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1.

Purpose of report

This report provides an update on the emerging sustainability issues facing
social housing generally and the City Housing operation specifically.
Agreement is sought on:

The timing and scope for a policy review to reassess eligibility, allocation
and rental policies

The high level principles and objectives of the newly developed Wellington
City Housing Asset Strategy.
The future social housing work programme is also outlined.

2.

Executive summary

City Housing provides social housing within the general context of low cost
housing for those most disadvantaged in the housing market.
The affordability of housing has been an issue of concern for some time. These
issues manifest themselves in terms of declining home ownership and cost
challenges within the rental market.
Within the context of general housing affordability issues there is a growing
need for social housing which provides low-cost rental accommodation for those
most disadvantaged in the housing market.
Together Wellington City Council and HNZC own and control more than 97% of
the social housing assets in the city.
Social housing need in Wellington city is projected to grow but there is no
corresponding planned increase to social housing stock.
Housing affordability was a key issue for the Government in the May 2013
budget. A range of reforms were announced affecting land supply, consenting
processes, bank lending and the delivery of social housing.
Prior to these reforms being announced Wellington City Council had already
committed to a work programme to alleviate the various issues facing the
housing market in Wellington.
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This includes:
1.
The development of a Wellington City Housing Strategy – focusing on
increasing the supply of quality affordable housing. This work is to be
reported back by the end of 2013.
2.
Te Mahana: a draft strategy to end homelessness in Wellington by 2020
3.
Report back on the various issues facing the city in its role as a social
housing provider- briefing to Strategy and Policy Committee on 14th
March. This report is to formalise this briefing.
The Wellington City Housing Strategy, to be reported later in the year, will look
primarily at the broader affordable housing issues facing the city. It will include
the issues canvassed in this report but will have a wider more strategic focus
including Council’s role as regulator and facilitator.
This report focuses exclusively on Wellington City Council’s role as a provider of
social housing.
The sustainability of the Council’s social housing activity is an emerging issue.
When the Crown-Wellington City Council social housing partnership was
agreed, the deal looked to secure Council’s social housing activity for the long
term. A number of unforeseen events have conspired to erode the security that
investment offered. While clearly an excellent foundation for the housing
asset’s future the combined impact of a global recession, the Christchurch
earthquakes (with the flow on effect to insurance and construction costs), the
increase to GST (with no compensatory increase to the Crown’s financial
contribution) and some unexpected construction challenges requires a reexamination of the housing business model in the areas of policy, assets,
processes and partnerships.
The Arlington complex upgrade is a manifestation of these sustainability issues
and will be reported separately.
This report provides an update on the refreshed work programme reported to
Councillors in March 2013 and requires Strategy and Policy Committee
approval for:
1.
2.

Policy – bringing forward the review of the social housing eligibility and
rental policies from 2015 to 2013/14
Assets – confirmation of the principles, objectives and work streams as a
result of work completed on the Asset Strategy.

The report also provides high level information on:

the ongoing process improvements being implemented by City Housing to
improve the efficiency and effectiveness of the unit

the other work-streams underway.
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3.

Recommendations

Officers recommend that the Strategy and Policy Committee:
1.

Receive the information

2.

Note the work programme being undertaken to improve the long-term
sustainability of the City Housing operation including the following work
streams:
(a) Policy
(b) Processes
(c) Assets
(d) Partnerships

3.

Note that the Wellington City Housing Strategy will be reported back by
the end of 2013.

4.

Agree to the review of the social housing policy being brought forward to
2013-14 to enable alignment with Government policy changes, improve
the overall financial sustainability of the portfolio and allow any budget
changes to be included in the Annual Plan for 2014/15.

5.

Agree that the social housing policy review will include:
(a) Confirmation of the vision, principles and objectives for social
housing
(b) Eligibility criteria- who should be eligible for entry to Council’s
social housing
(c) Targeting criteria- what priority should different applicant groups
be given
(d) Rental levels- rentals payable by tenants, and options for funding
any subsidy.

6.

Agree that officers should work with relevant Government officials on the
policy review to ensure that the policy is aligned with the Government’s
social housing objectives, the Deed of Grant and that any options around
accessing Government subsidies (Accommodation Supplement/Income
Related Rents) are fully explored.

7.

Agree “Shaping Our Housing Future, Wellington City Housing Asset
Strategy” vision, purpose and principles as follows:
(a) Vision – To ensure the basic housing needs are met for people on
low incomes who face barriers to accessing affordable and
appropriate housing in the private sector and whose needs are not
being met by other social housing providers. To achieve this the
Council will provide:

Safe and secure housing of a good standard

Housing located in communities where people feel safe, have a
sense of belonging and are proud to call home
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Support for Council tenants to improve their quality of life and
to contribute to and benefit from living in Wellington.

(b)

Purpose – to give effect to the Council’s social housing vision by
managing the Council’s housing asset in accordance with the
following Council-approved objectives:

Provide for housing needs not met by other providers

Target low income households with particular needs

Focus City Housing’s service on those most in need of
assistance

Enable and empower people to make changes in their lives

Work in partnership with external agencies to provide services
to tenants

Operate as a successful business while recognising the social
needs of tenants.

(c)

Contextual Principles

Commitment – Wellington City Council is committed to being a
social housing provider at least until 2037. This allows us to
take a long term view about asset management, particularly
when planning new investment

Shared responsibility –City Housing is not solely responsible
for addressing housing need in the city

Priority – Housing assistance will be targeted at those most in
need of assistance

Equity – City Housing will respond to housing need equitably
and efficiently

Positive transition – Housing assistance will be provided for
only as long as it is needed and tenants will be enabled to make
positive changes to their living environment when assistance is
no longer required

Affordability – City Housing will be affordable to those
targeted by its housing policy

Sustainability – the housing operation must be financially
sustainable without additional support from ratepayers.

(d)

Asset related Principles

Location – Housing should be well located i.e. close to public
transportation routes and essential services

Design – Housing should be maintained and renewed to
contemporary, functional design standards in terms of access,
aspect, security, use of space, health and safety, energy
efficiency and use of materials

Stock matched to demand – City Housing should be able to
respond to demand from different sized and type of households

Adaptability – Housing should be capable of responding to the
needs of people with different cultural backgrounds, different
physical abilities etc
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8.

Value retention – The Council’s investment in housing should
retain value over time.

Agree the City Housing Asset Strategy outcomes and 20 year goals as
follows:
Outcome Area

20-Year Goal

1

Housing
Alignment

Wellington city will have the right assets in the right place to deliver its
housing mission

2

Housing Quality

Wellington city’s housing asset will be fit for purpose and deliver
modern levels of amenity

3

Resident
Health and
Wellbeing

The health and wellbeing of residents will be enhanced by the way we
manage Wellington city’s housing asset

4

Sustainability

Our stewardship of the housing asset will enable Wellington city to
keep on providing social housing for the foreseeable future

5

Strong Sector
Partnerships

Wellington city will be part of a vibrant and growing social housing
sector that shares responsibility for social housing need

9.

Note the following City Housing projects that will be reported to Strategy
and Policy Committee in the next 6-12 months;
(a) Arlington Indicative Business Case
(b) Principles of Investment/Divestment in Social Housing
(c) Policy Review
(d) Arlington Business Case

4.

Background

4.1 Housing Affordability
Housing affordability has been an issue in New Zealand for some time. The
Housing Affordability Enquiry completed by the New Zealand Productivity
Commission in 2012 noted the increasing cost of housing, the way it
disproportionately impacts people who are younger, single, have low incomes
and are from an ethnic background other than New Zealand European.
Housing affordability has led to increased demand for rental accommodation
and pressure on social housing.
Wellington (along with Queenstown Lakes District and Auckland) experienced
more increases where there were already expensive homes.
Within the context of general housing affordability issues there is a growing
need for social housing which provides rental accommodation for those most
disadvantaged in the housing market.
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Wellington City Council is the largest social housing provider within the city
boundary (2238 units) with Housing New Zealand Corporation (HNZC) a close
second having around 1900 units. Together Wellington City Council and HNZC
own and control more than 97% of the social housing assets in the city.
Social housing need in Wellington city is projected to grow by around 40% 1 by
2021. Projections estimate that a total of 14,200 households will be in housing
stress by then. Housing stress is defined as households paying more than 30%
of their gross household income in housing costs.
There is no planned increase to social housing stock in this time period. City
Housing is planning to retain approximately its current numbers in line with the
Crown partnership and HNZC is targeting Auckland and Christchurch for
investment. The non-government sector is targeted for growth by the
Government in its recently announced housing reform package.
4.2 Budget announcements 2013
Housing affordability was a key issue for the Government in its May Budget. A
number of Government reforms were included in the Budget reacting to high
housing costs and a desire to “move from a State housing model to a social
housing model” as stated by Hon Dr Nick Smith, Minister of Housing, when he
introduced the Social Housing Reform(Housing Restructuring and Tenancy
Matters Amendment) Bill. The Government’s housing reform programme aims
to tackle land supply, and costs around infrastructure, materials, compliance,
skills and productivity. In the social housing area they are focussed on growing
the social housing sector through support to community housing providers.
Housing affordability was a key issue for the Government in the May 2013
budget. Several reforms were announced including:

Income Related Rent (IRR) subsidies extended to eligible community
housing providers ($26.6 million budgeted over 4 years )

A new regulatory framework to be created

Regular tenancy reviews for all state housing tenants and others receiving
an income–related rent subsidy

Assessment functions to be transferred from HNZC to the Ministry of
Social Development (need for social housing, eligibility, eligibility for
income-related rent, managing applications for social housing, referring
and allocating prospective tenants to HNZC and community housing
providers)

Government intervention to boost land supply through the creation of
special housing areas as part of Housing Accords developed between
central government and local authorities

New rules to control bank lending
These reforms are far reaching and are likely to have a long term impact on
housing in New Zealand including the Council’s provision of social housing.

1

DTZ Wellington City Council – Housing Need August 2009
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They also represent an opportunity for Wellington City Council to advocate for
both its own social housing interests and those of the social housing sector.
4.3
Wellington City Council
Prior to these reforms being announced Wellington City Council was already
committed to undertaking further work that would contribute to its roles as a
social housing provider, as a regulator and as a facilitator of affordable housing
in the city. A Wellington City Housing Strategy for the city is due to be reported
back before the end of 2013. The strategy is focussed on improving the supply
of quality affordable housing in the city
The Strategy and Policy Committee have received a number of briefings and
reports in the last six months including:





a strategic approach to the city/region’s housing market (16 May 2013 SPC
paper)
progress of the Housing Upgrade Project and the current City Housing
business model (14 March 2013)
Te Mahana: a draft strategy to end homelessness in Wellington by 2020
A submission on the Social Housing Reform(Housing Restructuring and
Tenancy Matters Amendment) Bill (20 June 2013)

4.4 City Housing
At the 14th March briefing on the City Housing work programme councillors
were given an update on the Housing Upgrade Programme and advised that a
number of unforeseen events have had an impact on the financial sustainability
of the operation and a potential impact on the programme of works. These
include the increase of GST with no compensatory increase to the Crown’s
financial contribution, the global financial crisis and the flow on increases from
the Christchurch earthquakes and rebuild including a 300% increase in
portfolio insurance costs. There have also been some unexpected construction
challenges as the construction Housing Upgrade Programme is progressed.
As a result of these challenges it was agreed that City Housing would report
back to the Strategy and Policy Committee on the work programme to meet the
sustainability challenge.

5.

