






From: Tony Chandler [mailto:Tony.Chandler@hud.govt.nz] 
Sent: Friday, 4 December 2020 4:03 PM
To: Susan Jacobs <Susan.Jacobs@parliament.g vt.nz>
Cc: Mel Rae <Mel.Rae@hud.govt.nz>; Tim Bradley <Tim.Bradley@hud.govt.nz>
Subject: RM reform - some additiona  points to raise with the Minister
 
Hi Susan, please see some additional comments below that we would like to bring to the
Minister’s attention.

Thanks for a l you  help this week, hope you have a relaxing weekend!

Ch ers,

Tony

Key points that HUD would like to raise

In our Ai e-memoir  [AMI20/21110409] submitted 30 November, we noted that some aspects
of the proposed NBA Purpose were still being refined at the time of writing.
 
In addition to the matters raised in our AM, we wish to raise two key points in relation to the
NBA Pur ose which we believe have the potential to 

 These are:
 

 

Out of Scope

s 9(2)(f)(iv)

s 9(2)(f)(iv)
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Further changes have been added to the paper
 
We understand that MfE has made some s all but significant changes to the paper based on
further discussions with Minister Parker and following the meeting that took place yesterday
with the Māori collective. These hanges are:

-          Purpose statement - th  the Ministerial Oversight Group be explicitly empowered to
explore options a d instruct PCO to dra t alternative versions of the purpose and
supporting pro ision . This is becaus  getting the detail right is critical to ensure reform
appropriately enables development within environmental limits as intended.

 
We also note that MfE will be making some additional changes to the document aimed at
reducing its length and complexity ahead of Monday’s lodgement.
 
 
TONY CHANDLER
Principal Policy Advis r, Market and System Settings
Housing an  Urban Settings Policy Branch                                            
Ministry of Hou ing and Urban Development
 
tony.chandler@hud.govt.nz |   | +64 9 953 6417

uckland Po icy Office (APO), Level 6, 45 Queen Street Auckalnd, New Zealand

 

s 9(2)(f)(iv)
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 IN CONFIDENCE – AMI20/21120415 1 

 

 
Aide-memoire  
 

Renter and Landlord Experience and Intentions during and after COV D 
Alert Level 4 – final survey results 
For: Hon. Poto Williams, Associate Minister of Housing (Public Housing) 

Copies to: Hon. Dr. Megan Woods, Minister of Housing 

Date: 17 December 2020 Security level: In Confidence 

Priority: Medium Report number: AMI20/21120415 

Purpose  
1. This aide memoire provides the summary of findings from the inal of three pulse surveys 

regarding renter and landlord experience and intentions related to COVID-19.  

Background  
2. The Ministry of Housing and Urban Development (HUD) commissioned Colmar Brunton to 

undertake pulse surveys of 2000 renters and 700 land ords across Aotearoa New Zealand at 
three different points in 2020: April, June and November. The aim was to provide real time 
rental market data to policy managers across HUD and other agencies to support decision-
making.  

3. A cohort methodology was utilised so that the same respondents were contacted for each 
survey. This enabled us to track the same renters and landlords over time. For the final 
survey in November, all those who had completed the first survey in April were recontacted, 
rather than just those who completed the first and second surveys. This enables a direct 
comparison between the first and final survey. 

4. The aide memoire and topline reports for the first (see Annexes C – E) and second surveys 
(see Ann xes F – H) have also been appended for your information. 

Initial findings from the final survey results 
5. Our initial considerat on of the findings from the final survey suggests that both renters and 

landlords carry on with a more positive outlook about their financial situation. This positivity 
was previous y seen in the second survey where both renters and landlords were more 
positive about their financial situation during June compared with the earlier survey in April.  

6. The ollowing bullet points are the key highlights drawn from the final renter and landlord 
surveys (see Annexes A and B). The variation1 from the first survey is included wherever 
applicable. 

• The current impact of COVID-19 on both renters’ and landlords’ financial situation has 
reduced since April, although one quarter (25%) of renters and one third of landlords 

 
1 The variation is based on renters and landlords who took part in both the first and final surveys. 
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IN CONFIDENCE – AMI20/21120415 2 

continue to be affected. For those affected, four in ten renters (40%) and landlords 
(42%) have lost at least half of their income. 

• Two in ten (20%) renters are struggling more with paying their rent than they were in the 
months before the first lockdown2; however, this has dropped 10 percentage points 
since April. For those who are struggling, over half (57%) report this is because their 
income has reduced. 

• Fewer renters now feel they will need Government financial support over the next few 
months to pay their rent (down nine percentage points to 14%). Landlords’ concerns 
about their tenants’ ability to pay rent has almost halved since the first lockdown3. 
Around one in ten (9%) landlords currently have tenants behind in their rent paymen s, 
a decrease of two percentage points since the first lockdown.  

• Just under one in twenty renters (4%) report that their landlord h s reduced thei  rent 
since early May, while one in ten (9%) say their landlord has increased their ent. One 
quarter of renters, whose rent has been increased, say the increase happened before 
the rent freeze ended on 26 September. In comparison, just under one in ten (9%) 
landlords reduced rent since the first lockdown4. The same proportion in reased rent 
over this period. Around a quarter of landlords (27%) who increased rent did so before 
26 September and with existing tenants – this equa es to 2% of all landlords. 

