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The European Housing Forum 2011 lecture 
series “Affordable housing for all – policy 
implications of shrinking budgets”

With the ongoing financial crisis and the consequences of 
state interventions, governments across Europe are look-
ing at ways to control public spending. Policy measures 
are under increased scrutiny, both at national and at Eu-
ropean level. Consequently, the availability of decent and 
affordable housing is under increased pressure throughout 
Europe.

Between May and October 2011, the European Hous-
ing Forum (EHF) organised a series of four in-dependent 
lectures on the implications of shrinking budgets and the 
need for affordable housing. The lecture series gathered a 
wide cross-section of those interested to learn more and 
to debate the topics. Housing is a national matter and not 
an EU competency. However, European legislation, com-
munication and research affecting many housing related 
topics can be instrumental in influencing national housing 
policies. To this end, the lecture series aimed at stimulating  
debate on the role the EU and its institutions play, and what 
role it should be playing, according to Europe’s housing 
stakeholders, when it comes to different housing matters.

The conclusions drawn from the lectures, and the discus-
sions with the participants afterwards, are represented in 
the three policy recommendations presented in this docu-
ment. This policy paper aims to invite EU decision makers, 
stakeholders, citizens and all interested parties to open dis-
cussions in order to make Europe ready to implement EU 
and national policies to deliver affordable housing for all. 

The European Housing Forum  

The European Housing Forum (EHF) was created in 1997, 
following the adoption of a resolution on the social aspect 
of housing by the European Parliament. The Forum currently 
has 12 members, all of which are major international or Eu-
ropean organisations working in the area of housing. 
The member organisations represent:
•	 housing consumers such as tenants and home owners, 

families and isolated persons, and people excluded  
from the proper housing market such as the homeless  
or the inadequately housed

•	 housing providers such as private, social and public  
housing landlords and private developers; and

•	 housing professionals such as chartered surveyors, 
architects, real estate managers, and researchers 
specialised in housing issues

The forum exists to:
•	 provide an environment for debate and the sharing of  

information
•	 support the European Housing Focal Points of national  

ministries, as required by them
•	 organise thematic seminars and conferences which  are  

open to all interested parties.

The EHF and its members promote the importance of the 
housing sector in Europe by creating awareness amongst EU 
policy makers about the impact of a growing number of EU 
decisions on domestic housing policies.
The EHF has a rolling chairmanship, which during the lecture 
series was held by the Royal Institution of Chartered Survey-
ors (RICS) and the International Union of Tenants (IUT).
www.europeanhousingforum.org

Background

The following lectures took place:

May 2011
Heidrun Feigelfeld, URBACT Lead Expert for SUITE, 
Austria – “Good housing for all: cities as frontrunners, or 
under pressure? EU policy recommendations from the 
URBACT II project SUITE”

June 2011
Ian Cole, professor Sheffield Hallam University:
“Shaping or Shadowing? Understanding and responding 
to housing market change”

September 2011
Marja Elsinga, professor Housing Institutions & Gov-
ernance, Delft University of Technology, “Freedom of 
Choice? The role of policy in choosing living arrange-
ments”

October 2011
Vincent Gruis, professor Faculty of Architecture,  
Department of Real Estate and Housing- 
“Privatisation of housing stock in Europe - implications 
for policy”

Affordable housing for all – policy implications of shrinking budgets
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Affordable housing for all: policy implications of shrinking budgets

	R ecommendation 1: A tenure neutral housing 
policy should be promoted to enable people to 
make the right choice of housing tenure

The role of national housing policies should be about pro-
viding accessible and affordable decent housing for all. 
Therefore, housing policy needs to become tenure-neutral 
to achieve a tenure-neutral market. A tenure neutral hous-
ing market would be a more stable housing market. Public 
policies and subsidies should not push people towards a 
certain type of housing tenure that doesn’t suit their needs.
This would allow people to make a rational choice to opti-
mise their living arrangements as well as helping the hous-
ing market to function correctly. Therefore, all forms of 
housing occupancy, such as home-ownership, cooperative 
rental housing and rental housing should be treated equally 
in legal terms, with the same equity of support from govern-
ments and with no marginalisation of any particular sector. 