Challenges facing City Housing

The partnership with the Crown represents a $220 million dollar Government
investment into capital works to upgrade the portfolio to a modern standard.
Some funding was also provided for the Community Action Programme – a
programme to improve the social cohesion amongst the tenant communities.
The rationale for the Crown partnership was two-fold:
1.

the unique nature of the portfolio – high rise complexes centrally located
that brought a number of earthquake prone and other challenges that
would be unaffordable for ratepayers or current cash flow to afford
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2.

the highly targeted nature of the Council’s eligibility criteria which
effectively replicates the Housing New Zealand targeting regime. If
Wellington city had chosen to divest itself in whole or part from its social
housing because of affordability reasons, the demand for low cost housing
in Wellington would grow by up to 2,200 households

The cash injection for upgrades allowed the Council to meet its obligations
around health and safety and and make a long term commitment to its social
housing operation. However the sustainability challenge is still alive. The
original 2008 work programme was to upgrade between 80-90% of the
portfolio over the next 20 years. Operating cost increases will compromise this
work programme and are likely to result in some trade-offs on cost, quality
and/or bed numbers unless action is taken and solutions found Any changes
will have to be negotiated (once approved) with the Crown to ensure that the
Deed of Grant conditions are maintained.
These challenges are driven by the unexpected cost increases impacting on the
upgrade programme specifically and the operation more generally.
One of the levers available to the Council to manage costs is its policy settings
especially around rentals.

6.

City Housing Work programme

The City Housing Work Programme has been reported to councillors previously.
It is captured in the diagram below and has been developed to meet the
challenges facing City Housing.
City Housing Work programme
Policy

Processes

Assets

Partnerships

Review policy
settings on:

Review of:

Asset Strategy including:





Portfolio Analysis

Crown(maintain and
develop)



Minimum housing
standard



Investment/Divestment
plan



Arlington Business
Case



vision,
principles &
objectives



eligibility



targeting



rental





Tenancy
management
practices
Community
Action
Programme
and
Engagement
Insurance



Development of HUP
2013-23

Review of maintenance
contract and renewal
programme
Maintenance and Renewal
Strategy



MBIE/Treasury
for HUP
programme



HNZC /MSD for
operational
issues

Tenancy and
Community Action
partnerships (review
and expand)
Sector partnerships
and initiatives
Explore the
possibility of public
/private partnerships
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6.1. Policy Review
The emerging issue of sustainability means that City Housing is reassessing the
options to improve the long term viability of the portfolio. Income is obviously
one available lever.
It is estimated that around $8.5 million rental income is foregone annually
because of the current rental policy. With the Government considering the
extension of Income Related Rent(IRR) subsidies to community housing
providers, it is timely for the Council to consider its own rental income.
An indicative assessment of three possible rental subsidy options and their
impact on the Crown, the Council and the tenant household is set out in the
table below.
Policy Setting
Current
(rent set at 70%
of market with a
35% cap on rent
to income)
Rent set at
market
Rent set at 25%
of household
income – WCC
able to access
IRR

Cost to
occupants (98%
of 2252 units

Foregone
Council
Revenue

Accommodation
Supplement
(cost to the
Crown)

Income Related
Rent (cost to the
Crown if
available)

Full market rent
– 2013 rates

$13.8 million

$8.5 million

$7.7 million

$0

$30 million

$16.1 million

$0

$13.9 million

$0

$30 million

$9.2 million

$0

$0

$20.8 million

$30 million

Any policy review would need to be more fine-grained in its analysis than this
simple table. It is clear however that there are some further options available to
the Council other than the status quo. Currently the third option listed is not
available to the Council as income related rent only applies to HNZC with a
suggested expansion to community housing providers. The Government is
currently considering legislation around community social housing provision so
it is useful for the Council to align its own review programme with the reform
package being progressed by the Government.
Any review will include the relevant Crown agencies, tenants and other
stakeholders. It will need to consider both the financial sustainability issues for
the Council and the affordability issues for tenants to ensure that the service is
both sustainable and continues to meet its housing objectives.
It is recommended that this review should take place over the next few months
with a report to be scheduled in time for any budget impacts to be included in
the Annual Plan for 2014/15 once consultation is complete.
6.2. Processes
Tenancy and Community Action Reviews
A review of the tenancy operation is scheduled for the second quarter of
2013/14. This review will look at the current tenancy processes with a view to
further streamlining them for both customer focus and operational efficiency. It
is intended to use other social housing providers in Australasia for
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benchmarking purposes. At the same time the Community Action Programme
will also use bench-marking and qualitative evaluation to assess its impact and
effectiveness.
Insurance Review
The costs to insure the social housing portfolio for full replacement have risen
from $600,000 in 2011 to $1.7 million for 2013/14. This increase was driven by
a combination of the global financial crisis and the Christchurch earthquake.
The ring fencing of City Housing means these increased costs must be absorbed
within the City Housing budgets.
We have done several reviews of insurance options for the social housing
portfolio over the last few years. There is very little willingness to assume risk
in the insurance market and the options for Council housing are limited.
Lowering the cover (i.e. not covering full replacement) was considered as an
option but the cost savings were minimal and not considered acceptable for the
increased risk for Council. For example, for a reduction in cover from $505
million to $350 million the possible cost savings were only $50k.
In addition the Housing Upgrade Project is adding value to its portfolio. It has
increased in value from $410m to $505m replacement value over the last 3
years. This affects insurance costs. Officers will continue to assess insurance
options on an annual basis.
6.3. Assets
The draft City Housing Asset Strategy 2012-32 is appended. It has been
developed to ensure that City Housing asset management programmes are
based on a sound understanding of the Unit’s role and of forces that will shape
demand over the next 20 years. It builds on the Housing Asset Reconfiguration
Strategy (HARS) adopted in 2002. HARS was the Council’s first formal
strategic approach to its housing portfolio. It provides the first long term and
systematic approach to building a sustainable portfolio with a focus on demand
projections, portfolio configuration, minimum amenity levels, fitness for
purpose, tenant needs and sector issues.
The draft strategy articulates the vision, principles and objectives for the
housing asset and proposes five outcome areas and 20 year strategic goals as
follows:
Outcome Area

20-Year Goal

1

Housing Alignment

Wellington city will have the right assets in the right place to deliver
its housing mission

2

Housing Quality

Wellington city’s housing asset will be fit for purpose and deliver
modern levels of amenity

3

Resident Health and Wellbeing

The health and wellbeing of residents will be enhanced by the way
we manage Wellington city’s housing asset
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4

Sustainability

Our stewardship of the housing asset will enable Wellington city to
keep on providing social housing for the foreseeable future

5

Strong Sector Partnerships

Wellington city will be part of a vibrant and growing social housing
sector that shares responsibility for social housing need

City Housing is working with the existing asset management expertise in side
the Council to improve its asset management practices around asset planning
frameworks and lifecycle management, asset information management,
condition and performance assessment, demand and demand management and
capital project decision-making.
The Asset Strategy is the first step in the drive for asset improvement. It has an
ambitious but achievable work programme attached. Associated projects will be
reported back to the Strategy and Policy Committee over the next year. These
decisions will include:
1.
2.

3.

The Investment/Divestment Plan – general approach, principles and
processes.
The Arlington Business Case – the Arlington Complex was originally only
going to be partially upgraded. As further scoping work has been
completed on the site, it is clear that there are larger issues that have not
been budgeted for in the current Housing Upgrade programme. Some
work is underway to develop options for the site. These will be reported
back when the work is completed
Investment in asset management information practices.

6.4. Partnerships
Wellington City Council is developing a broad range of partnerships to inform
the challenge it faces around affordable housing. City Housing has a more
confined role around the provision of social housing. In this operational context
the principal partnership with central Government in the social housing area is
via Treasury who currently monitor the Housing Upgrade Programme grant
funding. The Ministry of Building Innovation and Employment advise the
Government on housing sector issues and City Housing maintains a relationship
with them.
There are a number of initiatives within the Government’s housing reform
programme that offer some opportunities for working more closely together
with government agencies. For example the Housing Warrant of Fitness
announced recently is intended firstly for HNZC stock with the intention that it
will be a requirement for community housing providers accessing income
related rents. The details of how this will be assessed, administered and
enforced will be developed by a multi-agency Rental Housing Standards Forum.
Given the work underway within the City Housing portfolio there is an
opportunity to add value by working together.
City Housing works closely but informally with Housing New Zealand
Corporation at an operational level and with around 80% of tenants receiving
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some benefit support City Housing staff are in regular contact with the Ministry
of Social Development.
The community housing sector in Wellington is small but City Housing
continues to participate and support the sector in a variety of ways.
The current social housing providers within the city largely operate
independently. People with housing needs have to apply to multiple agencies
which may be stressful and difficult to understand and may mask the real level
of housing need. Partnerships with HNZC and third sector providers will
improve the housing options of Wellingtonians.
There are also further opportunities for partnerships with non-housing agencies
that provide support to tenants. There are partnerships with the following
agencies:


Downtown Community Ministry around homelessness issues



two separate health providers operating clinics at Central Park and
Newtown Park complexes



Ministry of Education and Plunket playgroups.

There are also a wide range of services offered through the Community Action
Programme in partnership with community agencies.
City Housing intends to review its social partnership programme. There may
also be some opportunities that fall out of the Wellington City Housing Strategy
that could be included in this review.

7.

Discussion

7.1 Consultation and Engagement
Consultation and engagement is not planned or appropriate at the input asset
strategy level.
WCC Housing Strategy,
Policy, Planning Framework
City Strategy - Wellington
Towards 2040:Smart Capital
Long Term Plan 2012-22
Wellington City Housing Strategy
Housing Policy Review

Public Participation/Engagement –
IAP2 spectrum
Consult.
Consultation completed in 2012 at high
level.
Consult.
Consultation completed at high level and
long term budget.
Involve and Consult.
Consultation will be undertaken once the
draft strategy has been to SPC (end 2013)
Consult.
Consultation will be undertaken with
tenants, stakeholders and public.
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Input work-streams

Asset Strategy


Tenancy Management



Partnership Programme

HUP Projects

Inform.
Summary information provided.
No engagement planned but feedback
sought on practice through annual tenant
survey and benchmarking for best practice.
Inform.
Summary information provided.
Collaborate
At individual partner and sector level.
Collaborate.
Each major project has an individual
engagement plan.

7.2 Financial considerations
The cost of this work programme is within the “business as usual” budget for
City Housing. Any projected budget variances will be reported separately to
Strategy and Policy Committee for stand-alone decisions. These issues include
the policy review, Arlington Business Case and work on the investment
/divestment principles, processes and associated decisions.
7.3 Climate change impacts and considerations
Climate change impacts have not been assessed at this point although some of
the initiatives should have a positive effect in this area.
7.4 Long-term Plan/Annual Plan considerations
Budget impacts are ring-fenced within the City Housing operation. Any changes
will be integrated into the Annual Plan for 2014/15.

8.

Conclusion

City Housing is facing some significant challenges to achieve sustainability for
its social housing role. This report outlines the work programme that is
designed to meet these challenges including the Asset Strategy and associated
work programme and proposes a review of the social housing policy settings to
achieve more sustainable rental streams.
The Government’s Budget 2013 housing announcements offer an opportunity
for the Council to take a proactive role while legislation is being considered
around community and social housing providers.

