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This paper is concerned with the difference betwaemential lending and prudent
lending. The argument presented here is simpleddntulending promotes good
social outcomes, but prudent lending does not sacdg involve the application of

the traditional prudential guidelines that prevaif@ior to the recent housing boom.
Those requirements are now being re-applied by straam lenders in the context of
the current credit crunch. Their re-applicationheitt the development of a range of
prudent lending products and the development ofréméal sector as a real service
sector are not likely to generate a stable affded&busing stock that will meet the

immediate let alone the long term housing neegseople living in New Zealand.

In this paper, it is argued that prudent lending) wot emerge organically. It will

require concentrated and measured consideration of:

« homeownership and the range of mortgage produkstipes and protections that
will support homeownership for households in digfgrcircumstances;

e mixed tenure products that maximise the ownersagacity of households in the
intermediate housing market; and

« resolving the conditions in the rental market that:
0 associate rental tenure with poor life chances, and

0 make owner occupation a persistent aspiration.

Relaxed Prudential Practices

One of the characteristics of the recent housirapbbere and overseas was the way
in which traditional lending practices were tramsfed. The development of
intermediaries between mortgagee and mortgagor asahortgage brokers became
common. Alternative methods by which lenders assksbe value of properties
proliferated. Mortgage products diversified. Deposiecame, increasingly, a thing of
the past. Revolving loans in which the value of thertgaged property effectively
underwrote the consumption of undefined goods a&andces, often with no or little

value, became common.



The criteria to assess a potential mortgager’stald repay debt became measured in
increasingly more complex ways. Increasingly it veaasumed, by both lenders and
homeowners, that capital gains and household insonmild increase. For higher
income households, it was assumed too that consumpbuld be reduced to be
subsistence and, consequently, both loan to valdeservice ratios could be highn
many cases, both in Britain and in the United Staggen those more accommodating
criteria were frequently ignored to the point tredme lending became clearly
predatory’

Under those conditions of relaxed or redefined rdtibility there was enormous
expansion of household debt in the'Z&ntury. In September 2006, it was estimated
that over a quarter of new Australian loans wetliagpprovided at over the traditional
prudential debt servicing ratio of 30 percent. ArTdW® percent of owner-occupied
housing loans had servicing ratios in excess opd@ent By 2007 in the United
States, household debt sat at 133 percent of dibfscomé.

For higher income households those practices atloligher levels of household
borrowing and, some would argue, the developmerat aifilture of debt and a belief
in a line of never-ending credit. That culture islvembedded even within the context
of the current recession. In a recent focus grough vertiary students regarding
housing futures in 2050, there was an overwhelnelief among the participants
that they would have no difficulty accessing homership because they were “not
scared” of debt. Not one individual identified {hessibility that lenders might choose
not to lend to them. For these young people delstsean as entirely an individual’s
personal choice reflecting their own taste, indlom@s and chutzpah which had no

connection to wider institutional structures.

For low income households with a future of higha&méngs, no-deposit loans and the
relaxation of debt servicing ratios allowed thengets around the deposit barrier. In
New Zealand, previous generations had Governmesnttasce to breach the deposit
barrier using the ‘capitalisation of the family leéiti. That option, however, was

removed in 1986/87. The development of no-depasibw deposit lending products

! Australian Prudential Regulation Authority, 2008.
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mitigated some of the difficulties of householdsKimg to enter homeownership for

the first time. But of course, the equity of théeeiseholds was also reduced.

At the beginning of this world of more freely awdile credit, low income

households, even those likely to remain on reltidew earnings, also found

themselves advantaged. Many of those householdsxisithg debt and were enabled
to access mortgages through debt consolidatiodeed some borrowers who would
have been, traditionally seen as very poor riskgabeo access mortgage products.
Households and individuals who had not only a psawings record, but also an
impaired credit history entered the market. In @&nif in the first three quarters of
2007, loans to people with impaired credit historreade up 3.5 percent of new

lending®

In New Zealand, those who saw access to home ohipesis an important pathway
to improved life chances and/or inter-generatianability, the availability of credit
to households previously marginal to the housingketawas initially welcomed.
There was, of course, the problem of persistent linterest rates. However, for
modest income households accessing modest homeppd@ared that the housing
market was, at last, delivering a range of flexieleding products that met the needs

of all but the most marginal.

