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Department of Accounting, Finance and Economics 
Griffith Business School
Griffith Business School is part of Griffith University—a dynamic, innovative and 
highly regarded university with 50,000 students from 131 countries. Griffith is 
located in South-East Queensland, Australia, with five campuses across Brisbane, 
Logan and the Gold Coast.

Griffith Business School degrees and programs are recognised nationally and 
internationally, and our senior researchers are leaders in their fields. With 
Asian studies, government and international relations, public policy and public 
administration, tourism, sport, event management, and real estate and property 
development in our broad program portfolio, the School provides a wide range of 
undergraduate and postgraduate programs, as well as a substantial PhD program.

The Department of Accounting, Finance and Economics is one of a number of 
departments within the School. It offers industry recognised undergraduate and 
postgraduate programs in accounting, banking, business statistics, economics, 
finance and financial planning.

Find out more at griffith.edu.au/gbs

National Affordable Housing Consortium (NAHC)
NAHC is a not-for-profit company registered with the Australian Charities and Not-
for-Profits Commission. SLIC, a NAHC subsidiary, is a non-profit focused on housing 
solutions research.   

The objects of NAHC are to work with community groups, the private sector and 
governments to investigate, develop, promote and provide a range of innovative and 
quality housing options to meet housing need. 

Between 2008 and 2015, NAHC facilitated the construction of more than 3,500 
affordable homes as an Approved Participant under the National Rental Affordability 
Scheme (‘NRAS’). NAHC is the most successful NRAS Approved Participant in the 
country having delivered more NRAS affordable housing than any other organisation.

Find out more at nahc.org.au

Sustainable Living Infrastructure Consortium (SLIC)
The Sustainable Living Infrastructure Consortium (SLIC) is a not for profit research 
and innovation hub supporting the provision of “Sustainable Living Choices”.

The Sustainable Living Infrastructure Consortium comprises partners from across 
the Sustainable Living Choices delivery sectors, both nationally (Australia) and 
internationally.

Find out more at slic.edu.au

Department of Housing and Public Works, Queensland 
Government | Co-sponsor
The organising committee acknowledges the generous contribution of the 
Queensland Government, Department of Housing and Public Works (‘the State’). 
The symposium sought to deliver a number of key objectives in alignment with the 
State’s commitment to supporting and advancing innovative affordable housing 
solutions for Queenslanders. These included, increasing the profile of the build-to-
rent market to the housing industry, including developers and financiers, community 
and affordable housing providers and other potential market participants.

SYMPOSIUM HOSTS AND CO-SPONSORS

https://www.griffith.edu.au/gbs
https://nahc.org.au/
https://www.slic.edu.au/
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FOREWORD

Housing affordability continues to be a growing issue across 
Australian cities, and indeed, is an issue which is pervasive 
across much of the OECD. The number of Australian 
households entering ‘housing stress’ is increasing, this presents 
a number of social, economic and political challenges and there 
is a consistent call for the increased provision of affordable 
housing pathways.

The Department of Accounting, Finance and Economics in collaboration with the 
National Affordable Housing Consortium and Sustainable Living Infrastructure 
Consortium, are proud to have organised the 2018 Affordable Housing Symposium. 
We build on the success of last year’s symposium which focused on the broader 
housing affordability debate. This year, the symposium focused more specifically on 
the emerging ‘build-to-rent’ market and a ‘whole of life’ approach to sustainable and 
affordable living choices. 

Over the course of a day, the event served as a platform to exchange ideas, discuss 
research and share experiences—attracting over 90 policymakers, practitioners, 
academics and researchers working in the field of social and affordable housing.  
Expert panellists shared insights into aspects of the build-to-rent (BTR) sector 
and how it differs to build-to-sell (BTS); and the roles of institutional investors, 
governments and community housing providers. The panel sessions were supported 
by a number of academic paper presentations, including a working group session on 
a plan of action on how to move the BTR sector forward. Key issues were highlighted 
including a range of possible solutions described in further detail in this report.

Thank you to all the participants, facilitators and speakers who took part to make this 
year’s event another great success. We would also like to acknowledge and thank the 
support the symposium co-sponsor—the Queensland Government, Department of 
Housing and Public Works.

Professor  
Eduardo Roca 
Griffith Business 
School

Professor  
George Earl 
Chairman, National 
Affordable Housing 
Consortium; CEO, 
Sustainable Living 
Infrastructure 
Consortium and 
Adjunct Professor, 
Griffith Business 
School

Associate Professor 
Richard Chung 
Griffith Business 
School

Dr Benjamin Liu 
Griffith Business 
School

Mr Mike Myers 
CEO, National 
Affordable Housing 
Consortium

Organising committee
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OPENING AND WELCOME

Griffith Business School’s Dean (Academic) Professor Fabrizio Carmignani delivered 
the opening address which re-affirmed the symposium’s alignment with the broader 
objectives of Griffith Business School. 

The School continues to work with industry partners, including the National 
Affordable Housing Consortium and Sustainable Living Infrastructure consortium on 
a number of projects relating to housing affordability and social housing under the 
leadership of Professor Eduardo Roca and Dr Benjamin Liu, Professor George Earl, 
Chairman of the National Affordable Housing Consortium and CEO of the Sustainable 
Living Infrastructure Consortium, and Mr Mike Myers, CEO of National Affordable 
Housing Consortium.

The issues of housing 
affordability certainly fall 
into the Griffith Business 
School mission and vision. 
Social responsibility is part 
and parcel of our vision. 
Griffith Business School 
engages with the wider 
community (government 
and industry) to prosecute 
this vision.  Along with 
our partners, the School 
is committed to finding 
solutions to the issue of 
housing affordability and 
social housing.
Professor Fabrizio Carmignani 
Dean (Academic), Griffith Business School
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KEYNOTE SPEAKER

We were pleased to welcome Trish Woolley, Deputy-Director General, Housing, 
Homelessness and Sport, Department of Housing and Public Works, as the keynote 
speaker. Ms Woolley joined the Department of Housing and Public Works in 2016. 
She has almost 20 years’ experience in public administration, working across a range 
of social policy and service delivery agencies in State Government (Queensland and 
Victoria) and the Commonwealth Government (Department of Human Services, 
Department of Social Services and Department of Prime Minister and Cabinet).

