
 

 

 
 
13 February 2025 
 
 

HUD2024-005791 
 
 
Ohakune Ratepayers and Residents' Society Inc  
fyi-request-29391-c909f9bb@requests.fyi.org.nz  
 
 
E mihi ana ki a koutou Ohakune Ratepayers and Residents' Society Inc 
 
Thank you for your email of 30 November 2024 requesting information under the Official 
Information Act 1982 (the Act).  
 
Everyone deserves affordable, safe, warm, and dry housing 
Over the past few decades, not enough houses have been built to meet the demands of a rising 
and changing population. As a result, homes aren't affordable for renters or buyers. We believe 
everyone deserves access to affordable, safe, warm, and dry houses and secure tenancies. To 
achieve this, more houses need to be built, both for owning and renting (including public housing), 
and some current rentals need to be upgraded and repaired. 
 
Additionally, there are critical gaps for whānau Māori in the housing system. We’re aiming to plug 
those gaps by changing the system, partnering with iwi and Māori organisations and putting Māori 
at the heart of Aotearoa New Zealand’s approach to housing. 
 
Teitei Drive mixed housing development 
As you know, Kāinga Ora – Homes and Communities partnered with Ruapehu District Council and 
Ngāti Rangi on the proposed mixed housing development of 44 homes at Teitei Drive in Ohakune. 
In the Ohakune Frequently Asked Questions of September 2023, Kāinga Ora wrote: 

There is a demonstrated need for more public housing in the area. In Ruapehu District, 
around 72 applicants with an urgent housing need are on the Ministry of Social 
Development Housing Register, including 12 whānau already living in Ohakune. Ruapehu 
District Council has 31 applicants on its Housing register for Social Housing in Ohakune. 

 
In an attempt to address some of these issues, the Teitei Drive development was proposed to 
consist of 15 affordable homes (intended for sale for first-home buyers or similar), 14 long-term 
worker-rental homes, and 15 public homes (intended to be owned and managed by Kāinga Ora). 
 
As you are likely aware, Kāinga Ora withdrew as the developer of the proposed Teitei Drive 
development in February 2024 due to economic and market pressures. See the Kāinga Ora 
website for more information and documents related to the Teitei Drive development at: 
www.kaingaora.govt.nz/en_NZ/urban-development-and-social-housing/social-housing/social-
housing-developments/manawatu-whanganui-region/  
 
Responses to your questions under the Act 
Responses are provided to your questions on the following page. 
  

mailto:fyi-request-29391-c909f9bb@requests.fyi.org.nz
https://kaingaora.govt.nz/assets/Developments-and-Programmes/Regional-Housing-Programme/Manawatu-Whanganui/TeiTei-Drive-Ohakune/Teitei-Drive-FAQ-September-2023.pdf
https://kaingaora.govt.nz/en_NZ/urban-development-and-social-housing/social-housing/social-housing-developments/manawatu-whanganui-region/
https://kaingaora.govt.nz/en_NZ/urban-development-and-social-housing/social-housing/social-housing-developments/manawatu-whanganui-region/
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1. How much funding by MHUD or other government agencies was provided for Foyle street 
development and how much was provided by third parties such as Ngati Rangi or 
associations such as their investment arm or. To clarify, what was the total cost of Foyle 
street and how much did government fund? 
 
Per our response to your request on 21 November 2024 (www.hud.govt.nz/documents/oia-
response-to-hud2024-005649-ohakune), the Ministry granted funding of $55 million to 
national iwi collective Ka Uruora to deliver up to 172 affordable rentals. Subsequently, Ka 
Uruora provided funding to Te Kūmete O Paerangi (the commercial and investment arm of 
iwi Ngāti Rangi) to progress the building of the four Affordable Rental homes at Foyle 
Street.  
 
The Ministry does not hold information about any other funding, if any, provided by third 
parties (such as Ngāti Rangi) for the development of those four homes. Additionally, we do 
not hold information about the total cost of the Foyle Street development, and we do not 
believe it is held by another department or organisation subject to the Act. Therefore, your 
request for the total cost of the Foyle Street development has been refused under section 
18(g)(i) of the Act.  