Contact Officer: Vicki McLaren – Manager, Housing
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SUPPORTING INFORMATION
1) Strategic fit / Strategic outcome
The work programme outlined in this paper supports Council’s overall vision
of Wellington Towards 2040: Smart Capital. The policy supports Council
activities as a social housing provider.
2) LTP/Annual Plan reference and long term financial impact
5.2.5 Housing is part of the Community Support activity in the Annual Plan
2013-14. This programme of work will have financial impacts as different
elements are implemented.
3) Treaty of Waitangi considerations
There are no Treaty of Waitangi implications for the work programme as
outlined. Mana whenua partners will be advised as different work streams
are developed.
4) Decision-making
The decisions in this paper are not significant decisions
5) Consultation
a) General consultation
No consultation on the Asset Strategy but the different work streams will
require consultation as they are progressed
b) Consultation with Maori
No consultation with Maori is required at this stage but the different work
streams will require consultation as they are progressed
6) Legal implications
There are no legal implications of this report.
7) Consistency with existing policy
This report is consistent with current policies. The work streams outlined
within this report are aimed at improving financial sustainability and
operational efficiency and effectiveness.
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1

EXECUTIVE SUMMARY
The aim of the SHAPING OUR HOUSING FUTURE, City Housing Asset
Strategy 2013-2033 is to ensure that City Housing’s asset management
programmes are based on a sound understanding of our housing role and of
the forces that will shape demand for social housing in Wellington over the
next 20 years.
The strategy is divided into five sections:
1.

Outlines the Housing Asset Strategy and explains how it connects to
other planning elements inside and outside the Wellington City
Council.

2.

Contains a discussion on City Housing’s ‘foundation stones’. These
are five documents that set out Wellington City Council’s vision for
housing, its housing policies and asset management procedures.

3.

Provides context and commentary on City Housing’s current asset
performance. It describes where we fit in the social housing market
and discusses emerging social housing trends.

4.

Looks at the challenges City Housing is likely to face over the strategy
period and how these could affect current plans for the housing asset.

5.

Sets out City Housing’s recommended response to these challenges.

Our strategic response is organised around five housing outcome areas,
which are themselves derived from the city’s social housing vision and
policies. Each outcome area has been translated into a long-term goal that
reflects where we hope to be by the end of the 20 year strategy as reflected
below.
Outcome
Area

20-Year Goal

1

Housing
Alignment

Wellington city will have the right assets in the right place to deliver its housing mission

2

Housing
Quality

Wellington city’s housing asset will be fit for purpose and deliver modern levels of amenity

3

Resident
Health and
Wellbeing

The health and wellbeing of residents will be enhanced by the way we manage City Housing’s
asset

4

Sustainability

Our stewardship of the housing asset will enable Wellington city to keep on providing social
housing for the foreseeable future

5

Strong Sector
Partnerships

Wellington city will be part of a vibrant and growing social housing sector that shares
responsibility for social housing need

25/07/2013

1

APPENDIX 1

City Housing Asset Strategy 17 July 2013

For each goal, we have identified four or five 10-year strategic objectives
with priorities for action over the next three years.
These will be
incorporated into City Housing’s one and three year asset management
plans and updated regularly as we chart our progress towards becoming one
of Australasia’s best public housing managers.
Outcome Area 1 : Housing Alignment
Our Goal

10 Year Strategic Objectives

Priorities over the next 3 years

1.1.1 Update data in the housing needs assessment
framework when the 2013 census information is
available and continue to monitor trends

1.1 Ensure that all investment
decisions are based on
robust assessments of
feasibility and housing
need

1.1.2 Finalise City Housing's financial assessment tool
and apply to all upcoming projects by end 2012

1.2 Reposition Wellington
city's housing existing
assets to better meet
current and future housing
demand
City Housing will have
the right assets in the
right place to deliver its
housing mission

1.2.1 Achieve annual Housing Upgrade Programme (HUP)
targets 2013-18

1.3.1 Develop and gain approval for a disposal strategy
that targets poor performing assets by end
December 2013

1.3 Recycle capital tied up in
poorly-matched and
underperforming housing
assets

1.3.2 Initiate disposal programme in 2013/14

1.4.1 Meet all of Wellington city's responsibilities arising
from its social housing agreement with the Crown

1.4 Adjust the size and mix of
Wellington city's housing
portfolio as required to
meet the city's share of
future housing need

25/07/2013

1.4.2 Explore new capital funding and other
opportunities for Wellington city and its housing
partners to grow the quantum of social housing
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Outcome Area 2 : Housing Quality

Our Goal

10-Year Strategic Objectives

2.1 Ensure that Wellington city's housing assets
comply with national and local seismic, fire
safety and other building standards

Priorities
over the next 3 years

2.1.1 Ensure compliance with relevant
national and local statutory
requirements at all times

2.1.2 Achieve planned 5-year seismic
strengthening targets

2.2 Regularly upgrade Wellington city's housing
assets to provide an appropriate level of
contemporary amenity

2.2.1 Introduce the City Housing
Modern Housing Standard by
mid 2013

2.2.2 Continue to implement a lifecycle approach to asset
management by 2013/14

Wellington city's
housing asset will be fit
for purpose and deliver
modern levels of
amenity

2.3.1 Finalise the City Housing
Property Condition Standard by
end 2013
2.3 Ensure that Wellington city's housing assets
are well maintained at all times
2.3.2 Develop and implement minimum
service levels for planned and
responsive maintenance based
on this standard by mid-2013

2.4 Contribute positively to residents’ health and
wellbeing by helping them to reduce heating
and other household costs

25/07/2013
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2.4.1 Develop a strategy by the end of
2013 for improving thermal
comfort and energy efficiency in
all units over the next 7 years.
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Outcome Area 3 : Resident Health and Wellbeing

Our Goal

10-Year Strategic Objectives

Priorities
over the next 3 years

3.1.1 All City Housing sites will be
assessed against CPTED design
guidelines by 2016
3.1 Provide a safe and secure living
environment for all residents

The health and
wellbeing of
residents will
be enhanced
by the way we
manage
Wellington
city's housing
asset

3.2 Empower and enable tenants to
participate in decisions about the future
of Wellington city's housing asset, and
make positive decisions about their own
future housing choices

3.3 Ensure that enough accessible
housing units are available for residents
and priority applicants with age-related
or other disabilities

3.4 Through good asset management,
help tenants to stay part of their chosen
community as they age or their health
circumstances change

25/07/2013
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3.1.2 Continue to improve the
effectiveness of CH's emergency
management procedures by increasing
tenant participation in fire safety and
evacuation exercises, and upgrading
safety systems
3.2.1 Investigate the benefits of positive
incentives for tenants who no longer
need our help to move to other housing
or residential care
3.2.2 In line with City Housing's tenant
participation policy, resident views will
be sought and taken into account when
major asset-related decisions are made
3.3.1 At least 5% of Wellington city's
new build housing will meet national
accessibility criteria
3.3.2 All new-build housing will meet
‘universal design’ standards for new
construction
3.4.1 Modify properties as required,
including helping tenants to apply for
disability modification funding support.
3.4.1 Work with our social services
partners to deliver wrap-around health
and other services for older and other
priority residents
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Outcome Area 4 : Sustainability

Our Goal

10 Year
Strategic Objectives

Priorities
over the next 3 years

4.1 Deliver an operating surplus every
year

4.2 Maximise rental cash flows by keeping
occupancy levels high and tenant
debt low

Our stewardship of the
housing asset will
enable Wellington city
to keep on providing
social housing for the
foreseeable future

4.3 Protect and enhance the investment
value of Wellington city's housing
asset

4.4 Protect and enhance the social
housing value of Wellington city's
housing asset

4.5 Be regarded by our peers as one of
Australasia’s best social housing
asset managers

25/07/2013
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4.1.1 Use the surplus to reduce debt and/or fund
housing renewal activity.
4.2.1

Achieve all asset-related performance
targets in respect of vacant properties –
stretch targets are in place.

4.2.2

Minimise rental arrears and other tenant
liabilities in line with planned targets ––
stretch targets are in place.

4.3.1

Ensure that Wellington city's housing
upgrade and other renewal programmes has
a measurable and positive impact on asset
value over the period.

4.4.1

By end 2013, introduce a 'social return on
investment' measure (SROI) based on
international benchmarks.

4.5.1

City Housing's asset management systems
will reflect Australasian best practice.

4.5.2

Wellington city's procurement processes for
assets will deliver the required standard at
an optimal price.
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Outcome Area 5 : Strong Social Housing Partnerships

Our Goal

10-Year Strategic Objectives

Priorities over the next 3 years

5.1.1 Support the growth aspirations of Wellington city's
social housing partners
5.1 Reduce pressure on Wellington
city's housing assets by helping
other providers to grow their social
housing capacity

5.2 Improve the effectiveness of the
social housing sector by reducing
duplication and promoting greater
role clarity
Wellington city will be
part of a vibrant and
growing social housing
sector that shares
responsibility for
addressing housing need

5.1.2 Provide practical support to social housing partners
through, for instance, skills transfer and asset
management systems support

5.2.1 Liaise with HNZC and other social housing providers
to ensure that changes to City Housing’s assets
complement those planned by other agencies

5.2.2 Initiate discussions with Ministry of Social
Development, HNZC and other social housing
providers with a view to improving access to social
housing by end 2015

5.3 Improve opportunities for social
housing consumers to find
affordable housing in the private
sector

5.3.1 Work in partnership with regional housing providers
to develop housing pathway options for City Housing
tenants

5.4.1 Participate in the development of a Wellington City
Affordable Housing Strategy by 2014
5.4 Take a regional view of social
housing need and how to solve it

5.5 Work with our partners to eliminate
homelessness in Wellington

25/07/2013
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5.4.2 Work with government agencies and other local
authorities in the region, to ensure a comprehensive
assessment of housing need in the wider
Wellington region is undertaken as data from the
2013 census becomes available.

5.5.1 Maintain support for the Downtown Community
Mission, Project Margin and other homelessness
initiatives (refer Te Mahana: a strategy to end
homelessness in Wellington by 2020).
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2.

INTRODUCTION
The aim of SHAPING OUR HOUSING FUTURE, City Housing Asset Strategy
2013-2033 is to ensure that City Housing’s asset management programmes are
based on a sound understanding of our housing role and of the forces that will
shape future demand for social housing in Wellington.

2.1 Why do we need a Housing Asset Strategy?
A Housing Asset Strategy is an essential first step in the strategic asset
management process, which is broadly defined as “….the activity that ensures
the asset base of an organisation is properly aligned to its corporate goals and
objectives.”1 Strategic Asset Management has been adopted by public housing
agencies around the world and is generally regarded as ‘best practice’ when it
comes to longer-term asset planning.
In the Wellington context, a housing asset strategy can help us to answer the
following questions:





What is Wellington city seeking to achieve by owning housing assets?
Why do we own the housing assets that we do?
How effective are our housing assets in addressing housing need?
What adjustments to our asset mix and asset management practices do we
need to make to ensure that City Housing remains an effective social
housing provider over the next 20 years?

2.2 What is in this Housing Asset Strategy?
The strategy consists of five sections.
1.

Outlines the City Housing Asset Strategy and explains how it connects to
other planning elements inside and outside the Wellington City Council.

2.

Contains a discussion on City Housing’s ‘foundation stones’. These four
documents’ set out the Council’s vision for housing, its housing policies,
and current direction in respect of asset management.

3.

Provides context, and includes commentary on City Housing’s current asset
performance, where we fit in the social housing marketplace, and emerging
social housing trends.

4.

Looks at the challenges City Housing is likely to face over the strategy
period, and how these could affect current plans for the housing asset.