• Fifteen percent of renters are actively looking to buy their own home in the next 12 
months (up three percentage points from 12%). Renters who ha e stopped actively 
looking to buy most commonly cite their reasons as rising prices, or they have since 
bought a home. Renters who were not actively looking in April but now are say they 
want to buy before house prices rise even further, or lowering interest rates have 
encouraged them to look. 

• Around one in ten (11%) landlords have sold rental prope ty since the first lockdown 
ended, mostly due to the need to secure finance as their own financial situation is less 
certain. One in four (26%) landlords are now considering or plan to sell their rental(s). 
Landlords, who were not considering selling before the first lockdown but who are now 
considering it, also say t is because of the need to secure finance, in addition to house 
price inflation. 

Next steps 
7. The attached summary reports were provided by Colmar Brunton as part of the contract. 

HUD Research and Insights have access to the raw data and will be undertaking further 
comprehensive analyses of the data. It is anticipated a full report will be available in April 
2021. 

8. A communications and engagement plan will be developed to support the proactive public 
release of the topline report in the week of 11 January 2021. This will be developed in 
disc ssion with the Minister’s Office. 

Annexes  
9. Annex A: A longitudinal survey of renters to explore the impact of COVID-19: Wave 3 topline 

results 
10. Annex B: A longitudinal survey of landlords to explore the impact of COVID-19: Wave 3 

topline results 
11. Annex C: AMI19/20050299 Renter and Landlord Level 4 Experience and Intentions Survey 

Results 

 
2 From 11:59pm on 25 March to 11:59pm on 13 May 2020. 
3 Ibid. 
4 Ibid. 
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IN CONFIDENCE – AMI20/21120415 3 

12. Annex D: A survey of renters during lockdown: Topline results 
13. Annex E: A survey of landlords during lockdown: Topline results 
14. Annex F: AMI19/20060346 Renter and Landlord Experience and Intentions Second Survey 

results 
15. Annex G: A survey of renters after lockdown: Wave 2 topline results 
16. Annex H: A survey of landlords after lockdown: Wave 2 topline results 
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 In confidence - BRF20/21120823 1 

 
Briefing  
 

Urban development work programme – progress to date, 
implementation, and areas for future focus 
For: Hon Dr Megan Woods, Minister of Housing 

Date: 18 December 2020 Security level: In Confidence 

Priority: Medium Report number: BRF20/21 20823 

Purpose 
1. To provide you with background and context of the urban development work programme and a 

number of initiatives that have been put in place over the last three years. It also provides 
information about upcoming work and options for poten ial further work to improve urban 
development outcomes in Aotearoa New Zealand.  

Executive summary 
2. Substantial progress has been made over the last few years to address structural issues that 

have prevented our urban areas from delivering positive outcomes for people. You have a key 
role to ensure the effective implementation of established initiatives, and to leverage 
momentum with partners and lean into key opportunities to furthe  address barriers to our 
urban centres thriving. These opportunities include participating in the components of the 
resource management reform, and addressing building and construction costs, infrastructure 
funding and financing constraints and unnecessary land use constraints in our urban areas. 

Recommended actions 
3. It is recommended that you: 

1. Note the advice being prepared that will be provided to you in early 2021 
on the following: 

a. The impact of the cost of construction on housing and urban 
de elopment, and potential options available to address this 

b. Infrastructure funding and financing constraints and prioritise 
focus areas 

c. Further advice on identified spatial plan priority areas for Auckland  
d. Other possible land use constraints 
e. Climate Change Commission’s Emissions Reduction Plan and 

what the key implications are for housing and urban development 
f   

 Noted 

2  Agree to discuss the urban work programme with officials in early 2021 Agree/Disagree 

3. Agree to discuss with officials’ potential ministerial arrangements for the 
u ban work programme going forward 

 

 

Agree/Disagree 

s 9(2)(f)(iv)
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 In confidence - BRF20/21120823 2 

4. Agree to forward this paper to other Ministers with an interest in the urban 
development portfolio including: 

a. Associate Ministers of Housing (Public Housing, Māori Housing, 

Homelessness) 
b. Minister for the Environment 
c. Associate Minister for the Environment (NPS-UD) 
d. Minister of Transport 
e. Minister of Infrastructure   
f. Minister for Local Government. Agree/Disagree 

 

   

Helen Potiki 
Deputy Chief Executive, 
Housing and Urban Settings 

..... / ...... / ...... 

 Hon Dr Megan Woods 
Minister of Housing 

..... / ...... / ...... 
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 In confidence - BRF20/21120823 3 

Urban areas are not delivering for people or communities as they should be 
4. Our urban areas are failing to provide people with the most basic opportunities to thrive, 

including warm, dry, secure, and affordable homes with good access to a range of jobs, 
services, amenities and social connections. This is evident in severe and rising housing 
unaffordability, people living in overcrowded homes, homelessness, increasing congestion and 
journey times, limited transport options, rising greenhouse gas emissions, declining natural 
environmental outcomes, and slow productivity growth. 

5. Not enough houses have been built in the right places, at the right prices, and at the right time 
to meet people’s needs, and urban development, including the development of critical 
infrastructure, has not been responsive to population growth, demographic change, and 
changing preferences and needs. 