Over the medium term, however, the disadvantages wbrld swimming in credit
soon emerged in the form of the housing boom. Thesimg boom fuelled by
liquidity in world financial markets became charmed by over-valued house
prices, reductions in affordability and a growimgermediate housing markeHouse
prices rose so much that significant access prablemerged for some households

despite the increasingly high loan to value rasiosepted by lenders.

Those dynamics affected European, North Americad Awstralasian housing
markets. In Britain the drive to promote home owhgr stagnated under the weight
of housing price increas€dn New Zealand, the House Price Unit reported that

2006, 71 percent of couples in rental accommodadimh 98 percent of unpartnered
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adults could not afford to buy a lower quartilecgrihouse in their region with a debt
service ratio of 30 percent of incomaVith the collapse of the housing boom other

problems have been generated.

In Britain, for instance, mortgage repossessiori@th England and Wales increased
by 21 percent in the third quarter of 2008 compdeethat quarter in 2007 to a total
of 87,000 repossession orders in the last threethmoof last year. The Centre for
Policy Studies expects that some 145,000 househwilshe made homeless by
repossession in 2009 and a further 270,000 househall have repossession orders

made against themf.

In the United Kingdom, associated with the increlasate of repossession, is a
tendency for repossessed dwellings to remain unsatdording to the Financial

Services Authority (FSA), the number of unsold =gessed dwellings has doubled
since 2007. In addition, the FSA reports that s@#h@,000 residential mortgages are

in arrears, an increase over the 2008 years oezept.

In February-March 2009, there were only 201 montgagales of residential
dwellings in New Zealand. Those added to the 124tgagee sales in January-
February 2009. However, according to Terralink, 8808 mortgagee sales have
surpassed the previously recorded peaks of 19981892001/02! The first months
of this year suggest that the number of mortgagéesan 2009 will increase even
further. In addition, there is a distinct increasethe percentage of sales that are

mortgagee sal€s.

° House Price Unit, 2008:4.

1% Elphick, 2009.

Y http://www.zoodle.co.nz/cms/terralink-mortgagetesaeport.

12 Unfortunately, although this data is publicly dahle athttp://www.zoodle.co.nz/cms/terralink-
mortgagee-sales-reporerralink has not been able to give permissioritfar be presented in this
paper.
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Repossession trends, the unsold repossessed stottders, the increasing incidence

Det

of mortgage arrears, along with tightening accesshdusing finance and rising
unemployment, are all expected to place furthersqane on house pricés.
Downward pressure on house prices is expected $b pcreasing proportions of
households into negative equity. The Bank of Endjl@ports that a fall of 20 percent
in house prices over 2008 had thrust between #peend 11 percent of homeowners
in the United Kingdom into negative equity in thest quarter of 2009. While the
Bank of England noted that substantial buffers afide equity remained with three
guarters of mortgagors having a loan to value (L®&Mgss than 75 percent, the Bank
also notes that the value as well as the spreackgdtive equity among households
would increase with further house price fafls.

New Zealand’'s house prices are also falling. In&@0was claimed that around
130,000 households may have fallen into negativetyegue to house price falls.
Negative equity has been described by various bamkd commentators as
unproblematic for mortgagors as long as they dofalbinto mortgage arrears and if

they do not need to sell their dwelling at sigrafidy lower prices than their buying

BEsA, 2000.
4 Hellebrandt, T., Kawar, S., and Waldron, M., 20009.



price. Both those contingencies are less likely b®® meet by overleveraged

households. The impacts of repossession are likdiyy most negative on households
that are unable to downsize within the owner oceupiarket and are forced to move
into the rental sectdr.

There has also been a marked impact on the supplyusing through new builds. In
the UK, building rates have slowed with a 6 perdafitin housing starts in 2007.
They are continuing to decline. In 2008/09 the nemtf residential building starts
was down 42 percent on 2007/08 and 51 percent enp#ak start numbers
experienced in 2005/06. Those falls are occurriegpde the failure of stock growth
to keep up with household growth and the desirghef British Government to

encourage new builtf.

Similarly, New Zealand has seen residential bugdoonsents fall away both in
number and in value. Excluding apartments, the rarndf residential building

consents has fallen by 54 percent from June 200& .May 2009 value of residential
building consents is 26 percent lower than at tmaestime in 2008. Since the June

2007 peak, the value of residential building cotséas fallen by 44 percent.

