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Foreword

Twenty-five years ago European housing finance markets looked very ditfer-
ent across countries — in some places they hardly existed. In many ways
they now look rather more similar. Countries where there was limited
availability of mortgage debt have seen the greatest financial liberalisation.
Along the way there has been a very substantial rise in the stock of mort-
gage debt relative to GDP in most countries. We have also had a financial
crash which has affected every country, though in very different ways. The
effects of that financial crisis are still with us; they shall be felt for years to
come. And in many countries — most obviously in Spain and Ireland - hous-
ing and housing finance was at the very heart of their economic crises. Even
outside of the exceptional conditions that came after the financial crisis of
2007-2008, what happens in housing finance markets matters greatly for
economies because the stock of housing is a large part of national and house-
hold wealth and its value and rate of change is dependent on the cost and
availability of finance.

Understanding how housing finance has changed in Europe over the past
quarter of a century and how it still differs across countries is therefore both
interesting and important. This volume represents an invaluable aid to that
understanding. Country experts have provided a detailed and consistent
account of how systems of housing finance have evolved in each of 21 coun-
tries (20 of which are European; the 21% is Australia) as well as of how
changes have impacted on national housing markets. It is based on the work
done in the last 25 years by the ENHR (European Network on Housing
Research) Working Group on Housing Finance; its appearance now is partly
to celebrate their 25" anniversary.

The great strength of this book is that detailed and up to date information
on housing finance systems is presented in a way which allows for informed
comparisons between countries. This reflects the fact that a common set of
questions was asked of those who wrote country chapters. The result is that
we have here a rich stock of information on the same fundamental set of
characteristics of housing finance markets. Given how diverse national sys-
tems have been, the experiences of different countries is of great value in
uncovering some of the links between mortgage markets, housing market
conditions and the wider economy.

Jens Lunde and Christine Whitehead have done a fine job in editing and
assembling this volume. They also provide three overview chapters which
draw out some of the lessons from the experience of this large group of
countries. They look back over a quarter of a century which saw a great
rise in the availability of mortgage finance. What emerges is that while
housing finance markets have in some ways become more similar — because



xxii Foreword

most countries where mortgage debt was negligible in 1989 have seen a
great deal of financial liberalisation and so the availability of mortgages
and the stock of housing debt is much higher — in othér dimensions the
differences are even greater. There is now a more diverse range of funding
methods across countries than was the case 25 years ago. And the impact
of the Global Financial Crisis that started in 2007 has been very different
across countries — in many countries housing markets were hardly atfected;
in others the impact has been little short of devastating. This diversity of
experience means that what happens next will not be uniform. It is far
from clear that convergence in housing finance markets is coming, nor
that such a thing would be desirable. The only way to judge those things is
to pay attention to the differences in housing and mortgage markets that
exist across countries and understand why they exist. That is one reason
why a book like this which tracks the evolution of housing finance across
countries and takes a detailed look at where we are now is immensely
valuable.

David Miles
Professor of Financial Economics
Imperial College, London
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