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HOUSING IN A RAPIDLY CHANGING WORLD: A BOOK REVIEW ESSAY
of

INTRODUCTION TO HOUSING, 3rd Edition, Edited by Katrin B. Anacker,
Andrew T. Carswell, and Sarah D. Kirby, Routledge, New York, 2025.

In recent decades, the housing environment in the US has changed substantially
creating a need for a second, and now a third edition of Introduction to Housing by
Katrin Anacker, Andrew Carswell, and Sarah Kirby. The first edition of Introduction
was published in 2005 after the housing boom of the 1990s that led to rising housing
prices. The second edition was published in 2018 after the US had recovered from
the housing bust of the late 2010s following the housing boom. With America
having recuperated from the COVID-19 pandemic, this third iteration “discusses
[the] past, current and future challenges of the housing market” (p. 7).

Of the 23 chapters in this volume (prepared for the Housing Education and
Research Association), 19 are either completely new or substantially different from
previous editions. This 464 page book is divided into five sections: “Introduction,”
“Housing Tenure versus Homelessness,” “Housing Policy,” “Special Topics in
Housing,” and “Housing in a Global Context.”

Drew begins the Introductory Section by discussing three emerging issues in
the US housing market (Chapter 1). First, the finance industry of the 1980s and
1990s developed mortgage products for lower income households (e.g., sub-prime
home loans), but these products later fueled increased foreclosure rates. Second, the
affordability crisis for rental households has worsened and government resources
have fallen far short in meeting needs. Finally, residential construction has been slow
to recover from the 2011 recession with the most important cause being regulations,
especially those related to multi-family construction.

Beamish, Goss, and Lee (Chapter 2) provide a useful conceptual framework for
understanding the factors influencing housing choices. According to this framework,
demographic and socioeconomic characteristics influence “psychographics (lifestyle,
housing values, cultural orientation, generational differences), which influence
housing norms (tenure, space, structure, housing quality, neighborhood quality, and
expenditures), which in turn affect the choice of a particular house” (p. 49). The
authors should have acknowledged the already extensive literature using this type of
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path analysis model to evaluate the determinants of residential satisfaction, mobility
and quality of life (see for example Marans, Stimson, & Webster, 2024).

By 2050, the US will no longer be a predominantly White country; “people of
color” will be in the majority, according to Anacker, Chapter 3. Given that the
homeownership rate of Blacks and Hispanics is under 50 percent, and that the
growth rate for “people of color” exceeds the White growth rate, the US may, in the
not too distant future. no longer be a nation of homeowners, but rather a nation of
renters. This shift is problematic given the higher cost-burden among renters, and
because homeownership is a key strategy for building wealth over time. Anacker’s
use of the term “people of color” (Blacks, Hispanics, Asians) is problematic because
of wide variations between ethnic groups and within them. For example, “people
of color” are not all similarly disadvantaged in the housing market. The Asian
homeownership rate is closer to the White rate (61 percent versus 74 percent) than
the rate for Blacks and Hispanics (45 percent and 49 percent respectively); and
the Asian median income is actually 34 percent higher than for Whites ($122,600
versus $81,100). Furthermore, Caribbean or Africa born Blacks have experienced
faster improvements in housing indicators including homeownership than native
born Blacks (Tesfal, 2015).

Garcia’s overview of fair housing lending as a key immigrant-related housing issue
(Chapter 4) spotlights Paseo Boricula in the Humboldt community in Chicago, as
a successful example of Hispanic enclave stabilization and preservation. The Paseo
Baricula metal flags mark the gateway for a corridor of Puerto Rican businesses,
restaurants, affordable housing developments, non-profit organizations, and
cultural institutions. “Within a year of the completion [of the] flag gateway, the
stretch of Division Street had quickly transformed. Sixteen new businesses opened
in the first year with a total of more than 90 businesses and organizations by the
year 2000...” (Applied Real Estate Analysis Inc, n.d.). Garcia should have provided a
more sophisticated and up-to-date evaluation of this project to supplement the one
illustrated map included in her chapter. She also should have discussed important
issues raised by the case study such as: do such improvements spur housing price
rises and make housing unaffordable? and, do these efforts represent a form of
“Disneyfication?”