 
2. Based on the press release statement "The others are in Nelson, Ohakune, Taumarunui 

and Masterton where the proposed developments demonstrated a significant need for 
supply and affordable rentals or had a strong focus on exiting whānau from emergency 
housing and transitional housing," please answer the following questions 
 
2.1. How much funding is earmarked or in negotiations or being considered for Ohakune 
and Taumarunui, please provide a sum for each, or the communications, documents or 
drafts with relate to these locations. 
 
2.2. Please provide the documentation, emails, drafts, statistics that demonstrated the 
significant need for supply in Ohakune, Taumarunui and the dates these 
 
2.3. Please advise if any further reports discussions, drafts or emails for housing needs in 
Ohakune, Taumarunui since the closure of Winstone Pulp International (WPI). 
 

3. Please provide any proposals, negotiations or concepts from Ngati Rangi or the 
Commercial / Investment arm or Ka Uruora since 2022 for Ohakune 
 

4. Please provide any proposals, negotiations or concepts from Ruapehu District Council for 
funding / housing since 2022 for Ohakune 

 
5. Please provide any proposals, negotiations or concepts from ANY other parties, entities, iwi 

for funding / housing since 2022 for Ohakune 
 
In response to question 2.1, at this time, we cannot release the amount of funding “earmarked or in 
negotiations or being considered for Ohakune and Taumarunui” as doing so would likely 
unreasonably prejudice or disadvantage the commercial position of the providers and/or the 
Ministry’s ability to carry on negotiations (section 9(2)(b)(ii) and 9(2)(j) of the Act). However, we can 
advise that, in addition to the 10 homes proposed to be built in Ohakune by Te Kūmete O Paerangi 
(see Annex 1.1 and 1.4), there are a further 34 homes in negotiation across Ohakune and 
Taumarunui.  
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In response to questions 2 to 5, four documents have been found to be within scope of your 
request and are released to you with this response. The documents are detailed in the attached 
document schedule (Annex 1). 
 
The memos of 27 September 2024 (Annex 1.2) and 2 October 2024 (Annex 1.3) were provided to 
the Chief Executive of the Ministry but were not approved as written, and therefore did not 
progress. These memos were superseded by the memo of 29 October 2024 (Annex 1.4). 
However, we have considered the earlier memos as ‘draft’ documents and so have released these 
in response to question 2.2 of your request.  
 
Please note, some information within the documents provided has been withheld where it does not 
relate to your request (redacted as “out of scope”). Additionally, some information under the 
Taumarunui (p 10) and Ohakune (p 14) Project Profile Summaries (Annex 1.3, Annex C) has been 
redacted as out of scope as this information was included in error and does not relate to the named 
projects or regions. Furthermore, some information and documents have been withheld under the 
sections of the Act described in the table below. 
 
In terms of section 9(1) of the Act, I am satisfied that, in the circumstances, the decision to withhold 
information under section 9 of the Act is not outweighed by other considerations that render it 
desirable to make the information available in the public interest. 
 
Section of Act Reason to withhold 
9(2)(b)(ii) To protect information where the making available of the information would be 

likely unreasonably to prejudice the commercial position of the person who 
supplied or who is the subject of the information. 

9(2)(j) To enable a Minister of the Crown or any public service agency or organisation 
holding the information to carry on, without prejudice or disadvantage, 
negotiations (including commercial and industrial negotiations). 

 
You have the right to seek an investigation and review of my response by the Ombudsman, in 
accordance with section 28(3) of the Act. The relevant details can be found on the Ombudsman’s 
website at: www.ombudsman.parliament.nz. 
 
As part of our ongoing commitment to openness and transparency, the Ministry proactively 
releases information and documents that may be of interest to the public. As such, this response, 
with your personal details removed, may be published on our website. 
 
 
Yours sincerely 
 

 
Jessica Garland 
General Manager, Programmes and Contracts 
Te Tūāpapa Kura Kāinga – Ministry of Housing and Urban Development  

http://www.ombudsman.parliament.nz/
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Annex 1: Document schedule 
 
Documents released – HUD2024-005791 

# Date  Document 
Section(s) of 
the Act applied 

1 August 2024 Te Kūmete O Paerangi LP – Ohakune Affordable 
Housing Programme proposal 9(2)(b)(ii) 

2 27/09/2024 

Ohakune Affordable Housing Programme Approval 
memo 

• Superseded by 29/10/2024: Rationale for 
Approval of Whai Kāinga Whai Oranga Māori 
Housing Supply Projects memo. 