Ms Woolley is an experienced leader of social policy reforms nationally while 
contributing to the critical business transformation and modernisation of a number 
of social policy agencies to improve government delivery of key services and 
improve policy capability.

Ms Woolley’s address outlined key factors included in the Queensland Housing 
Strategy 2017–2027, which drives key reforms and targeted investment across the 
entire housing continuum—including affordable housing pathways. Policy initiatives 
surrounding the build-to-rent sector are being considered. 

The address re-affirmed that there is a place for affordable housing supply outside of 
the remit of the Queensland government. Mrs. Woolley noted that the Queensland 
government welcomes engagement and dialogue with industry on delivering optimal 
outcomes.  

We think that having a 
better understanding of 
the people we house, the 
people we support, and 
their aspirations, that 
that will have a key role in 
delivering better housing 
outcomes right across the 
continuum
Ms Trish Woolley 
Deputy-Director General, Housing, 
Homelessness and Sport, Department of 
Housing and Public Work
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SYMPOSIUM FORMAT

Plenary sessions
The symposium consisted of four plenary sessions, covering a broad range of factors 
relevant to the build-to-rent industry. Each plenary session featured several panellists 
who shared expertise from practitioner, government and academic perspectives. 
Following the panellist presentations, the remainder of the session engaged with the 
broader audience through a facilitated Q&A. 

Concurrent sessions
In addition to the plenary sessions, concurrent paper and working group sessions 
were held during the day. 

Academic papers

The symposium gathered high quality, academic research in the fields of affordable 
housing and other related dimensions. Five papers were presented via two concurrent 
sessions.

Working group

An affordable housing working group was held to establish an action plan for build-
to-rent in Queensland. 

Across the sessions, a number of key issues and opportunities were highlighted, 
with panellists and audience discussing possible solutions. The outcome of these are 
included in this report. The symposium program has also been included in Appendix 1.
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ATTENDANCE

The event was well attended, bringing together over  
90 academics, government policy makers, and industry 
professionals. 

Academics
 � Approximately 20% of the audience. 

 � Professors, Associate Professors, Lecturers and PhD students. 

 � Working in the fields of business, affordable housing (capital markets, real estate, 
and economics).

 � Griffith University, UNSW, Bond University, Swinburne University and Queensland 
University of Technology.

Government
 � Approximately 16% of the audience. 

 � Departments included (but not limited to): Department of Housing and Public 
Works (including Housing and Homelessness), Queensland Treasury, Byron Shire 
Council, Economic Development Queensland, NSW Government (Health).

Industry professionals 
 � Approximately 64% of the audience.

 � Directors, managers, proprietors.

 � Lawyers, consultants, architects, affordable and community housing providers, 
financial services, developers, non-profits.

64%
Industry

20%
Academics

16%
Government
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INTERNATIONAL SCENE SETTING

Professor Hal Pawson from the University of New South Wales, 
City Futures Research Centre set the scene for the symposium 
with reference to the build-to-rent sector internationally. 

The presentation drew from a NSW Landcom-sponsored research project, which 
explored the drivers of the growing interest in BTR in Australia, the US ‘multi-family’ 
housing1 market, and the UK BTR sector. The culmination of the findings will be 
published by the UNSW City Futures Research Centre in due course. Several key 
points from his presentation have been summarised below.

Summary
Build-to-rent in Australia:

 � To date, drivers of growth in the Australian BTR sector have been primarily 
market-led, due to several factors:

 − Yield compression in other asset classes, and the risk-adjusted returns of 
rental housing;

 − Trends towards an increasing long-term rentals market. Currently 34% of 
Queensland households reside in rental homes. 43% of which have been 
renting for more than a decade.

US multi-family housing market:

 � The US multi-family housing market has experienced considerable growth since 
1993; 

 − 6.3m built in the past 25 years;

 − Approx. 300k units delivered per year.

 � Housing starts utilising low-income housing tax credit (LIHTC) have been largely 
stable but declining in recent years, whereas multi-family housing has been 
increasing (since 1993);

 − LIHTC has delivered approximately 100k units per year.

 � Multi-family housing often favours more communal function space and amenity 
than typical apartment buildings.

 � Developments increasingly varied—targeting a range of renters from low-upper 
incomes.

 � Financing is typically organised by institutional investors, drawing from a wide 
network.

Build-to-rent in the UK:

 � Rapid take-off BTR development activity since 2012;

 − Initially stimulated by UK Government promotion (debt guarantee and/or 
revolving fund);

 − Initial focus on major capitals (London), now diversifying to other centres;

 − Q4 2018 snapshot: 68K units built or under construction, 64K units with 
planning approval.

 � Largely industry and local government driven.

 � Tailored to a range of incomes.

 � Increasing application of BTR to larger urban renewal schemes.

Professor Pawson joined as a panellist in plenary session 1, where key conclusions 
have been noted. 

The full presentation is available on the Department website.

1  Multi-family housing in the US generally refers to rental housing properties with at least 5 units. Typically, residential blocks are built as income-
generating assets to be held in single ownership for the long-term.

Professor Hal Pawson, UNSW

https://www.griffith.edu.au/griffith-business-school/departments/accounting-finance-economics/social-and-affordable-housing-program/news-and-events
s5068949
Highlight
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PLENARY SESSIONS

Session 1
Government, industry and community approaches to  
build-to-rent: Are we there yet?

This session focused on government, industry and community approaches to build-
to-rent. The presentations and discussions were focused on the current state of the 
industry, and pathways forward. 

Issues

 � Housing affordability continues to be a pressing issue in Queensland. Particularly 
for those with high needs;

 − 53% of tenants receiving housing support from The Brisbane Housing 
Company (BHC) are identified as having a physical or non-physical disability.

 � Renting amongst Australian households is increasing versus homeownership 
pathways. This is the case across all of Australia, but particularly in Sydney and 
Melbourne.

 � Rental subsidies issued under NRAS have offered a suitable starting point for the 
financial viability for construction and delivery of a portfolio of affordable rental 
housing units for many community housing providers (CHP’s);

 − Specific arrangements with councils have ensured the viability of specific 
affordable housing developments;

 − Examples discussed include gifting of council land in exchange for 
infrastructure serving the public good (e.g., community centre, car parks 
andshared ownership).

 � Through a build-to-rent ownership structure, the viability of the integration of 
green building principles is enhanced.

 � BTR has increased public rental sector growth in UK, USA, France, Germany and 
Japan.

