monetary policy at its meetings, with such monetary tools as the federal funds rate, the
discount rates, and the buying and selling of government securities (INVESTOPEDIA,
2018). According to INVESTOPEDIA (p. 4):

Federal Funds Rate: Is the interest rate at which member depositing institutions lend
each other money held at the Fed overnight. It is the key interest rate for the U.S
economy, because it is the base rate that determines the level for all other interest
rates. A higher federal funds rate makes it more expensive to borrow money; and
FOMC has kept the Federal funds rate close to zero since 2008 financial crises to
increase the monetary supply and help achieve the Fed’s official mandate. It is
noteworthy that the rate is based on job growth and the overall health of the economy.

The Discount Rate: Is the interest rate charged to banks that receive loans from
regional Federal Reserve Banks. It is known as the discount window, and there are
three types: primary credit, secondary credit, and seasonal credit. The Fed is
comprised of 12 Federal Reserve banks located in regions/districts around the United
States by number and Reserve Bank city: 1. Boston 2. New York 3. Philadelphia 4.
Cleveland 5. Richmond 6. Atlanta 7. Chicago 8. St. Louis 9. Minneapolis 10. Kansas
City 11. Dallas and 12.San Francisco.

Quantitative Easing: The FOMC also buys and sells government treasuries to increase
or decrease the monetary supply as necessary. In fact, the Fed undertook the largest
economic stimulus in history during the 2008 financial crisis by buying massive amounts
of U.S treasury’s and mortgage-backed securities (MBS). The program called



quantitative easing (QE) added around $3.5 trillion to the Fed’s sheet, although this
controversial program ended in 2014 after three large rounds of bond buying.

Since the financial crisis of late 2000 decade, the Fed had performed marvelously in
maintaining its responsibility of low interest rates, low inflation rates, and low
unemployment rates and increased civilian payrolls, all to prop up the fledgling national
economy. These low rates had over time positively impacted the growth rate of real
gross domestic product (GDP), which is a key indicator of economic activity, as well as
a key metric of the pace of economic activity in the country. The indicator is measured
by U.S Bureau of Economic Analysis (BEA), which helps in the economic projections of
Federal Reserve Board members and Bank Presidents during their Federal Open
Market Committee (FOMC) meetings (Federal Reserve Bank of Atlanta, 2019). The
aim of FOMC is to bring the economy to be able to stand on its own without much
support or accommodation from monetary policy, using the federal funds rate, discount
rate and quantitative easing. Thus, the Committee is always striving to achieve a
neutral monetary stance that is neither providing accommodation nor being restrictive
and attempting to actively slow the economy (Bostic, 2019). By this time the economy
is almost in a “Goldilocks” mode.

Unemployment rate gauges joblessness and the economy’s growth rate. It is also a
lagging indicator that measures the effect of economic events, such as a recession.
Unemployment rate is a powerful confirmation of what the other indicators are already
showing, for example, if other indicators show an expanding economy, and
unemployment declining, then for sure, businesses are confident enough to start hiring
(Amadeo, 2018). Unemployment rate is also a critical component of the misery index,
while the other component is inflation rate. According to Amadeo (2018), when the
misery index is higher than 10 percent, it means that people are either suffering from
recession, galloping inflation, or both. On the other hand, low unemployment rates and
wage increases inevitably trigger-off increases in personal consumption expenditures in
such activities as housing, which includes home construction and remodeling, mortgage
originations, home ownership rates, low housing inventories, and low foreclosures.
Although low unemployment rates and increasing incomes are desirable, but if the
increases are not carefully managed, they may result in hot housing markets with high
interest rates, high inflation rates, and high housing and rental housing costs; and many
households may be priced out of the housing market.

Low inflation rates and low interest rates go together, and they often result in low
mortgage interest rates and low number of existing homes that are available for sale in
the market. These give homebuilders the sentiment, confidence, and long view of
potential demand, signaling that they may now start building more speculative homes.
Speculative homes are homes without a current buyer, and they are built because
demand is strong. Speculative home construction was a common practice during the
pre-2007 housing boom (Greene, 2018). Homebuilding generates a substantial local
economic activity, such as jobs and new incomes for the local residents, and also
additional revenues for local governments. In any given economy, construction activity
has ripple impact that occurs when income earned from the activity is spent and
recycled in the local economy. The economic effects also include the ongoing impacts
that result from new homes becoming occupied by residents who pay taxes and buy



locally produced goods and services (National Association of Home Builders, 2015, p.
1). According to NAHB, local taxes include: business property taxes; residential
property taxes; general sales taxes, especially in construction materials; specific excise
taxes; income taxes; license taxes; and other taxes.

The Study Area

The focus of study is U.S, including its economic and housing market performances
during the study years. The U.S housing market and economy are analyzed, especially
from mid-2010 decade to the present, as it emerged fully from the daunting crisis of late
2000 decade. The realities are presented with predictions for the future, based on the
prevailing economic and political conditions.

Methodology of Study

The study is both explanatory and longitudinal in approach. Since the mid-2010
decade, U.S economy had been in the Expansion Phase of business cycle, with the
attendant bull market, reflecting investors’ and consumers’ attitudes and responses to
the prevailing favorable economic and political conditions. The gross domestic product
(GDP) has been growing as well as the asset class, such as stocks, bond, gold, and
housing; and also increasing investor and consumer confidence. The lagging economic
indicators that follow economic events of expansion and recovery are analyzed, such as
unemployment and wage rates. While watching for predictions, the other variables that
are analyzed, which are the leading economic indicators that precede the
aforementioned economic events, include durable goods order, market interest rates,
inflation rates, mortgage interest rates, home prices, mortgage originations, housing
permits and starts, etc. The leading economic indicators are always the first data point
in an economic cycle, which predict the next phase of business cycle. The lagging and
leading economic indicators undoubtedly predict the health of businesses and housing
market, and by implication, the overall U.S economy.

Several proximate variables mentioned above are fleshed out and analyzed to support
the prevailing housing market realities, as well as for the said predictions. Such socio-
economic variables include, among others, Mortgage Interest Rates, especially Fixed-
Rate Mortgage Rates; Mortgage Originations; Business Inflation Rates; Unemployment
Rates; Gross Domestic Product (GDP); Home Prices; Homeownership Rates; Housing
Contributions to GDP; Home Building and Remodeling Impacts on the Economy;
Housing Inventories; Housing Permits and Starts; and Housing Vacancy Rates. The
political conditions and economic policies during the study period are also analyzed, as
they affect the overall national economy and housing market conditions.

Discussions
U.S Housing Market Realities since Mid-2010 Decade

The economic and housing market recoveries set in motion in the early 2010 by the
Obama administration had continued into the Trump administration that started in 2017;
and the recoveries were made possible by the administrations’ deliberate monetary and
fiscal policies. The current U.S economy is witnessing the longest business growth
cycle since 2015, which has been supported by long-term low and moderate inflation



rates, mortgage interest rates, and unemployment rates, with attendant increases in
employment, wages and house prices. Overall, consumers and real-estate participants
have been given the optimism and confidence from the positive job picture, wage
growth, and investment and profit growths. Thus, the previous resistance to housing
development due to nightmares and problems caused by home foreclosures of previous
years has slowed down. The intense pressures to build have been on some states and
cities facing outrageous housing shortages, low inventories, and sky-rocketing rental
prices, such as Florida, Boston, San Diego, Houston, Miami, Seattle, Bay Area, and the
rest of over-heated California (Mutikani, 2018). Home prices had been on the increase
since 2000, except during the Recession years from 2007 to 2009; and inflation and
unemployment rates had been kept low during the years by the Federal Reserve's
monetary policies. The low inflation and unemployment rates had positively impacted
the gross domestic product (GDP) growth (Tables 1, 2, 3).

Table 1 indicates that U.S monthly unemployment rates of those sixteen years and over
had been low over the years from 2009 through 2018, and even in early 2019 (Bureau
of Labor Statistics, 2019). The historical low unemployment rates show that businesses
have been hiring workers as they have had much confidence in the growing economy.
The high expectations and confidence in the economy had also encouraged consumer
spending and consumption in general, especially in housing. The low joblessness and
the accompanying income growth of individuals have lessened the misery that was
caused by previous recession. Although the employment status of many people had
improved over time, nonetheless, it differently affected ethnic collectivities (Table 2).
The Table shows recent employment status of civilian population by race in the country,
as well as the existing disparities in participation rates, employment-population ratios,
and unemployment rates, especially among Whites, Blacks, Asians, and Hispanics. For
the years represented, Hispanics have the highest participation rates, followed by
Asians and Whites, and then Blacks. Whites mimicked the national averages.
Hispanics have also the highest population-employment ratios in February 2019,
followed by Asians, Whites, and then Blacks. For the years, unemployment rate was
lowest among Asians, averaging about 3.1 percent in February 2018, followed by
Whites (3.3 percent), Hispanics (4.3 percent), and then Blacks (7.0 percent) that their
unemployment rates doubled those of Asians and Whites. Although all ethnic groups
benefited from the expanding economy and low unemployment rates, Blacks were still
worse-off. The existing low unemployment and inflation rates had also resulted in
increased GDP growth rates (Table 3). Apart from the negative GDP growth rate during
the Great Recession years from 2008 through 2009, growth had been positive and
increasing, except in 2016 when it slowed down to 1.6 percent, probably precipitated by
uncertainties of the presidential race between Hillary Clinton and Donald Trump. The
gross domestic product growth rate is a key indicator of economic activity, measured by
the U.S Bureau of Economic Analysis (BEA).

There was a natural rate of unemployment of 5.0 percent in 2015 as depicted in Table
3. The Federal Reserve (Fed) estimates natural rate to be between 4.5 percent and 5.0
percent, which is used by the policymakers (both fiscal and monetary) as the goal for
full employment (Amadeo, 2018). According to Amadeo, the Fed policymakers also use
2.0 percent as the target inflation rate, and consider the ideal gross domestic product



(GDP) growth rate to be between 2 percent and 3.0 percent. As instruments of
monetary policy, the Fed strives to balance these three goals when setting monetary
interest rates, and also encourages the Congress in its fiscal policy to consider them
when setting tax rates or spending level (Amadeo, 2018). In 2018, at a very low
inflation rate, GDP growth rate rose substantially up to 2.9 percent as many people went
back to work. The outcome of the process was a low unemployment rate of 3.9 percent
as in 2000, which could be attributed to Trump’s tax cuts that stimulated the economy
(Table 3). At times, very low national unemployment rate may lead to a tight labor
market, which may frustrate businesses, because of the difficulties in filling vacancies
and retaining staff. The Tax Cuts and Job Act was signed on December 22, 2017 by
President Trump. It cut individual tax rates, doubled standard deduction, and eliminated
personal exemptions. More so, top individual tax rate dropped to 37 percent, and
corporate tax rate cut from 35 percent down to 21 percent. The Act stipulated that the
corporate cuts should be permanent, while the individual changes should expire at the
end of 2025 (Amadeo, 2019).

The inflation rates have been kept low by the Fed to prevent the economy from
overheating, which if they rise in the long-run may result in many people and families
priced out of the housing market, because of the concomitant increases in home prices.
Table 4 shows U.S average unit cost change (with their variances), which reflects
market price inflation from December 2011 through January 2019. From the Table,
some months showed inflation rate above 2.0 percent, while some were below.
Nonetheless, from November 2017 to January 2019, inflation rates were consistently
above 2.0 percent. If left to continue, may affect commodity prices to rise in upward
spiral overheating the economy; and may also create, with low unemployment rates, a
high-pressure economy. High-pressure economy is a type of economy that pushes the
unemployment rate below what is considered a natural or sustainable long-term rate
(Federal Reserve Bank of Atlanta, 2019). The nation’s economy is currently in a high-
pressure period, according to Federal Reserve Bank of Atlanta, because unemployment
rate of 3.9 percent is below the natural level (5.0 percent) estimated by the
Congressional Budget Office (CBO). One advantage of high-pressure or hot economy
is that, it helps even the disadvantaged workers secure jobs, as witnessed by today’s
low unemployment rates of low-income and minority groups (see Table 2). According to
Federal Reserve Bank of Atlanta (2019, p. 1), a research by Hotchkiss and Robert
Moore of Georgia State University found indeed that disadvantaged workers, including
African Americans, on the average benefit most from the high-pressure periods.

One of the monetary policy considerations of the Federal Reserve is whether loose
monetary policy (Quantitative Easing) which could prolong a supercharged labor market
should be maintained for low unemployment, but could spark inflation and inflate
financial bubbles that are likely to harm many people as during the financial crisis of late
2000 decade. Quantitative Easing (QE) was used in 2008 to stimulate the economy to
recover from the Recession. The labor market effect is a factor Federal Open Market
Committee (FOMC) colleagues consider closely. Quantitative Easing is a massive
expansion of open market operations of the central bank to stimulate the economy, by
making it easier for businesses to borrow money (Amadeo, 2019). On the other hand,
the Fed also considers embarking on tightening money supply due to high inflation,



thus, making it more difficult for businesses to borrow money for investment; and may
cause massive unemployment, what Bostic (2019) called “Quantitative Frightening”.
Using the Phillips Curve as policy instrument, Fed policy makers show the relationship
between unemployment rate and rate of wage or price change, i.e. inflation rate.
Ideally, a rate of price or wage inflation of 3 percent will require a 5 percent rate of
unemployment in the economy (Sen, G C, no date). Therefore, as a matter of macro-
economic policy, the Phillips Curve shows a trade-off or the existence of an inverse
relation between the rate of unemployment and the rate of increase in nominal wages or
growth rate of money wages. Thus, a decrease in unemployment leads to increase in
the wage or price, because when wage increases, the firm’s cost of production
increases, which leads to increase in price. It could also be explained that during
economic boom, demand for labor increases, and due to greater bargaining power and
pressure, especially by the labor unions, wage increases (Sonali, no date). Rarely there
is a contradiction of growing inflation with growing or higher unemployment in the
economy, and when it happens, it is identified as “stagflation” or “slumpflation”, which
constitutes a major economic and financial crisis (Sen, no date). Thus, it is likely that in
the current booming economy of low unemployment and low inflation rates, the Fed and
policy makers are weighing up how much importance they should give to reducing
unemployment and inflation. Currently, unemployment is at its lowest rate of 3.9 percent
in fifty years; GDP is growing; inflation rate is inching up (Tables 3 and 4); and prices of
commodities are going up, including housing.

In the current booming U.S economy of low inflation and interest rates, housing market
is thriving, as depicted by increasing home prices, mortgage originations, housing
permits and starts, residential construction and its contributions to GDP, decreasing
inventories and vacancy rates of owner-occupied housing and rental properties. Table
5 shows historical low average interest rates, made possible by the Fed policy since the
Great Recession beginning 2008 and through subsequent recovery years. Since the
late 2000 decade, the 30-year Fixed-Rate Mortgage rates fell to low single digits till
date, because of the aforementioned Obama Administration’s policies that favored the
economy and housing market (Table 6). Tables 5 and 6 show that interest rates had
been all that low since 2015, and were predicted to be moderately low into 2020
(Collins, 2018) (Table 7). The predicted low interest rates had spurred increases in
housing market activities, such as mortgage originations since 2015; total housing starts
and permits, especially single family units; home sales, both new and existing; low
inventories and low vacancies, as well as high investment values; and hot rental
markets.

Table 7 shows that total housing starts increased from 928 thousand units in 2013 to
about 1.3 million units in 2019. The sales for new single-family increased from 430
thousand in 2013 to 693 thousands in 2019, and likewise the sales of existing homes
increased during the same periods from 4,475 thousands to 5,119 thousands, depicting
a robust economy. Mortgage originations, which signals increasing housing market
activities, had been increasing also since 2014, from 311 billion dollars to 457 billion in
2018 (Table 8). Total housing inventories had been increasing but at slow rates since
2011. Low housing inventory has bolstered multi-family occupancy and new building
construction over the past years. For example, inventory was 9 percent lower than what

10



it was in 2015 nationally, and all but four of the 35 largest markets tracked by Zillow had
fewer homes for sale than at the same time in 2015 (Close and Max, 2016). According
to National Association of Realtors (NAR) economist, Lawrence Yun, as reported by
Close and Max, “we’re seeing low inventories in places not usually associated with
housing shortages, such as Nashville, Raleigh, and even Kansas City.” Total vacancy
had decreased since 2012, while total occupied, owner occupied, and renter occupied
have also consistently increased since 2012 till present (Table 9). The vacancy rates
for rental units also had decreased since 2010 (Table 10). These are due to improved
demands in housing market, which have also recently created investment pressures
and current hot housing markets in some cities, states and regions of the country
(Tables, 11, 12, 13, and 14). Tight housing market drives up prices of homes over time.
Table 11, shows hottest cities for investments in real-estate market in 2018. Most of the
hottest cities and regions were in states like California, New York, Michigan. Colorado,
lllinois, Connecticut, and Washington. Table 12 shows ranked metro leaders in
apartment construction in 2017, and apart from Texas, most metro areas were also from
the states with hottest real-estate investment in recent years. Table 13 shows rental
city markets with growths more than the national average since 2017. Table 14 shows
cities with current hot housing markets. The growth cities in rental properties in the
country were headed by Sacramento, Colorado Spring, Phoenix, Salt Lake City, Las
Vegas, Los Angeles, and others.

The housing sector has continued to be a major driver of U.S economy, as it
contributes enormously to gross domestic product (GDP) in terms of investment,
consumption expenditures, and services. Table 15 indicates U.S housing’s
contributions to GDP, especially from post 2015 recovery period to the present. The
GDP expansion at this period has shown the enormous contribution of at least 15
percent by the residential investments and services. In any given year, the construction
of a new single-family home, new multi-family rental unit, and per $100,000 spent on
remodeling contribute a great deal to the U.S economy in terms of employment and
income (Table 16). According to National Association of Home Builders (NAHB), for all
industries in a given year, a new single-family home construction contributes about 2.97
full time equivalent job; a new multi-family rental unit construction about 1.13 full time
equivalent job; and per $100,000 spent on remodeling contributes about 0.89 full time
equivalent job (Table 16). Home building and remodeling also contribute substantially,
in a given year, to the government revenue section of the U.S economy. Table 17
shows, according to NAHB, that the total government revenue generated by
constructing a new single-family home is about $110,957; a new multi-family rental unit,
$42,383; and $100,000 spent on remodeling, $29,779. The federal government shares
of the above in a given year are $74,354; $28,375; and $21,844 respectively, while the
state and local government shares are $36,603; $14,008; and $7,935 respectively.

Despite the ongoing celebrated economic and housing market recoveries, the U.S
homeownership rates have not been spectacular. Even in 2017, national
homeownership rate (63.9 percent) had not reached what it was at the eve of economic
crisis in 2006 (68.9 percent), indicating that housing market is still dealing with
hangovers from the last boom-and-bust cycle (Table 18). This may be in part due to
current high mortgage origination standards by lenders; and also the fact that decline in
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homeownership has been more pronounced among young adults with large amount of
debts. In fact, the young adults commonly report that their student loan debts are
preventing them from buying home (Stone, et al, 2012; Shahdad, 2014). According to
Mezza et al (2019), their calculations from Current Population Survey also showed that
in 2005, 45 percent of household heads ages 24 to 32 owned their own home, but in
2014 only 36 percent did, a 9 percentage point drop. They expressed that (p. 2), apart
from other factors, some believe that the historic levels of student loan debt have been
particular impediment to home ownership. Alvaro Mezza et al (p. 3) estimated that
roughly 20 percent of the decline in homeownership among young adults can be
attributed to their increased student loan debts since 2005. They also indicated that
loan payment may reduce an individual’s ability to save for a down-payment or qualify
for a mortgage. Compounding the issue is that, millennials who are entering their peak
nesting years should soon enter the housing market as young adults, especially at a
time when construction of single-family homes still hasn’t recovered from cutbacks that
followed the financial crisis (Close and Max, 2016).

Controlling for other factors, higher student loan debt early in life will likely lead to a
lower credit scores later in life, as they borrowed at higher rates and in larger amount to
pursue postsecondary education. Thus, they may likely default on the loan debts. The
default should undoubtedly have a major adverse effect on their credit scores, thereby
impacting their ability to qualify for a mortgage. Tracking student loan and mortgage
borrowing for individuals who were between 24 and 32 years old (likely to become
homeowners during this period in their lives) in 2005, Mezza, et al, (Forthcoming) found
that a $1,000 increase in student loan debt causes a 1 to 2 percent point drop in
homeownership rate for student loan borrowers during their late 20s and early 30s.
Their findings also showed that the increase in student debt between 2005 and 2014
reduced the homeownership rate among young adults by 2 percent points (pp. 3-4).
Apart from buying a home in the future, student loan debt also affects a range of
important financial and life choices for these young adults, such as having children,
which is delayed, and also changing jobs as they tend to stay in the rural areas serving
to have their debts written-off by the government.(Mezza and Sommer, 2015). As noted
in the country before 2007 economic downturn, credit was relatively easier to obtain by
borrowers, but after the financial crisis and housing market bubble burst, loan
underwriters became more sensitive to debts, including student loan debts, thus,
increasing its importance in explaining declining homeownership rates in the country.

