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AAnn  eerraa  aawwaayy  ffrroomm  11999955,,  ttwwoo  ddiiffffeerreenntt  ddeeccaaddeess  
LLoonngg  bboooomm  ((uunnttiill  22000077))  
◦  Rising real middle/ upper incomes, grows ownership 
◦  Facilitated by mortgage market deregulation ; overall rate 

boosted by ageing population (important e.g Canada, UK) 
◦  Wage inequality increases rental pressure for poor and young: 

origins of GGeenneerraattiioonn  RReenntt  ((hhoouussiinngg,,  ppeennssiioonnss,,  eedduuccaattiioonn  aanndd  
eennvviirroonnmmeenntt))  

HHoouussiinngg  PPoolliiccyy  ccoommmmuunnaalliittiieess  
◦  Transferring, reduced investing in non-market 
◦  Emphasis on ownership growth but age specific rates already 

falling 
◦  Value of implicit tax subsidies rises 
◦  Inattention to supply side policies 

  
NNOO  CCOOHHEERREENNTT  RREENNTTAALL  SSEECCTTOORR  SSTTRRAATTEEGGIIEESS  

AASS  HHOOUUSSIINNGG  PPOOLLIICCIIEESS  LLOOSSTT  TTRRAACCTTIIOONN  
((EEXXCCEEPPTTIIOONNSS))  

 

 

Neighbourhood Change Research Partnership, University of Toronto www.NeighbourhoodChange.ca

Duncan Maclennan Page 2 of 23 Contact:  dm103@st-andrews.ac.uk



BBrrooaadd  ((HHoouussiinngg  PPoolliiccyy))  SShhiiffttss  ooff  LLoonngg  BBoooomm  
!  Increased domestic cyclical instabilities 
!  Underpinned, directly, the GFC and 
◦  The immediate downturn 
◦  The subsequent recessions 
◦  New austerity anti-public debt culture 

!  Increase income and wealth inequality (GGeenneerraattiioonn  
AAuusstteerriittyy)) 

!  Facilitated rentier economies (GGeenneerraattiioonn  RReennttiieerr) 
CCrreeaatteedd,,  rreeiinnffoorrcceedd  aa  ppoolliittiiccaall  eeccoonnoommyy  
ddoommiinnaatteedd  bbyy  hhoommee  oowwnneerrss,,  tthhee  eellddeerrllyy  

aanndd  ssuubbuurrbbss  rraatthheerr  tthhaann  cciittyy  ccoorreess..  
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AA  sshhoorrtt  rreennaaiissssaannccee  ooff  hhoouussiinngg  iinnvveessttmmeenntt  aass  
ssttaabbiilliittyy  ppoolliiccyy  (2008-2011) followed by 
!  Redefinitions of  affordability; scrutiny of  new 

mortgages 
!  Tax and guarantee schemes for owners 
!  Reduced social investment 
!  Trimming of welfare payments 
  

PPOOLLIICCYY  NNEEGGLLEECCTT  OOFF  MMAARRKKEETT  RREENNTTAALL  SSEECCTTOORRSS  
DDEESSPPIITTEE  TTHHEEIIRR  EEXXPPAANNSSIIOONN  AASS  HHOOMMEESS  FFOORR  

GGEENNEERRAATTIIOONN  RREENNTT  &&  GGEENNEERRAATTIIOONN  AAUUSSTTEERRIITTYY  
PPRROOVVIIDDEEDD  BBYY  GGEENNEERRAATTIIOONN  RREENNTTIIEERR..  