Section 2 begins with Yerena’s discussion of the many risks of homeownership
including possible unexpected increases in insurance, taxes, and maintenance
costs as well as declines in equity in the home due to factors beyond the owner’s
control such as increased mortgage rates and economic recessions (Chapter 5). The
author takes the reader through several “difficult-to-understand” aspects of housing
finance: the credit-worthiness score, the minimum downpayment, different interest
rate mortgage types, single-family versus cooperative and condominium ownership,
and various refinancing options. “Only by fully understanding the process and
implications of becoming a homeowner will any of us make the best decisions for
ourselves and our circumstances” (p. 90).



Book Reviews 149

Understanding the homebuilding industry is a prerequisite for addressing the
housing affordability crisis. Koebel, Sanderford, and McCoy (Chapter 6) help us
to do this by highlighting six key aspects of the industry: that the labor required
in housing construction is provided through smaller, specialized contractors; that
housing production is highly capital intensive; that housing markets are extremely
volatile; that public policy (especially zoning and building regulations) sets the rules
that affect how construction occurs; and that the housing industry is structured
around different market segments based on tenure (owner versus renter), housing
type (single family, attached duplexes and town houses, and multi-family housing),
and funding (private versus government subsidized); and that factory-built and
modular housing constitutes a small, but growing share of new housing construction.
Unfortunately, the prospects for growing the share of factory-built and modular
housing, thereby improving housing affordability, is not discussed.

Between the 1970s and early 2000s, America’s highly regulated housing finance
system dominated by local banks and deposits was replaced by a largely deregulated
system dominated by securitization (i.e. the process of packaging individual loans
into a pool and selling them to investors) and risky loans (Nelson, Chapter 7). The
glut of low-quality subprime mortgages played a major role in causing the Great
Recession of 2005-2007. Currently, a variety of federal programs aim to expand
credit to lower income people but “there is little agreement among policymakers
and industry leaders about how to balance the desire to expand credit to more
households with the need for financial stability” (p. 129).

The need for affordable housing has increased recently in part because of the
demolition of older, deteriorating, rental housing stock and because of gentrification,
i.e. upwardly mobile middle-class families moving into inner-city areas (Yust,
Chapter 8). Currently there are more than a dozen federal programs addressing
low-income rental housing needs, the two most important of which are the Housing
Choice Voucher Program (HCVP) and the Low Income Housing Tax Credit
(LIHTC). However, there is weak political support for increased funding for these
programs at the national and state levels, while local implementation is stymied by
NIMBYism (Not in My Backyard).

Michelini and Cantell (Chapter 9, “Homelessness”) provide a useful overview of
the Housing First (HF) model that prioritizes providing housing for the homeless
without prerequisites such as being alcohol — or drug-free. Once HF homeless
are housed, clients receive counseling, and treatment and support services. In
theory “participants must adhere to program rules and procedures to remain
in the housing unit” (p. 159). But it is unclear, based on the chapter, whether
participants are actually being dismissed for relying on drugs or alcohol. The main
criticism of the HF model is that it ignores the root causes of homelessness, like
drug addiction and mental illness. The good news is that homeless prevention
programs — such as the ones being implemented by the US Department of Veterans
Affairs, show some evidence of success (Chapman et al., 2024). Such programs rely
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on early interventions such as family counseling to reduce the risk of recurring
homelessness.

Katherine Howell (Chapter 10) opens Section Three on housing policy by
highlighting the varying and contradictory approaches to community development
since the 1970s. Passage of the Community Development Block Grant Act of 1974
gave state and local governments greater flexibility in using federal housing funds,
but targeted community development block grants achieved limited success in
promoting neighborhood upgrading. During the 1990s, policymakers and urban
scholars focused on “the toxicity of poor neighborhoods for those who live in them”
(p. 174). based on the neighborhood effects literature. Policy makers promoted
poverty dispersal through housing vouchers (e.g., the Moving to Opportunity
[MTO] demonstration) and the revitalization of public housing through mixed-
income developments (e.g., HOPE VI), but the existing research provides limited
evidence of success and new dilemmas. For example, HOPE VI has generally led to
improved housing and neighborhood conditions, but many original residents have
been displaced.