New Zealand Residential Buildings Consents March 20 02 to March 2009 *
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discussed later.
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All of these problems present conditions that gise to poor social outcomes.

Negative equity, over-leveraging and repossessae lthe potential to push people
out of their communities as well as out of theirntes. The owner occupier

households most vulnerable are clearly low inconseiseholds that have little

opportunity to downsize within their localities. Fesome downsizing may mean

changing tenure. For others, older people for msawhose intention may have been
to downsize to release equity for income mainteagnoposes, those options may be
constrained significantly.

The negative impacts of repossession are not cmhfito owner occupiers.
Repossession also affects tenants. In Britain r@ntgerty repossessions were up by
7 percent between 2007 and 2008. According to Ekehiin England “a household
living in a rented property is more likely to belalio be evicted immediately
following a repossession order than a householddiin a mortgaged property®
Data related to the New Zealand situation of temantelation to mortgagee sales is
limited. However, according to Terralifk,60 percent of mortgagors involved in

mortgagee sales own more than one property.

What proportion of those mortgagors are providiegtal housing is unclear. What is
clear, is that mortgagee sales can degrade the tmaslitions of residing tenants. A
mortgageee or new owner must take over the exig@mmants. Indeed, current
legislation requires that a mortgagee can not gotice to a tenant until they have
actually taken possession of the property. Theatrwéa mortgagee sale, for instance,
is not enough to give the mortgagee the rightdheflandlord in relation to ending a
tenancy. However, if a tenant on a fixed term meydinds their dwelling subject to a
mortgagee sale, that tenancy is effectively tramséal from a fixed term tenancy to a
periodic tenancy. Moreover, if the mortgagee dexidesell the repossessed property
and the buyer wants it vacant the notice to a tecan be reduced from at least 90
days written notice to 42 days. In short, a fixedrt lease tenant in a repossessed
dwelling may find themselvews with not only an warpted move but the loss of their

home within six weeks.

18 Elphicke, 2009.
19 Radio New Zealand interview, 2008.



Returning to Pre-boom Prudential Practices and Lend ing Products

The recession has driven a frenzy of criticism cled at relaxed lending practices,
the overheated house prices that accompanied tainthe deteriorating risk profile
of homeowners. In the hard light of the recessiba,global financial crisis and the
credit crunch, here and overseas there is evidehtightening access to households

seeking mortgages.

The deposit is being revived and loan to valuealBnfy. Lenders are paying more
attention to property valuations. The credibilifyppoperty valuations are being more
closely assessed as is the credibility of interiueels such as mortgage brokers. Debt
servicing ratios are being more closely considersd] possibly more importantly, the
longer term earning prospects of those applyingrfortgages are being explored by

lenders.

There are those that argue that increased affditya#issociated with lower interest
rates and falling house prices will allow some tdudds excluded from home
ownership during the height of the housing boora mwner occupation. It is doubtful
whether house prices have fallen enough to makgn#isant affordability difference
for households in the intermediate housing mark&greover, tightened prudential
requirements for households in the intermediatesimgumarket are more likely to
merely add accessibility problems to affordabilggoblems. In some cases, some
households that may be able to service loans vatiome excluded by the re-
emergence of the deposit hump.

It might also be argued that the re-applicatiorthefse types of prudential practices
will protect some households from becoming oveetaged and exposed to the
possibilities of negative equity or repossessiohisTis rather like protecting an

individual from the risk of occupational injury Bxcluding them from employment.

In that case, occupational injury may have botls@eal and externalised social and
economic costs that are desirable to avoid. Bub#reefits of employment are clearly
enormous, particularly if the risks of injury caa managed and the effects of injury

mitigated. So it is with home ownership.

There is a plethora of research that shows in Nealahid and similar countries an

association between home ownership and improvedcliances, wealth generation



and inter-generational upward mobility. There isqually weighty body of research
that shows that health status is associated withehownershig® So while, there are
clearly risks with entering home ownership, re-gp@ old-fashioned prudential
practices is likely to deny households on the mesiate housing market those

owner-occupation benefits.