9(2)(b)(ii) 

3 2/10/2024 

Funding Approval for Nine Māori Housing Supply 
Projects memo 

• Superseded by 29/10/2024: Rationale for 
Approval of Whai Kāinga Whai Oranga Māori 
Housing Supply Projects memo. 

9(2)(b)(ii) 
9(2)(j) 

4 29/10/2024 

Rationale for Approval of Whai Kāinga Whai Oranga 
Māori Housing Supply Projects memo 
 
Includes:  

• 17/10/2024: Funding Approval for Thirteen Māori 
Housing Supply Projects memo 

• 23/10/2024: Next Thirteen Māori Housing Supply 
Projects – Response to Questions memo 

9(2)(b)(ii) 
9(2)(j) 

 





With your food basket and my food basket the people will thrive

Nā tō rourou, nā taku rourou ka ora ai te iwi



BACKGROUND

Access to warm, dry and affordable and sustainable housing solutions in Ohakune is a significant issue for the community, in particular for Maori.

 

It is widely accepted that those seeking emergency housing could likely apply for affordable rentals, but due to the lack of rental stock in the region, emergency housing was the 

only alternative accommodation option.

MHUD has confirmed it still wishes to invest in delivering housing solutions in Ohakune and Te Kūmete o Paerangi LP (Te Kūmete), in partnership with Ka Uruora, is proposing to 

work with Government to deliver long term sustainable community-based housing solutions to address the chronic rental housing supply issue in Ohakune. 

Te Kūmete have completed a full review of potential development and delivery options to respond to the housing needs within community, key to the success being:

1. Mitigating delivery risk.

2. Providing “pace” in delivery, to ensure those in housing needs have a response in a timely manner.

3. Providing a response that is socially, morally and culturally acceptable to Ngāti Rangi and community.

4. Leverage off current market conditions to deliver “value for money” housing outcomes.

Te Kūmete 

Te Kūmete, submits the following proposal to MHUD, that provides an indepth overview of the key project attributes and delivery structures.

s 9(2)(b)(ii)

s 9(2)(b)(ii)



HOUSING NEED

▪ Demand for housing in Ohakune has grown exponentially over the past 10 years driven principally by 

lifestyle absentee owners and holiday makers accessing units for short term accommodation.

▪ This issues has been exacerbated in the recent years with the supply of new products becoming 

increasingly difficult to develop due to cost structure, a lack of delivery resource and the overall 

development economics of building new for rental not being financially feasible.

▪ Anecdotal evidence and market commentary from listing agents has confirmed there is simply NO rental 

stock available; despite there being significant local demand “year-round” and the requirement is not 

seasonal as many commentators purport.

▪ All of these factors have compounded resulting in a market failure, under supply and chronic housing 

need. When in fact the housing need is simply a supply issue.

▪ The lack of stock has been flagged as inhibiting economic development and opportunities within the 

region and adding to the social and health woes of those most effected – most of these whanau, are well 

known to Ngāti Rangi.

▪ Based on Ngāti Rangi understanding the proposed 10 units will address some of the need but further 

housing responses will be required, and it is Ngāti Rangi preference to work with Ka Uruora and 

Government to identify what these will look like. 

▪ An immediate housing response is required, and this proposal responds to this.



TARGETED COHORT

The targeted Cohort for the proposed project is as follows:

Housing opportunities will be matched to whānau requirements as identified by Ngāti Rangi.  These whānau will generally be low income and in known housing need and 

with whom Ngāti Rangi will have been working with directly. 

Maximum income limits apply to ensure rebated rents are targeted to whānau that best need support and otherwise cannot afford market rents using 30% of their 

household income. 