The Future Housing Market Predictions

The current economic and political realities in the country will likely influence the future
housing market. The policy changes of President Trump’s Administration, especially his
monetary and fiscal policies are likely to affect the real estate industry and
homeownership. The economy and housing market are growing, but not without the yo-
yo of the administration’s political, social, and economic uncertainties and instabilities in
the country and abroad. For example, U.S is currently looking inwards; there are trade
wars with China, Canada, and Mexico; and the uncertainties that exist among U.S
European allies and the new Trump Administration. Since the inception of the present
administration in 2017, there had been increasing job growth, wage growth, prices of
consumer goods that include housing; low unemployment; and increasing interest rates

12



and inflation rate, which made the Fed to raise nominal interest rates three times
between 2017 and 2018, and even threatening more increases in 2019.

As the economy continues to improve, deliberate changes in housing market are
apparent in the future, since real estate functions in a cycle. Thus, a new curve may be
made possible by the above increases in the economy. There are areas to watch out
for that will inform the predictions in the housing market in the country, which include
among others, mortgage interest rates, price increases, inflation rates, housing starts,
new development and construction, optimism and confidence, and Fed actions as
corrective tool (Thorsby, 2017; Green, 2017; Morrell, 2018; NAHB, 2018; El-Erian,
2018; Mutikani, 2018; Amadeo, 2018).

U.S economy has been functioning positively post 2015 as indicated earlier, and as
expected, inflation rates, wage and prices have been ticking upward, triggering interest
rate increase by 25 basis points by the Federal Reserve Bank on December 14, 2016,
with the expectations to increase rates three times by the end of 2017, which had
happened (Thorsby, 2017). The positive economic growth rates have been creating
jobs, thereby lowering unemployment rates, and with tight labor market, wages and
prices are going up. According to Phillips Curve, the lower the unemployment rates, the
higher the wages and price rates, as well as inflation rates. U.S economy has been
adding enormous number of jobs ever since as productivity increases. For example,
the job news that came out on March 9, 2019 indicated that the economy added a
whopping 2011 thousand jobs, after a disappointing 22 thousand jobs the previous
month due to the effect of Government shutdown in late 2018 December to January
2019. The March 2019 job growth cut down national unemployment rate to 3.8 percent
from 3.9 percent, while productivity increased by 3.8, according to Bureau of Labor
Statistics.

The economy grew at its fastest pace in four years since 2015, reflecting low
unemployment and greater optimism and willingness of consumers and businesses to
spend and invest. Economists are optimistic that the economic growth will continue in
the future with increases in home prices and values, even beyond 2019 (Morrell, 2018).
The strong optimism and confidence in the economy will likely trigger off increasing
housing demand in the future, with the accompanying increase in home price and low
inventory, as well as decreased affordability, unless there are new constructions to ease
the demand (Thorsby, 2017). As mentioned above, house price and mortgage interest
rate changes always have impact on housing affordability, and if the increases are left
to continue in the future, many low income families should be priced out of the housing
market (NAHB). The U.S household income distribution indicates that many household
are at the low end, where affordability is a major concern (Table 19). Thus, housing
market in U.S has at its base a large number of households with relatively modest
incomes, such that any small increase in costs can easily price these households out of
the market for a new home. Moreover, not many home buyers in U.S purchase their
homes by cash, according to American Housing Survey of the U.S Census Bureau; and
affordability for most prospective buyers is tied tightly to ability to qualify for a mortgage,
which may not be possible for a majority of low income families. According to NAHB
estimate, Table 19 shows that about 26 million households cannot afford housing worth
above $100.000, but can only afford homes priced below that amount (NAHB, 2018).
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Table 20 shows state households priced out of the housing market due to $1,000 price
increase in 2016. Table 20 also shows that, nationally for every $1,000 increase in the
price of a median-priced new home, about 152,903 households are priced out of the
market. The degree of impact varies among regions and depends largely on population
and income distribution (NAHB, 2018). For example, the impact was highest in largest
states like California (15,328 households); Texas (13,674 households); Pennsylvania
(9,374 households); Florida (9,175 households); (Georgia, 7,619 households); (lllinois,
7,366 households), among others. Moreover, many regulations by the government that
increase cost for the builder or developer should also increase the final price buyers
pay, which can easily price them out of the market. Such add-on charges, according to
NAHB estimates, range from zero percent if a fee is imposed directly on buyers, to 40
percent if incurred when applying for site development approval.

Similarly, prospective home buyers are adversely affected when interest rates rise, as
might be the case if the current modest increases since 2017 continue into the future.
The priced-out model by NAHB (2018) estimated that with a quarter-point increase in
the rate on a 30-year fixed rate mortgage, as many as 1.2 million U.S households will
be priced out of the market for a median-priced new home (Table 21). The Table shows
that if taxes and insurance are controlled over time, further quarter-point increase in
mortgage interest rate will cumulatively increase the monthly mortgage payment,
minimum income needed, as well as reduce the number of households able to afford
housing. If the Fed could not control future increases in mortgage interest rates,
inflation rates, and thus housing prices, more households will opt out for renting, further
dampening homeownership rates in the country, especially at this period when
millennials, the largest buyer group, are entering the housing market. Therefore, the
current labor market tightening should not encourage Federal Reserve to hastily and
further raise interest rates as proposed (Mutikani, 2018). On the other hand, Fed may
attempt its usual normalization in the future by slowly moving away from the prolonged
period of experimental and unconventional monetary measures of low interest rates (El-
Erian, 2018). The possibility of moving away from the current prolonged low interest
rates as informed by the booming and overheating economy, has been also supported
by David Kelly, chief global strategist at JP Morgan Funds in New York, when he opined
that “the report shows a booming U.S economy with a sufficient whiff of wage inflation to
keep the Fed on track to raise rates in December 2018 and at least twice next year”
(Mutikani, 2018, p. 2).

The booming economy and its inflationary pressures had actually compelled the Fed to
raise the costs of borrowing (interest rate), despite the caution above. The impetus to
raise interest rate was informed by the fact that, toward the end of 2018, the robust U.S
economy showed: unemployment rate holding steadily at a 49-year low of 3.8 percent;
wages recorded their largest annual gain in nine and half years of 3.1 percent; labor
rate participation rate rose to 62.9 percent in October from 62.7 percent in September;
house prices nationally rose about $5,500 to $253,100, in September and averaged
$218,000 (Mutikani, 2018). Furthermore, in California and rest of the West, prices rose
$1,600 to $374,900; homes in Washington and Colorado were the most expensive on
average at above $333,000; and average rental prices leveled off at $1,442. The most
expensive cities to buy a home in 2018 included, San Jose, San Francisco, Los
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Angeles, and San Diego, all in California (Mutikani, 2018; El-Erian, 2018). The Fed
raising of interest rates to support a thriving economy may crimp some home buyers,
especially the first-time buyers like the millennials, according to Steve Rick, chief
economist for CUNA Mutual Group, which builds financial products for credit unions
nationwide (Thorsby, 2017). Nonetheless, the Federal Reserve Chairman, Jerome
Powell, and others believe that a housing slowdown at this time would not dramatically
impact the U.S economy like it did almost a decade ago, because the economy is
structurally different today (Morrell, 2018). According to Powell, a combination of
regulatory reform and shifting investment priorities have made it that American
institutions, and in turn, American consumers and businesses are not as dependent on
the housing market as before. Powell continued to say in his remarks to Congress that
the economy is much bigger than it was before, and housing is much smaller, and that
“if there is a downturn, we are better prepared for it.” (Morrell, 2018). The question is,
what is ahead for 2019 and beyond, especially now that Trump’s tax cut has taken
place; his loss of the Lower House in 2018 during the mid-term election, which may
slow down his agenda; free-trade adjustments with Mexico and Canada; and the
continued trade wars with China and European Union (EU) allies? The above situations
are likely to create economic uncertainties in the future for the stock market, housing
market, and overall economy.

Housing market predictions for the coming years should depend mostly on the
performance of key U.S economic data, such as GDP, wages, jobs, prices, etc.
Therefore, how the economy reacts in 2019 and 2020 will likely set the tone in housing
markets in the coming years. It has been noted that the strong economic growth
witnessed in 2018 ushered in 2019 with strong and optimistic housing market, fueled by
reduced housing inventories and rising home prices (Collins, 2018; Mutikani, 2018). It
is predicted that housing market beyond 2019 is still likely be a seller's market, because
of the persistent buyer demand across the country, as low supply inventory continues to
push high price growth in a strong economy. According to Zillow Research (courtesy of
Zillow.com) , home (including single-family homes, condos) prices are rising above
expectations, and are likely to stay high for some time as seller's market (Collins, 2018,
p. 12). The current growing American confidence, happiness, comfort, freedom, and
the rekindled “American dream” are also likely to continue fueling housing markets in
the future.

There are some factors supporting positive U.S housing outlook beyond 2018.
According to Collins (2018, p. 32), the positive factors to bolster U.S housing market
include: 1. Moderately rising mortgage rates; 2. President Trump’s new tax plan; 3.
Millennial buyers coming into the main home buying years; 4. Labor shortages pushing
up costs of production and incomes; and 5. The economy will keep going, which has
been the longest positive business cycle in history. Some reasons are also propounded
why American people are still currently eager to buy real estate, which include, among
others (Collins, 2018, p. 30): 1. Home prices are appreciating and it's a safe investment
over the long run; 2. Millennials that are currently a significant buying block need a
home to raise their families; 3. Rents are high giving the property owners excellent
return on investment (ROIl); 4. Flips of older properties continue to create amazing
returns; 5. Real property is currently less risky; and 6. The economy is steady or
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improving. Nevertheless, the robust economy may also slowdown in the coming years
due to looming economic crisis and uncertainties precipitated by the persistent
increases in nominal interest rates and mortgage rates; government shut-downs; trade
wars over tariffs; and the uncertainties of re-electing President Trump in 2020. Trump
defeat, with his many options to boost the economy, could send both U.S stock markets
and housing markets, thus the overall U.S economy, crashing.

Policy Recommendations

The performance of U.S housing market post 2015 recovery has been positive and its
outlook in the coming years is also positive, because the economy has been on its
strongest roll over, bolstered by protracted period of low mortgage interest rates, low
inflation rates, and low taxes made possible by Trump Administration’s $1.5 trillion tax
cut package. The labor market is growing and tightening; wages and incomes are also
growing; and the prevailing economic expansion is more inclusive, because more jobs
and higher wages are attracting people back into the labor force (El-Erian, 2018). The
strong job growth, strong wage growth, and strong confidence and optimism in the
economy should help to sustain housing demand and strong housing market.
Therefore, it is recommended that:

1. Homeowners with adjustable rate mortgages should act fast to take advantage of
current low interest rates by refinancing their mortgages to secure a fix rate, and avoid
increasing interest rates and high payments in the future.

2. To avoid pricing out of many household from housing market, interest rates, inflation
rates, unemployment rates, and price increases should be kept low by the Fed in its
monetary and fiscal normalization policies.

3. The difference between builder-costs and the final price of a new home that affects
housing affordability are government-imposed fees, regulation costs to builders and
developers, and other add-ons. In order to keep home prices low and maintain constant
demand, the fees, add-ons, and regulations should be at the barest minima or totally
eliminated.

4. In order not to slow down the current economic growth, Fed will be thoughtful and
cautious in raising the nominal interest rates as proposed in the near future. Back in
2016, at the critical period of economic and housing market recoveries, the debate over
whether to extend high-pressure periods was part of conversation among members of
FOMC and Fed Chair, Janet Yellen (Federal Reserve Bank of Atlanta, 2019). The
debate was to avoid hasty decision that might lead to the phenomenon of growing
inflation with growing unemployment identified as “stagflation” or slumpflation”, which is
a serious contradiction of the Phillips-curve analysis (Sen, No date).

5. High average student loan debts had been attributed to low homeownership rates,
which must be addressed as they prevent, especially young adults and millennials from
owning their own homes. It has been explained that student loan payment actually
reduces an individual’s ability to save for a down-payment or qualify for a mortgage.
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Loan debts forgiveness and reduced interest charges on the remaining loan amounts
should be considered by the federal government.

6. Home building and remodeling should be highly encouraged, as they generate
substantial local economic activity, such as new income and jobs for local residents;
and also additional revenues for local governments. The ripple effects and ongoing
benefits occur when income earned from construction activity is spent and recycled in
the local community.

7. The fight between Executive Branch (President Trump) and Legislative Branch
(House of Representative) of the Federal Government should be minimized in the
future, which previously shut down the government, thereby hurting the economy and
housing market. According to the Congressional Budget Office (CBO), the five week
shutdown in late 2018 and early2019 harmed the economy by about $3 billion in lost
gross domestic product (Jaylor, 2019). The CBO indicated that about 800,000 federal
workers were furloughed with lost wages, and according to Bureau of Labor Statistics
(BLS), only 22 thousand jobs were added in the economy in February 2019, the worst in
the past six years. Jaylor also noted that, during this time sales of existing homes
slowed, including housing permits and starts.

Conclusions

The health of housing is key to the overall state of U.S economy, because with the right
policies in place it serves as an engine of job growth. Different government
administrations in the country have had different policies and their profound effects on
the economy and housing market. For example, the effects of regulatory policies of
Obama (the immediate past President) from 2009 to 2016, and those of deregulatory
policies of Trump, his successor, from 2017 to the present.  Their policy differences
have impacted, in one way or another, the economy and housing market from early
2010 through 2015 recoveries and beyond. The Federal Reserve System is the Central
Bank of the United States, through which its Board Chairman is mandated to promote
the goals of maximum employment, stable prices, and moderate long-term interest rates
in the economy. The path towards the above objectives are always closely monitored
by the Fed.

The study is both explanatory and longitudinal in approach. Several proximate variables
were analyzed to support the prevailing housing market realities, and also for the
predictions. Such socio-economic variables include, among others, Mortgage Interest
Rates, especially Fixed-Rate Mortgage Rates; Mortgage Originations; Business Inflation
Rates; Unemployment Rates; Gross Domestic Product (GDP); Home Prices;
Homeownership Rates; Housing Contributions to GDP; Home Building and Remodeling
Impacts on the Economy; Housing Inventories; Housing Permits and Starts; and
Housing Vacancy Rates. The political conditions and economic policies during the
study period were also discussed, as they affect the overall national economy and
housing market conditions.

U.S Market Realities since Mid-2010 Decade showed that, the economic and housing
market recoveries were set in motion in the early 2010 by President Obama, which were
continued by President Trump from 2017 to the present. The recoveries were made
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possible by their deliberate monetary and fiscal policies. The economy has shown
longest growth cycle since 2015, supported by long-term low and moderate inflation
rates; mortgage interest rates; unemployment rates; and high levels of employment,
wages and house prices. The economy also got a boost in growth in 2018, which was
credited to President Trump’s 2017 tax bill that cut corporate and individual income
taxes by $1.9 trillion over a decade (Jaylor, 2019). The housing market performance
during this period has been good but not staller, as indicated by the national
homeownership rates. The long-standing low inflation, interest rates, and
unemployment rates, made possible by Fed’s monetary and fiscal policies, spurred and
fueled growth in the housing market and industry. Most of the time, the Fed, with
reference to Phillips curve, uses both quantitative easing (QE) and quantitative
tightening (QT) to normalize growth in the economy. Moderate increases in inflation
rates and mortgage interest rates in recent years might have created unnecessary
increases in home prices that caused many low and moderate income households to be
priced out of the housing market. Low foreclosure rates and low inventories have also
created upward pressures on the price of new and existing homes and apartment. Real
estate, home construction, and remodeling were found to be major components of the
gross domestic product (GDP), and thus, U.S economy.

The future housing market predictions were informed by the economic and political
realities in the country since 2017. The policy changes of President Trump’s
Administration are likely to currently and also in the future have effects on the economy,
real estate industry, and homeownership. The economy and housing market are
expected to be growing in the future, but not without the yo-yo of the political, social,
and economic uncertainties and instabilities in the country and abroad by the Trump’s
administration. For example, U.S is currently looking inwards; there are trade wars with
China, Canada, and Mexico; and the uncertainties that exist among U.S European allies
about the new directions of Trump Administration. Since the inception of the present
administration in 2017, there had been increasing job growth, wage growth, as well as
increases in prices of consumer goods that include housing. There had been also low
unemployment rates, increasing interest rates, and inflation rates, which made the Fed
to raise nominal interest rates three times between 2017 and 2018, and even
threatening more increases in 2019 and beyond. @ The booming economy and its
inflationary pressures actually compelled the Fed to raise the costs of borrowing
(interest rates). The Fed raising of interest rates to support a positively functioning
economy might have crimped some home buyers, especially the first-time buyers like
the millennials and young adults, who are entering into the housing market with heavy
student debts.

Some factors were noted that should likely support positive housing outlook beyond
2018, such as the moderately rising mortgage rates and inflation rates, which are likely
not overheat the economy; 2. President Trump’s new tax cut, which has not faded; 3.
Millennials and young adult buyers coming into the main home buying years; 3. Labor
shortages and the related low unemployment rates, which are pushing up household
and individual incomes necessary for home purchases. Some reasons are also
propounded why the American people are still currently eager to buy real estate, such
as: 1. Home prices are appreciating and it's a safe investment over the long run; 2.

18



Millennials that are currently a significant buying block need a home to raise their
families; 3. Rents are high giving the property owners excellent return on investment
(ROI); 4. Flips of older properties continue to create amazing returns; 5. Real property is
currently less risky; and 6. The economy is steady or improving.

Policy recommendations include, among others, that: 1. Homeowners with adjustable
rate mortgages should act fast to take advantage of current low interest rates, by
refinancing their mortgages to secure a fix rate, and to avoid increasing interest rates
and high payments in the future; 2. To avoid pricing out of many households from
housing market, interest rates, inflation rates, unemployment rates and price increases
should be kept low by the Fed in its monetary and fiscal normalization policies; 3. In
order not to slow down the current economic growth, Fed will be thoughtful and cautious
in raising the nominal interest rates as proposed in the future; and 4. High average
student loan debts have been attributed to low homeownership rates, which must be
addressed because they negatively affect young adults and millennials from owning
their own homes.

It is concluded that, U.S economy has been functioning positively in post 2015. The
positive economic growth rates have been creating jobs, thereby lowering
unemployment rates. With tight labor market, wages and prices were going up. The
economy had been adding enormous number of jobs ever since as productivity
increased. The strong economic growth in 2018 undoubtedly ushered in 2019 with
strong and optimistic housing market, made possible by the existing reduced housing
inventories, rising home prices, and new constructions. It has been predicted that
housing market is likely to remain a seller's market with persistent buyer demand across
the country. The low supply inventories will continue to push prices high in the prevailing
strong growth economy. Housing market predictions for the coming years should
depend largely on the performance of key U.S economic indicators, such as GDP,
wages, jobs, prices, interest rates, inflation rates, unemployment rates; and also on
national political realities. In other words, especially how the economy performs in 2019
and 2020 will largely set the tone in housing markets in the coming years.
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* The tradeoff between inflation and
unemployment described by the Phillips curve
holds only in the short run.

* The long-run Phillips curve is vertical at the

natural rate of unemployment.

Figure 2: Phillips Curve Explained
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Phillips Curve

« Short run trade-off between inflation and
unemployment.

* In the Long Run there is no trade off. The long
run Phillips curve is Vertical!

« Stagflation (an increase in Unemployment and
inflation) or an Aggregate Supply Shock will shift
the SRPC to the right.

» Decreases in Inflation and Unemployment will
shift the SRPC to the left. (and increase in AS
would cause this)

“Redelshesmers Grapha to Know” AP Macro Review Copyright 2005
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Table 1: U.S Seasonal Unemployment Rate by Month, 16 Years and Over, 2009-
2019

Year | Jan | Feb | Mar | Apr | May | Jun |Jul | Aug | Sep | Oct | Nov | Dec

2009 | 78 |83 |87 |90 |94 |95 |95 |96 |98 [10.0]99 |99

2010 |98 |98 |99 |99 |96 |94 |94 |95 |95 194 |98 |93

201191 |90 |90 |91 |90 |91 |90 |90 |90 |88 |86 |85

2012 83 |83 |82 |82 |82 |82 |82 |81 |78 |78 |77 |79

2013 |80 |77 |75 |76 |75 |75 |73 |72 |72 |72 |69 |6.7

2014 | 66 |6.7 |67 |62 |63 |61 |62 |61 |59 |57 |58 |56

201557 |55 |54 |54 |56 |53 |52 |51 |50 |50 |51 |50

2016 (49 |49 |50 |50 |48 |49 |48 |49 |50 |49 |47 |47

2017 4.7 |47 |44 (44 |44 |43 |43 |44 142 |41 |42 |41

2018 (41 |41 |40 |39 |38 |40 |39 |38 |37 |38 |3.7 |39

2019 |40 |3.8

Source: Bureau of Labor Statistics (2019). “Labor Force Statistics from the Current
Population Survey.” Labor Force Statistic Data. Seasonal Unemployment Rates. Data
extracted on March 25, 2019. htips://data.bls.gov/timeseries/LNS14000000.