People do intuitively at least recognise the beaseff owner occupation. It must be
remembered that the practices expressed in therngobisom of the last two decades
was not simply about world financiers attemptingofload a flood of liquidity.
Those products and practices were also a refleatfoan enormous demand by
households that had previously only marginal actesswner occupation. Willing

sellers and willing buyers were brought togetHer.

The range of new products, processes and markgerpldhat appeared late last
decade emerged because large numbers of houseboldd not access home
ownership under the previous tight prudential esvinent. Or, at least, they could

not do so without the support of Government.

In New Zealand, it will be recalled that in the irdnate post-war period there were
State Advances loans and, later, New Zealand Hgusborporation loans.
Capitalisation of the universal family benefit tceet the deposit gap was common.
But the latter was abolished in the late 1980s ianthe early 1990s the lending
portfolio was sold off and the lending programmetually dismantled. Relaxed
prudential requirements and private mortgage prisdiited the gaps left by the
1990s Housing Reforms.

Despite the credit crunch that same desire for haweership continues. It is
inevitable, then, that if some households can ruess credit through prudent

lending?? those households are likely to seek other meaashiéving that aspiration.

2 Department of Prime Minister and Cabinet, 2008.

2 Indeed, some have argued that the problem wagshasttlending was directed to the sub-prime
market through a variety of new mortgage produRither, they suggest that the crisis has been a
classic example of imperfect information arising otimultiple asymmetries between “borrowers and
brokers, aggregators and rating agencies, and torgesnd issuers” aggravated by increasing
competitiveness in the mortgage market. See Galdingsreen, R.K., and McManus, D.A., 2008.

22 Of course, the return to earlier prudential pstiby mainstream lenders is not only prompted by a
concern to minimise risk. Those practices alscaach way of allocating the constrained pool of &ind
available to ‘premium’ customers.



There is already concern in Britain that over-ragjoh of the sub-prime housing

market may drive households into even less stahless of credit®

In New Zealand, there are an emerging a range axfyats to fill the gap. Many of

those products are being offered by players inhitesing market that have been hit
hard by the fall in demand — the building indusand real estate agents with excess
stock. Rent to buy schemes and shared ownershgomnashare one product that can be

expected to become more widespread.

An example of an existing house being sold on & tenbuy basis in Otara is
advertised :

Recently renovated 3 bedroom home plus 2 room aleefp bathroom + separate
toilet. Off street parking for at least 3 vehicldsenced 943m2 section. Walking
distance to [...] and close to [...] Primary School Poase Price $315.000. Rent to
buy weekly payment amount will depend on deposit gawn. Bank said no? Low
deposit? Bad Credit? Don't have Residency yet? fdblem. We can help finance
you into this home. If you can afford to pay betw®&30 - $600 per week (including
rates and house insurance). you could rent to dvis lbvely family home in a quiet
cul-de-sac! This is comparable to what it wouldtcgsu if you qualified for a bank
mortgage for the same house (bank mortgage payfoef815.000 at 7.5% interest
=$537.19 per week. plus rates. plus insurance).t tdanention the fact that all of
your deposit and some of your weekly rent would @s towards your purchase
price!

The following as an example of a new build finantedugh a building firm:

[We] offer home and land packages we already owerldahd and for a fee we may be
able to forgo the progress payments normally reephir This may make it much
easier for you to obtain funding from your bankvia a mortgage broker. Special

conditions apply and we normally only offer thisfitst home buyers so ask one of
our new home consultants for more information andde if this produce might apply
to you. Other possibilities [...] include: Save yal@posit while we build your home;

Repay consumer debt (credit cards & HP's) whilebwigd. Financing a new home or

a building project can seem like a difficult prospe Relax, we have years of
experience at putting together finance packagebuitd new homes for all types of
different customers. Let us show you how easnibe.

Rent to buy schemes and builder financed scheneesdarnew. But they do often
lack transparency and, apart from generic protestilnder the Credit Contracts and
Consumer Finance (CCCF) Act, they are neither e¢gdlnor managed by industry

standards. A number of issues have already beesalexl;, for instance, in the

ZWhitehead, C., and K. Gaus, 2007.
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operation of rent to buy schemes offered by theapei sector. The Department of
Building and Housing and the Ministry of Consuméfafs have both been advising

caution for some time.