5.

Sets out City Housing’s recommended response to these challenges. 22
medium term strategic objectives are proposed, spread over five housing
outcome areas.

1 From RICS Public Sector Asset Management Guidelines, cited in Building on Strong Foundations – A
Framework for Local Authority Asset Management, Department for Communities and Local Government, UK,
February 2008 p8

25/07/2013
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Each of the 10 year objectives includes recommendations on what needs to
happen over the next three years to stay in touch with our long-term goals. The
“priorities for action” will be incorporated into City Housing’s three year and
annual asset management plans and business plan.

2.3 How does the Asset Strategy fit with our other plans?
This strategy is part of an ongoing effort by City Housing to improve the way we
plan and deliver our housing services. We have developed an asset planning
hierarchy that is consistent with Wellington city’s generic strategic planning and
asset management processes, but also ensures that our planning is informed by
what is happening in the wider social housing sector.
The figure below illustrates our thinking on planning for housing. In summary, the
City Housing Asset Strategy sets the scene for detailed three year strategic asset
management plans, which are themselves the basis for detailed annual
implementation plans.

25/07/2013
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3.

WELLINGTON CITY HOUSING VISION AND PURPOSE
In this section we discuss City Housing’s vision and purpose, and how the city’s
housing operation is connected to wider city strategies.

3.1 Foundation Stones
Five Council documents set the platform for this City Housing Asset Strategy:
Wellington Towards 2040: Smart Capital
Wellington Towards 2040: Smart Capital sets out the future for Wellington city – a
vision that builds on the city’s existing strengths – such as its natural beauty,
vibrancy, compactness, close-knit communities and great people.
The strategy outlines a collaborative way of working to achieve a city that is:

People centred – a healthy, vibrant affordable and resilient city

Connected - a city with physical, virtual and social networks that link
people with places, ideas and each other

Eco City – an environmental leader for a clean and green New Zealand

Has a Dynamic Central City that is vibrant, creative innovative and drives
the region’s economy
Achieving this vision is the responsibility of all parts of the Council including City
Housing.
Wellington City Long Term Plan
The Long Term Plan sets out the Council’s long-term vision for Wellington city
over the next ten years, and the supporting plans and budgets to achieve that
vision.
The plan includes broad statements of principle that apply to all Council activities,
as well as explicit targets and performance standards for housing as a discrete
output within the Social and Recreation activity area.
In particular, the latest Long Term Plan (2012-22) restates Wellington City’s
longstanding commitment to “…providing a stable platform from which some
3,500 Wellingtonians can improve their wellbeing and contribute and benefit from
living in Wellington.”2 The Long Term Plan also specifies at a high-level how the
asset should be managed. For instance:







2
3

Priority given to targeted sub-groups
Sub-market rental pricing
Operating surpluses to be ring-fenced for reinvestment in housing
Minimum housing standards aimed at improving energy efficiency and
ensuring that housing is “… of a good standard for modern living”3.
Responsibility for social housing response to be shared with other agencies
Improving community outcomes through good asset management

Ref. Wellington City Council Long Term Plan 2012-22 p84
ibid

25/07/2013
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Policy for Wellington City Council’s Social Housing Service (May 2010)
The document provides a set of policy statements covering both asset and
tenancy management matters. Also included is a more structured vision for the
City Housing business unit, complete with purpose statement, high-level
objectives and principles to guide housing management activity. The policy is
reviewable every five years.

Housing Asset Reconfiguration Strategy (HARS)
This strategy was originally adopted by the Council in 2002, and has been the
conceptual basis for subsequent asset planning to support the Housing Upgrade
Project. HARS was based on the proposition that much of Wellington City
Council’s housing stock was no longer fit for purpose.
Bed-sit accommodation predominated, the smallest of which are too small and
basic to meet modern living requirements but are affordable for single tenants.
In addition, many complexes had significant structural and deferred maintenance
issues that could only be addressed through a comprehensive renewal
programme.
HARS also introduced a more strategic approach to asset planning than
previously used by the Council, including a set of asset-specific principles and
objectives, and the city’s first attempt to define what levels of functionality and fit
out would deliver a Modern Housing Standard.

Deed of Grant (2007)
The Deed of Grant was agreed by the Crown and Wellington City Council in mid2007. The Deed outlines a 20-year housing upgrade programme valued at $400
million, the cost of which (up to $220 million) will be substantially met by the
Crown over the first 10 years. In return, Wellington City Council has committed to
remain in social housing at approximately the same levels until June 2037 and
ring-fence all income from its social housing activity for reinvestment back into
the asset. The Council’s objectives in signing the deed are:




To ensure the long term provision of social housing
To enable the City Housing business unit to provide safe and secure
housing to an appropriate modern standard; and
To ensure the on-going financial sustainability of the social housing
portfolio.

The Housing Upgrade Programme 2008-2029 was developed at the
programme’s initiation. It is a high level project plan that outlines how the
Crown’s contribution will be spent over the first 10 years on upgrading the major
complexes and stand-alone housing.
3.2 Wellington City Council’s Vision for Housing
Wellington city’s overall housing vision is taken from the Long-Term Plan, in
particular the aspiration for Wellingtonians to live in ‘...a ‘people centred city

25/07/2013
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made up healthy, vibrant, affordable and resilient communities, with a strong
sense of identity and ‘place’ 4
The city’s contribution towards these outcomes includes the provision of
‘accessible and affordable services’5 such as housing. Such services are not
Wellington City Council’s responsibility alone however, and the Long Term Plan
makes explicit reference to working in partnership with the Crown and others to
achieve its community outcomes.

3.3 Wellington City Council’s Social Housing Vision
The Council’s social housing vision is closely aligned to its overall housing vision.
The version below is derived from the current Long Term Plan and earlier 2010
housing policy statement.
‘To ensure the basic housing needs are met for people on low incomes who face
barriers to accessing affordable and appropriate housing in the private sector,
and whose needs are not being met by other social housing providers. To
achieve this Council will provide:




safe and secure housing of a good standard
housing located in communities where people feel safe, have a sense of
belonging and are proud to call home
support for Council tenants to improve their quality of life and to contribute
to and benefit from living in Wellington6

3.4 City Housing Role and Purpose
The City Housing’s role and purpose is drawn from the Council’s social housing
vision, and expressed somewhat differently in each of the four foundation
documents. For the purposes of this strategy we have adopted a composite.
The purpose of City Housing is to give effect to the Council’s social housing
vision by managing the Council’s housing asset in accordance with the following
Council-approved objectives7:







Provide for housing needs not met by other providers
Target low-income households with particular needs
Focus City Housing’s service on those most in need of assistance
Enable and empower people, where possible, to make changes in their
lives
Work in partnership with agencies already involved in providing services to
tenants and to avoid duplicating services currently being delivered
Operate as a successful business while recognising the social needs of
tenants8

In addition to these objectives, the foundation documents contain a raft of
principles intended to guide City Housing’s management approach.
Composite from WCC Long Term Plan 2012-22 p7
Ibid p8
6 WCC Long Term Plan 2012-22 p83/4, WCC social housing service policy statement p2/3
7 Originally approved by Council in 2000 and included in the 2011-12 WCH Business Plan
8 Cited in City Housing Business Plan 2011/12
4
5
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Contextual principles
Wellington City Council is committed to
being a social housing provider until at
least 2037. This allows us to take a long
term view about asset management,
particularly when planning new
investment
City Housing is not solely responsible for
addressing housing need in the city
Housing assistance should be targeted at
those most in need of assistance
City Housing will respond to housing
need equitably and efficiently
Housing assistance will be provided only
for as long as it is needed, and tenants
will be enabled to make positive changes
to their living environment when
assistance is no longer required

Commitment

Shared responsibility
Priority
Equity
Positive Transition

Affordability

Wellington City Council housing will be
affordable to those targeted by its
housing policy

Sustainability

The housing operation must be financially
sustainable without additional support
from ratepayers

Asset-related principles
Housing should be well located i.e. close
to public transportation routes and
essential services such as shops, schools
and essential social services
Housing should be maintained and
renewed to contemporary, functional
design standards in terms of access,
aspect, security, use of space, health and
safety, energy efficiency and use of
materials

Location

Design

Stock matched to demand

City Housing should be able to respond
to demand from different sized and type
of households

Adaptability

Housing should be capable of responding
to the needs of people with different
cultural backgrounds, disabled people etc
The Council’s investment in housing
should retain value over time

Value retention

25/07/2013
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4.

CONTEXT
In this section we take a closer look at Wellington city’s housing asset, its history,
and where it fits within the social housing sector and the wider rental housing
marketplace. The city map over the page identifies the spread of City Housing’s
current housing asset.

4.1 A Brief History of Wellington City Council Social
Housing
Wellington City Council has been a social housing provider for more than 50
years, beginning with a modest pensioner housing programme in the 1950’s. The
city’s involvement in housing accelerated during the 1960s and 70s, fuelled by
the availability of low-interest loans from central government for urban renewal
and older peoples housing.
The bulk of Council-owned housing close to the city is compressed into urban
regeneration areas of that era, including Mt Cook, Te Aro and Central Park. The
Council’s high-rise housing was originally intended to cater for working singles
(predominantly male), who were poorly-served by the private rental market at that
time. Adjacent townhouse developments were targeted at low-income working
families.
Most of the city’s pensioner housing stock was also built over this period, funded
by Crown loans and grants that had largely disappeared by the end of the 1970s.
Under an agreement between central and local government, local authorities
were expected to be the nation’s primary providers of housing for low-income
older people, while central government focused on generic affordability-related
housing need.
The results of this agreement can be seen in suburban areas like Johnsonville,
Kilbirnie and Miramar, where the Council owns mixed occupancy and dedicated
pensioner complexes comprising anywhere between 20 and 100 bed-sits. By
contrast, state housing built over the same period was mostly two and three
bedroom housing concentrated in Wellington’s northern suburbs, or in expansion
areas near the city’s original state housing precincts in Newtown, Strathmore and
Miramar.
A third significant contributor to City Housing’s current portfolio is former Council
worker accommodation. In Miramar and Karori, for instance, several small
complexes originally built for city transport workers and their families are now
used for social housing purposes.
There has been very little new housing activity since the late 1970s, so the form
and distribution of Wellington city’s housing units remains substantially based on
Council policies and priorities of the mid 20th century. In particular:
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The housing stock is dominated by bedsits and one bedroom units, which
still make up about 70% of all housing stock
The size and amenity levels of many units are well below modern housing
standards
The distribution of housing stock is largely based on former uses
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City Housing has struggled to build up significant capital reserves to cover
upgrades and maintenance.
This is changing, however, as a result of the Housing Upgrade Programme.

The Crown is contributing $220 million to the programme, in exchange for
Wellington city’s agreement to stay in social housing until at least 2037, and
maintain social housing to approximately the 2007 level of provision. In total, at
least $400 million will be invested in stock upgrades and replacement over a 20
year period.
The current HUP work programme suggests there will be an overall reduction of
about 125 units but a gain of around 119 beds as a result of reconfiguration from
smaller units to larger sized ones.
Table 4.1.1:Housing Upgrade Programme – Portfolio Impacts
Pre–HUP
Configuration

Pre-HUP
units

Pre-HUP
beds

Bedsit
1 bedroom
2 bedroom
3 bedroom
4 bedroom
5 bedroom
6 bedroom
Total
Variance
against
preHUP
configuration

960
715
401
237
30
9
2
2354 units

960
1430
1604
1422
240
90
24
5770 beds

2008
HUP
work
programme units
619
806
430
246
35
8
2
2146 units
-4%

2008
HUP
work
programme –
beds
619
1612
1720
1476
280
80
24
5811 beds
1%

2013
HUP
work
programme –
units*
687
844
405
238
45
7
3
2229 units
-2%

*

These figures assume that when Arlington is upgraded it will be with the same number of beds (800). If this
assumption changes after the business case is considered then there may be an overall portfolio reduction in
bed numbers.