26


https://data.bls.gov/timeseries/LNS14000000

Table 2: U.S. Employment Status of the Civilian Population by Race, 2018-2019

Employment | Not Seasonally | Seasonally Adjusted
Status Adjusted

U.S TOTAL Feb Jan Feb Feb Oct Nov Dec Jan Feb
2018 | 2019 2019 | 2018 | 2018 | 2018 | 2018 | 2019 | 2019

Participation 629 |62.8 63.0 |63.0 62.9 |62.9 63.1 63.2 63.2
Rate

Employment- 60.1 |60.0 604 |604 60.6 | 60.6 60.6 60.7 60.7
Population
Ratio

Unemployment | 4.4 4.4 4.1 4.1 3.8 3.7 3.9 4.0 3.8
Rate

WHITE

Participation 629 |62.6 62.9 |63.0 62.9 |63.0 63.1 63.1 63.0
Rate

Employment- 60.4 |60.2 60.7 |60.7 60.8 |60.8 60.9 60.8 60.9
Population
Ratio

Unemployment | 4.0 4.0 3.5 3.7 3.3 3.4 3.4 3.5 3.3
Rate

BLACK

Participation 624 | 62.5 62.1 62.9 62.5 | 621 62.1 62.8 62.5
Rate

Employment- 58.1 | 57.9 576 |58.6 58.7 |58.4 58.0 58.5 58.2
Population
Rate

Unemployment | 7.0 7.4 7.3 6.8 6.2 6.0 6.6 6.8 7.0
Rate

ASIAN

Participation 629 |64.0 64.7 |62.8 64.1 64.2 63.6 64.2 64.6
Rate

Employment- 61.0 |62.0 62.6 |61.0 62.1 |624 61.5 62.2 62.6
Population
Ratio

Unemployment | 3.0 3.2 3.2 3.0 3.1 2.7 3.3 3.1 3.1
Rate

HISPANIC

Participation 66.0 | 67.0 66.4 | 66.2 66.2 | 66.8 67.0 67.3 66.6
Rate

Employment- 62.5 |63.2 63.2 |63.0 63.3 |63.8 64.1 64.1 63.7
Population
Ratio

Unemployment | 5.3 5.6 4.8 4.9 4.4 4.5 4.4 4.9 4.3
Rate

Bureau of Labor Statistics (2019). “The Employment Situation, February 2019.” USDL-
19-0360
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Table 3: U.S Unemployment Rate (December) by Year Compared to Inflation and
GDP, 2000-2018

Year Unemployment GDP Inflation What Happened
Rate Growth | December
(December) (%) (%) Year-over-
Year (%)

2000 3.9 4.1 3.4 NASDAQ hit record high

2001 5.7 1.0 1.6 Bush tax cuts. 9/11 attacks

2002 6.0 1.7 2.4 War on Terror

2003 5.7 2.9 1.9 JGTRRA

2004 5.4 3.8 3.3 Expansion

2005 4.9 3.5 3.4 Bankruptcy Abuse Prevention

Act. Katrina

2006 4.4 2.9 2.5 Expansion

2007 5.0 1.9 4.1 EU became # 1 economy

2008 7.3 -0.1 0.1 Min. wage = $6.55/hour.
Financial crisis

2009 9.9 -2.5 2.7 ARRA. Minimum wage $7.25.

Jobless benefits extended
2010 9.3 2.6 1.5 Obama tax cuts
2011 8.5 1.6 3.0 26 months of job losses by July.
Debt ceiling crisis. lraq War
ended

2012 7.9 2.2 1.7 QE. 10-year rate at 200-year
low. Fiscal cliff

2013 6.7 1.8 1.5 Stock up 30%. Long term = 50%
of unemployed

2014 5.6 2.5 0.8 Unemployment at 2007 levels

2015 5.0 2.9 0.7 Natural Rate

2016 4.7 1.6 2.1 Presidential race

2017 4.1 2.2 2.1 Dollar weakened

2018 3.9 2.9 1.9 Trump tax cuts

Source: The Balance (2019). “Unemployment Rate by Year since 1929 Compared to
Inflation and GDP.” Part of Understanding GDP.
https://www.thebalance.com/unemployment-rate-by-year-3305506
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Table 4: U.S Business Inflation Expectations: Monthly Results Summary (2011-
2019)

Survey Month Average Unit Cost Variance
Change
December 2011 1.9 2.8
January 2012 1.8 2.6
December 2012 1.9 2.5
January 2013 1.8 2.4
December 2013 1.9 2.3
January 2014 1.9 2.3
December 2014 1.9 2.4
January 2015 1.7 2.3
December 2015 1.9 2.3
January 2016 1.8 2.1
December 2016 2.1 2.2
January 2017 2.0 2.1
December 2017 2.1 1.9
January 2018 2.0 1.9
December 2018 2.3 1.8
January 2019 2.0 2.1

Source: Atlanta Fed Business Inflation Expectations (BIB) Survey. Inflation Project.
Federal Reserve Bank of Atlanta. Retrieved Online on 01/16/2019 from:

https://www.frbatlanta.org/research/inflationproject/bie.aspx?d
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Table 5: Historical Interest Rates for 30-Year Fixed-Rate Mortgages: Annual
Averages and Trends, 1990-2019

Year Lowest Rate Highest Rate Average Rate (%)
(%) (%)
1990 9.56 10.67 10.13
1991 8.35 9.75 9.25
1992 7.84 9.03 8.39
1993 6.74 8.07 7.31
1994 6.97 9.25 8.38
1995 7.11 9.22 7.93
1996 6.94 8.42 7.81
1997 6.99 8.18 7.60
1998 6.49 7.22 6.94
1999 6.74 8.15 7.44
2000 7.13 8.64 8.05
2001 6.45 7.24 6.97
2002 5.93 7.18 6.54
2003 5.21 6.44 5.83
2004 5.38 6.34 5.84
2005 5.53 6.37 5.87
2006 6.10 6.80 6.41
2007 5.96 6.74 6.34
2008 5.10 6.63 6.03
2009 4.71 5.59 5.04
2010 417 5.21 4.69
2011 3.91 5.05 4.45
2012 3.31 4.08 3.66
2013 3.34 4.58 3.98
2014 3.80 4.53 4.17
2015 3.59 4.09 3.85
2016 3.41 4.32 3.65
2017 3.78 4.30 3.99
2018 3.95 4.94 4.54

Source: ValuePenguin. “Historical Mortgage Rates: Averages and Trends from the
1970s to 2019”. Retrieved Online on 01/25/2019, at:

https://www.valuepenquin.com/mortgages/historical-mortgage-rates#nogo
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Table 6: Historical Interest Rates for 30 Year Fixed-Rate Mortgage Rates: Decade
Lowest and Highest Averages and their Years, Rates Trend Attributes and
Conditions, 1970s to 2010s

Decade Lowest Rate Highest Rate Rates Attributes
(%) (%) and Conditions

1970s 7.23 (1972) 12.90 (1979) Rose during “The
Great Inflation”

1980s 9.03 (1987) 18.63 (1981) Fell after historical
peak in 1981

1990s 6.49 (1998) 10.67 (1990) Held relatively flat
amidst stable
economy

2000s 4.71 (2009) 8.64 (2000) Fell to low single
digits after 2006-
2008 crisis

2010s 3.31 (2012) 5.21 (2010) Holding at
historical lows

Source: ValuePenguin. “Historical Mortgage Rates: Averages and Trends from the
1970s to 2019”. Retrieved Online on 01/25/2019, at:

https://www.valuepenquin.com/mortgages/historical-mortgage-rates#nogo
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Table 7: U.S. Housing and Interest Rate Forecast to 2019

2013 2014 | 2015 | 2016 | 2017 | 2018 | 2019

Housing Activity

(000)
Total Housing Starts 928 1,001 1,107 | 1,177 | 1,204 | 1,246 | 1,299
Single Family 620 647 712 784 842 900 962
Multifamily 308 355 395 393 362 346 337
New Single Family 430 440 503 561 610 647 693
Sales
Existing Single Family | 4,475 4,338 | 4,627 | 4,828 | 4,978 | 5,029 | 5,119
Home Sales

Interest Rates (%)

Federal Funds Rate 0.13 0.13 0.38 0.63 | 113 | 1.88 | 3.38

90-day T-Bill Rate 0.06 0.03 0.05 0.32 | 096 | 1.71 2.22

Treasury Yields: (%)

One-Year Maturity 0.13 0.12 0.32 0.61 1.20 | 2.41 2.70

Ten-Year Maturity 2.35 2.54 2.14 1.84 2.38 2.82 3.22
Freddie Mac
Commitment Rates
(%)
Fixed-Rate Mortgages 3.98 4.17 3.85 3.65 4.10 4.54 4.96
ARMs 2.88 3.17 2.94 2.87 3.18 3.62 4.04
Prime Rate 3.25 3.25 3.26 3.51 4.15 4.98 5.48

Source: Gord Collins (2018). U.S. Home Price Forecast for Real Estate Markets:
Housing Market Predictions, 2019-2020. https://gordcollins.com/real-estate/us-housing-
market-looking-strong-2016-to-2020/
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Table 8: U.S Mortgage Originations, 2007-2018

Year and Month U.S Mortgage Originations (Billion
Dollars)
December 31, 2007 481.00
December 31, 2008 369.00
December 31, 2009 520.00
December 31, 2010 480.23
December 31, 2011 473.90
December 31, 2012 596.81
December 31, 2013 326.04
December 31, 2014 311.00
December 31, 2015 417.11
December 31, 2016 522.75
December 31, 2017 450.72
September 30, 2018 457.00

*No December 31, 2018 yet.

Source: Mortgage Bankers Association. “U.S Mortgage Originations Report. House
Sales.” Retrieved Online on 01/16/2019.

33



Table 9: Total Housing Inventory Estimates for U.S., 2000-2017

Year All Housing Vacant Total Owner Renter
Units (‘000) (‘000) Occupied Occupied Occupied
(‘000) (‘000) (‘000)
2000 119,628 13,908 105,720 71,250 34,470
2001 121,480 14,470 107,010 72,593 34,417
2002 123,318 14,779 108,539 73,713 34,826
2003 120,834 15,274 105,560 72,054 33,506
2004 122,187 15,599 106,588 73,575 33,013
2005 123925 15,694 108,231 74,553 33,678
2006 126,012 6,437 109,575 75,380 34,195
2007 127,958 17,652 110,306 75,159 35,147
2008 130,113 18,704 111,409 75,566 35,843
2009 130,159 18,815 111,344 75,014 36,330
2010 130,599 18,739 111,860 74,791 37,069
2011 132,292 18,758 113,534 75,091 38,443
2012 132,772 18,266 114,513 74,929 39,583
2013 132,799 18,127 114,673 74,668 40,004
2014 133,270 17,809 115,461 74,427 41,034
2015 134,700 17,355 117,345 74,706 42,639
2016 135,577 17,302 118,275 75,016 43,259
2017 136,570 17,298 119,272 76,170 43,102

Source: Current Population Survey. “Housing Vacancy Survey”, February 27, 2018.
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Table 10: U.S. Vacancy Rates for Rental Units, 2000-2017

Year 1 Unit 2 or More Units 5 or More Units
2000 7.0 8.7 9.2
2001 7.9 8.9 9.6
2002 8.1 9.7 10.5
2003 8.4 10.7 11.4
2004 9.3 10.9 11.5
2005 9.9 10.0 104
2006 10.0 9.8 9.9
2007 9.6 10.0 10.3
2008 9.7 104 11.2
2009 9.8 11.3 12.3
2010 9.2 11.1 11.7
2011 8.9 10.0 10.3
2012 8.1 9.3 9.6
2013 7.9 8.8 9.1
2014 7.3 7.9 8.3
2015 71 7.2 7.4
2016 6.2 7.5 7.8
2017 6.1 8.2 8.6

Source: Current Population Survey. “Housing Vacancy Survey”, February 27, 2018.
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Table 11: Hottest Cities for Investment Value in U.S., 2018

Name Ratio: 3-Year 3-Year 3-Year 3-Year
Change in Change: Total Average Change:
Employment Non-Farm Annual Total Permit
to Total Employment Employment
Permits Growth (%)
San Jose-Sunnyvale- 51 118,467 4.3 23,333
Santa Clara
San Francisco- 7.8 234,017 3.8 30,086
Oakland-Fremont
Trenton-Ewing 6.2 11,333 1.5 1,800
Rockford 12.7 4,842 1.1 381
San Diego-Carlsbad- 4.9 101,008 26 20,805
San Marcos
New York-N. New 3.5 400,117 1.6 114,720
Jersey-Long Island
Miami-Fort 3.9 191,283 2.8 48,441
Lauderdale-Miami
Beach
New York-Wayne- 2.5 286,975 1.8 114,720
White Plains
Grand Rapids 7.8 46,275 3.2 5,938
Ann Arbor 6.4 10,267 1.7 1,604
Springfield 7.8 12,575 1.3 1,611
Milwaukee- 4.9 29,542 1.2 6,068
Waukesha-West Allis
Fond du Lac 3.3 2,492 1.8 747
Boulder 3.0 13,008 2.6 4,291
Chicago-Naperville- 4.4 161,708 1.6 36,663
Joliet
New Haven-Milford 4.2 10,908 1.3 2,624
Canton-Massillon 57 9,442 1.9 1,658
Columbus 3.2 71,642 2.5 22,218
Toledo 4.4 12,117 1.4 2,765
Denver-Aurora 2.9 129,325 3.4 45,002
Salt Lake City 3.9 56,900 3.1 14,750
Louisville 3.7 42,808 2.4 11,699
Kankakee-Bradley 5.5 1,708 1.3 311
Seattle-Tacoma- 2.5 145,233 2.8 59,36

Bellevue

Source: Gord Collins (2018). “Hottest Cities for Investment Value.” U.S. Home Price

Forecast for Real

Estate Markets:

Housing Market

Predictions,

https://gordcollins.com/real-estate/us-housing-market-looking-strong-2016-to-2020/
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Table 12: Metro Supply Leaders in Apartment Construction in U.S., 2017

Rank Metro Annual Supply
1 Dallas 25,104
2 New York 22,666
3 Houston 20,759
4 Washington, DC 15,359
5 Atlanta 13,531
6 Seattle 11,003
7 Los Angeles 11,003
8 Chicago 10,545
9 Austin 10,478

10 Nashville 9,893

Source: Source: Gord Collins (2018).  “Metro Supply Leaders in Apartment
Construction, 2017.” U.S. Home Price Forecast for Real Estate Markets: Housing
Market Predictions, 2019-2020. https://gordcollins.com/real-estate/us-housing-market-
looking-strong-2016-to-2020/

Table 13: Rental City Markets with Top Growth

Metros 2018 Rent Forecast (% YoY Change 2017
Change) Indexed Rents (November
2017)

National 2.5 24
Sacramento 7.2 8.0
Colorado Spring 6.5 5.5
Phoenix 5.0 3.5
Inland Empire 4.9 4.4
Salt Lake City 4.9 4.1
Las Vegas 4.8 5.8
Seattle 4.8 3.1
Los Angeles 4.7 3.7
Orlando 4.5 5.1
Dallas 4.4 2.6
Columbus 4.3 3.4
San Fernando Valley 4.2 4.71

Source: Gord Collins (2018). “Rental City Markets with Top Growth.” U.S. Home Price
Forecast for Real Estate Market Predictions, 2019-2020. https://gordcollins.com/real-
estate/us-housing-market-looking-strong-2016-to-2020/
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Table 14: U.S. Hottest Housing Markets, January 2018

City Rank (December, Rank | Current Home Price ($)
2017) Change

San Francisco, CA 2 1 1,249,000
San Jose, CA 1 -1 875,000
Vallejo, CA 3 0 390,000
Colorado Springs, CO 4 0 270,000
Midland, TX 18 13 265,000
San Diego, CA 6 0 590,000
Santa Rosa, CA 7 1 310,000
Sacramento, CA 8 2 310,000
Denver, CO 11 2 400,000
Stockton, CA 5 -5 289,000
Modesto, CA 10 -1 295,000
Dallas, TX 14 2 360,000
Fresno, CA 12 -1 205,000
Los Angeles, CA 16 2 759,000
Columbus, OH 9 -6 140,000
Chico, CA 29 13 349,000
Oxnard, CA 21 4 505,000
Santa Cruz, CA 27 9 909,000
Detroit, Ml 19 0 349,000

Source: Gord Collins (2018). “20 Hottest Housing Markets, January 2018
Realtor.com).” U.S. Home Price Forecast for Real Estate Markets: Housing Market
Predictions, 2019-2020. https://gordcollins.com/real-estate/us-housing-market-looking-
strong-2016-to-2020/
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Table 15: U.S. Housing’s Contribution to Gross Domestic

Constant Dollars (2009, Millions)

Product (GDP) in

Activities

2000

2005

2010

2016

2017

2018Q1

Gross
Domestic
Investment

13,130,987

14,912,509

15, 598,754

17,659, 188

18,050,694

18,323,963

Gross Private
Domestic
Investment

2,346,731

2,670,565

2,216,478

3,050,495

3,196,626

3,321,028

Residential
Fixed
Investment

647,208

885,391

383,023

591,294

615,306

Personal
Consumption
Expenditures

8,643,352

10,075,884

10,642,980

12,248,227

12,558,696

12,722,839

Housing
Services

1,626,231

1,835,341

1,966,848

2,116,566

2,145,978

Residential
Fixed
Investment +
Housing
Services

2,273,439

2,720,732

2,349,870

2,707,860

2,761,284

Percentage
of GDP

Residential
Fixed
Investment

4.9

5.9

2.5

3.3

3.4

Housing
Services

12.4

12.3

12.6

12.0

Residential
Fixed
Investment +
Housing
Services

17.3

18.2

15.1

15.3

15.1

Amadeo Kimberly (2018).

“‘How Does Real Estate Affect the U.S. Economy? Why
Buying a Home Helps Build the Nation.” Updated July 31, 2018, pp. 1-8.

https://www.thebalance.com/how-does-real-estate-affect-the-u-s-economy-3306018
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Table 16: Income/Employment Impacts of Residential Construction on the U.S.

Economy

Activities Full Time | Wages Profits Profits Before | Wages
Equivalent | and Before Taxes ($) and
Job Salaries | Taxes ($) Profits
($) Proprietors | Corporations | Combined
($)

Per New Single-family
Home:
All Industries 2.97 $162,080 $61,273 $57,081 $280,433
Construction 1.76 95,875 38,661 16,965 151,501
Manufacturing 0.37 19,063 1,679 15,681 36,422
Wholesale & Retail Trade, 0.38 16,721 2,659 7,772 27,151
Transportation &
Warehousing
Finance and Insurance 0.06 5,202 127 3,759 9,088
Real Estate and Rental 0.02 1,289 7,009 1,738 10,036
and Leasing
Professional, 0.21 14,192 3,964 2,646 20,802
Management,
Administrative Services
Other 0.18 9,738 7,175 8,520 25,433
Per  New  Multifamily
Rental Unit
All Industries 113 $60,877 $24,393 $22,445 $107,715
Construction 0.68 36,874 17,949 7,876 62,699
Manufacturing 0.14 7,747 507 6,153 14,407
Wholesale & Retail . . . 0.17 7,328 1,179 3,336 11,843
Finance and Insurance 0.01 1,199 33 907 2,139
Real Estate and Rental . . 0.01 391 1,333 678 2,402
Professional, 0.06 4,204 1,019 646 5,869
Management. . ..
Other 0.06 3,133 2,373 2,850 8,357
Per $100,000 Spent on
Remodeling
All Industries 0.89 $48,212 $17,975 $17,215 $83,402
Construction 0.55 29,975 12,833 5,631 48,439
Manufacturing 0.10 5,550 434 4,872 10,855
Wholesale and Retail. . . 0.12 5,371 829 2,432 8,632
Finance and Insurance 0.01 990 24 577 1,591
Real Estate and Rental. . . 0.01 308 759 602 1,668
Professional, 0.05 3,241 742 492 4,475
Management. . . .
Other 0.05 2,779 2,354 2,610 7,743

Source: NAHB estimates, as described in the text and appendix.
Building and Remodeling on the U.S. Economy.”
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Table 17: Impact of Home Building and Remodeling on Government Revenue of

the U.S. Economy

Activities and Level of | Per New Single- | Per New Multi- | Per $100,000
Government family Home ($) | family Rental | Spent on
Unit ($) Remodeling ($)
Total government | $110,957 $42,383 $29,779
revenue generate
Federal $74,354 $28,375 $21,844
Income taxes 37,301 14,215 10,828
Government social 35,333 13,526 10,512
insurance
Excise taxes and 1,720 634 503
customs duties
State and Local $36,603 $14,008 $7,935
Income taxes 10,299 3,925 2,990
Permit, hook-up, impact, | 13,672 5,427 1,250
etc. fees
Sales taxes 6,922 2,552 2,025
Other business taxes & | 5,710 2,105 1,670
license fees

Source: NAHB estimates, as described in the text and appendix.