One website concerned with housing finance and eyarwing provides the

following warnings to those who may be interestedent to buy**

The DBH has come across rent-to-buy cases wheemant has fallen behind with
rent payments and the landlord has lodged an appba to the Tenancy Tribunal
seeking an order for payment of rent arrears, or ader for termination of the
tenancy, ending the tenant's dream of buying tmapgrty. Tips from the DBH for
tenants considering rent to buy include:
Make sure you can afford to maintain the levelegdayments for the duration
of the agreement, keeping in mind possible chaimgeiscumstances and your
financial situation.
Check that the deal you have is not just a tenagcgement.
Find out what happens to your deposit and whetloer get any rent money
back if your loan application is declined.
If you have already entered into a scheme and baea told that you do own
the home, check with Land Information New ZealdriZ) to see that your
name is on the property.

The Ministry of Consumer Affairs recommends tenahigays get the contracts
checked out by their own lawyer before signinguaf, you leave yourself vulnerable
should there be problems or a default in payment.

Good advice. But is it enough to protect househtids may be tempted into this
pathway to home ownership? Moreover, if some o$ehgroducts are being offered
by businesses in the real estate industry anduheitg industry, how sustainable are
they? What will happen to householders in rent &y Bchemes of builders and
developers who themselves run into financial difties? What recourse will
householders have in relation to these and othenses if the businesses delivering
them go into receivership? How can households asH®s likelihood of these
businesses being able to sustain the financiadustnequired to make such schemes
work in the long term? These schemes are effegtaeting as financiers but they are
not subject to the close scrutiny and monitoringoahks or the controls placed on
credit unions. Nor are they subject to the, albmtited, checks and balances

associated with charitable trusts.

% Clement, D, 2008, Try before you buy, rent-to-plans, http://conveyancing.co.nz
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Why do Vulnerable Households Want Homeownership?

What the experiences of the housing boom and thesihg recession show is that
products will emerge where it suits the immediatterests of both ‘sellers’ and

‘buyers’. Both the housing boom and the housingssion have been, in part, about
shifting what the key players want to sell.

For sellers, the boom involved financial institm$ocanxious to sell and profit from the
apparently endless liquidity in world financial rkats. In the recession, the desire to
sell will be driven by developers and builders thave, so to speak, stock on hand
and need to shift goods. They will, effectivelypyide the equivalent of ‘easy credit’
sales among retailef3.Among buyers, whether in boom or recession, tligra
persistent enthusiasm among households for homeersivp, although home
ownership will pose a significant short term, andsgbly long term, financial

struggle.

It must be concluded that if the desire to sellagms and if the desire to buy persists,
the re-application of traditional prudential praes by mainstream lenders is simply a
recipe for a proliferation of poorly developed andnaged home ownership products
targeted to vulnerable households. At the minimtiase products are likely to fail

some of those householders and, at worst, the Isaeth economic costs of those

failures will not be restricted to the householismselves®

This raises the question of why do these househpédsist in trying for home
ownership despite the barriers and despite the?igke they simply won over by real
estate agents, builders and developers? PossibtythBre are other messages in the
public arena which often contradict the ‘buy’ megsaAre these households that
struggle to enter home ownership simply sociallyd aconomically irrational?

Probably not.

% The difference between the housing and retailoseds, however, that for houses the length of time
for the transaction to be completed is very lomgré are significant sums involved, and, because of
those, there is heightened risk.

% Taylor, Jenkins and Sacker (2009) show, for instafinancial incapacity is associated with greater
mental stress, lower reported life satisfactiond angreater likelihood of reporting health problems

associated with anxiety or depression. The latiEgourse, is recognised as a major contributor to
lowered productivity and a driver of health co&se WHO, 2006.

12



There is strong evidence to suggest that the d&sitgome ownership by individuals

and families is a rational response to four key iatet-related issues. Those are:

« The lived experience of social mobility, resoura@ewanulation and household
fluidity among New Zealand families.

« Issues of identity, attachment and belonging.

« The dynamics of the rental market in New Zealand.

« The condition and liveability of New Zealand’s raintock.