The first 10 years of the Housing Upgrade Programme is focused on earthquake
prone sites (largely the multi-storey blocks). The programme also converts about
28% of all bedsits into one bedroom units, improves insulation, ventilation and
heating and creates spaces more suited for modern living.
While the form and location of new housing to be delivered through the Housing
Upgrade Programme has largely been determined for the first 10 years, there
may be scope to change the mix of housing types, and possibly move into new
communities in later years. There is, however, no likelihood of growing the
portfolio beyond 2007 levels without new funding or changing the business model
through which Wellington city manages its housing assets.
4.2 City Housing Today
In July 2013, Wellington city’s housing asset comprises 2,238 units, of which
1,954 are occupied. Most of the balance has been removed from circulation to
be reconfigured and/or upgraded as part of the Housing Upgrade Programme.
The table below looks at the distribution of housing stock amongst the Capital’s
seven main catchment areas.

25/07/2013
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2013
HUP
work
programme –
beds*
687
1688
1620
1428
360
70
36
5889 beds
2%
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About two thirds of all housing is centrally located in the central or southern
suburbs with another significant concentration in Miramar. In the north, City
Housing’s presence is largely limited to bedsits.
Less than 2% of all City Housing stock contains more than 3 bedrooms, reflecting
Council’s historical focus on older persons and other singles’ housing. The figure
below illustrates choices available to Council housing applicants in each zone.
There are 5 zones and they are used by City Housing for allocation and other
operational purposes.
Fig 4.2.1 Wellington City Council Housing – Portfolio Mix across Zones

City Housing's Portfolio Unit Mix Across Zones - 2013
450

400

350
1 bed
300
2 bed
250
3 bed
200
4 bed
150
5 bed
100
6 bed
50

0
Z1 Miramar, Strathmore

Z2 Newtown, Kilbirnie,
Berhampore

Z3 Mt Cook, Brooklyn,
Mt Victoria

Z4 Karori, Wilton

Z5 Johnsonville

This same assessment has been done on catchment areas that are
smaller more geographically defined. Most of the analysis in this Asset
Strategy has been done on the smaller catchment areas. Over time it is
intended to line up the analysis so that the existing zones are used for all
purposes.
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4.2.3 Wellington City Council Housing by Bedroom and Location

Wellington City Council Housing
By bedroom and location May 2012
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City Housing zones and property locations
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Financial Performance
City Housing income and expenditure is ring-fenced. As part of the partnership
with the Crown all income streams (primarily rent) must be spent within the
housing activity. The 30 year Housing Upgrade Programme relies on any surplus
being reinvested back into the programme to deliver the long term benefits.
Currently the rental policy sets rentals at 70% of market rent with an additional
rent relief provision that sets an affordable rent relief limit at 35% of net
household income – not including the disability allowance, tax and after
Accommodation Supplement has been received. In addition there are no rent
increases for tenants over the age of 80 years.
In effect all tenants will be paying 70% of market or 35% of net household
income, whichever is lower.
This results in a current rental stream of around $16.5 million per annum. While
this is delivering reasonable surpluses, it is clear that the overall position in the
long run will not upgrade all properties. The original plan was that 80% of
properties would be upgraded. Depending on a range of decisions around both
income and expenditure this may reduce further.
Some metrics are provided below to give an indication of the overall financial
position.
Financial Performance Metrics – direct costs only.
Performance Metrics

2011/12

3 year average

Gross margin %

56%

60.9%

Return on land value%

9.9%

11.0%

Return on buildings value%

4.6%

4.9%

Return on capital value%

3.2%

3.4%

Gross yield%

5.6%

5.6%

Total maintenance as % of 30.8%
rental income9

27.6%

Insurance
income

3.7%

as

%

of

rental 5.6%

Rates as % of rental income

5.5%

5.2%

There are currently no comparable social housing portfolios in New Zealand to
allow relevant comparison but a benchmarking exercise would be helpful to
determine efficiency and long term sustainability.
Our Tenants

9 Note that this metric is not comparable to other property portfolios because it assumes rentals
at 70% of market income.

25/07/2013
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As at May 2012, there were over 3,000 people living in City Housing properties
and, in 75% of cases, there appears to be a good fit between occupied units and
the needs of individual households10. At least 10% of all smaller units, however,
were reported to have some degree of overcrowding.
By contrast, about 50% of all family sized houses were under-utilised, with at
least one surplus bedroom in 231 out of 506 units containing two bedrooms or
more11.
Table 4.2.3: Wellington City Housing - Occupied Units by Bedroom and Occupant No.

A total of 390 households (23% of all tenant households) had one or more
children living with them, compared to 1,304 childless households (77%), 1,100
of which were single people. The balance between single and family households
has remained largely unchanged over the past ten years, but there have been
significant internal shifts. Family-based households, for instance, are today more
likely to come from Asia or Africa, and there is a greater variety of single people
seeking assistance.

10

Tenant data is drawn from the dataset Wellington City Housing Profile 2 May 2012, and
appears to undercount actual occupied tenancies. This data will be updated in later versions of
the strategy.
11
Due to quality issues the degree of underutilisation and overcrowding may be overstated.
WCH has robust processes in place to identify mismatches between households and units and
rectify the situation - although it can take time for suitable properties to become void.

25/07/2013
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Table 4.2.4. City Housing - Occupied Units by Household Type

In terms of targeting, 72% of City Housing’s tenants belong to one or more
priority target groups identified in Wellington city’s housing policy statement12,
although 633 households appear to be outside priority allocation criteria13.
Further analysis is being undertaken to verify these figures and check data.
Table 4.2.5. City Housing - Tenants Meeting Targeted Priority Criteria May 2012

In May 2012, there were 334 applicants on the waiting list. Refugees and
migrants now make up about 50% of registered new demand for City Housing
properties, compared to existing levels of around 10-12% of all occupied housing
stock. For couple and family households, the refugee and migrant sector makes
up more than 80% of new demand.

12
13

Ref. WCC Social Housing Policy 2010
Ref. earlier comment on data quality. There appears to be a fault with the analysis tool.
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Table 4.2.6: City Housing - Wait List Applicants by Household Type and Priority May 2012

From an asset management perspective, the wait list data suggests that singles
and small family households are still City Housing’s principal customers. There is
also consistent demand from larger family households, especially refugee and
migrant households.
The current portfolio is biased towards single people. There are over 1,500
potential properties for the 252 single person households on the wait list but only
23 properties for those households requiring 4 bedroom or larger properties

The question is whether demand from family households should be satisfied
through a new asset response, or would it be better addressed by making better
use of our existing family housing assets and/or closer working relationships with
social housing providers that supply family housing.
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4.3 Wellington City’s Social Housing Partners – Crown and
Community Sector
Wellington City Council is the Capital’s largest social housing provider, but it
shares responsibility for addressing social housing need with the Crown, church
and community groups.
Housing New Zealand Corporation
Housing New Zealand Corporation retains a portfolio of about 1,900 housing
units in the city, the largest concentrations of which can be found in the northern
and eastern suburbs, and (for multi-unit housing) in CBD periphery areas,
Newtown and Berhampore. The following date
Table 4.3.1: HNZC Housing in Wellington City 2012 - by Bedroom No. and Location

Together, City Housing and HNZC own and control more than 97% of the
Capital’s social housing assets. The combined portfolio is heavily geared towards
smaller units, with 78% of all units being 2 bedrooms or less. As the figures
overleaf illustrate, the two portfolios complement each other in some areas. In
other areas the same sized stock is held by both providers.
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Short term demand for HNZC housing
In the past few years HNZC has reported an increase in demand from single
people, couple-only and smaller family households. The information in the table
below is sourced from recent HNZC wait list data, and indicates that almost 90%
of all new applicants are households seeking two bedrooms or less. 55% of
highest-priority demand (categorised as A or B on the HNZC wait list) comes
from singles and couples needing only one bedroom14. Many of these applicants
may also be on City Housing’s wait list, particularly in the central catchment area
and suburbs where there is similar stock held by each agency.
Table 4.3.2: HNZC Wellington Wait List June 2011 - by Bedroom No. and Priority

There has been minimal new housing activity by HNZC in the last 10 years
although HNZC’s long-term asset strategy is flagging a modest increase for
Wellington region as a whole over the coming decade. More importantly,

14

Note that HNZC no longer includes lower-priority applicants (C’s and D’s) in its wait list data
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perhaps, HNZC plans to sell down three bedroom housing and replace it with
smaller units to better align its portfolio with current demand trends15.
Any gains in Wellington city are likely to be cancelled out by the ‘retirement’ of
some of HNZC’s older complexes in the CBD and adjacent areas, which are
facing expensive upgrades to meet new seismic strengthening standards.
McLean Flats and the Gordon Wilson complex on the Terrace, for instance, are
both empty, pending decisions on whether to demolish or rebuild.
Community Sector
Alongside City Housing and HNZC are a range of church and community housing
organisations that make up Wellington’s housing third sector. The sector
operates about 110 dwellings in the city, or about 5% of total social housing
stock. Most of third sector housing stock is located in central and southern
catchment areas. These include:





25 affordable rental housing units owned by the Wellington Housing Trust.
About 75 supported living units for people with intellectual disabilities,
mental health and substance abuse issues, most of which are owned by
Community Housing Limited.
A handful of transitional houses for ex-inmates.
Five emergency housing properties including family housing operated by
the Salvation Army, the Night Shelter, Wellington Women’s Boarding
House and Women’s Refuges.

There has been minimal new housing activity by church and community agencies
over the past 10 years. Although central government has announced its intention
to grow the New Zealand housing third sector, we see little prospect of significant
asset growth in the coming decade. This is due to both current local capacity
constraints, and (based on recent trends) the bulk of new central government
funding being directed towards Auckland.
4.4 The place of social housing in Wellington’s wider
rental housing market
Although Wellington City Council and HNZC are the city’s largest rental investors,
the social housing sector as a whole is dwarfed by private sector provision of
rental housing. By way of example, almost 60,000 Wellingtonians living in rental
housing in 2006, but only 12% of these were housed by social housing providers.
This percentage is significantly higher in the eastern and south-central suburbs,
where social housing makes up a higher proportion of local rental housing stock.

15

Ref. Housing New Zealand Corporation Asset Management Strategy: A Ten Year View 2010 - 2019
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Table 4.4.1: Wellington City Population Living in Rental Housing 2006 - By Landlord

In total, there were 23,600 households living in rental housing in 2006, of which
about 15% were in some form of social housing.
Based on earlier
assessments16, the social housing sector currently accommodates about 40% of
Wellington’s most at-risk households, down from 50% in 2001. This means that
about 60% of low income households most in need of direct housing assistance
rely on the private sector for housing. The table below explores this point further
for renting households earning $30,000 or less in 2006.
Table 4.4.2: Wellington Renting Households earning under $30,000 - by Landlord and Householder Age

Notwithstanding the social housing sector’s declining overall market share, social
housing remains the mainstay for lower income older people. More than 70% of
all renting households with a person aged 60+ relied on social housing providers.
Overall, low income single people and couples, and sole parent households
appear to have a higher dependence on social housing than similar family-based
households. In part this is because HNZC and WCC own a higher proportion of
smaller Wellington rental dwellings of one bedroom or less – about 33% of all
stock based on 2006 Census data, and upwards of 50% in south-central, south
east and eastern catchment areas.