Building and Remodeling on the U.S. Economy.”

“Impact of Home

https://www.nahb.org/en/research/housing-economics/housings-economic-

impact/impact-of-nome-building-and-remodeling-on-the-u-s--economy.aspx
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Table 18: U.S. Homeownership Rates, Annual Percent, Not Seasonally Adjusted,

2000-2017
Annual Observation Dates U.S. Homeownership Rates
2000-01-01 67.4
2001-01-01 67.8
2002-01-01 67.9
2003-01-01 68.3
2004-01-01 69.0
2005-01-01 68.9
2006-01-01 68.8
2007-01-01 68.1
2008-01-01 67.8
2009-01-01 67.4
2010-01-01 66.9
2011-01-01 66.1
2012-01-01 65.4
2013-01-01 65.1
2014-01-01 64.5
2015-01-01 63.7
2016-01-01 63.4
2017-01-01 63.9

Source: Federal Reserve Economic Data.
Reserve Bank of St. Louis. https://fred.stlouisfed.org.

Economic Research Division.
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Table 19: U.S. Household Income Distribution for 2016

Income Range Households Cumulative Number of
Households
$0 to $9,624 8,170,126 8,170,126
$9,625 to $14,436 5,908,525 14,078,651
$14,437 to $19,249 5,951,360 20,030,011
$19,250 to $24,061 6,235,725 26,265,736
$24,062 to $28,874 5,692,819 31,958,555
$28,875 to $33,686 6,003,527 37,962,082
$33,687 to $38,499 5,442,443 43,404,524
$38,500 to $43,311 5,452,103 48,856,628
$43,312 to $48,124 4,874,681 53,731,308
$48,125 to $57,749 9,250,439 62,981,747
$57,750 to $72,186 11,988,355 74,970,102
$72,187 to $96,249 14,588,438 89,558,540
$96,250 to $120,311 10,088,957 99,647,497
$120,312 to $144,373 6,071,750 105,719,247
$144,374 to $192,498 6,537,899 112,257,146
$192,499 to more 6,907,604 119,164,751

Source: National Association of Home Builders (NAHB) (2018).

Income Distribution for 2016.”
Interest Rates.

https://www.nahb.org/en/research/housing-economics/housing-eonomic-

impacts/households-priced-out-by-higher-house-prices-and-interest-rates-aspx
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Table 20: State Households Priced Out of the Housing Market Due to a $1,000

Price Increase in U.S., 2016

State Median New Income All Households
Home Price ($) | Needed to Households Priced Out
Qualify
United States 296,400 74,752 119,164,751 152,903
Alabama 255,231 60,071 1,851,578 2,893
Alaska 316,835 78,818 250,712 370
Arizona 325,626 75,649 2,497,756 2,898
Arkansas 258,949 62,949 1,158,196 1,855
California 346,460 79,143 13,035,552 15,328
Colorado 365,326 82,906 2,110,484 2,732
Connecticut 489,156 137,882 1,331,697 1,067
Delaware 149,728 33,632 355,470 852
Florida 306,273 78,304 7,600,814 9,175
Georgia 229,253 56,472 3,726,616 7,619
Hawaii 461,085 96,817 441,155 548
Idaho 275,105 64,054 603,313 1,022
lllinois 294,715 85,938 4,816,727 7,366
Indiana 259,724 64,640 2,527,608 4,643
lowa 241,185 64,959 1,253,054 2,615
Kansas 261,526 71,924 1,113,889 1,971
Kentucky 229,647 57,045 1,720,252 3,475
Louisiana 272,154 66,234 1,757,848 2,691
Maine 288,667 74,133 540,650 761
Maryland 238,869 58,010 2,190,502 3,920
Massachusetts 410,912 102,259 2,570,610 2,781
Michigan 273,533 74,064 3,882,640 5,167
Minnesota 280,311 71,181 2,165,482 4,166
Mississippi 220,254 56,176 1,112,986 2,124
Missouri 236,021 60,063 2,393,710 4,454
Montana 261,637 62,817 418,682 761
Nebraska 209,572 59,641 747,569 1,671
Nevada 213,400 49,107 1,063.024 2,002
New Hampshire 327,423 93,096 515,483 690
New Jersey 410,636 119,582 3,181,097 3,834
New Mexico 257,646 61,245 762,679 1,132
New York 544,197 145,152 7,185,316 4,513
North Carolina 245,012 59,342 3,897,615 6,332
North Dakota 205,686 51,217 321,731 586
Ohio 277,521 74,839 4,620,178 6,352
Oklahoma 274,530 71,757 1,472,169 2,776
Oregon 296,313 71,202 1,571,103 2,847
Pennsylvania 251,688 66,827 4,966,122 9,374
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Rhode Island 317,380 85,603 405,325 597
South Carolina 267,205 63,062 1,889,143 3,311
South Dakota 217,044 57,003 344,473 738
Tennessee 266,774 64,501 2,551,024 4,296
Texas 276,106 79,266 9,567,869 13,674
Utah 309,618 70,295 943,763 1,796
Vermont 340,083 92,764 252,523 331
Virginia 236,311 55,319 3,130,143 5,702
Washington 320,728 77,068 2,778,440 3,858
West Virginia 205,842 48,404 733,698 1,635
Wisconsin 272,102 75,448 2,331,452 3,820
Wyoming 362,519 84,129 225,337 311

Source: National Association of Home Builders (NAHB) (2018). “Households Priced
Out of the Market by a $1,000 Price Increase, 2016.” Households Priced-Out by Higher
House Prices and Interest Rates.

https://www.nahb.org/en/research/housing-economics/housing-eonomic-
impacts/households-priced-out-by-higher-house-prices-and-interest-rates-aspx
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Table 21: U.S. Households Priced Out the Housing Market by an Increase in
Interest Rates, 2016

Mortgage | Median | Monthly Taxes Minimum | Households | Change in | Cumulative
Rate New | Mortgage and Income That Can | Households Change

(Percent) | House | Payment | Insurance | Needed Afford

Price (%) ($) ($) House
($)

2.00 296,400 1,047 405 62,241 51,516,396
2.25 296,400 1,082 405 63,736 50,349,317 | -1,167,079 | -1,167,079
2.50 296,400 1,117 405 65,258 49,160,528 | -1,188,789 | -2,355,868
2.75 296,400 1,154 405 66,808 47,950,303 | -1,210,225 | -3,566,093
3.00 296,400 1,190 405 68,384 46,718,938 | -1,231,365 | -4,797,468
3.25 296,400 1,228 405 69,988 45,466,747 | -1,252,191 -6,049,649
3.50 296,400 1,266 405 71,617 44,194,059 | -1,272,688 | -7,322,337
3.75 296,400 1,305 405 73,273 42,901,221 -1,292,838 | -8,615,175
4.00 296,400 1,344 405 74,953 41,629,982 | -1,271,239 | -9,886,414
4.25 296,400 1,384 405 76,659 40,664,755 -965,227 -10,851,641
4.50 296,400 1,424 405 78,389 39,685,740 -979,015 -11,830,656
4.75 296,400 1,465 405 80,143 38,693,222 -992,518 -12,823,174
5.00 296,400 1,506 405 81,920 37,687,496 | -1,005,726 | -13,828,900
5.25 296,400 1,548 405 83,720 36,668,864 | -1,018,632 | -14,847,532
5.50 296,400 1,591 405 85,542 35,637,631 -1,031,233 | -15,878,765
5.75 296,400 1,634 405 87,386 34,594,107 | -1,043,524 | -16,922,289
6.00 296,400 1,677 405 89,252 33,538,606 | -1,055,501 | -17,977,790
6.25 296,400 1,721 405 91,137 32,471,444 | -1,067,162 | -19,044,952
6.50 296,400 1,766 405 93,043 31,392,940 | -1,078,504 | -20,123,456
6.75 296,400 1,811 405 94,968 30,303,414 | -1,089,526 | -21,212,982
7.00 296,400 1,856 405 96,913 29,203,184 | -1,100,230 | -22,313,212
7.25 296,400 1,902 405 98,875 28,092,571 -1,110,613 | -23,423,825
7.50 296,400 1,948 405 100,855 | 27,183,598 -908,973 -24,332,798
7.75 296,400 1,995 405 102,853 | 26,413,357 -770,241 -25,103,039
8.00 296,400 2,042 405 104,867 | 25,636,687 -776,670 -25,879,709
8.25 296,400 2,089 405 106,898 | 24,853,801 -782,886 -26,662,595
8.50 296,400 2,137 405 108,944 | 24,064,910 -788,891 -27,451,486
8.75 296,400 2,185 405 111,004 | 23,270,220 -794,690 -28,246,176
9.00 296,400 2,233 405 113,080 | 22,469,937 -800,283 -29,046,459
9.25 296,400 2,282 405 115,169 | 21,664,261 -805,676 -29,852,135
9.50 296,400 2,331 405 117,272 | 20,853,390 -810,871 -30,663,006
9.75 296,400 2,381 405 119,388 | 20,037,519 -815,871 -31,478,877
10.00 296,400 2,430 405 121,517 | 19,216,837 -820,682 -32,299,559

Source: National Association of Home Builders (NAHB) (2018).

House

Prices

and

Interest

Rates.

“Households Priced
Out of the Market by a $1,000 Price Increase, 2016.” Households Priced-Out by Higher
https://www.nahb.org/en/research/housing-

economics/housing-eonomic-impacts/households-priced-out-by-higher-house-prices-

and-interest-rates-aspx
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Introduction

Throughout the last several decades, Israel and Palestinian territories have been
in a state of persistent conflict (Bard, 2017; Beauchamp, 2015). Many different groups
inhabit the region, and these groups have lived in varying states of violence and peace.
Solutions to the conflict have been offered, however there seems to be no prevailing
answers to the complex questions that stand in the way of an agreement yielding peace
(Elgindy, 2018). Both Israeli and Palestinian leadership in the region have been
unwilling and/or unable to compromise, leading to further uncertainty. In part, this
dilemma has been aggravated through interactions between the Israeli state and the
BDS (Boycott, Divestment, Sanctions) movement.

| propose a framework for understanding Israeli state and BDS appeals for
support. | argue that the Israeli state seeks international support from state actors,
while the BDS movement seeks support from non-state actors, such as the international
grassroots community and international organizations. The Israeli response to the BDS
movement has been an international appeal for state support and legitimacy,
specifically from Western powers, such as the United States and Europe. The state of
Israel and the BDS movement each have their own significant sphere of influence on
the international stage. By acting in distinctive spheres of influence-- Israel as a state
influencer and the BDS movement as a non-state influencer-- the BDS movement and
the Israeli state have created a combative dialogue that exacerbates the conflict. In this
paper, | provide evidence for this framework, which distinguishes between distinctive
spheres of influence sought after by the BDS and the Israeli state, by giving a brief
background of the main actors in the Israel-Palestine region, and then launch into
discussions of international grassroots actors, international organizational actors, Israeli
domestic power, and international state power. | do not seek to provide an opinion on
the Israel-Palestine conflict, only to provide a way of analyzing two sources of influence
in the region. Through these analyses, the actions and the reactions of Israel and the
BDS movement are more transparent.

Background

The present-day borders of Israel and Palestine have been inhabited by many
groups throughout the last century, from the Ottomans to the British, Arabs, and Jews
(Beinin & Hajjar, 2014). Historical ownership of the land is controversial because of the
diversity of cultures, religions, and peoples in the region, which has exacerbated the
land dispute conflicts. Although there are other variables in this complex issue, the
beginnings of this conflict stem back to competing claims over the territory (Beinin &
Haijjar, 2014).

The Palestinian Authority represents the governmental structure of Palestine.
The Palestinian Authority has a relationship with the Israeli state and does not explicitly
support the BDS movement. The other main political power source in Palestine, apart
from the BDS movement or Israel, is Hamas, the militant islamist group based in the
Gaza Strip serving as the leadership in that particular region (Caridi, 2010). The
Palestinian Authority is generally viewed internationally as the legitimate governing body
of Palestine, however there is some disagreement (Jewish Virtual Library). Confusion
about the “true” leadership contributes to regional instability because there is no central
government for the entirety of the Israel-Palestine region.
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The legitimacy of the Israeli state as the sovereign leader of Israel is
internationally recognized, however the regional power of Israel has continually been in
question as the BDS movement has gained traction, and the international community
has begun to lean their support towards Palestinians, specifically due to the contested
authority in the West Bank region (US Campaign for Palestinian Rights, 2018; Tharoor,
2014; Nichols, 2018). During the 1947 United Nations partition plan, the West Bank
was decreed to be Palestinian territory (Israel Ministry of Foreign Affairs). Currently,
while Israel has security control of the West Bank region, many in the international
community believe their presence is an illegal occupation (Frisch, 2016). Israel, on the
other hand, claims that the West Bank region was won in the 1967 War, and therefore is
in their control as dictated by international law (Rubin, 2009; Bard). Both arguments
have international legal standing, which also contributes to the instability and territorial
conflicts in the region. Israel has asserted itself, both in the international community
and domestically, as the dominant authority in the Israel-Palestine territories. Despite
this, power and territorial boundaries are widely contested by Israel, Palestine, and the
international community.

Another significant source of influence in this region is the BDS movement.
Founded in 2005, this movement has been influential for the past 14 years. Although
the BDS movement is based off of the South African anti-apartheid movement of the
same name, this movement has been met with less support than its predecessor (BDS
Movement). The Palestinian BDS movement has been the target of anti-Semitism
accusations from lIsrael as well as other nations around the world (Jewish Virtual
Library). Although many erroneously claim that the BDS movement is working towards
the eradication of Israel, the movement actually has three specific goals that can be
completed without the end of the Israeli State. The BDS explicitly calls on Israel and the
international community to:

1. End the occupation and colonization of all Arab lands and dismantle the Wall

2. Recognize the fundamental rights of the Arab-Palestinian citizens of Israel to full

equality; and
3. Respect, protect and promote the rights of Palestinian refugees to return to their
homes and properties as stipulated in UN resolution 194. (BDS Movement)

The BDS does not explicitly call for the end of the Israeli state in their missions, but
many believe that the goals implicitly undermine the idea of a Jewish state (Thrall,
2018). The goals of the BDS movement are in place to attempt to give a semblance of
power back to the Palestinians that have been pushed from their ancestral homes by
UN Resolutions that neither Palestinians or Israelis fully support (Chartouni, 2017). UN
Resolution 181 in 1947 partitioned the former British colony into Israel and Palestine
reinvigorating the territorial conflict between the groups (United Nations). Although the
Israeli leadership accepted the partition, it was less territory that they had hoped, while
the Palestinian leadership outright rejected the partition (Chartouni, 2017). The
contemporary conflict between Israel and Palestine is reflected in the BDS movement.
By representing Palestinians, rather than a Palestinian state, the BDS movement
creates a new discussion space that has spread internationally and taken root in many
different international organizations, domestic organizations, corporations, universities,
and even small-scale communities. In representing Israeli-Jewish interests, the Israeli
state maintains its international state legitimacy (Daniel J Elazar, 1990).
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The BDS Movement

The BDS movement is, by nature, internationally motivated. There have been
distinct moves by both Israel and the BDS movement that reflect the various actors in
this conflict, both internally and externally. Generally, Israel appeals to the state actors
on the international stage, and draws its legitimacy from their state-peers. On the other
side, the BDS movement generally appeals to individual and organizational actors, such
as students, universities, scientists and artists, private corporations, unions, and other
people-based support. Through this lens, there is a harsh divide between the types of
approval that the BDS or Israel receive; while the BDS maintains support for individuals,
reflecting steady but growing support, Israel looks to states to continue their support
with financial and military support. In understanding this issue, the international
community, both in terms of individuals and states, is incredibly important in deciding
the outcome of this conflict. Although states tend to have the monopoly on the power,
democratic nations, like those Western nations in which Israel finds their support, will be
forced to engage with their citizens who are generally more supportive of the BDS
movement (BDS Movement). The international implications of widespread BDS
movement support are enormous as the Israeli state may have to yield some of their
power monopoly to Palestinians.

International Grassroots Community

The BDS movement has primarily derived its support directly from people.
Through cultural, academic, and organizational support, the BDS movement has gained
popularity and societal appeal both domestically and abroad since its founding in 2005
(Zanotti, Weiss, Ruane, & Elsea, 2017). By engagement with the international
grassroots community, the BDS movement has grown to become one of the most
influential movements in the world, based on its expansive network of supporters. From
its foundations, the BDS movement is diffuse and hard to effectively combat; because
the BDS relies heavily on the grassroots community, it is difficult for detractors, primarily
the Israeli state and its supporters, to successfully marginalize the approval that the
BDS garners (Zanotti, Weiss, Ruane, & Elsea, 2017). This structure of the BDS, and
the support that the movement seeks, creates a power dynamic of widespread, small-
scale success that compound to create larger consequences for Israel.

The BDS movement specifically works towards grassroots boycott measures. In
this endeavour, the BDS has been incredibly successful. Through academic boycotts,
cultural boycotts, and domestic institution support (e.g. US Campaign for Palestinian
Rights, Democratic Socialists of America, Black Lives Matter movement, etc.), the BDS
movement has expanded internationally (Thrall, 2018). These types of targeting have
been harmful to the Israeli image as international attention has been drawn to the calls
of the BDS (Thrall, 2018). As acclaimed celebrities, scientists, and artists have refused
to travel to Israel, in support of the BDS movement’s goals, or in response to perception
of human rights violations, the BDS has found success through the international
grassroots community (BDS Movement). Notable examples of cultural boycott
participants are Snoop Dogg, Elvis Costello, U2, Lorde, and many others from around
the world (BDS Movement). This cultural aspect of the BDS movement has been
influential in garnering grassroots support, and individuals see contemporary public
figures boycotting the Israeli state.
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Another source of support for the BDS is the international human rights
community in response to the expansion of Israeli settlements in the West Bank. Israeli
settlement expansion in the West Bank is controversial. The international community
has widely disapproved of the expansion of settlements due to questions about legality,
citing the Geneva Conventions (ICRC, 2014). Artists, scientists, and celebrities have
even specified settlement expansion as their reasoning for supporting the BDS
movement.

In the Palestinian territories, many individuals support the BDS movement, and
participate in economic boycotts and protesting. In 2015, the World Bank attributes the
24% decrease in exports from Israel to Palestine to the BDS movement’s successes.
The SodaStream Factory moved from the West Bank territory, and the BDS movement
saw another major step towards their goal of an Israel-free West Bank. Domestically,
through grassroots organizing, the BDS movement has impacted the Israeli economy
through boycotts and divestment, even without the explicit support of the Palestinian
Authority or Hamas.

Academic boycotts, apart from individual member of academia, have also been a
significant contributor to the cause of the BDS movement. Universities and colleges all
over the world have been divesting in Israel as the BDS movement gains traction. In
the United States alone, over 50 universities have moved towards divestment, at the
request of the students, faculty/staff, or administration. The academic boycott and
divestment has not only had some effect on the lIsraeli economy, but it has also
negatively affected the free flow of information from many different nations to Israel.
This academic boycott means that Israel is open to alienation in the scientific
community because of the BDS efforts of academic boycotting. By targeting academic
institutions as supporters, the BDS movement has engaged in novel tactics for
combating the alleged abuses of Israel.

Transnational Organizational Support

International institutions provide another main source of support for the BDS
movement. By seeking support from international institutions, the BDS movement is
acting outside of the state power that Israel relies upon. These transnational institutions
are the oversight organizations that have the infrastructure to hold Israel accountable for
violations of international norms and laws, whether it alight with the goals of the BDS
movement or not. These institutions most notably include the United Nations (UN) and
the European Union (EU). Through the support of international institutions, the BDS
movement has been able gain legitimacy tied to institutional recognition. This
legitimacy has been incredibly important in the growth of the BDS internationally. By
appealing to international organizations, the BDS movement has worked within the
framework of international law and economic repercussions for Israel-- on the larger,
international scale.