6. The poor performance of our urban areas is undermining the transformative otential o  our 
cities as places of opportunity and economic dynamism. High housing and living costs are 
contributing to poverty, housing insecurity, and homelessness, which is disproportionately 
impacting Māori and Pasifika, and creating intergenerational inequality  Māori are five times 
more likely to be homeless than Pākehā, make up 36% of public housing tenants (yet comprise 
just under 15% of the general population), and 40% of Māor  and Pasifika live in damp, mouldy 
housing. These problems have spread from our major urban centres to smal er cities like 
Hamilton, Tauranga and Rotorua.  

7. COVID-19 is likely amplifying structural weaknesses in our urban areas  such as the chronic 
undersupply of housing and the ability of councils to fund infrastructure. Further housing and 
urban development both impact and are impacted by climate change. Both the transport and 
building sectors contribute a significant amount of emissions, inc uding emissions from energy 
use and embodied emissions in homes, buildings and infrastructure. Transitioning to net zero 
emissions by 2050 (as required by the Climate Change Response Act 2002) while building the 
additional homes and infrastructure we need is a key challenge.  

8. Additionally, our homes, cities and infras ructure need to adapt to cope with different conditions 
such as more extreme weather events  sea level rise, coastal inundation, flooding, drought, 
and wildfires. There will be soc al and economic changes such as increasing unavailability of 
insurance, changing land values, complexity in lending markets and population pressure from 
climate refugees. 

To address this, a range of initiatives have recently been put in place  
9. The building blocks for change have been put in place with new central government 

institutions, including Te Tūāpapa Kura Kāinga – Ministry of Housing and Urban Development 
(HUD), Kāinga Ora – Homes and Communities (Kāinga Ora) and the New Zealand 
Infrastructure Commission – Te Waihanga, being created to lead system change.  

10. Significan  urban reform work has been delivered in recent years, including: 
a. stablishing urban growth partnerships with local government and iwi, and influencing 

the review of the resource management system 
b. completing the first joint Crown-iwi-local government spatial plans 
c. passing the Infrastructure Funding and Financing Act 2020 
d. developing a shared cross-portfolio understanding of the key challenges and 

opportunities facing our urban areas through the Urban Growth Agenda (UGA)  
e  gazetting the National Policy Statement on Urban Development (NPS-UD)  
f. passing the Urban Development Act 2020, and 
g  developing a Government Policy Statement on Housing and Urban Development. 

11. These initiatives start to set a foundation for a more responsive urban development system that 
can unlock housing supply, encourage the development of well-functioning urban 
environments, and respond to the needs and preferences of our communities. 
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 In confidence - BRF20/21120823 4 

12. Māori and iwi are important as critical partners with the Crown in planning decisions that help 
shape our urban areas (e.g. the Auckland to Hamilton Corridor Plan). The current Crown Māori 
engagements that give effect to the Treaty of Waitangi and the spirit of partnership will deliver 
sustainable outcomes for future generations inclusive of the needs and ambitions of Māori. 

Governance and cross-agency collaboration 

13. The UGA has been governed by a group of Ministers representing the key urban policy related 
portfolios: Urban Development and Environment (as co-chairs), Local Government, Transport, 
Infrastructure and Housing. Ministers have also represented the Crown as part of the Urban 
Growth Partnerships to ensure there are effective and responsive relationships with mana 
whenua and local government represented in each partnership (see paragraph 20 below for 
further detail). 

14. Many of the initiatives, particularly those under the UGA, have utilised cross agency 
governance groups, from Chief Executives through to working level  that ensured alignment, 
continuity and the sharing of lessons where possible. It also provided a mechanism to work 
through competing interests and tensions in a constructive, collaborative forum. The core group 
of agencies for the UGA include the Ministry of Transport (MOT), Ministry for the Environment 
(MFE), The Treasury, Department of Internal Affairs (DIA), and HUD.  

HUD continues to support the effective implementation of these initiatives 
15. We need to ensure the legislative levers and policy tools created are ef ectively implemented. If 

we do this, we will see development increase in our urban areas, as well as increased 
wellbeing for people living there (e.g. through better housing affordability, choice and access). If 
we do not do this well, we risk losing the opportunity to capitalise on these changes and shift 
towards a system that enables urban growth and change. 

National Policy Statement on Urban Development 
16. The National Policy Statement on U ban Development (NPS UD) sets out objectives and 

policies for urban development under the Resource Management Act (RMA). It requires 
councils to plan well for growth and to enable greater int nsification in areas where people 
want to live and that are well-connected to jobs  public transport, community facilities and 
green spaces. 

17. MfE and HUD are jointly responsible for implementing the NPS-UD. Officials are currently 
supporting councils to mplement the polic es through a combination of:  

a. producing publicly available guidance and factsheets 
b. hosting webinars and workshops with council staff  
c. attending meetings with regional groupings of council staff, and more targeted meetings 

with individual councils  
d  supporting and attending public events organised by independent organisations, such as 

the Urban Design Forum.  
18. HUD and MfE plan to supplement this education with a monitoring programme to assess 

whether councils have complied with the policies.  