There are three key issues characterising the housing chal-
lenge: housing quality, affordability and availability. Out of 
these three, availability is the main sticking point. Across 
Europe, it is difficult for people with a lower income to ac-
cess decent, quality housing, as the waiting lists for social 
housing are long. The EU should therefore seek to ensure 
that member states housing policies are offering incentives 
for all housing providers to raise the level of the affordable 
and social housing stock in their country.

The EU should improve its understanding of how hous-
ing markets work and promote a dynamic housing system, 
responding pro-actively to emerging social and economic 
changes, rather than lagging behind developments.

The EU needs to understand how housing markets work 
so that emerging trends and new departures can be an-
ticipated by policy makers. Housing policies and housing 
markets react to one another, and policy makers need to 
understand the dynamics of the housing markets, the pol-
icy time-lag involved - while all policy should be aimed at 
providing decent and affordable housing for all.

The EU 2020 strategy has identified poverty reduction as 
one of its main goals and it is evident that the constantly 
rising housing related expenditure of EU citizens is one of 
the main reasons for poverty and social exclusion. Housing 
related expenditure is the biggest component of consumer 
spending in the EU (In 2011, 22.9% on average).1

For this reason the EU member states should focus on 
how the housing market risk can be reduced, how labour 
market mobility can be supported by an accessible hous-
ing market and most of all how the housing market can 
contribute to social inclusion.

	R ecommendation 2: The re-inclusion of the  
urban element in EU Cohesion Policy  
is vital and should be aimed at integrating  
sustainability in housing.

Integrated Sustainability in Housing 2, in new construction 
and in refurbishment of the existing housing stock, embed-
ded in urban neighbourhood action, should be approved as 
a sine qua non on all levels, and especially within the EU 
Cohesion Policy 2014-2020.

It’s necessary to establish a clearly structured future EU 
Cohesion Policy where the importance of housing, and its 
integration in urban developments, should be taken into 
account as a priority. This implies recognising the com-
ponents of housing as part of a common European agen-
da backed up by provision of relevant funds within the 
framework of ERDF and ESF. Regarding ERDF, a sound 
common framework to replace the currently split-up fund-
ing scheme should be developed. Funding opportuni-
ties should be maximised and housing related measures 
maintained in the EU funding period 2014-2020.3	  
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The EU should give a strong role to cities in the 
discussion on the future of Cohesion Policy and 
the operational programmes.

The currently clustered but therefore fragmented funding 
scheme (energy efficiency, marginalised groups, refurbish-
ment) should be consolidated by the establishment of a 
common support structure. Most importantly, cities should 
be granted direct access to these sources of funding. In 
this context, there is a strong need to promote the role of 
cities and regions in urban and housing-related action such 
as: the question of employment in relation to the housing 
issue, the need for a good mix of tenure in cities, and the 
promotion of applications for ERDF funded housing-related 
projects. Moreover, financial incentives for housing provid-
ers integral to good neighbourhood management should 
become an essential part of sustainable urban renewal.4 

	R ecommendation 3: Privatisation of housing 
stock should take into account the effect on 
sitting tenants, and be more considerate in  
finding solutions for ‘poor owners’.”

The later part of the 20th century marks a turning point in 
both Eastern and Western European housing policies. In 
Eastern Europe the transition to markets and democracy 
rapidly introduced market-based housing systems. The 
main instrument used to achieve this transformation was 
the massive privatisation of the public housing stock not to 
mention the complex restitution issues in these countries. 
Many of the public dwellings were sold (or in some cases 
almost given away) to the tenants, resulting in a rapid in-
crease of homeownership in Eastern Europe). This privati-
sation, however, entails new management problems—tech-
nical, social and financial. The socialist housing estates are 
of relatively poor quality and ageing rapidly. As a result of 
the privatisation, many estates are now in a state of mixed 
(public and private) ownership, which poses legal and fi-
nancial challenges with respect to the division of responsi-
bilities between public and private owners.5

In times of credit crunch, debts and Euro crisis the hous-
ing demand is expected to shift from expensive to afford-
able housing. But most governments react in precisely the 
opposite way, they stimulate social and public housing 
providers to sell their housing stock and encourage owner 
occupation policies. Even if such policies can make sense 
for some categories of social and public tenants willing to 
access property, diversified housing stock is an essential 

option for the urban poor, while decreasing rental hous-
ing choices will provoke an increase in the incidence of 
deprived neighbourhoods as well as intensifying indecent 
and overcrowded housing conditions.