Ka Uruora eligibility and prioritisation criteria are set out below:

1. Registered member of Iwi – Ngāti Rangi (preference thereafter other Maori).

2. Do not already own a home .

3. Have completed the Ka Uruora Te Uru Ahupūtea education programme.

4. Income bands to be set including:

1. Maximum income limits apply to ensure rebated rents are targeted to whānau that best need support and otherwise cannot afford market rents using 30% of 

their household income. 

2. Minimum income requirements apply to ensure applicants can afford rebated rents using a maximum of 30% of their household gross income

5. Any specific Iwi requirements – with a targeted preference to house those in community currently in housing need.. 



HOUSING PROPOSAL

Te Kūmete have assessed a range of development proposals and feasibilities (development options review), including Kainga Ora’s failed Tei Tei Drive proposal.

The purpose of development options review, was to identify a development proposal that will mitigate any significant development risk, provide a response at ‘pace’ and deliver long 

term sustainable and value for money housing solutions for whanau.

Te Kūmete, proposal is as follows:

1. Te Kūmete will acquire 10 existing developed lots in Ohakune.

  

   

2. Build ready plans for the sites will be managed through to consent for the proposed housing solutions on site, the proposed housing solutions will utilise a templated delivery 

model to deliver more for less.

3. The total design process will be managed by Te Kūmete development partner (Hāpai), who will manage the full design and consenting process.

4. Te Kūmete  

.

5. The proposed development programme will be delivered over a 12-month duration, with the first unit being delivered14 weeks following construction commencement and a 

unit every 3 weeks following.

6. The housing will be delivered as affordable rental accommodation at 80% of the market median and will be managed (tenancy/ asset management) by Ka Uruora on behalf of 

Te Kūmete.

s 9(2)(b)(ii)

s 9(2)(b)(ii)

s 9(2)(b)(ii)



MECHANICS OF THE PROPOSAL

 Te Kūmete will acquire 10 existing developed lots within Ohakune; off 

market; with lots pepper potted within existing developments in Ohakune.

 Te Kūmete will develop 10  “new build” housing units, based off Ngāti 

Rangi assessment of housing need within community.

 Low-income whanau will be targeted by Ngāti Rangi in accordance with 

the income thresholds detailed in the proposal.

 The homes developed will be consistent in style look and feel as per the 

surrounding units to ensure there is no tenure discrimination.

 The homes developed would be let as affordable rentals, being <80% of 

the current median market.

 Tenancy management services will be provided by Ka Uruora, supported 

by Emerge; as an extension to the existing Ngāti Rangi affordable housing 

programme.

 Full wrap around pastoral/ social support services will be provided whanau 

by Ka Uruora/ Ngāti Rangi with a view to progress the whanau through 

the housing continuum over time, either in place or as part of a wider 

affordable housing programme.

s 9(2)(b)(ii)



COMMERCIAL STRUCTURING OF PROPOSAL

s 9(2)(b)(ii)



DEVELOPMENT BUDGETS

Key Assumptions:

1. All costs are inclusive of GST (Non-deductible)

4. Council building consent processing and monitoring costs.

5. Consultant costs – inclusive of geotechnical, structural engineer, architectural/ landscape), cultural advisory, external project management (build only) and project quantity 

surveyor.

6. Management costs to provide full turnkey delivery – scoping, acquisition, consultant procurement/ management and funding.

7. Contingency being circa 8% of total project costs.

s 9(2)(b)(ii)



DEVELOPMENT BUDGET

VARIABLE VALUE
FUNDING 

ALLOCATION
ASSUMPTION

s 9(2)(b)(ii)



FINANCIAL FEASIBILITY – ASSUMPTIONS

s 9(2)(b)(ii)



PROPOSED HOUSING FORMS & TYPOLOGIES

Note these are indicative only – subject to final design and likely subject to a piled 

foundation



PROPOSED HOUSING FORMS & TYPOLOGIES

Note these are indicative only – subject to final design and likely subject to a piled 

foundation.