Ref. Wellington City Housing Needs Assessment, report prepared for WCC and HNZC by DTZ New
Zealand and Stimpson & Co, August 2006

16
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Table 4.4.3: Wellington Rental Housing 2006 - By Bedroom No.

4.5 The Bigger Picture: Forces Shaping Future Demand for
Social Housing
Population and Household trends
Between 2011 and 2031, Wellington’s population is expected to increase by
almost 20% or about 38,000 people, more than 50% of whom will be aged 60
plus.
Table 4.4.4: Wellington City 2006-31 - Projected Population Growth by Age
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The figure below summarises our analysis of population growth projections for
each of the strategy’s seven catchment areas. The analysis suggests that growth
impacts will be felt most keenly in the northern suburbs and the central catchment
area, although all catchment areas will feel the impacts of an aging population.

Aging and lower family formation rates will have a significant impact on
Wellington’s household composition over the strategy period. Total household
numbers are expected to grow by almost 30% to over 100,000. Couple and
single person households are expected to increase by almost 20,000, and make
up more than 60% of all households by 2031. By contrast, the number of
households with children will only increase by about 2,000 over the same period.
Table 4.4.5: Wellington City 2006-31 - Projected Household Growth by Household Type
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As with population growth, changes to Wellington’s household mix will not be
evenly spread across the city. This is explored further in the figure below, which
is based on indicative projections of household growth in each of the seven
catchment areas17.

Tenure trends
The figure below summarises 2006 Census data on tenure patterns for different
household types). Home ownership is still the preferred tenure for most
Wellingtonians, with almost 60% of all households living in their own home.
Home ownership rates are substantially higher in suburban areas, while in the
central and south central catchment areas, fewer than 40% of all residential
dwellings are owner-occupied.

17 Derived from SNZ household projections for the City as a whole. Produced by SNZ to the authors
specifications.
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Home ownership rates in Wellington have been in decline for almost 20 years,
and this is expected to continue. The figures below are for the 1996-2006 intercensus period, and suggest that rates are falling across all household types.

It is broadly estimated that that Wellington’s home ownership rate will reduce to
about 55% by 2031, which means that almost all net household growth over the
strategy period will be accommodated in rental housing. As a consequence, we
expect most new housing development will be targeted at rental investors, or
suburban homeowners selling their existing family homes to rental investors.
Social Housing Trends
Based on earlier assessments18, demand for social housing (as defined by
Council’s social housing policy) is expected to grow by more than 50% over the
strategy period. To retain the same market share, the social housing sector
would need to grow by about 1,500 units or 75 units per annum over the next 20
years. To maintain its current share of the social housing market City Housing
would need to increase its housing unit numbers by about 800 units, or 40 units
per year over the strategy period.
There is, however, no political or other imperative to increase Council housing
numbers. The Deed of Grant only requires the Council ‘…to remain in social
housing at approximately the same [2008] levels over a period of 30 years.’ Since
the Deed was signed the Government’s strategy to meet increasing social
housing demand has been to grow the third sector.

18

Ref DTZ Wellington City Housing Needs Assessment 2008
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From a demand growth perspective, the bulk of new demand is expected to come
from single people, couples and sole parents, who are already over-represented
on HNZC and City Housing waiting lists.

There is also some projected increase in demand from larger family households,
but further assessments are required before committing to an asset response
because, as a general rule, larger low-income households are well-supported by
demand-side benefits (including the AS and Family support) - at least in
comparison with smaller non-family households.
Location-wise, our analysis suggests that demand growth is likely to be strongest
in central Wellington, and in the northern suburbs, where City Housing has only a
minor presence. This is reflected in current ratios, which indicate that lower
income renting households in the north, west and central catchment areas are
already less able to access social rental housing than for traditional state and
council housing areas.

5.

CHALLENGES
In this section we identify and briefly discuss some of the key challenges that will
face City Housing over the 20-year strategy period.

5.1 A Healthy Starting Point?
From an asset management perspective, City Housing is in an enviable position
compared to many public housing agencies. The city has a $400 million
programme in place that will see most of our current housing assets benefit from
some form of upgrade over the strategy period, from full reconfiguration to
refurbishment.
The Housing Upgrade Programme 2008-29 is supported by complementary rehousing and community action strategies to minimise tenant disruption and
maximise community development benefits arising out of the project. The
Council has also committed to being a social housing provider until at least June
2037 so City Housing has a stable platform to plan and deliver any future asset
response.
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For the most part, however, planned investment over the coming 20 years will not
help Wellington city to house more people.
Rather its value lies in addressing historical problems with the portfolio and
bringing units up to a modern standard.
The net result is that Wellington city will have a housing asset that is fit for
purpose by the time the current social housing commitment draws to a close.
Notwithstanding this, the city will face some significant challenges over the
strategy period, particularly over the next 10 years.

5.2 Key challenges
1.

Demand will continue to grow, whatever our investment focus.

Based on earlier assessments, demand for social housing is expected to grow by
more than 50% over the strategy period.
Conversely, social housing stock
numbers are expected to marginally decline as a result of City Housing’s
reconfiguration programme. HNZC’s high-rise problems and a general lack of
capacity in the 3rd sector are also likely to contribute to a reduction of social
housing in Wellington
In broad terms the sector’s share of the ‘at-risk’ housing market is predicted to
fall from 50% in 2001, to 40% in 2012, to as low as 25% by 2032, which begs the
question “...can Wellington city absorb such a significant supply-side swing away
from social housing as a readily-available safety net? How will the private sector
absorb additional demand from a further 4-5,000 high-needs households
between now and 2032?
2.

The demand mix is changing.

Recent housing needs assessments suggest that 90% of new demand for social
housing between 2012 and 2032 will come from lowest income singles, couples
and sole parent households. This is supported by more recent assessments.
Older people within these groups are particularly reliant on the social housing
sector. For instance, about 70% of all 60 plus renting households living in
Wellington in 2006 lived in Council or HNZC housing. At 1 July 2013, just under
14% of the wait list was people over 60 years old. Based on recent studies, we
expect that the total number of older Wellingtonians seeking subsidised rental
housing will more than double over the next 10-20 years.
A re-run of demand forecasting will be done when the 2013 census figures are
available. Forecasting housing need relies on a robust assessment of
demographic data. Supply side issues are also relevant and are harder to
forecast.
3.

The locus of demand is shifting.

The form and location of Wellington city’s housing assets is largely based on
decisions taken in the 1960s and 1970s. Wellington city stock is predominantly
where HNZC also has a significant presence, i.e. south-central and the eastern
catchment areas. Having a high density of social housing brings social and
community development challenges.
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Conversely, there is no current provision to expand Wellington city’s housing
presence in northern suburban communities, all of which are expected to
experience a significant rise in demand for social housing over the strategy
period.
4.

Improving our existing asset performance

An axiom of strategic asset management is that owners should look first at what
can be done to improve the performance of existing assets before making a
decision to increase their capital commitments. In the Wellington city context,
this raises two issues:



What more can be done to optimise the way we better utilise our existing
asset, for instance, by ensuring that larger units are not occupied by single
people, or by incentivising ‘stepping-stone’ target groups to move on?
What strategies are in place to manage the capital impacts of poor
performance, for instance, by freeing up capital tied up on low-yield and/or
low demand properties?

In respect of the latter point, City Housing has largely avoided selling poor
performing properties. As a result, there are an unspecified number of units that
contribute little to social or financial outcomes. Many of these were inherited
during the 1980s and 90s, but are in the wrong place, and/or are inappropriate to
the needs of today’s priority applicants.
City Housing plan to develop a value-based assessment tool to support an
unencumbered process where City Housing regularly identifies underperformance, and initiates disposal and reinvestment action.
5.

No new capital funding for expansion?

Government housing policy is now firmly focused on growing the third sector, so
it is unlikely that Wellington City Council will itself receive any direct Crown
assistance the foreseeable future.
This means that any plans to grow the
portfolio will need to be internally funded, either by making better use of the
Crown Grant/Housing Upgrade Project budget, or increasing operating surpluses.
Neither of these options is without problems, including possibly being at odds
with City Housing’s foundation objectives and the Deed of Grant. There are
alternatives, for instance:




Increasing City Housing’s debt levels
Forming strategic partnerships with the private sector to leverage off our
higher-value housing areas
Leasing property, especially for ‘stepping stone’ family households whose
needs are transitional and not based on extreme affordability or long-term
supply shortfalls.

We need to explore these alternatives in greater detail.
6.

Housing Upgrade Programme - cost escalation risks

Although the Housing Upgrade Programme provides for cost escalation, the
programme’s larger expenditure categories, like compliance and general
25/07/2013
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upgrades, have climbed significantly since the project was first mooted. This has
led to some programme changes. By way of example the Housing Upgrade
Programme originally intended to reconfigure 50% of all bedsits, but this was
reduced to 35%19.
This was a pragmatic response but care must be taken in upcoming years to
ensure that reduced social housing outcomes are not viewed as the default
contingency for rising costs in areas that do not offer a benefit to current and
future tenants. For example, a further rise in compliance-related costs of (say)
20% would halve the remaining level of funding available for reconfiguration and
new housing.
7.

Improving service standards

The Housing Asset Reconfiguration Strategy 2002 introduced the notion of a
‘target housing standard’ for all new and upgraded housing. This has been
amended and adopted for the Housing Upgrade Project.
Having completed several larger upgrade projects, we are now in a position to
review the appropriateness of the current standard, and to establish whether
changes could improve overall asset performance and/or free up capital for
expansion.
In the same vein, Wellington city has an opportunity to systematise other highcost areas including planned and responsive maintenance, with the joint
objectives of ensuring that a high and consistent standard is applied across the
portfolio, and achieved at the lowest cost.
8.

Improving information quality

Another axiom of strategic asset management is that the best decisions come
from having access to (and being able to interpret) the best and most recent
information. In this context, City Housing has room for improvement.
We need to address information needs in a consistent and regular way including
a finer-grained analysis of housing need that recognises the different need
profiles within Wellington’s different areas.
9.

Social housing partnerships

One of City Housing’s foundation principles is that we share responsibility for
social housing with other agencies, particularly HNZC and the Crown. What then
of their plans over the strategy period?
HNZC’s 10-year strategy for Wellington region is to reduce family housing stock
and replace these with one and two bedroom units. As we understand it, a small
net increase is planned across the region, but no significant new development is
planned for Wellington city20. Indeed, HNZC faces the potential loss of some of
its earthquake-prone complexes closest to the CBD.
There also appears to be little scope for growth within the Wellington housing
third sector, even though not-for-profit organisations are now the main
19
20

Ref.WCC Housing Upgrade Project Work Programme 2008-29 pp84-6
Ref Housing New Zealand Corporation Asset Management Strategy: A 10 Year View 2010-2019
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beneficiaries of central government housing assistance. Two factors contribute
to this:



Unlike Auckland and Dunedin, Wellington’s housing third sector is
comparatively underdeveloped, with only one small housing provider
outside of specialist health and disability providers.
Based on recent trends, Wellington is unlikely to be seen as a priority for
new funding. For example, $22 million of the $23.5 million allocated by the
Social Housing Unit in early 2012 went to Auckland projects, and there is
little to suggest a different pattern for the $104 million earmarked over the
next three years.