For these reasons, increasing the supply of affordable 
housing should be a must, especially in booming regions 
and university towns. In those countries where the social 
and public housing stock is already privatised, national 
governments should adopt an explicit policy to stimulate 
better management and find an adequate strategy to meet 
the existing financial challenge faced by poor owners. The 
emerging concerns often centre on the following: former 
tenants of social rented housing and new owners experi-
ence financial problems; conflicts between homeowners 
and tenants in partly privatised estates emerge; respon-
sibilities of landlords and tenants remain vaguely defined 
especially in CEE.

Conclusions

Housing policy is and will remain a national competence. 
Housing is about people and society and therefore it is es-
sential that housing policies should adapt to the social de-
mographic challenges of society and respond pro-actively 
to the emerging social and economic changes.

There are common challenges, and it is because of this that 
EU could and should play a supportive role by:

•	 Advocating the importance of tenure-neutral housing 
policies

•	 Promoting integrated sustainability in housing within the 
Cohesion Policy 2014-2020

•	 Providing a platform for the exchange of best practices  
and improvement of its understanding in how housing 
markets work

•	 Assisting national housing policies through EU funding 
mechanisms 

The European Housing Forum will continue to assist 
policy makers in understanding the effect of EU legisla-
tion and initiatives on housing policy.

Affordable housing for all – policy implications of shrinking budgets

Lessons Learnt
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First EHF lecture by Heidrun Feigelfeld, URBACT 
Lead Expert for Suite 

Facts, Figures and findings 

With property markets racing out of control, and major dem-
ocratic, economic and social changes in urban areas, new 
requirements for social housing, and even for “highly social-
ised housing” have emerged in European cities. 

The URBACT SUITE project brought 9 European cities to 
work together (Krakow, Tallinn, Santiago de Compostela, 
Newcastle, Nantes, Hamburg, Rennes, Iasi and Medway) 
and aimed to optimise a sustainable and affordable supply 
of housing and to assure social cohesion through social mix 
and sustainable housing provision. The initiative focuses on 
the integration of the three pillars of sustainability in the field 
of housing: 1) environmentally sound, 2) economically vi-
able and 3) socially inclusive.6

The SUITE project, “Social and Urban Inclusion Through 
Housing” deals with a major social challenge, namely: in-
equality in access to housing. The challenge facing public 
authorities in this context is part of a wider problem of urban 
and social exclusion. Working for social and urban integra-
tion means implementing housing policies that guarantee 
housing‚ is not only affordable but also of good-quality and 
sustainable in the widest sense. Therefore good practice 
needs to promote the social inclusion of the inhabitants and 
the vital urban integration of neighbourhoods and housing 
in cities.

6 key success factors in respect of developing 
housing policy across the EU have been  
determined as a result of city partner exchange 
activities:

•	 complementarity of the three sustainability pillars
•	 long term view
•	 evidence based policy making,
•	 integrated policy and actions, 
•	 transferability to Eastern Europe, 
•	 no “one size fits all” formula. 

The need to balance short-term pressures with a long-term 
vision of sustainability is an essential pre-requisite in reduc-
ing housing related costs both for suppliers and beneficiaries 
(residents, households). Therefore housing should be more 
embedded in holistic urban planning, where a new multi-
dimensional planning culture is necessary as well as cross-
sector thinking. After years of learning and exchange of best 
practices, it is high time to mainstream successful pilot pro-
jects while supporting exchange and training activities on how 
to integrate and optimally apply housing related funding. 

Cities should exchange and cooperate as they are at the fore-
front of the most pressing challenges: it is again recognised 
that housing, indeed plays a key role in enhancing quality of 
life, improving integration of the disadvantaged and stimulat-
ing job creation.