 

9   
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 In confidence - BRF20/21120823 5 

Urban Growth Partnerships 

20. The Urban Growth Partnerships are a key opportunity to promote the transformation of our 
largest urban areas to become well-functioning urban environments and to agree place-based 
strategies to deliver housing. A lack of strategic alignment is a significant factor affecting the 
provision of the right houses in the right places. The partnerships between the Crown, local 
government, and mana whenua support greater alignment, and are a means to coordinate and 
agree on where and how areas will grow (including where priority investments in housing, 
transport, social and network infrastructure will be focused).  

21. Urban Growth Partnerships provide an integrated approach to planning at the strategic level, 
and the co-ordination of agreed work programmes at a project level to aid the delivery of 
housing, business activities and a wide range of place making infrastructure. They are a critical 
opportunity for Government to enable new urban development through the prioritisation of 
public investment and programmes, and to garner a commitment to deli ery from all partners. 
They also provide an opportunity to help address climate change  including both avoiding 
development in high-risk areas and mitigating emissions via integrated land use and transport 
planning.  

22. Formal partnerships have been established in Auckland, the Hamilton-Auckland Corridor, and 
Tauranga-Western Bay of Plenty, and partnerships are set to be formalised in Wellington-
Horowhenua and Queenstown in 2021.  

23. The partnerships are all at different scales, reflecting the nature of the issues in each area and 
the existing governance arrangements of local partners see summary in Table 1 below). All the 
partnerships seek to establish joint spatial plans and to develop joint programmes of 
transformational initiatives to help drive housing provision, quality urban development and 
responses to climate change. 

Table 1: Urban Growth Partnerships - Typologies 

 
24. Joint spatial plans have now been completed for the Auckland-Hamilton Corridor and the 

Hamilton-Waikato Metropolitan area. Draft joint spatial plans for public consultation are being 
finalised for the Tauranga-Western Bay Sub-Region, Wellington-Horowhenua and Queenstown 
Lakes areas. The Auckland Partnership utilises the existing Auckland (spatial) Plan that was 
developed and published before the partnership was formalised. However, recent work to 
establish spatial priority areas for infrastructure investment is now forcing a debate around the 
need to undertake a refresh of the Auckland Plan to replace it with an updated and aligned joint 
spatial plan.  

25. The Auckland Partnership is a good example of how the partnerships provide constructive 
opportunities to undertake joint work with local government to highlight the key urban 
challenges and opportunities facing our cities. With a joint understanding of these issues, 
potential solutions are starting to emerge (including the use of new infrastructure funding and 

Rele
as

ed
 un

de
r th

e 

Offic
ial

 In
for

mati
on

 A
ct 

19
82



Rele
as

ed
 un

de
r th

e 

Offic
ial

 In
for

mati
on

 A
ct 

19
82



 

 In confidence - BRF20/21120823 7 

29. Officials are also exploring partnership arrangements for the two remaining high growth areas, 
Greater Christchurch and the Northland-Auckland Corridor. Advice will be forthcoming in the 
first half of 2021 on these areas. 

30. Thirdly, there will be opportunities to influence the development of joint spatial plans that seek 
to provide manage growth and respond to housing needs in our large urban areas. Three joint 
spatial plans currently in draft form will be finalised for public consultation in the new year. 
These include the joint plans for Tauranga-Western Bay, Wellington-Horowhenua, and 
Queenstown.  

Urban Development Act 2020 
31. The Urban Development Act 2020 (UD Act) provides a way to progress large-scale and 

transformative development projects. These types of projects have typically struggled because 
there are not the tools, coordination and certainty required by Kāinga Ora, Māori and iw , local 
government, landowners, private developers, investors and central agencies to plan and 
deliver them. Often, they experience fragmented decision-making and costly delays  which 
constrains the supply of much-needed housing and infrastructure  

32. The key feature of the UD Act is a streamlined process to progress a new type of urban 
development project, a specified development project (SDP)  When doing an SDP, Kāinga Ora 
and its partners have access to a toolkit of powers designed to overcome barriers to 
development such as fragmented land parcels, uncoordinated decision making processes, 
poor and ageing infrastructure, and restrictive planning  

33. The SDP process enables all the key planning, funding and infrastructure decisions to be 
sorted upfront so that Kāinga Ora and its partners can get on with delivery quicker. It also 
provides a way for them to support Māori aspirations in urban development and enable 
community input into the SDP. 

34. HUD has been working closely with Kāinga O a while they are designing the internal processes 
to operationalise the SDP process. This includes making an application form available on the 
Kāinga Ora website and getting ready fo  the first applications. You and the Minister of Finance 
can also direct Kāinga Ora to assess a project as a potential SDP. 

Progressing this work programme 
35. HUD and Kāinga Ora have been talking to a ange of councils and other interested parties 

about potential SDP proje ts in their areas  While discussions are in their early days, it is clear 
these parties can see benef ts in the alignment and powers provided by the SDP process. 
Many of these discussions have stemmed from the Urban Growth Partnerships, and we expect 
these partnerships will largely be he genes s for SDPs. 

36.

Infrastructure Funding and Financing Act 2020 
37. Local cou cils are responsible for providing water, roading and community infrastructure to 

support housing but often face financing constraints. This means infrastructure to support 
housing is often delivered on a ‘just in time’ basis or postponed – which delays the construction 
o  new houses. 