WWHHAATT  DDOO  TTHHEESSEE  SSYYSSTTEEMMSS  NNOOWW  LLOOOOKK  LLIIKKEE,,  
WWHHEERREE  AARREE  TTHHEEYY  HHEEAADDEEDD??  
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DIFFERENT GROUPS; (UK, CANADA, USA, AUSTRALIA, NZ) 
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!  Short term, mobility : high and low income 
!  Immigrants , in orientation or familiarisation phases 
!  ‘Lifestyle’ ( house price inflation sensitive) 
!  Ownership ‘bears’ (expect price fall, rate rise): may be middle 

income , moving owners 
!  Households who can sustain mortgage payments but lack 

equity for deposit: early career or moving owners 
!  Equity withdrawers, growing elderly group 
!  Those  who can’t sustain mortgage now but can in longer term  
!  Permanent income poor 

CCOONNTTEESSTT  DDIIFFFFEERREENNTT  SSUUBBMMAARRKKEETTSS  BBUUTT  WWIITTHH  
TTIIGGHHTTEENNIINNGG  SSUUPPPPLLIIEESS  TTOO  22001144  TTHHEE  BBUURRDDEENNSS  OOFF  
SSHHOORRTTAAGGEE  FFAALLLL  DDIISSPPRROOPPOORRTTIIOONNAATTEELLYY  OONN  TTHHEE  

PPOOOORREESSTT  HHOOUUSSEEHHOOLLDDSS::  PPRROOBBLLEEMMSS  IINN  TTHHEE  SSEECCTTOORR  
AARRIISSEE,,  AARRGGUUAABBLLYY,,  MMOORREE  FFRROOMM  GGOOVVEERRNNMMEENNTTSS  

RRAATTHHEERR  TTHHAANN  LLAANNDDLLOORRDDSS  
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22..cc      AAUUSSTTRRAALLIIAA  AASS  DDIIRREECCTT  CCOOMMPPAARRAATTOORR  
TTHHOOUUGGHH  PPOOLLIICCYY  DDIIFFFFEERREENNCCEESS  PPOOSSTT  22000077  ((SSEEEE  AALLSSOO  NNZZ  RREEVVIIEEWW  22000088))  TTOO  

IILLLLUUSSTTRRAATTEE  EEMMEERRGGEENNCCEE  OOFF  NNEEWW  CCHHAALLLLEENNGGEESS..  BBRROOAADD  TTAAXX  PPOOLLIICCYY  
SSIIMMIILLAARRIITTIIEESS  FFOORR  HHOOMMEE  OOWWNNEERRSS  AANNDD  LLAANNDDLLOORRDDSS  ((SSTTRROONNGGEERR  NNEEGGAATTIIVVEE  

GGEEAARRIINNGG))..  

SSUUSSTTAAIINNEEDD  GGRROOWWTTHH  IINN  MMAARRKKEETT  SSEECCTTOORR  
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22..dd      AAGGEE  SSPPEECCIIFFIICC  OOWWNNEERRSSHHIIPP  RRAATTEESS  FFAALLLL  FFOORR  
UUNNDDEERR  4455’’SS  FFRROOMM  11998811  OOWWNNWWAARRDDSS  
FFAALLLL  FFOORR  AALLLL    AAFFTTEERR  22000066,,  SSHHAARRPPLLYY  FFOORR  UUNNDDEERR  5555’’SS  
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22..gg            NNEEWW  ZZEEAALLAANNDD  
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22..hh          PPUURRPPLLEE  PPAATTCCHH  RREEAALLLLYY  MMAATTTTEERRSS;;  NNOOTT  JJUUSSTT  
UUNNDDEERR  4455’’SS  BBUUTT  MMIIDDDDLLEE  AAGGEEDD  PPOOOORR,,  MMOORREE  IINN  AANNDD  
OOUUTT  WWIITTHH  FFLLEEXXIIBBLLEE  LLAABBOOUURR  MMAARRKKEETTSS  AANNDD  DDIIVVOORRCCEE,,  

IINNCCRREEAASSIINNGG  EELLDDEERRLLYY  RREENNTTEERRSS  
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22jj            TTHHEE  HHOOUUSSIINNGG  CCOOSSTT  BBUURRDDEENNSS  FFAACCEEDD  
BBYY  RREENNTTEERRSS::  LLOOSSEERRSS  FFRROOMM  MMOONNEETTAARRYY  
PPOOLLIICCIIEESS??  
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AAUUSSTTRRAALLIIAANN  TTRREENNDDSS  
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33..bb        DDEECCAADDEESS  OOFF  DDEERREEGGUULLAATTIIOONN  
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(i)  The relative scale of private renting has declined in proportional but 
not in absolute terms: The growth exceptions are UK and Finland 
and some large and stable (Germany, Switz) 

(ii)  ‘First-generation’ rent control, had mainly disappeared: ‘norm’ was 
strong control on rent increases, either for existing tenancies or for 
both new and existing contracts, usually associated with long-term 
security of tenure for tenants. Regulation has become both more 
flexible and more sophisticated . 