In January 2018, the UN Human Rights Council “rebuked” the Israeli human
rights abuses of Palestinians, and issued a report numbering the businesses that are
contributing to the human rights violations (UNHRC). Through the appeal to the
international grassroots community, the BDS movement has made a significant
negative impact on the legitimacy and moves towards a strong impact on the economic
status of Israel (Thrall, 2018). Organizations, such as the UN, also play a large role in
the success of the BDS movement. Although they have state members, the recognition
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of Israeli human rights abuses by large international organizations represents non-state
power manifesting in BDS support. By recognizing the human rights violations in an
official capacity, the United Nations is working to subdue the security power of Israel
over Palestinians, even if slightly. Additionally, the state members have begun to
recognize Palestine in its own right, within the confines of the UN-- more than 135
states recognized Palestine, and in 2019 Palestine will be able to act more similarly to a
state member of the United Nations (Tharoor, 2014; Nichols, 2018). Another important
institutional success was the European Union’s (EU) acknowledgement that the
“colonisation and annexation of Palestinian territory” cannot be officially recognized, and
the European Investment Bank stoppage of “virtually all” loans to major Israeli
corporations (BDS Movement). The BDS movement’s success is cultivated through
individuals, corporations, and non-state entities, such as the UN and EU. The
legitimacy of their claims is generated through the support of the international
community, rather than states alone.
Israel

International State Power

Israel, on the other hand, has relied heavily on support and legitimacy from state
actors. In response to the consequences imposed by the BDS movement, Israel has
made a number of strides towards state support. Israel is working internationally,
focusing on its state peers, to have the BDS movement classified as anti-Semitic (IHRA,
2016). In 2016, the International Holocaust Remembrance Alliance categorized hostility
towards the Israeli state as Anti-Semitic, and although including traditional anti-Zionism
encapsulated in a new definition of anti-Semitism is contemporary, it poses a problem
for potential solutions that may limit the power of the Israeli state through international
law (IHRA, 2016). Through the new definition of anti-Semitism, accepted by the IHRA
and many other pro-Israel organizations, Israel has been steadily discrediting the BDS
movement on an international scale through their state partners and selected
organizations (IHRA, 2016). By relying on this international condemnation of the BDS
movement, through a contemporary definition of anti-Semitism, Israel has attempted to
control the narrative from the perspective of its state peers.

Through this widespread state support, primarily seen in Western nations, Israel
has been able to successfully diminish some effects of the BDS movement through
international laws against the spread of the BDS. Nations, including the United States,
the United Kingdom, Germany, France, Austria, Canada, and others have adopted anti-
BDS legislation limiting the ability of citizens, organizations, and companies from
divestment or boycotts against Israel (Jewish Virtual Library; Aljazeera, 2019; Palestine
Legal, 2019). At an EU summit in November 2018, European nations were pushed to
outlaw anti-Semitism within their states, and many of their solutions were anti-BDS
legislative measures domestically, or statements condemning BDS actions against the
Israeli state (Nelsen, 2018; Middle East Monitor, 2018). By making pro-BDS actions
illegal, these nations have sided with Israel and encapsulated supporters of the BDS
movement in their definition of anti-Semitism. This support is valuable for Israel on the
international stage, and is a major legitimizing force for the actions of Israel towards
Palestinians, both positive and negative.

Domestic State Power
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The main step that Israel has taken to marginalize the BDS movement on a
domestic level is an international-minded travel ban on known and prominent BDS
supporters. Prominent members of the BDS movement, like Omar Barghouti (the
founder), are banned from entering Israel, which also makes transit even within the
West Bank incredibly difficult as Israel forces are in primary security control of the
region (Brutan, Jabari, & Goldman, 2019). In addition, the travel ban extends to
international organization members who are associated with BDS support. For
example, Jewish Voice for Peace organization members are denied entry into Israel due
to the organization’s support for the BDS movement (Brutan, Jabari, & Goldman, 2019).
This approach by the Israeli government directly targets individuals and organizations--
the type of support that the BDS draws upon-- and attempts to marginalize BDS effects
within the country. By enacting a travel ban, Israel is using their state authority to limit
the domestic power of the BDS movement (J Street).

Israel engages in the debate with the BDS movement largely through appeals to
state power. This approach has been fruitful, as many large Western powers support
Israeli state attempts to disparage the BDS movement, and have shown their support by
adopting anti-BDS legislation. Legislation of this sort effectively limits the abilities of
domestic individuals, corporations, organizations, and other non-state entities to
participate in the BDS movement. In this appeal to external state power, Israel has also
established itself as an important international actor. With support from its peers, Israel
is now considered a powerful, sovereign state, and is generally accepted as the
leadership of the Israel-Palestine territories, at least marginally.

Discussion
The BDS Movement

From its inception in 2005, the BDS movement has continued to grow
domestically and internationally into a movement that has had significant negative
impacts on lIsrael. Through individual-based international support, and through
institutional recognition, the BDS movement has been legitimized internationally. Its
growth has been steady, and the BDS movement has had significant impacts on Israeli
academics, cultural exchange, economic advancements, and the international human
rights reputation of Israel. The BDS, however, has not engaged directly with the Israeli
state. Mainly the BDS, and its supporters, have interacted indirectly with the Israeli
state, including through boycotts of Israeli businesses, academic boycotts of Israeli
institutions, and divestment in Israeli banks. Although the BDS movement directly
targets Israel, it acts in ways that do not directly address the Israeli state.

The Israeli State

On the other hand, the Israeli state has maintained its sovereignty over territory
throughout the second half of the 20th and into the 21st century. Israeli state control
over the domestic territory has remained relatively constant, especially security control
through military forces. Support from other states internationally has been extremely
valuable for the Israeli state, especially from states with large webs of influence, such as
the United States and many Western European states. Overall, the Israeli state has
been consistently supported by other states during the last two decades, which has led
to stability in its power. With this power stability, the Israeli state has been able to take
some direct measures to combat the effects of the BDS movement. These direct
actions have come primarily through the travel ban on BDS supporters, including
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organizations members of other countries, and the international call to label the BDS
movement anti-Semitic. In these strategic moves, the lIsraeli state has directly
responded to the BDS movement’s attempts to marginalize Israeli sovereignty.
Closing Thoughts

In this distinction between BDS appeals to non-state power and Israeli state
appeals to state power, another angle of the Israel-Palestine dilemma can be examined.
Within this conflict, there is a major issue of divisions of power. Because each “side” of
this issue seeks different sources of legitimating power, the Israeli state on one hand,
the BDS movement on the other, there has been minimal engagement between the
groups. The Israeli state has been side tracked in their attempts by accusing the BDS of
anti-Semitism, as their response to the BDS movement internationally, and the BDS has
had a lack of direct response, in general, to the Israeli state. Additionally, the BDS
movement does not have a concrete solution in place to achieve their goals if the Israeli
state were amenable to finding a resolution. At this point, the Israel-Palestine conflict is
far from being solved, and none of the regional groups, all with historical claims to the
territory, are willing to compromise their stances. By bringing anti-Semitism into the
dialogue, the Israeli state is creating a hostile space for contemporary solutions, and in
their separation from the Israeli state, the BDS movement has essentially avoided any
interaction and has yet to offer feasible resolutions.

The current climate of this conflict is unsustainable. With the Israeli state’s vast
appeal for condemnation of the BDS movement, and the BDS movement’'s widespread
appeal, these two actors will be forced to interact-- likely soon. The BDS movement has
gotten international acclaim, as well as criticism, and the Israeli state response has
legitimized the movement even further. The Israeli state’s attempts to combat the BDS
movement have been fruitful, but the introduction of anti-Semitism rhetoric into the
dialogue creates a dangerous precedent of complete Israeli state control of the
narrative. With this issue so prevalent in contemporary international news, it is hard to
ignore and even harder to remain neutral. With this framework in mind, | encourage
drawing from all sides of the conflict to understand the complex power dynamics and
intricate rhetoric surrounding the Israel-Palestine dilemma.

References

“Anti-Semitism: state anti-BDS legislation.” Jewish Virtual Library, 2019. Web.
https://www.jewishvirtuallibrary.org/anti-bds-legislation

Bard, M. “Facts about Jewish settlements in the West Bank.” Jewish Virtual
Library, n.d. Web. https://www.jewishvirtuallibrary.org/facts-about-jewish-
settlements-in-the-west-bank

Bard, M. “Myths and Facts: A guide to the Arab-Israeli conflict.” Jewish Virtual Library,
2017. Web [PDF file].
https://www.jewishvirtuallibrary.org/jsource/images/mf2017.pdf

Beauchamp, Z. “What are Israel and Palestine? Why are the fighting?.” Vox, 14 May
2018. https://www.vox.com/2018/11/20/18080002/israel-palestine-conflict-basics.
Beinin, J. & L. Hajjar. “Palestine, Israel, and the Arab-Israeli conflict: a primer.” Middle

54


https://www.jewishvirtuallibrary.org/anti-bds-legislation
https://www.jewishvirtuallibrary.org/facts-about-jewish-settlements-in-the-west-bank
https://www.jewishvirtuallibrary.org/facts-about-jewish-settlements-in-the-west-bank
https://www.jewishvirtuallibrary.org/jsource/images/mf2017.pdf
https://www.vox.com/2018/11/20/18080002/israel-palestine-conflict-basics

East Research and Information Project, 2014. Web [PDF file].
https://merip.org/palestine-israel-primer/

Brutan, F. B., L. Jabari, & P. Goldman. “Israel fights boycott movement as pro-
Palestinian campaign gains global support.” NBC Universal, 10 February 2019.
Web. https://www.nbcnews.com/news/world/israel-fights-bds-movement-pro-
palestinian-campaign-gains-global-support-n965691

“Campaign area: cultural boycott.” BDS Movement, n.d. Web.
https://bdsmovement.net/cultural-boycott#news

Caridi, P. “Hamas: from resistance to government?” Palestinian Academic Society for
the Study of International Affairs, 2010. Web [PDF
file].http://www.passia.org/medialfiler _public/dd/aa/ddaa6539-089d-41aa-8589-
4b1fd0656b80/caridi_- _hamas.pdf

Chartouni, L. “70 years after UN resolution 181: an assessment.” Jerusalem Center for
Public Affairs, 26 November 2017. Web. http://jcpa.org/article/70-years-un-
resolution-181-assessment/

Elgindy, K. “How the peace process killed the two-state solution.” Brookings Institution,
12 April 2018. Web. https://www.brookings.edu/research/how-the-peace-
process-killed-the-two-state-solution/

Elazar, D. J. “Israel as a Jewish state.” Jerusalem Center for Public Affairs, n.d. Web.
http://www.jcpa.org/dje/articles2/isrijewstate.htm

Frisch, H. “Knowing your ABC: a primer to understanding the different areas of Judea
and Samaria.” The Jerusalem Post, 23 April 2016. Web.
https://www.jpost.com/Magazine/Knowing-your-ABC-448963

“History of the question of Palestine.” United Nations, 2016. Web.
https://www.un.org/unispal/history/

“The Palestinian Authority: history & overview.” Jewish Virtual Library, n.d. Web.
https://www.jewishvirtuallibrary.org/palestinian-authority-history-and-overview

“‘Human Rights Council thirty-seventh session.” United Nation Human Rights Council,
26 February-23 March 2018. Web [PDF file].
https://www.ohchr.org/EN/HRBodies/HRC/RegularSessions/Session37/Documen
ts/A_HRC 37 39 EN.pdf

Middle East Monitor. “Israel is lobbying Europe to declare BDS ‘fundamentally anti-
Semitic.”” Mint Press News, 26 October 2018. Web.
https://www.mintpressnews.com/israel-is-lobbying-europe-to-declare-bds-
fundamentally-anti-semitic/251082/

“Join a BDS campaign.” BDS Movement, n.d. Web.https://bdsmovement.net/get-
involved/join-a-bds-campaign?country=All

Nelsen, A. “European urged to agree Israel boycott tactics are antisemitic.” The
Guardian, 24 October 2018. Web.
https://www.theguardian.com/world/2018/oct/24/european-parties-urged-agree-
israel-boycott-bds-antisemitic-mep

“‘New Israeli travel ban is a major blow to democracy, empowers BDS movement.” J
Street, 8 January 2018. Web. https://jstreet.org/press-releases/new-israeli-travel-
ban-major-blow-democracy-empowers-bds-movement/#.XLJLT-tKjVp

Nichols, M. “U.N. allows Palestinians to act more like full member in 2019.” Reuters, 16

55


https://merip.org/palestine-israel-primer/
https://www.nbcnews.com/news/world/israel-fights-bds-movement-pro-palestinian-campaign-gains-global-support-n965691
https://www.nbcnews.com/news/world/israel-fights-bds-movement-pro-palestinian-campaign-gains-global-support-n965691
https://bdsmovement.net/cultural-boycott#news
http://www.passia.org/media/filer_public/dd/aa/ddaa6539-089d-41aa-8589-4b1fd0656b80/caridi_-_hamas.pdf
http://www.passia.org/media/filer_public/dd/aa/ddaa6539-089d-41aa-8589-4b1fd0656b80/caridi_-_hamas.pdf
http://jcpa.org/article/70-years-un-resolution-181-assessment/
http://jcpa.org/article/70-years-un-resolution-181-assessment/
https://www.brookings.edu/research/how-the-peace-process-killed-the-two-state-solution/
https://www.brookings.edu/research/how-the-peace-process-killed-the-two-state-solution/
http://www.jcpa.org/dje/articles2/isrjewstate.htm
https://www.jpost.com/Magazine/Knowing-your-ABC-448963
https://www.un.org/unispal/history/
https://www.jewishvirtuallibrary.org/palestinian-authority-history-and-overview
https://www.ohchr.org/EN/HRBodies/HRC/RegularSessions/Session37/Documents/A_HRC_37_39_EN.pdf
https://www.ohchr.org/EN/HRBodies/HRC/RegularSessions/Session37/Documents/A_HRC_37_39_EN.pdf
https://www.mintpressnews.com/israel-is-lobbying-europe-to-declare-bds-%09fundamentally-anti-semitic/251082/
https://www.mintpressnews.com/israel-is-lobbying-europe-to-declare-bds-%09fundamentally-anti-semitic/251082/
https://bdsmovement.net/get-involved/join-a-bds-campaign?country=All
https://bdsmovement.net/get-involved/join-a-bds-campaign?country=All
https://www.theguardian.com/world/2018/oct/24/european-parties-urged-agree-israel-boycott-bds-antisemitic-mep
https://www.theguardian.com/world/2018/oct/24/european-parties-urged-agree-israel-boycott-bds-antisemitic-mep
https://jstreet.org/press-releases/new-israeli-travel-ban-major-blow-democracy-empowers-bds-movement/#.XLJLT-tKjVp
https://jstreet.org/press-releases/new-israeli-travel-ban-major-blow-democracy-empowers-bds-movement/#.XLJLT-tKjVp

October 2018. Web. https://www.reuters.com/article/us-palestinians-un/un-
allows-palestinians-to-act-more-like-full-member-in-2019-idUSKCN1MQ2R7

Palestinian BDS National Committee. “EU acknowledges obligation to not recognize
Israeli annexation of Palestinian territory.” BDS Movement, 18 July 2013. Web.
https://bdsmovement.net/news/eu-acknowledges-obligation-not-recognize-israeli-
annexation-palestinian-territory

Palestinian Civil Society. “Palestinian civil society call for BDS.” BDS Movement, 5 July
2005. Web. https://bdsmovement.net/call

Rubin, B. “Israel, occupied territories.” Oxford Public International Law, October 2009.
Web. http://opil.ouplaw.com/view/10.1093/law:epil/9780199231690/law-
9780199231690-e1301

“Ten things to know about anti-boycott legislation.” Palestine Legal, 27 March 2019.
Web. https://palestinelegal.org/news/2016/6/3/what-to-know-about-anti-bds-
leqgislation

Tharoor, I. “Map: The countries that recognize Palestine as a state.” The Washington
Post, 7 November 2014. Web.
https://www.washingtonpost.com/news/worldviews/wp/2014/11/07/map-the-
countries-that-recognize-palestine-as-a-
state/?noredirect=on&utm term=.078cfe17487f

Thrall, N. “BDS: how a controversial non-violent movement has transformed the Israeli-
Palestinian debate.” The Guardian, 14 August 2018. Web.
https://www.theguardian.com/news/2018/aug/14/bds-boycott-divestment-
sanctions-movement-transformed-israeli-palestinian-debate

“The Geneva Conventions of 1949 and their additional protocols” International
Committee of the Red Cross, 1 January 2014. Web.
https://www.icrc.org/en/document/geneva-conventions-1949-additional-protocols

“United Nations partition plan- Resolution 181.” Israel Ministry of Foreign Affairs, n.d.
Web.
https://mfa.gov.il/mfa/aboutisrael/maps/pages/1947 %20un%20partition%20plan.
aspx

“US BDS victories” (2018). Retrieved from https://uscpr.org/campaign/bds/bdswins/
“US Senate advances controversial anti-BDS legislation.” Aljazeera, 28 January
2019. Web. https://www.aljazeera.com/news/2019/01/senate-advances-anti-bds-
legislation-190129025241533.html

“What is BDS?” BDS Movement, n.d. Web. https://bdsmovement.net/what-is-bds
“Working definition of anti-Semitism.” International Holocaust Remembrance
Alliance, 26 May 2016. Web. https://www.holocaustremembrance.com/working-
definition-antisemitism

Zanotti, J., M. Weiss, K. A. Ruane, & J. K. Elsea. “Israel and the Boycott, Divestment,
and Sanctions (BDS) movement.” Congressional Research Service, 9 June
2017. Web [PDF file]. https://fas.org/sgp/crs/mideast/R44281.pdf

56


https://www.reuters.com/article/us-palestinians-un/un-allows-palestinians-to-act-more-like-full-member-in-2019-idUSKCN1MQ2R7
https://www.reuters.com/article/us-palestinians-un/un-allows-palestinians-to-act-more-like-full-member-in-2019-idUSKCN1MQ2R7
https://bdsmovement.net/news/eu-acknowledges-obligation-not-recognize-israeli-annexation-palestinian-territory
https://bdsmovement.net/news/eu-acknowledges-obligation-not-recognize-israeli-annexation-palestinian-territory
https://bdsmovement.net/call
http://opil.ouplaw.com/view/10.1093/law:epil/9780199231690/law-9780199231690-e1301
http://opil.ouplaw.com/view/10.1093/law:epil/9780199231690/law-9780199231690-e1301
https://palestinelegal.org/news/2016/6/3/what-to-know-about-anti-bds-legislation
https://palestinelegal.org/news/2016/6/3/what-to-know-about-anti-bds-legislation
https://www.washingtonpost.com/news/worldviews/wp/2014/11/07/map-the-countries-that-recognize-palestine-as-a-state/?noredirect=on&utm_term=.078cfe17487f
https://www.washingtonpost.com/news/worldviews/wp/2014/11/07/map-the-countries-that-recognize-palestine-as-a-state/?noredirect=on&utm_term=.078cfe17487f
https://www.washingtonpost.com/news/worldviews/wp/2014/11/07/map-the-countries-that-recognize-palestine-as-a-state/?noredirect=on&utm_term=.078cfe17487f
https://www.theguardian.com/news/2018/aug/14/bds-boycott-divestment-sanctions-movement-transformed-israeli-palestinian-debate
https://www.theguardian.com/news/2018/aug/14/bds-boycott-divestment-sanctions-movement-transformed-israeli-palestinian-debate
https://www.icrc.org/en/document/geneva-conventions-1949-additional-protocols
https://mfa.gov.il/mfa/aboutisrael/maps/pages/1947%20un%20partition%20plan.aspx
https://mfa.gov.il/mfa/aboutisrael/maps/pages/1947%20un%20partition%20plan.aspx
https://uscpr.org/campaign/bds/bdswins/
https://www.aljazeera.com/news/2019/01/senate-advances-anti-bds-legislation-190129025241533.html
https://www.aljazeera.com/news/2019/01/senate-advances-anti-bds-legislation-190129025241533.html
https://bdsmovement.net/what-is-bds
https://www.holocaustremembrance.com/working-definition-antisemitism
https://www.holocaustremembrance.com/working-definition-antisemitism
https://fas.org/sgp/crs/mideast/R44281.pdf

Madison v. Alabama: Does the 8™ Amendment Prohibit the
Execution of a Person Who Does Not Remember His Crime?

Sue Burum
MSU, Mankato Minnesota

57



Sir William Blackstone, in 1765, in The Commentaries on the Law of England,
wrote:

Idiots and lunatics are not chargeable for their own acts, if committed when under
these incapacities: no, not even for treason itself. Also, if a man in his sound
memory commits a capital offence, and before arraignment for it, he becomes
mad, he ought not to be arraigned for it: because he is not able to plead to it with
that advice and caution that he ought. And if, after he has pleaded, the prisoner
becomes mad, he shall not be tried: for how can he make his defense? If, after
he be tried and found guilty, he loses his senses before judgment, judgment shall
not be pronounced; and if, after judgment, he becomes of nonsane memory,
execution shall be stayed: for peradventure, says the humanity of the English
law, had the prisoner been of sound memory, he might have alleged something
in stay of judgment or execution. (Blackstone, 1765)

Under the common law of England and America, insane persons were not given the
death penalty. But what is an insane person? The Supreme Court, in Madison v.
Alabama, attempted to provide some clarity to this question (Madison v. Alabama,
2019).