On the other hand, McClure (Chapter 11) provides a useful overview of the
federal governments housing strategies, including direct project-based housing
(public housing, reduced-rate loans to developers, the Low Income Housing Tax
Credit [LIHTC]); direct, tenant based subsidies (e.g., the Housing Choice Voucher
Program, HCVP); and direct, place-based subsidies (the Community Development
Block Grants, CDBG). According to McClure, “the dual strategy of supporting both
a tenant based voucher program and a project-based production program will remain
the preferred approach for federal assistance in providing affordable housing and that
current housing conditions favor an expanded use of voucher programs and a reduced
use of production programs” (p. 201). However, McClure’s assertion that the focus of
HCVP will change and that “PHAs (public housing authorities) will be expected to
guide HCV households away from high-poverty, racially and ethnically concentrated
neighborhoods and toward high-opportunity, economically, racially, and ethnically
integrated neighborhoods” (p. 202). is out-of-date given the Trump Administration’s
aggressive efforts to scuttle HUD’s Affirmatively Furthering Fair Housing mandate
(AFFH) developed during the Biden Administration, which would have, among
other things, sought “integrated living patterns” (p. 193; see also Gramlich, n.d.).

The Great Financial Recession (GFR) and the COVID-19 pandemic recession
highlighted the risks of homeownership for lower-income householders (Wong
and Gonzalez, Chapter 12). During the GFR, the government established a few
foreclosure programs, but “they [were] insufficient, delayed and lacking in boldness”
(p- 216). In the spring of 2020, the COVID-19 pandemic plunged the US economy
into the greatest recession since World War II. However in sharp contrast to the
GFR, foreclosures during the pandemic were rare because of policies such as
foreclosure moratoria that involved legal stoppage of debt payments. To remedy the
vulnerability of low-income householders, especially ethnic minorities, Wong and
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Gonzales recommend that “public investments... focus on low-income populations
disproportionately affected by economic downturns” (p. 220). But should the federal
government help low-income households move toward homeownership even if this
means supporting subprime mortgage loans, a now-discredited strategy?

Twiss and Martin’s discussion of military housing (a subject heretofore largely
overlooked in housing studies) begins Section 4. They show the strengths and
weaknesses of military housing privatization (Chapter 13). Housing shortages
during and immediately following WWII led to federal support that enabled
builders like William Levitt to develop and test technologies and processes for
mass-produced single-family homes, later used for suburban mass housing projects
such as Levittown. A backlog of maintenance and quality-of-life issues toward the
end of the 20th century caused the Department of Defense to begin privatizing
military housing by making loans and land available to private builders and, as
a result, by the end of 2022 nearly all on-base military family housing in the US
had been privatized. However, privatization-related concerns had emerged by the
2020s. Some housing providers “were making large profits while taking minimal
risks...when they were providing substandard housing” (p. 241). Whether similar
problems will emerge in civilian housing as HUD privatizes public housing under
the Rental Assistance Demonstration (RAD) is not discussed in the chapter or
elsewhere in the book.

The aging of America creates opportunities and challenges for policymakers,
practitioners and researchers responding to the housing needs of seniors. Most
elderly want to age in place and Pfeiffer and Saadaoui (Chapter 14) discuss diverse
strategies for enabling seniors to do just that. Accessory apartments are secondary
living quarters in a single house property that can take many forms including
adapted garages. An increasing number of localities are liberalizing regulations, but
restrictions on conversions (e.g., that the tenant be part of the same household
renting out the property) are limiting secondary unit production. Reverse mortgages
enable the elderly to take advantage of their housing wealth by converting the equity
in the home into cash that can be used for health care or other purposes. In recent
years, reverse mortgages have been under increased scrutiny because they may put
the senior or their heirs at risk of losing their home because they are unable to
maintain it or because they are unable to pay property taxes or insurance on it
(Silver-Greenberg, 2014).