 � Government is key to establishing BTR as a reality in Australia, as has been done 
in other economies such as the UK.

 − However, present market conditions and policy settings may be less 
favourable in Australia.

Outcomes

 � Call for detailed policy decisions from the government on scaling up build-to-
rent in Australia:

 − Industry requests a clear national trajectory for the industry;

 − Successful BTR will likely require a level of public subsidy to deliver truly 
affordable housing.

 � Call for a unified plan to deal with the complexity and variety of planning codes 
and jurisdictions.

Mike Myers introduces the session

Audience Q&A

Panellists address questions from the audience. 
Pictured (left to right): Professor Hal Pawson, 
Michael Zorbas and Eloise Atkinson

FACILITATOR: 
Mr Mike Myers 

CEO, National 
Affordable Housing 

Consortium

Michael Zorbas 
Group Executive, 

Policy and Advocacy, 
Property Council of 

Australia

Eloise Atkinson 
Chair, Brisbane 

Housing Company 
and Director, Deicke 

Richards Shadow

Professor Hal 
Pawson 

Associate Director, 
City Futures Research 

Centre, UNSW

Panellists

Stefen
Highlight

Stefen
Sticky Note
'Issues' heading would be better suited to remain as 'Issues Highlighted' or "Points of discussion"This section mainly summarised what was said but didnt focus only on issues. 
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PLENARY SESSIONS CONTINUED

Session 2
How is build-to-rent different from build-to-sell and how could 
developers best repond?

Panellists focused on how build-to-rent is different from the more traditional (and 
historically successful), build-to-sell model, and how developers could best respond 
this this change. 

Issues

 � There is growing public and private investor interest in the Australian BTR sector.

 � The strata ‘build-to-sell’ (BTS) market model has historically (over the past 70 
years) been the main driver of development activity in Australia, with great 
success. This has presented some headwinds for BTR to date.

 − Investment returns have been high, vacancy has been low and stable (for 
investors);

 − Rents have closely matched prices and wages (to the advantage of tenants).

 � The increasing prevalence of renters and changing housing dynamics will favour 
the BTR model;

 − The rental market comprises 30% of all Australian households. 34% of 
Queenslanders.

 � BTR is better placed to provide a range of products and services;

 − More flexible lease terms for long-term tenants;

 − Diverse apartment types and configurations. Opportunity to explore a 
different notion of ‘housing’;

 − Add on services for a changing tenant profile—childcare, security, storage, 
social and hot-desking areas.

 � Drawbacks of the build-to-sell / strata model include:

 − Limited choice and diversity; BTR may offer an opportunity to deliver a range 
of housing tailored to individual requirements;

 � Demographic changes in Australian population should be considered;

 − 33 year old demographic is presently the largest in Australia;

 − 5-10 year horizon will likely see an increased demand for 2-3 bedroom 
units;

 − BTR may offer housing better matched to current need;

 − Proportion of renters in multi-family apartments are increasing.

 � 25% of all housing investment in the US is tied into multi-family housing.

 � BTR presents an opportunity to spearhead sustainable design in our cities. 
Considered, and implemented at the design stage.

 − A 2018 case study of a New Zealand project to install NZ$340m worth of 
insulation and heating to eligible dwellings found that the program had a net 
benefit of NZ$951m dollars through health and energy costs.

 − Elements integrating environmental sustainability aspects, are significantly 
less costly when implemented from the design stage.

Dr David Rees addresses the audience

Dr Henry Skates addresses the audience

FACILITATOR: 
Professor George Earl 

Chairman, National 
Affordable Housing 

Consortium

Dr David Rees 
Regional Director, 

Asia Pacific Research 
Strategy Jones Lang 

Lassalle

Associate Professor  
Leigh Shutter 

School of Engineering 
and Build Environment, 

Griffith University

Dr Henry Skates 
School of Engineering 
and Built Environment, 

Griffith University

Panellists

Stefen
Highlight
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Outcomes

 � Presently, the build-to-sell model continues to be a large part of the Australian 
housing industry; although the emergence of even a modest build-to-rent sector 
would be substantial, given the $6.6 trillion (approximate) capital value of the 
residential market.

 � Going forward, broader market conditions suggest a changing tide in favor of 
BTR:

 − Returns to private real estate investors are likely lower in a world of low 
inflation and lower capital value growth;

 − Demographic trends indicate more diverse accommodation will be required;

 − BTS will struggle to accommodate this—most landlords are small scale and 
the strata system has limited ability to adapt;

 − The perceptions of homeownership and ‘housing’ are changing. Trends 
towards an increasing proportion of rental households, present an 
opportunity for the BTR sector.

PLENARY SESSIONS CONTINUED

Associate Professor Leigh Shutter addresses  
the audience

Audience Q&A



13

PLENARY SESSIONS CONTINUED

Session 3
Institutional investors: Will institutions fund BTR in Australia? 
What needs to happen to scale up BTR supply?

The session focused on scaling up build-to-rent from both an investor and developer 
lens. Emphasis was placed on the role of the institutional investor.   

Issues

 � Australia is significantly behind other OECD countries in the BTR space. Although 
investor interest is increasing, including that of the CEFC;

 − $50m commitment to the MIRVAC Build-to-Rent Fund and $130m project 
debt financing to St George Community Housing.

 � BTR investment is characterised as generally low volatility with a diverse group 
of income streams. Offers benefits relating to portfolio risk diversification (total 
returns negatively correlated to office and retail holdings).

 � Development of BTR in regional areas is also particularly relevant, not only in 
major capitals. The need for thi s is seen to increase.

 � Reinforcement of commentary on changing trends in homeownership and strong 
investment themes supporting BTR. Savings for deposits continues to be a large 
issue, accelerating market for rental accommodation. 

 � Patchy state requirements on affordable housing requirements on new 
developments have generally not been successful (e.g. South Australia 15% 
affordable housing requirement on new developments).

 � Communication of development intent is important. Terminologies can be a 
possible barrier to affordable rental housing development (public awareness 
of public, social and affordable housing terminologies, such as ‘key workers’—
existing residents need reassurance on who these groups are). This can be an 
important factor to the success of larger mixed use developments.

Outcomes

 � A clear and unified plan from government is required to address investor and 
developer trepidation.

 � Clear directive and policy support may translate into lower risk-premiums 
required by institutional investors, thereby lowering cost of capital to deliver 
projects. Lower development costs translate into enhanced housing affordability.