Facts

In April 1985, in Mobile, Alabama, Police Officer Julius Schultz was mediating a
domestic dispute between Vernon Madison and Cheryl Green, his former girlfriend.
Schultz remained at the house in his squad car to protect Green and her daughter while
Madison moved out of the house. While Schultz sat in the car, Madison shot him twice
in the back of the head killing him, and also shot and injured his former girlfriend.
Madison was tried three times in 1985, 1990, and 1994. The conviction from his first trial
was overturned because prosecutors excluded black people from the jury. His
conviction in his second trial was overturned because evidence, not properly introduced,
was brought to the jury through an expert witness’s improper testimony (Madison v.
Alabama, 2019). In his third trial, the jury convicted Madison and recommended life in
prison. Madison’s third trial judge, Judge Ferrill McRae of Mobile County Circuit Court,
decided to impose the death penalty instead of life in prison. The conviction and
sentence were affirmed by the Alabama Court of Criminal Appeals and the Alabama
Supreme Court (Liptak, 2018).

Madison has been an inmate in the Holman Correctional Facility since 1985. He
had severe strokes in 2015 and 2016 that resulted in brain damage, vascular dementia,
cognitive impairment, long-term memory loss, physical decline, and an inability to
remember his crime of shooting Schultz (Liptak, 2019). Madison told psychologists, in
2016, “I never went around killing folks” (Baptiste, 2018). He was supposed to be
executed May 2016. The state court, after a competency hearing, may have allowed
Madison’s execution because the state court believed the Supreme Court only barred
execution if the prisoner was incompetent from insanity or gross delusions. Madison
was arguing that he was incompetent because of suffering from dementia. Alabama
concluded that Madison had a rational understanding of the reasons for his execution,
even if he had no recollection of his crime (Liptak, 2018). The federal District Court
rejected his petition.
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The 11" Circuit Court of Appeals granted a stay on the day of the execution and
later concluded Madison should not be executed because he lacked a “rational
understanding” that he is being executed as punishment for a crime (Madison v.
Alabama, 2017). The Supreme Court upheld the stay. But on November 2017 in Dunn
v. Madison, the Supreme Court, on federal habeas corpus review, overturned the
decision by the 11" Circuit and allowed the execution to proceed (Dunn v. Madison,
2017). The Supreme Court concluded that neither Ford nor Panetti clearly established
that a person is incompetent to be executed simply because he failed to remember his
crime. The state court's determinations of law and fact were not “so lacking in
justification” as to give rise to error “beyond any possibility for fair-minded
disagreement” (Swoyer, 2017). The 11" Circuit Court overstepped its authority under
the Antiterrorism and Effective Death Penalty Act (AEDPA) of 1996. This Act set the
standard that federal courts, in habeas corpus reviews, are to follow in order to overturn
a lower court’s decision. The 1996 Act tightened habeas corpus laws that had been
used to appeal death sentences from state courts and required greater deference to
state court findings in death penalty cases (AEDPA, 1996).

Madison’s execution was rescheduled for January 2018. Madison again argued
to the state court that his mental condition precluded Alabama from going forward with
the death penalty. The state court responded that nothing extensive changed since the
first competency hearing and the execution could continue. However, the Supreme
Court granted a stay 30 minutes before the execution was supposed to take place. The
Supreme Court decided to hear the case, under a writ of certiorari not habeas corpus, in
February 2018, and oral arguments were held October 2, 2018 (Madison v. Alabama,
2019).

Precedent

The Supreme Court, in two key cases, has given lower courts some guidance on
the applicability of the death penalty to criminals with mental problems. In 1986, in Ford
v. Weinwright, the Supreme Court ruled that the Eighth Amendment’s ban on cruel and
unusual punishment bars the execution of inmates who have lost their sanity after
sentencing. To arrive at this decision, the Supreme Court upheld the common law rule
that the insane could not be executed. Justice Thurgood Marshall, writing for the
majority, concluded early English and American common law had reasoned that
executing insane prisoners would not serve any penological goals, and the state’s
procedures for determining competency were inadequate (Ford v. Weinwright, 1986).
The determination of insanity could not be left to the governor, the executive branch.
Defendants need a competency hearing in a court, and the judicial branch should make
the decision. The prisoner was entitled to a competency evaluation and a judicial
competency hearing that provided for full procedural rights including the right to counsel
and the right to cross-examine witnesses (Ford v. Weinwright, 1986).

In 2007, in Panetti v. Quarterman, the Supreme Court set out the competency
standard. It held that criminals sentenced to death may not be executed if they do not
have a rational understanding of the reason for their execution. Justice Anthony
Kennedy wrote the majority opinion. He wrote that the Texas courts failed to hold an
adequate competency hearing as required by Ford. Panetti was considered competent
because he knew the state’s reason for requiring executions was as a punishment for
the crime of murder. However, the Texas courts ignored the fact that delusions could
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prevent Panetti from understanding that he was the one who committed the murders. It
was also not decided, as required by Ford, whether he has a “rational understanding” of
the reason for his execution. The Supreme Court concluded that the lower courts should
have considered the claim that the criminal suffered from “a documented mental illness
that is the source of gross delusions preventing him from comprehending the meaning
and purpose of” his death sentence (Panetti v. Quarterman, 2007).

Oral Arguments

Chief Justice John Roberts, quickly in the hearing, focused oral arguments on
two questions: whether the Constitution bars the execution of an inmate simply because
he does not remember the details of his crime; and whether dementia can cause
someone to be so incompetent that the person cannot be executed. Bryan Stevenson,
executive director of the anti-death penalty Equal Justice Initiative in Montgomery,
Alabama, and Madison’s lawyer, had to convince a majority of the justices that they
could spare Madison without opening the floodgates to challenges from many other
death row inmates who could claim that they also do not remember their crimes (Wolf,
2018). To avoid the floodgate’s concern, Stevenson stated that an inability to remember
the details of the crime does not, by itself, mean that an inmate cannot be executed. He
suggested that an inmate would have to not only be suffering from dementia, but also
have brain damage (Totenberg, 2018). He stated that “the state has an interest in being
able to impose punishment and execute these kinds of sentences” (Howe, 2018).
Roberts then asked Thomas Govan, Alabama’s deputy attorney general, if the only
issue the two sides were arguing about was whether vascular dementia could be the
basis for determining that an inmate is too incompetent to be executed. Govan
responded that only “if someone has vascular dementia or any other type of mental
illness, if it precludes them from having a rational understanding of their punishment,
and that they will die when they are executed,” then the person would meet the
standard for incompetency (Howe, 2018). His position was that the state courts had
already decided this issue in Alabama’s favor, meaning Alabama courts concluded that
Madison had a rational understanding of the circumstances of his execution (Totenberg,
2018).

The Supreme Court’s attention then shifted to whether dementia could leave a
person incompetent to be executed, or whether only insanity or gross delusions, as in
Ford and Panetti, could result in incompetency, and whether state courts adequately
concluded whether Madison’s dementia left him incompetent. Justice Ruth Bader
Ginsburg questioned whether the state only focused on insanity or delusions as
conditions for incompetence to be executed. Justice Elena Kagan asked Govan to point
to excerpts in the state’s order that support the idea that the state courts considered
whether Madison’s dementia resulted in incompetence. Govan responded that Madison
knows he is in prison because he was found guilty of committing murder (Barnes,
2018). Stevenson told Ginsburg that an abstract understanding of whether a person can
be executed for committing murder is not enough. Madison has been told that he is in
prison for committing murder, but he does not remember committing the crime. He does
not understand why he is being punished. Stevenson suggested, not knowing why
Madison is being punished, does not result in a rational understanding of the reasons
for Madison’s execution (Barnes, 2018). Justice Stephen Breyer suggested a standard
for inmates who were not insane or suffering from delusions. If dementia makes a
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person unable to remember that they have committed a crime, then the person is
incompetent. Govan responded that the state would “still have a strong interest in
seeking retribution for a horrible crime” (Barnes, 2018). Thus, Roberts’ questioning got
both sides to agree that any mental condition could support the refusal to execute the
inmate provided the condition resulted in a lack of rational understanding.

Decision

Justice Kagan wrote the majority opinion. She was joined in the opinion by
Justices Ginsburg, Breyer, Sonia Sotomayor, and Chief Justice Roberts. Kagan wrote
that the Supreme Court has already decided that an inmate who suffers from a mental
illness cannot be executed if the person does not understand why the state is trying to
execute him. The exact diagnosis does not matter. Delusions, dementia other mental
illnesses, or physical diseases can lead to a lack of rational understanding. The simple
fact a person lacks memory does not automatically mean the person cannot be
punished with the death penalty. A person, lacking memory of their crime, may still be
able to form a rational understanding for the reasons for the death sentence. The focus
of the court’s inquiry in this type of case is the inmate’s comprehension of the reason for
his death sentence. The Eighth Amendment does not automatically prohibit the
execution of someone who does not remember committing a crime. The inmate could
understand why he is being executed even if he does not remember committing the
crime. “Do you have an independent recollection of the Civil War?” asked Kagan in the
majority opinion. “Obviously not. But you may still be able to reach a rational — indeed, a
sophisticated — understanding of that conflict and its consequences.” Kagan continued,
“Do you recall your first day of school? Probably not. But if your mother told you years
later that you were sent home for hitting a classmate, you would have no trouble
grasping the story.” The same reasoning applies to a person who blacks out before
committing a crime. The person may come to understand why a prosecutor seeks
punishment. As with mental illness, the Eighth Amendment would bar the execution of
an inmate with dementia if the inmate did not understand the reason why the state
wants to execute him (Madison v. Alabama, 2019).

The case was sent back to the state court because the majority on the Supreme
Court was not convinced that the state court thought only mental iliness or delusions
could support Eighth Amendment death penalty claims. The majority wanted to be
certain that Madison was not being executed because he was not delusional or
psychotic. Dementia can also affect a person’s rational understanding. The majority was
also not certain that the state court adequately decided if Madison had a “rational
understanding” of the reason for his execution (Madison v. Alabama, 2019).

Justice Alito wrote the dissenting opinion. He was joined by Justices Clarence
Thomas and Neil Gorsuch. Justice Brett Kavanaugh took no part in the decision
because he was not a member of the Court during oral argument. Justice Alito
complained that what “the Court has done in this case makes a mockery of our rules”
(Madison v. Alabama, 2019). The dissenters concluded that Madison had pulled “a bait
and switch” (Howe, 2019). Madison had asked the Court to decide whether the Eight
Amendment bars the execution of an inmate who cannot remember committing the
crime for which the inmate would be executed. Instead, once the case was accepted for
review, the issue became whether the state court rejected Madison’s claim of
incompetence to be executed because the state court thought dementia, as opposed to
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other conditions, could not be a basis for the claim. If he knew this would be the issue,
Alito suggested he would have dismissed Madison’s petition to review the case. Alito
believes “our whole certiorari system would be thrown into turmoil” if litigants can
petition to have one issue decided, and then change to a different issue later (Madison
v. Alabama, 2019). Justices prepare for oral argument based on the petitions and briefs.
If they all address a different issue than what will be decided, justices waste their time
preparing for the wrong issue.

Also, Alito is concerned that there are far too many reviews in death penalty
cases. Too many problems arise as inmates, like Madison, remain on death row over
thirty years. While the AEDPA applies to habeas corpus reviews, Alito would prefer that
the Court probe less into state cases, especially factual questions. The dissenters are
more restrained in their view of the role of federal courts. Alito would give more
deference to state proceedings to lessen federal reviews whether the case comes to the
Court on habeas corpus or writ of certiorari. In this case, the dissenters believe that the
state court conducted an adequate competency review and said so in Dunn (Madison v.
Alabama, 2019).

Analysis

First, the majority seemed to have offered some clarity as to how inmate
competency to be executed is to be determined. Neither a diagnosis of a mental illness
nor a faulty memory alone will automatically trigger protections of the Eighth
Amendment. Whatever the person is suffering from must cause the person to not be
able to have a “rational understanding” of why the state wants to execute him. This
approach is the same method used to decide whether a defendant can claim an insanity
defense. For questions of whether the defendant was insane when the crime was
committed, the person is evaluated by a court appointed psychologist. If the person is
found to be suffering from a mental disease or defect, except for psychopathic
personality, then the defendant can move to a court determination as to whether that
mental problem makes the person insane under the state’s insanity defense (Scheb I,
2014). In states where the M’Naughten approach is used to judge insanity, the court
would have to decide if the person can still reason. The court will decide if the defendant
knew the nature and quality of his/her actions or that his/her actions were wrong. In the
case of a loss of control test for insanity, the court would add the discussion of whether
the person could control their behavior. The defendant may be able to reason and
realize killing is wrong, but because of voices talking to the person, the defendant may
lack the substantial capacity to control their behavior and ignore those voices (Scheb I,
2014). Having a test for whether a person can be executed similar to the insanity
defense would make it easier for courts to conduct capacity hearings.

Second, it is not clear what will happen to Madison now that the case was sent
back to the state court. Madison could still receive the death penalty. Dr. Karl Kirkland, a
psychologist for the state, testified at Madison’s competency hearing that Madison
“suffered a significant decline post-stroke,” but “certainly” understood that Alabama was
seeking to execute him for the murder the state said he committed. He was able to
describe details from his childhood as well as previous court appeals, including that, at
his third trial, a judge had overridden the jury (Howe, 2018). Alabama could execute
Madison because it does not matter whether Madison remembers his crime. He does
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rationally understand concepts of crime and punishment. He understood what he was
found guilty for and how the state planned to punish him.

Madison could also not face the death penalty. Dr. John Goff, a psychologist
testifying on Madison’s behalf, concluded that, although Madison knew the state wanted
to execute him, he did not recall killing the police officer or “the sequence of events from
the offense to his arrest to the trial or any of those details.” He only knows he was tried
three times because people told him what happened (Howe, 2018). Since he has no
memory of the murder, he cannot rationally understand the execution. He cannot
understand why he has been singled out to die.

The state court found Kirkland’s report more convincing and scheduled Madison
for execution. What the state court must do now, if they wish to go forward with
Madison’s execution, is to develop a more detailed record that his dementia is making it
impossible for him to remember the crime, if that is the case, but that dementia had not
interfered to the degree that Madison does not have a “rational understanding” of the
punishment that comes from committing that crime. The majority concluded that the
state court offered “only one sentence of explanation” that did not take into account the
ability for rational understanding. A more detailed and better competency hearing
decision would satisfy the majority (Editorial Board, 2019).

Third, this case may provide some insight into Justice Roberts. Other writers
have wondered if Roberts is trying to take Kennedy’s place on the court as the new
swing justice. Or maybe, Roberts is evolving into a more liberal justice. Mark Joseph
Stern, an author for Slate, offered some insight in an article entitled Roberts Confirms
He’s the New Swing Justice (Stern, 2019). If Roberts did not join the liberals, the court
would have split 4-4. This would have left in place a lower court order allowing
Madison’s execution. Roberts probably wanted to avoid a stalemate. In oral arguments,
he seemed to push Stevenson to agree to decide the case using Panetti. He pushed
Govan to agree that dementia, and not just insanity or delusions, could be a factor in
determining not to execute an inmate under Panetti (Stern, 2019). But Roberts
dissented in Panetti with the majority’s interpretation of the Eight Amendment.

In 2015, Michael Clemente, a student at Yale Law School, published an
influential article in the Yale Law Review, A Reassessment of Common Law Protections
for “Idiots,” asserting that the Eight Amendment, as originally understood, provided
protections against the execution of the mentally disabled (Stern, 2019). He used
numerous historical documents, including Blackstone, to argue that the Eighth
Amendments extends to a broader group of people than only the “profoundly or
severely mentally retarded” that the Supreme Court had been focused on (Stern, 2019).
Clemente became one of Robert’s law clerks in 2018. Roberts may have listened to
Clemente (Stern, 2019). The originalist approach to the Eight Amendment may actually
be to define insanity much more broadly. Roberts may still be an originalist and
interpreted the Eight Amendment the way the Framers would have interpreted the
amendment back in the 1700’s. A more detailed understanding of history may have
caused his ideas to evolve since Panetti.

And fourth, Justice Alito has been frustrated with the sheer volume of death
penalty cases. Creative arguments by attorneys representing inmates on death row has
dramatically increased not only the volume of cases but also the length of time it takes
for a person who got a death sentence to be executed. Madison has been on death row
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for over thirty years. He is not unique. As the inmate population ages, more health
problems, as Madison experienced, will increase in death row inmates (Barnes, 2017).
Alito would probably prefer more deference given to state determinations so appeals
would not be endless. Following the AEDPA of 1996 would provide this deference to the
state. He also does not appreciate paperwork from attorneys that state an issue on
appeal only to see it changed in oral argument. Justices prepare before oral arguments.
This preparation is wasted time if the issue is later changed. However, in this case, the
change in focus may have come more from Roberts’ questioning. It does not appear the
attorneys colluded before oral argument to change the issue but, changes like this can
undermine the Court’s ability to give deference to state competency hearing findings
(Madison v. Alabama, 2019). As there seems to be an endless number of requests for
writs of certiorari, and only a finite amount of time on the Court’s docket, there needs to
be limits even to death penalty reviews. While these cases are very important, and a
person’s life is at stake, the nation has many problems that need the Supreme Court’s
review, especially in hyper-partisan times when compromise among people is in short
supply.
Conclusion

Madison v. Alabama’s outcome is consistent with Blackstone’s historical
understanding of punishments that are cruel and unusual punishments. According to
Blackstone (1765), idiots and lunatics have been relieved from death penalty
punishment. The inmate is incapable of presenting evidence that could spare their life.
The inmate is not able to prepare for the next world or try to make amends to the
Almighty. The descent into a state of idiocy and lunacy, and having to spend a life in
prison, is punishment enough (Blackstone, 1765).

There are also good contemporary reasons for continuing to follow the
philosophy of not executing those who are not able to reason. Madison killed a police
officer who was simply doing the job society asked him to do. Both sides’ attorneys
realized this was a very horrible crime and retribution is often considered a rational for
punishment. Retribution is an eye for an eye and a tooth for a tooth. The problem is that
executing a prisoner who can no longer understand why he is being punished does not
satisfy society’s desire for vengeance (Will, 2018). It often “offends humanity” (Editorial
Board, 2019) because the punishment is being applied to someone who is incapable of
understanding that they are blameworthy and thus worthy of punishment (Beebee,
2018).

The execution could still serve a deterrent effect. It does send the message to
the rest of society that, if someone Kills police officers, that person will not spend a
lifetime in jail. Instead, they will be killed. Society cannot tolerate people who kill public
servants. But to have a deterrent effect, people would have to identify with that criminal
and understand they could be in the inmate’s shoes if they strike out at officers (Will,
2018). If the criminal is now too insane to reason, the average person will not see
themselves in that person’s shoes. The inmate is simply too different. The one being
executed cannot serve as an example to others (Morshedi, 2019). If there is no benefit
to killing people who cannot understand that punishment or why it is given, the person
probably should be left in jail for their life.

Blackstone was an English jurist and judge who realized that the law needed to
be accessible to all. Until he wrote the Commentaries on the Laws of England, finding
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the law, especially as it evolved in court cases, was difficult. Even if potentially

applicable laws were found, they were often confusing and contradictory. The

Commentaries attempted to organize and present the common law in a rational and

comprehensible form. The Commentaries embrace the philosophy that many laws and

rights come from the natural law. Blackstone said the discovery of the law of nature

depends on the exertion of right reason (All About Philosophy, n.d.).

It is hard to have classroom discussions of the death penalty. Too often, classes
divide into pro-death penalty and anti-death penalty camps with little understanding of
the reasons behind their choice. The nuisances of the vast area between these two
points gets lost. Yet it is this nuisance that helps students develop the critical thinking
skills to actually analyze one’s choice. Madison v. Alabama is an excellent case to
develop a broader understanding of the death penalty.
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Abstract

This paper examines the etymology of the term Geechee. It takes the position
that the term has an American Indian origin and not an African origin. This paper also
takes the position that the term originated as a war-name for Gullah-speaking Maroon
partisans in the Seminole Nation during the 19th century. In addition, it takes the
position that every original Geechee was a Gullah, but every Gullah was not a
Geechee. As for methodology, this paper utilizes the case study method approach and
the participant observation approach.

Introduction

Charles Garrett and David M. Lucas (2002) have pointed out that there are two
theories regarding the etymology of the term Gullah. Both theories pose that Gullah has
an African origin. One theory holds that Gullah descends from the Gola, which is an
ethnic group which lives in Liberia and Guinea. The other theory holds that Gullah
descends from Angola. Garrett and Lucas further asserted that many ancestors of
Gullah people came from the Angola region.