Can Wellington City Council do more to energise the housing third sector, for
instance, by taking a greater leadership role or actively investing in third sector
agencies?
The Strategy and Policy Committee agreed the scope for an
Affordable Housing Strategy in May 2013. This is due to report back by the end
of 2013 and will identify options to improve the capacity and contribution of the
third sector as well as possible roles for the Council in improving housing
affordability.
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6.

GOALS OBJECTIVES AND PRIORITIES FOR ACTION

In this section, we outline City Housing’s strategic response to the challenges
canvassed in the previous section.

6.1 Strategic Framework
The SHAPING OUR HOUSING FUTURE, City Housing Asset Strategy is
organised around five housing outcome areas, which are themselves derived
from the city’s social housing vision and foundation principles. Each outcome
area has been translated into a long-term goal that reflects where we hope to be
by the end of the 20-year strategy
Outcome
Area

20-Year Goal

1

Housing
Alignment

Wellington city will have the right assets in the right place to deliver its housing mission

2

Housing
Quality

Wellington city’s housing asset will be fit for purpose and deliver modern levels of amenity

3

Resident
Health and
Wellbeing

The health and wellbeing of residents will be enhanced by the way we manage Wellington city’s
housing asset

4

Sustainability

Our stewardship of the housing asset will enable Wellington city to keep on providing social
housing for the foreseeable future

5

Strong Sector
Partnerships

Wellington city will be part of a vibrant and growing social housing sector that shares
responsibility for social housing need

For each 20-year goal, we have identified four or five 10-year strategic objectives
the achievement of which will make a measurable contribution to achieving our
goals during the strategy period. These are supported by priorities action over
the next three years, which we will incorporate into City Housing’s one and threeyear asset management plans.
The summaries overleaf contain indicative operating and capital impacts for each
outcome area, and suggested performance targets for use in subsequent plans.
The Housing Asset Strategy will be reviewed every three years, so that action
priorities can be refreshed and (as required) medium and long-term goals and
objectives amended to reflect the changing business environment and aligned
with AMP and LTP processes.
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6.2 Outcome Area 1:

Housing Alignment

Our 20 year goal:
Wellington city will have the right assets in the right place to deliver its housing
mission.
Why this goal?
This goal aims to respond to changing patterns of demand, and an expected
increase in overall demand over the strategy period.
Like any housing business, City Housing needs to be responsive to shifting
patterns of demand and supply. To be responsive, we need:





An excellent understanding of what’s happening in the marketplace
A flexible investment strategy that can respond to changes in demand
Procurement strategies that deliver the best value for money
Access to new capital for expansion

Where are we now?
Of a total Housing Upgrade Programme budget of $410 million over 20 years,
only 15% ($42 million in 2008 prices) will be spent on reconfiguration, new builds
and extensions.
The expected net result is a small increase in two and three bedroom units
increase (+41). Housing will be of a better quality. Location-wise, no new
housing will be built on land not already within the CH asset pool.

Where do want to be in 10 years?
Over the next ten years, City Housing will begin the process of repositioning our
housing asset to meet future demand growth.
This will not, however, be at the expense of essential improvements already
planned as part of the Housing Upgrade Programme. These are subject to a
binding commitment between Wellington City Council and the Crown.
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Getting there:
The table below outlines four 10-year objectives for better aligning our housing
stock with future housing need. Each objective is supported by priorities for
action over the next three years, including:


Improving the quality of our need assessment and development feasibility
analysis
Integrated planning at local area level
Increasing new housing provision by recycling capital tied up in poor
performing assets, or through procurement efficiencies, or by securing new
capital funding.




Outcome Area 1 : Housing Alignment
Our Goal

10 Year Strategic
Objectives
1.1 Ensure that all
investment
decisions are based
on robust
assessments of
feasibility and
housing need

1.2 Reposition
Wellington city's
housing existing
assets to better meet
current and future
housing demand
City Housing will
have the right
assets in the right
place to deliver its
housing mission

1.3 Recycle capital tied
up in poorly-matched
and underperforming
housing assets

Priorities over the next 3 years
1.1.1 Update data in the housing needs
assessment framework when the 2013
census information is available and
continue to monitor trends.
1.1.2 Finalise CH's financial assessment tool
and apply to all upcoming projects by end
2013
1.2.1 Achieve annual Housing Upgrade
Programme (HUP) targets 2013-18

1.3.1 Develop and gain approval for a disposal
strategy that targets poor performing
assets end December 2013

1.3.2 Initiate disposal programme in 2013/14

1.4 Adjust the size and
mix of Wellington
city's housing
portfolio as required
to meet the City's
share of future
housing need
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1.4.1 Meet all of Wellington city's
responsibilities arising from its social
housing agreement with the Crown

1.4.2 Explore new capital funding and other
opportunities for Wellington city and its
housing partners to grow the quantum of
social housing in Wellington’s stock
transfer
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Key performance indicators 2013-2023


Occupancy (target 90%) Note- this target is the LTP target and will be revised
upwards at the next LTP. This target factors in the HUP decanting process during a
significant construction period. Actual occupancy is averaging around 94%.





95% of the portfolio occupied by tenants who fit targeting criteria
Return on asset
Gross margin

6.3

Outcome Area 2: Housing Quality
Our 20 year goal:
Wellington city’s housing asset will be fit for purpose and deliver modern levels of
amenity
Why this goal?
This goal provides a strategic context for the Housing Upgrade Project 2008-29
and its supporting strategies, and largely mirrors (at a higher level) the objectives
set out in the original WCC Housing Asset Reconfiguration Strategy.
Where are we now?
Almost 75% of Housing Upgrade Programme expenditure between 2008 and
2029 is focused on activities that improve property condition and amenity levels.
In addition, City Housing spends about $9.5 million annually on renewals,
planned and responsive maintenance.
Where do we want to be in 10 years?
Because City Housing’s maintenance and upgrade programmes are already
appropriately funded, our focus over the next 10 years will be on improving the
effectiveness of the maintenance spend. Priority will be given to:




Ensuring that Housing Upgrade Programme targets for the strategy period
are met
Wherever possible, reducing the cost of upgrading our stock, so that we
can increase housing alignment-related activity
Ensuring that the standards we set for our housing are appropriate, and are
regularly updated

In respect of the latter point, we need to set measurable standards for all
maintenance and upgrade activity, including:
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Compliance standards, which accurately set out what level of compliance
CH will achieve in respect of, for instance, seismic strengthening activity
meeting statutory requirements
A Modern Housing Standard, which builds on the existing minimum housing
standard and prescribes base levels of amenity and functionality for
different classes of housing within the portfolio
A Property Condition Standard, which will drive planned maintenance.
There is much we can learn from overseas best practice, including life-cycle
planning methodologies for programmed management activity
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Minimum Service Standards for planned and responsive maintenance
including timeliness and quality measures for CH’s maintenance
contractors

Getting there:
Four strategic objectives are proposed, supported by seven priorities for action
over the next three years. In summary, we aim to apply lessons learned over the
first five years of the Housing Upgrade Programme, and from other best practice
public housing managers.
K

Outcome Area 2 : Housing Quality
Our Goal

Wellington city's
Housing asset will
be fit for purpose
and deliver modern
levels of amenity

Priorities
over the next 3 years

10-Year Strategic Objectives

2.1 Ensure that Wellington
city's housing assets
comply with national
and local seismic, fire
safety and other
building standards

2.1.1 Ensure compliance with relevant national and
local statutory requirements at all times

2.2 Regularly upgrade
Wellington city's
housing assets to
provide an appropriate
level of contemporary
amenity

2.2.1 Introduce the City Housing Modern Housing
Standard by end 2013.

2.3 Ensure that Wellington
city's housing assets
are well maintained at
all times

2.4 Contribute positively to
residents health and
wellbeing by helping
them to reduce
heating and other
household costs

2.1.2 Achieve planned 5-year seismic strengthening
targets

2.2.2 Continue to implement a life-cycle approach
to asset management
2.3.1 Finalise the City Housing Property Condition
Standard by end 2013.
2.3.2 Develop and implement minimum service levels
for planned and responsive maintenance based
on this standard by mid-2013

2.4.1 Develop a strategy by the end of 2013 for
improving thermal comfort and energy
efficiency in all units over the next 7 years

Key performance indicators 2013-23

% of portfolio meeting minimum standards by 2015 (Note: a minimum
standard is currently being developed and the first measure will form the baseline
measure)



No more than 3 justifiable complaints about the City Care service response
per quarter
≤ 2% of “hard to lets” in portfolio (hard to let defined as more than 3
consecutive refusals for an individual property).



6.4

Outcome 3: Resident Health and Wellbeing
Our 20 year goal:
The health and wellbeing of residents will be enhanced by the way we manage
Wellington city’s social housing asset

25/07/2013

38

APPENDIX 1

City Housing Asset Strategy 17 July 2013

Why this goal?
This goal is intended to focus on tenant participation, empowerment and well
being. In particular:





General improvements to health and safety systems
Enabling tenants to participate in decisions about the housing asset
Assisting tenants to move on when they no longer need assistance (better
utilisation)
Improve housing opportunities for older people, and people with disabilities.

Where are we now?
City Housing’s services policy (targeting, transition), Community Action
Programme (tenant participation) and the Housing Upgrade Programme
(numbers of accessible units) already make some provision in respect of these
points, but there are other initiatives that could be considered.
Currently priority applicants within the ‘fit elderly’ and ‘physical disabilities’ target
groups wait longer to be housed than other target groups. While this may be
considered from an asset perspective, engagement with the wider health and
disability sector and possible access to health funding could be explored for
instance.
The table below illustrates this using 2010/11 wait list data
Table 6.4.1: Average wait for WCH priority applicants 2010/11
Category

Days

Rent >50% of income

310

Multiple disadvantage

326

Psychiatric disability

376

Migrants/refugees

537

Fit elderly

1034

Physical disability

1357

It needs to be noted that since the advent of the Housing Upgrade Programme,
waiting times have lengthened because City Housing holds vacant units to
facilitate the relocation of tenants from complexes about to enter construction
phase. The bulk of relocations will be complete in 2013 and more properties will
become available to wait list applicants. Many of these applicants have been
housed by City Housing on fixed term tenancies before gaining a standard
tenancy and officially leaving the waiting list.
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Where do we want to be in 10 years?
Over the next ten years, City Housing will increase the experience of people in
Council housing including:





Quality of life improvements (sense of well being, health and safety)
Improved housing options
Ensuring that longer-term residents participate fully in community activity
Ensuring that shorter-term tenants are not trapped in social housing, by
providing positive incentives to move up the housing ladder.

Getting there:
The table on the following page outlines 10 year objectives for this outcome area,
supported by priorities for action over the next three years. In summary, we want
to create a more integrated living environment for our tenants, and greater
opportunity for tenants to contribute to the management of their community
Outcome Area 3 : Resident Health and Wellbeing

K

Our Goal

10-Year Strategic Objectives

Priorities
over the next 3 years
3.1.1 All City Housing sites will be
assessed against CPTED design
guidelines by 2016.