Nils Miller addresses the audience

Chris Menz addresses the audience

Ryan Rathborne addresses the audience Panellists participate in Q&A

FACILITATOR: 
Professor Mark Brimble 

Head, Department of 
Accounting, Finance 

and Economics, Griffith 
Business School

Nils Miller 
Infrastructure Finance 

and Investment, 
Investec

Chris Menz 
Group General 

Manager, Commercial 
and General

Ryan Rathborne 
Associate Director, 

Clean Energy Finance 
Corporation

Panellists

Stefen
Highlight
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PLENARY SESSIONS CONTINUED

Session 4
Local government and community housing: How could councils 
and the community housing sector respond?

This session focused on the opportunities for build-to-rent and its contribution 
to rental housing affordability in Australia. Council Initiatives from the City of Port 
Phillips were highlighted, and an update from the perspective of the National Housing 
Finance and Investment Corporation was shared.

Session summary

Port Phillip snapshot:

 � 70% of low income households face issues of housing affordability in Port Phillip.

 � Local government has been proactive over the past several decades in tackling 
the issue (from Developer of community housing (1985-2006) to strategic 
partnership arrangements going forward (2015-2025). 

 � Council policy initiatives considered (but not limited to) include:

 − Cash and (council) land support—for development through partnerships;

 − Asset sale conditions—community housing inclusion for council land sales;

 − Public housing estate renewal—increased yield, diversity and quality of 
housing (in partnership with the state);

 − Planning controls—planning mechanisms that encourage private sector 
delivery of affordable housing units;

 − Partnerships for delivery of projects by other organisations; 

 − Innovative new models—fostering new model proposals to achieve a broader 
spectrum and diversity of affordable housing.

NHFIC:

 � The NHFIC offers loans, investments and grants to encourage investment in 
housing, with a particular focus on affordable housing. It is supported by the 
Federal Government.

 � The NHFIC is currently staffing up, and quickly establishing itself to deliver long 
term, low cost loans to CHP’s. Applications for funding are open and encouraged. 
Submission of EOI’s are recommended.

 � Finance is administered through two key avenues:

 − Bond aggregator (BA) will channel cost effective debt capital from 
institutional bond investors to CHPs as efficiently as possible. 

 − Infrastructure fund (NIF) will provide finance to facilitate mixed tenure 
projects.

 � Lower financing costs and long-term loans are anticipated to enhance the 
viability of BTR and related affordable housing projects.

 � For specific queries relating to loans via the NHFIC, direct consultation is 
recommended—please see the NHFIC webpage. 

 � Tips for engagement and more detailed information is included in the 
symposium slides available on the Department website.

Audience Q&A session

David Cant addresses the audience

FACILITATOR: 
Professor George Earl 

Chairman, National 
Affordable Housing 

Consortium

Gary Spivak 
Port Phillip Council, 

Victoria

David Cant 
Board member, National 

Housing Finance and 
Investment Corporation 

(NHFIC)

Panellists

https://nhfic.gov.au/
https://www.griffith.edu.au/griffith-business-school/departments/accounting-finance-economics/social-and-affordable-housing-program/news-and-events
Stefen
Highlight
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PARALLEL SESSIONS

Academic research
The symposium attracted a number of paper submissions 
relating to build-to-rent and affordable housing. Five papers 
were presented via concurrent sessions. 

The event benefited from submissions from academics and practitioners across 
Australia. The sessions were sponsored by SLIC for a $500 best paper award.

Professor Eduardo Roca and Dr Benjamin Liu from Griffith Business School facilitated 
the sessions. 

Presentations

 � Build-to-rent an invitation in housing policy or an admission of market 
failure? 
Dr Steven Curry, Senior Research and Policy Officer, Consumer Policy Research 
Centre

The presentation focused on the Australian BTR debate itself, looking at how 
participants are defining BTR as a supply-side and policy response to serious 
market failures, rather than as a useful, demand driven innovation.

 � Micros housing: A new affordable design typology 
Associate Professor Leigh Shutter, School of Engineering and Built Environment, 
Griffith University

This presentation focused on Australia’s obsession with big housing, and explored 
the opportunities, affordability, comfort and beauty of the emerging ‘Micro 
House’ typology; dwellings of a vastly smaller scale that still aim to offer a place 
to call home with a good level of amenity.

 � Rethinking housing affordability measurement based on ‘the whole of life 
approach’: Evidence from the ISAAC region 
Prince Acheampong, PhD Candidate, Griffith University

The presentation challenged the current measures of housing affordability, 
such as: the price- to- gross income ratio, and the residual income approach, as 
unreflective or too narrow to encapsulate what is practically happening in the 
housing market. The paper suggests a new, ‘whole of life’ approach to measuring 
housing affordability. A case study on the ISAAC region in central Queensland is 
used as an example. 

 � ‘Green’ affordable housing? Investigating the value proposition of Green 
Star certification 
Stefen MacAskill, PhD Candidate, Griffith University

This presentation investigated the impact, to low and middle-income households, 
of capitalising on green building principles in multi-residential housing. The study 
presented a case study which examined a business as usual versus Green Star 
Certified residential development in Yeronga, Brisbane.

 � Pride, shame, blame and community: Experiences and stories of Sydney 
social housing tenants 
Jack Whitney, Social Worker, Liverpool Hospital

The research sought to understand the ways in which social housing tenants 
narrate their experience of housing through in-depth open-ended interviews. 
The question posed in the research was, “When tenants tell stories of their 
experience of social housing, how do they make sense of those experiences?”.

Full abstracts are included in the symposium program in Appendix 1.

Jack Whitney describes experiences and stories 
of Sydney social housing tenants

Stefen MacAskill discusses the impact of rising 
utility costs, and the value proposition of green 
building certification in build-to-rent affordable 
housing policy

Concurrent session 2 Q&A. Pictured (left to 
right): Prince Acheampong, Associate Professor 
Leigh Shutter, Dr Steven Curry

The best paper award was awarded to Stefen 
MacAskill from Griffith University, pictured with 
Professor George Earl

Best Paper Award
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WORKING GROUP

Towards an action plan for build-to-rent in 
Queensland
A working group was held which looked to establish an action 
plan for the build-to-rent sector in Queensland. The session 
was facilitated by Mr Mike Myers, CEO, National Affordable 
Housing Consortium. 

