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Housing Systems, Policies and 

Settings

• The profile of housing in public and 
political discourse

• Housing as ‘shelter’, ‘consumption’, 
‘investment’, ‘industry’

• ‘Market housing’ / ‘non-market’ housing 
interventions

• The financial crisis and the need for 

re-appraisal



Industrial Australia
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Source: ‘International Trends in Housing and Policy Responses’ AHURI 2007, J. Lawson and V. Milligan



Beyond Home Ownership...

• Home ownership – a privileged investment class

• The private rental market in New Zealand

– Investors

– Returns

– Tax

– Tenant security, stability, access, quality

• State Housing

• Local Government

• Community Housing

– Niche/local providers

– Scale economies

– Aspirations?



The UK Experience .... How relevant?

• Tenure patterns

• Government Systems

– National

– Regional

• Settlement/patterns of urbanisation

• Population pressures and characteristics

• Established funding arrangements

– ‘Housing Benefit’

– Capital funding



The UK Experience .... How relevant?

• 20 years of social housing restructuring

• Rapid expansion of the RSL sector

• Over 20 years, social housing reduced from 

1/3 to 1/5 of all housing

• Right to buy

• RSL expansion

• Stock transfers

• ALMOs



Forms of stock transfer

• Simplest and most common 

transfer format – LA transfers 

whole stock to single HA

• Other popular variants have 

included

– ‘Partial transfers’ – estate(s) 

handed over but majority of 

stock retained by LA

– Whole stock transferred but split 

across two or more recipient 

HAs

• ALMOs primarily of the ‘whole 

stock’ variety but some ‘partial 

stock’ delegations
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Stock transfer’s changing 

remit
• Early transfers predominantly 

involved small housing authorities

• Increasingly post-1997, process 
encompassed large city housing 
depts

• Full transfers by:

– Glasgow

– Sunderland

– Bradford

– Liverpool

– Coventry

• Graphic focuses on top 20 British 
housing authorities – public housing 
stock 35,000-100,000 in 1998

• Almost all ‘top 20’ have restructured 
stockholdings more or less 
fundamentally – see graphic

• Involvement of larger LAs has made 
British experience more directly 
relevant to possible SHA transfers

Top 20 municipal housing 

authorities - post-1988 council 

housing restructuring
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Successor landlords

• All transfers to registered housing 
associations – non-profit bodies 
subject to substantial regulation

• Standard preference for newly 
created landlord body as recipient 
of stock and former housing dept 
staff

• Partial transfers of <1,000 homes 
more often to existing HAs – larger 
‘partials’ to newly established 
landlords

• Some larger whole stock transfers 
have involved portfolio breakup 
reflecting:

– ‘small is beautiful’ ethic

– aspiration to delegate asset 
ownership to communities  
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Packaging transfers: trade-off between 

financial and ‘better governance’ aspirations

• Financial considerations the main driver for British stock 

transfers – capacity of HAs to leverage private financing of 

overdue repairs and modernisation

• But ‘better governance’ aspirations also a factor

• Transfer a possible means of ‘empowering communities’ – via 

partial transfers or ‘split, whole stock’ transfers

• But – as demonstrated by Glasgow example – packaging in 

single large tranche potentially financially advantageous

• Higher portfolio valuation generates larger capital receipt

• Again, a potentially relevant consideration for larger Australian 

SHAs if more vigorous transfer policy contemplated
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Stock Transfers.... outcomes

• More ‘Balanced’ multi-provider market

• Contestability/transparency

• Largest form of PPP in UK

• Tenant satisfaction

• Organisational culture

• Stock quality/housing investment



Relevance for New Zealand

• New Zealand needs more social rented 

housing, not less

• HNZC stock levels are modest, and in 

some places in need of 

renewal/restructuring

• Funding and pricing incentives are not 

apparent



System Design –A Comparison

Roles and responsibilities
Country Policy Funding Delivery Regulation Evaluation

United 

Kingdom

Dept of 

Communities 

and Local 

Government

Homes and 

Communities 

Agency

Housing 

Associations; 

Local 

authorities; 

Arms Length 

Management 

Organisations

Tenant 

Services 

Agency

Universities

Australia Commonwealth

States and 

Territories 

(operational)

States and 

Territories

States and 

Territories 

Community;  

Housing 

Organisations

States and 

Territories

States and 

Territories

Australia –

future

Directions of 

Travel

More 

National 

than State

A new flexible 

Funding 

Authority

Multiple,

Diverse

National 

Registration AHURI

New 

Zealand ? ? ? ? ?



Emerging Opportunities

• Neighbourhood renewal

• Specialist providers

• Area-based providers

• Alternative/competitive capital allocation 

process

• Inclusionary zoning/RMA

• Management of private investment

• Institutional investment



A Role for Regulation in Sector 

Development

• Crating a robust national market

• Build capacity and manage risk

• Attract more investment

• Prudential supervision

– Minimum standards

– On-going monitoring

• Protection for tenants, funders and providers

• Scope of regulation



Community Housing in Australia

• Stock numbers now almost 10% of social housing

• 50% growth in past 5 years

• New funding sources

– NRAS

– Nation Building

• Top 4% manage/own 43% of all tenancies

• Tenant satisfaction continually higher than public housing

• Higher rent profiles (1/3 pay more than 25% of income)

• The Australian Housing Minister has set a target of 1/3 of 

social housing stock being in the Community Housing sector 

by 2014.

• A National Regulator is to be set up by July 2011.



Conclusion –Some Underlying Questions

• Declining home ownership – is this a policy concern?

• Affordable rental housing – a market or non-market 

phenomenon

• Non-market housing – organic and fragmented, 

organised and part of a system?

• Social housing – through a dominant mass provider, or 

part of a multiple, contestable system?

• Asset ownership and funding – State, private, blended?

• Sector development – by whom, for whom, with what 

ambition?