There are also two theories regarding the etymology of the term Geechee. One
of the theories holds that Geechee is an African word and descends from the term Kissi,
which is an ethnic group in Liberia, Sierra Leone, and Guinea. The second theory holds
that Geechee is an American Indian word and descends from the term Ogeechee.
Garrett and Lucas (2002) have acknowledged that some scholars and writers hold that
Geechee has an African origin and that some scholars and writers hold that Geechee
has an American Indian origin.

Guy B. Johnson (1930), Mary Granger (1940/1986), Juanita Jackson, Sabra
Slaughter, and J. Herman Blake (1974), Charles Joyner (1986), and the present writer
hold that Geechee has an American Indian origin in that they believe it comes from the
Ogeechee River or Ogeechee Indians. Reed Smith (1926), Mason Crum (1940), Hillary
S. Barnwell (1997), Cornelia Walker Bailey (Bailey & Bledsoe, 2000), and Joseph E.
Holloway (1995/2005) hold that Geechee has an African origin. According to Charles
Garrett and David M. Lucas (2002), Marquetta L. Goodwine also holds that Geechee
has an African origin. Garrett and Lucas have informed us that:

Among academicians, the word “Gullah” is generally used in the South Carolina
Sea Islands, while the word “Geechee” is often used to describe descendants of
enslaved Africans now living in the Sea Islands of Georgia and northern Florida.
Joyner (1986) suggests the word “Geechee” derives from the Ogeechee River
near Savannah, Georgia. Barnwell (1997) argues “Geechee” is simply another
name for the language and culture of Black Sea Islanders, originating from a
tribal name in Liberia. However, Marquetta L. Goodwine (2001) definitively
states, “Geechee exists due to the transliteration of the name ‘Gidzi,” an ethnic
group from the Windward Coast of Africa. When commenting on our speech,
Geechee derived from the interactions of Gullah speakers with non-Gullah,
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English speakers. Thus, a dialect of sorts (a bridge language), or as linguists call
it, a ‘pidgin language’ was created.” (p. 1)

Following Goodwine and others, Garrett and Lucas proceeded to argue that “the terms
‘Gullah’ and ‘Geechee’ should be considered synonymous” (p. 1).

Cornelia Walker Bailey (Bailey & Bledsoe, 2000), writing in her autobiography,
made an observation that can be compared with that of Marquetta Goodwine about the
origin of the term Geechee. She said:

As to the labels “Geechee” and “Gullah,” there’s a line of thinking
that they came from two neighboring tribes in West Africa—the Kissi,
pronounced “Geezee,” who lived where the modern-day countries of
Sierra Leone, Liberia and Guinea converge; and the Gola, a tribe on the
Sierra Leone-Liberia border. A lot of members from both of these tribes
were brought to these islands, and while it has never been proven—the
people who study such things will be arguing about it for years to come—it
could very well be that what we called stemmed from the two tribal names.

(p-4)

Cornelia Walker Bailey noted that it has never been proven that term Geechee is
derived Kissi or that the term Gullah is derived from Gola. She also noted that people
who study the Geechee and Gullah heritage will be arguing about the origins of the
terms for years to come.

Nevertheless, Cornelia Walker Bailey (Bailey & Bledsoe, 2000), chose to weigh
in on the subject and presented an argument about the origin of the term Geechee.
Cornelia Walker Bailey made the important observation that “Ogeechee is an Indian
name” and identified it as one of the three major rivers in Georgia (p. 312). However,
Cornelia Walker Bailey proceeded to argue that the term Geechee did not derive from
the term Ogeechee because none of her ancestors had ever lived near the Ogeechee
River. Cornelia Walker Bailey related that she was following Lorenzo Dow Turner and
took the position that the term Geechee “probably came from Kissi,” the ethnic group
found in Sierra Leone, Liberia, and Guinea (p. 312).2

The objective of this paper is to examine the etymology of the term Geechee. It
will take the position that the term has an American Indian origin and not an African
origin. This paper will also take the position that the term originated as a war-name for
Gullah-speaking Maroon partisans in the Seminole Nation during the 19th century. In
addition, it will take the position that every original Geechee was a Gullah, but every
Gullah was not a Geechee. The methodology used in this paper will be the case study
method approach and the participant observation method approach.

Discussion of the Etymology of the Term Geechee

As used in this paper, the term Geechee refers to a social group of Gullah-
speaking Maroons (and their descendants) who joined the Seminole Nation as partisans
during their three wars with the USA in the 19th century.> During the 19th Century,
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Gullah-speaking Maroons of African descent and American Indians of Muskogean
(Creek) descent united as the Seminole Nation and fought three wars against the USA
(Mooney, 1910b; Cromartie, 2011a, 2011b, 2013c; Amos, 2011; Hancock, 1980, 2014a,
2014b; Twyman,1999; Dixon, 2014).* One of the strongholds of the Seminole Nation
was the Okefenokee Swamp. That swamp is located in southeast Georgia.

In the June 15, 1837 issue of the Army and Navy Chronicle, as Porter (1971)
pointed out, it published the following extract of a letter received by an unnamed White
man living in Savannah from another White man writing from Camden County, Georgia:

You will be surprised to hear that | have not long returned from an excursion
after Indians. Three of them were captured about two miles from my house, and
it is believed that some hundreds are in the Oakafanoke [sic]. The Indians were
conducted to this neighborhood by a runaway negro from this section. The negro
is well known to me, and a great villain he is—he is fled to the Oakafanoke [sic],
or in that direction, and fears are entertained that he may conduct, the next time,
a much greater number. (“Extract,” 1837, p. 379)

The letter was dated May 31, 1837. It showed evidence that Africans and American
Indians were operating together in the Okefenokee Swamp. Two years later, Major
General Thomas S. Jesup, a White soldier in the Army of the USA, wrote a letter which
mentioned Africans and American Indians operating together in the Okefenokee
Swamp. Jesup stated that:

. . . the Creek Indians have all left the Okefenokee & gone south, there were
seven runaway negroes from Georgia among them, well armed & plenty of
ammunition. . . . the negroes have done most of the mischief in that quarter; the
negroes also have left & on their way south burned the houses in the vicinity.
(Quoted in Porter, 1971, p. 282)

There are many Black Georgians who have a connection to the Okefenokee Swamp
and/or the Seminole Nation. For example, Cornelia Walker Bailey (2016), a self-
identified Saltwater Geechee, has informed us that her grandfather John Bryant, also
known as John Bryan and John Bryan’, was “one half Creek and one half African and
they say he came from the Okefenokee Swamp” (p. 2).°

In her autobiography, Cornelia Walker Bailey made an important statement about
Gullah-speaking Maroon partisans in the Seminole Nation. She stated that:

. instead of using the Underground Railroad and going north, a lot of
Geechee/Gullah people who escaped from slavery went down to Florida and
joined the Native Americans there, the Seminoles. That some of them
intermarried with the Seminoles and over time came to see themselves as part of
the Seminole tribe. That after the Second Seminole War, when most of the
Seminoles were forcibly removed to Indian Territory, to Oklahoma, that people of
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Geechee/Gullah ancestry went too and that some of their descendants still live in
Oklahoma. (Bailey & Bledsoe, 2000, p. 311)

Cornelia Walker Bailey pointed out that some Geechees from Oklahoma were present
in the Gullah/Geechee delegation that made a trip to Sierra Leone in 1989. The
delegation included Geechees and other Gullahs from Georgia, South Carolina, and
Oklahoma.®

The definition of Geechee used in this paper draws on Thomas Jesup (1861Db,
1861c); Lorenzo Dow Turner (1941b); and Sterling Brown (1941). During March 1940,
the American Council of Learned Societies (ACLS) held a conference at Howard
University titled “The Interdisciplinary Aspects of Negro Studies.” At the ACLS
conference, Turner (1941a) presented a paper titled “Linguistic Research and African
Survivals.” During the question and answer period following the paper, Sterling Brown
(1941) asked Lorenzo Dow Turner about the term Geechee. Turner (1941b) stated in
part that, “I think this name is an Indian word . . .” (p. 79). However, when he published
his book Africanisms in the Gullah Dialect, Turner (1949) said that the term Geechee
had “a probable African origin . . .” (p. 301). Thus, Turner contradicted that which he
said some eight years earlier at the ACLS conference.

Many people have read the Turner's statement on Geechee in his book.
However, it appears that a lot of them have never seen his statement on Geechee in the
ACLS conference proceedings. This situation has caused many people to repeat the
error in the book, including Joseph E. Holloway (1990/2005). The present writer
believes that Turner was right in 1941 and wrong in 1949. Geechee is derived from an
Indian word, not an African word. Sterling Brown (1941) deserves credit for being to
present Turner with a question about the etymology of the term Geechee at the Howard
Conference.

There is ample evidence that Geechee is an Indian word. In Georgia, there is a
waterway known as the Ogeechee River. Part of the American Indians known variously
as Creek, Muskogee, and Ogeechee lived near the Ogeechee River. The language of
the Muskogee people gave birth to the term Geechee. The position of the present
writer is that both the term Ogeechee and Geechee come from the Muskogee language.
The ample evidence comes from James Mooney (1910a), William Bartram (1791),
Francis Harper (1958), and Thomas S. Jesup (1861b, 1861c). They have all written
about some aspects of the American Indian roots of the term Ogeechee. They have
also noted that the Ogeechee Indians was one of the tribes and clans within the Creek
Confederacy. In the case of Jesup, he has pointed out that the Ogeechee Indians was
one of the groups that a part of the Seminole Nation during its Second War with the
USA.

Regarding the Ogeechee Indians, James Mooney (1910a) has written in the
Handbook of American Indians North of Mexico that:

Ogeechee. A town or subtribe of the Yuchi, formerly situated at some

point on lower Ogeechee r., Ga. The Creeks and other tribes made war on them,
and according to Bartram they were exterminated by the Creeks and Carolina
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settlers (?) on Amelia id., Fla., where they had taken refuge after having been
driven from the mainland. (p. 109)

Mooney pointed out that the Ogeechee Indians were attacked by a combination of
Carolina settlers and other American Indians. He also pointed out that the Ogeechee
Indians were forced out of the Ogeechee River area of Georgia down into Florida on
Amelia Island.

William Bartram (1791) traveled through Georgia and Florida shortly before the
outbreak of the Revolutionary War. and made observations of American Indians and
their physical environment. In his report, Bartram stated that:

And they say, also, that about this period the English were establishing the
colony of Carolina, and the Creeks, understanding that they were a powerful,
warlike people, sent deputies to Charleston, their capital, offering them their
friendship and alliance, which was accepted, and, in consequence thereof, a
treaty took place between them, which has remained inviolable to this day: they
never ceased war against the numerous and potent bands of Indians, who then
surrounded and cramped the Indian plantations, as the Savannas, Ogeeches,
Wapoos, Santees, Yamasees, Utinas, lcosans, Paticas, and others, until they
had extirpated them. The Yamasees and their adherents sheltering themselves
under the power and protection of the Spaniards of East Florida, they pursued
them to the very gates of St. Augustine, and the Spanish refusing to deliver them
up, these faithful intrepid allies had the courage to declare war against them, and
incessantly persecuted them, until they entirely broke up and ruined their
settlements, driving them before them, till at length they were obliged to retire
within the walls of St. Augustine and a few inferior fortified posts on the sea
coast. (p. 55)

Bartram made reference to American Indians in the Creek Confederacy as the “they.”
He made it clear that following three languages were observed among American
Indians in the Creek Confederacy: (1) Muscogulge, (2) Stincard, and (3) Uches and
Savannucas. In terms of those three, Bartram related that he observed “Muscogulge
tongue being now the national or sovereign language” (p. 55). The terms Muscogulge
Confederacy and Creek Confederacy were seen as synonymous by Bartram. He also
used those terms to refer to the same political nation. According to J. Leitch Wright
(1986), the term Muscogulge later morphed into the term Muskogee in spelling and
pronunciation.

Francis Harper (1958) provided an important “Commentary” in the reprint
Naturalist Edition of The Travels of William Bartram. In his commentary, Harper
reported that:

. . . the Ogeechee tribe was a band of Yuchi and this may have been the one
which afterwards removed to Florida and settled at Spring Garden by Woodruff
Lake. Possibly these Indians stopped upon the Georgia coast long enough to
leave a memory of themselves there though could hardly have remained for a
sufficient length of time to erect mounds of any magnitude. However, the
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Ogeechee mentioned here may have been Indians from the mouth of Ogeechee
River belonging to the Guale tribe which later settled in Florida north of St.
Augustine. The Quaker Dickenson visited their towns in 1699. As to their
“destruction” we may say that myth makers have destroyed more tribes than
America ever contained. (p. 350)

It was noted by Harper that the Ogeechee Indian information contained in her
commentary was supplied by J. R. S., which were the initials of John R. Swanton.

While serving as a general in the Second Seminole War, Thomas S. Jesup
(1861b) sent a letter dated January 19, 1837 to Benjamin F. Butler, the Secretary of
War. He stated:

| detached Lieutenant Colonel Foster, from Fort Clinch, with five hundred regular
troops, Georgia volunteers, and Indian warriors, against the Tallahassee and
Ogechee Indians, who had fled from the Withlacoochee, and have established
themselves in the swamps south of the mouth of the Withlacoochee. (p. 826)

Some two days later, on January 21, 1837, Jesup (1861c) sent another letter to Butler.
In it, Jesup reported that, “Lieutenant Colonel Foster is in pursuit of the Tallahassees
and Ogechees, south of the Withlacoochee . . .” (p. 827). Jesup, in both letters,
identified Ogeechee Indians as partisans of the Seminole Nation.

In addition to providing information to Butler about the Ogeechee Indians,
Thomas S. Jesup reported on the Gullah-speaking Maroon partisans of the Seminole
Nation to Butler. On December 9, 1836, Jesup (1861a) sent a letter to Butler and stated
that, “This, you may be assured, is a negro, not an Indian war” (p. 821). Jesup also
informed Butler that the Gullah-speaking Maroon partisans of the Seminole Nation were
“‘perhaps, the most numerous” (p. 820). During the Second Seminole War, which lasted
from 1835 to 1842, Gullah-speaking Maroon partisans of the Seminole Nation served as
chiefs and captains of their own warriors or served as lieutenants and warriors under
American Indian hereditary chiefs and war leaders. The highest-ranking Gullah-
speaking Maroon partisan was known to Jesup as Abraham. In a military report, Jesup
(1861d) wrote the following about Abraham:

The principal negro chief, supposed to be friendly to the whites; said to be a good
soldier and an intrepid leader; he is the most cunning and intelligent negro we
have seen; he is married to the widow of the former chief of the nation. (p. 852)

Jesup was very clear about the groups active in the Seminole Nation, including the
Ogeechee Indians and the Gullah-speaking Maroon partisans. His reports reflect that
clarity. It should be noted that the reports of Jesup refer to Gullah-speaking Maroon
partisans simply as “Negroes.”

Webster's New International Dictionary and The Oxford English Dictionary are
widely acknowledged as two of the most authoritative of the English language.
Although both dictionaries do not offer an etymology of the term Ogeechee, they have
offered definitions of the term Geechee that leave a lot to be desired. Despite the
shortcomings of their definitions of the term Geechee, neither tries to make the case
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that the term Geechee is an African word. In Webster's New International Dictionary,
the Merriam-Webster Inc. (1986) has defined the term Geechee in the following way:

geechee . . . n -s usu cap [fr. the Ogeechee river, Ga.] 1 : a dialect containing
English words and words of native African origin spoken chiefly by the
descendants of Negro slaves settled on the Ogeechee river in Georgia—
compare GULLAH 2 : a Geechee-speaking Negro. (p. 943)

The definition of the term Geechee offered by the Merriam-Webster Inc. referred to the
language first and to the people second. It also stated that the term Geechee is derived
from the Ogeechee River.

Writing in The Oxford English Dictionary, J. A. Simpson and E. S. C. Weiner
(1989), two White outsiders, offered a definition of Geechee as follows:

Geechee . . . U.S. dial. [f. the name of the Ogeechee River, Georgia.] (See quot.
1934.) Also a derogatory term for a Negro of the southern United States. Cf.
Gullah.

1926 Nat. Geogr. Sept. 287 Among the negroes living on the Ogeechee River a
patois, developed in ante bellum days, has persisted. . . The origin of ‘Geechee’,
as the patois is called, is explained by the fact that slaves employed on the old
rice plantations were more less isolated and rarely conversed with their white
owners, with the result that their knowledge of English words was bizarre. The
‘Geechee’ speaks in a sort of staccato and always seem excited when talking.
1934 Webster, Geechee. A dialect, originally of Negro slaves on the Ogeechee
river, Georgia, formed of English and native African words. 2. One who speaks
Geechee. (p.417)

The definition provided by Simpson and Weiner states that the term Geechee is derived
from the Ogeechee River and identified it as a derogatory term for Black people in the
South. Simpson and Weiner acknowledged that their definition was based an article by
Ralph A. Graves in the National Geographic and the definition offered by Merriam-
Webster Inc.

During the second decade of the 20th Century, Ralph A. Graves (1926), a White
outsider, published an article wherein he offered a definition of the term Geechee. In
that article, Graves declared that:

Among the negroes living on the Ogeechee River a patois, developed in
ante bellum days, has persisted. It impressed the stranger almost as a foreign
new language. The origin of “Geechee,” as the patois is called, is explained by
the fact that slaves employed on the old rice plantations were more or less
isolated and rarely conversed with their white owners, with the result that their
knowledge of English words was slight and the pronunciation of them was
bizarre. The “Geechee” negro speaks in a sort of staccato and always seems
excited when talking. His patois is encountered all along the Georgia coast.

(p. 278)
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Graves was a White outsider who referred to Gullah as a patois as did John G. Williams
in the 1890s. He noted that Gullah could be found all along the coast of Georgia.
Graves emphasized that Gullahs were often on plantations were the majority group and
had little contact with White slaveholders.

Some 20 years before Ralph A. Graves’s article appeared, Monroe N. Work
(190%5), a Black outsider, published an article titled “Some Geechee Folklore” and posed
that the term Geechee was a derogatory one for Black people. Work wrote that, “The
Negroes inhabiting the tide-water section of Georgia and South Carolina are so peculiar
in their dialect, customs, and beliefs that the term Geechee, which means a rough,
ignorant, and uncouth person, is applied to them” (p. 633). This may or may not be
where J. A. Simpson and E. S. C. Weiner got their derogatory notion from.
Nevertheless, J. A. Simpson and E. S. C. Weiner as well as Work are incorrect. In the
age when they were writing, among many people, anything associated with people of
Black African descent was often saw as rough, ignorant, and uncouth when compared
to anything associated with people of White European descent. Thus, to be called an
African or a Geechee or even a Gullah was saw as derogatory. It is also clear that
outsiders J. A. Simpson, E. S. C. Weiner, and Monroe N. Work played a role in
Geechéae being depicted as a derogatory term for Black people instead of a badge of
honor.

The actions by J. A. Simpson, E. S. C. Weiner, and Monroe N. Work do not
negate the fact that within the Seminole Nation, the American Indians referred to
Gullah-speaking Maroon partisans and other Black people as “Estelusti” as pointed out
by Minnie Moore-Willson (1910), Daniel F. Littlefield (1977), and J. Leitch Wright
(1986).° The position of the present writer is that the war-names Geechee and
Geechees were given to Estelusti in the Seminole Nation by American Indians in the
Seminole Nation to distinguish the Estelusti who fought alongside them for over 100
years from the other Estelusti. The position of the present writer also is that their
American Indian comrades-in-arms gave them the war-names Geechee and Geechees
in honor of the Ogeechee Indians whose numbers were decimated by the treachery of
the European colonists. John R. Swanton (1928), John K. Mahon (1967), Joseph A.
Opala (1981), and William C. Sturtevant (1955) have all noted the Creek-Seminole
custom of bestowing honorary war-names on individuals and groups. Clay MacCauley
(1887) observed that Seminoles in Florida continued the tradition of bestowing honorary
names on groups and clans after the Emancipation Proclamation took effect.!

Implications of this Research on the Term Geechee

In terms of implications, this research on the term Geechee has at least four
significant consequences. One significant consequence is that sheds light on the
etymology of the term Geechee. A second significant consequence is that it sheds light
on the position that the Geechee has an American Indian origin and not an African
origin. A third significant consequence is that it sheds light on the position that the term
Geechee originated as a war-name for Gullah-speaking Maroon partisans in the
Seminole Nation during the 19th century. A fourth significant consequence is that it
sheds light on the position that the every original Geechee was a Gullah, but every
Gullah was not a Geechee.
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Summary and Conclusion

The objective of this paper was to examine the etymology of the term Geechee. It
has taken the position that the term has an American Indian origin and not an African
origin. This paper has also taken the position that the term originated as a war-name
for Gullah-speaking Maroon partisans in the Seminole Nation during the 19th century.
In addition, it has taken the position that every original Geechee was a Gullah, but every
Gullah was not a Geechee. This position does not deny the fact that language can be
very dynamic as opposed to being static. For example, there are now many Black
people with a Geechee heritage who self-identify as Gullahs and many Black people
with a Gullah heritage who self-identify as Geechees. Some writers, scholars, and
government officials now speak of the “Gullah-Geechee people” and the “Gullah-
Geechee heritage” as designations and markers for one social group as a whole."!