For New Zealanders home ownership is demonstratée tassociated with improved
life chances. Pearson and Thorns demonstrated geang ago that the egalitarianism
and mobility of New Zealand society was driven &ygout of inter-generational
transfers associated with inheritance of housinges$ Moreover, there is
considerable evidence to show that where ownerpgatmn is both normative and the
mainstream experience of housing, as it is in Nealanhd, that achieving that tenure
status is an important part of a sense of identatyachment and belonging. It is
notable that one of the main reasons for plannateatial movement in New

Zealand is a change of tenure status from tenaswt®r occupief®

Those drivers of home ownership aspirations ardoried by the problematic nature
of New Zealanders’ rental experiences. Three issogsrge. Firstly, New Zealand’s
rental sector provides tenants with low levels ofitecol and flexibility around their
homes. Tenancy periods, even for fixed tenancrestedatively short-term. Unlike in
some countries overseas with leases of decades thtm years, it would be rare for

a tenant to be able to transfer a tenancy inteemggionally.

In addition, there is considerable churn among laxd which makes tenancies
unstable. The 2003 National Landlords Survey fotlvad the population of landlords
tends to be dominated by those with shorter rathem longer careers in the sector.
Over a fifth of landlords (21.9 percent) reportezniyg a landlord for a year or less.
Over half (55.6 percent) of the respondents toNl&onal Landlord Survey have

been landlords for less than eight yedrs.

2" pearson, D. and Thorns, D., 1983.
28 statistics New Zealand, 2007.
2 saville-Smith, K., and R. Fraser, 2003.
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This landlord churn and associated changes inwnreship of rental stock are often
associated with changes of tenancy. The 2006 cdoand that the median residence
of people in a rental dwelling was two years coragao over six years for people in
owner occupied dwellings. As the Table below shdhis,is a longstanding pattern.

Median Years at Usual Residence by Tenure of Househ  old — NZ Census

Median Years at Usual Residence
Census Year
Owner Occupied/Family Trust Rental Households
Households
1996 6.9 1.9
2001 6.7 1.8
2006 6.3 2.0

Moreover, many of the households that struggle riterehome ownership also
struggle to find landlords that wish to provide bimg to them. Again the 2003
National Landlord Survey found that landlords hastidct preferences regarding
tenants. As the Table below shows, the tenanteipesf by landlords are those that
are most likely to be able to enter owner occupatimough mainstream financing or

are already overwhelmingly owner occupiers — pisitesal couples and older people.

Tenants Explicitly Identified as Preferred and Not Preferred by Landlords (National
Landlord Survey 2003 n=818) %0

Tenant Group % Landlords
Professional Couple 70.3
Tenants Explicitly Identified as Retired _Couple_ 51.1
Preferred Professm_nal Single 45.2
Retired Single 39.7
Young Single Female 30.3
Large Families 67.4
Tenants Explicitly Identified as Students 62.8
Not Preferred Sole Parent Family 32.4
Refugee/Migrant Family 30.0

Multiple Response

%0 saville-Smith, K., and R. Fraser, 2003.
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Finally, the rental stock tends to be older tham dlwner occupier stock. While the
owner occupier stock has a number of performanckl@ms and tends to suffer from
under investment in repairs and maintenance, thod@ems appear to be even more

pronounced in the rental stock.

A 2008 survey of 491 private landlords with 2,3@®ital dwellings found that 75.4
percent of the stock had been built before 1978ly 88.8 percent of their stock was
reported as having ceiling insulation and over hiaé¢f landlords reported that stock
was draughty. Almost half the stock did not havewater cylinder wraps. Over one
third (39.9 percent) of the landlords reported thaty set aside no monies for repairs
or maintenance, although 84.1 percent of landloegerted having undertaken work
on at least one of their dwellings to improve thareomfort. While almost half (46.2
percent) of landlords reported a willingness toafit their rental stock if supported
by central government, take up of subsidies faroféting by landlords is very low
compared to take up among owner occupiers. Almoguater of landlords were
categorical that they did not want to retrofit theioperties at alf**

Getting New Zealanders Decently Housed

With the anxieties of the current recession andirtqgact of the credit crunch, here

and overseas it is easy to advocate for a sortaok bo basics approach to house
finance. This fails to acknowledge why vulnerabtuseholds get caught up in the
desire for home ownership in the first place. $toafails to take account of the infinite

capacity of markets to generate new products caitkid mainstream to meet demand
which by their very nature maybe of doubtful quaéihd sustainability.