Good housing for all: cities as frontrunners, or under pressure?
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Policy Recommendation on housing issues at  
regional, national and EU level 

A more social and sustainable Europe cannot be achieved 
without including a sustainable policy for more affordable 
housing for all citizens.   	

	  
Policy Recommendation on the future  
EU cohesion policy

	 ‘Integrated Sustainability in Housing’, in new con-
struction, in refurbishment, embedded in urban 
neighbourhood action, should be approved as  
a sine qua non on all levels. The EU should give 
a strong role to cities and cities’ umbrella or-
ganisations in the discussion on the future Cohe-
sion Policy and Operational Programmes, as well  
as promoting “ambassadors for housing”. Funding 
opportunities should be maximised and housing re-
lated measures maintained in the next funding period 
2014-2020. 

	 The currently gathered funding scheme (energy  
efficiency, marginalised groups, refurbishment) should  
be consolidated by a common framework. Most 
importantly, cities should be granted direct access 
to these sources of funding. Furthermore improved 
cross-fertilization between ‘West’ and ‘East’ and 
housing policy transfer across the European Union 
can improve response patterns by identifying obsta-
cles and enablers.

	 Although the importance of housing-related action to 
fight social exclusion and reduce energy consump-
tion at European level has only recently been recog-
nised and is not unquestioned, there is a continuing 
need for strong and concerted action to strengthen 
this position. It’s necessary to establish a clearly 
structured future Cohesion Policy taking the impor-
tance of housing, and its integration in urban devel-
opments, into account. This implies recognising the 
components of housing as part of a common Euro-
pean responsibility as well as ensuring provision of 
relevant funds through the framework of ERDF and 
ESF. Regarding ERDF, a sound common framework 
to replace the currently split-up funding scheme 
should be developed.

On the national level

An open dialogue at national level needs to be continued in 
order to foster the acceptance of housing-related projects, 
thus creating familiarity with the issue and facilitating the role 
of the managing authorities. Promoting and supporting the 
integration of housing-related projects into national Opera-
tional Programmes and promoting the integration of housing-
related funding within the future cohesion Policy should be 
a must. Member States should link other priorities, such as 
employment, with the housing issue and promote the need 
for a good mix of tenure in cities. Policies for the homeless 
should also be seen as integral part of housing policy, while 
a national Exchange Forum on housing addressing how to 
proceed on a national and local level is essential. The ben-
efits from broader European frameworks 9 in connection to 
housing and urban issues (e.g. funding, exchange, support 
for city-level initiatives) should be maximised and exchange 
and training activities on how to integrate housing related 
action needs to be supported.

 
 
 
 
About Heidrun Feigelfeld

URBACT Lead Expert for SUITE, independent researcher / 
consultant and SRZ Centre for Urban+Regional Research, 
Vienna, Austria

Heidrun Feigelfeld from Vienna, Austria is the Lead Expert of the 
EU URBACT project SUITE (‘The Housing Project’). A network 
of European cities exchanging on housing based on integrated 
sustainability (social, economic and environmental). She is an 
independent senior housing and urban researcher and consult-
ant, currently working on issues of combating poverty, housing 
quality, housing and the environment, urban regeneration, home-
lessness and demographic groups. Since 1991, she is also a 
partner of the cooperative non-university research institute SRZ 
Centre for Urban and Regional Research in Vienna. She holds 
a graduate engineer qualification in Architecture and Urbanism, 
and has organised and lead numerous research and exchange 
projects from EU to local level, in cooperation with government 
departments, public bodies, research and university institutes 
and NGOs. She is a member of the ENHR European Network for 
Housing Research.

 

Affordable housing for all – policy implications of shrinking budgets



Shaping or Shadowing? Understanding and responding to housing market change

Second EHF lecture by Ian Cole, Professor at Shef-
field Hallam University, England  
 

Facts, Figures and findings 

Can public policy shape housing market outcomes to 
achieve social and economic goals, or does policy merely 
shadow the process of change and respond belatedly? 

The ‘shaping’ mode of state interactions with the housing 
market tends to be provisional, time limited and partial.  
The two most significant housing policies in Britain over 
the past thirty years – the right to buy and the transfer of 
housing stock from local authorities to other bod-
ies – in essence involved nothing other than 
tenure switch. They did not affect directly 
the fundamentals of housing access, 
standards, costs or quality. 