DEVELOPMENT AND FUNDING DELIVERY STRUCTURE

s 9(2)(b)(ii)







PROGRAMME FOR DELIVERY

s 9(2)(b)(ii)



RISK MATRIX

TYPICAL 

DEVELOPMENT 

RISK

MITIGATION / MANAGEMENT CURRENT 

RISK

RISK WHEN 

UNCOND.

s 9(2)(b)(ii)
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Background 
Ngāti Rangi and Te Kūmete o Paerangi Limited Partnership (Te Kūmete) 

1. Te Kūmete is a commercial entity set up as part of the Ngāti Rangi (Ohakune based iwi) treaty 
settlement for their historical claim, Rukutia Te Mana. The role of Te Kūmete (refer to Appendix 4 – 
Organisational Structure) is to protect and grow Ngāti Rangi post-treaty settlement funds, as well 
as its commercial assets and opportunities. This includes the Karioi Forest, certain properties within 
Ohakune and surrounds and other commercial ventures to further develop iwi assets. 

Place-based context  

7. Rental demand is high, and supply is low in Ohakune. Rental homes are often cold, damp, and of 
poor quality. Some houses were used for short term tourist accommodation or left empty for various 
reasons.  

8. The population of Ohakune is currently 1,510, where forty four percent of these people are in rental 
proprieties. The most popular number of bedrooms a tenant rents in Ohakune, are 3-bedrooms 
proprieties.  

2. The lack of housing stock has been flagged as inhibiting economic development opportunities within 
the region and adding to the social and health concerns of those impacted. As of March 2024, there 
were 211 applicants on the public housing register for the Ohakune, Taupō region. Seventy five 
percent are reported as Māori (159 persons). 

3. Although the project is not in a Whai Kāinga Whai Oranga priority region it is experiencing a high 
demand for affordable housing with a high proportion of Māori in housing need.  

Key features of the project  
9. Te Kūmete will acquire 10 existing developed lots in Ohakune and build 10 x 3-bedroom houses to 

be used as affordable rentals.  

10. The targeted cohort for this project will be low to medium income whānau, couples with dependents, 
large families, intergenerational whānau or multiple whānau members. Once this project has been 
completed, it will support up to 40 individuals. Please see Annex B which outlines the summarised 
detail of the project.   

11. Tenancy management services will be provided by Ka Uruora, supported by Emerge Aotearoa 
Housing Trust (Emerge). Full wrap around pastoral social support services will be provided to 
whānau by Ka Uruora and Ngāti Rangi with a view to progress the whānau through the housing 
continuum over time, either in place or as part of a wider affordable housing programme.  

12. Ka Uruora was established by Te Kotahitanga o Te Ātiawa Trust and Te Kāhui o Taranaki Trust as 
a collective iwi charitable trust to facilitate and oversee the delivery of services and solutions for iwi 
members. Ka Uruora is one of the four iwi prototype partners.  

4. Ka Uruora services to the project will include financial education, savings, and housing solutions to 
support iwi whānau members to achieve financial independence and improve financial wellbeing.  

5. Emerge are a well-established, experienced, and registered Community Housing Provider (CHP). 
They provide social housing and other housing programmes across NZ. As a CHP they provide 
tenancy management and sustaining tenancy services. 
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Category C  

  
 

Some Alignment – Projects that align to a lesser extent with the intended new 
criteria. These projects may address general housing. These projects must still 
provide clear benefits and show potential for positive impact.  
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Annex C: Masterplans, elevation plans, homes drawings etc. 
 

 

 
 
 

 
 
 
 
 

s 9(2)(b)(ii)
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Annex D: Organisational Structure 
 

 
 



















   
 

Please note that master plans and concept drawings are available upon request for your reference. 
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Annex C - Project Profile Summaries  

  







   

Please note that master plans and concept drawings are available upon request for your reference. 
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Out of Scope



   

Please note that master plans and concept drawings are available upon request for your reference. 
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Out of Scope







   

Please note that master plans and concept drawings are available upon request for your reference. 
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Out of Scope



   

Please note that master plans and concept drawings are available upon request for your reference. 
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Out of Scope



   

Please note that master plans and concept drawings are available upon request for your reference. 
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Out of Scope



   

Please note that master plans and concept drawings are available upon request for your reference. 
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Out of Scope



   
 

Please note that master plans and concept drawings are available upon request for your reference. 
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Annex C - Whai Kāinga Whai Oranga Affordable Housing Benchmarks 

 

Out of Scope
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