What is required under current conditions, as feenlrequired previously, is a two
pronged strategy. Firstly, a strategy that recagmisome ownership is a pathway to
decent housing and encourages the development aofugis and processes that
encourage prudent lending and prudent borrowings Till require placing the

development of mixed tenure products, safety netsidustry standards of delivery
to households into the intermediate housing matgét at the centre of the housing

agenda. Second, a strategy that transforms thalrsattor to a well performing

31 saville-Smith, K., 20009.
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service industry that provides decent housing liosé that can not or do not pursue

home ownership.

Neither of these strategies need be pursued thrawggimmand and control approach
in which central government substitutes for theaie sector or the non-profit sectors
in either rental or home ownership product provisidBut it does require a

fundamental review and rethinking of the array rmdtitutional arrangements, policy

settings, regulatory processes and products thegrdly prevail.

16



Selected Bibliography

Australian Prudential Regulations Authority, 200&RA’s Prudential Framework
for Housing Lending: Submission to the Senate EHwire References
CommittegAustralia: APRA.

Ball, M., 2008,The Modern UK Housing Market: Origins and Prospe@&sReport
for the National Association of Estate Agents Cossiuned by the National
Federation of Property Professionals. UK: UnivgreitReading.

Bardhan, A.D., Edelstein, R., and Krol, C.A., 200%e Housing Problem and the
Economic Crisis: Evaluating Policy Prescriptio@ibprime Crisis Research
Consortium White Paper, Berkley: Fisher Centre Real Estate and Urban
Economics, Haas School of Business.

Burgess, G., Lyall Grant, F., and Whitehead, CQ®0.ow Cost Home Ownership
and the Credit Crunch: A report on regional markatsd competitions with
private developersA Report from the Cambridge Centre for Housing and
Planning Research for the Tenant Services Authdd®. Cambridge Centre
for Housing and Planning Research.

Caplin, A., Carr, J.H., Pollock, F., Yi Tong, Z.af, K.M., and Thampy, T., 2007,
Shared-Equity Mortgages, Housing Affordability, aHdmeownershipUS:
Frannie Mae Foundation.

Clement, D., 2008, ‘Try Before You Buy, Rent-to-BuyPlans’,
http://conveyancing.co.nz.

Communities and Local Government, 2009, ‘House ddng: March Quarter 2009
England’ Housing Statistical Release, 2JK: Communities and Local
Government.

Department for Communities and Local Governmen@820he Pomeroy Review of
Prospects for Private Sector Shared Equityk: Communities and Local
Government.

Department of the Prime Minister and Cabinet, 2088al Report of the House
Prices Unit: House Price Increases and Housing ewNzZealandWellington,
DPMC.

Dos Santos, P., 2008, ‘Addressing the Financiasi€rRequires Improvements in
Equity’ Development Viewpoint, No.2@ondon, Centre for Development

Policy and Research,

17



Elphicke, N., 2009,Save 100,000 Homes from Repossesdimmdon, Centre for
Policy Studies.

Financial Services Authority, 200FSA finds poor practice by intermediaries and
lenders within sub-prime markeESA press release 081, 04 July 2007.
http://www.fsa.gov.uk/pages/Library/CommunicatioR/2007/081.shtml.

Financial Services Authority, 200FSA Statistics on Mortgage Lendin@009
Edition), UK: FSA.

Financial Services Authority, 2008he Turner Review: A Regulatory Response to the
Global Banking CrisisUK: FSA.

Golding, E., Green, R.K., McManus, D.A., 2008)perfect Information and the
Housing Finance CrisidJCCO08-6. US: Joint Centre for Housing Studies
Harvard University.

Hellebrandt, T., Kawar, S., and Waldron, M., 200%e Economics and Estimation
of Negative EquityBank of England Quarterly BulletiiQ2, 110-121.

HM Treasury, 2006Report of the Shared Equity Task Forldeywich: HM Treasury.

Hills, S., and Lomax, A., 200%Vhose House is it anyway? Housing associations and
home ownershipUK: The Chartered Institute of Housing and Housing
Corporation.

Lanchester, J., 2008, Cityphilia, London Review of Books,
http://www.Irb.co.uk/v30/n01/print/lanc01_.html.

NBC Capital Impact, 200&hared Equity Ownership InitiativBlCB Capital Impact.