The government had 
its own strategy to 
shape housing 
market pro-
cesses , 
albeit 

by addressing the question from the perspective of de-
mand, rather than by remodelling supply. The outcome of 
these measures on housing allowances under any of the 
probable scenarios will be far-reaching for Great Britain 
by becoming less a nation of home-owners and more a 
nation of renters.  

The move to a more fluid housing system in Britain is tak-
ing place and this is less due to any policy shaping than 
to ongoing problems in access to housing credit and pres-
sures on new supply in the wake of the recent crisis in the 
financial markets. In other words, housing market renewal 
is continuing apace, but without the imprimatur of a spe-
cial government programme behind it this time around. 



	  
Policy Recommendation on the future  
EU Cohesion policy

	  
The EU should improve its understanding of how 
housing markets work, so that emerging trends 
and new departures can be anticipated by policy  
makers. 

	 Any public policy that sought to ‘shape’ rather 
than ‘shadow’ market processes would require the  
development of interventions to produce a dynamic 
housing system, responding pro-actively to emerg-
ing social and economic changes, rather than lagging 
behind them.

	 Housing allowances are vital for an inclusive soci-
ety and must therefore be kept or even increased on  
national level. The EU should encourage Member 
States to offer decent housing to people in risk of 
poverty. 

	 However, it is also necessary to have an amount of 
object subsidies (subsidies to increase the supply 
of the existing stock) to address affordable hous-
ing and to prevent housing allowances from inflating 
house prices. The British experience clearly shows 
that addressing the question only from the perspec-
tive of demand is not enough to balance the hous-
ing market, it’s essential that supply is remodelled 
and the balance between different types of housing  
tenures is addressed. 7

 

About Ian Cole 

Professor Sheffield Hallam University (UK)

Ian Cole is Professor of Housing Studies at the Centre for Re-
gional Economic and  Social Research at Sheffield Hallam Uni-
versity. In the past thirty years, he has undertaken research on a 
wide range of issues in housing and regeneration, e.g. housing 
market change, community involvement, ‘social mix’, and neigh-
bourhood renewal. 

He was centrally involved in the national evaluations of three 
major government programmes undertaken in the 2000s - New 
Deal for Communities, Housing Market Renewal Pathfinder and 
the ‘Decent Homes’ programme. Professor Cole was a member 
(2007-2010) of two government Expert Panels - on Housing and 
Communities Analysis and Regional Economic Development 
Analysis. 

He recently completed a four year research programme funded 
by the Joseph Rowntree Foundation entitled “Living through 
Change in Challenging Neighbourhoods” examining the dynam-
ics of ‘poverty’ and ‘place’. He has recently been appointed 
by the government’s Department of Work and Pensions to lead 
a major two year study of the impact of the recent reforms to 
housing allowances in the private rented sector.
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Third EHF lecture by Marja Elsinga, Professor of 
Housing Institutions and Governance, Delft Univer-
sity of Technology  
 

Facts, Figures and findings 

This lecture discussed the role of policy in choosing liv-
ing arrangements, and the pros and cons of both home-
ownership and rental housing policies whilst pointing out 
that almost all EU Member States encourage home-own-
ership. The questions raised were whether this situation 
benefits stability of housing markets, and equally whether 
this benefits people who have to choose between owning 
and renting.

Facts that have emerged from the research conducted:
•	 Home-ownership has the largest share of housing ten-

ure in all EU Member States, except Germany 
•	 Home-ownership as a share of housing tenure has risen 

 dramatically in the past 50 years
•	 In countries with huge rental sector there is more floor 

 space per person 
•	 At household level: the higher the income, the higher the  

home-ownership rate
•	 At country level: the higher the income, the lower the  

home-ownership rate

In contrast to how people and governments think and act, 
the rental sector is the largest sector in rich countries.
With a higher level of household income figures demonstrate 
that the homeownership rate increases. Conversely exactly 
the opposite occurs when the income at the country level is 
examined (Germany, Austria, Switzerland).