Participants shared their perspective of current and future demand and noted The 
high and increasing trend towards renting in Queensland, and the need for 800,000 
new homes over the next 20 years.

Participants discussed features of BTR in context of national and international policy, 
in addition to the role of BTR has in addressing housing affordability. It was agreed 
that the following policy drivers were not ‘competing’, rather they were aligned:

 � Increasing supply;

 � Better designed rental stock and rental models focussed on tenant outcomes as 
‘the customer’;

 � Improving affordability.

The next steps agreed were:

 � Support PCA’s call for a COAG level Working Party to advise on BTR policy;

 � Community and Industry Peaks to continue to work together to create 
community awareness and industry education;

 � Industry and Community Housing Peaks in Qld to set out the scope of a Qld 
BTR Advisory Group and invite the Qld Government to host / participate in this 
process [ EDQ / most appropriate lead ];

 � Promote and engage around a number of real pilot projects in Qld, including 
industry, investment, community and government support with a high level focus 
on affordability / affordable rentals. Set up evaluation processes to learn and 
share.

Mike Myers facilitates the working group 
session
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MEDIA COVERAGE

RESOURCES

Vulnerable people ‘at the centre’ of affordable  
housing issues, symposium hears
Griffith News 

 � Griffith News, 2018. Vulnerable people ‘at the centre’ of affordable housing 
issues, symposium hears. [online] Available at: <https://app.secure.griffith.edu.
au/news/2018/11/20/vulnerable-people-at-the-centre-of-affordable-
housing-issues-symposium-hears> [Accessed 20 November 2018]

Compiled slides
 � Please find the compiled slides on the Department website

Symposium convenors  
Professor Eduardo Roca, 
Associate Professor Richard 
Chung and Dr Benjamin Liu 
said the event had been a great 
success, with keen insight into, 
and exploration of, one of the 
country’s most urgent social 
issues.

https://app.secure.griffith.edu.au/news/2018/11/20/vulnerable-people-at-the-centre-of-affordable-housing-issues-symposium-hears
https://app.secure.griffith.edu.au/news/2018/11/20/vulnerable-people-at-the-centre-of-affordable-housing-issues-symposium-hears
https://app.secure.griffith.edu.au/news/2018/11/20/vulnerable-people-at-the-centre-of-affordable-housing-issues-symposium-hears
https://www.griffith.edu.au/griffith-business-school/departments/accounting-finance-economics/social-and-affordable-housing-program/news-and-events
Stefen
Highlight

Stefen
Sticky Note
A direct link will be best when available. No doubt- there will be emails asking where exactly to go
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The theme of this year’s symposium is ‘build-to-
rent and whole of life approach to sustainable and 
affordable living choices.’
The focus of the symposium is on how to deliver and manage build-to-rent 
within a whole of life approach, and how it impacts on government, investors, 
the community sector and tenants and what its potential economic and social 
externalities are.

PROGRAM COMMITTEE
Professor George Earl 
Chairman, National Affordable Housing Consortium (NAHC) 
CEO, Sustainable Living Infrastructure Consortium

Mike Myers 
CEO, National Affordable Housing Consortium

Professor Eduardo Roca 
Griffith University

Associate Professor Richard Chung 
Griffith University

Dr Benjamin Liu 
Griffith University 

SPONSORSHIP ACKNOWLEDGEMENT
The Symposium organisers (National Affordable Housing Consortium, Sustainable 
Living Infrastructure Consortium and Griffith University) gratefully acknowledge 
the sponsorship of the Queensland Department of Housing and Public Works. 
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8.30 am Registration and refreshments

8.55 am Welcome
Professor George Earl
Chairman, NAHC

9.05 am Opening address
Professor Fabrizio Carmignani
Dean (Academic), Griffith Business School

9.15 am Keynote address
Trish Woolley 
Deputy-Director General, Housing, Homelessness and Sport, 
Department of Housing and Public Works

9.40 am International scene setting
Professor Hal Pawson 
Housing Research & Policy and Associate Director 
City Futures Research Centre, UNSW

10.10 am Morning tea

10.30 am Plenary Session 1
Government, industry and community approaches to build-to-rent: 
Are we there yet?

Speakers
• Eloise Atkinson, Chair Brisbane Housing Company and Director 

Deicke Richards
• Michael Zorbas, Group Executive, Policy & Advocacy, Property 

Council of Australia

Facilitator: 
Mike Myers
CEO, NAHC

11.20 am Plenary Session 2
Build-to-rent and the development sector: How is BTR different from 
build-to-sell and how could developers best respond?

Speakers
• Associate Professor Leigh Shutter, School of Engineering and 

Built Environment, Griffith University
• David Rees, Regional Director, Asia Pacific Research Strategy 

Jones Lang Lassalle
• Dr Henry Skates, School of Engineering and Built Environment, 

Griffith University

Facilitator: 
Professor George 
Earl 
Chairman, NAHC

12.20 pm Lunch

PROGRAM
Friday 9 November 2018 
Connaught Room, Pullman and Mecure King George Square



21

1.00 pm Plenary Session 3
Institutional investors: Will institutions fund BTR in Australia? What 
needs to happen to scale up BTR supply?

Speakers
• Chris Menz, Group General Manager, Commercial and General
• Nils Miller, Infrastructure Finance & Investment, Investec
• Ryan Rathborne, Associate Director, Clean Energy Finance 

Corporation

Facilitator: 
Professor Mark 
Brimble 
Head, 
Department 
of Accounting, 
Finance and 
Economics, 
Griffith Business 
School

2.00 pm Concurrent sessions

Session 1—Affordable housing
• Facilitator: Professor Eduardo Roca, Discipline Head, Finance and 

Financial Planning, Griffith Business School

Connaught Room

Session 2—Other dimensions in affordable housing
• Facilitator: Dr Benjamin Liu, Senior Lecturer, Department of 

Accounting, Finance and Economics, Griffith Business School

Norfolk Room

Session 3—Towards an action plan for build-to-
rent in Queensland
• Facilitator: Mike Myers, CEO, NAHC

King George 
Room

3.00 pm Afternoon tea

3.15 pm Plenary Session 4
Local government and community housing: How could councils and 
the community housing sector respond?