Further, in his book Black Majority, Peter H. Wood (1974) raised the issue of
whether the term Gullah has a multiple etymology. He stated that:

The etymology of the term “Gullah” itself remains in some doubt. It could
represent an abbreviated form of Angola, which would fit with the import data
cited in the previous note. But it could also derive from the Gola tribe of the
Windward Coast, which would relate to expressed preferences for slaves from
the rice-growing region. The most likely answer is that both sources contributed
to the word, and that it has a multiple etymology . . .” (p. 172)

The same may be true with the term Geechee in that it might have a multiple etymology
in that the American Indian source and the African source contributed to the word.
However, it is most likely that the term Geechee is derived from the term Ogeechee and
comes from the Ogeechee Indians and not the Ogeechee River. As mentioned above,
the position of the present writer is that the term Geechee originally referred to a social
group of Gullah-speaking Maroons (and their descendants) who joined the Seminole
Nation as partisans during their three wars with the USA in the 19th century Geechee.
The position of the present writer is that every original Geechee was a Gullah, but every
Gullah was not a Geechee.'?

Writing in his book Freedom on the Border: The Seminole Maroons in Florida,
the Indian Territory, Coahuila, and Texas, Kevin Mulroy (1993) made the following
statement about the racial dynamic during the Second Seminole War:

Whites had named them “Seminole Negroes” and had recognized them as
an independent group during the Second Seminole War. We do not know how
the maroons referred to themselves at this point. | would argue, however, that
from an early stage in their development they would have felt a self-awareness
and would have shared ideas about themselves as a people; that by the time of
removal this had developed into a historical consciousness; that they had
engaged in common pursuits, established an economic and social system and
built communities based on group goals, collective action, and strong kinship
ties; that they possessed a unique history and culture. In Robert K. Thomas'’s
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terms, they shared a common origin—a sense of “peoplehood”—and possessed
an acute sense of both the significance of membership and the boundaries
dividing them from others. This is what gave the group cohesiveness, strength,
and identity. (p. 33)

Mulroy also related that the American Indians in the Seminole Nation were fighting
against the USA to “retain their land and . . . maintain an identity separate from the
Creeks” (p. 33). He also noted that the Gullah-speaking Maroons were fighting against
the USA “for their freedom” (p. 33). On the one hand, the White slaveholders in the
USA wanted the land of the Muskogee-speaking American Indians. On the other, the
White slaveholders wanted the free labor of the Gullah-speaking Maroons who fled from
enslavement in Georgia and South Carolina. This social condition made the Gullah-
speaking Maroons and the Muskogee-speaking American Indians into natural allies in
Florida. This social condition also (1) led to the spread of Gullah culture from Georgia
and South Carolina to Florida, Oklahoma, Texas, Mexico, and the Bahamas as well as
elsewhere; and (2) led to acculturation between the Muskogee-speaking American
Indians and Gullah-speaking Maroons wherein the latter acquired the names Geechee
and Geechees."

Notes

1. When she was in the process of writing her book, Cornelia Walker Bailey (1998)
declared in an article that:

. . . a White planter named Thomas Spalding bought the southern portion of
the island in 1802 and imported enslaved Blacks from the West Indies and
Golas from West Africa to work his fields. The name Gullah is derived from
these Gola people. After slavery ended, our ancestors stayed on, carving out
a life that was rich in the culture of the Gola tribe. (p. 135).

Later, in her autobiography, Bailey appears to have backed off that statement about
the origin of Gullah. She said that the Gola origin of Gullah may or may not be true.

2. It should be noted that there is a very large ethnic group in Kenya known variously
as the Kissi and Gusii. For some information about that group of people in Kenya,
see Timothy Parsons (2011); and Tabitha N. Otieno and Albertha Yeboah (2003,
2004). It should also be noted that Uche is a first name which has been used by
Igbo (aka Ibo) women in Nigeria. For example, there is a relatively famous movie
actress named Uche Uwuiji in Nigeria’s Nollywood. Her films include Lost Passion in
2003, A Can of Worms in 2008, and Up to Me in 2006 (IMDb, 2019).

3. | can trace back my Geechee and Gullah heritage for at least six generations. For
example, my mother, Julia Frazier Cromartie Boyd, was a Geechee and a
descendant of a Black Seminole woman named Bess Frazier who lived on the
Georgia coast in Camden County. A report from AfricanAncestry.com indicates that
the present writer's maternal DNA is Yoruba from Nigeria. My father, Jimmie Lee
Cromartie, was a Gullah born in the shadow of Negro Fort in Florida and a
descendant of a Gullah man, June Wright Cromartie, who once lived in North

77



Carolina’s Bladen County and Sampson County. A report from AfricanAncestry.com
shows that my paternal DNA is Akan from Ghana. For discussions of my Geechee
background received from a lineage through my mother, see Cromartie (2013a,
2013b, 2013c). For discussions of my Gullah background received from a lineage
through my father, see Cromartie (2016a; 2016b; 2016¢c). As | stated in my book
Morgan-Frazier Family Clan: Chronicles of a Black Family with a Geechee and
Gullah Heritage in Essays, Research Reports, Documents, and Photographs, my
mother Julia Frazier Cromartie Boyd proudly referred to herself as a Freshwater
Geechee. | also wrote the following in my book:

Certain institutions within the mass media have taught Black people
to engage in self-hatred and contempt for their own cultural heritage.
Sadly, some members of the Morgan-Frazier family clan have not been
able to escape that social phenomenon. However, there are members of
the Morgan-Frazier family clan who have managed to escape that social
phenomenon and embraced our Geechee and Gullah heritage. For
example, Julia Frazier Cromartie Boyd, my mother proudly described
herself to me as a freshwater Geechee as opposed to a saltwater
Geechee. My mother, a former packer in a Brunswick, Georgia shrimp
factory, used the term saltwater Geechee to refer to cultural insiders living
on Georgia’s barrier islands and coastal counties. She used the term
freshwater Geechee to refer to cultural insiders living within inland
counties like Wayne, Ware, Liberty, and elsewhere. My mother took the
position that one of the only significant differences between saltwater
Geechees and freshwater Geechees involves the location (i.e., place of
residence). For her, the cultural heritage of saltwater Geechees and
freshwater Geechees consists of the same basic traits. When it comes to
food, both groups tend to rely heavily on a rice diet. This norm can be
traced back to Africa. My mother informed me in 1987 that some of our
relatives with the surnames Lee and Johnson still lived on St. Simons
Island. (p. 13)

Cornelia Bailey has written that, “Here on the Georgia islands, Saltwater Geechee
was what we called ourselves, and black people who lived about thirty miles inland,
around freshwater, were called Freshwater Geechee” (Bailey & Bledsoe, 2000, p. 5).
Further, as mentioned above, the grandmother (Bess Frazier a.k.a. Bessie Frazier)
of my grandfather (Augustus Manson Frazier) on my mother’s side of the family was
a Black Seminole. She was born in 1838 during the Second Seminole War. By
1861, Bess Frazier found herself enslaved in Camden County, Georgia on a rice
plantation. At that time, Bess Frazier and her three children—six years old Fanny,
four years old Albert, and two years old Jordan—were held in bondage by a
slaveholding White woman named Louisa T. Nichols. The father of Louisa T.
Nichols was Henry J. Nichols, a White slaveholding man and physician, who
migrated from Charleston, South Carolina and owned a rice plantation in Camden
County. Her brother Henry Johnathan Nichols was also a White slaveholder as well
as her husband Nathan A. Brown. The Nichols also spelled their surname Nicholes
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(Cromartie, 2013a, 2013b, 2013c; Louisa T. Nichols, Henry J. Nichols, & Nathan A.
Brown, 1861; Census Office, 1860). It should be noted that Patricia Jones-Jackson
(1987) made the following statement in her book When Roots Die:

Though many writers have stated that rice was a Sea Island crop (see, for
example, Wood, Black Majority, and Jackson, Slaughter, and Blake, “The Sea
Islands as a Cultural Resource”), Professor Charles Joyner has indicated to
me (through personal communication) that rice was grown not on the Sea
Islands but in rice fields adjoining nearby mainland rivers. Rice requires fresh
water, and the flooding and draining of rice fields require freshwater rivers
moved by ocean tides. Thus Sandy Island had rice fields but the ocean
islands did not. (p. 171)

Jones-Jackson has really helped to set the record straight by reporting that which
Joyner told her. If Joyner was correct, this means that it very well may be that
certain White slaveholders wanted enslaved Africans from specific areas of the
Motherland to work on rice plantations on the mainland and not on the Sea Islands.
For the works mentioned by Jones-Jackson, see Peter H. Wood (1974) and Juanita
Jackson, Sabra Slaughter, and J. Herman Blake (1974). Further, Asa G. Hilliard, IlI
(1995) pointed out that Maroons were active “in the United States in South Carolina,
North Carolina, Virginia, Louisiana, Florida, Georgia, Mississippi, and Alabama” (p.
53). He also urged Black people to accept, and not reject, our Maroon heritage and
the Marron within us. | definitely agree with Asa G. Hilliard, III.

. For some important books by White officers who fought against the armed forces of
the Seminole Nation, see William Hayne Simmons (1822), Woodburne Potter
(1836), M. M. Cohen (1836), John Lee Williams (1837), John T. Sprague (1848);
George A. McCall (1868). In the case of Cohen, he said that “maroon negroes live
among the Indians” (p. 46). McCall made an important letter on September 25, 1826
about a visit he had to Pilacklichaha (aka Pelahlikaha, Pu-lacklicaha, Pyaclekaha,
and Peliklakaha), which was one of the largest Maroon communities, if not the
largest, in Florida. He stated that Pilacklichaha was “one of the most prosperous
negro towns in the Indian territory” (p. 160). McCall added:

We found these negroes in possession of large fields of the finest land,
producing large crops of corn, beans, melons, pumpkins, and other esculent
vegetables. They are chiefly runaway slaves from Georgia . . . | saw while,
riding along the borders of the ponds, fine rice growing; and in the village
large corn-cribs well filled, while the houses were larger and more
comfortable than those of the Indians themselves. The three principal men
bear the distinguished names of July, August, and Abram. We found these
men to be shrewd, intelligent fellows, and to the highest degree obsequious.
(p- 160)

McCall made it clear that most of the Maroons at Pilacklichaha were from Georgia

and that the Black chiefs in that Maroon community were July, August, and Abraham
(aka Abram). He also made it clear that the Maroons were raising rice, corn, beans,
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melons, and pumpkins as well as animals. Another important book from the 19th
Century was written by Charles Poe (1898). He said that, “The Maroons were
thoroughly established among the Seminoles, had in a few cases intermarried with
them, and were regarded more as brethren and allies” (p. 15). Poe, as did McCall,
reported that many of the Maroons who allied themselves with American Indians in
the Seminole Nation were “runaway slaves from Georgia” (p. 14)

. ' was born and raised in Georgia’s Okefenokee Swamp area. | went to high school
in a city named Waycross, which is located a few miles to the northeast of the
Okefenokee Swamp. Laura Singleton Walker (1934) has related that the first White
family to live in the present limits of Waycross on a permanent basis occurred in
1871. The first White family that attempted to live in Waycross was the Wildes
family consisting of Maximillan “Maxie” Wildes, his wife Elizabeth Wilkinson Wildes,
and their 10 children. Of the 12 original members in the Wildes family, 8 of them
and 1 other person lost their lives during a July 22, 1838 attack by Seminoles who
were based in the Okefenokee Swamp. Survivors of the attack included four
members of the Wildes family. | went to Waycross Senior High School with a
descendant of one of the four survivors. His name was Maxie Wildes just like his
ancestor and namesake. On the one hand, | am descendant of a Black Seminole.
On the other hand, Maxie Wildes is a descendant of the Wildes family who was
attacked by Seminoles. For reports about the attack on the Wildes family, which is
also known as the Wildes Massacre and the last attack by the Seminoles and other
American Indians on White people in Georgia, see Laura Singleton Walker (1934)
and Thomas Hilliard (1934). Hilliard correctly reported that incident occurred on July
22, 1938. Walker incorrectly reported that it occurred on July 22, 1932.

. See the documentary Family Across the Sea by Tim Carrier (1990).

. For more information about the Creek Confederacy and what one writer has termed
the Muskogean linguistic family, see Frederick Webb Hodge (1907) as well as Henry
W. Henshaw and James Mooney (1907).

. American Indians have faced a somewhat similar situation in terms of such racist

treatment. In 1868, James Michael Cavanaugh, a White member from Missouri in
the House of Representatives, stated that, “. . . | like an Indian better dead than
living. | have never in my life seen a good Indian (and | have seen thousands)
except when | have seen a dead Indian” (Quoted in Wolgang Mieder, 1993, p. 42).
General Philip Sheridan, a White officer in the Army of the USA, has been credited
with having once told an American Indian that “the only good Indian | ever saw was
dead” (Quoted in Wolfgang Mieder, 1993, p. 45). During 1886, Theodore Roosevelt,
a White man who would later become the president of the USA, said in a speech
that: “| don’t go so far as to say that the only good Indians are dead Indians, but |
believe nine out of ten are, and | shouldn’t like to inquire too closely into the case of
the tenth” (Quoted in Wolfgang Mieder, 1993, pp. 45-46). No matter how it was
phrased, the three supported the view that, “The only good Indian is a dead Indian.”
When it came to Black people, some White people and some Black people held the
position that anything Black is inferior to anything Black. To be connected to
American Indian people and Black people was a recipe for the receipt of derogatory
statements during the early and late 20th Century. The derogatory statements led to
the development of self-hatred among many Geechees and other Gullahs. For
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example, see Emory Campbell (2011), William C. Saunders (1980), and Clarence
Thomas (2007). In the case of Campbell, he says the derogatory statements led to
‘ridicule and shame” (p. 78). Campbell has recalled that, “At school our Gullah
Geechee speech was vigorously denounced, and we tried with considerable
enthusiasm to learn English” (p. 80).

Minnie Moore-Wilson (1910) has informed us that, in the language of the Seminole
Nation, “Estalustee” was used to refer to the Black race, “Estachatee” was used to
refer to the American Indian race, and “Estahadkee” was used to refer to the White
race (p. 187). The spelling of Estelusti with the term ending with a double “e” letters
may have been more correct because of the Muskogee phonetics tradition with
words. Kevin Mulroy (1993) pointed out that Esteluti were also known as Mascogas
in Mexico; Seminole Freedmen or simply Freedmen in Oklahoma; and Seminole
Freedmen, Seminole Negroes, or simply Seminole in Texas. For some contemporary
problems and challenges of Estelusti in the Seminole Nation, see Ray Von
Robertson (2006, 2008a, 2008b, 2011) and Shirley Boteler Mock (2010).

. According to Mary Alicia Owen (1904), one or more clans among the Musquakie

Indians of the Midwest used the term “Geechee Manito-ah” to refer to a major deity.
She also pointed out that the Musquakie Indians used war-chiefs in battle and the
succession of the royal chief went to a nephew and not his own son. It should be
noted that the Seminole Nation used war-chiefs in battle and the succession of the
royal chief went to a nephew and not his own son. James Mooney and Cyrus
Thomas (1907) have informed us that the Musquakie was part of the better-known
Foxes Indian tribe and vice versa. In fact, Mooney and Thomas have written the
following about the tribe:

An Algonquian tribe, so named, according to Fox tradition recorded by Dr
William Jones, because once while some Wagohug, members of the Fox
clan, were hunting, they met the French, who asked who they were; the
Indians gave the name of their clan, and ever since the whole tribe has
been known by the name of the Fox clan. Their own name for
themselves, according to the same authority, is Meshkwakihug, “red-earth
people,” because of the kind of earth from which they are supposed to
have been created. They were known to the Chippewa and other
Algonquian tribes as Utugamig, “people of the other shore.” (p. 472).

William Thornton Parker (1913) is another person who has observed some
American Indians using the term Geechee Manito-ah to refer to a major deity in the
form of the “Great Spirit” (p. 151). However, Parker has provided a slightly different
spelling which is “Gitche-manito” (p. 151).

See Marquetta L. Goodwine & The Clarity Press Gullah Project (1998), National
Park Service (2005), Michele Nicole Johnson (2009), LeRhonda S. Manigault-Bryant
(2014), and Melissa Cooper (2017).

12. Robert Farris Thompson (1983) has noted that Geechees and Gullahs have the
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ability to engage in critical thinking about our own culture. He stated that Geechees
and Gullahs can engage in critical thinking by “by virtue of the culturally open and
responsive spirit.” Because of Africanisms in Gullah culture, Gullahs are in a position
to stay in touch with their Africanity. Thompson has informed us that one Gullah folk
saying from the Congo holds that, “The man in touch with his origins . . . is a man
who will never die” (p. 158). He also reported that a related Gullah folk saying from
the Congo is as follows: “If you know where you are going, and where you are
coming from, you can decorate the way to other worlds—the road to the ancestors
and to God; and your name will merge forever with their glory” (p. 158). | hold that it
is imperative for Geechees and other Gullahs to be in touch with our origins. | also
hold that it is imperative for Geechees and other Gullahs to know where we are
going and where we have been for the sake of our ancestors. As for the Gullah
language, | agree with Charles Joyner (1984) that the Gullah started out as pidgin
language and later developed into a Creole language. He has argued that, in the
case of the Gullah language, “The English contribution was principally lexical; the
African contribution was principally grammatical” (p. xxi). | also agree with Jodi
Barnes and Carl Steen (2012) position that “reflexive, indigenous research is
valuable, and we wish more people like Eugene Frazier (2005) and Vennie Deas
Moore (1987) were writing about their communities and their histories” (p. 175).
They added: “This lore is being lost as elders pass on without conveying their stories
to younger generations” (p. 175).
13. For the plight of Gullah-speaking Maroons in the Seminole Nation who fled to

Andros Island in the Bahamas, see Kenneth Wiggins Porter (1945), John M. Goggin
(1946), Rosalyn Howard (2002).
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RACIAL VARIATIONS OF THE INJECTION
ROUTE OF ADMINISTRATION AMONG
INJECTION DRUG USERS IN THE UNITED
STATES: A COMPARATIVE TREND ANALYSIS
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»"An injection is an infusion method of putting fluid info
the body, usually with a syringe and a hollow needle
which is pierced through the skin to a sufficient depth
for the material to be administered into the body."

»" An injection follows a parenteral route of
administration; that is, administration via a route other
than through the digestive fract. Since the process

inherently involves a small punciure wound to the
body."
D E Fl N |T| O N »Parenteral injection — Somewhere in the body other

than the mouth or alimentary canal

»Intravenously
»Intramuscularly
»Intradermal

»Subcutaneously

(Crossword Nexus, 2019; WHO, 2019)

Increasing popularity of injection as the route of
administration (Peters et al.,1997)

Preference of injection as the route of administration

Heroin use

ine use

nine use

This kind of research is imperative to shape drug
treatment, mental health and socialservices across
the nations

Address health and racial disparities

et al.. 1997 WHO,2019)

I N
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Disparities in the Injection Route of Administration

Limited studies address the variations in the injection
route of administration among racial groups who are
injection drug users in the United States.

GAPS IN THE LITERATURE

NI N

Secondary
route of
injection

administration

Primary route of
injection
administration

Tertiary route of
injection
administration

FOCUS ON THE ROUTE OF ADMINISTRATION

NI N
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FOCUS ONTHE — U.S. Food and Drug
ROUTE OF Administration lists

various forms of route
ADMINISTRATION of administration

RESEARCH OBJECTIVE

The objective of this research is to address
the variations in the injection route of
administration among racial groups who are
injection drug users in the United States and
how that contributes to their vulnerability to /
HIV/AIDS behaviors and hospital admissions:

UIUNNI N7
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Data Collection
a Secondary Data

O Responses were collected from 96 urban areas among injection drug users in the
United States.

O The dataset: The Community Vulnerability and Responses to Druig-User-Re.'o’red
HIV/AIDS, 1990-2013 [96 Metropolitan Statistical Areas, United Stafes] (ICPSR
36575)" was used

(Friedman et al/20123)

Data Collection

O The dataset: The Community Vulnerability and Responses to Drug-
User-Related HIV/AIDS, 1990-2013 [96 Metfropolitan Statistical Areas,
United States] (ICPSR 36575)!

Q The Community Vulnerability and Responses fo Drug-User-Related HIV/AIDS, 1920-2013 [96 Metropolitan
Statistical Areas, United States] study (CVAR) was a ch study of why large United States Metropolitan
Statfi | Areas (MSAs) vary over time in therr vulnerability to HIV/AIDS among drug users and in MSA
respon