Analysing the different particularities of the housing sectors 
throughout Europe, has led to the categorisation of certain 
differentiated models. The Scandinavian model or the so 
called “universalistic” housing model aims at a broader tar-
get group including low and middle income households. The 
British and Spanish housing model also known as the “re-
sidual model” targets only low income households as only 
this group is eligible for a social dwelling.
Whereas the housing model of each country is embedded in 
the national culture and has undergone decades of develop-
ment, it appears that the universalistic housing markets are 
the more stable ones in current times.

Housing policies conducted in nearly all EU member States 
promote home-ownership and are based on the assumption 
that home-ownership empowers people. Professor Elsinga’s 
research indicated that while homeowners are indeed more 
empowered, the causality may be the other way round. 

Home owning and renting have a different meaning in differ-
ent countries as it depends on the security of tenure. In this 
regard, subsidies and fiscal policy have an important impact 
on the housing market since they are important criteria for 
the housing choice.

Freedom of Choice? The role of policy in choosing living arrangements 
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Policy recommendations on housing policy 
in the EU

	  
The assumption that drives most of the EU Mem-
ber States to promote home-ownership policy is  
principally based on the belief, that home-owners 
are more responsible citizens, home-ownership em-
powers people and offers them a better involvement 
in the neighborhood. But homeownership is not a 
remedy for everything.

	 Germany and Austria, with a large rental sector, are 
amongst the few countries which have not suffered 
from declining house prices. As stated earlier, be-
cause subsidies and fiscal policy have an important 
impact on the housing choice of households, a ten-
ure neutral policy is needed to stabilize the housing 
market and permit a free choice of living arrange-
ments. 

	 Tenure-neutral policy is a first and necessary step to 
reach a tenure-neutral market. A tenure neutral hous-
ing market would most likely be a more stable hous-
ing market. Public policies and subsidies should not 
push people towards a certain type of housing tenure, 
whether in the form of tax-deductable mortgages for 
owners or rent-subsidies for renters. Instead, nation-
al policies, having a clear role in stimulating acces-
sible and affordable decent housing for all, should 
be tenure neutral, allowing people to make the right 
choice and the housing market to function correctly.  

	 Therefore, all forms of housing occupancy, such as 
home-ownership, cooperative rental housing and 
rental housing should be treated equally in legal 
terms, with the same equity of support from govern-
ments and with no marginalisation of any particular 
sector.

About Marja Elsinga 

Professor Housing Institutions & Governance, Delft Univer-
sity of Technology (The Netherlands)

Marja Elsinga has been active in the field of public housing since 
1989 and has built an impressive record of service. She was one 
of the organisers of the European projects examining the risks of 
homeownership and a member of the management team for the 
European Commission´s project on the housing market and social 
inclusion. 

In addition, in her role as associate Editor in Chief of Elseviers En-
cyclopedia of Housing and Home, she helps bring together knowl-
edge about the global market for housing as whole. According to 
Elsinga, the Netherlands have the most exciting housing market 
in the world, and as Editor in Chief of the Public Housing Journal 
‘Tijdschrift voor de Volkshuisvesting’ she helped facilitate the hous-
ing debate in the Netherlands. In both her academic and contract 
research she focuses on the following areas: home-ownership for 
low-income groups, forms of affordable home-ownership, mort-
gage guarantee schemes, the risks of home-ownership, the effects 
of sale of rented homes, various forms of housing allowance and 
rented housing policy, the role of corporations in urban renewal and 
the future of social housing Europe. 
As coordinator of the Flemish consortium Steunpunt Ruimte & 
Wonen, she makes sure that knowledge from the Netherlands 
and Flanders makes a real difference. Elsinga is board member 
of the association of Dutch tenants (de Nederlandse Woonbond) 
and works as a coordinator of the Home-ownership & Globaliza-
tion working group of the European Network of Housing Research.
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Privatisation of housing stock in Europe – implications for policy

Fourth EHF lecture by  Vincent Gruis, Professor 
of Housing Management, Faculty of Architecture, 
Department of Real Estate and Housing, Delft Uni-
versity

Privatisation of housing stock in Europe - implications for 
policy

The sale of public and social housing has been a major 
aspect of housing policies in the past decades. In all coun-
tries, privatisation has led to new challenges for housing 
management. Many housing estates are now in a state of 
mixed (public and private) ownership, which poses ques-
tions about the division of responsibilities between public 
and private owners and raises concerns about the mainte-
nance of the housing stock. The large-scale sale of rented 
homes has created a new group of owner-occupiers, who 
differ from their traditional counterparts in respect of in-
come. 