Chapters 15 and 16, focusing on the physical characteristics of the home itself,
are a departure from the main focus of the book, that is, broad housing trends
and housing policy. The detailed narrative could have been better located in a
guidebook for homeowners. In Chapter 15, Parrott and Atlies focus on the impact
of the home environment and health. They argue that the home is affected by both
macro-environments (the climate, the landscape, the building site, technological
advances and legal requirements) and micro-environments (the building structure,
construction materials and furnishings). Residents affect the home-health system
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with decisions that they make about the design, construction, management and
maintenance of the home as well as by their attitudes and behavior. In Chapter
16, Parrott, Lee, and Laquatra argue that “sustainable housing is achieved when
the design, development and construction, occupation, and maintenance of the
housing is at a level of efficiency that the impact on the environment — current
to future — is little to none” (p. 304). Topics covered include the need for greater
energy efficiency in lighting, heating, and cooling and the importance of using green
building practices.

Disaster events including wildfires, flooding, earthquakes, and hurricanes cause
thousands of deaths yearly in the US and impact the housing stock through damage
and destruction. In the face of such threats, Hardison and Moody (Chapter 17),
assert that communities need to become “structural resilient” by constructing levees
where appropriate, and in general, adopting stricter building codes. In addition,
communities need to develop stronger planning practices which “must be rooted in
principles of equity and justice, listening to communities, and prioritizing solutions
that honor community stories, voices and values” (p. 309). The authors’ discussion
of citizen involvement is insufficiently nuanced because it does not take into
account implementation issues covered in the burgeoning community development
literature. For example, in their effort to involve citizens, should disaster planners
simply inform residents of proposals, involve them on committees or should they
assign residents control of the planning process? (Arnstein, 1969).

Mottelson begins Section 5, with an international perspective focusing on Africa
(Johan, Chapter 18). Since the end of the post-colonial period, most African countries
have experienced rapid population growth and urbanization leading to widespread
informal development, first with traditional, informal architecture using locally
resourced materials such as mud, timber or stone. and more recently with informal
settlements using a more modern type of vernacular architecture incorporating
industrial materials (e.g., corrugated iron sheets) adapted to local conditions. The
absence of formal housing has resulted in the majority of the sub-Saharan urban
population living in “informal settlements characterized by contested legality of
land occupation and construction that does not comply with building and planning
regulations” (p. 335). A comprehensive solution is not feasible at present because of
poverty and a lack of public resources. Consequently “unplanned informal settlements
will likely continue to accommodate large numbers of low-income people... (p. 339).

Although the title of Chapter 19 is “Housing in Asia,” Yanmei mostly focuses on
East Asia where there are three models for providing affordable housing. Singapore
is generally regarded as one of the world’s most successful countries in providing
public housing through the city-state’s Housing Development Board (HDB). South
Korea, which illustrates the private sector model, has a national housing finance
system with commercial banks participating in it, similar to the US. Since 1999,
the Japan Housing Loan Corporation (JHLC) has established a secondary mortgage
market promoting homeownership.
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Housing trends and policy debates in Australia (Gurrin and Shrestha Chapter
20) are broadly similar to those in the US. In both countries, post WWII national
housing programs sought to increase the supply of single family ownership homes
and currently 70 percent of Australians live in their own homes. Because of price
inflation, younger people currently cannot afford a home and are turning to private
rental housing. As a result, Australian housing has become increasingly unequal
“defined by those with rising housing wealth and by those for whom access to
homeownership is no longer possible” (p. 361). Increased attention has focused
on how regulatory barriers (e.g., zoning) decrease affordable housing production,
but some progress is occurring at the state level with the passage of legislation to
overcome local opposition via “as of right development”.

Krapp and Egner’s Chapter 21 focusing on European housing is disappointing
for the following reasons. First, the authors only discuss housing in the 27 countries
in the European Union. Consequently, housing trends and policies in the UK,
Norway, and several other countries are not discussed. Second, the primary focus
of the chapter — a secondary analysis of the European Union Statistics on Income
and Living Conditions dataset (EU-SILC) — provides few new insights on tenure,
overcrowding, or cost overburdened households. Most readers know that across
Europe, with the exception of Germany and Austria, home ownership is the norm.
Unsurprisingly, overcrowding is highest in the reduced-rent sector, reflecting the
fact “that people in this type of tenure are still incentivized to share, even if the
rents are lower than in the ‘normal’ rental segment” (p. 387). Third, the authors’
discussion of EU housing policy instruments is far too short and sketchy to help the
reader understand how intra-EU differences in housing policies might be based on
the different welfare systems in Europe, (e.g. corporatist, social democratic, liberal,
and Mediterranean or family-based welfare systems, see Stephens 2016). There is no
discussion of the problems in the social housing sector. Citizens and policymakers
in countries like Denmark are concerned that the segregation of immigrants in
social housing is leading to American ghetto-like conditions like crime and a lack of
cultural integration of immigrants into the larger society (Bryant, 2025).