Speakers
• David Cant, Board member of the National Housing Finance & 

Investment Corporation
• Gary Spivak, Port Phillip Council, Victoria
• Andrew Tyndale, Chair, Inspire Impact

Facilitator: 
Professor George 
Earl
Chairman, NAHC

4.15 pm Closing remarks
Professor Mark Brimble
Head, Department of Accounting, Finance and Economics,  
Griffith Business School

4.30 pm Networking

PROGRAM continued
Friday 9 November 2018 
Connaught Room, Pullman and Mecure King George Square
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KEYNOTE ADDRESS
Trish Woolley
Deputy Director-General, Housing, Homeless and Sport 
Department of Housing and Public Works    

Trish joined the Department of Housing and Public Works in September 
2016. She has almost 20 years’ experience in public administration, 
working across a range of social policy and service delivery agencies in 
State Government (Queensland and Victoria) and the Commonwealth 
Government (Department of Human Services, Department of Social 
Services and Department of Prime Minister and Cabinet). 

Trish is an experienced leader of social policy reforms nationally while 
contributing to the critical business transformation and modernisation 
of a number of social policy agencies to improve government delivery of 
key services and improve policy capability.

INTERNATIONAL SCENE SETTING 
Professor Hal Pawson 
Housing Research & Policy and Associate Director 
City Futures Research Centre, UNSW    

Hal Pawson is Professor of Housing Research and Policy at the University 
of New South Wales and an Associate Director of UNSW’s City Futures 
Research Centre. He was formerly a researcher at Heriot-Watt 
University, Edinburgh from 1995-2011. In the UK and in Australia he 
has led numerous national and local research studies spanning a diverse 
range of topics including social housing, homelessness, private rental 
markets and urban renewal. He is currently leading a study on build to 
rent housing in Australia.

The international experience of build-to-rent UK and multi-family 
housing USA: What difference has it made to supply, investment, 
affordability and tenant outcomes?

The term ‘build to rent’ (BtR) has recently leapt to prominence in 
Australia’s financial and construction sector media. This reflects sharply 
increased property industry interest in a ‘construct to hold’ residential 
development model as an alternative to the traditionally ubiquitous ‘build 
to sell’ approach. Much of the inspiration here derives from comparator 
countries where purpose-built market rental housing is already an 
established component of national housing systems. This presentation 
will review the BtR sector that has appeared in the UK since 2012 and its 
much longer-established US counterpart (where BtR is known as ‘multi-
family housing). Drawing on ongoing research commissioned by NSW 
Landcom, and noting similarities and contrasts with UK and US norms, it 
will go on to summarise the emerging BtR sector in Australia in terms of 
its key players, business models and likely project locations, as well as its 
service offer and target markets.
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Eloise Atkinson
Chair Brisbane Housing Company and Director 
Deicke Richards Architects

Eloise is an architect with more than 25 years 
experience in design and advocacy for social and 
affordable housing.  She is a Director of design 
practice Deicke Richards and the Independent Chair 
of BHC, a leading provider of affordable housing. 
Eloise is a Churchill Fellow and committed to working 
with clients who might not otherwise access 
professional design advice.

Michael Zorbas
Group Executive, Policy & Advocacy, Property 
Council of Australia

In his role as Group Executive of Policy and Advocacy 
for the Property Council of Australia, Mike looks after 
policy on behalf of the property industry, our nation’s 
largest employer. Previously he has held senior roles 
at Lendlease, Stockland and the Liberal Democrats 
in the UK among others as well as being a member 
of the Board of the Sydney Institute and a former 
Deputy Chair of the Committee for Sydney.

Associate Professor Leigh Shutter
School of Engineering and Built Environment, 
Griffith University          

Leigh Shutter is an Associate Professor in 
Architecture at Griffith University. He brings over 
30 years experience in practice to academia with 
a focus on integrated scholarship: an ongoing and 
active participation in innovative application oriented 
research and teaching. He has a commitment to 
ecological design including affordable sustainable 
housing.

David Rees
Regional Director, Asia Pacific Research Strategy 
Jones Lang Lassalle

David is a member of the JLL Asia Pacific research 
team, primarily responsible for market forecasting 
and portfolio strategy. Prior to assuming this role 
David was leader of the JLL Australia research team. 
Before joining JLL David was Head of Research for 
Mirvac and held the position of Head of Research for 
Commonwealth Bank, responsible for the economic, 
credit, currency and equity research (Comsec) teams. 
David is an economist and statistician by training 
and is involved in academic research, as well as 
contributing to the University of New South Wales 
property program

Dr Henry Skates
Senior Lecturer, School of Engineering and Built 
Environment, Griffith University

Henry Skates is a UK registered Architect with over 
30 years of practical experience in affordable housing 
as an architect, developer and educator.  His interests 
lie in sustainable architecture with an emphasis on 
passive solar design and associated technologies and 
materials.

Chris Menz
Group General Manager, Commercial and General

An experienced manager of delivery teams, Chris 
has significant expertise in residential, mixed use 
and density projects from his previous work with 
Lend Lease, Urban Pacific, Macquarie Group and 
before joining Commercial & General, leading the 
South Australian government’s flagship Bowden infill 
project.

Chris’ intimate knowledge of private sector, 
community and stakeholder partnerships, 
construction delivery and sales performance has 
delivered exceptional commercial and community 
outcomes. He now leads a delivery team on the 
Football Park Redevelopment project known as 
‘WEST’ in Adelaide and the Commercial & General 
Communities expansion further into mixed use and 
residential projects in Adelaide and nationally on 
behalf of a number of investors, including Build to 
Rent.

Panellists 
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Nils Miller
Infrastructure Finance & Investment, Investec

Nils has over 10 years of banking, corporate advisory 
and corporate finance experience across a range 
of sectors with specific expertise in infrastructure, 
property, finance and funds management. Nils’ 
focus is the management of institutional and 
investor relationships and funding of our projects, 
as well as management of project bid processes. 
Nils’ experience in transactions includes general 
divestments, acquisitions, strategic reviews and 
capital raisings, for firms in public and private markets 
in Australia, and internationally.

Ryan Rathborne
Associate Director, Clean Energy Finance 
Corporation 

Ryan Rathborne is an Associate Director in the 
Clean Energy Finance Corporation’s property team, 
specialising in debt and equity investment across 
the property sector including the CEFC’s recent 
investment in Mirvac’s Australian Build-to-Rent 
Club. Ryan has more than 10 years of transactions 
experience across a range of sectors, including 
property, renewable energy, infrastructure, 
transport, resources and agriculture with mid-market 
corporate advisory firm InterFinancial and EY.