(iii)  There is no simple relationship between regulation and size.  
Deregulation has rarely been directly associated with growth in the 
sector  (is this the right question?) 

(iv)  Other factors, including the taxation and subsidy position of private 
renting relative to other housing tenures and investments, and the 
scale of social housing provision, are as or more important than 
regulation in affecting the scale of private renting, but each country 
has its own mix of regulation and other policies. 
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DEMAND SUPPLY 

!  Mobility : rising 
!  Immigrants; skilled 

immigrants increases 
!  ‘Lifestyle’: falling? 
!  Ownership ‘bears’: risen, 

now falling 
!  Deposit short: rising, family 

wealth 
!  Equity withdrawers, 

growing  
!  Current income short: rising  
!  Permanent income poor: 

rising 

 

!  Filtered down supply falling 
!  Diversity :Mum and Dad 

(BTL), small property 
companies, large scale equity 
investors; non-profits 

!  Different time horizons, 
management cultures, tax 
commitments, access to 
funds, motives 

!  Supply inelasticities in city 
cores 

!  Market failures inherent in 
renting, renovation, letting 

!  Different service and 
institutional arrangements 
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Sustained growth management issue 
◦  The Piketty Problem and Buy to Let 
!  Reinforcing immediate inequalities 
!   Intergenerational inequality 
!  Reducing social mobility 
◦   City Management issues 
!  Labour market mismatches 
!  Limiting contestability and allowing disrepair to 

rise 
!  Low income rental suburbs and the next recession 
!  Displacement, diversity and political economy 

 
 

Neighbourhood Change Research Partnership, University of Toronto www.NeighbourhoodChange.ca

Duncan Maclennan Page 20 of 23 Contact:  dm103@st-andrews.ac.uk



!  Strongly ideological, both support and opposition:  
conflates views on ’good thing’ and ‘good system’: see 
recent UK rant. 

!  Lack of evidence  re renting, attention in housing and 
strategic land use planning 

!  Little real sense of what sector is, how  it functions and 
how it is changing: this remains the case in the 
‘Generation Rent’ debate 

!  Attention to distributional ‘social mobility consequences 
!  Need informed, nuanced approach 
!  Need to act fast as urgent pressures impact poorest 
 
RECOGNISE LIMITATIONS of INTERVENING IN A 

DIVERSE, CHANGING SECTOR UNLESS WELL 
EVIDENCED, NUANCED AND MULTIPLE 

INSTRUMENTS 
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NNaattiioonnaall  PPoolliiccyy  RReeqquuiirreemmeennttss  
!   Pre-eminent attention to an efficient housing 

system and rental role within it (not simply 
more ownership) 

!  Housing as critical infrastructure  
!  Cross tenure income related supports 
!  Cross sectoral subsidy contestability 
!  Active , secure, mortgage market regulation 
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◦  Clear consideration in housing, strategic plans 
◦  Balance of social, mid-market and private market 

(allowances) support; costed  5 yr investment programme  
◦  Contestability of subsidy for non and for profit sectors  
◦  Positive role inclusionary zoning and masterplan renewal  
◦  Metropolitan rental investment fund: REITS, SRS, Federal 

and provincial 
◦  Balance of controls, market rents (second order controls): 

potential intra-sectoral and geographic differences: 
constant review to minimise regulatory burden consistent 
with goals; SEE Whitehead conclusions 

◦  Registration of landlords and tenant deposit security and 
use 

◦  Policy linkage to exit routes to long term choices 
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