Informal settlements (self-build housing) have been an intrinsic part of South
American cities since the middle of the twentieth century with self-build housing
currently comprising between 60 and 70 percent of the total (Donoso and Elsinga,
Chapter 22). Many of the governments and the Inter-American Development Bank
have recognized the value of these informal settlements and have supported their
physical and social upgrading. However, turning to the formal sector, Social Interest
Housing Programs implemented since the late 1980s illustrate the recent shift toward
a market-based rather than government-based effort to promote homeownership.
Under these programs, the eligible householder pays 30 percent of the cost of the
mortgage through a special savings account and the government pays the remainder.
The sales price is set by the government. Although “many policymakers have
regarded such subsidy-base programs as a successful strategy...” (p. 400), builders
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usually construct such new subsidized homes on cheap land on the metropolitan
edge, thereby contributing to urban sprawl.

Alan Mallach’s final chapter (Chapter 23) closes the book by noting how the
global housing challenges of the 21st century vary between the Global South and the
Global North. For the developing countries in the Global South, the fundamental
challenge is the dangerously inadequate, unsafe and unhealthy conditions in slums
and informal settlements. These countries lack the resources to address these
challenges. On the other hand prosperous countries in the Global North have
the resources to deal with the main housing issue — affordability. A well designed
voucher program can address the affordability problem in metropolitan areas with
an adequate supply of affordable housing, but in “hot” metropolitan markets, social
housing would need to be expanded. Unfortunately, countries in the Global North,
where much of the population is decently housed, lack the political will to tackle the
affordability challenge. Housing advocates in both the Global South and the Global
North, however, should not lose heart.

The fact that the solutions, and a true right to housing, may be remote, however, does

not mean that efforts to address these challenges and improve housing conditions
is wasted effort. On the contrary, those efforts are needed more than ever (p. 420).

This 3" edition of Introduction to Housing could be a useful supplementary text for
introductory housing courses. The book is uniformly well written and non-ideological.
The editors do a great job in cross-referencing the different chapters and the geographic
and substantive coverage (e.g. military housing, disaster housing) is impressive.

The book does, however, have a few flaws. Chapter 11 provides a somewhat outdated
assessment of America’s housing mobility programs. Chapters 15 and 16, with their
detailed guidelines for homeowners, really do not belong in this book and Chapter
21 on European housing is sketchy and uninformative. Hopefully, these flaws will be
addressed in the next edition. It will be needed soon given the rapid social, economic,
and political changes currently taking place in the housing environment.
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RETHINKING NEIGHBORHOODS, by William A.V. Clark, Cheltenham, UK:
Edward Elgar, 2024

“Neighborhoods. . . are core elements of our lived lives” (p. 2).

I found myself in immediate agreement with this opening premise of William
A.V. Clark’s book: neighborhoods matter. This is something we all, perhaps, can
recognize intuitively: whether we greet or pointedly ignore the neighbor next door,
walk or fight traffic to school drop-offs, obtain a timely doctor’s appointment nearby
or halfway across the city, or choose to stay rather than leave when the building
next door becomes a construction site — these are all daily manifestations of our
neighborhood life. From this simple initial assertion, backed by his commanding
knowledge of the field, Clark builds a powerfully grounded and comprehensively
detailed case as to why places continue to matter.

The book is divided into three parts: the first explores neighborhoods and their
role within the city; the second dives deeply into residential choice, selection,
and the socio-economic dimensions of neighborhood life; and the third focuses
on neighborhood outcomes — how place influences education, health, and overall
well-being. Clark offers a detailed account of how people choose where to live
and how those choices shape neighborhood composition, diversity, and class
dynamics, touching on immigration flows and the decline of the middle class. These
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