David Cant 
Board member of the National Housing Finance & 
Investment Corporation

David has over 40 years of experience in providing 
housing for those on low incomes.  David is currently 
a Director of PowerHousing Australia, a peak body 
representing the largest 31 community housing 
providers.  David was the inaugural CEO at Brisbane 
Housing Company from 2002-2017, which is now 
one of the largest registered community housing 
providers in Queensland. David was also a member 
on the Prime Minister’s Council on Homelessness in 
2009.

David holds a Bachelor of Arts (Politics and 
Economics) from the University of Oxford and a 
Masters in Philosophy (Town Planning) from the 
London Business School.

Gary Spivak
Port Phillip Council, Victoria

Gary has had 33 years’ experience in developing and 
supporting social and affordable housing for the City 
of Port Phillip as its Housing Development Officer.  
This has involved development of community 
housing under the Port Phillip Housing Program 1985 
- 2006, Australia’s largest local government housing 
program, including air space development and 
partnerships with private developers; development 
of strategic partnerships, such as establishment of 
the Port Phillip Housing Trust; undertaking research 
projects to support affordable housing and identify 
new affordable housing models; and preparation 
of affordable housing policy and facilitation of 
affordable housing projects.

Andrew Tyndale 
Chair, Inspire Impact

Andrew Tyndale has been an investment banker 
for 34 years, including the last nine focusing on 
affordable housing and aged care. Tyndale won a 
Fulbright Professional Scholarship and spent much 
of 2014 in the US studying social impact investing. 
Tyndale has held numerous directorships of public 
companies and charities, and his family supports 
development programs in Uganda, India and the 
Philippines.
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Dr Steven Curry
Senior Research and Policy Officer, Consumer 
Policy Research Centre

Build-to-rent an invitation in housing policy or an 
admission of market failure?

Build-to-rent (BTR) is being actively promoted 
by industry as an answer to pressing challenges 
in Australia’s housing system. Governments and 
community organisations have responded positively, 
but the various groups seem to be talking past each 
other.

In this paper I examine the Australian BTR debate 
itself, looking at how participants are defining BTR as 
a supply-side and policy response to serious market 
failures, rather than as a useful, demand-driven 
innovation.

I then argue for a change in this perspective to look 
at demand-side drivers for housing system reform, 
using CPRC’s Rental Outcomes Matrix model. The 
Matrix, developed in partnership with a range of 
government, community, academic and industry 
partners, applies a lifecycle map to a panel of 
representative rental consumer personas to better 
understand the aspirations and needs of renters, as 
well as the challenges and constraints they face at 
each critical decision touch point in the renting life 
cycle.

Using this consumer centred approach I disentangle 
the BTR debate by identifying the quite separate 
challenges addressed by BTR models being promoted 
by different stakeholders, and explain why they 
are not interchangeable. I also identify significant 
risks for different rental consumers if any of the 
main BTR models are developed in the Australian 
system, including the prospect of entrenching inter-
generational inequity, exacerbating affordability 
issues, and exposing vulnerable consumers to less 
rather than more certain tenures.

I conclude by examining the significance of the 
market failures alluded to in the BTR debate, 
and discuss how BTR could be part of innovative 
responses to consumer demand once the risks have 
been addressed.

Associate Professor Leigh Shutter
School of Engineering and Built Environment, 
Griffith University

Micros housing: A new affordable design typology

In recent decades Australia has become the country 
where the average size of a new detached single 
family house has become the largest of anywhere on 
our planet. The demand for improved amenity has 
lead to a progressive over inflation of area. A ‘bigger 
is better’ mentality has consumed Australian 21st 
century home buyers and builders, and in turn has 
had a huge impact on the provision, availability and 
cost of housing stock. But, there has been a brief 
pause in this quest for the supersized house, and 
sizes are showing the first signs of coming down 
again. Perhaps contributing to this change of heart 
has been a design and social movement advocating 
for the ‘micro house’: dwellings of a vastly smaller 
scale that still aim to offer a place to call home with 
a good level of amenity. This paper will briefly revisit 
the impact of Australia’s obsession with big housing, 
before exploring the opportunities, affordability, 
comfort and beauty of this emerging typology: the 
Micro House.

Prince Acheampong
PhD Candidate, Griffith University  

Rethinking housing affordability measurement 
based on ‘the whole of life approach’: Evidence 
from the ISAAC region

Housing is a fundamental human need and hence, it is 
of great importance that housing must be affordable. 
By housing affordability, we mean the relationship 
between income and housing costs (e.g. mortgage 
and rental costs, rates) that affords the household 
the opportunity to meet its other essential needs. 
The current measures of housing affordability, e.g. 
price- to- gross income ratio, or the residual income 
approach, as documented in the housing affordability 
literature has been criticised as yielding results 
that are not in consonance with what is practically 
happening on the housing market. In particular, the 
price- to- gross income ratio measure has been 
observed by many to be too narrow a definition for 
affordability as it does not capture other relevant 
associated housing costs. 

Abstracts 
Concurrent Session 1—Affordable housing  
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In this paper, we investigate these seemingly 
inconsistent outcomes from the standard measures 
of housing affordability and juxtapose it with our 
innovative approach called “the whole of life” 
approach to measuring housing affordability. Data 
from the ISAAC region within central Queensland 
are glean from the Australian Bureau of Statistics 
(ABS) and the Household, Income and Labour 
Dynamics in Australia (HILDA) and used for the 
analysis. Interestingly, whereas media as well as 
anecdotal evidence from the ISAAC region suggests 
that housing costs, particularly, rental costs are very 
expensive and unaffordable in the region, statistical 
analysis, based on these standard measures of 
affordability does not support this claim. For instance, 
it emerged from our analysis that over 95% of the 
households within the region in most instances spend 
less than 30% of the gross income on rental charges. 
So far, we have not come across any systematic or 
scholarly study of the housing affordability situation 
in the ISAAC region of Australia. Secondly, the whole 
of life approach, which tries to encapsulate all the 
relevant household and non-household living cost 
into a single model for housing affordability has 
not been used previously in any study, at least to 
the best of our knowledge. We envisage that, the 
application of our new method will bring outcomes 
that are consistent and reveal clearly the affordability 
situation in the region. This, we believe will open 
a new debate that will eventually influence policy 
decision on the best method for measuring housing 
affordability across the globe.