The research has been conducted in eleven countries, it fo-
cused on sale policies pursued by governments and land-
lords, the management problems in privatized housing and 

on how to deal with housing management. A very signifi-
cant share of social rental housing has been privatised or 
sold to tenants in many countries during the past decades. 
The management of privatised estates with mixed owner-
ship poses various problems regarding property rights and 
the quality, organisation and financing of maintenance and 
renewal. Thus, the management of privatised housing is 
an important topic of international concern, which could 
benefit from an international exchange of knowledge.

The central question that has emerged is: Which manage-
ment problems occur in (partially) privatised estates? 

Privatisation through sale has created serious manage-
ment challenges especially from a legislation and finance 
point of view as there is an absence of clear guidelines for 
management of common facilities (e.g. Serbia, Slovenia). 

In current times of decreased public spending, a debate 
is needed on the role and future of public private part-
nerships. This argument is especially vital for the housing 
stock in disadvantaged neighbourhoods. Nevertheless, in 
different cultural settings similar processes and policy in-
terventions can have different outcomes and implications 
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in the area of housing management. In Western Europe 
households were found to be more aware of management 
responsibilities, while in Eastern Europe the lack of resi-
dents’ participation and services have presented major 
problems and difficulties for stock management.

Challenges

The understanding of differences and similarities in housing 
policies and practice following the privatisation of housing 
in the East and the West obliges a deeper exploration of the 
housing reform path and the emerging challenges. Moreo-
ver, housing management in privatised housing is embed-
ded in the specific institutional and cultural contexts, and 
operates in distinctive ways to influence housing quality. 

In Western Europe (The Netherlands, France), privatisa-
tion has taken place with little adjustment to management 
structures and financial arrangement. In the post-commu-
nist countries (Serbia, Russia, China) policy has attempted 
to transfer these responsibilities to the new owners, with 
limited success. 

Understanding the institutional path dependence and 
actively promoting adequate institutional transformation 
might be the answer to successful housing policy trans-
fer. The nature of path dependence, the characteristics 
of housing management institutions, and the mental con-
structs of the new homeowners suggest the existence of 
some fundamental obstacles to successful transformation 
of privatised housing.

 
About Vincent Gruis 

Professor of Housing Management, Faculty of Architecture 
Delft University of Technology (NL)

Prof.dr.ir. Vincent Gruis graduated at the Faculty of Architecture in 1996 
in the MSc courses Real Estate & Project Management and Housing. 
He finished his PhD in 2001 with a dissertation on “Financial-economic 
fundamentals for housing associations”. 

Vincent is professor of Housing Management and has been working at 
the Faculty of Architecture since 1996. Furthermore, he is a member of 
the board of supervisors of two housing associations and professor of 
applied sciences in Real Estate Management at Utrecht University of 
Applied Sciences. Vincent conducts research and consultation in the 
area of housing management and urban renewal. 
He is specialized in corporate governance, organization and asset 
management for social landlords and is co-coordinator of the work-
ing group on Housing Regeneration and Maintenance within the Eu-
ropean Network for Housing Research. Vincent is leader of the re-
search programme Housing Quality and a group of researchers that 
is working on the theme “Social Enterprise in Housing Management”  
(see www.move.bk.tudelft.nl )

	 
Policy recommendation on housing management and finance in the EU 

	  
The sale of public or social rented homes to individual owner-occupiers has created a relatively new class of ownership that 
differs from the traditional.  As a result management and maintenance have become relatively complex due to the different 
types of homeowners. The household income of the new homeowners is relatively low. This has created the problem that 
these so called “poor owners” are not able to bear future expenses for the maintenance of the property. The limits of owner-
occupation are in this context a major obstacle. 