3.1 Provide a safe and secure living
environment for all residents

K

The health
and
wellbeing
of
residents
will be
enhanced
by the
way we
manage
Wellington
city's
housing
asset

3.2 Empower and enable tenants to
participate in decisions about the
future of Wellington city's housing
asset, and make positive decisions
about their own future housing
choices

3.3 Ensure that enough accessible
housing units are available for
residents and priority applicants
with age-related or other disabilities

3.4 Through good asset
management, help tenants to stay
part of their chosen community as
they age or their health
circumstances change

25/07/2013

40

3.1.2 Continue to improve the
effectiveness of CH's emergency
management procedures by
increasing tenant participation in fire
safety and evacuation exercises,
and upgrading safety systems.
3.2.1 Investigate the benefits of positive
incentives for tenants who no longer
need our help to move to other
housing or residential care.
3.2.2 In line with City Housing's tenant
participation policy, resident views
will be sought and taken into
account when major asset-related
decisions are made.
3.3.1 At least 5% of Wellington city's new
build housing will meet national
accessibility criteria.
3.3.2 All new-build housing will meet
‘universal design’ standards for new
construction.
3.4.1 Modify properties as required,
including helping tenants to apply
for disability modification funding
support.
3.4.1 Work with our social services
partners to deliver wrap-around
health and other services for older
and other priority residents
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Key performance indicators 2013-23




Emergency evacuations procedures are compliant and there is 100%
follow-up on Fire Service recommendations following each evacuation
procedure.
No avoidable incidents reported within the portfolio concerning health
and safety
Tenant satisfaction survey data (overall quality of life/improving trend on
quality of life/sense of safety – 2013 benchmark year)

6.5 Outcome Area 4: Sustainability
Our 20 year goal:
Our stewardship of the housing asset will enable Wellington city to keep on
providing social housing for the foreseeable future
Why this goal?
This goal focuses City Housing as a business, and the tools we use to measure
the Council’s return on its housing investment.
Where are we now?
The Wellington City Housing business model is well established and, as a
general rule, has performed well. Financial performance measures are reported
in Section 4.2. Asset risks have been substantially reduced thanks to the Crown
investment but ongoing prudence will be required to sustain the portfolio in the
long run.
Where do we want to be in 10 years?
City Housing has set its sights on becoming Australasia’s best public housing
manager. To achieve this, we will learn from other successful public housing
managers, and seek inspiration from leading edge practitioners in the private
sector, particularly in respect of:

Process improvements
We will look to improve out asset management processes,
particularly those that have an adverse impact on revenue
streams, like vacancy rates and utilisation rates.

Return on Investment
There is a significant body of new research on how to measure the
financial and social performance of public housing assets.

Procurement
If Wellington City Council wants to grow its social housing
stock, we need to free up capital for new housing projects. To
achieve this, we will consider more innovative funding
approaches, for instance equity partnerships with private and
community sector interests, and perhaps non-asset responses
that achieve a similar social housing outcome.
Getting there
Five 10 year objectives are proposed for this outcome area, supported by
priorities for action over the next three years. In summary, the focus is on:
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Improving net cash flows by improving the effectiveness of activities that
impact on the revenue stream, and our asset procurement procedures
Improving our ability to measure success by developing new asset
performance measures that capture both financial and social performance
Getting better value for money from our currently-planned housing
investment
Outcome Area 4 : Sustainability

Our Goal

10 Year Strategic Objectives

4.1 Deliver an operating surplus every
year

4.2 Maximise rental cash flows by
keeping occupancy levels high and
tenant debt low

Our stewardship of the
housing asset will enable
Wellington to keep on
providing social housing
for the foreseeable future

Priorities over the next 3 years

4.1.1 Use the surplus to reduce debt and/or
fund housing renewal activity.
4.2.1

Achieve all asset-related performance
targets in respect of vacant
properties - stretch targets are in
place.

4.2.2

Minimise rental arrears and other
tenant liabilities in line with planned
targets - stretch targets are in place.

4.3.1

Ensure that Wellington city's housing
upgrade and other renewal
programmes has a measurable and
positive impact on asset value over
the period.

4.4.1

By end 2013, introduce a 'social return
on investment' measure (SROI) based
on international benchmarks.

4.5.1

City Housing's asset management
systems will reflect Australasian best
practice.

4.5.2

Wellington city's procurement
processes for assets will deliver the
required standard at an optimal price.

4.3 Protect and enhance the investment
value of Wellington city's housing
asset

4.4 Protect and enhance the social
housing value of Wellington city's
housing asset

4.5 Be regarded by our peers as one of
Australasia’s best social housing
asset managers

Key performance indicators 2013-23

Social housing maintained at approximately the 2008 level of social housing
(as per Deed of Grant with Crown)

EBITDAL (Earnings before interest, tax, depreciation, amortisation and
leasing)

Return on Investment (note ROI measure will be confirmed when further
research is completed on other social housing methodologies)

6.6 Outcome Area 5: Strong Housing Partnerships
Our 20 year goal:
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Wellington city will be part of a vibrant and growing social housing sector that
shares responsibility for social housing need
Why this goal?
A key principle of City Housing is that Council is not solely responsible for social
housing in the Capital. We have a longstanding relationship with the Crown
through HNZC, and have supported the housing aspirations of church and
community organisations for many years.
By supporting asset growth in the sector as a whole, Wellington city’s own
investment can be focused on selected priority groups.
Where are we now?
As outlined earlier, the Wellington social housing sector is declining in scale. The
need for affordable and social housing is increasing and this is projected to
continue. The role of HNZC has been constrained by recent government policies
and Wellington’s social housing sector is under-developed compared to other
New Zealand cities.
HNZC and City Housing are both targeting those people most disadvantaged in
the housing market and have a good operational understanding of one another.
There are further opportunities to work together on both asset and tenancy
matters. There are also synergies between Council and emergency/transitional
housing providers, particularly joint participation in programmes to combat
homelessness. The Wellington City Council has initiated work on Te Mahana: a
strategy to end homelessness in Wellington by 2020 which aims to bring key
stakeholders together for a co-ordinated approach to tackle the city’s
homelessness problem.
Regionally, Wellington’s local authorities are beginning to work together on
housing issues, although there is as-yet no common understanding of the ‘social
housing problem’ or what the region’s total social housing asset base currently
comprises. What we do know is that other local authorities have adopted quite
different approaches, from outright sale of the social housing asset (Upper Hutt),
to transferring social housing assets into a Council Controlled Trading
Organisation (CCTO)
Where do we want to be in 10 years?
Over the next ten years, City Housing will increase its participation in the social
housing third sector, and also work more closely with our major housing partner
HNZC. Our aim is to increase the overall size of the sector, and to improve
coordination of housing activity within Wellington city and the Wellington region
as a whole.
Getting there:
Five strategic objectives are proposed for this outcome area, supported by
priorities for action over the next three years. In summary, we plan to:
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Improve the quality of information on housing need in the region, so future
investment decisions can be made on a robust and shared understanding
of the ‘social housing problem’.
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Take a leadership role in building sector capacity and encouraging greater
investment in social housing
begin discussions about joined-up housing allocation and strategic asset
management processes with our major social housing partner HNZC
Continue to work closely with our social housing partners to eliminate
homelessness in Wellington city
Outcome Area 5 : Strong Social Housing Partnerships

Our Goal

10 year Strategic Objectives

Priorities over the next 3 years

5.1.1
5.1 Reduce pressure on
Wellington city's housing
assets by helping other
providers to grow their social
housing capacity

5.2 Improve the effectiveness of
the social housing sector by
reducing duplication and
promoting greater role clarity
Wellington city will be
part of a vibrant and
growing social housing
sector that shares
responsibility for
addressing housing need

5.3 Improve opportunities for
social housing consumers to
find affordable housing in the
private sector

5.4 Take a regional view of social
housing need and how to
solve it

5.5 Work with our partners to
eliminate homelessness in
Wellington

Support the growth aspirations of Wellington
city's social housing partners

5.1.2

Provide practical support to social housing
partners through, for instance, skills transfer
and asset management systems support

5.2.1

Liaise with HNZC and other social housing
providers to ensure that changes to CH's assets
complement those planned by other agencies

5.2.2

Initiate discussions with MSD, HNZC and other
social housing providers with a view to
improving access to social housing by end 2015

5.3.1

Work in partnership with regional housing
providers to develop housing pathway options
for City Housing tenants.

5.4.1

Participate in the development of a Wellington
City Housing Strategy by 2014

5.4.2 Work with other local authorities in the region to
ensure a comprehensive assessment of
housing need in the wider Wellington region is
undertaken as data from the 2013 census
becomes available.
5.5.1 Maintain support for the Downtown Community
Mission, Project Margin and other
homelessness initiatives (refer Te Mahana: A
strategy to end homelessness in Wellington by
2020)

Key performance indicators 2013-23
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City Housing to be an active participant in existing social housing networks
Undertake at least one initiative each year that explicitly supports the social
housing sector

44

APPENDIX 1

City Housing Asset Strategy 17 July 2013

7.

SUMMARY AND CONCLUSIONS

City Housing has grown and developed during the five years since the signing of the
partnership agreement with the Crown in 2008, with greater expertise in asset and
tenancy management, community development and project management. The
innovation and skills of the City Housing staff have resulted in a number of local,
national and international awards for architecture, project management, engagement
and community development and social housing service delivery.
The ring fenced income from rents and the Crown grant means that City Housing is in a
reasonably advantaged position. The Deed of Grant ensures a commitment to social
housing delivery at 2008 levels until at least 2037. These conditions do much to foster
a long term strategic planning approach. However there are still the challenges of
forecasting demand and financial sustainability to be overcome.
In 2006 the Needs Analysis Report (updated in 2009) suggested that demand for social
housing would grow across all target groups and age bands for the next 20 years
resulting in City Housing’s percentage share of housing provision diminishing. It also
suggested a shift in household types over time to a greater proportion of small families
requiring assistance. This led CH to plan, via the HUP programme, to reduce the
number of single person units in the portfolio in favour of more one and two bedroom
units which provide the flexibility to assist several household types. The lack of recent
census data is problematic but it now seems that the demand forecasts predicted in
2006 may not be eventuating. A better understanding of future demand, and the
sector’s likely response, is required for City Housing to make smart asset decisions.
The other great challenges facing City Housing are the financial sustainability of the
portfolio and rental affordability for tenants. The HUP budget has come under pressure
from the global financial crisis, the effects of the Christchurch earthquake (such as
insurance, construction and compliance costs) and the 2010 increase in GST. While
rents have flattened out in the past two years, the improved quality and amenity has
lifted post-upgrade rents and increased the uptake of the Affordable Rent Limit subsidy.
The risk is that we are unable to continue the current rental policy setting of 70% of
market because it will not realise income sufficient for the long-term financial
sustainability of the service. In order to meet these challenges City Housing needs to
further innovate and modify its business model.
This strategy maps out a pathway for strengthening City Housing’s position as a
provider of quality social housing in the city. In order for City Housing to move from
strategy to implementation a number of changes need to occur and several pieces of
work need to be undertaken.
By adopting this Asset Strategy the Council is committing to the development of best
practice asset management plans that assist the business in effectively housing low
income Wellingtonians. These will direct divestment (and acquisition) decisions,
typology mix, location as well as renewals and planned maintenance programmes.
In 2006, pre-HUP, it was estimated that the social housing provision in Wellington city
was meeting 44% of need. With City Housing only planning to maintain 2008 levels of
provision (i.e. housing around 4,000 people) and demand forecast to grow, a sector
wide approach will be required. At the same time the future of local government in the
Wellington region is being debated and the proposed city and regionally focussed
initiatives required to achieve these outcomes may need to be modified.
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