38. The Infrastructure Funding and Financing Act 2020 (IFF Act) established a new funding and 
financing model to enable private capital to support the provision of new infrastructure for 
housing and urban development. HUD is responsible for administering the Act and has also 
been appointed to the roles of “recommender” and “monitor” established by the IFF Act. 

s 9(2)(f)(iv)
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39. The IFF Act provides opportunities for local councils, Māori and iwi, and developers to partner 
and deliver infrastructure, free of the council’s debt limits or from charging high upfront costs to 
developers. This will enable the development of infrastructure to support new housing to occur 
sooner than would otherwise be the case. 

Progressing this work programme 
40. HUD has been working with the Treasury and Crown Infrastructure Partners (CIP) to establish 

how each party can work together to perform their respective roles and responsibilities. We are 
also thinking about how the legislation could be used to enable a wider range of infrastructure 
projects. 

41. We understand that Minister of Finance, in his role as shareholding Minister, has told CIP that 
he expects at least one IFF levy proposal to be materially progressed by the end of 2021  CIP 
has informed us that this will require a significant amount of due diligence and other wo k in the 
first quarter of 2021 to identify potential projects that could meet that timeframe. 

42. HUD has also been talking to several local councils and other interested parties about how 
they could use the IFF Act. As with the UD Act, the discussions have largely been brought 
about by our work with councils as part of the Urban Growth Partnerships. 

UGA baseline monitoring 
43. To better understand the progress and impact of the UGA since its inception in 2017, officials 

developed the following products: 
a. Performance Framework: an outline of the programme logic that can be used as the 

base for any assessment of the programme.  
b. Evidence Strategy: the approach to be taken for assessing the programme, including 

identifying data sets and methods. 
c. Baseline Report: a point in time review of the UGA from which future progress can be 

measured. 
44. This information helps us to understand how the UGA i itiatives track against its objectives and 

inform decisions about the focus for uture work. There is an opportunity for ongoing work to be 
monitored and reviewed in an integrated way, while also developing a more detailed coherent 
evidence base regarding u ban growth and development in Aotearoa. 

45. Developing the baseline report highlighted the connections across the existing programme and 
the importance of an integrated approach to urban growth and development. It also 
emphasised our current lack of access to regularly updated and relevant data, including data 
aggregated to the right spatial level for monitoring the impact of the programme on specific 
growth areas  

Opportunities to further progress the urban development work programme 
46. While we have made substantial progress, we need to maintain momentum. We need to 

continue to take a cross-portfolio approach to ensure the effective implementation of current 
initiatives under the UGA and the delivery of further urban development work across agencies 
that focuses on remov ng undue constraints on urban development and leveraging the 
government’s investment role to improve outcomes for urban areas. 

47. The opportunities fo  further work programmes are provided below, and in Annex A. The 
consideration nd integration of the climate change outcomes we are seeking to achieve will be 
critical to achieving resilient urban areas that can make the transition to a low carbon economy. 
Further  any future work programme should also ensure national level settings and policy 
consider place, as well as considering place-based targeted interventions.  

Involvement in the Resource Management Act reform 
48. HUD is actively involved in the resource management reforms to ensure the proposed new 

system better recognises the built environment and improves housing and urban outcomes. 
Reforming the resource management system provides one of the most important opportunities 
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to enhance intergenerational wellbeing by making it easier and less costly to develop housing 
and other urban amenities.  

49. Cabinet recently agreed to comprehensively reform the resource management system, 
focusing on three proposed new acts [CAB-20-MIN-0522]:  

a. the Natural and Built Environment Act (NBA) 
b. the Strategic Planning Act (SPA)  
c. the Managed Retreat and Climate Change Adaptation Act (CAA).  

50. Cabinet also made high-level decisions on the proposed approach to the reform, including 
delegating detailed decisions to a Ministerial Oversight Group (of which you are a member)  
HUD has a role in influencing this reform as part of cross-agency advice   

51. The NBA is proposed to set the legal framework for the management of Aotearoa New 
Zealand’s natural resources within the built and natural environment. The NBA will have a 
significant impact on housing and urban development by influencing what kinds of activities can 
take place where, and under what conditions.  

52. The agreed approach has an initial focus on establishing the high-level system architecture 
first, beginning with in-principle NBA policy decisions on the purpose and supporting provisions 
of the NBA, the National Planning Framework and requirement for a single p anning document 
for each region (provisionally called Natural and Built Environment Plans)  

53. The SPA is proposed to embed a strategic and long-term approach to planning for land use 
and the coastal marine area, including identification of areas suitable for development, areas to 
protect or enhance, social and network infrastructure needs, and vulnerability to climate 
change and natural hazards.  

54. The CAA is proposed to address the complex legal and technical issues associated with 
managed retreat, where it is required for climate chang  adaptation or reducing risks from 
associated natural hazards. 

You will have a significant opportunity to shape the reforms 

55. You will have a key role as a member of the Ministerial Oversight Group (MOG), ensuring that 
the reforms build on existing work, such as the recent NPS-UD, to develop a more effective 
and responsive planning system. 

56. The purpose section of the NBA is particularly important to get right as it will set the tone and 
parameters for the who e resourc  management system,  

 
 

 
 

 
57.  While the government structure for the SPA is still being developed, we anticipate a strong role 

for HUD in co-leading with MfE to develop the policy and ensure alignment with the NBA and 
HUD’s existing urban work programmes. For example, HUD will look to leverage existing work, 
capabilities and relationships developed under the current Urban Growth Partnerships to 
ensure the reforms facilitate more efficient land and development markets, improve housing 
supply, a fordability and choice, and progress climate change mitigation and adaptation action. 