Pearson, D., and Thorns, D.C., 1988lipse of Equality Sydney: Routledge Kegan
Paul.

Perry, J., (ed), 200&lousing Aspirations and Shared Ownershigeport for the
Housing Corporation, Coventry: The Chartered lostiof Housing.

Regan, S., and Patrick, R, 20@queezed Out: Choice and Affordability in Housing
London: Institute for Public Policy Research,

Reserve Bank of Australia and the Australian PrtideRegulations Authority, 2007,
Joint RBA-APRA Submission to the Inquiry into Haraeding Practices and
Processes Joint Submission to the House of Representati@&anding
Committee on Economics, Finance and Public Adnmaisin, Australia: RBA
and APRA.

18



Rowlands, R., and Murie, A., 200Bvaluation of Social HomeBuy Pilot Scheme for
Affordable Housing, UK: Department for Communities and Local
Government

Saville-Smith, K., (2009).andlords Energy Working Paper: Preliminary Anat/sf
the Telephone DataNorkstream 2: Energy and Retrofit Report prepdoed
Beacon Pathways Ltd.

Saville-Smith, K., & Campbell, S., 200@&elf-Built Housing on the Internet: An
International Overview of Self-Build Housing Pragcand Programmes
Wellington: CRESA.

Saville-Smith, K., & Fraser, R., 200Mational Landlords Survey: Preliminary
Analysis of the DataWellington: CRESA.

Saville-Smith, K., & Thorns, D., 200Community-based Solutions for Sustainable
Housing Wellington: CRESA.

Smith, S.J., Searle, B.A., and Cook, N., 2008, hréting the Risks of Home
Ownership’,Journal of Social Policy38, 1, 83-102.

Statistics New Zealand, 200HOTP: Survey of Dynamics and Motivation for
Migration in New Zealand: March 2007 quartéNellington: Statistics New
Zealand.

Statistics New Zealand, 200HOTP: Building Consents Issued: May 2009
Wellington: Statistics New Zealand.

Stephens, M. (ed), 2008&lousing Market Recessions and Sustainable Home-
ownership York: Joseph Rowntree.

Stephens, M., Dailly, M., and Wilcox, S., 20@3eveloping Safety Nets for Home-
Owners York: Joseph Rowntree Foundation.

Taylor, M., Jenkins, S., and Sacker, A., 2009, aricial Capability and Wellbeing:
Evidence from the BHPSFSA Occasional Paper Series ,34ondon:
Financial Services Authority.

The National Affordable Homes Agency, 2008nnual Review of Housing
Association Private Finan¢&K: Housing Corporation.

Whitehead, C.M.E., 200&ffordable Housing in the Twenty First Centulousing
Policy in Europe: a Comparative View on Norwegiaouking Policy, Oslo,
November 2006.

Whitehead, C., Travers, T., and Kielland, T., 2006take in the Future: Equity
Stakes and Landlord Savings PlaR&port prepared for London Councils.

19



Whitehead, C., and Gaus, K., 200/Palicy: Discussion PapeAt any cost? Access to
Housing in a Changing Financial Marketpladeondon: Shelter.

Whitehead, C., and Gaus, K., 200At,any cost? Access to Housing in a Changing
Financial Marketplace Supplementary information London, LSE.

Whitehead, C., and Williams, P., 20@evelopment and Change: Private Finance
for Social Housing in the Ulgresentation to Council of Mortgage Lendets 1
Annual Funding Affordable Housing Conference, 5 N2809, London.

Wilcox, S., 2005a,Affordability and the Intermediate Housing Markdtocal
Measures for all Local Authority Areas in Great fam, York: Joseph
Rowntree Foundation.

Wilcox, S., 2005bHome-ownership Risks and Sustainability in the Meedirerm
York: Joseph Rowntree Foundation.

Wilcox, S., 2007Housing Market Affordability in Northern Islap&elfast: Northern
Ireland Housing Executive and the Chartered Insgtitd Housing.

Wilcox, S., 2008Can’t Supply: Can’t Buy — The affordability of pste housing in
Great Britain UK: Hometrack.

World Health Organisation, 200&conomic Aspects of the Mental Health System:
Key Messages to Health Planners and Policy Magkéeneva: World Health
Organisation.

20