Concurrent Session 2—Other dimensions in 
affordable housing

Stefen MacAskill
PhD Candidate, Griffith University  

‘Green’ Affordable Housing? Investigating the value 
proposition of Green Star certification.

We investigate the notion of capitalising on green 
building principles within the Australian affordable 
housing context. A case study is investigated to 
determine the anticipated utility cost savings, 
between a ‘Business As Usual’ and Green Star 
Certified, multi-residential affordable housing 
development in Yeronga, Brisbane. Expected 
household savings are analysed, in addition to the 
net present value of improvements. The case study 
analysis finds that operational utility efficiencies, 
achieved though green building principles, gained 
over a 10-year tenancy, can reduce total housing 
expenditure by 1.68-3.77% (an average savings of 
$5.05 - $17.77 per week) for 1 and 4-person low 
income households respectively. Across the 120 
units in the case study, $481,006 AUD is retained 
via reduced utility costs over a 10-year period. 
Our analysis shows that over the building lifecycle, 
the net present value of the operational efficiency 
improvements is substantial. These results offer 
empirical evidence to suggest that green building 
principles can enhance policy objectives which seek 
to reduce levels of ‘housing stress’ amongst low 
and middle income households. The findings have 
implications for policymakers, both within Australia 
and abroad, which will be discussed.
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Ishara Jayakody
Professional in Project Management

Practical application of integrated decision making 
exercies headed for green building construction 
outcome

Explicitly, each action that human intentionally or 
unintentionally does is a consequence of decision 
making. Decision making which rather vitally does 
in the construction industry has two practices such 
as conventional decision making and integrated 
decision making. Amongst those two, this paper 
basically emphases on integrated decision making 
practice. The increasing dynamics and complexity 
of the construction industry, as well the diversity 
of various clients’ needs the significance of the 
proper information flow among project teams raised. 
Therefore, presently the necessity of integration 
with a proper decision making has been identified as 
a vital factor to improve the performance related to 
construction as well to facilitate a more collaborative 
working environment. 

Green building is a one aspect showing that diversity 
and its’ change to the construction industry. 
Currently green buildings have a weighty share 
from the entire Sri Lankan construction market. The 
integration for decision making is practically applied 
in Sri Lankan green building construction industry 
due to the high market demand for the “Green”. 
This will improve the design, as well construction 
performance to secure the successful attainment 
of the construction goal. Although industry has 
identified the need of integration in decision making, 
the practical application of integration will not be 
identical as expected. Therefore, the need of practical 
integration level for decision making is a considerable 
factor to be investigated. Consequently, this paper 
provides the awareness of practical application of 
integrated decision making in the direction of Sri 
Lankan construction industry.

Jack Whitney
Social Worker, Liverpool Hospital

Pride, shame, blame and community: Experiences 
and stories of Sydney social housing tenants

The research presented sought to understand the 
ways in which social housing tenants narrate their 
experience of housing through in-depth open-ended 
interviews. The question posed in the research was, 
“When tenants tell stories of their experience of 
social housing, how do they make sense of those 
experiences?” 

The theory of the research concerned the nature 
of injustice and phenomenological theories around 
storytelling. By bringing these theories together, 
the research understands housing disadvantage 
structurally, and that when people make sense of 
their experiences, this frames the kind of action that 
they take. Hence, an interpretive-phenomenological 
methodology is the principal frame of reference for 
this presentation. 

Results demonstrate the different ways social 
housing tenants make sense of their own and other 
persons’ experiences. Tenants described theirs’ 
and others’ stories in individual terms, but to some 
extent used structural framing for the disadvantage. 
Particular tenants spoke with pride and linked this 
to their involvement in their community. Other 
tenants told stories of shame, which were linked with 
neoliberal forces of blame and responsibility.

s2792690
Sticky Note
Please delete this paper, the author did not come to the Symposium. Thanks
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Ishara Jayakody
Professional in Project Management

Practical application of integrated decision making 
exercies headed for green building construction 
outcome

Explicitly, each action that human intentionally or 
unintentionally does is a consequence of decision 
making. Decision making which rather vitally does 
in the construction industry has two practices such 
as conventional decision making and integrated 
decision making. Amongst those two, this paper 
basically emphases on integrated decision making 
practice. The increasing dynamics and complexity 
of the construction industry, as well the diversity 
of various clients’ needs the significance of the 
proper information flow among project teams raised. 
Therefore, presently the necessity of integration 
with a proper decision making has been identified as 
a vital factor to improve the performance related to 
construction as well to facilitate a more collaborative 
working environment. 

Green building is a one aspect showing that diversity 
and its’ change to the construction industry. 
Currently green buildings have a weighty share 
from the entire Sri Lankan construction market. The 
integration for decision making is practically applied 
in Sri Lankan green building construction industry 
due to the high market demand for the “Green”. 
This will improve the design, as well construction 
performance to secure the successful attainment 
of the construction goal. Although industry has 
identified the need of integration in decision making, 
the practical application of integration will not be 
identical as expected. Therefore, the need of practical 
integration level for decision making is a considerable 
factor to be investigated. Consequently, this paper 
provides the awareness of practical application of 
integrated decision making in the direction of Sri 
Lankan construction industry.

Jack Whitney
Social Worker, Liverpool Hospital

Pride, shame, blame and community: Experiences 
and stories of Sydney social housing tenants

The research presented sought to understand the 
ways in which social housing tenants narrate their 
experience of housing through in-depth open-ended 
interviews. The question posed in the research was, 
“When tenants tell stories of their experience of 
social housing, how do they make sense of those 
experiences?” 

The theory of the research concerned the nature 
of injustice and phenomenological theories around 
storytelling. By bringing these theories together, 
the research understands housing disadvantage 
structurally, and that when people make sense of 
their experiences, this frames the kind of action that 
they take. Hence, an interpretive-phenomenological 
methodology is the principal frame of reference for 
this presentation. 

Results demonstrate the different ways social 
housing tenants make sense of their own and other 
persons’ experiences. Tenants described theirs’ 
and others’ stories in individual terms, but to some 
extent used structural framing for the disadvantage. 
Particular tenants spoke with pride and linked this 
to their involvement in their community. Other 
tenants told stories of shame, which were linked with 
neoliberal forces of blame and responsibility.
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