58. We note however, that while foundational, the resource management reforms cannot achieve 
the government’s broader housing and urban objectives alone. It is critical that we continue to 
take opportunities to progress work that will complement the reforms and reduce wider barriers 
that could prevent the reforms having their full impact. Changes to the resource management 
system will also require significant consequential amendments to key urban development 
legislation, particularly the UD Act which has many cross-references to the RMA. 
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Investigating ways to address high building and construction costs 
59. The cost of building and construction is an essential component of housing affordability and 

ensuring we can deliver affordable homes for all New Zealanders. Building costs affect the cost 
of new housing and demand for new homes, which affects the overall supply of new housing 
and the cost of housing in a place. This has subsequent consequences for increasing pressure 
on local rental markets. 

60. Construction costs have increased faster than incomes over time and have been increasing 
faster than inflation over the last nine years. Cost of new housing (excluding land) has risen 
45% since Q4 2011 versus 11% for CPI overall. This poses challenges in regional centres 
where the cost of new builds is greater than the price it can be sold for (higher than the price of 
existing properties), effectively preventing new development. We also see steadily increasing 
costs and cost blowouts for large scale projects. This has significant implications for direct 
government investment in urban development.  

Progressing this work programme 

61.  
 

 
 

  
62.  

 

Addressing infrastructure funding and financing constraints 
63. For decades central and local government hav  struggled to keep up with and provide the 

infrastructure for growth and change in our largest urban areas, including general maintenance, 
resulting in a legacy of underinvestment. Many councils are close to their maximum debt limits, 
preventing them from borrowing more in response to demand  Even if councils were able to 
borrow more, they would still face pressure from existing ratepayers to limit rate increases or 
lower rates, particularly in light of the impacts of COVID- 9. This has meant that we have areas 
where growth is not able to prog ess under current settings because councils are unable to 
meet the costs of infrastructure.  

64.  
 

 
 

 
   

65. HUD will work with key agencies (such as Treasury, DIA, MOT and the Infrastructure 
Commission) to further explore these issues and prioritise where we want to focus in the short, 
medium and long term, including considering institutional settings and constraints. This means 
considering not just whether we have the right funding tools, but whether councils have 
sufficient political incentiv s to use to the tools.  

Address unnecessary land use constraints 
66. There are a number of constraints on land that can affect the development and redevelopment 

of our urban areas, impacting the ability for cities to change and grow and needed.  
 

 
 

 These have the 
potential undermine the effectiveness of both resource management plans and the NPS-UD by 
preventing the uptake of development capacity.  

67.  
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68.  
 

 
69.  

 
 

  

Climate change is also an important consideration for urban development 
70. The Climate Change Commission will be preparing a series of emissions budgets to act as 

stepping-stones towards Aotearoa New Zealand’s emissions target of net zero emissions of all 
greenhouse gases (except biogenic methane) by 2050, with additional targets r methane. 
The first draft budgets are to be released in February 2021 and set by the Government by the 
end of 2021. The Minister for Climate Change is responsible for an Emissions Reduction Plan 
(ERP) that responds to the emissions budgets.  

 
 

 
 

  
71. A National Climate Change Risk Assessment was released n 2020, setting out the risks 

Aotearoa New Zealand faces from climate change. In response, a National Adaptation Plan 
(NAP) must be adopted by August 2022, setting out the Government’s objectives for adapting 
to the effects of climate change and proposals for mee ing those objectives.  

 
 

 We will p ovide advice to you on the objectives and 
outcomes of this work by March 2021.  

Next steps 
72. We seek to discuss the work progr mme with you, and your priorities for urban development 

following consideration of the opportunities outlined in this briefing. 
73. Officials will begin to develop advice for you in early 2021, as listed throughout this briefing. 

The priori ies you discuss with officials early in 2021 will help to shape and focus these advice 
streams  

74.  
 

 
 

Annexes 
75. Annex A: Summary of the five areas for opportunity for the urban development programme
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Briefing  
 

Progressing Build-to-Rent  
For: Hon Dr Megan Woods, Minister of Housing 

Date: 22 December 2020 Security level: Budget - Sensitive 

Priority: Medium Report number: BRF20/21120827 

Purpose 
1. This briefing provides advice on Build-to-Rent (BTR), recommending a suite of actions to 

incentivise and support its development in New Zealand  
 

 

Executive summary 
2. Supporting Build-to-Rent (BTR) would help increase the supply of rental housing serving the 

‘intermediate housing market’ — broadly the large group of people who do not qualify for public 
housing but who may not be able to afford to purchase a home. Many of these people in New 
Zealand will be in receipt of the Accommodation Supplement (AS). 

3. More supply in both commercial a d submarket BTR would help increase overall housing 
supply, bring down rents and housing costs, reduce the housing register, and improve overall 
wellbeing. It could also attract more institutional capita  towards the construction of new housing 
supply, and re-direct investment away from the trading of existing investment properties. 