	 Assumptions that owner-occupation gives individual households more freedom of choice and an opportunity to build up eq-
uity, and that it increases the responsibility of residents for their immediate residential environment, resulting in an improved 
livability of the neighbourhood, may be incorrect. The maintenance problems have not disappeared and, in many cases, 
have grown. For this reason, national governments should adopt an explicit policy to stimulate better management and find 
an adequate strategy to respond to the existing financial challenge for the poor owners. The overall positive implications of 
home-ownership should be reconsidered and implementation of a tenure-neutral housing policy is recommended in order 
to balance the housing market. 

Affordable housing for all – policy implications of shrinking budgets
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The European housing members 

The European Housing Forum members are: 

RICS – Royal Institution of Chartered Surveyors (Co-chair)
RICS is the world’s leading qualification when it comes to pro-
fessional standards in land, property and construction, with 
over 100 000 property professionals working worldwide. Its 
Royal Charter requires RICS to act in the public interest.

IUT – International Union of Tenants (Co-chair)
IUT is a Non Governmental Organisation with the purpose of 
safeguarding the interest of tenants. It has got 61 member as-
sociations in 45 countries.

CECODHAS Housing Europe – The Federation of public, 
cooperatives and social housing
CECODHAS Housing Europe is a network of national and re-
gional housing federations of housing organisations. Together 
the 45 members in 21 European members States manage 25 
million dwellings which represent 12% of the total housing 
stock. Its members work together for a Europe that provides 
access to decent and affordable housing for all in communities 
which are socially, economically and environmentally sustain-
able and where all are enabled to reach their full potential.

COFACE – The Confederation of Family Organisations in 
the European Union
COFACE is a pluralistic organisation which aims at promoting 
family policy, solidarity between generations and the interests 
of children within the European Union. Quality housing condi-
tions are essential for a harmonious family life and the well-
being of all members of the family.

ENHR – European Network for Housing Research
The Network is composed of researchers from a variety of so-
cial science disciplines dealing with housing and urban issues. 
In addition to its basic goal of supporting research, the Network 
also seeks to promote contacts and communications between 
researchers and practitioners within the housing field. It has 
more than 1000 individual and nearly 100 institutional members 
representing every country in Europe.

EUROCITIES – The European Network of Major European 
Cities
Eurocities is the network of major European cities. It brings to-
gether the local governments of more than 140 large cities in 
over 30 European countries. 

EAHSA – European Association of homes and services for 
the Ageing
EAHSA has the aim to connect and support care and service 

providers for the elderly to improve the quality of life for the 
elderly.  EAHSA also wants to contribute to the quality, acces-
sibility and financial sustainability of the care systems for the 
elderly in the European Union and associated states.

ELO – European Landowners’ Organization
ELO is committed to promoting a sustainable and prosperous 
countryside and to increasing awareness relating to environ-
mental and agricultural issues. Engaging various stakeholders, 
ELO develops policy recommendations and programmes of 
action. ELO organises interdisciplinary meetings gathering to-
gether key actors from the rural sector and policy makers at the 
local, regional, national and European level. Its ability to do all 
of this assures ELO its unique position among the think tanks 
in the agricultural, environmental and rural activities’ sectors.
 
FEANTSA – European Federation of National 
Organisations Working with the Homeless
FEANTSA is an umbrella of not-for-profit organisations which 
participate in or contribute to the fight against homelessness 
in Europe. It is the only major European network that focuses 
exclusively on homelessness at European level.

RHF – Réseau Habitat et Francophonie
RHF brings together professional agencies from the social 
housing and urban development sectors in French-speaking 
countries.

UEPC – European Union of Developers and House 
Builders
UEPC is an international non-profit association which repre-
sents national federations of developers and house builders. 
Through its national members, UEPC represents more than  
30.000 developing and house building companies.

ACE – The Architects’ Council of Europe
ACE is the European organisation representing the architectural 
profession at European level.

The Union Internationale de la Propriété Immobilière -  
International Union of Property Owners (UIPI) is an international 
not-for-profit association founded in 1923 that defends the in-
terests of private individual property owners in Europe. Through 
its 27 national member organisations, the UIPI represents more 
than 5 million private homeowners & landlords, owning 20 mil-
lion dwellings in 25 European countries. 
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