4. Market soundings show that BTR is beginning to be developed, but typically in Auckland and 
not at the scale it could be. Developers and housing providers are interested in delivering BTR 
at sub-market market ra s – potentially in exchange for government inducements. However, 
there are several const aints to widespread development of BTR. 

5. We recommend pursuing a range of options to address constraints on sector growth, including: 
•  

 

  
 

  
6.  

  
7.  

 
 
 
 

 

  

9(2)(ba)(i)

9(2)(f)(iv)

9(2)(f)(iv)

9(2)(f)(iv)
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Recommended actions 
8. It is recommended that you: 

 

  

Helen Potiki 
DCE, Housing and Urban Settings 

….. / ...... / ...... 

 Hon Minister Woods 
Minister of Housing 

..... / ...... / ...... 
 

  

a. Agree to support BTR development using the proposed funding and 
financing package to increase housing supply and improve affordability Agree/Disagree 

b. Agree to expand the Land for Housing programme mandate to allow 
for submarket BTR as part of a flexible range of affordable housing 
options 

  
Agree/Disagree 

c.  
 

 Agree/Disag ee 

d. 
 

Agree/Disagree 

e.  
 

 Noted 

f. Note that if you agree to these recommendations, we will provide 
further advice in February Noted  

9(2)(f)(iv)

9(2)(f)(iv)

9(2)(f)(iv)
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Background 
9. Increasing the supply of rental stock, and Build-to-Rent (BTR) housing specifically, has been 

raised as one of several interventions that could help increase housing supply overall, and 
support positive housing outcomes for renters. 

10. BTR typically refers to purpose-built, professionally managed rentals. In mature markets, BTR 
can provide similar benefits to homeownership such as longer-term tenure, improved rental 
housing quality, greater autonomy to make minor amendments or own pets, and more 
responsive property management and tenant services. An emerging definition of BTR and its 
most common features include: 
• 50+ housing units purpose-built as rentals and held as long-term assets 

• Unified property ownership and asset management 
• Security of rental tenure  
• Professionally-managed tenancy services 
• Certainty about rent for the length of the tenancy, including the basis of any increase.  

11. Public housing is a form of BTR, and so central government  through Kāinga Ora, is already 
New Zealand’s largest BTR provider. However, there are two further categories of BTR which 
are common features of many overseas housing systems  but which are only emergent in New 
Zealand. These are: 

• Commercial BTR —  i.e. rental housing held as long-term assets provided at market rents, 
and typically financed by institutional capi al (including iwi, pension funds and retail funds) 
in pursuit of stable, competitive returns. To be market attractive, these BTR offerings usually 
offer higher amenity and service provisions, and are ocated near transport hubs, 
employment, and schools. They tend toward the median-to-upper rent quartile. 

• Sub-market BTR — i.e. rental housing provided at discounted rents, targeting certain 
cohorts (including key workers etc ), often owned by NGOs and financed by philanthropic 
and/or public capital. 

12. In practice there is a blurred distinction between these two BTR categories, but both are useful 
for increasing the supply of rental housing serving what is described as the ‘intermediate 
housing market’ — broadly the large group of people who do not qualify for public housing but 
who may not be able to af ord to purchase a home. Many of these people in New Zealand will 
be in receipt of the Accommodation Supplement (AS). 

There is a role for government in providing and supporting BTR in New Zealand 
13. The int rmediate housing market has been identified as a gap in New Zealand’s housing 

system  The absence of a good supply of high-quality, well-located, and well-managed rental 
prop ties offering secure tenure at affordable (either market or sub-market) rents helps explain 
many of the poor outcomes experience by New Zealand renters, including the growing public 
housing register. More supply in both BTR categories, alongside more public housing and new 
supply for first home buyers, would help increase overall housing supply, bring down rents and 
housing costs, redu e the housing register, and improve overall wellbeing.  

14. A growing BTR sector also provides an opportunity to both a) attract more institutional capital 
towards the construction of new housing supply, and b) re-direct investment away from the 
trading of existing investment properties (i.e. by ‘mum and dad investors’) towards new-build, 
high quality rental supply (e.g. through the growth of BTR retail funds). 

15. As we ave recently discussed with you, 
 
 
 
 

9(2)(f)(iv), 9(2)(g)(i)
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16. For these reasons we consider there is a clear role for government in supporting the growth of 
both commercial and sub-market BTR. For commercial BTR, support could come in the form 
of removing regulatory and other barriers, and de-risking development through favourable 
access to Crown or Kāinga Ora land or other measures (similar to how KiwiBuild is currently 
supported). For sub-market BTR, the above support may also (but not always) need to be 
complemented with mechanisms for providing an explicit subsidy. These options are outlined 
in more detail below. 

There are constraints on New Zealand’s BTR market  
17. We have held discussions and undertaken market soundings with deve opers, Kāinga Ora and 

sector experts. This has revealed that:  
• BTR is beginning to be developed by the market but typically in Auckland (including on 

Kāinga Ora land) and mostly at market rents. Overall, the sector is still small-scale relative 
to its potential contribution. A stocktake of known developments is provided in Annex A.   

• Some developers and housing providers are interested in delivering BTR at sub-market or 
affordable market rates, including outside of Auckland – potentially in exchange for 
inducements such as deferred settlement on land or access to a p peline of land at scale. 

• There are several constraints to the widespread development of BTR, particularly in areas 
outside of Auckland where the investment economics are more challenging. 

18. The key constraints to BTR development, as identified through our discussions with Kāinga Ora 
and the sector, are:  
• Securing suitable parcels of land at an affordable price, given the need for an at-scale 

pipeline (c.500-1000+ units) to attract institutional investment. 
• Achieving a competitive isk-adjusted return compared to other property investment 

opportunities, reducing investment appetite  and limiting access to banks and non-bank 
debt funding. 

• The absence of depreciation on reside tial property (particularly multi-unit development), 
which was highlighted by Kāinga Ora and private developers as a key constraint.   

• Overseas Investment Act regulatory settings and transaction costs, which have a cooling 
effect on insti utional BTR investment rom offshore. 

• GST settings (BTR developers cannot currently claim GST on land and construction costs 
because ren al accommodation is exempt from GST). 

• ew stable government funding sources to support subsidies for a sub-market (discounted) 
BTR provision. 

• Concerns about infrastructure, planning and construction costs and barriers, which are 
shared by the development sector as a whole.  

We recommend pursuing a range of options for facilitating growth in BTR  
19. We recommend pursuing a range of options to address the above constraints on sector growth. 

Specifically, we recommend actions in the following categories: 
 Use the proposed funding and finance package to support BTR 
 Add ess identified barriers to greater market provision of BTR 
  
  

20. These actions are outlined in more detail below. 

9(2)(f)(iv), 9(2)(g)(i)

9(2)(f)(iv)
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Use the proposed funding and financing package to support BTR 

21.  
 

 
  

 
 
 
 
 
 
 
 

  
  

 
 

  
 

Address identified barriers to greater market p ovision of BTR 

22.  
 
 
 
 

 
23.  

 
 

 
24.  

 

  
 
 
 

 
  

 
 

  
 

 
25.  

 
 

 
26. In addition, we will investigate further, and keep a watching brief on opportunities to support the 

creation and growth of retail investment products for BTR, to complement institutional 

9(2)(f)(iv)
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investment. These could serve a useful role in re-directing investment capital from ‘mums and 
dads’ away from existing stock to the creation of new supply. As the BTR sector grows these 
types of funds may emerge without a need for government intervention. 

 

  
 
 
 
 

 
  

 
 

  
29.  

 
 

30   
 
 
 
 
 
 

  

The role of Community Housing Providers in BTR 

31. CHPs, in particular Māori CHPs and iwi and Māori providers, are likely to have significant 
interest in delivering sub-market re tal and options to support the intermediate housing market 
alongside emerging opportunities for PHO schemes. 

32. CHPs hold significant experience in delivering rental accommodation to those who struggle in 
the private market, currently providing a ound 5,000 sub-market rentals.  However, in recent 
years CHPs have turned their focus towards delivering public housing as government funding 
has been availab e for this type of de ivery while it is not available for sub-market rentals. 

33. Without support  CHPs have struggled to effectively cover maintenance, new build costs or 
secure finance for sub-market rentals. Some CHPs have begun to convert their sub-market 
rental portfolios nto public housing. 

34.  
 
 

  
  

 
 

 

 i   f    BTR  
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•  
 

  
 

 

  

  

  
  

37.  
  

 

  
 
 
 
 
 
 
 

39.  
  

  

  

  

    

  

  

  
  

 
  

41.  
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44.  
 
 
 
 

 

 

5   
 
 
 

Consultation 
46. Kāinga Ora has been consulted. Given the timeframes we have not yet shared this advice with 

Treasury.   

Annexes 
Annex A – BTR projects in New Zealand  
Annex B –  A3 on Funding and financing package to increase housing supply and improve 
affordability in the shorter term. 
Annex C –   
Annex D -  
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Annex A: BTR projects in New Zealand 
Development Developer Market

/ 
Subma
rket 

Status Region Government involvement Number 
of units 

Typology price management tenure 

Aroha 
apartments 

Jasmax Market Comple
ted 

Auckland – Mt 
Eden 

None 12 1-3 bdms $575+/$695 /$825+ In hou e 10 year lease 

Hobsonville New Ground 
Capital 

Market Comple
ted 

Auckland - 
Hobsonville 

Crown providing land 55 1-4 bdm $595+ or 2bdm New Ground Living 3-7 years 

Defense 
Housing 

New Ground 
Capital 

Market Comple
ted 

Auckland - 
Whenuapai 

Defence force leases back from 
NGC for 10 years 

49 2-4 bdms Market rate/commercial lease Defence Force N/A 

Modal house Okham Market Comple
ted July 
2020 

Auckland, Mt 
Albert 

None 32  1-2 bdm  $500-$535 for one bedroom $600-
$640 for 2 bdms 

Standard contract Minimum 1 year 

Willis Street The Wellington 
Company 

Market Comple
ted 

Wellington-Te 
Aro 

Wellington City Coumcil h ad-
lease for 15 year  

35 2 bdms $580 indexed to inflation Standard contract N/A 
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Annex C:   
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  T  l l  li l    l    C   i i  
 l     

 B   i    i    i   f r 
 C  i   $3 illi     (i  2023 $  2 % )  T  

l    i  l     f  fi    
i  $10 000   1  C  i  i    (i   ll 6% 

 ) l   $ 50 000 i      

 T   i    i  $37 00  i  2%  l i fl i  
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